


PEMBERTON TOWNSHIP
CR 530 - CR 587 CORRIDOR 

DEVELOPMENT STUDY
DVRPC TCDI GRANT PROGRAM

21ST CENTURY REDEVELOPMENT PROGRAM



Page Intentionally Left Blank

Pemberton Township - Pemberton-Browns Mills Corridor Study © 2021 LRK Inc. All Rights Reserved



© 2021 LRK Inc. All Rights Reserved

CR 530 - CR 687 CORRIDOR DEVELOPMENT STUDY

DVRPC TCDI GRANT PROGRAM

21ST CENTURY REDEVELOPMENT PROGRAM

Pemberton Township

Burlington County

State of New Jersey

Prepared on behalf of:

Township of Pemberton
500 Pemberton-Browns Mills Road

Pemberton, NJ 08068

Prepared by:

LRK, Inc.
Public Ledger Building, Suite 756

150 S. Independence Mall W.

Philadelphia, PA 19106

RES Advisors

63 Chestnut Road, Suite 6

Paoli, PA 19301

Report prepared: November 15, 2022

Report adopted: ___________

by the Pemberton Township Council



ACKNOWLEDGMENTS

Pemberton Township - Pemberton-Browns Mills Corridor Study © 2021 LRK Inc. All Rights Reserved

STEERING COMMITTEE 
Matt Johnson (Burlington County Dept. of Resource Conservation)
Mary Pat Robbie (Burlington County Dept. of Resource Conservation)
Tom Stanuikynas, PP AICP (Burlington County Economic Development)
Liz Verna (Burlington County Economic Development)
Joseph Chirachella (Deborah Hospital)
Joseph Manni (Deborah Hospital)
Amy Verbofsky (Delaware Valley Regional Planning Commission)
Michael Warner (Joint Base McGuire-Dix-Lakehurst)
Susan Grogan, PP (New Jersey Pinelands Commission)
David Benedetti (Pemberton Township)
Tom McNaughton (Pemberton Township)
Tony Miehle (Resident - Browns Mills Improvement Association)
Dr. Michael A. Cioce (Rowan at Burlington County)

PLANNING BOARD
Dan Hullings (Class II)
Councilman Donovan Gardner (Class III)
David P. Cooper (Class IV)
Richard Brown (Class IV)*
Steven E. Borders (Class IV)*
Donna Lefebvre (Class IV)*
Lionel C. Lee (Class IV)
Letha Jackson-Smith (Class IV)

ZONING BOARD
Russell McLaughlin, Jr. 
Timothy S. Haines
John Willitts
Albert Hopkins
T. Stephan Thompson
Robert Bailey*
Thomas Besselman

MAYOR & TOWNSHIP COUNCIL
David A. Patriarca, Mayor*
Daniel Hornickel, Business Administrator*
Gaye Burton, Council President
Jason Allen, Councilman
Elisabeth McCartney, Councilwoman
Donovan Gardner, Councilman
Paul Detrick, Councilman

CONSULTANTS
LRK Inc.

Nando Micale, FAIA, AICP, PP
Michael Kimmey
Chris S. Cosenza, AICP, PP, LEED AP
Alexandra Zazula

Real Estate Strategies, Inc. 
Elizabeth M. Beckett CRE
Katharine E. Neuman

* denotes participation on Steering Committee



© 2021 LRK Inc. All Rights Reserved

CONTENTS

INTRODUCTION
Introduction

Project Overview 2
Build on Existing Plans & Studies

Previous Plans 4
Study Area Description 8

PHASE 1 / WHERE ARE WE NOW? WHERE ARE WE HEADED?
Project Goals 14
Existing Conditions 16
Baseline Socio-Economic Assessment 22
Planning & Zoning Assessment 26

PHASE 2 / WHERE DO WE WANT TO GO?
Real Estate Market Trends & Supply/Demand Analysis 40
Case Studies 44

PHASE 3 / HOW DO WE GET THERE?
Development Recommendations 52
Conclusions and Recommendations 70

APPENDIX
Development Potential Study for the Corridor





 1

INTRODUCTION



PROJECT 
OVERVIEW

such as Rowan College at Burlington County 
(RCBC), Minimum Security Corrections Facility 
(MSCF), Juvenile Detention Facility, and various 
municipal facilities. All of these facilities 
closed their doors in the recent past. Since 
replacement uses have not been identified,he 
key to correcting this condition is realigning 
zoning to accommodate area market needs. 

T h e  fo l l o w i n g  m e t h o d s  h a ve  b e e n 
determined to study the corridor and provide 
recommendations to correct the identified 
issues:

TASK 1 Analyze the market demands, needs, and supply.

TASK 2 Assemble environmental and existing land use data. 

TASK 3 Assess the development potential of the area given the Pinelands CMP 
requirements and environmental constraints. 

TASK 4 Develop a land use plan.

TASK 5 Develop the plan Goals and Objectives.
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The Pemberton Browns Mill Road (CR 530 - 
CR 687) corridor (Corridor) faces a problem 
of declining population and investment. The 
Township population has declined for three 
consecutive Census counts, starting in 2000.  
The most recent 2020 US Census identified the 
Pemberton Township population at 26,903, a 
-3.6% change from the 2010 US Census of 27,912. 

The decline is related to a mismatch between 
the market demand and current zoning. Land 
is underutilized and many structures are 
dilapidated along the Corridor. Historically, the 
Corridor was dominated by institutional uses 
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The study area is located predominately 
within the State Smart Growth Area and 
the Pinelands Regional Growth Area (RGA). 
These areas are designated for future 
growth and are targets for growth in this 
study. Implementation of the study will be 

facilitated through Master Plan Amendments 
and Zoning Amendments, as required. The 
drafting of this report will be such that 
ordinance amendments are easy to prepare 
in the future. 

The Transportation and Community Development Initiative (TCDI) grant is administered by 
the Delaware Valley Regional Planning Commission (DVRPC). The DVRPC is the Metropolitan 
Planning Organization (MPO) for the greater Philadelphia area, including Burlington County, 
New Jersey. DVRPC’s vision for the region is a prosperous, innovative, equitable, resilient, 
and sustainable region that increases mobility choices by investing in a safe and modern 
transportation system; that protects and preserves the natural resources while creating 
healthy communities; and that fosters greater opportunities for all. 

The TCDI is one method of achieving DVRPC’s vision. Grants are available to support smart 
growth initiatives that support the DVRPC’s 2050 plan for greater Philadelphia. The TCDI focuses 
on linking land use and transportation planning by:

• Improving the overall character and quality of life.

• Enhancing the existing transportation infrastructure capacity.

• Promoting and encouraging the use of transit, bike, and pedestrian transportation 
modes.

• Building capacity in older suburbs and neighborhoods.

• Protecting the environment.

What is a TCDI Grant?

Study Area  Municipal Boundary Pemberton Browns Mills Road



PREVIOUS 
PLANNING 
EFFORTS
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2009 Master Plan

The Pemberton Township Planning Board 
adopted a comprehensive Master Plan in July 
2009. The Plan consists of eleven plan elements, 
which all incorporate Smart Growth policies. 
Of relevance to this Pemberton Browns Mills 
Corridor study, the 2009 Master Plan calls 
for traffic calming to create a pedestrian-
friendly atmosphere, exploring open space 
and farmland preservation for significant 
parcels of land, supporting the long-term 
viability of ecological systems, maintaining 
and upgrading existing infrastructure, and 
providing a wide range of housing choices 
in addition to preserving the existing housing 
stock. The Master Plan takes inventory of 
existing conditions as they pertain to eleven 
plan elements, and lays out recommendations 
for each element. 

Through the public involvement process, 
residents of Pemberton Township emphasized 
the importance of maximizing the Township’s 
existing assets while preserving its rural 
character. Residents envision a rejuvenated 
downtown Browns Mills, improved scenic 
qualities of arterial gateways like Pemberton  
Browns Mills Road, enhanced walkability 
throughout the Township, more indoor and 
outdoor recreation opportunities, and a 
vibrant economy supported by the revitalized 
built and preserved natural environments. 

Master Plan Elements
• Land Use

• Housing

• Economic Development

• Circulation

• Utilities

• Community Facilities

• Recreation

• Conservation and Open Space

• Historic Preservation

• Recycling

• Farmland Preservation
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2011 Environmental Resource 
Inventory

The Pemberton Township Environmental 
Commission received a grant from the 
Association of New Jersey Environmental 
Commissions (ANJEC) Smart Growth Assistance 
Grant Program, funded by the Geraldine R. 
Dodge Foundation, and the DVRPC to create 
an Environmental Resource Inventory (ERI). The 
ERI was published in February 2011. 

2014 Master Plan Re-Examination 
Report

The laster Master Plan Reexamination report 
was adopted September 4, 2014. The report 
recommended rezoning specific parcels in the 
Township and redefining the permitted uses 
of certain zones. The report also proposed 
changes to the development regulations, 
including the addition of a new “Neighborhood 
Commercial Pinelands” designation. The 
proposed policy changes brought the 2009 
Master Plan to conform with the statewide 
Pinelands Comprehensive Management Plan. 
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2018 RCBC Redevelopment Plan

The RCBC Redevelopment Plan outlines three 
redevelopment areas within the former RCBC 
campus. The plan specifies design guidelines, 
special requirements, and an implementation 
plan for the area. The goals and objectives for 
the future RCBC campus redevelopment are 
in line with the 2009 Master Plan. 

The Township envisions gradual development 
on the site and does not mandate a specific 
sequence or timeline. The design is meant to be 
flexible and complicit with Master Plan goals. 

2015 Complete Streets Policy & Plan

The 2015 Complete Streets Policy & Plan 
is a comprehensive document outlining 
the definitions, street typologies, design 
guidelines, and implementation of Township-
wide complete streets. The document serves 
as a detailed guide for creating a connected, 
multi-modal network. 

All public street projects, including new 
construction, reconstruction, or retrofit are 
subject to the Complete Streets Policy, with 
few exceptions.

Pemberton Township

February 2016

Complete Streets
Policy & Plan

View the 2015 
Complete Streets 
Policy & Plan on the 
Township website. 

View the 2018 RCBC 
Redevelopment 
Plan on the 
Township’s website. 

 
 

REDEVELOPMENT PLAN 
Rowan College at Burlington County  
Block 843, Lot 1 and Lot 10/Block 843.01 ,  Lot 1 .0 1  
 

 
 

TOWNSHIP OF PEMBERTON 
Burlington County, New Jersey 
Adopted: November 14, 2018 (Ord. #23-2018) 
 

Prepared By:  

 

232 Kings Highway East 
Haddonfield, New Jersey 08033 
 
 
 
________________________________ 
Joseph M. Petrongolo, L.L.A., R.L.A., P.P 
Associate 
License #33LI00525100 

________________________________ 
Ashton G. Jones, P.P., AICP, CFM 
Planner 
License # 33LI00633800 

 

https://www.pemberton-twp.com/Document%20Center/Department/Community%20Development/Planning%20Division/Pemb_Twp_Complete_Streets_Policy_Plan.pdf
https://www.pemberton-twp.com/Burlington%20Co%20College%20Redevelopment%20Plan%20January%202019%20TWP.pdf
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2018 Browns Mills Town Center 
Redevelopment Plan

Th e  2 01 8  Brow n s  M i l l s  Tow n  C e nte r 
Redevelopment Plan builds on the 2011 
Redevelopment Plan form-based code. Each 
district has its own purpose and encourages 
a variety of uses to attract business and 
development opportunities. 

A street hierarchy plan and pedestrian mobility 
improvements are proposed to improve 
transportation conditions and correspond 
with the four district characteristics, in line with 
the Complete Streets Policy. Zoning definitions, 
site and bulk standards, building and overall 
design guidelines, and an implementation 
plan are provided for the overall Browns Mill 
Town Center. 

2018 MSCF Redevelopment Plan

In the 2018 MSCF Redevelopment Plan, 
the former MSCF site falls within a non-
condemnation area, prohibiting the Township 
from acquiring the property through eminent 
domain. Future private development of the 
10-acre site is imagined as mixed housing with 
affordable housing opportunities, in line with 
the  goals and objectives of the 2009 Master 
Plan.

Multi-family and garden apartments, 
townhomes, semi-attached dwellings, and 
existing government uses are permitted 
pr incipal  uses of the s ite.  P inelands 
Development Credits are required for 
residential development. Streetscape and 
building design guidelines, along with an 
implementation plan, are also set forth for 
the site. 

2 0 1 8
MARCH

Redevelopment Plan
Browns Mills Town Center 

TOWNSHIP OF PEMBERTON 
Burlington County, New Jersey 
Adopted: November 14, 2018 (Ord. #24-2018) 
 
 

 

REDEVELOPMENT PLAN 
Former Burlington County Minimum Security  
Corrections and Work Release Center 
Part of Block 812, Part of Lot 9 .01 and Lot 9.03  

Prepared By: 

232 Kings Highway East 
Haddonfield, New Jersey 08033 

Joseph M. Petrongolo, L.L.A., R.L.A., P.P.
Associate
License #33LI00525100 
 

Tamika K. Graham, P.P., AICP
License #33LI00635700 

View the 2019 
Browns Mills 
Town Center 

Redevelopment Plan  
on the Township 

website.

