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adopted in 2007. This amendment would change the Rural Development Area (RDA) 
designation to Forest Area (FA) to recognize the importance of protecting the Black Run in 
Evesham. Ms. Grogan noted that staff recently gave a presentation to Evesham representatives 
and received vocal support from the Township. 

Next, Ms. Grogan discussed the gap rule permitting process. This is to amend the CMP to 
include an application and approval process largely for public service infrastructure projects that 
do not receive municipal approval but are submitted by private entities. There is no process in 
the CMP to address such applications. Ms. Grogan said the Commission developed a process to 
use for some applications in the past but has not formally amended the CMP to incorporate the 
process. She continued that it should be addressed soon before the court orders the Commission 
to a devise a process for a second time. 

Ms. Grogan next recommended moving forward with CMP amendments to clarify and revise the 
existing FA and RDA cluster development standards. A full evaluation of these standards was 
completed in recent years. 

Ms. Grogan also mentioned amendments dealing with expiration dates for old waivers and 
Certificates of Filing. This is another amendment that has already been written but has not yet 
been codified into the CMP. Expiration dates for Certificates of Filing are a recurring issue, 
whereby new property owners can use valid certificates that predate changes in rules and zoning. 
There are other expiration dates that the Commission should consider for other documents, but 
Ms. Grogan stated it would be easiest to do this one quickly. 

Finally, Director Grogan noted that amendments for increased fees for applications involving 
CMP violations are also drafted and could be moved quickly towards adoption. 

Ms. Grogan then listed her recommendations for the staff. She suggested preparation of a work 
plan for the Climate Committee for FY23 to identify specific climate change-related CMP 
amendments to pursue. This could include solar facilities, management area boundary changes, 
clearing limitations, etc. She said the staff should also monitor the rulemaking activities of other 
state agencies, like initiatives undertaken by DEP and BPU. She said she would like to see what 
policies other state agencies are adopting before the Commission drafts its own rules. 

Ms. Grogan said she would like to have the P&I Committee or even the full Commission identify 
and prioritize additional CMP amendments to research and draft over the next three fiscal years. 
Lastly, she thinks the work plans for these amendments should be prepared by the August 
Commission meeting. 

Commissioner Lohbauer thanked Ms. Grogan for putting the presentation together and said that 
all the rule changes recommended by the staff are needed. He continued that it was difficult to 
rank one priority above any of the others. To him, prioritization is more a question of what can 
staff accomplish within a given amount of time. He sees that as more of a decision for Ms. 
Grogan. 
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Ms. Grech thanked the Commission for the thoughtful discussion about the CMP amendments, 
and encouraged the Commission not to wait on DEP, BPU, and other state agencies to move 
forward on climate policy. She thinks this is an opportunity for the Commission to distinguish 
itself amongst peer agencies and exercise its responsibility over the Pinelands National Reserve 
to demonstrate leadership and capability. 

Ms. Grech continued that the PPA supports the Black Run headwaters project and expressed 
belief that the Township and the landowner all wish to see that area protected. 

Ms. Grech commented on the gap rule process. She encouraged the Commission to replace the 
municipal planning board step with its own hearing process that allows expert testimony and 
public comment. 

Ms. Grech further commented on HDD amendments. She states that a DEP Science Advisory 
Board report recommends that HDD be regulated based on high frequency of inadvertent returns 
in the Pinelands National Reserve and overall. She said CMP amendments could rectify the 
problem with HDD inadvertent returns on the Southern New Jersey Reliability pipeline. She said 
the report makes recommendations on using HDD in sandy soils and recommends specific 
construction and pre-construction planning. 

Chair Matos closed public comment at 11:13 am. 

Commissioner Irick asked that the NJDEP Science Advisory Board report be distributed to the 
Committee. Director Grogan indicated that the report or a link to the report would be distributed. 

