


 

 

       July 18, 2019 

 

Borough of Woodbine (via email) 

501 Washington Ave. 

Woodbine, NJ 08270 

 

 Re: Application # 1986-1408.008 

  Block 65, Lots 1 - 3 

  Borough of Woodbine 

 

Dear Applicant: 

 

The Commission staff has completed its review of this application for improvements to an existing 

potable water treatment facility. Enclosed is a copy of a Public Development Application Report.  On 

behalf of the Commission’s Executive Director, I am recommending that the Pinelands Commission 

approve the application with conditions at its August 9, 2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

Prior to any development, the applicant shall obtain any other necessary permits and approvals. 

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

 

c: Secretary, Borough of Woodbine Planning Board (via email) 

 Borough of Woodbine Construction Code Official (via email) 

 Secretary, Cape May County Planning Board (via email) 

 Bruce Graham (via email) 

  

 

 



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       July 18, 2019 

 

Borough of Woodbine (via email) 

501 Washington Ave. 

Woodbine, NJ 08270 

 

Application No.: 1986-1408.008 

   Block 65, Lots 1 - 3 

   Borough of Woodbine 

 

This application proposes improvements to an existing potable water treatment facility located on the 

above referenced 4.32 acre parcel in Woodbine Borough.   

 

The application proposes the construction of a 200 square foot shed, a 480 square foot garage and an 

approximately 660 square foot expansion of an existing paved parking lot.    

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

Pinelands Comprehensive Management Plan (CMP). The following reviews the CMP standards that are 

relevant to this application:  

 

Land Use (N.J.A.C. 7:50-5.27) 

 

The proposed development is located in the Pinelands Town of Woodbine. The proposed development is 

a permitted use in a Pinelands Town Management Area. 

 

Vegetation Management Standards (N.J.A.C. 7:50-6.23 & 6.26) 

 

The proposed development will be located in an existing developed and/or maintained grassed area. The 

proposed soil disturbance is limited to that which is necessary to accommodate the proposed 

development.   

  

The Landscaping and Revegetation guidelines of the CMP recommend the use of grasses that are 

tolerant of droughty, nutrient poor conditions. The applicant proposes to utilize a seed mixture which 

meets that recommendation. 
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Cultural Resource Standards (N.J.A.C. 7:50-6.151) 

 

The Commission staff reviewed the application for evidence of cultural resources on the parcel. Based 

upon the lack of potential for significant cultural resources on the parcel, a cultural resource survey was 

not required.   

 

PUBLIC COMMENT 
 

The applicant has provided the requisite public notices. Legal notice to required land owners within 200 

feet of the above referenced parcel was completed on November 16, 2018. Newspaper public notice was 

completed on November 21, 2018. The application was designated as complete on the Commission’s 

website on July 1, 2019. The Commission’s public comment period closed on July 12, 2019.  No public 

comment was submitted to the Commission regarding this application.  

 

CONDITIONS 

 

1. Except as modified by the below conditions, the proposed development shall adhere to 

the plan, consisting of 11 sheets, prepared by Van-Note Harvey Associates, Inc., and 

dated as follows: 

 

Sheet 1 & 3-11 - October 31, 2018; last revised January 31, 2019 

Sheet 2 - November 28, 2018; last revised May 30, 2019 

 

2. Disposal of any construction debris or excess fill may only occur at an appropriately 

licensed facility. 

3. Any proposed revegetation shall adhere to the "Vegetation" standards of the CMP.  

Where appropriate, the applicant is encouraged to utilize the following Pinelands native 

grasses for revegetation: Switch grass, Little bluestem and Broom-sedge. 

4. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

CONCLUSION 

 

As the proposed development conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing. Any such appeal must be made in writing to the Commission and 

received by the Commission’s office no later than 5:00 PM on August 5, 2019 and include the following 

information: 

 

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 

 





 

 

       July 18, 2019 

 

Mark Villinger (via email) 

Ocean County 

101 Hooper Avenue 

Toms River, NJ 08754 

 

 Re: Application # 1981-1470.007 

  Block 22501, Lot 1 

  Jackson Township 

  Block 62, Lot 31 

  Manchester Township 

 

Dear Mr. Villinger: 

 

The Commission staff has completed its review of this application for a two lot subdivision with no 

additional development. Enclosed is a copy of a Public Development Application Report.  On behalf of 

the Commission’s Executive Director, I am recommending that the Pinelands Commission approve the 

application with conditions at its August 9, 2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

The applicant shall obtain any other permits and approvals that may be required for the proposed 

subdivision.  

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

 

c: Secretary, Jackson Township Planning Board (via email) 

 Jackson Township Construction Code Official (via email) 

 Jackson Township Environmental Commission (via email) 



 Secretary, Ocean County Planning Board (via email) 

 Laura M. Benson, Esq. (via email) 

 Manchester Township Planning Board (via email) 

 Manchester Township Construction Code Official (via email) 

 Manchester Township Environmental Commission (via email) 

  

 

 

 

 

 



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       July 18, 2019 

 

Mark Villinger (via email) 

Ocean County 

101 Hooper Avenue 

Toms River, NJ 08754 

 

Application No.: 1981-1470.007 

   Block 22501, Lot 1 

   Jackson Township 

   Block 62, Lot 31 

   Manchester Township 

 

This application proposes a two lot subdivision with no additional development of the above referenced 

355.99 acre parcel in Jackson and Manchester Townships.  The division of land is defined as 

development by the Pinelands Comprehensive Management Plan (CMP).    

 

The parcel is bifurcated by the Jackson Township and Manchester Township boundary. The proposed 

subdivision will create a 182.63 acre lot and a 173.36 acre lot. The 182.63 acre lot is proposed to be 

acquired by Ocean County. The 173.36 acre lot will be retained by the current owner.   

 

There is an existing inactive resource extraction operation on the portion of the parcel to be retained by 

the current owner. There is also an existing access road located within an easement on the parcel. The 

road provides access to an existing residential community, known as “The Renaissance,” located on an 

adjacent parcel. That residential community is located outside of the Pinelands Area.    