View the 2018 MSCF 
Redevelopment Plan 

on the Township’s 
website. 

https://www.pemberton-twp.com/Document%20Center/Department/Community%20Development/Planning%20Division/Final_202018_20REDUCED_LPS_BrownsMills.pdf
https://www.pemberton-twp.com/Pemberton%20Minimum%20Security%20Corrections%20Ctr%20Redevelopment%20Plan%20January%202019.pdf


STUDY AREA 
DESCRIPTION

Pemberton Browns Mills Road

Pemberton Township is situated midway 
between Philadelphia and popular destinations 
along the Jersey Shore. The southern part of 
the Township borders the northern end of the 
Pinelands preserve, which extends for miles 
to the south and east. Pemberton Township 
is bordered on the northeast by Joint Base 
McGuire-Dix-Lakehurst (JB-MDL). 

Much of Pemberton Township is characterized 
by rural landscapes and a collection of small 
towns. To the south of Pemberton, the land 
is forested by the Pine Barrens and contains 
a few small towns. Heading west towards 
Philadelphia, the region becomes increasingly 
more populated and suburban, characterized 
by denser communities such as Eastampton 
and Mt. Holly. 

The Corridor itself stretches five miles between 
Pemberton Borough on the west and Browns 
Mills on the east, serving both local and 
regional travelers. The Corridor links most of 
Pemberton Township to Pemberton Borough 
and downtown Browns Mills. 

While institutional access has declined since 
the closures of Rowan College at Burlington 
County (RCBC) Pemberton Campus and the 
Former Burlington County Minimum Security 
Corrections and Work Release Center, the 
Corridor remains a primary route to Deborah 
Heart and Lung Center and the JB MDL. 
In 2017, the annual average daily traffic 
(AADT) for Pemberton-Browns Mills Road was 
approximately 14,400 vehicles.

Many of the adjacent properties are constrained 
by the Rancocas Creek, along with its wetlands 
and floodplain. Large segments of the study area 
are preserved agricultural or Pinelands areas, 
presenting unique planning and development 
implications. Aside from institutional and 
preservation uses, the majority of the remaining 
study area is currently zoned for low-density 
single family residential. 
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New Jersey

Study Area Context

Burlington County Pemberton Township
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KEY
Study Area

Redevelopment Areas

Municipal Boundaries

Pemberton Pemberton 
TownshipTownship

Pemberton Pemberton 
BoroughBorough

Browns Browns 
MillsMills

Southampton Southampton 
TownshipTownship

Springfield Springfield 
TownshipTownship

Wrightstown Wrightstown 
BoroughBorough

Fort DixFort Dix

Joint Base Mcguire-Joint Base Mcguire-
Dix-LakehurstDix-Lakehurst



Pinelands Village

Pemberton Borough

Former RCBC Campus

Courtesy Google Earth

Former Minimum Security 
Corrections Site

Courtesy Google Earth

Courtesy David Swanson/Philadelphia Inquirer Courtesy Google Earth
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Vacant Shopping 
CenterRancocas Creek

JB-MDL
Browns Mills 
Redevelopment Site

Courtesy Burlington County

Courtesy JB-MDL Courtesy Google Earth

Courtesy Google Earth
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WHERE ARE WE NOW? 
WHERE ARE WE HEADED? P
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A
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Pemberton Township received funding from 
the Delaware Valley Regional Planning 
Commission (DVRPC) Transportation and 
Community Development Initiative Grant 
(TCDI) to conduct a corridor land use plan and 
transportation study for Pemberton-Browns 

Mills Road CR 530 and CR 687 from Pemberton 
Borough to Browns Mills.  The primary purpose 
of the study is to identify modifications to 
the land use plan of the corridor to increase 
density of the corridor to increase viability of 
nonresidential development and mass transit. 

PROJECT 
GOALS

Met with the TCDI 
Steering Committee 
to understand the 

goals and concerns 
of local stakeholders 

for the Pemberton 
Browns Mills Corridor

Inspected the 
Corridor and 

PMA to evaluate 
suitability for 

different types 
of development

Defined 
specific 

competitive 
market 

areas for 
land uses

Reconciled 
demand and 

supply information 
to identify uses 

with development 
potential in the 

Corridor

Interviewed major 
employers located 

near to the Pemberton 
campus to understand 

employment levels 
and expansion plans

Process of Analysis

14 | Pemberton Township - Pemberton-Browns Mills Corridor Study © 2021 LRK Inc. All Rights Reserved



Identify opportunities for intensifying residential and mixed land uses along the corridor.  

Identify potential impacts and solutions for transit, non-motorized and vehicular travel that 
will result from more intensive land uses.  

Estimate the costs and recommend phasing of needed transportation improvements and 
their relationship to densification thresholds.  

Prepare a detailed regulatory framework for implementing the plan including site specific 
land use recommendations and corridor-based design guidelines and/or standards.  

To enhance the Township’s distinctive Browns Mills town center by developing a 
comprehensive development and redevelopment plan for the downtown business district. 

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

The need to preserve Pemberton’s diverse housing stock and improve the scenic quality of 
the Township’s arterial gateways.

 Facilitate public and stakeholder engagement. 

P r o j e c t  G o a l s

Compiled 
and analyzed 
economic and 
demographic 

data relevant to 
demand for each 

use reviewed

Interviewed selected 
real estate brokers, 

developers, and 
property managers to 
obtain information on 
development activity, 

leasing, rental rates, sales 
trends, and occupancy 

trends in the market area

Analyzed 
development 

patterns in the 
County and nearby 
communities from 
County agencies, 

departments, local 
officials, and other 
published sources

Analyzed the 
competitive 

environment for each 
use, including both 

existing facilities 
and planned and 
proposed projects

Reviewed potential 
development plans 
for Browns Mills and 
Pemberton Township 

to connect them 
to future land use 

goals and objectives

© 2021 LRK Inc. All Rights Reserved 15



EXISTING 
CONDITIONS

ECONOMIC DRIVERS
Burlington County has historically held low 
unemployment rates in comparison to the 
rest of New Jersey. However, the Covid-19 
pandemic caused unemployment rates to 
rise across the board. Some of the largest 
private employers in the county include Virtua 
health systems, Burlington Coat Factory retail 
locations and headquarters, Lockheed Martin, 
and other employers in the banking and 
insurance sectors. Over the past year, while 
the state has seen decline in employment 

in all sectors, Burlington County has seen an 
increase of jobs in Trade, Transportation, and 
Utilities and Finance. 

The Pemberton Browns Mill Road Corridor is 
within commuting distance of the County’s 
major employment centers, including JB-MDL 
and Deborah Heart and Lung. These local 
employers have had stable employment for 
years and each forecast continued expansion 
of physical facilities and employees.

JB-MDL Deborah Heart & Lung Sunbury Village

Courtesy My Base Guide Courtesy Deborah Heart & Lung

16 | Pemberton Township - Pemberton-Browns Mills Corridor Study © 2021 LRK Inc. All Rights Reserved



AMENITIES
The Pemberton Township Library, a branch of the 
Burlington County Library System, is in Browns 
Mills as is Mirror Lake, which offers opportunities 
for swimming, boating, and ice skating. The 
Corridor is uniquely located along the Rancocas 
Creek, which offers numerous opportunities for 
various water sports. A key point of access to the 
creek is located within the RCBC redevelopment 
site.

The Township has extensive recreational 
facilities, several of which are along the Corridor. 
The Township’s Nesbit Park and Community 
Center fronts the north side of the Corridor, 
immediately east of Sunbury Village. Nesbit Park 
offers a community center, football field, tennis 
courts, and basketball courts for community use. 

Imagination Kingdom is a highly regarded 
playground located at the intersection of Four 
Mile Road and Pemberton Browns Mills Road. It 
offers facilities for programming such as youth 
baseball and softball leagues. 

Nesbit Park Imagination Kingdom Mirror Lake

Courtesy Business YabCourtesy Pemberton Township Courtesy Pemberton Township

KEY
Owned by JB-MDL

Amenity

Imagination Imagination 
KingdomKingdom

Rancocas Rancocas 
Boat LaunchBoat Launch

Mirror LakeMirror Lake

Nesbit ParkNesbit Park

Preserved Preserved 
Open SpaceOpen Space
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CURRENT LAND USE
The Corridor primarily contains low density 
residential and institutional uses. Most 
residential areas along the Corridor consist 
of single family homes of one or two stories. 
The study area also includes Sunbury Village, 
a neighborhood that originally consisted of 
300 small duplex units. Many of the 1950s-era 
homes have become investment properties, 
with several now converted into single family 
homes. Additionally, over half of the Corridor 
is part of the Regional Growth Area identified 
in the Pinelands Comprehensive Management 
Plan. 

In the center of the Corridor are two properties 
that the Pemberton Township has designated 
as redevelopment areas: the former RCBC 
campus and the former Burlington County 
Minimum Security Corrections and Work 
Release Center. Redevelopment studies for 
the properties were released in 2017 and 2018 
respectively. JB-MDL owns undeveloped land 

fronting the north side of Pemberton Browns 
Mills Road. Additional smaller sections of the 
Corridor include Pinelands Village protected 
land, forested property, preserved farmland, 
and rural development areas. 

Other institutional uses include the Burlington 
County Prosecutor’s Office - Forensics Unit; 
A medical complex housing the Aspen Hills 
skilled nursing facility, Buttonwood Behavioral 
Health acute care psychiatric hospital, and 
the Southern Jersey Family Medical Center, 
a Federally Qualified Health Center (FQHC) 
providing medical and dental services to the 
under-served, uninsured and migrant farm 
workers; and the 48-bed Post House residential 
drug and alcohol treatment facility.
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MOBILITY
There are ample existing bus routes along 
the Corridor that allow for easy commuting 
to JB-MDL, Deborah, and Philadelphia. The 
Burlink B1 bus service offers daytime hourly 
service, running along the western end of 
Pemberton Browns Mills Road. The route has 
a specific stop in the middle of the Corridor 
at the intersection of Pemberton Browns Mills 
Road and the entrance to the former RCBC 
campus site. New Jersey Transit bus route 317 
travels the length of the Corridor with stops 
at the Hanover/Elizabeth Street intersection, 
the former RCBC site, and the Browns Mills 
Shopping Center.

The Corridor is lacking in bicycle and 
pedestrian infrastructure. DVRPC put together 
mobility recommendations as part of the 
Browns Mills Bicycle and Pedestrian Action 
Plan. Recommendations include to narrow 
travel lanes and add medians to calm 
traffic, add bicycle lanes where feasible, 
add safer crossings, and re-evaluate access 
management to reduce curb cuts and points 
of conflict.  
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ENVIRONMENTAL
As part of the Pemberton Township 2011 
Environmental Resource Inventory study, the 
Delaware Valley Regional Planning Commission 
(DVRPC) prepared the following text about 
wetlands and wetland management:

“Wetlands support unique communities 
that serve as natural water filters and as 
incubators for many beneficial species. The 
term “wetland” is applied to areas where 
water meets the soil surface and supports a 
particular biological community. The source 
of water for a wetland can be an estuary, 
river, stream, lake edge, or groundwater that 
rises close to the land surface. Under normal 
circumstances, wetlands are those areas 
that support a prevalence of defined wetland 
plants on a wetland soil. The U.S. Fish and 
Wildlife Service designates all large vascular 
plants as wetland (hydric), non-wetland (non-
hydric) or in-between (facultative). Wetland 
soils, also known as hydric soils, are areas 

where the land is saturated for at least seven 
consecutive days during the growing season. 

Wetlands are classified as either tidal (coastal) 
or non-tidal (interior). Tidal wetlands can 
be either saline or freshwater. There are 
also special wetlands categories to denote 
saturated areas that have been altered by 
human activities.  

New Jersey protects freshwater wetlands 
under the New Jersey Freshwater Wetlands 
Protection Act... The law also protects transition 
areas, or ‘buffers,’ around freshwater wetlands. 
The New Jersey freshwater wetlands maps 
provide guidance on where wetlands are 
found in New Jersey, but they are not the 
final word. Only an official determination 
from NJDEP, called a “letter of interpretation” 
(LOI), can legally determine for sure if there 
are freshwater wetlands on a property. An 
LOI verifies the presence, absence, and 
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boundaries of freshwater wetlands and 
transition areas on a site. Activities permitted 
to occur within wetlands are very limited and 
usually require a permit. 

Within the Pinelands, wetlands are also 
regulated by the Pinelands Commission, which 
is the lead regulatory body for identifying and 
delineating wetlands and assessing wetland 
buffer areas in the Pinelands. There are more 
stringent regulations for wetlands located in the 
Pinelands, and most types of development are 
prohibited on these wetlands. Development is 
also prohibited within 300 feet of any wetland, 
unless the applicant can demonstrate that 
the development will not have a significant 
adverse impact on the wetland. 

