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REDEVELOPMENT PLAN 

 

Redevelopment Area Delineation  

 

Specific blocks and lots situated within Rowan College at Burlington County - Redevelopment 

Area are as set forth below: 

 

▪ Block 843:  Lot 1 (41.99ac)  

Lot 10 (168.66ac) 

 

▪ Block 843.01: Lot  1.01 (14.03ac) 

 

In order to meet the goals set forth in the Township’s Master Plan as well as to promote a diverse 

mix of uses including; office, light industrial, academic, recreation, housing and retail for residents, 

workers, and visitors, the redevelopment area has been divided into three distinct areas. The areas 

are illustrated on Figure 1 and described in detail below.  

 

Area I – Parts of Block 843.01/Lot 1.01 and Block 843/Lots 1 

 

The northern halves of lot 1 and lot 1.01 with Rancocas Creek Rd serving as the southern boundary. 

The plan envisions this area to be developed with a mix of commercial and residential 

development. Additional details provided below. 

 

Area II – Parts of Block 843/Lot 10  

 

The area currently developed as the former campus of Rowan College at Burlington County, 

bounded by Pemberton Browns Mills Road to the north, 4 Mile Road to the east, Rancocas Creek 

Dr. to the south, and Block 843/Lot 1 to the west (approximately 200 ft. west of the Rowen College 

pool facility).  While the County has continued to lease the site to various users, Rowan College 

at Burlington County has transferred all functions to the Mount Laurel Campus. This 

redevelopment plan envisions the area to be developed over time, in a coordinated fashion, in a 

series of phases and a mix of various uses.   

 

Area III – Parts of Part of Block 843.01/Lot 1.01 and Block 843/Lots 1 and 10  

 

The area currently undeveloped and bordered by Rancocas Creek Dr. to the north and the North 

Branch Rancocas Creek to the south.  This plan envisions the area to be developed with a mix of 

passive recreation and conservation.  

 

Background 

 

In 2016, the Planning Board of the Township of Pemberton was directed by the Township Council 

to examine whether existing conditions relating to the parcels set forth above rose to the level of 

criteria evidencing the area in need of redevelopment as provided under the Local Redevelopment 

and Housing Law N.J.S.A. 40A: 12A-1 et seq.  Upon review of the aforementioned preliminary 
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investigation, the Planning Board concluded that the entirety of the study area qualified for 

declaration as a non-condemnation area in need of redevelopment given: 

  

i. The presence of substandard structures and significant deterioration of educational 

buildings on a 224-acre campus 

ii. The obsolescence of the Rowan College Burlington County, as evidenced by the closure 

of the library, impending closure of the remaining buildings, and extent of obsolete surface 

parking 

iii. Deterioration of site improvements that present enhanced potential for injury, in particular, 

for pedestrians 

iv. Excessive land coverage related to deteriorating parking areas that are no longer needed 

for remaining educational and recreational functions of the site that are currently being 

phased out, much of which is an obsolete parking and land coverage design relative to the 

New Jersey Pinelands Commission’s (Commission) wetland protection standards 

v. The Township’s designation in this area as an Urban Enterprise Zone  

vi. The redevelopment of the area consistent with smart growth principles. 

 

Pursuant to the requisite public hearing, the Township Planning Board recommended that the 

entirety of the study area be declared an area in need of redevelopment based upon criteria a, d, g, 

and h.  

 

Acquisition, Demolition and Relocation Plan 

 

The Pemberton Township Council adopted a resolution designating the Rowan College at 

Burlington County as an area in need of redevelopment in accordance with the Local 

Redevelopment and Housing Law (N.J.S.A.  40A:12A-1 et seq.).  The designation took place after 

the Local Redevelopment and Housing Law was amended in 2013 to require that the designation 

be declared a condemnation or non-condemnation area in the governing body resolution.  This 

redevelopment area was designated as a non-condemnation redevelopment area and as a result, no 

properties located within the Redevelopment Area may be acquired in accordance with the Local 

Redevelopment and Housing Law (N.J.S.A. 40A:12A-1 et seq.), Eminent Domain Act of 1971, 

P.L. 1971, c.361 (N.J.S.A. 20:3-1 et seq.) and this Redevelopment Plan.  While condemnation is 

strictly forbidden, nothing prohibits the Township from acquiring property in a non-condemnation 

manner. Any properties in this Redevelopment Area that are acquired by the Township of 

Pemberton may subsequently be sold or transferred to a selected redeveloper in accordance with 

this Redevelopment Plan.  

 

The Township will seek to implement the Redevelopment Plan in cooperation with the existing 

property owners, interested stakeholders and/or any future owner who may acquire the property in 

fee simple.   

 

Goals and Objectives of Redevelopment Plan 

 

This redevelopment plan principally envisions the development in a planned, coordinated fashion.  

While the exact location of uses and layout has not yet been determined, the Township envisions 

the development of a mixed-use project, through a series of coordinated subdivisions and projects.  
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Uses anticipated to be developed include recreation, residential, office, medical, light industrial 

and retail.  For the type of development envisioned, this plan advances the creation of 3 new zoning 

districts, improved connectivity within the redevelopment area through multi-modal transportation 

enhancements, and the implementation of design standards providing an enhanced aesthetic 

quality and compatibility between uses.  Within the context of this overall redevelopment plan a 

set of objectives have been established.  These objectives include the following: 

 

▪ Redevelop the Rowan College at Burlington County site with a mix of uses. 

▪ Ensure that the Township has a strong economic base that provides a mix of 

employment opportunities. 

▪ Stimulate economic investment within the Township. 

▪ Ensure protection of important environmental resources. 

▪ Provide open space for active and passive recreation. 

▪ Create an internal circulation pattern that provides for the connection of uses.  

▪ Provide landscaping which is natural, native and abundant. 

▪ Maintain the rural character of the area. 

▪ Ensure that development is compatible with surrounding development patterns.  

▪ Promote, new urbanism, neo-traditional design, green building and sustainable 

design. 

▪ Limit development to disturbed areas when feasible. 

▪ Encourage the creative use of landscape material and innovative stormwater 

management techniques to lessen the negative impact on stormwater runoff. 

 

In accordance with section 6 of P.L. 1992, c. 79 (C.40A:12A-7), an outline for the planning, 

development, and redevelopment of the project area is advanced herein.  Unless otherwise 

specified, this plan supersedes the permitted uses and bulk standards of the prevailing zoning in 

the redevelopment area.  Pursuant to the Local Redevelopment and Housing Law, the Township 

will amend the Township Zoning Map to reflect the establishment of a redevelopment zone with 

superseding requirements. 

 

Redevelopment Entity 

 

The Township of Pemberton shall be the redevelopment entity pursuant to N.J.S.A. 40A-12A-4.c 

that is responsible for implementing this Redevelopment Plan and administering redevelopment 

projects within the designated Redevelopment Areas as set forth in N.J.S.A. 40A-12A-8. The 

Township Council may choose to create and designate a redevelopment entity to implement the 

plan.  

 

Definitions 

 

For the purpose of this Redevelopment Plan, and in addition to any terms defined within the body 

of this document, the following terms shall have the meaning as set forth in this section. Terms not 

defined herein shall have the meaning set forth in the Code of the Township of Pemberton.  Terms 

presented as singular or plural, masculine or feminine, shall be construed within the context in 

which they occur. 
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Accessory Use - A use which accompanies a principal use.  No accessory use shall be permitted 

in the redevelopment area without a principle use. 

 

Flex Space – A building designed to be flexible regarding uses.  The space is not built out based 

on an intended use but built out once a use is identified.  It is mainly used when referring to 

industrial/office space. 

 

Impervious Coverage - The area of a lot or parcel upon which all structures and materials that are 

highly resistant to water infiltration, inclusive of permitted setback encroachments, are located.  