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

CMP.  The following reviews the CMP standards that are relevant to this application:   

 

Land Use (N.J.A.C. 7:50-5.26 & 5.28) 

 

The parcel is located partially in a Pinelands Rural Development Area and partially in a Pinelands 

Regional Growth Area.  The proposed subdivision is permitted in a Pinelands Rural Development Area 

and a Pinelands Regional Growth Area. The proposed lots meet the minimum lot size requirements of 

the Jackson and Manchester Townships certified land use ordinances. 
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PUBLIC COMMENT 
 

The CMP defines the proposed development as “minor” development. The CMP does not require public 

notice for minor public development applications. The application was designated as complete on the 

Commission’s website on July 2, 2019. The Commission’s public comment period closed on July 12, 

2019.  No public comment was submitted to the Commission regarding this application.  

 

CONDITIONS 

 

1. The proposed subdivision in Jackson Township shall adhere to the plan prepared by 

Adams, Rehmann & Heggan Associates, Inc. and dated January 31, 2019. 

 

2. The proposed subdivision in Manchester Township shall adhere to the plan prepared by 

Adams, Rehmann & Heggan Associates, Inc. and dated January 31, 2019. 

3. The applicant shall obtain any other necessary permits and approvals for the subdivision.. 

CONCLUSION 

 

As the proposed subdivision conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing. Any such appeal must be made in writing to the Commission and 

received by the Commission’s office no later than 5:00 PM on August 5, 2019 and include the following 

information: 

 

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 

 







 

 

       July 18, 2019 

 

Jill McCrea, Business Administrator (via email) 

Monroe Township 

125 Virginia Avenue 

Williamstown, NJ 08094 

 

 Re: Application # 1990-1174.011 

  Block 13001, Lot 28 

  Monroe Township 

 

Dear Ms. McCrea: 

 

The Commission staff has completed its review of this application for installation of an irrigation well at 

the Owens Memorial Park recreational facility. Enclosed is a copy of a Public Development Application 

Report.  On behalf of the Commission’s Executive Director, I am recommending that the Pinelands 

Commission approve the application with conditions at its August 9, 2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

Prior to any development, the applicant shall obtain any other necessary permits and approvals. 

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

c: Secretary, Monroe Township Planning Board (via email) 

 Monroe Township Construction Code Official (via email) 

 Monroe Township Environmental Commission (via email) 

 Secretary, Gloucester County Planning Board (via email) 

 Marianne G. Risley (via email) 

  

 



 

 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       July 18, 2019 

 

Jill McCrea, Business Administrator (via email) 

Monroe Township  

125 Virginia Avenue 

Williamstown, NJ 08094 

 

Application No.: 1990-1174.011 

   Block 13001, Lot 28 

   Monroe Township 

 

This application proposes installation of an irrigation well at the Owens Memorial Park recreational 

facility located on the above referenced 16.21 acre parcel in Monroe Township.   

 

The proposed irrigation well will be 200 feet deep with a maximum pumping capacity of 175 gallons per 

minute. The New Jersey Department of Environmental Protection, Division of Water Supply and 

Geoscience issued a Water Use Registration for a total diversion of up to 100,000 gallons per day for 

four irrigation wells in the Township. The Water Use Registration authorizes withdrawal from the 

proposed irrigation well and three existing irrigation wells.    

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

Pinelands Comprehensive Management Plan (CMP). The following reviews the CMP standards that are 

relevant to this application:   

 

Land Use (N.J.A.C. 7:50-5.28) 

 

The proposed development is located in a Pinelands Regional Growth Area. The proposed irrigation 

well is a permitted use in a Pinelands Regional Growth Area. 

 

Vegetation Management Standards (N.J.A.C. 7:50-6.23 & 6.26) 

 

The proposed development will be located within an existing maintained grass area. The proposed soil 

disturbance is limited to that which is necessary to accommodate the proposed development. 

 

The Landscaping and Revegetation guidelines of the CMP recommend the use of grasses that are 

tolerant of droughty, nutrient poor conditions. To stabilize disturbed areas, the applicant proposes to 
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utilize a seed mixture which meets that recommendation. 

 

PUBLIC COMMENT 
 

The CMP defines the proposed development as “minor” development. The CMP does not require public 

notice for minor public development applications. The application was designated as complete on the 

Commission’s website on June 27, 2019. The Commission’s public comment period closed on July 12, 

2019.  No public comment was submitted to the Commission regarding this application. 

 

CONDITIONS 

 

1. Except as modified by the below conditions, the proposed development shall adhere to 

the sketch entitled Owens Irrigation, consisting of two sheets, prepared by Adams 

Rehmann & Heggan Associates and dated February 2019. 

 

2. Disposal of any construction debris or excess fill may only occur at an appropriately 

licensed facility. 

3. Any proposed revegetation shall adhere to the "Vegetation" standards of the CMP.  

Where appropriate, the applicant is encouraged to utilize the following Pinelands native 

grasses for revegetation: Switch grass, Little bluestem and Broom-sedge. 

4. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

CONCLUSION 

 

As the proposed development conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing. Any such appeal must be made in writing to the Commission and 

received by the Commission’s office no later than 5:00 PM on August 5, 2019 and include the following 

information: 

 

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 

 



 

 

       July 18, 2019 

 

Dudley Lewis, Mayor (via email) 

Washington Township 

2436 Route 563 

Egg Harbor, NJ 08215 

 

 Re: Application # 2000-0637.003 

  Block 52.01, Lot 6.02 

  Washington Township 

 

Dear Mayor Lewis: 

 

The Commission staff has completed its review of this application for construction of 10 paved parking 

spaces at the Washington Township Municipal Building. Enclosed is a copy of a Public Development 

Application Report.  On behalf of the Commission’s Executive Director, I am recommending that the 

Pinelands Commission approve the application with conditions at its August 9, 2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

Prior to any development, the applicant shall obtain any other necessary permits and approvals. 

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

 

c: Secretary, Washington Township Planning Board (via email) 

 Washington Township Construction Code Official (via email) 

 Secretary, Burlington County Planning Board (via email) 

 Kevin J. Dixon, PE (via email) 

  

 



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       July 18, 2019 

 

Dudley Lewis, Mayor (via email) 

Washington Township 

2436 Route 563 

Egg Harbor, NJ 08215 

 

Application No.: 2000-0637.003 

   Block 52.01, Lot 6.02 

   Washington Township 

 

This application proposes construction of 10 paved parking spaces at the Washington Township 

Municipal Building located on the above referenced 3.21 acre parcel in Washington Township.  

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

Pinelands Comprehensive Management Plan (CMP). The following reviews the CMP standards that are 

relevant to this application:   

 

Land Use (N.J.A.C. 7:50-5.27) 

 

The parcel is located in the Pinelands Village of Green Bank.  The proposed development is a permitted 

land use in a Pinelands Village Management Area. 

 

Vegetation Management Standards (N.J.A.C. 7:50-6.23 & 6.26) 

 

The proposed development will be located within an existing maintained grassed area. The proposed soil 

disturbance is limited to that which is necessary to accommodate the proposed development. 