All of Pemberton’s wetlands are freshwater. 
Natural wetlands cover 11,793 acres within the 
township (29 percent of total land area), of 
which 10,365 acres are wooded wetlands and 

1,428 acres are low-growing emergent, scrub/
shrub or herbaceous wetlands... In addition 
to natural wetlands, Pemberton Township 
also includes 2,605 acres (six percent of total 
land area) of modified or disturbed wetlands. 
Modified wetlands are former wetland areas 
that have been altered by human activities and 
no longer support typical wetland vegetation, 
or are not vegetated at all. Modified wetland 
areas do, however, show obvious signs of soil 
saturation and exist in areas shown to have 
hydric soils on U.S. Soil Conservation Service 
soil surveys. 

Pemberton’s modified wetlands fall into the 
following categories: 2,543 acres of agricultural 
wetlands, 49 acres of disturbed wetlands, 226 
acres of former agricultural wetlands, two 
acres of wetlands used as rights-of-way, and 
12 acres of wetlands found in maintained 
greenspace, lawns, or recreation area.” DVRPC 
2011 Environmental Resource Inventory 

KEY
Rancocas Creek

Floodplain

Wetlands

Wetlands 300’ Buffer



BASELINE 
SOCIO-

ECONOMIC 
ASSESSMENT

DEMOGRAPHICS

Population & Households

Pemberton Township/Borough lost population 
between 2000 and 2010 (-1.9%), and the decline 
continued at a faster rate through 2021 (-3.4%). 
Population and household counts for the 
Township are projected to stabilize between 
2021 and 2026 (-1.5%) as the rate of population 
decline levels off. Population and household 
growth in Burlington County is projected 
to continue at a slightly decelerated rate 
between 2021 and 2026, while the PMA is 
expected to grow at a faster rate than both 
the county and Pemberton Township/Borough. 
Household trends in all three geographies are 
similar to trends in population change.

Primary Market Area (PMA)

The socio-economic findings in this section are shown as 
comparisons between Pemberton Township, the residential 
primary market area (PMA), and Burlington County. PMA 
helps to evaluate conditions in the Township and Corridor 
as they compare to 15 surrounding municipalities. PMA 
is defined as the area from which 60 to 70 percent of 
prospective residents in the study area are expected to be 
drawn. Road networks, school district quality, and residential 
development patterns are factors in PMA definition. 

0%

2%

4%

6%

-2%

-4%

Pemberton PMA Burlington 
County

Rate of Population 
Change
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Age & Race/Ethnicity

The median age in Pemberton Township is 
markedly lower than the median age in both 
the PMA and the County; however, for all three 
geographies, median age has been trending 
upward. This trend is expected to continue over 
the five-year projection period, as the leading 
edge of the Baby Boom generation moves into 
their 70s. Pemberton Township has a higher 
percentage of African-American residents and 
persons of Hispanic origin than either the PMA 
or Burlington County. 

Income 

The 2021 PMA median household income 
is approximately 90 percent of the County 
median income; the 2021 Pemberton Township 
median income is approximately 77 percent 
of the County level. The income gap between 
the three geographies has closed since 2016 
when it was 86% (PMA vs. County) and 73% 
(Pemberton vs. County). There are relatively 
few households in upper income brackets 
($100,000+) in Pemberton. 

Veterans

Another demographic characteristic of 
Pemberton is its connection to the military. 
Pemberton has a substantially higher percent 
of veteran households, as compared to the 
other municipalities identified in the PMA. 
According to interviews with local real estate 
professionals and representatives from JB-
MDL, many veterans retire locally due to their 
connection to the base and the reasonable 
cost of living. 
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EDUCATION

The Corridor is located within the Pemberton 
Township School District. The district has 
approximately 4,620 students, and 11 individual 
schools. According to the State Department 
of Education 2021 releases, close to half 
(44%) of the students are “economically-
disadvantaged”, and 19% have one or more 
disability. Annual enrollment decreased by 2.2% 
over the past year. Four of the schools, including 
the high school and middle schools, have been 
identified by NJDOE as low-performing, and 
therefore are pending approval for School 
Improvement Aid Funds for targeted support. 

Despite the historical achievement issues 
within the middle and high schools, all eleven 
schools have been named National Schools 
of Character, as well as State Schools of 
Character. Pemberton also has a reputation 
for providing quality education for young 

children. The School District received the State 
Department of Education’s five-star rating for 
its free, full-day preschool program provided 
for all local three- and four-year-old children.

The Pemberton Township School District, 
like the larger region, has a strong military 
connection. Over the past three years, around 
20% of students had parents actively employed 
at JB-MDL. This strong military presence 
may decrease in the future due to the 2021 
School Choice Option for Military Families. 
Families living on base at JB-MDL now have 
the opportunity to choose the school district 
their children will attend and are therefore 
able to look outside Pemberton Township. It’s 
important to note that the Township’s school 
system is a primary deterrent for new families 
relocating to the area.

1111  19%19% --2.2%2.2% 

44%44%4,6204,620 44

schoolsschools of students have of students have 
a disabilitya disability

2021 enrollment2021 enrollment

studentsstudents
of students of students 

“economically “economically 
disadvantaged”disadvantaged”

schools low-schools low-
performing (NJDOE)performing (NJDOE)

Pemberton Township School District Quick Facts
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EMPLOYMENT

JB-MDL

Civilian employees at JB-MDL account 
for a large portion of Burlington County’s 
public sector employment. Covering 42,000 
acres, JB-MDL is the only tri-service military 
institution in the United States. Employment 
among permanent, full-time employees at 
the base remained stable from 2016-2020 at 
approximately 38,500 people.  In 2006, prior to 
consolidation into the tri-service base, Fort Dix 
and Maguire AFB collaborated on a privatized 
military housing initiative that replaced the 
aging base family housing stock with several 
thousand modern units. According to 2016 data 
from JB-MDL, over half of active-duty military 
personnel live on-post (52%). Individuals renting 
and purchasing homes off base are a major 
source of demand for residential real estate 
in Pemberton.

Deborah Heart & Lung Center

Deborah Heart and Lung (Deborah) is a 
specialty hospital with a location in Browns Mills 
that employs around 1,200 people. Deborah 
has recently upgraded and expanded their 
facilities, and currently offers 24 on-campus 
apartments for employees. Deborah is in 
the process of expanding multiple buildings, 
including a new Ambulatory Surgical Center. 
These expansions and the increase in patient 
beds will likely translate to a need for more 
employees in the long term.

Company Industry

1. Virtua of Burlington County General Medicine/Surgical Hospital

2. TD Bank Finance

3. Lockheed Martin Aerospace and Defense

4. Burlington Stores and HQ Retail and Apparel

5. Freedom Mortgage Mortgage Broker

6. CVS Corporation Insurance

7. Amazon Retail

8. Automotive Resources International (ARI) Automotive Rental and Leasing

9. Deborah Heart and Lung Center Medical

10. Viking Yacht Co. Corporation Manufacturer

Burlington County Major Employers
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PLANNING 
& ZONING 

ASSESSMENT

PLANNING IMPLICATIONS 

New Jersey Pinelands Commission 

The Pinelands Protection Act (1979) requires 
that all municipal master plans and land 
development regulations applicable within 
the Pinelands Area conform to the objectives 
and minimum standards set forth in the 
Pinelands Comprehensive Management 
Plan (CMP). All amendments to master 
plans and land development regulations 
impacting those lands must be reviewed 

and approved by the Pinelands Commission.

As mentioned previously, over half the 
Corridor is part of the Regional Growth 
Area (RGA) identified in the Pinelands 
CMP. For vacant developable lands within 
the Township’s RGA, the Pinelands CMP 
requires Pemberton to zone for an average 
of two dwelling units per acre with an 

 

Parcel Size 
(acres)

Maximum 
Density 

(units/acre)

Proposed 
Units

Affordable 
Units (10% 

requirement)

Market 
Rate Units

PDC Rights 
Required 

(25% of 
market rate 

units)

Market 
Value per 
PDC Right

PDC Cost to 
Buy

40 10 400 40 360 90 $20,000 $1,800,000

Pinelands Development Credits (PDCs)

Pemberton Township’s RGA residential zones contain provisions for the use of Pinelands Development Credits (PDCs). 
For the redevelopment areas adjacent to the study corridor, PDC provisions require the acquisition and redemption of 
1 PDC Right (or 1/4 PDC) for 25% of the units included in a development proposal. Exemptions from the PDC requirement 
are typically included for residential units made affordable to low- and moderate-income households. If a 
proposed development is approved in phases, PDC’s can likewise be redeemed in phases, as phases are approved.

Hypothetical Proposal and PDC Requirement
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opportunity to reach an average of three 
dwelling units per acre using Pinelands 
Development Credits (PDCs). The Township 
has the option to adopt zoning that exceed 
the minimum of three units per acre average 
density, provided that the lands to be 
rezoned are environmentally suitable for 
increased density, necessary infrastructure 
is available, and PDC use is appropriately 
accommodated.  

The Commission also reviews public and private 
development proposals within the Pinelands 
Area. The CMP requires all development 
within the Pinelands Area meet its minimum 

environmental standards. Notably, the CMP 
prohibits most development within wetlands 
and wetland transition areas. The southwestern 
section of the Corridor falls within the Rancocas 
Creek floodplain, which contains extensive 
wetlands, forested land and small RGA 
parcels. Future development in this area will 
need to demonstrate consistency with these 
environmental regulations.  Redevelopment of 
some sites along the corridor may be limited 
to areas of existing impervious surfaces and 
building footprints based on the presence of 
extensive wetlands.

Pemberton Browns 
Mills RoadNew Jersey Pine Barrens
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Pinelands Commission LOI Process

Any determination regarding a development 
proposal’s consistency with the wetlands 
standards of the Pinelands CMP will be 
based on the Pinelands Commission’s Letter 
of Interpreation (LOI). 

“Except as provided in N.J.A.C. 7:50-4.75, 
the Executive Director shall, within 45 
days following the receipt of a completed 
request for clarification or interpretation 
review the application and all information 
submitted by the applicant or any other 

person relating to the application and 
upon completion of such review issue a 
letter of clarification or interpretation. A 
copy of the letter shall be provided to the 
appropriate municipal or county planning 
board, environmental commission, if any, 
all persons who have individually submitted 
information concerning the application, all 
persons who have requested a copy of said 
determination and any person, organization 
or agency that has registered under N.J.A.C. 
7:50-4.3(b)2i(2).”

Determination 
issued within 45 

days

Preparation, 
filing and 

processing 
if favorable 

outcome

Complete 
Public Notice 

Documentation

Determination 
of Complete 
Application

Schedule Pre-
application 
conference

Submit 
Required 

Documentation

1 2 3 4 5 6

Letter of Interpretation Process
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21st Century Grant

Pemberton Township was one of eight communities awarded the 21st Century 
Redevelopment Program grant from the New Jersey Economic Development Authority 
(NJEDA). The grant program was created in 2018 in response to trends of closures and 
long-term vacancies of office complexes and commercial centers. Each community was 
awarded funds to plan for the redevelopment or re-purposing of vacant or underutilized 
community assets. Pemberton Township used the awarded funds to hire LRK and RES 
Advisors to conduct a market study for the RCBC redevelopment site. The team was 
tasked with creating recommendations for site development that focus on both 
market demands and community needs, which are being incorporated into this report. 
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Current Zoning

 Along the Corridor, current zoning consists of 
a variety of types ranging from Institutional, 
Very Low Density Single Family, Infill Residential, 
Town Center Zoning and an overlay for the 
land occupied by JB-MDL. The zoning which 
exists today is appropriate for much of 
the existing development that has already 
occurred. Additionally, the Township has 
established three Redevelopment Plans that 
supersede the underlying zoning for targeted 
sites or areas along the Corridor such as the 
Former RCBC Site, the former Minimum Security 
Prison Site, and the majority of the Downtown 
of Browns Mills. 

Each of these Redevelopment Plans lays out 
the Township’s objectives for development and 
standards regarding density, bulk and area 
requirements, along with uses. As the plans 
apply to Pinelands RGAs, the use of Pinelands 
Development Credits is required. These also all 
follow the Comprehensive Plan from both the 
Township and the County.
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Local Taxes

Pemberton Township is known for a low real 
estate tax in comparison to other communities 
in Burlington County. The 2020 general real 
estate tax rate in Pemberton Township was 
$2.457 per $100 of assessed value (Pemberton 
Borough: $2.223). The effective tax rate in the 
township was $2.391 per $100 of market value, 
which is lower than the effective tax rates 
in 31 of the 40 municipalities in the County. 
Pemberton Borough’s effective tax rate is 
even lower at $2.025 per $100. As a result, low 
tax rates are a major incentive for households 
considering home purchase in Pemberton.

