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SITE CONSIDERATIONS 

5.  The square footage of the proposed new Center and the construction cost 

have increased since TNC began talking about the project. 

The architect and engineers made educated guesses to turn TNC’s required program 

spaces into an initial conceptual design, and cost estimate, which were not specific to a particular 

site in 2012. Once a buildable site was identified, site-specific investigation provided information 

which allowed the architect and engineer to develop a more realistic, but still schematic design, 

adjusted to the particular site and its features. These adjustments account for differences in size 

and cost as the project developed. These estimates are still subject to change as the proposal is 

further refined. 

6. How large is the proposed development? 15 acres, 5 acres, or 2 acres? Can 

you assure us 15 acres won’t be clear cut or developed? 

The actual built site (building, parking and driveway) is designed to be under two acres.  

TNC’s site investigation identified a 15 acre area off of E. Clinton, that appeared to have within 

it one or more potential sites dry enough and flat enough to support a new facility. With the 

Borough’s authorization, TNC then hired a wetlands specialist to survey and map federally 

protected wetlands areas. Following analysis to identify the most promising 5 acre parcel within 

the 15 acres that might accommodate a new facility, TNC engaged the wetlands specialist to 

investigate and delineate the wetlands boundaries in this parcel. NJ DEP then confirmed the 

mapped wetlands boundaries and issued a Letter of Interpretation (LOI) which defined buffer 

zones around the wet areas.  

Using this information, Croxton Collaborative designed a new facility which gracefully 

flows around the wetland buffers and accommodates all programming and functional access on 

site in less than two acres. The proposed footprint of the Center, including walkways, driveway 

and parking, is designed to be less than one half of one percent of the nearly 400 acres of open 

space stewarded by TNC and less than one percent of the land under lease. TNC has no intention 

of clear cutting.  Nor does TNC intend to build elsewhere on the 15 acre site initially 

investigated. The 24 year lease will provide that TNC can only build on less than 2 acres. 
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7. Why not expand or build a new facility on Hudson Avenue, wouldn’t that 

solution reduce environmental impact? 

The location of the existing Center was mandated by the origin of the TNC over 50 years 

ago, when TNC leased only 52 acres, with public access from only a single point of entry at the 

top of Hudson Avenue. TNC first examined renovating and expanding the existing building with 

architects, engineers and other expert professionals, but discovered that it was not a viable 

alternative for these reasons: 

• Fiscally Irresponsible to Renovate or Expand Redfield Building 

Construction standards and building codes have undergone significant revisions since the 

Redfield Building was built in 1966. Our architect and engineers advised against expanding the 

current Visitor Center because the cost to replace and bring the outdated mechanical and 

electrical systems up to code, to achieve sustainability and energy efficiency goals and most 

importantly to undertake the horizontal or vertical expansion of the building required to meet 

programmatic needs would be environmentally destructive and would greatly exceed the cost to 

demolish and build new.  

• Site Constraints: Steep Grade 

Applicable codes and restrictions prohibit any new construction where grades exceed 

25%.7 Unfortunately, this restriction would greatly constrain any plans for expansion or 

rebuilding in the areas in the immediate vicinity of the existing building as some grades are 25% 

and more importantly, there is a need for a 5% grade maximum for ADA access to facilities. All 

TNC facilities on Hudson Avenue (parking, walkways, the Redfield Building, salamander pond, 

backyard habitat, aviary, apiary, restrooms, pavilion, campfire ring, shed) are essentially on the 

side of a hill and they are accessed only by very steep Hudson Avenue, which has an average 

                                                           

7
 Tenafly’s Zoning Regulations  state in Article VIII 35-816, “ Critical Areas; Steep Sloped Areas” states:  

a.  No area with topographic slopes twenty-five (25%) percent or greater in grade shall be disturbed or developed. 

b.  No area with topographic slopes from fifteen (15%) percent to twenty-five (25%) percent may be disturbed or 

developed, except that, in specific situations and for good cause shown by the applicant, an area equivalent to 

no greater than fifteen (15%) percent of the total lot or tract area may be developed, disturbed or re-graded 
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grade of 14%. The steep grade makes access on foot or in a vehicle challenging for most visitors 

and impossible for many: for seniors; for people in wheelchairs and for those with motor 

disabilities. Existing facilities and parking on the Hudson site are “grandfathered” for 

noncompliance with current building codes and standards but have various degrees of significant 

non-compliance with requirements for universal access. 