 

The Landscaping and Revegetation guidelines of the CMP recommend the use of grasses that are 

tolerant of droughty, nutrient poor conditions. Based upon the submitted plan, the construction of the 

proposed parking spaces will not result in disturbance outside of the limits of the proposed development.    

 

PUBLIC COMMENT 
 

The CMP defines the proposed development as “minor” development. The CMP does not require public 

notice for minor public development applications. The application was designated as complete on the 

Commission’s website on June 12, 2019. The Commission’s public comment period closed on July 12, 
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2019.  No public comment was submitted to the Commission regarding this application.  

 

CONDITIONS 

 

1. Except as modified by the below conditions, the proposed development shall adhere to 

the plan prepared by Dixon Associates Engineering LLC, dated November 5, 2018 and 

last revised May 6, 2019. 

2. Disposal of any construction debris or excess fill may only occur at an appropriately 

licensed facility. 

3. Any proposed revegetation shall adhere to the "Vegetation" standards of the CMP.  

Where appropriate, the applicant is encouraged to utilize the following Pinelands native 

grasses for revegetation: Switch grass, Little bluestem and Broom-sedge. 

4. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

CONCLUSION 

 

As the proposed development conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing. Any such appeal must be made in writing to the Commission and 

received by the Commission’s office no later than 5:00 PM on August 5, 2019 and include the following 

information: 

 

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 

 



 

 

       July 19, 2019 

 

Brenna Fairfax (via email) 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625 

 

 Re: Application # 2006-0322.002 

  State Route 47 

  Dennis Township 

 

Dear Ms. Fairfax: 

 

The Commission staff has completed its review of this application for construction of an electronic 

traffic advisory sign with associated development within the State Route 47 right-of-way. Enclosed is a 

copy of a Public Development Application Report.  On behalf of the Commission’s Executive Director, 

I am recommending that the Pinelands Commission approve the application with conditions at its 

August 9, 2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

Prior to any development, the applicant shall obtain any other necessary permits and approvals. 

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

 

c: Secretary, Dennis Township Planning Board (via email) 

 Dennis Township Construction Code Official (via email) 

 Dennis Township Environmental Commission (via email) 

 Secretary, Cape May County Planning Board (via email) 

  



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       July 19, 2019 

 

Brenna Fairfax (via email) 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625 

 

Application No.: 2006-0322.002 

   State Route 47 

   Dennis Township 

 

This application proposes construction of an electronic traffic advisory sign with associated 

development within the State Route 47 right-of-way in Dennis Township. 

 

The proposed development associated with the traffic advisory sign includes the installation of 12,379 

linear feet of fiber optic cable within the State Route 47 right-of-way, construction of 190 linear feet of 

guiderail, equipment cabinets and a paver pad for maintenance vehicle parking. The applicant also 

proposes the installation of 1,201 linear feet of overhead fiber optic cable on existing utility poles.   

 

The applicant indicates that the proposed development will be utilized to inform motorists of traffic 

congestion and to assist the New Jersey Department of Transportation with emergency management and 

congestion mitigation.  

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

Pinelands Comprehensive Management Plan (CMP). The following reviews the CMP standards that are 

relevant to this application:   

 

Land Use (N.J.A.C. 7:50-5.23(b)12 & 14 and  (N.J.A.C. 7:50-5.27(a)) 

  

The proposed development is located partially in a Pinelands Forest Area and partially in the Pinelands 

Villages of North Dennis and Dennisville.  

 

The proposed electronic sign is located in a Pinelands Forest Area. The proposed electronic sign is a 

permitted use in a Pinelands Forest Area.   
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Approximately 4,600 linear feet of the proposed fiber optic cable (public service infrastructure) is 

located in a Pinelands Forest Area. The proposed fiber optic cable is a permitted use in a Pinelands 

Forest Area as it is intended to primarily serve only the needs of the Pinelands. 

  

Approximately 7,779 linear feet of the proposed fiber optic cable (public service infrastructure) is 

located in the Pinelands Villages of North Dennis and Dennisville. The proposed fiber optic cable is a 

permitted use in a Pinelands Village.  

  

Wetlands Standards (N.J.A.C. 7:50-6.13) 

 

There are wetlands located within 300 feet of the proposed development. A portion of the proposed fiber 

optic cable that is proposed under existing grassed road shoulders will be located in the required buffer 

to wetlands.       

 

The CMP permits fiber optic cables (linear improvements) in the required buffer to wetlands provided 

the applicant demonstrates that certain CMP specified conditions are met. The applicant has 

demonstrated that there is no feasible alternative to the proposed development that does not involve 

development in the required buffer to wetlands or that will result in a less significant adverse impact to 

the required buffer to wetlands.  In addition, the proposed development will not result in a substantial 

impairment of the resources of the Pinelands.  With the conditions below, all practical measures are 

being taken to mitigate the impact on the required buffer to wetlands.  The applicant has represented that 

the proposed development is necessary to improve the safety of the existing roadway.  The applicant has 

demonstrated that the need for the proposed development overrides the importance of protecting the 

wetlands buffer.  

 

Vegetation Management Standards (N.J.A.C. 7:50-6.23 & 6.26) 

 

The proposed development will be located within existing maintained grassed road shoulders. The 

proposed soil disturbance is limited to that which is necessary to accommodate the proposed 

development. 

 

The Landscaping and Revegetation guidelines of the CMP recommend the use of grasses that are 

tolerant of droughty, nutrient poor conditions. The applicant proposes to replant non-native lawn grasses 

along the maintained road shoulder.   

    

Cultural Resource Standards (N.J.A.C. 7:50-6.151) 

 

A cultural resource survey was prepared for this application. It was determined that there were no 

cultural resources eligible for Pinelands designation within the project area.  

 

PUBLIC COMMENT 
 

The applicant has provided the requisite public notices. Newspaper public notice was completed on May 

18, 2019. The application was designated as complete on the Commission’s website on July 1, 2019. 

The Commission’s public comment period closed on July 12, 2019.  No public comment was submitted 

to the Commission regarding this application.  
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CONDITIONS 

 

1. Except as modified by the below conditions, the proposed development shall adhere to 

the plan, consisting of 12 sheets, prepared by Michael Baker International, Inc., and dated 

as follows: 

 

Sheets 1-4 & 6-12 - December 14, 2018 

Sheet 5 - July 17, 2019 

2. Disposal of any construction debris or excess fill may only occur at an appropriately 

licensed facility. 