Commissioner Lohbauer commented that he wished to recognize DEP Assistant Commissioner 
Cecil, and DEP staff member, Robin Madden, for their work on forestry and off-road vehicle 
damage. He expressed gratitude for being included in a recent meeting to discuss the topic. He 
further noted that the DEP has an initiative to plant Atlantic white cedar in the Pinelands. He 
indicated that photographer, Al Horner, recommends and that he supports the restoration of the 
One Quarter Mile site by planting Atlantic white cedar. 

Chair Matos requested a motion to end the meeting. A motion was made by Commissioner 
Lohbauer and moved and seconded by Commissioner Avery. 

The meeting was adjourned at 11:18 am. 

Certified as true and correct: 

 
 
_________________________________   Date: May 13, 2022 
Trent Maxwell, Assistant Technical Planner 

 



Atlantic City Expy

Atlantic City Expy

£¤322

£¤30

£¤206

¬«73

¬«42

¬«54

¬«143

¬«42

Monroe Township

Hammonton

Waterford Township

Franklin Township

Gloucester Township

Shamong Township

Washington Township

Pine Hill Borough

Folsom Borough

Berlin Borough

Chesilhurst Borough

Mullica Township

Clayton Borough

Pine Valley Borough Evesham Township Medford Township

Glassboro Borough



PR-1

PR-4
PI-3

PR-3

PTC

PR-6

PC-2

PC-2

PR-2

PR-3

PC-3

PC-1

PR-4
PR-1

PR-3

PR-3

¬«73

W a t e r ford
To w n ship

Berlin Borough
£¤30

¬«73
B

lu
e 

A
nc

ho
r R

d

Cooper Folly Rd

Ta
un

ton
 R

dB
er

lin
 N

ew
 F

re
ed

om
 R

d

Atco Ave

Ta
ns

bo
ro

 R
d

W Factory Rd

Factory Rd
Hayes Mill Rd

Ta
unton Rd

Ta
un

ton
 R

d

Winslow Township Ordinance O-2022-004
Route 73 Rezoning Segment 1
Pinelands Management Areas RGA Zoning Changes

0 0.5 10.25
Miles̄

Rural Development Area

Regional Growth Area

Pinelands Village

Rezoned PC-2

Rezoned PR-4
Lots

Certified Zoning

Executive Director's Report
Winslow Twp Ord. O-2022-004
Exhibit A
4/29/2022



PR-2

PR-3

PI-1

PR-1

PR-3

PR-2

PI-3

PR-2

PC-1

PR-3

PC-2

PC-1

PTC

PR-4
PC-2

Churchill SRD

Randevco-R
Churchill POD

PR-4

PR-3

PR-3

¬«73

Ch esi l hurst
Bo r o ugh

¬«73

4t
h 

Av
e

Tomwells Rd

Florence
 R

d

Cooper F
olly Rd

Center Ave

Pump Branch Rd
Pump Branch Rd

0 0.5 10.25
Miles

Winslow Township Ordinance O-2022-004
Route 73 Rezoning Segment 2
Pinelands Management Areas RGA Zoning Changes

¯
Rural Development Area

Regional Growth Area

Rezoned PC-2

Rezoned PR-4

Certified Zoning

Lots

Executive Director's Report
Winslow Twp Ord. O-2022-004
Exhibit B
4/ 29/ 2022



PR-2

PA

PR-1

PR-6

PC-1

PI-1

PC-1

PR-3

PA

PRC

PA

PR-6
PC-3

PR-2

PR-1

PI-1

PI-2

PC-3

PI-2

PR-2

PC-1

E Central AveE Central Ave

E Central Ave

¬«73

Chesilhurst
Borough

¬«73

4t
h 

Av
e

Waterfo
rd B

lue Anch
or R

d

Center Ave

Blue Anchor Rd

E Central Ave

S
 C

ed
ar

br
oo

k 
R

d

Cedar Brook Rd

Central Ave

Pump Branch Rd

Braddock Ave

Winslow Township Ordinance O-2022-004
Route 73 Rezoning Segment 3
Pinelands Management Areas RGA Zoning Changes

