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INTRODUCTION 

PURPOSE AND STATUTORY BASIS OF THE REDEVELOPMENT PLAN 

Redevelopment is the process of rebuilding a previously developed area of a community that has fallen 
into a state of disrepair. This can involve the acquisition and demolition of existing structures and facilities 
if needed to make way for new improvements. Redevelopment planning is the process of determining 
how the redevelopment of particular properties can best improve a community, and using local 
government powers to encourage development and growth where it otherwise would be unlikely to 
happen.  

New Jersey laws allow for a municipality to utilize redevelopment as a tool to stimulate economic 
development and improve conditions on properties that meet certain statutory criteria that qualify them 
as being “in need of redevelopment.” Redevelopment as a planning instrument offers a number of 
potential benefits to the Township. Through redevelopment, the Township is allowed more flexibility to 
negotiate with and potentially offer financial incentives to potential developers than is otherwise available 
through standard land development procedures. Under redevelopment the Township can take a more 
proactive approach to improving targeted areas. This can be used as a means to stimulate development 
where it might not occur through market forces and private capital alone. 

On April 15, 2020, the Township Council of the Township of Pemberton adopted Resolution No. 111-2020, 
authorizing and directing the Planning Board to undertake a preliminary investigation to determine if 
certain properties met any of the statutory criteria to determine that they are  an “area in need of 
redevelopment” or an “area in need of rehabilitation”. The resolution from the Council expressly noted 
that the Redevelopment Study was not to include the potential for condemnation and not to authorize 
the use of eminent domain. The properties subject to investigation were:  

• Block 790, Lot 1 
• Block 791.01, Lot 1 
• Block 791.02, Lot 1 
• Block 792, Lot 1 
• Block 793, Lots 2.01, 3, 4.01, 4.02, 5, 6, 7, 8, 9, 10.17 
• Block 1999, Lot 2 

The Township retained the services of CME Associates to prepare a preliminary investigation report to 
determine if the Study Area is in need of redevelopment. As per resolution #298-2020 of the Township 
Council, the entire area was designated as a non-condemnation area in need of redevelopment. 

Although the statutory procedures for designation of an area in need of redevelopment and an area in 
need of rehabilitation are different, and rely on different criteria to make a determination of need, an 
area in need of either redevelopment or rehabilitation are both “redeveloped” through a redevelopment 
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plan in the same way. Collectively, these properties shall be referred to as the “Redevelopment Area” in 
this document.  

This document sets forth the Redevelopment Plan for the Redevelopment Area, including permitted land 
uses, bulk and area requirements, and design standards for any proposed development within the 
Redevelopment Area.  In accordance with Pemberton Township Council Resolution No. 111-2020, this 
plan is a Non-Condemnation Redevelopment Plan for the lots noted above. The use of eminent domain 
to acquire any properties within the Redevelopment Area shall not be permitted. A copy of this resolution 
of the Township Council can be found in Appendix A.  

According to the Local Redevelopment and Housing Law, the Redevelopment Plan shall include an outline 
for the planning, development, redevelopment, or rehabilitation of the project area sufficient to indicate: 

1. Its relationship to definitive local objectives as to appropriate land uses, density of population and 
improved traffic and public transportation, public utilities, recreational, community facilities, and 
other public improvements; 

2. Proposed land uses and building requirements in the project area; 

3. Adequate provision for the temporary and permanent relocation, as necessary, of residents in the 
project area, including an estimate of the extent to which decent safe and sanitary dwelling units, 
affordable to displaced residents, will be available to them in the existing local housing market; 

4. An identification of any property within the Redevelopment Area proposed to be acquired in 
accordance with Redevelopment Plan; 

5. Any significant relationship of the Redevelopment Plans to: 

a. The Master Plans of contiguous municipalities; 

b. The Master Plan of the County in which the municipality is located, and; 

c. The State Development and Redevelopment Plans adopted pursuant to the “State Planning 
Act”. 

6. Additionally, A redevelopment plan may include the provision of affordable housing in accordance 
with the “Fair Housing Act,” P.L. 1985, c.222 (C.52:27D-301 et al.) and the housing element of the 
municipal master plan; and 

7. The redevelopment plan shall describe its relationship to pertinent municipal development 
regulations including consistency with the municipal master plan. 