3. Any proposed revegetation shall adhere to the "Vegetation" standards of the CMP.  

Where appropriate, the applicant is encouraged to utilize the following Pinelands native 

grasses for revegetation: Switch grass, Little bluestem and Broom-sedge. 

4. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

5. Appropriate measures shall be taken during construction to preclude sedimentation from 

entering wetlands and shall be maintained in place until all development has been 

completed and the area has been stabilized. 

CONCLUSION 

 

As the proposed development conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing. Any such appeal must be made in writing to the Commission and 

received by the Commission’s office no later than 5:00 PM on August 6, 2019 and include the following 

information: 

 

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 

 



 

 

       July 18, 2019 

 

Brenna Fairfax (via email) 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625-0600 

 

 Re: Application # 2008-0026.002 

  U.S. Route 30 

  Egg Harbor City & Mullica Township 

 

Dear Ms. Fairfax: 

 

The Commission staff has completed its review of this application for extension of an existing 

stormwater drainage system within the U.S. Route 30 right-of-way. Enclosed is a copy of a Public 

Development Application Report.  On behalf of the Commission’s Executive Director, I am 

recommending that the Pinelands Commission approve the application with conditions at its August 9, 

2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

Prior to any development, the applicant shall obtain any other necessary permits and approvals. 

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

c: Secretary, Egg Harbor City Planning Board (via email) 

 Egg Harbor City Construction Code Official (via email) 

 Secretary, Mullica Township Planning Board (via email) 

 Mullica Township Construction Code Official (via email) 

 Mullica Township Environmental Commission (via email) 

 Atlantic County Department of Regional Planning and Development (via email) 



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       July 18, 2019 

 

Brenna Fairfax (via email) 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625-0600 

 

Application No.: 2008-0026.002 

   U.S. Route 30 

   Egg Harbor City & Mullica Township 

 

This application proposes extension of an existing stormwater drainage system within the U.S. Route 30 

right-of-way located in Egg Harbor City and Mullica Township.   

 

This application proposes the installation of 8,620 linear feet of stormwater drainage pipe and 

stormwater inlets within the paved cartway of the U.S. Route 30 right-of-way.   

 

The applicant indicates that the stormwater drainage improvements have been designed to alleviate 

persistent roadway flooding and will improve highway safety. 

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

Pinelands Comprehensive Management Plan (CMP). The following reviews the CMP standards that are 

relevant to this application:   

 

Land Use (N.J.A.C. 7:50-5.26(b)10 & 5.27(a)) 

 

The proposed development is located in a Pinelands Rural Development Area and the Pinelands Town 

of Egg Harbor City.  The proposed development is a permitted land use in a Pinelands Rural 

Development Area and a Pinelands Town. 

 

Wetlands Standards (N.J.A.C. 7:50-6.7) 

 

The existing stormwater drainage system discharges to two wetland areas.  To demonstrate that the 

proposed development will not result in a significant adverse impact to those wetlands, the applicant has 

provided calculations demonstrating that there will be no increase in the volume and rate of stormwater 

runoff entering the wetland areas after the development than occurred prior to the proposed 

development. 
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PUBLIC COMMENT 
 

The applicant has provided the requisite public notices.  Newspaper public notice was completed on 

June 27, 2019. The application was designated as complete on the Commission’s website on July 2, 

2019. The Commission’s public comment period closed on July 12, 2019.  No public comment was 

submitted to the Commission regarding this application.  

 

CONDITIONS 

 

1. Except as modified by the below conditions, the proposed development shall adhere to 

the plan, consisting of ten sheets, prepared by AECOM USA, Inc., and dated as follows: 

 

Sheets 1 & 8 - January 21, 2019 

Sheets 2-6, 9 & 10 - January 18, 2019 

Sheet 7 - January 22, 2019 

 

2. Disposal of any construction debris or excess fill may only occur at an appropriately 

licensed facility. 

3. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

CONCLUSION 

 

As the proposed development conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing. Any such appeal must be made in writing to the Commission and 

received by the Commission’s office no later than 5:00 PM on August 5, 2019 and include the following 

information: 

 

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 

 



 

 

       July 18, 2019 

 

Brenna Fairfax (via email) 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625-0600 

 

 Re: Application # 2008-0026.003 

  U.S. Route 30 

  Egg Harbor City 

 

Dear Ms. Fairfax: 

 

The Commission staff has completed its review of this application for installation of approximately 980 

linear feet of sidewalk within the U.S. Route 30 right-of-way. Enclosed is a copy of a Public 

Development Application Report.  On behalf of the Commission’s Executive Director, I am 

recommending that the Pinelands Commission approve the application with conditions at its August 9, 

2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

Prior to any development, the applicant shall obtain any other necessary permits and approvals. 

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

 

c: Secretary, Egg Harbor City Planning Board (via email) 

 Egg Harbor City Construction Code Official (via email) 

 Atlantic County Department of Regional Planning and Development (via email) 

  

 



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       July 18, 2019 

 

Brenna Fairfax (via email) 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625-0600 

 

Application No.: 2008-0026.003 

   U.S. Route 30 

   Egg Harbor City 

 

This application proposes installation of approximately 980 linear feet of sidewalk within the U.S. Route 

30 right-of-way in Egg Harbor City.   

 

The application proposes the construction of ten noncontiguous sections of sidewalk, averaging five feet 

in width, from Hamburg Avenue to San Francisco Avenue.   

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

Pinelands Comprehensive Management Plan (CMP). The following reviews the CMP standards that are 

relevant to this application:   

 

Land Use (N.J.A.C. 7:50-5.27(a)) 

 

The proposed development is located in the Pinelands Town of Egg Harbor City.  The proposed 

development is a permitted land use in a Pinelands Town. 

 

Wetlands Standards (N.J.A.C. 7:50-6.13) 

 

There are wetlands located within 300 feet of the proposed development. The proposed development 

will be located in the required buffer to wetlands.   

 

The CMP permits sidewalks (linear improvements) in the required buffer to wetlands provided the 

applicant demonstrates that certain CMP specified conditions are met.  The applicant has demonstrated 

that there is no feasible alternative to the proposed development that does not involve development in 

the required buffer to wetlands or that will result in a less significant adverse impact to the required 

buffer to wetlands.  In addition, the proposed development will not result in a substantial impairment of 

the resources of the Pinelands.  With the conditions below, all practical measures are being taken to 
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mitigate the impact on the required buffer to wetlands.  The applicant has represented that the proposed 

development is necessary to improve pedestrian safety. The applicant has demonstrated that the need for 

the proposed development overrides the importance of protecting the required buffer to wetlands. 