Utility Service

Usage data and current improvement projects 
suggest capacity to support some level of 
redevelopment and residential expansion in 
the Pemberton-Browns Mills Road Corridor. 
The Pemberton Township Department of Public 
Works recently purchased the Burlington 
County Water System, which provides water 
to the Corridor, to ensure that utility service 
is adequate to accommodate future growth. 
Additionally, the Township was awarded $2.6 
million from the Pinelands Infrastructure Trust 
Fund in 2019. Public sewer service currently 
extends throughout the entire regional growth 
area, except for flood plains and wetlands.

KEY
AP - Agricultural Production

AR - Agricultural Residential

GCLI - General Commercial/Light Industrial

GI - Government Institution

HD - Hospital Development

MH - Mobile Home Residential

MR - Military Reservation

OP - Office Professional

PV - Pinelands Village

R1 - High Density Single Family Residential

R3 - Medium Density Single Family Residential

R17 - Very Low Density Single Family Residential

R60 - Two Family Residential

R80 - Very High Density Single Family Residential

R96 - Very High Density Single Family Residential

R200 - Very High Density Single Family Residential

RI - Infill Single Family & Multi Family Residential

TC - Town Center
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PEMBERTON TOWNSHIP MASTER PLAN

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 maintain a balanced community that 
offers a mix of land uses that is appropriate 
for this rural community;

• To encourage a plan that is pedestrian 
oriented;

• To encourage a plan that provides public 
parking and public transportation;

• To encourage a living/working area and 
gathering place within the community;

• To improve the scenic quality of Pemberton’s 
arterial gateways; and

• To include community leaders and 
stakeholder in the process of development 
decision-making.

Vision

• Pemberton provides a desirable 
place to live, work and play.  

• It is a place with neighborhoods 
offering cultural and economic 
diversity and a variety of housing 
opportunities.

• A continuum of residents with 
a range of occupations and 
incomes

• Residents vary in age, socio-
economic status, and ethnic 
backgrounds while maintaining a 
strong sense of community

• Township’s parks and recreational 
fa c i l i t i e s  c o n t a i n  m o d e r n 
amenities, providing a range of 
recreation opportunities.  

• Farmland is preserved wherever 
possible to protect our rural 
heritage

• Development within the Pinelands 
and outside of the sewer service 
area occurs at a pace that can be 
assimilated by the Township
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Housing Plan 

• To ensure safe, decent and affordable 
housing in Pemberton;

• 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 
hous ing obl igat ions  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 promote agricultural businesses 
and provide farmers areas to sell their 
products;

•  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.

The below map depicts the current sewer service area at the time of the Master Plan.  
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REDEVELOPMENT PLANS

Under the Local Redevelopment and Housing 
Law (LRHL), municipalities in New Jersey are 
able to engage in redevelopment planning as 
a planning and financial tool. The LRHL initiates 
a process to transform underutilized target 
properties in a way that encourages economic 
development. The financial benefits of 
redevelopment planning include added ways 
to collect revenue and procure professional 
services; use PILOTs, tax exemptions, and 
abatements; and establish programs for 
building rehabilitation and improvements. 

In terms of planning and zoning, redevelopment 
plans allow for greater control over the site 
than conventional zoning, for preparing site-
specific concept plans, and greater capacity 
public-private partnerships. Approved 
redevelopment plans set forth zoning and land 
use restrictions, and can supersede existing 
zoning or become an overlay. 

Process

A delineated area must be designated as 
an Area in Need of Rehabilitation or an 
Area in Need of Redevelopment. Following 
designation, a Redevelopment Plan may be 
prepared for a part or all the delineated area. 

1. Governing Body adopts Resolution to 
study a specified area

2. Planning Board prepares a report on its 
investigation

3. Public notice requirements

4. Planning Board refers to Governing Body

5. Governing Body adopts by Resolution

1. Rowan College 
at Burlington 

County (RCBC)

2. Burlington Co. 
Minimum Security 

Corrections 
(MSCF)

3. Browns Mills 
Town Center 

Area
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1. Rowan College at Burlington 
County (RCBC)

Area I - Mix of neighborhood commercial and 
multi-family residential in existing undeveloped 
area.

Area II - Coordinated, multiphase, mixed-use 
redevelopment on the site of the existing RCBC 
campus buildings. Multi-family residential, office 
and light-industrial, healthcare or social service, 
retail, recreational, government offices, and 
child-care centers are all allowed principal uses. 
The purchase of Pinelands Development Credits 
is required for any residential development. 

Area III - Passive recreation and preservation 
along the Rancocas Creek and Canoe Trail.

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

RCBC Redevelopment Priorities

RCBC redevelopment areas
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2. Former Burlington County Minimum Security 
Corrections and Work Release Center (MSCF)

Redevelop the site with a variety of residential uses that are compatible with surrounding 
uses in terms of scale, character, use, and density

Promote a high quality of life that contributes to Pemberton’s overall attractiveness as a 
vibrant place to live, work, play and recreate

Support the Township’s economic viability by creating residential parcels that contribute to 
the Township’s tax base

Assist in the accommodation of the Township’s future affordable housing obligation

Provide complete streets to accommodate all modes of transportation

Provide adequate design standards, with flexibility, that enhance the visual environment of 
the residential community, and create a distinguishable neighborhood feel

Provide adequate infrastructure and open space for recreation that contributes to a high-
quality residential development

Promote new urbanism and placemaking principles that focus on creating a destination 
and prioritizes function before form

Support and complement other redevelopment efforts in nearby areas, particularly the 
Browns Mill Redevelopment area, which includes commercial uses

MSCF Redevelopment Priorities
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3. Browns Mills Town Center

Th e  2 01 8  Brow n s  M i l l s  Tow n  C e nte r 
Redevelopment Plan builds on the 2011 
Redevelopment Plan form-based code. Four 
districts in Browns Mills are identified: Town 
Center Mixed Use; Town Center Retail; Town 
Center Neighborhood; Town Center Waterfront 
Development. Each district has its own purpose 
and encourages a variety of uses to attract 
business and development opportunities. 

Consistent with the 2016 Complete Streets 
Policy & Plan, a street hierarchy and pedestrian 
mobility enhancements are proposed to 
improve transportation conditions and 
correspond with the characteristics of the 
four districts. 

The Browns Mills Shopping Center serves 
as a gateway to the redevelopment area. 
Immediately to the north on Trenton Road 
is Deborah Heart and Lung Center, as well 
as Joseph Stackhouse Elementary School. 
The Town Center district containing the 
redevelopment area is meant to encourage 
commercial development that serves the 
needs of residents and employees, while 
simultaneously improving circulation and 
pedestrian access to retail options. 

Noteboom NeighborhoodBrowns Mills Redevelopment District

Browns Mills Shopping Center
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REAL ESTATE 
MARKET 
TRENDS

RESIDENTIAL TRENDS

The trends in this section reference the 
aforementioned Residential Primary Market 
Area (PMA), from which 60 to 70 percent of 
prospective renters or home purchasers 
in the Corridor are expected to be drawn. 
The delineated PMA is expected to add an 
additional 641 households between 2021 and 
2026. The 2021 PMA tenure split for occupied 
housing units suggests that 72.1 percent of 
households will be homeowners. 

To calculate replacement demand, RES used 
the Census Bureau’s Components of Inventory 
Change series (CINCH), which provides data 
on the percentage of housing stock lost from 
the inventory for two-year periods. Estimates 
produced an annual replacement demand of 
207 units, or 1,035 units over five years. Together, 
the five-year demand from household growth 
and the five-year replacement demand total a 
five-year gross PMA residential demand of 1,676 
units: 1,208 owner units and 468 renter units.

Due to dramatically increased sale prices over 
the past several years, pricing many potential 
buyers out of the market, it is possible that 
future rental household growth may be higher 
than current overall patterns suggest. In 
addition, more military households, conscious 
that their posting at JB-MDL may only be for 

three years, are choosing to rent rather than 
take on the resale risk of homeownership. 
New job creation within the PMA could also 
generate additional demand beyond these 
estimates.

Demand for new residential product along 
the Pemberton Browns Mills Road Corridor 
will be driven primarily by the site’s proximity 
to major employers. As a result, demand is 
directly tied to changes in employment levels 
at JB-MDL and Deborah Heart and Lung. Both 
employers show a slight increase in operations 
and job growth, creating potential demand 
for additional housing. A secondary source 
of demand is demographic change. The PMA 
shows growth in both the first-time buyer 
and retiree buyer demographics, which also 
contributes to an increased demand for new, 
low-maintenance housing. The relatively low 
real estate taxes in Pemberton Township could 
help a development at this location compete 
with product offered elsewhere in the PMA.

RES Advisors reached out to each of the 
residential real estate brokerage firms in 
Pemberton Township and spoke to Brokers-
in-Charge and long-term agents to better 
understand trends and demands in Pemberton 
real estate. 

40 | Pemberton Township - Pemberton-Browns Mills Corridor Study © 2021 LRK Inc. All Rights Reserved



1. Retirees, especially veterans

2. 1st Time Home Buyers

3. Military officers with small children

1. Affordability and low taxes

2. Military affiliation

3. Proximity to the Shore

1. Single-Family (modest to large)

2. Townhomes (medium to large)

1. Lack of new housing supply

2. Not enough retail/too many retail 
vacancies

3. Under-performing school district

Pemberton PMA

Median Year Built 1974 1977

Median Home Value $187,138 $271,616

5-Year Change in Home Value 4.7% increase 12.2% increase

Who are the primary purchasers 
in Pemberton? 

What draws buyers to purchase 
i n  P e m b e r t o n  o v e r  o t h e r 
municipalities?

What types of properties are 
buyers looking for?

What are the biggest obstacles to 
renting or buying in Pemberton?

H o u s i n g  O v e r v i e w

Interviews with Local Real Estate Professionals

% of Homes Built 
in Last 20 Years

% of Homes Built in 
the 1960s-1970s

Pemberton

New Apartment Complexes   
(Last 10 Years)

Housing Stock

46.1% 11.7% 0 527.8% 18.7%

PMA PMA PMAPemberton Pemberton
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Recent buyers have looked outside of 
Pemberton due to an aging housing supply, 
lack of amenities in existing subdivisions, an 
under-performing school district, and shortage 
of retail. Brokers and agents repeatedly 
emphasized the importance of amenities in 
attracting first-time home-buyers and JB-
MDL employees. HOA neighborhoods with 
amenities such as a pool, fitness center, and 
tennis courts will be attractive to new buyers. 
Pemberton’s lack of a big box retailer such as 
Target or Walmart is also a deterrent to young 
families looking to settle in the Township. 

The lack of new housing supply was noted as a 
key challenge in Pemberton’s housing market. 
While some Realtors specifically mentioned 
the lack of new single-family homes, the most 
common sentiment was that any new housing 
supply would be beneficial for the region as 
existing dwellings age. Buyers are drawn to 

the Township because of its affordable home 
prices, low taxes, military affiliation, and 
proximity to the shore, but there are few new 
homes of any type in Pemberton Township or 
Browns Mills to accommodate them. 

Pemberton has a healthy housing market 
despite the declining population. Discussions 
with local real estate professionals and JB-
MDL housing representatives support the 
need for various, diverse housing supply 
to be built in Pemberton. Desired housing 
types include moderately priced, modestly 
sized, single-family homes; large townhomes 
with 3-4 bedrooms; and 3-4 bedroom rental 
apartments with in-unit and community 
amenities. Pemberton also has the capacity 
to capture an increasing market of 55+ retirees 
purchasing in Burlington County.

Moderately-
sized single-

family

1/4 acre lots

Neighborhood 
Amenities

New, low-
maintenance homes

Moderately 
priced

 Retirees

• Maintenance-
free exterior

• Small to moderate 
sized homes and lots

•    Single-story

• Neighborhood 
amenities

• New subdivisions

• Single-family 
homes

First-Time Home 
Buyers & JB-MDL Buyers

• Neighborhood 
amenities

•  Moderately-
priced single-
family detached or 
townhomes (.25 to .5 
acre lots)

• Moderate to large 
homes

•    New subdivisions

Pemberton For-Sale Housing Demand Profile
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RETAIL TRENDS INDUSTRIAL TRENDS

The selection of new retail locations depends 
on multiple factors including site visibility, 
site size, ease of access, high traffic counts, 
population density, and aggregate spending 
potential in a trade area. The Corridor offers 
several advantages for retail uses, including 
available land with frontage on Route 530 
and excellent visibility from passing traffic. The 
only signalized intersection on the Corridor—at 
Four Mile Road—is adjacent to activity centers 
that could draw potential customers. These 
include the Buttonwood medical complex, the 
youth baseball complex, and the community 
playground. The Pemberton Township Building 
is also nearby.