This Plan provides a detailed guide for the revitalization of these properties on the northern side of South 
Pemberton Road, and generally east of Birmingham Road and along the Rancocas Creek. It shall serve as 
the formal planning and zoning regulatory document within the Area.   

This Redevelopment Plan will set forth the permitted uses, bulk standards, design standards, and other 
requirements within the Redevelopment Area, which shall supersede the existing zoning currently 
applicable to each of the parcels within the Redevelopment Area, unless otherwise noted.  
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PLAN OVERVIEW 

This redevelopment plan permits a range of commercial and industrial uses within its boundaries and is 
intended to provide flexibility for the effective redevelopment of the Area.  

All future development is intended to be compatible with South Pemberton Road as an arterial highway 
corridor, while respecting and protecting the existing residential uses in the community.  

AREA BOUNDARIES AND LOCATIONAL CONTEXT 

The Redevelopment Area consists of fifteen properties, all located on the north side of South Pemberton 
Road, and east of Birmingham Road, generally south of the Rancocas Creek.  

• Block 790, Lot 1  

• Block 791.01, Lot 1 

• Block 791.02, Lot 1 

• Block 792, Lot 1 

• Block 793, Lots 2.01, 3, 4.01, 4.02, 5, 6, 7, 8, 9, 10.17 

• Block 1999, Lot 2 

The Redevelopment Area is located in the western side of Pemberton Township near the borders, with 
Southampton Township to the west, and along the border with Pemberton Borough to the east. The 
fifteen properties together are approximately 290 acres in size, and are developed with a mixture of low 
density commercial and residential uses along South Pemberton Road frontage, while the remainder of 
the site between South Pemberton Road and the Rancocas Creek is made up of vacant woodlands. 
Running through the northern end of the Study Area is the Pemberton Rail Trail, a converted railroad bed 
that is now a bicycle/walking trail along the banks of the Rancocas Creek. 

Surrounding the Redevelopment Area to the east is the Borough of Pemberton, with primarily wooded 
areas along the boundary, and small commercial and residential properties also located along South 
Pemberton Road (West Hampton Street in the Borough). North of the study area across the North Branch 
of the Rancocas Creek is the Pemberton Airport, as well as a large solar energy array. South of the Study 
Area is a mixture of low density residential and small commercial properties along South Pemberton Road, 
and just beyond those are several large farms. West of the Study Area are primarily low density residential 
uses along Birmingham Road and the Township Municipal Utilities Authority’s wastewater treatment 
facility, located along Indian Trail and the Rancocas Creek. The village of Birmingham is located 
immediately northwest of the Study Area, at the intersection of Birmingham Road and Indian Trail. 
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Based on aerial photography dating back to the 1930’s, it appears that much of the land area within the 
Redevelopment Area was potentially used as a quarry. However, it does not appear that any such activity 
has occurred on the site in the last 30 plus years.  

Redevelopment Area Boundaries 

 

 

Environmental Constraints  
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According to records from NJDEP, most of the lands within the Redevelopment Area that are proximate 
to Rancocas Creek are classified as wetlands, and also within the flood hazard area. Wetlands delineation 
by DuBois Engineering in confirmed the location of wetlands within the area.  
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REDEVELOPMENT PLAN VISION, GOALS, AND OBJECTIVES 

PLAN VISION 

This Redevelopment Plan provides for the effective transformation of lands that have long been vacant 
and underutilized, into new flexible industrial space that will be an asset to the community, and enhance 
the Township’s tax base.  

PLAN GOALS & OBJECTIVES 

The goals and objectives of this Redevelopment Plan are as follows:  

• Encourage the effective redevelopment of the area 

• Stimulate the economy of the Township 

• Provide opportunities for local employment 

• Protect the rural residential surroundings of the community through substantial landscaping 
buffering 

The goals and objectives listed above are consistent with and seek to advance the general goals of the 
Township’s Master Plan.  
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LAND USE PLAN 

RELATIONSHIP TO TOWNSHIP LAND DEVELOPMENT REGULATIONS  

In order to implement the Plan consistent with the objectives herein, the Redevelopment Area shall be 
developed in accordance with the standards detailed in this Redevelopment Plan. Except where otherwise 
noted, this Plan shall supersede the underlying zoning including use, bulk, and design standards of the 
Township’s Land Use and Development Regulations as they relate to the area governed by this 
Redevelopment Plan.  