 

Vegetation Management Standards (N.J.A.C. 7:50-6.23 & 6.26) 

 

The proposed development will be located within existing maintained grass areas. The proposed soil 

disturbance is limited to that which is necessary to accommodate the development.  

 

The Landscaping and Revegetation guidelines of the CMP recommend the use of grasses that are 

tolerant of droughty, nutrient poor conditions. Based upon the submitted plan, the construction of the 

proposed sidewalks will not result in disturbance outside of the limits of the proposed development.    

 

PUBLIC COMMENT 
 

The CMP defines the proposed development as “minor” development. The CMP does not require public 

notice for minor public development applications. The application was designated as complete on the 

Commission’s website on July 2, 2019. The Commission’s public comment period closed on July 12, 

2019.  No public comment was submitted to the Commission regarding this application.  

 

CONDITIONS 

 

1. Except as modified by the below conditions, the proposed development shall adhere to 

the plan, consisting of three sheets, prepared by AECOM USA, Inc., dated January 22, 

2019. 

2. Disposal of any construction debris or excess fill may only occur at an appropriately 

licensed facility. 

3. Any proposed revegetation shall adhere to the "Vegetation" standards of the CMP.  

Where appropriate, the applicant is encouraged to utilize the following Pinelands native 

grasses for revegetation: Switch grass, Little bluestem and Broom-sedge. 

4. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

5. Appropriate measures shall be taken during construction to preclude sedimentation from 

entering wetlands and shall be maintained in place until all development has been 

completed and the area has been stabilized. 

CONCLUSION 

 

As the proposed development conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing. Any such appeal must be made in writing to the Commission and 

received by the Commission’s office no later than 5:00 PM on August 5, 2019 and include the following 

information: 

 

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 

 



 

 

July 18, 2019 

 

Brenna Fairfax (via email) 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625 

 

 Re: Application # 2019-0053.001 

  State Route 47  

  Maurice River Township 

 

Dear Ms. Fairfax: 

 

The Commission staff has completed its review of this application for construction of an electronic 

traffic advisory sign with associated development within the Route 47 right-of-way. Enclosed is a copy 

of a Public Development Application Report.  On behalf of the Commission’s Executive Director, I am 

recommending that the Pinelands Commission approve the application with conditions at its August 9, 

2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

Prior to any development, the applicant shall obtain any other necessary permits and approvals. 

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

 

c: Secretary, Maurice River Township Planning Board (via email) 

 Maurice River Township Construction Code Official (via email) 

 Maurice River Township Environmental Commission (via email) 

 Secretary, Cumberland County Planning Board (via email) 

  



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

July 18, 2019 

 

Brenna Fairfax (via email) 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625 

 

Application No.: 2019-0053.001 

   State Route 47  

   Maurice River Township 

 

This application proposes construction of an electronic traffic advisory sign with associated 

development within the Route 47 right-of-way.   

 

The proposed development associated with the traffic advisory sign includes the construction of 325 

linear feet of guiderail, an equipment cabinet, a paver pad for maintenance vehicle parking and the 

installation of approximately 255 linear feet of fiber optic cable in the State Route 47 right-of-way. The 

applicant also proposes the installation of approximately 70 linear feet of overhead fiber optic cable on 

existing utility poles. 

 

The applicant indicates that the proposed development will be utilized to inform motorists of traffic 

congestion and to assist the New Jersey Department of Transportation with emergency management and 

congestion mitigation. 

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

Pinelands Comprehensive Management Plan (CMP). The following reviews the CMP standards that are 

relevant to this application:   

 

Land Use (N.J.A.C. 7:50-5.26 (b)13 ) 

 

In the area of the proposed development, State Route 47 is the boundary between the State Regulated 

Pinelands Area and the Pinelands National Reserve. In this area, the entire Route 47 right-of-way is 

located within the Pinelands Area.   

 

The majority of the proposed development is located in the Pinelands Area. A small portion of the 

proposed development is located outside the State Route 47 right-of-way in the Pinelands National 

Reserve.  



 

 

 

The proposed development in the Pinelands Area is located in a Pinelands Rural Development Area.  

The proposed development is a permitted use in a Pinelands Rural Development Area.  

 

The proposed development in the Pinelands National Reserve is not subject of this application.  

 

Vegetation Management Standards (N.J.A.C. 7:50-6.23 & 6.26) 

 

The proposed development will be located within existing maintained grassed road shoulders. The 

proposed soil disturbance is limited to that which is necessary to accommodate the proposed 

development.  

 

The Landscaping and Revegetation guidelines of the CMP recommend the use of grasses that are 

tolerant of droughty, nutrient poor conditions. The applicant proposes to replant non-native lawn grasses 

along the maintained road shoulder. 

 

Stormwater Management Standards (N.J.A.C.7:50-6.84(a)6) 

 

The proposed development results in less than 5,000 square feet of disturbance. The CMP provides that 

the grading, clearing or disturbance of an area of less than 5,000 square feet is defined as minor 

development. The CMP stormwater management standards do not apply to minor non-residential 

development proposing grading, clearing or disturbance of less than 5,000 square feet within any five 

year period. The proposed development is not required to address the CMP stormwater management 

standards.  

  

PUBLIC COMMENT 
 

The CMP defines the proposed development as “minor” development.  The CMP does not require public 

notice for minor public development applications.  The application was designated as complete on the 

Commission’s website on June 7, 2019.  The Commission’s public comment period closed on July 12, 

2019. No public comment was submitted to the Commission regarding this application.  

 

CONDITIONS 

 

1. Except as modified by the below conditions, the proposed development shall adhere to 

the plan, consisting of five sheets, prepared by Michael Baker International, Inc.,  and 

dated as follows: 

 

Sheet 1 - March 12, 2019 

Sheet 2 - March 11, 2019 

Sheet 3 - March 27, 2019  

Sheet 4 - undated 

Sheet B-29 - April 26, 2019  

2. Disposal of any construction debris or excess fill may only occur at an appropriately 

licensed facility. 

3. Any proposed revegetation shall adhere to the "Vegetation" standards of the CMP.  

Where appropriate, the applicant is encouraged to utilize the following Pinelands native 



 

 

grasses for revegetation: Switch grass, Little bluestem and Broom-sedge. 

4. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

CONCLUSION 

 

As the proposed development conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

  



 

 

 

 

 

 

 

 

 

 

 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing.  Any such appeal must be made in writing to the Commission and 

received at the Commission’s office no later than 4:00 PM on August 5, 2019 and include the following 

information:  

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 

 









 

        
 
REPORT ON MONROE TOWNSHIP’S 2018 HOUSING ELEMENT AND FAIR SHARE PLAN, 

ORDINANCE 0:14-2019, AMENDING CHAPTER 175 (LAND MANAGEMENT) OF THE 
CODE OF MONROE TOWNSHIP AND ORDINANCES O:16-2019 AND O:17-2019, 

ADOPTING AMENDED REDEVELOPMENT PLANS FOR THE ACME SHOPPING  
CENTER AND WILLIAMSTOWN SQUARE REDEVELOPMENT AREAS 

 
       July 26, 2019 
 
 
Monroe Township 
125 Virginia Avenue 
Williamstown, NJ  08094 
 
 

FINDINGS OF FACT 
 

I. Background 
 
The Township of Monroe is located in the western section of the Pinelands Area in Gloucester County. 
Pinelands municipalities that abut Monroe Township's Pinelands Area include Franklin Township in 
Gloucester County, Winslow Township in Camden County and the Borough of Folsom and the 
Township of Buena Vista in Atlantic County. 
 
On September 3, 1983, the Pinelands Commission fully certified the Master Plan and Comprehensive 
Land Management Ordinance of Monroe Township, now codified as Chapter 175 (Land Management) 
of the Township's Code. 
 
On August 23, 2018, the Monroe Township Planning Board adopted Resolution PB-66-18, approving 
the Township’s 2018 Housing Element and Fair Share Plan. The Pinelands Commission received an 
adopted copy of Resolution PB-66-18 and the Housing Element and Fair Share Plan on September 14, 
2018.  
 
On August 27, 2018, Monroe Township adopted Ordinance O:21-2018, amending Chapter 175 (Land 
Management) of the Township’s Code for purposes of implementing the 2018 Housing Element and 
Fair Share Plan. The Pinelands Commission received a certified copy of Ordinance O:21-2018 on 
September 4, 2018.  
 
By letter dated October 3, 2018, Monroe Township requested an extension of the Commission’s review 
period for Ordinance O:21-2018 in order to provide an opportunity for discussion of the inconsistencies 
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between the ordinance and the Comprehensive Management Plan that had been identified by 
Commission staff.  A meeting attended by Township representatives and Commission staff was held on 
October 9, 2018 to discuss the identified inconsistencies and possible solutions. The Executive Director 
subsequently notified the Township that an extension was granted through January 31, 2019. 
 
By email dated January 28, 2019, Monroe Township requested a further extension of the Commission’s 
review period in order to provide additional time to consider various options for resolving the 
inconsistencies between Ordinance O:21-2019 and the Comprehensive Management Plan.  By letter 
dated January 29, 2019, the Executive Director notified the Township that a second extension was 
granted through March 31, 2019. 
 
By email dated March 14, 2019, Monroe Township requested a third extension of the Commission’s 
review period in order to provide the municipality with an opportunity to draft and adopt additional 
ordinance amendments.  Commission staff met with Township representatives on March 26, 2019 to 
discuss the amendments and the Township’s schedule moving forward. The Executive Director 
subsequently notified the Township that a third extension was granted through June 30, 2019.    
 
On May 28, 2019, Monroe Township adopted Ordinance O:14-2019, amending Chapter 175 (Land 
Management) of the Township’s Code by adopting a revised Section 175-89.1 entitled “Affordable 
Housing” for purposes of implementing the 2018 Housing Element and Fair Share Plan.  Ordinance 
O:14-2019 supersedes the previously adopted Ordinance O:21-2018 in its entirety.  
 
Also on May 28, 2019, Monroe Township adopted Ordinances O:16-2019 and O:17-2019, adopting 
amended Redevelopment Plans for the Acme Shopping Center Redevelopment Area and Williamstown 
Square Redevelopment Areas, respectively.  Both Redevelopment Areas are located in a Pinelands 
Regional Growth Area.  
 
The Pinelands Commission received certified copies of Ordinances O:14-2019, O:16-2019 and O:17-
2019 on May 31, 2019 and copies of the amended Redevelopment Plans adopted by the latter two 
ordinances on June 4, 2019.  
 
By letter dated June 7, 2019, the Executive Director notified the Township that the 2018 Housing 
Element and Fair Share Plan and Ordinances O:14-2019, O:16-2019 and O:17-2019 would require 
formal review and approval by the Pinelands Commission. 
 
 
II.    Master Plans and Land Use Ordinances 
 
The following documents have been submitted to the Pinelands Commission for certification: 
        

*  Resolution PB-66-18, adopting the 2018 Housing Element and Fair Share Plan of Monroe 
Township, approved by the Planning Board on August 23, 2018; 

 
*  Ordinance O:14-2019, amending Chapter 175 (Land Management) of the Code of Monroe 

Township, adopted on May 28, 2019 and superseding Ordinance O:21-2018 in its entirety; 
   

*  Ordinance O:16-2019, adopting the Acme Shopping Center Redevelopment Plan, 4th 
Amendment, dated April 2019 and adopted on May 28, 2019; and 
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*  Ordinance O:17-2019, adopting the Williamstown Square Redevelopment Plan, Amendment 
#1A, dated April 2019 and adopted on May 28, 2019. 

  
These master plan and ordinance amendments have been reviewed to determine whether they conform 
with the standards for certification of municipal master plans and land use ordinances as set out in 
N.J.A.C. 7:50 3.39 of the Pinelands Comprehensive Management Plan.  The findings from this review 
are presented below.  The numbers used to designate the respective items correspond to the numbers 
used to identify the standards in N.J.A.C. 7:50 3.39.   
 
 
1. Natural Resource Inventory 
 
 Not applicable. 
 
 
2. Required Provisions of Land Use Ordinance Relating to Development Standards 

 
Housing Plan 
 
Monroe Township’s 2018 Housing Element and Fair Share Plan contains updated data and 
analysis on the Township’s current and projected demographic, housing stock, and employment 
characteristics as well as an updated Fair Share Plan for the cumulative period 1987-2025. The 
Township’s Fair Share Plan indicates a rehabilitation obligation of 158 units, a prior round 
obligation of 439 units, a gap period present need of 400 units and a third round prospective need 
of 0 units. Also included in the Fair Share Plan are detailed descriptions of the residential 
development projects, both completed and anticipated, that address the municipality’s obligation. 
In the Pinelands Area, these projects include Summerfields West and Friendly Village, County 
Village at Whitehall and the Acme Shopping Center Redevelopment Area, all of which are 
located in the Regional Growth Area. The Township’s affordable housing obligation reflects the 
terms of a May 2018 settlement agreement between Monroe Township and Fair Share Housing 
Center.  
 