Further, the current 17-space parking lot is woefully inadequate. Current employees’ 10 

cars leave just seven spots for the public and none for busses, requiring visitors and school buses 

to park on very steep Hudson Avenue (grades range from 12-14%) and adjacent streets, not just 

occasionally for large-scale public events such as Nature Day, but every day of the week, greatly 

inconveniencing neighbors. Neither the dimensions of the parking lot nor the dimensions and 

grade of the steep cul de sac (12.5% grade) are adequate for a bus turnaround. During peak 

periods (between 9:30 and 2 pm) two to three busses at a time struggle to load and unload school 

children in the street. School bus maneuvers regularly block visitors from entering or exiting the 

parking lot for long periods of time. The steep site rules out re-using or expanding the parking in 

the current location for a new building 

• Massive Environmental Impact Unacceptable 

To achieve universal access (a site with grades of 5% or lower), a new parking lot and 

building would have to be situated at least 250 to 275 feet into the site (much closer to Pfister’s 

Pond) to reach a buildable area on the natural, relatively flat plateau. To fit a parking lot and bus 

turnaround on this plateau, they would have to straddle the Main Trail. Because the plateau sits 

on the ridge that forms the high point of that site, parked cars would intrude on the tranquility 

and compromise the view for every visitor to the Nature Center. Cars would be visible and 

audible to those entering the Nature Center and to those visiting Pfisters’ Pond. The plateau is 

not only located deep into the site, but sits at an elevation 14 feet higher than the cul de sac. In 

addition, this deep penetration into the site for roadway and bus turnaround will significantly 

increase tree loss and impervious road surface.  

While it may be possible to get variances to bulldoze and blast flat areas out of the 

natural slope on the Hudson site, such ecologically destructive and unsustainable development is 
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contrary to TNC’s mission and values (preserve, protect and minimally impact). Site work 

(blasting, clear cutting, rock removal and fill, plus the expense of extending utilities 14 vertical 

feet) required to reach the upper plateau and meet standards for universal access and to 

accommodate sufficient parking is ecologically devastating. 

The parking lot on the proposed site will not be visible from E. Clinton. The large, level 

plateau will accommodate 57 principal parking spots including handicapped access,, 

interspersing the spaces among the trees to the extent possible. Located along the curving drive, 

parking spaces are offset so that visitors approaching the building do not have to look across a 

parking lot. The proposal also calls for 25 overflow parking spots for major events such as 

Nature Day on a planted area reinforced below grade to support overflow parking, which will not 

look like traditional paved parking, thus preserving the unspoiled view.  

 Achieving comparable parking on Hudson would require clear cutting trees around high 

point of the Main Trail with attendant disruption to visitors’ views and experience at Pfister’s 

Pond and along the Main Trail. The physical disruption and disturbance resulting from access 

roadways, bus turnaround, parking and a new Center on the Hudson site will far exceed that of 

the Clinton site. The disturbance of the natural view, natural systems and wildlife habitat will be 

exponentially greater on the Hudson Site for equivalent, complying facilities off of E. Clinton. 

• Program Disruption & Income loss  

Beyond these physical insufficiencies, construction at the Hudson Avenue site would 

result in cancellation of on-site programming for at least a year. An active construction zone 

would make it impossible to provide on-site programs without putting young children in a 

potentially dangerous situation. Alternately, if operations were to continue during construction, 

additional environmental destruction to level and clear land for rented trailers and temporary 

parking for staff, visitors and school groups would be required to accommodate all the functions 

that the Redfield Building now holds: classroom, administrative space, reception, library, 

museum and animal exhibits. In addition to the environmental impact, such a construction plan 

would be massively invasive for TNC’s neighbors on Hudson and the surrounding streets 



 

 
12 

8.  Isn’t the new center too far from Pfister’s Pond? 

Once the new Center is completed, Pfister’s Pond will become a destination hike, as 

Haring Rock is now from the Redfield Building. However, visitors will still be able to use the 

Hudson entry to the Nature Center and the parking lot will remain along with the composting 

toilet, shed and pavilion. Locating the new Center away from Hudson Avenue will preserve and 

protect the tranquility of Pfister’s Pond, which has the greatest concentration of wildlife year-

round at TNC.  In contrast, the introduction of a new facility on Hudson Avenue, which would 

necessarily be located atop the plateau overlooking the pond, would negatively impact this key 

natural asset (lights, noise and view).  

9. Existing utilities at the Hudson site would reduce construction cost to  

           build there. 

While it may seem logical that building near the current Redfield Building would provide 

cost savings, new construction on either site would require extending utilities for power, water 

and gas. Utilities also exist near the Clinton site—and can be extended from the Kaplen JCC or 

from residential streets across E. Clinton Avenue. Fire hydrants along the north side of E. 

Clinton confirm existing water supply.  

10. What will be done with the Redfield Building and the Pavilion when the 

new Center is complete? 

When the new Center is completed, TNC proposes that the Redfield Building be razed, 

allowing the building site, and adjacent areas to return to nature. The total area of the Redfield 

Building and adjacent walkways, outdoor exhibits, composting area and garden, all of which 

TNC is recommending to be returned ultimately to the forest, is approximately one acre. TNC 

proposes that the existing parking lot, together with the storage shed, composting restroom, and 

pavilion should remain, as they currently are, for the convenience and enjoyment of visitors to 

the Main Trail and Pfister’s Pond, and to accommodate school groups who come for pond study.   

11. Have you considered other sites for a new building?  

TNC first examined expanding at the very steep Hudson Ave. site. The steep grade poses 