Where no specific standards are otherwise provided in this Redevelopment Plan, the regulations and 
requirements found in Chapter 190 entitled Zoning of the Township Code shall apply.  

All development within the Redevelopment Area must be approved by the Planning Board of the 
Township of Pemberton, and shall be submitted following the normal subdivision and site plan submission 
and review procedures as found in N.J.S.A. 40:55D-1 et seq, and those within the Township’s Land Use, 
Zoning, and Development Regulations. 

Where a proposed change of tenancy or site alteration is proposed which would not require a subdivision 
or site plan approval as per the Township’s Land Use and Development Ordinance, Planning Board review 
shall not be necessary and a building or zoning permit may be issued by the appropriate construction or 
zoning official. 

Regular maintenance and minor repair shall not require Planning Board review and approval.  

DEFINITIONS 

The definitions found in Article II, Chapter 190-5 of the Township’s Land Use and Zoning Regulations shall 
apply unless otherwise noted herein. 

Auto Auction Market – A premises on which is held at periodic times, sales of automobiles and/or other 
motor vehicles, and includes facilities for indoor and outdoor storage of such automobiles or motor 
vehicles, and any related facilities for mechanical repair, maintenance, body repair, painting, washing, and 
other related activities, and which may also include display areas for vehicles, office spaces and other such 
spaces used for employees and customers as accessory uses to the auto auction market. Any use that 
qualifies as an Auto Auction Market shall not be considered a “junkyard” as defined below.  

Junkyard – any area, lot, land, parcel, building, or structure, or part thereof, used for the storage, 
collection, processing, purchase, sale, or abandonment of waste, scrap metal, discarded vehicles, 
machinery, or irreparable motor vehicles, or other type of junk.  
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Flex Space Industrial Use – a building or space which may be used for light manufacturing, warehousing, 
distribution, office space, light assembly or fabrication, or any combination of such uses. The specific use 
of the space may not be permanently defined, and it is intended that the use of the space may change to 
suit the needs of the user.  

Craft Brewery or Distillery – Any establishment engaged in the act of brewing or distilling any alcoholic 
beverage for sale and/or distribution to wholesalers, retailers, or consumption on the premises, licensed 
in accordance with the State Alcoholic Beverage Law. 

Scientific, Medical, or Research Laboratories – An establishment in which are located facilities for 
scientific research, investigations, testing, or experimentation, but not facilities for the manufacture or 
sale of products, except as incidental to the primary purpose of the laboratory. 

SUBMISSION REQUIREMENTS 

In addition to any required submission documents for subdivision or site plan approval found within the 
Township Code, the following documents shall be submitted with any application for subdivision or site 
plan approval within the Redevelopment Area:  

• Environmental Impact Report in accordance with Section 190-45.D(4)(h) of the Township Code.  

• Traffic Impact Study containing an analysis of the impacts of anticipated traffic to be generated 
by a proposed redevelopment project, including but not limited to the following:  

o Documentation of existing traffic conditions, including roadway capacity and current 
traffic volumes 

o Anticipated additional trips to be generated by the new development 

o Analysis of contributions to traffic during peak and non-peak hours  

o Analysis of impacts of anticipated truck traffic to and from the Redevelopment Area 

o A determination of any roadway deficiencies for existing or future conditions 
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ZONING REQUIREMENTS 

Compliance with the following standards shall be treated as zoning requirements. Any deviation from 
these standards that would result in a “d” variance as per N.J.S.A. 40:55D-70.d of the Municipal Land Use 
Law, shall be addressed as an amendment to the Plan. Neither the Planning Board nor the Zoning Board 
of Adjustment shall have the authority to allow deviations from these standards which would result in a 
“d” variance.  

The Planning Board shall have the authority to grant any deviations from these standards which would 
result in a “c” variance, as per N.J.S.A. 40:55D-70.c, to the same extent that they may grant relief from 
such standards under normal subdivision and site plan review processes. 