 

Massing - The three-dimensional bulk of a structure (i.e., its height, width and depth).  

 

Mixed-Use Building – A building containing both residential and non-residential uses and 

having one or more common entrance(s), a common lobby area and elevator(s) to service the 

dwelling units therein.  

 

Principal Use - The main purpose for which a lot or building is used.  There can be more than 

one principal use on a lot or within the redevelopment area. 

 

Smart Growth - A term given to planning theories and practices designed to combat the suburban 

sprawl experienced in New Jersey (and other states) in the post-World War II era. 

 

Temporary Use - Short-term placement of activities on privately owned property with appropriate 

regulations so that such activities will be compatible with the surrounding area and uses. 

 

Overall Concept 

 

This plan conceptually envisions that development will occur gradually and thus does not mandate 

a specific sequence or timetable.  In general terms, the overall redevelopment area, illustrated 

below (Figure 1), should be considered in three parts, Area I and Area II to be developed with a 

mix of uses, and Area III to be developed with passive recreational amenities. The Township 

understands that different users will promote ideas which fit their needs and as such has kept the 

site’s design flexible.  With all proposals it will be important to provide access between sites and 

uses so that development can occur in a cohesive manner.  Any development should consider and 

conceptualize future roads so to inform design and permit continued site development.  Over time, 

it is the Township’s hope that the redevelopment area will develop into a well-integrated 

development with a unified aesthetic and feel.  Specifically discouraged is a ‘piecemeal’ 

redevelopment approach having an emphasis on standalone/single parcel development without 

consideration of future development.  While it is likely that different owners and builders will 

develop separate projects within the redevelopment area, a master developer is desired.  In lieu of 

a master developer who has laid out a street network and subdivided the property, development 

proposals are required to provide conceptual development plans for the redevelopments entirety.  

 

From a strategic standpoint, this redevelopment plan seeks to promote through the employment of 

the tools available under redevelopment planning, coordinated, efficient and balanced growth in 

the redevelopment area resulting from the establishment and integration of uses appropriate to, 

https://ecode360.com/11301399#11301399
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and able to benefit from, proximity to regional and local roadways.  Accordingly, this plan, which 

is consistent with the Pemberton Township Master Plan, advances refinements to prevailing 

zoning, encourages flexibility of design achieved through the mechanism of planned development, 

allows for a mix of uses, and promotes the use of design standards to ensure aesthetic quality and 

compatibility between uses.  

 

The high quality of the new developments should be expressed in the landscaping of streets and 

sidewalks and at the vehicular and pedestrian entrances to the redevelopment areas.  Just as current 

buildings are set off the road, future development should consider the Township’s environs with 

building heights appropriately scaled.  Additionally, any development should incorporate 

pedestrian linkages to surrounding uses, neighborhoods, and adjacent open spaces.  

 

This plan is intended to promote development that is environmentally sensitive.  In particular, 

development is to include measures to ensure the protection of water resources, preventing 

additional health risks and/or water treatment costs that could result from development. Use of 

innovative stormwater management practices, especially low-impact development and 

nonstructural stormwater management techniques are strongly encouraged.  

 

To channel development to Regional Growth Areas and away from environmentally sensitive 

areas, the Commission implements the Pinelands Comprehensive Management Plan (CMP) and 

Pinelands Development Credits (PDC). While the CMP guides land use, development and natural 

resource protection within the Commission’s 938,000-acre Pinelands Area, PDCs act as a regional 

transfer of development rights program. PDCs are allocated to landowners within the Preservation 

Area District, Special Agricultural Production Area and Agricultural Production Area and these 

credits can be purchased by property owners/developers within Regional Growth Areas and 

utilized to increase residential densities. 
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Figure 1 – Redevelopment Area 

 
Area I 

 

Permitted Principal Uses - The permitted uses of underlying zoning districts are suspended.  In 

lieu of these uses, permitted uses in Area I are limited to the following: 

 

Principal uses shall include: 

 

▪ Multi-Family Dwellings 
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▪ Neighborhood Commercial 

 

Accessory uses shall include: 

 

▪ Second Story Dwelling Units 

▪ Private Residential Swimming Pools 

▪ Off-Street Parking and Private Garages  

▪ Fences, Walls, Decks, etc.  

▪ Low-Intensity Recreational Facility  

 

The purchase of Pinelands Development Credits (PDCs) is required in association with any 

residential development to be located within Area I of this redevelopment area. PDCs shall be 

acquired and redeemed for twenty-five percent (25%) of all residential units in Area I of this plan. 

Low- and moderate-income affordable units that are provided on-site to satisfy the ten percent 

(10%) requirement established on page 22 of this Plan are exempt from the PDC requirement.  

 

Any local approval, including variances, which grants relief from density or lot area requirements 

for a residential use shall require that PDCs be used for all dwelling units or lots in excess of that 

otherwise permitted. 

 

Any local approval, including variances, which authorizes nonresidential development in Area I 

shall require that PDCs be acquired and redeemed at 50 percent of the maximum rate permitted 

for parcels under 10 acres in size, at 75 percent of the maximum rate permitted for parcels between 

10 and 20 acres in size and at 100 percent of the maximum rate permitted for parcels over 20 acres 

in size. 

 

Area I Bulk/Area Requirements 

 

As illustrated in Figure 2, Area I is comprised of two lots. Due to parcel size and corner location, 

it is anticipated that each lot will be developed independently. While the portions of the sites 

bordering Pemberton Bypass and Pemberton Browns Mills Road are relatively clear and level, the 

rear of the Block 843.01/Lot 1.01 has a bit more topography. While the following bulk & area 

requirements are intended to service as a guide for development within Area I, this redevelopment 

plan anticipates that the redeveloper, in conjunction with the redevelopment entity, may modify 

bulk and area requirements to better address their sites specifics.  All proposed bulk and area 

recommendations are subject to approval by the Redevelopment Entity. 

 

Principal Building Minimum 

 

▪ Lot area: 7,500 feet 

▪ Lot frontage: 50 feet 

▪ Lot width: 50 feet 

▪ Lot depth: 150 feet 

▪ Side yard: 10 feet 

▪ Front yard: 25 feet 

▪ Rear yard 50 feet 
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Maximum 

 

▪ Building coverage of principal building: 15% 

▪ Building height: 30 feet 

▪ Total impervious surfaces: 25% 

▪ Density: 10 units per acre  
 

Figure 2 – Area I 

 
Area II  

 

At the heart of the Area II (shown on Figure 3) is the community’s desire to create a lasting 

economic impact.  Since 1996, parts of Pemberton Township have been designated a New Jersey 

Urban Enterprise Zone.  New Jersey’s Urban Enterprise Zone (UEZ) Program was enacted in 1983 

to foster an economic climate that revitalizes designated urban communities through public and 

private investment.  Pertinent UEZ benefits include, reduced Sales Tax on certain purchases; tax-

free purchases on capital equipment, facility expansions and upgrades; financial assistance from 

State agencies; subsidized unemployment insurance costs for employees who earn less than $4,500 

per quarter, tax credit options for new permanent full-time employees and Corporate Business Tax 

credit on qualified investments.   
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The 2009 Master Plan Elements which most directly relate to the redevelopment area include the 

Land Use Plan, Housing Plan and Economic Plan.  These elements envision a Pemberton 

Township that provides additional services needed and desired by residents.  While the 

redevelopment area is not directly called out in these elements, many of the policy goals stated 

relate to redevelopment.  Goals indicated in the 2009 Master Plan, include:  

 

Land Use Plan 

 

▪ To maintain the rural character of Pemberton Township by retaining, as much as possible, 

the present distribution of land uses as may be adjusted here in. 

▪ To encourage a plan that is pedestrian oriented. 

▪ To encourage a living/working area and gathering place within the community. 