Affordable Housing Requirements 
 
Ordinance O:14-2019 amends Chapter 175 (Land Management) of the Code of Monroe 
Township by adopting a revised Section 175-89.1 entitled “Affordable Housing” for purposes of 
implementing the 2018 Housing Element and Fair Share Plan.  Included in the new section are 
design standards for new affordable housing construction, affordable unit controls and 
administrative requirements for the municipal affordable housing program.  Ordinance O:14-
2019 also adopts affordable housing set-aside requirements applicable to certain types of 
residential development in the Township’s Regional Growth Area. Specifically, a 15% set-aside 
is required for all planned residential developments in the RG-PR (Regional Growth – Planned 
Residential) and RG-RA (Regional Growth – Residential Age-Restricted) Districts.  A set-aside 
requirement of 11.11% applies to mobile home parks in the Regional Growth Area.  Ordinance 
O:14-2019 also confirms the existing 20% set-aside requirement that applies in the Township’s 
RG-MU (Regional Growth – Mixed Use) District.  The location of the affected zoning districts is 
displayed on the Township’s Zoning Map (see Exhibit #1). Development in these zones will 
continue to be subject to the Township’s currently certified zoning plan. Permitted densities and 
residential zoning capacity remain unchanged.  
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Acme Shopping Center and Williamstown Square Redevelopment Areas 
 
Ordinance O:16-2019 adopts an amended redevelopment plan for the Acme Shopping Center 
Redevelopment Area, referred to as the Acme Shopping Center Redevelopment Plan, 4th 
Amendment.  This existing Redevelopment Area encompasses 51 acres, approximately 30 of 
which are currently developed. It is located on the south side of Route 322 (see Exhibit #2) and 
includes lands in the RG-PR (Regional Growth – Planned Residential) and RG-C (Regional 
Growth – Commercial) Districts. The amended Redevelopment Plan allows for planned 
development of a mixed use, mixed income community with access to multiple modes of 
transportation and to serve as a southern anchor to the Williamstown Central Business District. A 
mixture of residential unit types (apartments, condos and townhouses) is permitted, together with 
significant retail space.  A minimum of 250 residential units is required as part of any 
redevelopment project, equating to a residential density of approximately five units per acre.   
 
Ordinance O:17-2019 adopts an amended Redevelopment Plan for the Williamstown Square 
Redevelopment Area, referred to as Amendment #1A.  This existing Redevelopment Area totals 
75 acres in size and is located on the north side of Route 322, directly across from the Acme 
Shopping Center Redevelopment Area. It includes two existing homes and two billboards but is 
otherwise vacant and heavily wooded. The majority of the area was previously located in the 
RG-C District, with a small portion (the rear of the redevelopment area) in the RG-PR District. 
Under the previously certified Williamstown Square Redevelopment Plan, only nonresidential 
uses were permitted. Amendment #1A significantly revises the redevelopment plan such that a 
planned, mixed use center consisting of office, retail, commercial and residential uses is now 
encouraged. Permitted residential unit types include apartments in free-standing or mixed-use 
buildings, townhouses and duplexes, at a maximum density of 4.75 units per acre. Permitted 
nonresidential uses include retail businesses and services, business and professional offices, 
medical offices, restaurants, indoor recreation and day care facilities. A minimum of 350 
residential units is required as part of any redevelopment project, as is a minimum of 60,000 
square feet of non-residential floor area.  
 
In terms of affordable housing, the amended redevelopment plans adopted by Ordinances O:16-
2019 and O:17-2019 both require that 15% of all units be set aside as affordable housing units, if 
the units are provided as rentals. The required set-aside increases to 20% if the units are provided 
as for-sale units. Pinelands Development Credits must be acquired and redeemed for 30% of all 
units in both Redevelopment Areas, excluding any required affordable housing units. Any 
development that occurs within the Redevelopment Area must comply with all other municipal 
application requirements and development regulations, as well as the Comprehensive 
Management Plan.   
 
Based on the permitted densities and other standards adopted by the two Redevelopment Plans, a 
total of 600 residential units will be permitted on approximately 126 acres of land in the 
Regional Growth Area. The resulting 4.76 unit per acre density and residential zoning capacity 
are higher than that prescribed by the Comprehensive Management Plan for Monroe’s Regional 
Growth Area.  N.J.A.C. 7:50-5.28(a)1 and 3 require the Township to zone for a density of only 
3.0 units per upland acre throughout its Regional Growth Area.  However, the Comprehensive 
Management Plan does provide municipalities with the ability to zone portions of their Regional 
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Growth Areas for higher densities, provided the lands in question are appropriate for more 
intensive development, infrastructure exists or can be provided to support the increased density 
and sufficient opportunities for the use of Pinelands Development Credits are provided. The 
Acme Shopping Center and Williamstown Square Redevelopment Areas meet these standards.   
 
Monroe Township’s 2018 Housing Element and Fair Share Plan and Ordinances O:14-2019, 
O:16-2019 and O:17-2019 are consistent with the land use and development standards of the 
Comprehensive Management Plan. This standard for certification is met. 

 
 
3. Requirement for Certificate of Filing and Content of Development Applications 

 
Not applicable. 
 

 
4. Requirement for Municipal Review and Action on All Development 
 
 Not applicable. 
 
 
5. Review and Action on Forestry Applications 
 
 Not applicable. 
 
 
6. Review of Local Permits 
 

Not applicable. 
   

 
7. Requirement for Capital Improvement Program 
 
 Not applicable. 
 
 
8. Accommodation of Pinelands Development Credits 
 

Ordinance O:14-2019 amends Chapter 175 of the Township’s Code by revising the Pinelands 
Development Credit requirements applicable to mobile home parks in Monroe’s Regional 
Growth Area.  Whereas mobile home parks in the Township’s RG-RA District were previously 
subject to the same 25% PDC requirement as other types of residential development in that 
zoning district, they will now have a reduced PDC requirement of 10%.  As before, affordable 
housing units will be exempt from the PDC requirement. However, Ordinance O:14-2019 now 
makes clear that this exemption applies only to those affordable units required by the Fair Share 
Plan and the Township’s 2018 settlement agreement with  Fair Share Housing Center. For 
mobile home parks, a 11.11% set-aside requirement applies.  Ordinance O:14-2019 further 
indicates that the required affordable units may be “transferred” and constructed in an existing 
mobile home park elsewhere in the Township’s Regional Growth Area known as Friendly 
Village.     