The disadvantages of this location for retail 
are low population density in the surrounding 
trade area and traffic counts that are below 
chain store standards. The discounted retail, 
dining, recreation, and entertainment options 
on-site at JB-MDL decrease the likelihood that 
active-duty military and retirees living in the 
area will consume in the Township. To capture 
expenditures from commuters and residents at 
the base, the retail offerings need to be unique 
or destination-oriented (restaurants, specialty 
bakery, art gallery, dance studio, etc). Because 
“retail follows rooftops”, it may be appropriate 
to hold parcels on the corner of Route 530 and 
Four Mile Road and the corner of Route 530 
and the Pemberton Bypass for future retail use, 
if additional residential development takes 
place in the RGA.

The COVID-19  pandemic has rapidly 
accelerated the growth of e-commerce 
nationwide. As businesses were forced to 
pivot to a direct-to-consumer model for 
most goods and services, the “last mile” of 
distribution became a cost issue for urban 
and rural suppliers alike. In urban areas, the 
couriers face heavy traffic and congestion, 
while in rural areas, customers could be miles 
apart, expending substantial time and money 
during this last stage of delivery. As customers’ 
expectations for rapid delivery are increasing, 
the demand to build for additional local 
warehouses in growing exponentially. Amazon 
has capitalized on this economic change, and 
has opened multiple distribution centers in 
Burlington County.

To satisfy the growing need for additional 
warehousing, Pemberton Township already 
has multiple warehouse developments in the 
pipeline to be constructed in locations more 
suitable for industrial development. Despite 
this regional need for additional warehouse 
construction, the Corridor is not an ideal 
location for industrial development given its 
distance to major highways and airports. 

Disadvantages for Warehouse Use Advantages for Warehouse Use

Distance from highway access Several large, developable sites

Distance from air freight locations Access to labor pool from denser parts of 
Burlington County (west of Route 206)

More expensive to develop because of soil 
and floodplain issues Public Transit Access (bus)

Proximity to the large population base at 
JB-MDL

Warehouse-Distribution Suitability
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CASE 
STUDIES

ROUTE 37 ECONOMIC CORRIDOR VISION PLAN

The NJ Transit study on Route 37 sought to 
create a corridor of economic development in 
Ocean County. The study area is located on the 
eastern edge of JB-MDL at the convergence 
of Toms River Township, Berkeley Township, 
Manchester Township, and Lakehurst Borough. 

Route 37 is an auto-oriented corridor that is 
generally lined by strip development.  The 
vision plan considers regional assets like JB-
MDL alongside commuting patterns, market 
trends, and coastal resiliency. The plan 
depicts nodes for infill, enhancements, and 
redevelopment opportunities that promote 
more efficient land use and broader transit 
options. The plan helped to position the study 
area as attractive to potential developers, and 
promote a focus on quality design standards 
and programming. 

The plan encourages municipalities along the 
corridor to consider zoning strategies that 
re-envision the study area as a mixed-use 
economic district. There is an abundance of 
senior housing communities in the study area, 
though vacancy rates are high. The study area 
is in need of a wider variety of housing options, 
particularly affordable housing for the large 
rent-burdened population in the area. The 
plan envisions a high-tech corridor that links 

technology-oriented employment and mixed 
use development. It also takes a multifaceted 
approach to redeveloping a large potential 
site (CIBA-Geigy) that can take advantage of 
existing railways, environmental remediation 
efforts, and demand for inclusive affordable 
housing. Potential uses for the CIBA-Geigy 
site include a satellite college campus, light 
manufacturing, or a high-tech, mixed-use 
center. 

Local Demonstration Project Key Issues

44 | Pemberton Township - Pemberton-Browns Mills Corridor Study © 2021 LRK Inc. All Rights Reserved



Land Use Analysis

Potential Development Nodes

Corridor Vision 
Plan Study Area
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WARWICK GROVE, NEW YORK

Warwick Grove is a master planned village in 
New York’s Hudson Valley. It was designed by 
DPZ CoDesign (formerly Duany Plater-Zyberk & 
Company) as a traditional community meant 
to foster close-knit connections through a 
series of community gathering spaces and 
structures. 

Warwick Grove weaves a mix of single and 
multifamily housing with energy-efficient, 
green building design. The development 
minimized impervious surface coverage, even 
eliminating the need for driveways through 
strategically placed parking areas. Other 
amenities include a community garden, post 
office, parks, and neighborhood center that 
all fall within walking distance of downtown 
Warwick. 

Warwick Grove was designed with sensitivity 
towards environmental assets and compact 
building strategies. The built community 
occupies less than one-fourth of developable 
land on-site, in turn preserving woodlands, 
wetland conservation area, and a wildlife 
corridor for local endangered species. The 
design of the neighborhood is meant to 
promote connection to the natural environment 
by incorporating walking/biking paths and 
parks. 

Wetlands were deliberately incorporated as 
a strategy for managing stormwater runoff, 
enhancing the neighborhood’s sustainability 
alongside attractiveness to potential new 
residents.

Environment
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Warwick Grove, courtesy of DPZ CoDesign 

Neighborhood Character
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REDEVELOPMENT IN THE PINELANDS

Winslow Township

Winslow Township adopted three large site-
specific redevelopment plans along the Route 
73 corridor in Camden County. The first plan 
looked at a 100-acre site with a mix of uses, 
including highway-corridor uses and single-
family/townhouse residential development. 
The 15-acre site was planned to allow for a 
professional office along Route 73 and roughly 
213 units of senior housing. The senior units were 
located near the library and senior center. 
The 80-acre site called for a Main Street-style 
Mixed-Use District that overlays on top of 
highway and residential districts. The Mixed-
Use District allowed for a maximum yield of 
600 units, greater height, and a required public 
gathering space.

CME ENGINEERSCME ENGINEERS

CME ENGINEERS

Working with representatives from the Pinelands Commission, they were able to share other 
Redevelopment Plans that were adopted and approved by both the local municipality, and the 
Pinelands Commission. Both examples shared are either built or underway with construction, and 
show how the Redevelopment Planning process can lead to built outcomes within the Pinelands.
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Galloway Township

Galloway Township in Atlantic County adopted 
seven site-specific redevelopment plans along 
White Horse Pike Corridor. Planning efforts 
began in 2009 to stimulate development and 
promote greater housing density in a way 
that supports existing commercial corridors 
and future economic development. The 
plans varied in scope, ranging from tweaking 
zoning regulations on an old factory site to 
allow additional industrial uses, to specifically 
allowing a Wawa on a smaller site; a mixed-
use affordable age-restricted multi-family site 
with greater height, as well as a another large 
site of 60 acres currently developed with a CVS 
to include a series of multifamily buildings. 
The plans included a site plan and elevations 
provided by an interested party – presumed 
to later become a designated redeveloper.

Prepared by ARH Engineers

Prepared by ARH Engineers
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DEVELOPMENT 
RECOMMENDATIONS

OVERLAY METHODOLOGY

The entirety of the Study Area is within the 
jurisdiction of the Pinelands Commission, 
and below depicts wetlands mapping, and 
associated wetland buffers, along with flood 
areas associated with the Rancocas Creek. 
As discussed earlier, proposed development 
along the corridor will likely need to go 
through a review process with the Pinelands 
Commission to ensure that the development 
meets the CMP’s minimum environmental 
standards. Given the extent of wetlands and 

wetlands transition areas along the corridor, 
some of the sites targeted for redevelopment 
will likely be limited to the footprints of existing 
impervious areas. We employed an overlay 
approach to understand the constraints 
and opportunities created by the floodplain, 
wetlands, and existing impervious surfaces 
throughout the Corridor to determine which 
sites posed the greatest redevelopment 
potential.
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Vacant Shopping Center Minimum Security Site

Horse Track Site RCBC

KEY
Impervious Coverage 
Mapped by state

Rancocas Creek Floodplain

Wetlands                   
Mapped by Pinelands

Wetlands 300’ Buffer    
Mapped by Pinelands

Potential Development Site
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VACANT SHOPPING CENTER

OVERLAY

0’ 250’125’

KEY
Impervious Coverage 
Mapped by state

Wetlands                   
Mapped by Pinelands

Wetlands 300’ Buffer    
Mapped by Pinelands

At the corner of Pemberton Browns Mills 
Road and Lewistown/Juliustown Road sits an 
underutilized shopping center which is largely 
vacant other than a few existing stores. At 
the western edge is the site is the pad from a 
former food store which went out of business 
due to the opening of the Acme. The remainder 
of the site has remained empty due to the 
condition and age of the shopping center. 
The entirety of this site outside of the wooded 
area has been previously developed, and is 
outside of the wetlands area. Some preliminary 

plans have been contemplated for this site 
consisting of commercial services that would 
support the needs of Browns Mills and the 
surrounding area of Pemberton Township. 
This location could support some residential 
over retail. Based on the Redevelopment 
Plan that was adopted in March of 2018, the 
entirety of Browns Mills should be re-examined 
for best and highest uses as a whole before 
development is considered on this parcel. The 
location of residential should be reviewed in 
the context of the whole of Browns Mills.
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MINIMUM SECURITY SITE

OVERLAY

0’ 250’125’

KEY
Impervious Coverage 
Mapped by state

Wetlands                   
Mapped by Pinelands

Wetlands 300’ Buffer    
Mapped by Pinelands

Located just north of the RCBC Campus Site, this 
site was the location of the former Burlington 
County Minimum Security Corrections and 
Work Release Center. The site is the subject 
of a Redevelopment Plan adopted by the 
Township in November 2018, which laid out 
the vision for the site. One of the obstacles 
to redevelopment of the site is its secluded 
nature due to the far setback off of Pemberton 
Browns Mills Road, which could also be an 
asset for residential development, and that 
the site is completely surrounded by trees. 
This same condition could also be a negative 
asset, along with the close proximity to other 

active County and Township work yards with 
large trucks accessing this area frequently. 
Similar to other sites along the corridor, the 
site is fully within the floodplain and can only 
be redeveloped due to the former prison fully 
impacted the area shown below. The site of the 
former Juvenile Detention Center just around 
the corner from this site, falls into a similar 
situation where it may not be an appropriate 
location for housing, but potentially other uses 
combatable with what is in close proximity.  
This area north of Pemberton Browns Mills 
Road should also be considered for low impact 
industrial or a similar uses due to the proximity 
to these County/Township facilities.
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Unit Count Option 1 Option 2

Townhouses 80 32

Walk-Ups - 48

TOTAL 80 80



Walk-upsWalk-ups

TownhousesTownhouses

TownhousesTownhouses

.22004.00  |  06.23.22
Minimum Security Site 
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HORSE TRACK SITE

OVERLAY

0’ 400’200’

KEY
Impervious Coverage 
Mapped by state

Wetlands                   
Mapped by Pinelands

Wetlands 300’ Buffer    
Mapped by Pinelands

Creating more development along the edge of 
Pemberton Borough would allow residents to 
have the benefits of the walkable downtown 
area, and help support the growth of the 
Borough. While this site is not fully impacted by 
wetlands, there are some buffers to the south 
of the site that would need to be fully explored 
if that have been previously impacted, and the 
full extent of the site that can be developed.

The portion of the site that is not impacted by 
wetlands is currently zoned as R-1 and would 
not allow for the density and type of units 

proposed below. We would recommend the 
zoning be updated to allow for medium density 
residential at the gateway to Pemberton 
Township. As per the Master Plan, this site 
is targeted as high density single family 
residential development. It will be important 
that the development of this site include 
proper green infrastructure to support the flow 
of water through the site. Also, to be consistent 
with the rural character of Pemberton Browns 
Mills Road, development along the frontage 
should be a lower scale, similar to Sunbury 
Village across the street.
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Unit Count Option 1 Option 2

Townhouses 176 144

Triplexes 24 36

TOTAL 200 180
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OPTION 2
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Introduction

The former RCBC Campus operated at the 
location from 1971 through 2018, and had kept 
some facilities active such as the swimming 
pool through 2019. All activity has since ceased 
on the site, prompting the Township in 2018 to 
adopt a Redevelopment Plan for the entirety 
of the site. Key to the redevelopment of this 
site will be working alongside the Pinelands to 
determine the extent of wetlands across the 
site, and which areas of the site are deemed 
to be available for development through their 
review and approval process. Through the 
winning if the 21st Century Grant, the analysis 
of the RCBC Campus was strengthened with 
the extra Grant Funds from NJEDA.  

The report works to imagine two alternatives 
to the interpretation of the wetlands on the 
site, and how development can work with 
the ecology of the site, and the demands of 
the Township regarding housing. This process 
will need to be undertaken by the selected 
developer, working with the County, Township 
and Pinelands when a development proposal 
comes forward. Key to the redevelopment is 
the demolition of the existing structures on 
campus, unless any have the potential for 
reuse, which is unlikely do the length of time 
being vacant.
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Commercial Feasibility

Residential development of the RCBC site 
would create a strong sense of place and 
dynamic gateway on the route to Browns 
Mills and increase commercial demand by 
attracting a critical mass of new households 
to Pemberton Township.  

Demand for retail development on or near the 
RCBC site is currently low, however, additional 
retail development could be feasible after 
additional residential density is established 
on the site. 