 

Housing Plan 

 

▪ To preserve and promote a variety of housing types offering a range of affordability to 

meet the diverse needs and preferences of the Township’s different age groups, income 

levels, and life styles. 

▪ To satisfy the Township’s affordable housing obligations and obtain substantive 

certification for the Housing Element and Fair Share Plan from the Council on Affordable 

Housing (COAH). 

▪ To ensure that new housing development is in character with existing land use patterns and 

with land use patterns recommended in the Land Use Plan Element. 

▪ Encourage new urbanism and neo-traditional developments that provide a variety of 

housing opportunities. 

 

Economic Plan 

 

▪ To expand and diversify the economic profile of the Township. 

▪ To increase tax ratables so the Township can maintain and improve the quality of services 

it provides to its residences and businesses. 

▪ To provide a business friendly environment for existing businesses which have invested in 

the Township, and provide a supportive environment for those wishing to upgrade or 

renovate. 

▪ To build an economy on the natural features of Pemberton and market Pemberton as a 

recreation destination. 

▪ To promote agricultural businesses and provide farmers areas to sell their products. 

 

Furthermore, the Economic Element discusses the potential for expanded land use changes and 

commercial zoning in Browns Mills along Pemberton Browns Mills Road, encouraging 

redevelopers and developers to enter into a Payment In Lieu of Taxes (PILOT) program, and 

improved interfacing with the military regarding private sector companies locating within 

Pemberton Township. 
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It is envisioned that sustainability will drive all design elements and that, over time, use synergies 

will develop.  Due to the emphasis on planned development within the redevelopment area, this 

plan requires that prospective redevelopers illustrate the extent to which proposed development 

will be compatible with the type of development envisioned over the remainder of the lands.  As 

such, land subdivisions, except those that show a logical progression, ensure the continued 

viability of remaining acreage and occur in accordance to an overall phased plan, are discouraged. 

Additionally, it is noted that the site has numerous wetland areas and development is strongly 

encouraged to be limited to only previously developed areas. 

 

Permitted Principal Uses - The permitted uses of underlying zoning districts are suspended.  In 

lieu of these uses, permitted principal uses in Area II are limited to the following: 

 

Principal uses shall include: 

 

▪ Residential (Multi-Family) 

▪ Flex Space (Office/Light Industrial) 

▪ Hospital, health-care, social service or similar use 

▪ Retail  

▪ Low-Intensity Recreational Facility  

▪ Government offices, maintenance facilities and related structures and uses. 

▪ Child-care centers 

 

Accessory uses shall include: 

 

▪ Outdoor Temporary Use (food trucks, farmers markets, other temporary uses) 

▪ Private Residential Swimming Pools 

▪ Off-Street Parking and Private Garages  

▪ Fences, Walls, Decks, etc.  

▪ Low-Intensity Recreational Facility  

▪ Outdoor storage of equipment, when located in rear yard areas and screened from public view. 

▪ Garages to house vehicles associated with any principal or accessory use. 

 

The purchase of Pinelands Development Credits (PDCs) is required in association with any 

residential development to be located within Area II of this redevelopment area. PDCs shall be 

acquired and redeemed for twenty-five percent (25%) of all residential units in Area II of this 

plan. Low- and moderate-income affordable units that are provided on-site to satisfy the ten 

percent (10%) requirement established on page 22 of this Plan are exempt from the PDC 

requirement. 

 

Any local approval, including variances, which grants relief from density or lot area 

requirements for a residential use shall require that PDCs be used for all dwelling units or lots in 

excess of that otherwise permitted. 

 

Area II Bulk & Area Requirements 
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As illustrated in Figure 3 (above), Area II is comprised of two large lots. It is anticipated that 

development will likely occur under at least two separate developers and that multiple subdivisions 

will be necessary. While the following bulk & area requirements are intended to service as a guide for 

development within Area II, this redevelopment plan anticipates that the redeveloper, in conjunction with 

the redevelopment entity, may modify these bulk and area requirements to meet their intended site 

requirements.  All proposed bulk and area recommendations are subject to approval by the Redevelopment 

Entity. 

 
Principal and Accessory Building Minimum 

 

▪ Lot area: 20 acres 

▪ Lot frontage: 150 feet 

▪ Lot width: 150 feet 

▪ Lot depth: 150 feet 

▪ Perimeter setback 50 feet 

▪ Interior property line setback: 10 feet 

▪ Building separation: 20 feet 

 

Maximum 

 

▪ Building coverage of principal building: 50% 

▪ Building height: 50 feet 

▪ Total impervious surfaces: 70% 

▪ Density: 10 units per acre  
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Figure 3 –Area II 

 
Area III 

 

Permitted Principal Uses - It is the Township’s desire that the undisturbed areas of the site, 

generally south of Rancocas Road, remain natural. Nearly the entirety of the area is comprised of 

wetlands, and hereby development is significantly limited. The Township anticipates that Area III 

be developed with trails or other recreational activities and will permit construction activity only 

in areas which are already disturbed and only when necessary to operate said recreational uses in 

compliance with the CMP. Any construction will require approval from both the Township and 

the Pinelands Commission. The permitted uses of underlying zoning districts are suspended. In 

lieu of these uses, permitted principal uses in the study area are limited to the following: 

 

Principal uses shall include: 

 

▪ Low-Intensity Recreational Facility (hiking, biking, and canoeing) 

 

Accessory uses: 

 

▪ Off-Street Parking  

▪ Fences, Walls, Decks, sheds, docks, etc.  
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Area III Bulk/Area Requirements 

 

As illustrated in Figure 4, Area III is comprised of the southern wooded portion of the study 

areas.  As the area is comprised largely of wetlands, in conjunction with the Township and 

Pinelands Commission the redeveloper will develop bulk and area recommendations suitable 

for a specific project site.  All proposed bulk and area recommendations are subject to approval 

by the Township Council, Redevelopment Entity and the Pinelands Commission.  Any 

proposed development will need to meet wetland development standards as indicated in the 

Pinelands Comprehensive Management Plan. The site currently serves as an access point for 

the Burlington County Rancocas Creek Canoe Trail and it is anticipated that the existing access 

will be maintained. 

 

Any local approval, including variances, which authorizes residential development in Area III 

shall require that Pinelands Development Credits be acquired and redeemed for 50 percent of 

the authorized units for parcels under 10 acres in size, for 75 percent of the authorized units 

for parcels between 10 and 20 acres in size and for 100 percent of the authorized units for 

parcels over 20 acres in size. 

 

Figure 4 – Redevelopment Area III 
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Design Guidelines and Special Requirements 

 

Special Design Requirements Applicable to the Entirety of the Redevelopment Area: 

 

The high quality of the new development should be expressed in the landscaping of the streets 

and sidewalks, at the vehicular and pedestrian entrances to the area and regarding the aesthetics 

of all buildings.  The following guidelines layout the basis for any future development of special 

design requirements.  It is the goal of the Township to maintain the rural aesthetics, while 

providing residents with an economic opportunity.  Unless specified herein, all applicable 

Township Ordinance sections should still apply.  Guidelines should be indicated as follows: 

 

Public Right of Way 

 

1. Sidewalks should be located along all public streets and areas of high traffic volume, and 

be a minimum of 5 feet in width. 

 

2. On street parking should be encouraged.  Roadway design goals should be to minimize 

impervious surface while accommodating various users, including building occupants and 

visitors.  Street standards should meet those standards as proscribed by the Township 

Engineer. 

 

Mechanical Screening, Trash Collection and Loading Areas 

 

1. All mechanical equipment, whether placed on the ground, roof or other location, should be 

screened from ground level view with an acceptable material compatible with the 

architectural scheme of the development or vegetative screening.  

 

2. No centralized outdoor storage, trash collection or compaction, or other such uses shall be 

located within twenty (25) feet of any public street or pedestrian network.  