PERMITTED USES 

Permitted Principal Uses 

• Any use permitted as a principal use within the GCLI zoning district of the Township 

• Warehousing 

• Distribution Center 

• Flex Space Industrial Use 

• Craft Brewery or Distillery 

• Scientific, Medical, or Research Laboratory 

Permitted Accessory Uses 

• Off-Street Parking and Loading 

• Fences and walls 

• Administrative offices 

• Signs  

• Temporary construction trailers 

• Roof mounted solar energy panels 

• Any use that is customarily incidental and subordinate to the principle use 

Permitted Conditional Uses 

• Commercial Wireless Telecommunications Services, subject to the following conditions:  

o All equipment including towers and antennas shall be setback from any property line a 
minimum of the following: 
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 Towers – 150% of their height 

 Antennas – 50 feet 

 Other equipment – 50 feet 

o Towers may have a maximum height of 150 feet.  

o Other equipment shall have a maximum height of 10 feet, or in the case of roof mounted 
equipment, 10 feet above the height of the building on which they are attached.  

Prohibited Uses 

• Auto Auction Market 

• Junkyards 

• Any new residential uses are prohibited 

AREA, YARD, AND BULK REQUIREMENTS 

REDEVELOPMENT AREA BULK STANDARDS 

Lot and Principal Structure Requirements 

Minimum Lot Area 1 acre (43,560 
square feet) 

Minimum Lot Width 150 feet 

Minimum Lot Depth 150 feet 

Minimum Front Yard 100 feet 

Minimum Side Yard 100 feet 

Minimum Rear Yard 100 feet 

Minimum Setback from Residential Property Line 175 feet 

Maximum Building Height 2 stories / 60 feet 

Maximum Building Coverage* 35 percent 

Maximum Impervious Coverage* 70 percent 

Accessory Building Requirements 

Minimum Side Yard 25 feet 

Minimum Rear Yard 30 feet 

Maximum Building Height  1 story / 15 feet 

* Building and lot coverage calculations shall be based on gross area of the 
property.  
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ADDITIONAL ZONING REQUIREMENTS 

• Existing single family residences and existing group home or special needs residential facilities 
shall be permitted to remain as principal uses on their properties. All such properties shall be 
subject to the R-96 zoning district regulations of the Township’s zoning ordinance.  

• More than one permitted principal use or structure may be permitted on a single lot. In such an 
instance the minimum separation between buildings shall be 20 feet.  

• More than one permitted principal use may be permitted within a single building. 

• Where more than one permitted use is proposed on a lot or within a building, the required off-
street parking shall be the sum of the parking required for each use.  

• Accessory structures shall be permitted in a side or rear yard only. No accessory structures shall 
be permitted within a front yard area.  

• A dense vegetative buffer of at least 100 feet in width must be provided along any property line 
that is adjacent to any residential use or zone. No development shall be permitted within the 
buffer area.  

• No development, with the exception of an access driveway, shall be permitted within 150 feet of 
the Right-of-Way of Birmingham Road.  

OFF-STREET PARKING REQUIREMENTS 

The following minimum number of off-street parking spaces shall be provided for each use proposed 
within the Redevelopment Area:  

OFF STREET PARKING REQUIREMENTS 

Use Requirement 

Office Space 1 space per 200 square feet of gross floor area 

Flex Space Industrial 1 space per 1,000 square feet of gross floor area 

Craft Brewery or Distillery 1 space per 3 seats of service area; plus 1 space 
per 1,000 square feet of production area 

Science or Research Laboratory 1 space per 1,000 square feet of gross floor area 

Auto Auction Market 1 space per 250 square feet of gross floor area 

Warehouse or Distribution 1 space per 5,000 square feet of gross floor area 

All other uses Parking as required in Chapter 190-24.H 

OFF STREET LOADING REQUIREMENTS 

Use Requirement 

Flex Space Industrial 1 space per 7,500 square feet of gross floor area 
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OFF STREET PARKING REQUIREMENTS 

Use Requirement 

Craft Brewery or Distillery 1 space per 10,000 square feet of gross floor area 

Science or Research Laboratory 1 space per 10,000 square feet of gross floor area 

Warehouse or Distribution 1 space per 7,500 square feet of gross floor area  

All other uses Loading as required in Chapter 190-24.I 

 

DESIGN STANDARDS 

The following standards are intended to provide guidance in regards to the aesthetics of buildings, 
landscaping, and other site amenities and design features in order to encourage a high standard of 
development.  