The RCBC site offers two corners at intersections 
that would be appropriate for future small 
footprint retail/commercial buildings. The 
size of the RCBC site would allow a scale of 
development that should increase expenditure 
potential at establishments in downtown 
Browns Mills.

The Redevelopment Plan certified in 2018 
should be revisited to allow maximum flexibility 
over the location and type of commercial 
allowed on this site.
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Market-Supported Housing at RCBC
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A market analysis considering the development 
potential of the RCBC Pemberton campus 
finds that residential development on the site 
could capture a significant percentage of 
housing demand projected for the surrounding 
residential market area. The market analysis 
estimated five-year residential demand of 1,676 
units in the market area around Pemberton 
Township. This includes demand generated 
by more than 640 new households as well as 
additional replacement demand.  

The housing stock in Pemberton Township 
is aging, and despite market area demand 
there has been little new construction in the 
Township. Demand is present for both single-
family (attached and detached) units as well 
as market-rate multi-family rental apartments.  

The primary home buyer pool in the market 
area consists of first-time buyers and retirees/
trade-down buyers. These households are 
price conscious, creating an opportunity for 
Pemberton Township with its comparatively 
low tax burden to compete for buyers. The 
stable employment opportunities in close 
proximity to the RCBC site (Deborah Heart 
& Lung and JB-MDL), make this location 
appealing for working age households. The 
market analysis found support for a variety of 
housing types. Single-family detached homes 
for purchase are a product type that would 

appeal to buyers in a variety of age cohorts is 
a single-family home on +/- quarter acre lots 
with extensive community amenities.  

Though single-family homes are the preferred 
housing type in the PMA, townhouses with 
three (or even a small component of four 
bedrooms) could meet the needs of families 
stationed at JB-MDL as well as other buyers 
who do not want yard and landscaping 
maintenance responsibilities. Although a 
substantial inventory of these units exists at 
JB-MDL, the on-post units are full.  

Additionally, most rental demand for three and 
four bedroom units can be accommodated in 
single-family detached and townhouses for 
rent. Community amenities would be important 
for townhome developments as well.

New mid-rise (3 to 5 story) multi-family units 
are performing well throughout the residential 
PMA and should be a component of any 
redevelopment at the RCBC Pemberton site.  
New apartments should include one, two, and a 
limited number of three-bedroom apartments. 
Community fitness and recreational amenities 
should be incorporated into the building and 
site plans.

The Redevelopment Plan certified in 2018 
should be revisited to allow maximum flexibility 
over the density, height, mix and location of 
residential buildings allowed on this site.

Proposed Housing Types Option 1 Option 2

Single Family Lots 50 Lots 80 Lots

Townhouses 110 Units / 20 Lots 110 Units / 20 Lots

Flats / Walk-Up 144 Units / 3 Story 144 Units / 3 Story

Flats / Walk-Up / Garages 62 Units / 3 Story 62 Units / 3 Story

Flats / Elevator / Garages 56 Units / 4 Story 56 Units / 4 Story



• Appeals to buyers in a variety of age 
cohorts

• Quarter acre lots 

• Extensive community amenities

• For purchase

Single-Family Detached

• Townhouses could meet the needs of 
families stationed at JB-MDL 

• Three or four bedrooms

• Community amenities

• For rent or purchase

Townhouses

• Three to five stories

• One, two, and limited three bedrooms

• Community fitness and recreational 
amenities

Multi-Family
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Green Buffer

Wetland Habitats

Community Parks

DEMOLITION FUNDING SOURCES

Demolition of the existing vacant and 
deteriorating RCBC buildings is critical to 
realizing the successful redevelopment of 
the campus. The size of the RCBC site offers 
the opportunity to develop a diverse mix of 
residential product types and capture a cross-
section of residential demand. This diversity 
should allow a developer to weather and 
adapt to any shifts in economic conditions 
and consumer preferences during the course 
of site build-out (e.g. if the homeownership 
market softens due to interest rate spikes, then 
the rental market may gain strength).  

The opportunity to integrate natural 
resources, waterways, and trails into a 
master-planned residential community on 
the Pemberton campus, should create a 
marketing advantage for all components of a 
residential redevelopment of this site as well 
as potentially offering new public recreation 
and open space to the broader Pemberton 
Township Community. 

The consultant team investigated potential 
sources of public funding that could be used 
for demolition of the existing deteriorated 
buildings at the former RCBC-Pemberton 
Campus.  The cost of demolition has been 
a roadblock for potential site developers; 
obtaining funding assistance for the removal 
of these structures is vital for moving 
redevelopment of the site forward.  The 
RCBC site is in the following designated 
geographies making it potentially eligible for 
certain federal and state funding programs: a 
New Jersey Redevelopment Authority Eligible 
Municipality, an Urban Enterprise Zone, a 
Transformative Project Area, and an Area 
in Need of Redevelopment. The following 
subsections describe prospective sources of 
funding for demolition of the existing buildings 
at the former RCBC-Pemberton Campus. 

Precedent Imagery
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Aspire Program

The Aspire Program is a new program 
that was established under the Economic 
Recovery Act of 2020. It replaced the Economic 
Redevelopment and Growth Grant, and serves 
as a gap financing tool to support strategic 
real estate developments that cannot happen 
without such incentive awards. Awards are 
meant to encourage growth in communities 
experiencing distress, and can be up to $350 
million or 40% of project costs. The RCBC site is 
eligible for this funding due to its location within 
a “Transformative Project Area.” The Township, 
County, or College would need to apply for 
these funds to be used for demolition as part 
of a larger development plan. Applicant would 
require a development plan with the following:

• 1,000 residential units with 20% designated 
affordable OR

• 100,000 SF of commercial space with at 
least 600 residential units (20% affordable)

• Minimum $100 Million investment

American Rescue Plan (ARP) 
Coronavirus State and Local Fiscal 
Recovery Funds (SLFRF)

The Plan was created to provide economic 
relief for the public sector, nonprofits, small 
businesses, communities, and households who 
have experienced economic hardship due to 
COVID-19. Funding consists of loans or grants 
to help mitigate financial stress. Pemberton 
has received and used SLFRF funds for water 
infrastructure, so is not eligible to receive 
additional funds.  Burlington County also has 
received SLFRF funds. SLFRF Funds may be 
used to:

• Replace lost public sector revenue

• Fund programs, services, and capital 
expenditures that address the public 
health and economic impacts from the 
pandemic

• Invest in water, sewer, and broadband 
infrastructure

• Provide equitable pay for eligible workers 
performing essential work 

Nonprofit organizations may be eligible for 
SLFRF assistance if they have experienced 
financial distress due to decreased revenue, 
increased costs, capacity to weather financial 
hardship, challenges covering operating costs.  
The following argument could support use of 
SLFRF funds for demolition:

• The College has experienced significant 
financial challenges (i.e. substantial 
reduction in admissions) due to COVID-19

• The College is the owner of the Subject 
Property

• The carrying cost of the Subject Site, 
which is no longer used for institutional/
educational purposes, is adding to the 
financial strain caused by COVID-19

• The sale of the Subject Property is 
contingent on removal of the existing, 
deteriorated buildings: Due to financial 
hardships caused by COVID-19, the 
College is unable to pay for the demolition 
of the existing deteriorated buildings, 
that are necessary for sale of the RCBC-
Pemberton property.  

Community Development Block 
Grant Program (CDBG)

The CDBG Program is aimed at funding projects 
that assist with neighborhood revitalization 
and economic development that benefits low-
and-moderate income individuals, prevent 
or eliminate slum or blight, or meet urgent 
community needs that affect an area’s health 
and wellness. 

Burlington County is able to determine specific 
program priorities, while the Burlington County 
Community Development department reviews 
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applications and administers the program. 
The funds are awarded as grants, and can be 
used for clearance and remediation activities 
including: 

• Clearance, demolition and removal of 
buildings and improvements

• Movement of structures to other locations

• Remediat ion of env i ronmental ly 
hazardous contamination 

Burlington County Division Head of the 
Department of Community Development, 
Jennifer Hiros, recommends CDBG funds 
for demolition of the dilapidated buildings 
at the RCBC-Pemberton campus. In order 
for Pemberton—which is currently a non-
entitlement community receiving funds 
under DCA’s Small Cities CDBG program--
to be eligible it must rejoin an Entitlement 
Community or Urban County in 2023, in order 
to apply for CDBG money distributed through 
the County in 2024. If an affordable housing 
component is part of the development plans 

for the Subject Site, Pemberton Township could 
simultaneously apply for HOME dollars for 
the redevelopment. There is a possibility the 
College could apply directly for CDBG funds 
since it is located in Mt. Laurel, or file a joint 
application with Pemberton Township.

EPA Brownfields Program

Since buildings on the RCBC campus are not 
suited for occupancy and renovation would 
be infeasible, it is possible that the site could 
be designated as a “Brownfield,” defined as 
“Property, where the expansion, redevelopment, 
or reuse of it may be complicated by the 
presence or potential presence of a hazardous 
substance, pollutant, or contaminant.” Eligible 
hazardous substances include heavy metals, 
polynuclear aromatic hydrocarbons (PAHs), 
volatile Organic Compounds (VOCs), brine, 
asbestos (likely in early campus buildings), and 
controlled substances.

The College should have the site reevaluated 
by an environmental specialist to determine if 
the site contains environmental contaminants 
pursuant to a “Brownfield” Due to application 
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timelines with the EPA, current funding windows 
would not be able to be met, and would need 
to be targeted for Financial Year ‘23. RCBC and 
Pemberton Township are both eligible entities 
to apply for a Brownfields Grant. If the site is 
deemed contaminated, there are numerous 
types of Brownfields funding opportunities, 
including:

• Assessment Grants (inventory, planning, 
assessment, and community outreach)

• Revolving Loan Fund Grants (funding 
to capitalize loans used for Brownfields 
cleanup)

• Cleanup Grants (Brownfields remediation)

• Multipurpose Grants (for assessment and 
cleanup activities)

Demolit ion Bond Fund Loan 
Program

The Urban and Rural Centers Unsafe Buildings 
Demolition Bond Act established a $20,000,000 

loan program for the purpose of providing 
financing for the demolition and disposal of 
unsafe buildings in eligible municipalities, 
urban and rural centers. This program is 
overseen by the Division of Codes and 
Standards within the New Jersey Department 
of Community Affairs.

Pemberton Township qualifies for the program 
through the Rural Centers Aid Program. 
An application would have to be made to 
apply for the funding either by the County 
or Township, with the Counties Authorization. 
A cost estimate, along with timeline and 
construction plans for the site post-demolition 
should be shared within the application if 
available.

• Priority is given to buildings within 
Redevelopment Areas that do not pose 
an imminent and extreme hazard. Both 
the State and Pinelands commission 
would need to agree that no buildings 
on the site are of historical or cultural 
significance. By all extents possible, the 
demolition waste should be salvaged, 
recycled and reused to the greatest 
extent possible.
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REAL ESTATE MARKET 
CONDITIONS

• The Corridor has an aging housing supply 
that does not adequately attract new 
buyers. 

• The median home value in the region 
is substantially below the residential 
PMA and the price increase over time is 
significantly lower in Pemberton. 

• There are no new or updated apartments 
in the township, yet the demand for them 
throughout the PMA is high. 

• Sale of senior (age-restricted) homes is 
on the rise in Burlington County. 

• The PMA should expect an additional 641 
new households to be built between 2021 
and 2026. 

• The total 5-year residential demand in the 
PMA is 1,676 units (combination of demand 
from household growth and replacement 
demand). 

• Positive County and local employment 
trends, as well as the stability from major 
local employers (JB-MDL and Deborah), 
should continue to support household 
growth.

• The primary buyer pool in Pemberton 
is first-time home buyers and retirees.  
Many of these buyers are affiliated with 
the military. 

• Buyers  are drawn to Pemberton 
specifically because of its affordability 
and proximity to the shore and/or military 
base.

PROPOSED LAND USES ALONG 
THE CORRIDOR

Single-family homes to purchase 

• Demand is present for both age-restricted 
and general occupancy subdivisions.  
Because Pemberton Township has been 
in discussion with developers about a 
substantial amount of age-restricted 
housing in other parts of the municipality, 
The Team would recommend against 
zoning only for age-restricted units on 
the Corridor.  

• A product type that would appeal to 
buyers in a variety of age cohorts is a 
single-family home on +/- quarter acre 
lots with extensive community amenities.  

 CONCLUSIONS & 
RECOMMENDATIONS
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Townhomes for rent or purchase 

• Single-family homes are the preferred 
housing type in the PMA, but townhomes 
with three (or even a small component 
of four bedrooms) can meet the needs 
of families stationed at JB-MDL as 
well as other buyers who do not want 
yard and landscaping maintenance 
responsibilities.  Although a substantial 
inventory of these units exists at -MDL, 
the on-post units are full.   

• Community amenities would be important 
for townhome developments as well. 