 

3. Loading facilities should be screened with either vegetation or hardscaping sufficient to 

block activity from pedestrian and automobile view.  

 

4. These regulations shall not apply to single family, townhouse or duplex dwelling units, 

which will be expected to handle storage on an individual basis. 

 

Lighting 

 

1. All exterior lighting fixtures should be ornamental and compatible with the architectural 

style of surrounding buildings. 

  

2. All light fixtures located along property frontage should be in accordance with the lighting 

design standards as laid out in the Browns Mill Redevelopment Plan.  
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3. All other light fixtures proposed as part of a site plan should be ornamental and compatible 

with the architectural style of the building.  Light fixtures are subject to review and 

approval of the Redevelopment Entity. 

 

4. Illumination requirements as to building mounting, and other lighting standards can be 

found in the Township’s Zoning Ordinance.   

 

Landscaping 

 

1. Landscaping shall be provided as approved by the reviewing Planning Board to provide 

shade, designate entrances, screen parking from roads, buffer utility areas, and provide 

aesthetic interest throughout the year.  Native vegetation should be utilized where possible 

due to its natural resistance to drought and disease and its acclimation to this area. 

 

2. Extensive landscaping shall be required in accordance with a plan conceived for each site.  

All areas of a site not occupied by buildings, parking lots, textured paving or other 

improvements shall be intensively landscaped by the planting of grass or other live cover; 

masses of shrubs; and trees as part of site plan approval.  Landscaping shall be integrated 

with other functional and ornamental site design elements, such as ground paving materials 

and walkways, gazebos, fences and walls, street furniture, art and sculpture. 

 

3. Landscaping shall be provided along the perimeter property lines of the entire 

redevelopment area.  Existing vegetation which is of high quality and appropriate density 

can be utilized towards this requirement. Landscaping measures shall be in conformance 

with the requirements set forth in the Township Zoning Ordinance, Section 190.50, etc.  

 

Sustainability 

 

Compliance with the Township’s stormwater management ordinance for Pinelands Area is 

required.  

 

Special Design Requirements Applicable to Area II: 

 

Parking and Circulation  

 

1. In order to limit curb cuts and promote a safe circulation pattern, interconnectivity of 

parking facilities, uses and the sharing of parking facilities is strongly encouraged.   

 

2. On-site parking may not exceed 105% of the stated Township Zoning Ordinance 

requirements.  

 

3. In order to minimize impervious surface coverage and aid in the preservation of natural 

features within the redevelopment area, creative or alternative parking arrangements which 

minimize land coverage are encouraged. 
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4. A traffic study is to be submitted in conjunction with any development proposal, unless 

deemed unnecessary by the executed redeveloper agreement.  Any traffic study should 

adequately demonstrate the amount of traffic to be generated and capacity of the existing 

roadway network to absorb expected traffic volume.  Such study must clearly demonstrate 

findings of no significant impact, or discuss measures to be taken in order to alleviate 

expected traffic impacts.  

 

5. All parking and loading areas shall be paved and shall have curbing.  

 

6. Parking lot layout should take into consideration pedestrian circulation and activities. 

Pedestrian crosswalks should be provided (where necessary and appropriate), should be 

distinguished by textured paving and should be integrated into the wider network of 

walkways.  Pavement textures are required on pedestrian crosswalks, and strongly 

encouraged elsewhere in the parking lot, as surfacing materials or when used as accents.  

 

7. To enhance the pedestrian experience, off-street parking areas should, to the greatest extent 

practical, be hidden from view (located behind the principal structures they serve or a 

substantial vegetation screen).  

 

Internal Walkways and Greenways 

 

1. Internal walkways should be located so to provide connections between all uses while also 

considering future develop.  Walkways should be located adjacent to the front of all 

buildings, adjacent to any area of pedestrian activity and between all parking areas and 

buildings so to provide for safe and convenient pedestrian access.  Additionally, walkways 

should be separate and distinct from motor vehicle circulation. 

 

2. Walkways between uses should be constructed of pervious concrete or a product of 

comparable durability.  Recreational walkways can be constructed of alternative materials 

approved by the Planning Board. 

 

3. The creation of a larger greenway/improved trail network is encouraged.  Connections 

should additionally be made so that site systems can be connected thus creating a Township 

trail network and allowing pedestrian and/or bicycle connections between the 

redevelopment area’s developed portions and portions set aside for parkland and passive 

recreation. 

 

4. All pedestrian walkways, except recreational walkways, should be lit with ornamental 

lighting fixtures.  While recreational walkways are exempted from ornamental lighting, 

lighting and benches should be provided.  

 

Building Massing, Facades and Exterior Walls  

 

1. The architectural treatment of a façade should be completely continued around all visibly 

exposed sides of a building.  All sides of a building should be architecturally designed to 

be consistent regarding style, materials, colors and details.  Walls or portions of walls 
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where windows are not provided should have an architectural treatment wherever they face 

adjacent streets, walkways and residential areas.  Windows should not be composed of 

reflective materials providing the appearance of continuous mirrors.   

  

2. Undifferentiated facades, facades where the vertical elements overwhelm the horizontal 

elements indicative of changes in level or use, expansive blank walls, or facades with 

extended horizontal fenestration, are prohibited.  

 

3. Façade colors should be low reflective, subtle, natural or earth tone colors.  Bright reds, 

oranges, yellows, or other high intensity colors and neon tubing is prohibited.   

 

4. Buildings should avoid long uninterrupted walls.  Building wall offsets, including both 

projections and recesses, are required to provide architectural interest and variety, and 

relieve the visual effect of a single, long wall.  

 

5. Larger buildings should reduce the appearance of bulk through recesses, off-sets, changes 

of plane, stepped terraces or other devices which break down and articulate building mass.  

 

Building Orientation 

 

1. Buildings should be oriented towards the public street so that pedestrians and approaching 

vehicles are not presented with loading areas, fencing or other accessory uses.  

 

2. Residential buildings should always present the building frontage towards the street, 

parking and loading should be minimally visible from the public right of way or private 

access. In a multiple building developments, buildings located on the interior of a site 

should front towards and relate to one another, both functionally and visually. 

 

Roof 

 

1. The type, shape, pitch, texture and color of a roof should be considered as an integral part 

of the design of a building and should be architecturally compatible with the style, 

materials, colors and details of such buildings.  

 

2. Architectural embellishments that add visual interest to roofs, such as dormers, belvederes, 

masonry, chimneys, cupolas, clock towers and other similar elements are encouraged, 

provided that they are architecturally compatible with the building.  

 

3. Buildings should avoid long uninterrupted roof planes and provide architectural interest 

and variety to the massing of a building. 

 

Sustainability 

 

1. Strongly encouraged is the use of the U.S. Green Building Council’s Leadership in Energy 

and Environmental Design (LEED) construction standards.  Any new building construction 

or major renovation project should, at a minimum, meet the LEED “certified” rating if it 
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is: funding wholly or in part by the Township, through funding awarded to the Township 

or with funds received from any source solely because of the redevelopment status of the 

redevelopment area.  

 

2. This plan encourages water and energy conservation and stewardship.  Innovative 

techniques for such conservation efforts include:  low water-demand landscaping, water-

conserving irrigation practices, the use of rooftop run-off for irrigation and/or building 

sanitation, water-conserving plumbing or green roofs.  Additionally, this plan recommends 

that the applicant develop and implement innovative stormwater management measures, 

including pre-treating stormwater, low-impact and nonstructural stormwater management 

techniques. 

 

Outdoor Spaces and Public Amenities 

 

1. As a central design element, public squares or gathering spaces should be considered.  

These spaces should be designed as places where Township residents and users of the 

redevelopment area have an opportunity for interaction.  It is envisioned that these spaces 

could be programed for public events such as farmers markets, outdoor movies, etc. 