PV Zoning Changes

Forest Area

Agricultural Production Area

Rural Development Area

Pinelands Village

Regional Growth Area

Rezoned PC-2

Rezoned PI-2

Certified Zoning

Lots

0 0.5 10.25
Miles

¯

Executive Director's Report
Winslow Twp Ord. O-2022-004
Exhibit C
4/ 29/ 2022



Table 3. Summary of RGA Non-Residential FAR Standards 

Zoning District  

Maximum Floor Area Ratio 

Certified  
Proposed 

Base PDC 

Major Commercial (PC-2) 0.15 0.225 0.30 

Industrial (PI-1) 0.25 0.375 0.375 

Minor Commercial (PC-1) 0.10 0.15 N/A 

Pinelands Town Center (PTC) 0.22 0.33 N/A 
 
 
 
 

 
 
 
Table 4. Summary of RGA Residential Density Standards 

Zoning District  

Max Density (du/acre) 

Certified  
Proposed 

Base PDC 

Low-Density Residential (PR-2) 0.7 1.45 1.5 

Medium-Density Residential (PR-3) 1.4 2.55 2.5 

High-Density Residential (PR-4) 2.25 5.25 4.25 

Pinelands Town Center (PTC) 2.0 5.25 N/A 
 
  



 

 

 

 

 

Table 5. Summary of Changes to RGA Residential Zoning Capacity 

Zoning District  

Certified  
Zoning Plan  

Proposed  
Zoning Plan 

Vacant 
Acres 

Zone 
Capacity 
(units) 

 
Vacant 
Acres 

Zone 
Capacity 
(units) 

Low-Density Residential (PR-2) 1,102 1,598  1,022 1,575 

Medium-Density Residential (PR-3) 239 610  15 38 

High-Density Residential (PR-4) 118 620  642 2,731 

Pinelands Town Center (PTC) 193 314  N/A N/A 

Total  1,652 3,142  1,679 4,345 
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Recap
�‡ List of potential amendments grouped by level of effort distributed to 

Commissioners and staff 

�‡ Limited response to request for prioritization of the amendments

�‡ Reviewed amendment priorities with P & I Committee in November

�‡ Selected three amendments to move forward (stormwater, K/C water supply 
& Right -of-Way)

�‡ Determined to revisit amendment prioritization in spring 2022 

�‡ Develop a realistic plan for additional amendments to coincide with budget 
and workplan preparation



November 2021 Prioritization 
Responses �² Top Fives

Commissioners

�‡Stormwater (5)
�‡ROW (3)
�‡K/C Water Supply (3)
�‡PDC program (2)
�‡Solar facilities (2)
�‡Other amendments were highly 

ranked by 2 Commissioners but 
lack consensus or support

Staff

�‡Cluster development (5)
�‡Expiration of protection from 

zoning changes (4)
�‡Stormwater (3)
�‡ROW (3)
�‡K/C Water Supply (3)



Current Rulemaking Efforts
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Fiscal Year 2023
CMP 
Amendment 
Considerations

�‡Full list distributed to P&I for this meeting

�‡Opportunity to select and prioritize a 
limited number of amendments to move 
forward

�‡Staff recommendations 

�‡Committee input

�‡FY23 work plan and budget

�‡Commission review and adoption of budget



Staff Recommendations
Prepare rule proposal for the following:

�‡ PDC program clarifications/codifications

�‡ Black Run watershed management area changes

�‡ Gap rule permitting process

�‡ Clustering clarifications and revisions

�‡ Expiration dates for old waivers and Certificates of Filing

�‡ Increased fees for applications involving CMP violations 



Staff Recommendations

�‡ Prepare a FY23 work plan for the Climate Committee to identify specific 
amendments to pursue

�‡ Monitor rulemaking activities of other state agencies and prepare any 
necessary CMP amendments

�‡ Identify and prioritize additional CMP amendments to research and draft 
over the next 3 fiscal years

�‡ Prepare and present work plan and budget for FY23 at the August 
Commission meeting



Committee
Discussion & 

Recommendations
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