Any deviation from the following Design Standards of this Redevelopment Plan shall be treated as a design 
waiver. The Planning Board shall have the authority to grant design waivers as an exception to these 
standards if it finds that the proposed conditions are satisfactory, and such deviation is appropriate under 
the circumstances.  

Redevelopment of the Area shall comply with the following design standards: 

PARKING AND CIRCULATION STANDARDS 

• All off-street parking and loading areas shall be set back a minimum of 50 feet from the South 
Pemberton Road ROW.  

• Parking areas for individual uses within the Redevelopment Area shall be coordinated and 
interconnected with adjacent properties, and are encouraged to utilize shared entrance 
driveways where feasible in order to minimize new curb cuts and access points to South 
Pemberton Road.  

• All off-street parking and loading areas shall be curbed and paved in accordance with Chapter 
190-38.D of the Township Code.  

• Off-street parking stalls shall have minimum dimensions of 9 feet in width and 18 feet in depth.  

• Off-street loading areas shall have minimum dimensions of 12 feet in width and 20 feet in depth.  

• Off-street loading areas shall be located in a side or rear yard, and shall be screened from view 
from any public ROW.  

• Internal driveways shall have a minimum width of 12 feet for one way driveways and 22 feet for 
two way driveways.  
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LANDSCAPING AND LIGHTING STANDARDS 

• A sidewalk of at least 6 feet in width shall be provided along the frontage of South Pemberton 
Road. The width of the sidewalk may be reduced at the discretion of the Planning Board, but in 
no event shall the sidewalk width be less than the width of the sidewalk provided on the adjacent 
portions of County Route 530 (Hampton Road) within Pemberton Borough.  

• The frontage of South Pemberton Road shall be planted with shade trees along the street, spaced 
no greater than 50 feet on center. Shade trees shall be located within 10 feet of the Right-of-Way 
of South Pemberton Road.  

• Required shade trees shall be native species, and deciduous trees with a minimum of 2-1/2 inch 
caliper at the time of planting.  

• Landscaping within a required landscape buffer area shall be composed of a dense mixture of 
deciduous trees, evergreen trees, shrubs, grasses, and other plantings so as to provide a 
continuous, year-round buffer to mitigate and absorb sights, sounds, particulate matter, and 
odors from spilling onto adjacent properties. 

• Existing natural wooded tracts may be included as a part of or the entirety of a required buffer 
area provided that the growth is of a sufficient density and width to serve the purpose of the 
buffer. 

• Off-Street parking areas of 50 or more vehicles shall include shade trees at a ratio 1 tree for every 
20 parking spaces. Shade trees shall be placed either within curbed landscaped islands within the 
parking area, or within 5 feet of the perimeter of the parking area.  

• All lighting on site shall be directed down and inwards towards the site so as to minimize any 
potential light spillage or light pollution.  

• The maximum average level of illumination across any accessible areas of a site shall not exceed 
2.0 footcandles.  

• Lighting on the property shall not exceed 0.1 footcandles at any property line except for the South 
Pemberton Road street frontage.  

• Internal lighting shall have a maximum mounting height of 22 feet, or the height of the principal 
building, whichever is less.   

• Fences in a front yard area shall not exceed 6 feet in height.  

• Fences in the front yard shall be set back a minimum of 30 feet.  

• Front yard fences shall be made of materials that are visually open. At least 50 percent of the 
fence area shall be transparent.  

• Fences in a side or rear yard area shall not exceed 8 feet in height.  

• Fences with barbed or razor wire are prohibited.  
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ARCHITECTURAL DESIGN STANDARDS 

• The front façade of any principal structure, or any façade which will be visible from a public right 
of way, shall be composed of brick, stone, stucco, metal, or similar decorative material from the 
base of the building to a height of at least 42 inches.  