2. Public and semi-public improvements and amenities, such as landscaping, benches, trash 

receptacles, lighting fixtures, and street signage, should be consistent with the Township’s 

standard or other redevelopment areas. 

 

Parking Area Location 

 

In the event the redeveloper elects to construct parking in the front of the buildings, said 

parking shall be limited to no more than one row of head-in or diagonal parking that is 

sufficiently screened from the view and properly landscaped.  

 

Acknowledgement of Obligation to Provide Affordable Housing 

 

This plan acknowledges the constitutional obligation that Pemberton Township has to provide a 

realistic opportunity for the production of housing units affordable to families of low and moderate 

income.  As a result of an out of court settlement between the Township and Fair Share Housing 

Center, the Township is not required to plan for additional affordable housing units prior to 2025. 

Applicants for development within the redevelopment area are to address satisfaction of a future 

obligation in a manner acceptable to the redevelopment entity consistent with rules promulgated 

by the New Jersey Council on Affordable Housing (COAH) and the Courts.  All nonresidential 

development is required to post a developer’s fee in an amount equal to two and a half percent 

(2.5%) of the developments equalized assessed value.  All residential development will either 

negotiate with the Township regarding a payment-in-lieu or provide a 10% affordable housing set 

aside. 

 

Economic Development and Financing 

 

• This plan recognizes the benefit of the employment of short and long-term tax abatement 

and exemption strategies.  Said strategies should be considered on a case by case basis 
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where through the preparation and submission of a fiscal analysis report, the need for such 

and the fiscal impact on the community can be clearly demonstrated. 

• In order to spur economic development, re-subdivision of land for flexible accommodation 

of various uses is recommended under this plan. 

• Utilization of public/private partnerships and execution of redevelopment agreements with 

redevelopers is encouraged as may be necessary in order to facilitate the full realization of 

this plan’s vision. 

• Innovative development agreements should be negotiated which may address the upgrade 

or extension of infrastructure, the funding of grant applications, and contributions as may 

be sought. 

 

IMPLEMENTATION OF REDEVELOPMENT PLAN 

 

This Plan may be implemented in accordance with the procedures of the Local Redevelopment 

and Housing Law for the execution of agreements between a redeveloper and the Township of 

Pemberton’s governing body.  Redevelopers will be selected based on qualifications including, 

but not limited to, the following: 

 

 A. Experience with constructing comparable projects generally; 

 B. Capability to finance the construction of proposed improvements; 

 C. Capability to perform given resources committed to other projects; and 

 D. Ability to provide references for verification. 

 

The redeveloper(s) will be obligated to carry out the specified improvements in accordance with 

the redevelopment plan.  Until the completion of the improvements, the redeveloper will not be 

permitted to sell, lease or otherwise transfer or dispose of property within the redevelopment area 

without the prior written consent of the redevelopment entity, which will not be unreasonably 

withheld or delayed.  Upon completion of the improvements, the conditions determined to exist at 

the time the redevelopment area was determined to be in need of redevelopment shall be deemed 

to no longer exist. 

 

Upon the inspection and verification by the Township of Pemberton’s redevelopment entity that 

the redevelopment of the redevelopment area, or a specific portion thereof, has been completed, a 

Certificate of Completion shall be issued to the redeveloper and the conditions determined to exist 

at the time the area was determined to be in need of redevelopment shall be deemed to no longer 

exist, and the land and improvements thereon shall no longer be subject to eminent domain as a 

result of those determinations. 

 

Role of the Township/Redevelopment Entity 

 

Pursuant to N.J.S.A. 40A:12A-8, upon the adoption of a redevelopment plan pursuant to section 7 

of P.L. 1992, c.79 (C.40A:12A-7), the municipality or redevelopment entity designated by the 

governing body may proceed with the clearance, replanning, development and redevelopment of 

the area(s) designated in that plan.  The following actions may be taken by the Township, acting 

as the redevelopment entity for this Redevelopment Plan, to implement this Redevelopment Plan 
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and to address the conditions that contribute to the underutilization and need for rehabilitation and 

redevelopment:  

 

• Undertake redevelopment/rehabilitation projects and, for this purpose, issue bonds in 

accordance with the provisions of Section 29 of P.L 1992, c.79 (N.J.S.A. 40A:12A-29).  

• Provide infrastructure and rehabilitation improvements necessary to support new 

development, including, but not limited to roadways; facilities; bulkhead; water and sewer 

service or other utilities; drainage; streetscape and site improvements and environmental 

controls.  

• Undertake site remediation in compliance with DEP and Township requirements.  

• Demolish existing structures, rehabilitate existing structures and construct new structures 

in furtherance of the Redevelopment Plan.  

• Provide financial assistance and incentives in support of rehabilitation and redevelopment, 

including short- and long-term tax incentives.  

• Acquire property pursuant to subsection i. of section 22 of P.L.1992, c.79 (C.40A:12A-

22).  

• Prepare or arrange by contract for the provision of professional services and the preparation 

of plans by registered architects, licensed professional engineers or planners, or other 

consultants for the carrying out of redevelopment projects. 

• Arrange or contract with public agencies or redevelopers for the planning, replanning, 

construction, or undertaking of any project or redevelopment work, or any part thereof in 

the Redevelopment Area; negotiate and collect revenue from a redeveloper to defray the 

costs of the redevelopment entity, including, where applicable, the costs incurred in 

conjunction with bonds, notes or other obligations issued by the redevelopment entity, and 

to secure payment of such revenue; as part of any such arrangement or contract, provide 

for extension of credit, or making of loans, to redevelopers to finance any project or 

redevelopment work, or upon a finding that the project or redevelopment work would not 

be undertaken but for the provision of financial assistance, or would not be undertaken in 

its intended scope without the provision of financial assistance, provide as part of an 

arrangement or contract for capital grants to redevelopers; and arrange or contract with 

public agencies or redevelopers for the opening, grading or closing of streets, roads, 

roadways, alleys, or other places or for the furnishing of facilities or for the acquisition by 

such agency of property options or property rights or for the furnishing of property or 

services in connection with the Redevelopment Area. 

• Lease or convey property or improvements to any other party, without public bidding and 

at such prices and upon such terms as it deems reasonable, provided that the lease or 

conveyance is made in conjunction with the Redevelopment Plan, notwithstanding the 

provisions of any law, rule, or regulation to the contrary. 

• Enter upon any building or property in the Redevelopment Area in order to conduct 

investigations or make surveys, sounding or test borings necessary to implement the 

Redevelopment Plan. 

• Arrange or contract with a public agency for the relocation, pursuant to the “Relocation 

Assistance Law of 1967,” P.L. 1967, c.79 (C.52:31B-1 et seq.) and the “Relocation 

Assistance Act,” P.L. 1971, c.362 (C.20:4-1 et seq.), of residents, industry or commerce 

displaced from the Redevelopment Area. 
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• Make, consistent with the Redevelopment Plan: (1) plans for carrying out a program of 

voluntary repair and rehabilitation of buildings and improvements; and (2) plans for the 

enforcement of laws, codes, and regulations relating to the use and occupancy of buildings 

and improvements, and to the compulsory repair, rehabilitation, demolition, or removal of 

buildings and improvements. 

• Publish and disseminate information concerning the Redevelopment Area, Redevelopment 

Plan or project within the Redevelopment Area. 

• Take other actions necessary for implementation of the Redevelopment Plan subject to 

authorization of the Mayor or the Township Council, as applicable, pursuant to the 

authority set forth in N.J.S.A. 40:69A-31 et seq.  