Multifamily apartments  

• New mid-rise (3-5 story) multi-family 
units are performing well throughout 
the residential PMA and should be 
accommodated in the Corridor land 
use plan. A mixed-use development 
with retail on the first floor would be 
particularly suitable for sites close to the 
Browns Mills downtown core. 

• New apartments should offer diverse 
in-unit and community amenities and 
should be built with a variety of unit 
configurations including one-, two-, and 
a limited number of three-bedroom flats.  
Most rental demand for three- and four-
bedroom units can be accommodated in 
single-family detached and townhouses 
offered for rent. 

Retail 

• Additional retail development, especially 
outside of Browns Mills, would be feasible 
after additional residential density is 
established on the Corridor.  Sites on 
Pemberton-Browns Mill Road at the 
corner of Four Mile Road and at the 
corner of the Pemberton Bypass, would 
both be suitable for eventual commercial 
development.  

• Zoning for a mixed-use apartment 
building in Browns Mills with a limited 
amount of first floor retail (oriented for 
visibility from the road frontage) should 
be considered for inclusion in the land 
use plan. 

• Zoning should permit health care related 
uses in retail space to broaden the range 
of potential tenants.

LOCAL REDEVELOPMENT AND 
HOUSING LAW (LRHL)

The Team recommends to designate 
the Corridor as either an Area in Need 
of Rehabilitation or an Area in Need of 
Redevelopment as laid out below as allowed 
by the Local Redevelopment and Housing 
Law. As of now, only specific parcels have 
had a Redevelopment Plan created to 
promote develop in those locations. Creating 
a redevelopment plan for the entire corridor 
would allow a more comprehensive look 
at development, and where specific uses 
should and should not be placed.

Financial Benefits

• Arrange for payment of professional 
services

• Collect revenue to defray redevelopment 
costs

• Undertake redevelopment, issue bonds, 
make loans, extend credit

• PILOTs / Tax Exemptions / Abatements

• Designation of portion of assessment to 
not increase

• Programs for repair and rehab of buildings 
/ improvements
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Planning & Zoning Benefits

• Greater control than conventional zoning

• Prepare site-specific concept plans

• Allows for public-private partnering

• Allows for municipality to designate a 
redeveloper

General Process

• A delineated area must be designated as 
an Area in Need of Rehabilitation or an 
Area in Need of Redevelopment

• Following designation, a Redevelopment 
Plan may be prepared for a part or all the 
delineated area

Area in Need of Redevelopment

• Governing Body adopts Resolution to 
study a specified area

• Planning Board prepares a report on its 
investigation

• Public notice requirements

• Planning Board refers to Governing Body

• Governing Body adopts by Resolution

Area is Need of Rehabilitation

• No public hearing is required

• Governing Body adopts by Resolution 
(after PB review)

• Can be applied to entire area of 
municipality

Designations Offer Same Benefits, 
Except

• Rehabilitation – short-term

• Redevelopment – long-term & eminent 
domain

Redevelopment Plan

• General legislation (not a Zoning 
Ordinance); no special notice 

• Adopted by traditional ordinance 
procedures 

• •Introduced by Governing Body 

• Reviewed for Consistency with Master 
Plan by Planning Board 

• Public Hearing / Adoption by Governing 
Body 

• Review and approval by the Pinelands 
Commission

• Once Plan is certified by the Pinelands 
Commission; Statutory Powers Enabled 

• Sets  forth Zoning and Land Use 
Restrictions 

• Can either Supersede or become an 
Overlay
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1. INTRODUCTION 
 

Pemberton-Browns Mills Road (also known as CR 530 and CR 687) is an important regional and local route 
that connects Pemberton Borough to downtown Browns Mills.  This Corridor provides access to both Joint 
Base McGuire Dix Lakehurst (JB MDL) and Deborah Heart and Lung Center (Deborah), the two largest 
employers in Pemberton Township.  Historically, it has been dominated by institutional uses including a 
community college and corrections facilities.  As a result of the consolidation of Rowan College at 
Burlington County (RCBC), all operations on the Pemberton-Browns Mills Road campus were relocated to 
Mt. Laurel between 2017 and 2019.  Around the same time, the Pemberton-Browns Mills Road Corridor 
was impacted by the permanent closing of the Burlington County Minimum Security Corrections and Work 
Release Center and the Burlington County Juvenile Detention Center.  All three locations are vacant and 
have not yet been redeveloped.     
 
Pemberton Township received funding from the Delaware Regional Planning Commission (DVRPC) 
Transportation and Community Development Initiative Grant (TCDI) to hire real estate and planning 
professionals to complete a land use plan for the Corridor.  The primary purpose of the land use plan is to 
present a thorough analysis of existing land use and recommend detailed strategies and/or zoning 
changes to increase the viability of the Corridor for future development.   Looney Ricks Kiss, Inc. (LRK) and 
RES Advisors (RES) were selected to complete the Corridor land use plan and zoning analysis.   
 
Figure 1.1 shows the Pemberton-Browns Mills Road Corridor study area (“the Corridor”).   
Figure 1.2 shows the relationship of the Corridor to surrounding municipalities.   
 
 
FIGURE 1.1 
PEMBERTON-BROWNS MILLS ROAD CORRIDOR: CLOSE-UP IMAGE  
 

 
Source:  LRK 2021 
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FIGURE 1.2 
PEMBERTON-BROWNS MILLS ROAD CORRIDOR:  REGIONAL VIEW 

 
Source:  LRK 2021 

 

RES completed the following tasks: 

• Met with the TCDI Steering Committee to understand the goals and concerns of local stakeholders 
for the Pemberton-Browns Mills Corridor; 

• Inspected the Corridor and PMA to evaluate suitability for different types of development; 

• Compiled and analyzed economic and demographic data relevant to demand for each of the uses 
reviewed;  

• Interviewed major employers located near to the Pemberton campus to understand employment 
levels and expansion plans; 

• Defined specific competitive market areas for each use; 

• Analyzed development patterns and trends in Burlington County and nearby Ocean County 
communities obtained from County agencies and departments, local officials, and other published 
sources; 
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• Interviewed selected real estate brokers, developers, property managers, and others who are 
familiar with real estate market conditions to obtain information on development activity, leasing, 
rental rates, sales trends, project absorption pace and occupancy trends within the market area; 

• Analyzed the competitive environment for each use, including both existing facilities and planned 
and proposed projects; 

• Reconciled demand and supply information to identify uses with development potential in the 
Corridor; 

• Reviewed potential development plans for Browns Mills and/or Pemberton Township to connect 
them to future land use goals and objectives.  

 
Engagement Terms and Conditions  
This analysis presents an overview of market conditions for each use considered to be suitable for 
consideration at the Corridor.  The report does not include a complete market analysis for any single use 
upon which final development or investment decisions should be made.  

Our report does not ascertain the legal and regulatory requirements applicable to the project. It is based 
on estimates, assumptions and other information developed from research of the market, our knowledge 
of the industry and other factors, including certain information provided by Pemberton Township. The 
sources of information and bases of the estimates and assumptions are stated in this report. Some 
assumptions inevitably will not materialize, and unanticipated events and circumstances may occur; 
therefore, actual results will vary from those described, and the variations may be material.  

Further, we have neither evaluated management’s effectiveness nor are we responsible for future 
marketing efforts and other management actions upon which actual results will depend. Our report is 
intended solely for internal information. Otherwise, neither our report nor its contents, nor any reference 
to RES Advisors, may be included or quoted in any offering circular or registration statement, prospectus, 
sales brochure, appraisal or other agreement or document without our prior written permission. We will 
not be responsible for updating this report to account for events and circumstances occurring after the 
date of the report. 
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2. SITE AND AREA ANALYSIS 
 
Regional Context 
The Township and Borough of Pemberton are in north/northeastern Burlington County.  The southern 
part of Pemberton Township is at the northern end of the Pinelands preserve, which extends for miles to 
the south and east.  Pemberton Township is bordered on the northeast by JB MDL.  To the north of 
Pemberton are rural land and small towns including Springfield and Columbus.  To the south of 
Pemberton, the land is forested/Pinelands and has a few small towns including Tabernacle and Shamong.  
Heading west towards Philadelphia, the region becomes increasingly more populated and suburban, 
characterized by denser communities including Eastampton, Mt. Holly, Lumberton, and Hainesport.  
Figure 2.1 below shows the location of Pemberton Township and Borough within Burlington County and 
the larger region.   
 
The Corridor itself stretches five miles between Pemberton Borough on the west and Browns Mills on the 
east.  Over half of the Corridor is part of the Regional Growth Area (RGA) identified in the Pinelands 
Comprehensive Management Plan (CMP).  This area includes Sunbury Village, a neighborhood that 
originally consisted of 300 small duplex units.  Many of these 1950s-era homes are now investment 
properties, and many have been converted into single-family homes.   Located immediately to the east of 
Sunbury Village is the Township’s Nesbit Park and Community Center.  In the center of the Corridor are 
two properties that the Pemberton Township has designated as redevelopment areas:  the former RCBC 
campus and the former Burlington County Minimum Security Corrections and Work Release Center.  The 
redevelopment studies for these properties were released in 2017 and 2018 respectively.  An area of the 
Corridor with frontage on the north side of Pemberton Browns Mill Road is undeveloped land that is part 
of JB MDL.  Additional smaller sections of the Corridor include Pinelands Village protected land, forested 
property, and rural development areas.     
 
Finally, the Corridor includes the following government/institutional uses: 

• The Burlington County Prosecutor’s Office – Forensics Unit. 

• A medical complex located immediately north of the intersection of Route 530 and Four Mile 
Road.  This complex was previously the County-owned Buttonwood Hospital but was sold to a 
private operator.  It now includes the Aspen Hills skilled nursing facility, Buttonwood Behavioral 
Health acute care psychiatric hospital, and the Southern Jersey Family Medical Center, a Federally 
Qualified Health Center (FQHC) providing medical and dental services to the underserved, 
uninsured and migrant farm workers.  

• The 48-bed Post House residential drug and alcohol treatment facility, which is located adjacent 
to the Buttonwood complex.  
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FIGURE 2.1 
PEMBERTON TOWNSHIP/BOROUGH AND LARGER BURLINGTON COUNTY 

 
Burlington County   
Source:  ESRI/RES Advisors, 2021 

 
Environmental Concerns 
The LRK consultant team is conducting a detailed evaluation of the environmental constraints impacting 
the Pemberton-Browns Mills Corridor as it relates to zoning and prospective development.  From a real 
estate market perspective, two findings are particularly important. 

 
• Portions of the Corridor are located within the jurisdiction of the New Jersey Pinelands 

Commission 
o Additional review and approval are needed for any rezoning and development proposals 

that involve higher densities than permitted by Pinelands regulations. 
 As of October 2013, the Pinelands Protection Act requires that all municipalities 

and counties within the Pinelands area amend their master plans to conform to 
the objectives set forth in the Pinelands Comprehensive Management Plan 
(CMP).  All amendments to master plans, zoning changes, and development 
proposals impacting land within the Pinelands area must be approved by the 
Pinelands Commission. 

o Current restrictions on density 
 The permitted base residential density in Pemberton Township’s RGA is 2.0 

dwelling units (du)/acre 
 Because the corridor has been designated an RGA, density can increase to 10.0 

du/acre with the use of Pinelands Development Credits (PDCs) 
o Opportunities for building multi-story dwellings 

 The Pinelands Comprehensive Management Plan (CMP) does not contain height 
limitations in the regional growth areas, allowing for the possibility to build multi-
story apartments/townhomes/condominiums  
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FIGURE 2.3 
RANCOCAS CREEK WATERWAY, WETLANDS, AND FLOODPLAINS  
 

 
Source:  LRK, 2021 
 

• The Rancocas Creek runs along the southern boundary of the study area.  Figure 2.3 indicates 
the location of the Rancocas Creek Waterway as it relates to the Corridor.    A large portion of the 
RCBC site and the Corridor are designated flood zones or wetlands, as the waterway runs through 
the southern section of the development area.  The waterway has the following implications for 
future development: 

o Potential to be marketed as a recreational asset to the area.   
 A public boat access for Rancocas Creek already exists on the RCBC campus site.  

This could be revitalized and marketed as a prime location for outdoor 
enthusiasts, canoeing, and kayaking.   

 A well-planned trail system providing access to the Rancocas Creek would be an 
asset for a redevelopment project as well as the community at large. 

 There is an opportunity to partner with The Delaware Valley Planning 
Commissions (DVRPC) Healthy Community Study (funded through TCDI) in 
Pemberton, which is in the process of investigating ways to boost local recreation 
facilities, trails, and bicycle and pedestrian mobility.    

o Limitation on development of impervious services and buildings surrounding creek, 
wetlands, and floodplain 
 The southwestern section of the Corridor (forested land and smaller parcels that 

are part of the Regional Growth area) is in the floodplain. 
 Future development on environmentally sensitive sites may have to be placed on 

the (grandfathered) existing footprint of buildings/impervious surfaces as it is 
unlikely that the Pinelands Commission will approve additional development in 
wetland areas. 
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Transportation Access and Traffic Counts 
The Delaware Valley Regional Planning Commission (DVRPC) maintains a database of annual average 
daily traffic (AADT) counts in the Philadelphia metropolitan region.  The most recent counts for locations 
along the Corridor are shown below.  Based on traffic counts recorded, the corridor receives the most 
traffic along the eastern side of Pemberton-Browns Mills Road, closer to Browns Mills.   