• The front façade of any principal structure shall contain a minimum of level of transparency of 10 
percent of the facade, in the form of windows, doors, or other primarily transparent glazing.  

• All mechanical equipment such as HVAC, emergency generators, or other such equipment, shall 
be screened from public view.  

SIGNAGE STANDARDS 

All signage shall be in accordance with Chapters 190-41 and 190-44 of the Township Code.   
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RELATIONSHIP TO OTHER PLANS 

PEMBERTON TOWNSHIP PLANS 

Pemberton Township Master Plan 

The Township’s most recent Master Plan document is a Reexamination Report, which was adopted in 
September of 2014 as a review of the 2009 Master Plan. The report notes the following overall goals for 
the Township:  

• The need for additional ratable growth opportunities in areas both within the Pinelands and along 
State Highway 206.  

• Maintain a balanced community that offers a mix of land uses and densities that are appropriate 
for this rural community.  

• The need to continue to maintain the rural character of Pemberton Township by retaining the 
present distribution of land uses.  

The Reexamination Report does not make any specific recommendations for the properties within the 
Redevelopment Area, or for the General Commercial / Light Industrial (GCLI) zoning district.  

This Redevelopment Plan is substantially consistent with Pemberton Township’s Master Plan in that it 
encourages the redevelopment of lands into new light industrial facilities that will provide for increased 
commercial ratable properties. It also provides protections for the existing rural residential community 
that surrounds the Redevelopment Area.  

PLANS OF ADJACENT MUNICIPALITIES 

Pemberton Borough Master Plan 

The Redevelopment Area is adjacent to the Borough of Pemberton to the east. The properties to the east 
within the Borough are similarly developed with small scale commercial and residential uses along South 
Pemberton Road. Behind the street frontage is also hundreds of acres of undeveloped wooded areas. The 
properties along the highway frontage are zoned for highway commercial development, and the wooded 
areas behind them are zoned for lower density residential development. The wooded areas, like those 
areas within the Redevelopment Area in the Township, are mostly constrained by wetlands along the 
Rancocas Creek.  

This Redevelopment Plan is consistent with the planning and zoning of Pemberton Borough to the east. 
The proposed uses of light industrial facilities in the Redevelopment Area, along with the substantial 
buffering and landscaping requirements does not pose a detriment to the plans of Pemberton Borough.  
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STATE AND REGIONAL PLANS 

Burlington County Master Plan 

The Burlington County Highway Master Plan classifies South Pemberton Road (County Route 530) as a 
principal arterial highway. The Highway plan calls for two-lane principal arterial highways to be widened, 
and to include bicycle lanes as well as sidewalks. This Redevelopment Plan does permit any development 
near the ROW of South Pemberton Road, and does not conflict with any County plans for improvements 
on Route 530.  

State Development and Redevelopment Plan 

The State Plan Policy Map classifies the entirety of the Study Area into the Rural Planning Area (PA-4). The 
State Development and Redevelopment Plan (SDRP) describes the Rural Planning Area as the areas of the 
State intended to maintain the environs as large contiguous areas of farmland and other lands; revitalize 
cities and towns; accommodate growth in centers; promote a viable agriculture industry; protect the 
character of existing stable communities; and confine programmed sewers and public water services to 
centers.  

Although within the PA-4 area, the Redevelopment Area is located within a designated urban enterprise 
zone.  As such, this Plan is consistent with the State Development and Redevelopment Plan.   
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REDEVELOPMENT PLAN ACTIONS 

Outline of Proposed Actions 

The redeveloper will be required to enter into a Redeveloper’s Agreement with the Township that 
stipulates the precise nature and extent of the improvements to be made and their timing and phasing as 
permitted therein. 

Properties to be acquired 

The Area governed by this Redevelopment Plan is a Non-Condemnation Redevelopment Area. No 
properties are anticipated to be acquired in order to effectuate an effective redevelopment of the Area. 
Relocation assistance for any existing residence or business in the area is not anticipated. However, in the 
event that any such relocation assistance is deemed necessary, the Township will provide appropriate 
relocation assistance as required by State and Federal laws.  