 

Redeveloper Selection 

 

The Mayor shall negotiate, and recommend that the Pemberton Township Council designate a 

redeveloper(s) to effectuate all or part of the Redevelopment Plan either through a resolution or an 

interim Memorandum of Agreement (MOA), conditioned upon execution of a redeveloper 

agreement within a specific time period. If a final redevelopment agreement is not executed with 

the timeframe specified in the interim MOA, the conditional redeveloper(s) designation shall 

expire.  Once a redevelopment agreement has been executed, the redeveloper agreement shall be 

permanent for the life of the agreement. No development may be undertaken by an entity other 

than the designated redeveloper(s) for the areas so designated without the negotiation and 

recommendation of the Mayor and approval by the Pemberton Township Council. The 

redeveloper(s) shall be selected based on the entity’s experience, financial capacity, ability to meet 

deadlines, flexibility in meeting market demands within the framework of the Redevelopment 

Plan, and additional criteria that demonstrate the redeveloper’s ability to implement the goals and 

objectives of the Redevelopment Plan. 

 

Negotiation of Redeveloper Agreement 

 

Once a redeveloper(s) has been selected, the Township of Pemberton may enter into agreements, 

leases, deeds, financial agreements, and other instruments with the redeveloper(s) for the purpose 

of effectuating the Redevelopment Plan consistent with the requirements of N.J.S.A. 40A:12A-9 

and the authority set forth in N.J.S.A. 40:69A-31 et seq. The Mayor of Pemberton Township shall 

be responsible in negotiating the terms and conditions of each redeveloper agreement by which 

specific entities are authorized to undertake redevelopment activities in accordance with this 

Redevelopment Plan. Township Council has the exclusive right to approve or disapprove any such 

agreement. As part of such negotiations, the Mayor shall review the conceptual project plans 

submitted by the proposed redeveloper and shall be authorized to include within the redeveloper 

agreement descriptions of such projects in sufficient detail to govern that which the redeveloper is 

authorized to construct, including exceptions from design standards. The Redevelopment 

Agreement shall be in full force and effect prior to the redeveloper making application to the 

Planning Board for any general development plan, conditional use, site plan, and/or subdivision 

approval. 

 

Effect of Redevelopment Agreement  
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The execution of the Redevelopment Agreement(s) shall convey the right to prepare a site plan or 

subdivision application for redevelopment to the Pemberton Township Planning Board in 

accordance with the terms of the Redevelopment Agreement(s) and Redevelopment Plan, among 

other rights that may be granted by the Township of Pemberton.  In addition, the execution of the 

Redevelopment Agreement(s) shall establish the period of time as such rights to develop under the 

terms and conditions of the Redevelopment Plan shall be granted.  Nothing herein shall prevent 

the Pemberton Township Council and redeveloper from mutually agreeing to an amendment of the 

Redevelopment Plan subject to the authority of the mayor to negotiate and recommend any 

amendment.  However, any amendment to the Redevelopment Plan must proceed through the same 

public notice and hearing process as applies to the initial adoption of the Redevelopment Plan. 

 

Conveyance of Land 

 

The Township of Pemberton may sell, lease, or otherwise convey to a redeveloper for 

redevelopment, subject to the restrictions, controls and requirements of this Redevelopment Plan, 

all or any portion of the land within the Redevelopment Areas, which becomes available to disposal 

by the municipality as a result of public action under this Redevelopment Plan. The Township 

reserves the right to formulate an agreement under any of the above-referenced arrangements and 

to enforce resale covenants. 

 

Approval Process 

 

All development within the Redevelopment Areas shall be consistent with the provisions of the 

Redevelopment Plan, including, but not limited to permitted uses, bulk requirements and special 

development requirements set forth herein. 

 

Prior to submission for formal development review by the Planning Board, each redeveloper shall 

submit detailed plans to the Mayor and the Director of the Department of Community 

Development for review. The Mayor and the Director of the Department of Community 

Development shall confirm the consistency of the detailed plans with the Redevelopment Plan. 

The Mayor shall authorize the submission of plans to The Planning Board based on whether the 

plans conform to the Redevelopment Plan and the redeveloper agreement. If the Mayor determines 

that the plans are non-conforming, the Mayor shall advise the Redeveloper of the issues that give 

rise to such non-conformance. The redeveloper shall then revise the plans and resubmit them to 

the Mayor and the Director of the Department of Community Development as many times as 

necessary to receive approval from the Mayor.  After approval of the proposed plans by the Mayor, 

the redeveloper shall submit the plans to the Planning Board for its review and approval. 

 

Site Plan and subdivision review shall be conducted by the Planning Board in accordance with the 

Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.).  No permits shall be issued without prior 

review and approval of the Planning Board where the Board has jurisdiction as per the Municipal 

Land Use Law. 

 

A site plan, subdivision plan, architectural plan and other information typically required as part of 

the Township’s development application checklist shall be submitted by the Redeveloper(s) for 

Planning Board review and approval prior to commencement of new construction or rehabilitation 
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of an existing structure in order to determine compliance with the adopted Redevelopment Plan 

and the redeveloper agreement.  

 

The Planning Board shall not grant relief from the bulk, parking and sign requirements of the 

adopted Redevelopment Plan.  If the Redeveloper believes there is a hardship or the granting of 

such relief will promote the purposes of said plan consistent with the standards established in 

N.J.S.A. 40:55D-70(c), the Redeveloper shall negotiate such relief with the Mayor as an 

amendment to the Redeveloper’s Agreement and an amendment of the Redevelopment Plan 

subject to final approval of the Township Council.  Any deviation from permitted use standards, 

height of a principal structure standards, expansion of a nonconforming use, or any other deviation 

that would necessitate the granting of a variance under N.J.S.A. 40:55D-70.d shall be negotiated 

and recommended by the Mayor as an amendment to the Redevelopment Plan.  

 

The Planning Board may also grant exceptions or waivers from design standards except where 

such design standards are required in the Redeveloper’s Agreement. To the extent that an exception 

may be required in the alignment or profile of streets, the exception shall be permitted only if it is 

recommended by the Division of Engineering, Director of Community Development and approved 

by the Mayor. 

 

All applications for development or redevelopment within the Redevelopment Area, except for 

single-family homes or duplexes on individual lots, shall provide for public notice in accordance 

with N.J.S.A. 40:55D-12 of the Municipal Land Use Law. 

 

Any designated redeveloper(s) shall pay the cost of professional services incurred by the Township 

for administration, review of projects, preparation of any redevelopment plan and implementation 

of redevelopment projects, including, but not limited to legal, engineering, planning, 

environmental, real estate, traffic/parking and urban design services. Said services shall be paid 

through escrow accounts established in accordance with Chapter 190. Land Use by agreement with 

the Township.  

 

Any designated or redeveloper(s) shall have a maximum of two (2) years from the date of signing 

and execution of the redevelopment agreement and/or financial agreement to commence site 

development in accordance with the Planning Board approval and applicable construction permits. 

The project shall be completed and a Certificate of Occupancy (CO) shall be obtained within four 

(4) years of Planning Board approval inclusive of all phases. 

 

The terms and conditions of all prior approvals granted by the Planning Board, Pemberton 

Township Council and other governmental entities with jurisdiction shall remain in full force and 

effect. 

 

Amending the Redevelopment Plan 

 

The Redevelopment Plan may be amended or extended by authorization of the Pemberton 

Township Council and review of the Planning Board in accordance with N.J.S.A. 40A:12A-7 of 

the Local Redevelopment and Housing Law.  
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Equal Opportunity 

 

The land within the project area shall not be restricted on the basis of race, creed, color, or national 

origin in the sale, use, lease, or occupancy thereof. 

 

Duration of Redevelopment Plan 

 

The Redevelopment Plan shall remain in full force and effect for a period of thirty (30) years from 

the date of adoption of this Redevelopment Plan by the Pemberton Township Council. 

Notwithstanding this provision, the period of time granting rights for the redevelopment of any 

particular parcel within the Redevelopment Area shall be as established in an executed 

Redevelopment Agreement.  