6 
 

  
 

To offset the reduction in PDC opportunities that results from the mobile home park revisions 
described above, the Township has increased PDC opportunities in its two redevelopment areas 
within the Pinelands Regional Growth Area. In the Acme Shopping Center Redevelopment Area, 
Ordinance O:16-2019 increases the required percentage of PDCs from 25 to 30%.  In the 
Williamstown Square Redevelopment Area, Ordinance O:17-2019 adds residential development 
as a permitted use and requires the use of PDCs for 30% of all units. Together, the two 
redevelopment plans allow for a total of 600 new residential units at a density of approximately 
4.76 units per acre. Factoring in an exemption for required affordable housing units, the use of 
up to 153 rights (38.25 Pinelands Development Credits) will be required.  The result is a 
significant increase in both residential zoning capacity and opportunities for the use of PDCs.  
 
It is important to note that the PDC standards described above represent a departure from the 
traditional zoning and Pinelands Development Credit strategy outlined in N.J.A.C. 7:50-5.28(a).  
This section of the Comprehensive Management Plan anticipates that municipalities will 
establish “base” densities in their various Regional Growth Area zoning districts and then 
provide opportunities to increase such densities through the use of Pinelands Development 
Credits. In Monroe’s Regional Growth Area, the Comprehensive Management Plan establishes a 
“base” density of 2.0 units per developable acre and directs the Township to provide for “bonus” 
density through the use of Pinelands Development Credits to allow for a total of 3.0 units per 
developable acre.  There is nothing in the CMP that prevents municipalities from exceeding 
these minimum requirements, which is exactly what Monroe Township has elected to do.  The 
Township has chosen provide for higher density in the Acme Shopping Center and 
Williamstown Square Redevelopment Areas as a means of encouraging mixed use development 
and satisfying the municipality’s affordable housing obligation.  In addition, mobile home parks 
will continue to be permitted at a density (8.0 units per acre) significantly higher than that 
required by the CMP.  At the same time, the Township has adopted standards to ensure that 
Pinelands Development Credit use will be a significant part of whatever development projects 
ultimately come to fruition in either redevelopment area and in any new mobile home parks.   
 
Rather than relying on the traditional approach of providing developers with the option of using 
Pinelands Development Credits to increase permitted density, Ordinances O:16-2019 and O:17-
2019 guarantee a PDC redemption rate of 30% for residential development within the 
Township’s two Redevelopment Areas, with the exception of affordable housing units.  The use 
of PDCs will also be required for 10% of all units in mobile home parks. Given the greater 
certainty provided by this approach, the Executive Director finds that the PDC requirements 
adopted by Ordinances O:14-2019, O:16-2019 and O:17-2019 are consistent with 
Comprehensive Management Plan standards. 

 
 This standard for certification is met. 
 
 
9. Referral of Development Applications to Environmental Commission 
 
 Not applicable. 
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10. General Conformance Requirements 
 

Monroe Township’s 2018 Housing Element and Fair Share Plan and Ordinances O:14-2019, 
O:16-2019 and O:17-2019 are consistent with the standards and provisions of the Pinelands 
Comprehensive Management Plan. Therefore, this standard for certification is met. 

 
 
11. Conformance with Energy Conservation 
 
 Not applicable. 
 
 
12. Conformance with the Federal Act 
 

Monroe Township’s 2018 Housing Element and Fair Share Plan and Ordinances O:14-2019, 
O:16-2019 and O:17-2019 are consistent with the standards and provisions of the Pinelands 
Comprehensive Management Plan.  No special issues exist relative to the Federal Act.  
Therefore, this standard for certification is met. 

 
 
13. Procedure to Resolve Intermunicipal Conflicts 
 
 The redevelopment areas and zoning districts affected by Ordinances O:14-2019, O:16-2019 and 

O:17-2019 do not include lands that are adjacent to any other municipalities. Therefore, 
intermunicipal conflicts are not anticipated and this standard for certification is met. 

  
 
 

 
 

PUBLIC HEARING 
 
A public hearing to receive testimony concerning Monroe Township’s application for certification of its 
2018 Housing Element and Fair Share Plan and Ordinances O:14-2019, O:16-2019 and O:17-2019 was 
duly advertised, noticed and held on June 26, 2019 at the Richard J. Sullivan Center, 15C Springfield 
Road, New Lisbon, New Jersey at 9:30 a.m. Ms. Grogan conducted the hearing, at which no testimony 
was received.  
 
Written comments were accepted through July 3, 2019; however, no comments were received. 
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CONCLUSION 
 

Based on the Findings of Fact cited above, the Executive Director has concluded that the Monroe 
Township’s 2018 Housing Element and Fair Share Plan and Ordinances O:14-2019, O:16-2019 and 
O:17-2019 comply with Comprehensive Management Plan standards for the certification of municipal 
master plans and land use ordinances.  Accordingly, the Executive Director recommends that the 
Commission issue an order to certify the 2018 Housing Element and Fair Share Plan and Ordinances 
O:14-2019, O:16-2019 and O:17-2019 of Monroe Township.  
 
SRG/CMO 
Attachments  
 





RG-PR
RG-PR

RG-C

RG-MR

AG

RG-40

Acme 
Redev Area

RG-TC

RG-40

RD-A

RG-MR

RG-C

RG-LI

RG-C

£¤322

RG-PR

Williamstown Square 
Redevelopment Area

Acme Shopping Center 
Redevelopment Area

£¤322

Corkery Ln

Ma
lag

a R
d

E M
ala

ga
 Rd

Blue Bell Rd

0 0.50.25
Miles
¯

Monroe Township Redevelopment Areas

^

Executive Director's Report
Monroe Ordinances O:16-2019, O:17-2019
Exhibit 2
7/26/2019Pinelands Management Areas

Rural Development Area

Regional Growth Area Parcels
Existing ZoningAgricultural Production Area
Redevelopment Areas




	1-PC4-19-26
	2-LPD1986_1408_008
	3-PC4-19-27
	4-LPD19811470.007
	5-PC4-19-28
	6-LPD1990_1174_011
	7-LPD2000_0637_003
	8-LPD2006_0322_002
	9-LPD2008_0026_002
	10-LPD2008_0026_003
	11-LPD2019_0053_001
	12-PC4-19-29
	13-MO ED Report
	14-MO Exhibit 1
	15-MO Exhibit 2
	16-PC4-19-30