Amending the Redevelopment Plan 

Upon compliance with the requirements of applicable law, the Township Council may amend, revise, or 
modify this Redevelopment Plan in general or for specific properties within the Redevelopment Area as 
circumstances may make such changes necessary and appropriate. The review and approval of any 
proposed amendments shall be undertaken in accordance with the procedures set forth in the LRHL. Any 
proposed changes in the Land Use Plan, including changes to permitted uses, building height, building 
setbacks, parking requirements, or other bulk standards, shall require notice and public hearings in a 
manner similar to the adoption of the original Plan. 

Other Actions 

The Township, acting as the Redevelopment Entity, may use any and all redevelopment powers granted 
to it pursuant to the LRHL to effectuate this Plan, except that the use of eminent domain shall be 
prohibited. The Township may enter into agreements with a designated redeveloper(s) in connection with 
the construction of any aspect of the Redevelopment Plan, including off-site improvements. 

As an essential part of any redeveloper’s agreement, the Township may require that a designated 
redeveloper provide improvements or upgrades to the public utilities and related infrastructure that will 
serve the Redevelopment Area as they relate to any impacts from a proposed redevelopment project. The 
Township may also require as an element of a redeveloper’s agreement that a redeveloper provide 
improvements to the Rancocas Creek greenway trails.  
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Amendment to Township Zoning Map and Zoning Regulations 

The Township Zoning Map is hereby amended to reference this Redevelopment Plan as a zoning district 
encompassing the Redevelopment Area as illustrated in the Redevelopment Area boundary map. 
Additionally, the listing of zoning districts in the Township Zoning Regulations is hereby amended to 
include a reference to this Redevelopment Plan as a zoning district and constituting substitute zoning 
standards for the properties within the Redevelopment Area.  

Non Discrimination Provisions 

No covenant, lease, conveyance, or other instrument shall be affected or executed by the Township 
Council or by a redeveloper or any of his successors or assignees, whereby land within the Redevelopment 
Area is restricted by the Township, or the redeveloper, upon the basis of race, creed, color, or national 
origin in the sale, lease, use, or occupancy thereof.  Appropriate covenants, running with the land forever, 
will prohibit such restrictions and shall be included in the disposition instruments.  There shall be no 
restrictions of occupancy or use on the basis of race, creed, color or national origin. 

Duration of the Plan 

The Redevelopment Plan, as it may be amended from time to time, shall be in full force and effect upon 
its adoption by ordinance by the Township of Pemberton Township Council and shall be in effect until the 
Township Council shall by ordinance adopt new regulations to supersede those found in this 
Redevelopment Plan. 

Severability 

If any section, paragraph, division, subdivision, clause, or provision of this Redevelopment Plan shall be 
adjudged by the courts to be invalid, such adjudication shall only apply to the section, paragraph, division, 
subdivision, clause, or provision so judged, and the remainder of this Redevelopment Plan shall be 
deemed valid and effective. 

Redeveloper Obligations 

Redevelopment under the terms of this Redevelopment Plan shall only be undertaken pursuant to a 
redevelopment agreement entered into between the Township, acting as the Redevelopment Agent, and 
a designated redeveloper. The following restrictions and controls on redevelopment shall apply 
notwithstanding the provisions of any zoning or development ordinance or other regulations now or 
hereafter in force: 

• The redeveloper will be obligated to carry out the specified improvements in accordance with this 
Redevelopment Plan. 

• The redeveloper, its successors or assignees, shall develop the Redevelopment Area in accordance 
with the uses and building requirements specified in the Redevelopment Plan. 



PEMBERTON TOWNSHIP – South Pemberton Road Redevelopment Plan 

January 2021  19 

• Until the required improvements are completed and a certificate of completion is issued, the 
redeveloper covenants provided for in N.J.S.A. 40A:12A-9 and imposed in any redevelopment 
agreement, lease, deed or other instruments shall remain in full force and effect. 

• The redevelopment agreement(s) shall contain provisions to assure the timely construction of the 
redevelopment project, the qualifications, financial capability and financial guarantees of the 
redeveloper(s) and any other provisions necessary to assure the successful completion of the 
project. 
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APPENDICES 

Appendix A – Governing Body Resolution 

Appendix B – Map of Redevelopment Area 
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