 

Severability 

 

The aforementioned provisions are all subject to approval by ordinance and/or resolution 

according to law. If a court of competent jurisdiction finds any word, phrase, clause, section, or 

provision of this Redevelopment Plan to be invalid, illegal, or unconstitutional, the word, phrase, 

section, or provision shall be deemed severable, and the remainder of the Redevelopment Plan and 

implementing ordinances shall remain in full force and effect. 

 

Relationship to the Plans of Adjacent Communities, the County Plan, and the State 

Development and Redevelopment Plan (SDRP) 

 

Pemberton Township Master Plan 

 

This plan is intended to enhance redevelopment potential of lands currently zoned Government 

Institution on the Pemberton Township Zoning Map. Redevelopment of the above referenced 

parcels is intended to foster redevelopment activity on properties which, after the departure of 

Rowen College at Burlington County, may have no active user. This departure provides the 

Township with an opportunity to re-envision the property for the first time since 1971.  This 

opportunity to provide office, light industrial, education facilities, housing (affordable), and 

recreation/open space is supportive of the Pemberton Township Master Plan and builds upon 

other Township planning efforts.  While the college’s departure is a loss for Pemberton 

Township, it provides an opportunity to not only bring a tax-exempt property back onto the 

Township’s tax rolls but the hope of further growing the tax base and providing services not 

currently available to residents.  This redevelopment plan meets the provisions of the Land Use 

Plan and Economic Plan Elements indicated previously.  

 

Additionally, with respect to the Housing Plan Element and the construction of affordable housing, 

this redevelopment plan provides an opportunity previously unavailable.  Unlike much of the 

Township, this large site has public utilities available, is available for development and could be 

developed with higher density uses.  As such, the site is a prime location for the development of 

affordable housing.  
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This redevelopment plan considers the goals of the Browns Mill Redevelopment Plan.  While the 

Browns Mill Redevelopment Plan has been in place for some time, development has been slow.  

By providing opportunities to create new jobs, this plan hopes to spur economic growth in the 

Township.  New jobs and new housing should help to provide both the population and income 

boost needed to support a redeveloping Browns Mill.  Therefore, the redevelopment plan as 

described is fully consistent with all portions of the Townships 2009 Master Plan.  

 

Pemberton Township Code  

 

Compliance is required with all the minimum environmental standards of the CMP, as set forth 

in Section 190-50 and 50.10 of the Township Code. Zoning regulations adopted as part of this 

redevelopment plan take precedence over the underlying zoning district regulations.  Only if 

directly stated in this redevelopment plan or if no regulation is indicated, do underlying 

regulations apply. 

 

State Development and Redevelopment Plan  

 

Uses within the study area include institutional/education and vacant land.  While the bulk of the 

study area is categorized as Suburban (PA2) with the remaining areas along the North Branch 

Rancocas Creek designated Fringe Planning Areas (PA 3), the entire study area and most of the 

Township is located within the Pinelands Management Area (the northwestern portion of the 

Township is designated Rural (PA4) planning area under the New Jersey State Development and 

Redevelopment Plan.  The State Plan indicates that by 2035 Pemberton Township could 

accommodate an additional 1,070 housing units and accommodate 2,165 more jobs, almost a 

50% increase. 

 

Pinelands Comprehensive Management Plan 

 

The entire study area is located within the Pinelands National Reserve, which is regulated by the 

New Jersey Pinelands Commission.  The agency's mission is to "preserve, protect, and enhance 

the natural and cultural resources of the Pinelands National Reserve, and to encourage 

compatible economic and other human activities consistent with that purpose."   

 

The Pinelands Commission reviews amendments to county and municipal master plans, land use 

ordinances, zoning maps and development applications affecting the Pinelands Area.  In order 

for an ordinance to be effective within the Pinelands, it must be reviewed for consistency with 

the Pinelands Comprehensive Management Plan.   

 

Areas I and II of this redevelopment area are located within the Pinelands Regional Growth 

Management Area, while Area III is located within the Pinelands Rural Development 

Management Area.  

 

The intent of the Regional Growth Management Area is to: 

 

▪ Accommodating regional growth 

▪ Promote compact form 
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▪ Protecting the essential character of existing communities 

▪ Protecting the Pinelands natural resources 

 

The intent of the Rural Development Management Area is to: 

 

▪ Balance environmental and development values 

▪ Limited low density residential/road side retail 

▪ Keeping development on already modified areas 

▪ Buffer forest areas from growth areas 

 

The redevelopment of the study area is in concert with the above-mentioned intentions.  

 

Figure 4 – Pinelands Management Areas 

 
 

Burlington County Comprehensive Plan 

 

The Northern Burlington County Growth and Preservation Plan (GAPP) of 2010 evaluated 

existing planning and zoning practices throughout northern Burlington County and determined 

generally, that local policies and a lack of regional planning had consequently promoted sprawl.  

To promote different development patterns, the GAPP, through a community and participatory 

visioning process, recommended the implementation of smart growth transects on a regional 

level.  The GAPP determined that the western portion of the Township was indeed an area of 

growth as indicated by the State Plan.  The GAPP plan indicated that county Route 530 could 

provide both commercial and industrial activity.  
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Adjacent Municipalities  

 

Pemberton Township is bounded by Eastampton Township to the west, Southampton Township 

to the southwest, Woodland Township and Manchester Township to the southeast, Plumsted 

Township to the northeast, New Hanover Township, Springfield Township and Wrightstown 

Borough to the north, and Pemberton Borough siting in the center of the Township.  While the 

site is most closely adjacent to Pemberton Borough, it is not anticipated that this redevelopment 

will greatly impact the Borough. Due to the Pemberton Bypass (Route 530), most traffic entering 

the Borough will be utilizing services located within.  All thru traffic will utilize the bypass for 

access to Mt. Holly and destinations beyond Route 38.  This redevelopment area is 

approximately 1.2 miles from the Pemberton Borough limits and as such no significant impacts 

are anticipated from the sites redevelopment. 

 

Zoning Map Amendments 

 

The Pemberton Township’s zoning map is to be amended to reference this Redevelopment Plan 

as zoning districts (“Area 1”, “Area II” and “Area III”) encompassing the Redevelopment Area 

in its entirety. 
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APPPENDIX A 

 

New Jersey Financing and Incentive Programs 

 

Grow NJ Assistance Program 

 

To strengthen New Jersey's competitive edge in today’s global market, New Jersey Economic 

Development Authority (EDA) offers the Grow NJ incentive program. This powerful job creation 

and retention program offers eligible businesses that create or retain jobs in New Jersey tax credits 

ranging from $500 to $5,000 per job, per year; with bonus credits ranging from $250 to $3,000 per 

job, per year. 

 

Bond Financing 

 

Bond financing can be an attractive form of lower cost, long-term borrowing for qualifying 

businesses needing at least $1 million in capital.  Tax-exempt bond financing, which can provide 

capital at interest rates substantially below the prime rate, is authorized under the Internal Revenue 

Code for use by manufacturers needing to finance buildings and equipment.  The New Jersey 

Economic Development Authority may issue a bond of up to $10 million to enable a manufacturer 

to finance real estate acquisitions, equipment, machinery, building construction, and renovations.  

Certain other specified businesses also may qualify for this type of financing, such as commercial 

and industrial projects located in federal Empowerment or Enterprise Zone 

Communities.  Taxable bonds, which also can provide favorable interest rates, are not subject to 

the same federal restrictions.  They may be used on a wider range of businesses without dollar 

limitations and for such purposes as debt refinancing or working capital. 

 

Statewide Loan Pool for Business 

 

Through an arrangement between the New Jersey Economic Development Authority and New 

Jersey banks, loans from $50,000 up to $3 million for fixed assets and up to $500,000 for working 

capital are available.  The New Jersey Economic Development Authority provides up to 25% of 

the financing subordinate to 75% bank participation.  Also, the New Jersey Economic 

Development Authority will provide up to $250,000 of the loan at a below-market interest rate and 

may guarantee up to 30% of the bank portion.  

 

Hazardous Discharge Site Remediation Loan & Grant Program 

 

Businesses may qualify for loans up to $1 million for up to 10 years for site investigation and 

cleanup.  The interest rate is the Federal Discount Rate at approval or closing of contaminated 

sites, whichever is lower, with a minimum of 5%.  Loan guarantees are also available. 

 

Customized Training Program 

 

The New Jersey Department of Labor's Customized Training Program promotes the creation and 

retention of high-skill, high-wage jobs through comprehensive workforce training.  Financial 

assistance in the form of matching grants may be available to qualified businesses to offset some 
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of the costs of occupational training in the workplace.  Training plans are largely designed by the 

employer.  Training may be classroom based or on the job.  Applicants may select a third-party 

training vendor such as New Jersey community colleges, four-year colleges/universities, county 

vocational schools, or private training organizations. 

 

Technology Certification Program 

 

The Technology Business Tax Certificate Transfer Program enables approved technology and 

biotechnology businesses with net operating losses to sell their unused net-operating-loss 

carryover (NOL) and unused Research and Development Tax Credits (R&D Tax Credits) for at 

least 80% of the value of the tax benefits to a profitable corporate taxpayer.  They can then use the 

money raised for working capital to buy equipment or facilities or for other business expenses.  The 

New Jersey Economic Development Authority (NJEDA) determines eligibility, and the New 

Jersey Division of Taxation determines the value of the tax benefits (NOL and R&D Tax Credits).  

 

SBIR Bridge Loan Program 

 

The Small Business Innovation Research (SBIR) program is a highly competitive program that 

encourages domestic small businesses to engage in Federal Research/Research and Development 

(R/R&D) that has the potential for commercialization.  Through a competitive awards-based 

program, SBIR enables small businesses to explore their technological potential and provides the 

incentive to profit from its commercialization.  

 

STTR Bridge Program 

 

The Small Business Technology Transfer (STTR) program expands funding opportunities in the 

federal innovation research and development (R&D) arena.  Central to the program is expansion 

of the public/private sector partnerships to include joint venture opportunities for small businesses 

and nonprofit research institutions.  The unique feature of the STTR program is the requirement 

for the small business to formally collaborate with a research institution in Phase I and Phase II. 

STTR's most important role is to bridge the gap between performance of basic science and 

commercialization of resulting innovations. 

 

Edison Venture Finance Fund 

 

To increase the availability of venture capital to New Jersey businesses, the Edison Venture Fund 

makes investments in emerging technology businesses in the mid-Atlantic region, including New 

Jersey.  The Edison Venture Fund has committed to target one-third of its capital to New Jersey-

based businesses.  The New Jersey Economic Development Authority has invested in this fund 

and refers qualified high-tech companies to the fund for financing.  Edison partners most recently 

closed its 8th fund offering in 2016.  

 

R & D Tax Credit Carry Forward Extension 

 

This law allows Research & Development Tax Credits to be carried forward for a period of 15 

years.  These credits must be incurred during period on or after 7/1/98, but no later than 6/30/01. 
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Current law allows Research and Development Tax Credits to be carried forward for a period of 

seven years.  New Jersey corporate business taxpayers are eligible if they have incurred qualified 

research expenses (pursuant to IRC 41 as of 6/30/92) in the following areas: advanced computing, 

advanced materials, biotechnology, electronic device technology, environmental technology, and 

medical device technology. 

 

NJ Manufacturing Extension Program 

 

This innovative program allows new or expanding technology and biotechnology businesses to 

turn their tax losses and credits into cash to grow their businesses.  Approved businesses may sell 

their unused net-operating-loss carry forwards and unused research and development tax-credit 

carry forwards to any corporate taxpayer in the state for at least 75% of the value of the tax benefits.  

They can then use the money raised for working capital to buy equipment or facilities or for other 

business expenses.  To qualify, the technology or biotechnology business must have 225 

employees or less of which at least 75% must be based in New Jersey and meet certain other 

criteria. 

 

R & D Excellence Program 

 

This program is intended to create and/or mature new scientific and technology areas, which have 

potential for products, services, or processes important to New Jersey's future economic 

development. This multi-year grant program is available to academic research centers to work in 

collaboration with industrial partners. 

 

Advanced Technology Centers 

 

Research Centers of excellence are located at New Jersey's major academic institutions, serving 

industry by offering and enhancing academic/industrial technology collaboration opportunities in 

a variety of disciplines.  Advanced Technology Centers are designed to focus on strong 

industrial/academic R& D partnerships for continuous innovation to increase productivity, global 

competitiveness and profits 

 

Technology Business Incubators 

 

Seven incubator facilities provide start-up and small firms with low-cost office, light 

manufacturing and/or laboratory space, shared central facilities, and business training and 

assistance.  The Commission on Science & Technology expects to develop an additional five new 

incubators in New Jersey within the next two years.  This expansion will allow New Jersey and its 

businesses to enjoy the economic benefits that can be derived from the incubation model. 

 

Technology Centre of New Jersey 

 

Designed by the New Jersey Economic Development Authority, the Technology Centre of New 

Jersey, is a collaborative effort by the State of New Jersey, private corporations, and academia 

featuring state-of-the-art, affordable laboratory, office, and production facilities for emerging and 

established technology companies. 
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Sustainable Jersey Grant Program 

 

Over $2.4 million has been provided to towns for community-based projects to improve quality of 

life in New Jersey.  The Sustainable Jersey grants are intended to help local governments make 

progress toward a sustainable future in general, and specifically toward Sustainable Jersey 

certification.  Eligible projects include those addressing renewable energy and green building 

design, waste reduction, a sustainable master plan, water conservation, natural resources 

management, energy management, and transportation issues.  

 

Economic Redevelopment and Growth Grant 

 

The Economic Redevelopment and Growth (ERG) Program is an incentive for developers and 

businesses to address revenue gaps in development projects, defined as having insufficient 

revenues to support the project debt service under a standard financing scenario.  It can also 

apply to projects that have a below market development margin or rate of return.  The grant is 

not meant to be a substitute for conventional debt and equity financing, and applicants should 

generally have their primary debt financing in place before applying.  In order for a project to be 

approved, it needs to undergo a rigorous analysis of the sources and uses of funds, construction 

costs and projected revenues.  All of these metrics are compared to industry standard measures, 

many of which are available to view in the supporting documents below.  For information 

regarding a local incentive grant under the ERG Program, please consult with the municipality. 

 

Technology Business Tax Certificate Transfer (NOL) Program 

 

The Technology Business Tax Certificate Transfer Program enables qualified, unprofitable NJ-

based technology or biotechnology companies with fewer than 225 US employees (including 

parent company and all subsidiaries) to sell a percentage of net operating losses (NOL) and 

research and development (R&D) tax credits to unrelated profitable corporations. 

 

NJEDA Real Estate Impact Fund 

 

The goal of the Real Estate Impact Fund is to support and foster redevelopment in strategic urban 

and other significant locations that would not otherwise occur in the near term and to strengthen 

existing and catalyze future development opportunities and private investment.  The Fund will 

advance economic development by supporting projects consistent with local redevelopment 

plans or strategies, attract private investment, and by creating or retaining jobs. 

 

Incentive Based Policy Changes 

 

Certified Local Government Program: The Certified Local Government Program authorized 

through the National Historic Preservation Act is designed to allow communities to participate in 

federal and state historic preservation programs including eligibility for grant funding.  The Act 

requires the State to set aside at least 10% of its historic preservation funding. 