• Pemberton-Browns Mills Road and Hanover Street (western edge of corridor, in Pemberton 
Borough): 8,743 AADT (2012) 

• Pemberton Juliustown Road (slightly north of western edge of corridor, intersecting with 
Pemberton-Browns Mills Road:  7,127 AADT (2019)  

• Pemberton-Browns Mills Road and Academic Drive (middle of corridor, entrance to former RCBC 
campus):  15,442 AADT (2017)  

• Pemberton-Browns Mills Road towards Browns Mills (eastern side of the corridor, half-way 
between RCBC and Browns Mills):  13,236 ADDT (2019) 

• Pemberton-Browns Mills Rd & Berkshire Street (eastern edge of corridor):  13,981 AADT (2018) 

Representatives from JB MDL and Deborah Heart and Lung Center expressed concern over potential 
future traffic resulting from increased residential development.1   At one time, JB MDL was open to 
through-traffic.  Subsequent to the 9/11 attacks, the entrances were gated, and traffic restricted to 
individuals living, working, or doing business on the base.  This has increased traffic on and off the base 
as entrance/exit locations have been consolidated.  A representative from Deborah Heart and Lung Center 
noted that the health system had proposed a bypass road across from their property as traffic from 
Stackhouse School, Harker-Wylie School, and JB MDL has increased in recent years, impeding easy access 
to Deborah.   
 
The Corridor is well served by bus routes running throughout the county and to the larger cities and 
employment centers in the state.  The Burlink B1 bus service offers daytime hourly service between 
Country Lakes and the Beverly light rail station.   It runs along the western end of Pemberton-Browns Mills 
Road, with a specific stop in the middle of the Corridor at the intersection of Pemberton-Browns Mills 
Road and the entrance to the former RCBC campus site.  The Corridor is also served by New Jersey Transit 
bus route 317 which offers service between Philadelphia, PA and Asbury Park, NJ.  Bus route 317 travels 
the entire length of the Corridor, making three stops at the Hanover/Elizabeth Street intersection, the 
former RCBC site, and the Browns Mills Shopping Center.   
 
Conclusions and implications of the existing transportation access and traffic counts are the following: 

• The corridor is served by  existing public transportation routes  
 

1 Interview with RES Advisors, 9/2021 
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o Current bus routes provide connectivity within the Corridor 
o Current bus routes allow for ease of commuting to the main employment centers where 

Pemberton residents work – JB MDL, Deborah, and Philadelphia  
• Further traffic analysis is needed 

o If Pemberton Township builds more housing and increases its residential population, a 
more detailed and current examination of traffic patterns around Deborah Hospital and 
JB MDL may be necessary. 

 
Local Services and Amenities 
 
The following paragraphs describe local services and amenities proximate to the Corridor study area: 
 

• Shopping: Browns Mills is the commercial heart of Pemberton Township.  Basic shopping and 
services, including an Acme grocery store, CVS and Rite Aid pharmacies, hardware store, liquor 
store, dollar store, gas stations, and several casual restaurants are located in the downtown.   
 

• Health Care:  Deborah Heart and Lung Center is a well-regarded specialty hospital located in 
Browns Mills, approximately three miles from the center of the Corridor.  Deborah focuses on 
treating cardiac, vascular, and respiratory disorders.  Because of the specialty nature of Deborah’s 
services, Capital Health System has licensed and operated a full-service emergency department 
at Deborah since 2019 (operating from 2010-2019 under Lourdes Medical Center).  Deborah will 
be opening an Ambulatory Surgical Center on campus in the Fall of 2022.  Virtua Memorial 
Hospital is an acute care general hospital located nine miles to the west in Mt. Holly.  Physicians 
associated with both the Virtua and Capital Health systems have medical offices in Browns Mills. 

 
• Education:  The Corridor is located within the Pemberton Township School District.  The district 

has approximately 4,620 students, and 11 individual schools.  According to the State Department 
of Education 2021 releases, close to half (44%) of the students are “economically-disadvantaged,” 
and 19% have one or more disability.  Approximately half of the students who graduated from 
2018 to 2020 enrolled in a post-secondary institution immediately post-graduation.  Annual 
enrollment decreased by 2.2% over the past year.  Four of the schools, including the high school 
and middle schools, have been identified by NJDOE as low-performing, and therefore are pending 
approval for School Improvement Aid Funds for targeted support.  Despite the historical 
achievement issues within the middle and high schools, all eleven schools have been named 
National Schools of Character, as well as State Schools of Character.  Pemberton also has a 
reputation for providing quality education for young children.  The School District received the 
State Department of Education’s five-star rating for its free, full-day preschool program provided 
for all local three- and four-year-old children.   

 
The Pemberton Township School District, like the larger region, has a strong military connection.  
Over the past three years, around 20% of students had parents actively employed at JB-MDL.   This 
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strong military presence may decrease in the future due to the 2021 School Choice Option for 
Military Families.  Families living on base at JB-MDL now have the opportunity to choose the 
school district their children will attend and are therefore able to look outside Pemberton 
Township.  For grades Pre-K to 6, families may choose between Pemberton Township schools and 
North Hanover Township schools.  For families with students in grades 7-12, they may decide 
between Pemberton Township schools or Northern Burlington Regional Schools.  Children who 
are enrolled at North Hanover Township schools for elementary grades will automatically be 
enrolled in Northern Burlington Regional Schools for secondary school.  Students who are enrolled 
in any grade in Pemberton Township schools will remain there for the duration of their local 
public-school education.  The school district chosen for a family’s eldest child is the one any 
subsequent children in the family will attend. 

 
Currently close to 70% of the families enrolled the North Hanover Township schools have one or 
both parents working at JB-MDL.  Only 22% of students at Northern Burlington Regional Schools 
are connected to JB MDL, but that number is likely to increase given the new school choice option 
and the high percentage of military-connected families at North Hanover Township primary 
schools.  Nearly 12% of the students at Northern Burlington Regional Schools are economically-
disadvantaged (compared to 44% in Pemberton Township) and 80% enrolled in college 
immediately post-graduation.  None of the Northern Burlington/North Hanover schools were 
identified as low-performing by NJDOE. 

 
• Recreation:  The Township has extensive recreation facilities, several of which are along the 

Corridor.   A highly regarded playground, Imagination Kingdom, is located at the intersection of 
Four Mile Road and Pemberton-Browns Mills Road, as are facilities for the community youth 
baseball and softball leagues.  Nesbit Park bordering the north side of Pemberton Browns Mill 
Road to the west of the Pemberton Bypass intersection offers a community center, football field 
and tennis and basketball courts.  The Pemberton Township Library, a branch of the Burlington 
County Library System, is in Browns Mills, as is Mirror Lake, which offers opportunities for 
swimming, boating, and ice skating.  The Rancocas Creek borders the Corridor and offers 
opportunities for various water sports. 

 
Additional recreational amenities and shopping are located on JB MDL, which is discussed further in the 
“Major Employers” section below.  Access to these amenities is primarily limited to military personnel and 
retirees; some facilities are also available to civilian employees working on base. 
 
Conclusions and implications of the existing local services and amenities are the following: 

• Pemberton Township’s outdoor recreational amenities are a regional asset that will be a 
marketing advantage to new residential communities. 

o The corridor is uniquely located along a creek that already offers numerous opportunities 
for outdoor recreation.  The Township should promote this asset to potential residents 
and developers and continue to develop a trail/bike system along the waterway. 
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o Imagination Kingdom (and the sports fields) is in a prime location to link to new 
residential development.  Future developers should consider how to connect those 
recreational assets to new residential developments.   

• The Township should continue to expand outdoor recreational offerings throughout the corridor. 
o Any corridor developments should be done collaboratively with the Delaware Valley 

Planning Commissions (DVRPC) Healthy Community Study so new developments can be 
linked in with future trail systems and bike paths.    

• Pemberton Township’s school system is a deterrent for new families relocating to the area.  The 
township should consider how to create unique education programs in the upper schools to 
encourage families to enroll their children in the townships schools and remain in Pemberton.  

    
Local Taxes 
Pemberton Township is known for a low real estate tax, compared to other communities in Burlington 
County.  The 2020 general real estate tax rate in Pemberton Township was $2.457 per $100 of assessed 
value (Pemberton Borough:  $2.223).  The effective tax rate—which takes into account the ratio between 
assessed and market value-- in the township was $2.391 per $100 of market value, which is lower than 
the effective tax rates in 31 of the County’s 40 municipalities.  Pemberton Borough’s effective tax rate is 
even lower at $2.025 per $100.  The average residential tax bill for 2020 was $4,032 for Pemberton 
Township, versus $7,121 in Burlington County overall.   
 
Conclusions and implications of the existing local tax rates are the following: 

• Low tax rates are a major incentive for household considering a home purchase in Pemberton.   
 
Utility Service 
Pemberton Township has recently gone through substantial changes to the way public utilities are 
overseen throughout the area.  As of January 1, 2020, the Pemberton Municipal Utilities Authority 
wastewater service agreement was dissolved, and operations were assumed by Pemberton Township 
Department of Public Works.  To assure that utility service is adequate to accommodate future growth, 
the Township also purchased the Burlington County Water System, that provides water to most of the 
study area.  Browns Mills operates on its own separate water and sewer service.  In 2019, The Township 
was awarded a $2.6 M award from the Pinelands Infrastructure Trust Fund.  This grant/loan combination 
allows the Township to install improvements to its existing water supply system to prepare for anticipated 
regional growth of up to 1,510 new dwelling units.   
 
Sewer service is provided to over 6,000 accounts in Pemberton Township and Pemberton Borough.  As of 
2020, the plant was operating at 60% capacity, a decrease from 72% capacity in 2016.  Public sewer service 
currently extends throughout the entire regional growth area, except flood plains/wetlands. 
 
Conclusions and implications of the existing utility service are the following: 

• Usage data and current improvement projects suggest capacity to support some level of 
redevelopment and residential expansion in the Pemberton-Browns Mills Road Corridor.   
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3. ECONOMIC AND DEMOGRAPHIC TRENDS 
 
The following sections present economic and demographic trends impacting market support for real 
estate development along the Corridor.  In addition to data for Pemberton Township/Borough, data are 
also provided for the broader housing market area within which the Corridor competes.  
 
Residential Primary Market Area (PMA) Definition 
 
The Primary Market Area (PMA) is defined as the area from which 60 to 70 percent of prospective renters 
or home purchasers in the study area are expected to be drawn.  RES considered several factors in defining 
a PMA for the Pemberton-Browns Mills Corridor, including road networks and commuting patterns, school 
district quality, residential development patterns, and the location of comparable affordable and market-
rate rental properties.   RES also analyzed the commuting patterns at the two major regional employers, 
JB MDL and Deborah, to evaluate residential demand.   
 
To define the PMA, RES analyzed data from the Census Bureau’s Longitudinal Employer-Household 
Dynamics (LEHD) data series regarding commuting patterns of employees working at the base.  
Municipalities that are within a 20-minute drive time of the base capture a significant share of employees 
commuting to the base.  These communities have a different character than the denser northern 
Burlington County communities along Route 38 and the Delaware Riverfront, which offer better 
transportation and employment connectivity to Trenton and Philadelphia.  Figure 3.1 shows the PMA 
boundaries and municipalities are detailed below. 

 The PMA was defined to include the following 15 municipalities: 

Pemberton Township Mount Holly 
Pemberton Borough New Hanover 
Chesterfield North Hanover 
Bordentown Township Wrightstown 
Bordentown City Southampton 
Fieldsboro Eastampton 
Mansfield Plumsted (Ocean County) 
Springfield  
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FIGURE 3.1 
PEMBERTON-BROWNS MILLS ROAD CORRIDOR PMA 

 

Source:  Esri/RES Advisors, 2021 

 
Population and Household Trends 
RES reviewed demographic data from Esri, a major economic and demographic information service that 
provides Census Bureau data aggregated for custom geographies, as well as current year estimates and 
five-year projections for selected variables.  Census/Esri data show that Burlington County experienced 
both population and household growth between 2000 and 2010, and growth continued between 2010 
and 2021 albeit at a slower rate.  Population and household growth in Burlington County is projected to 
continue at a slightly decelerated rate between 2021 and 2026.  The PMA experienced a similar trend in 
population change to Burlington County from 2010-2021.  Projections indicate that the PMA will grow at 
a faster rate than both the County and Pemberton Township/Borough between 2021 and 2016. 
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TABLE 3.1 
POPULATION AND HOUSEHOLD CHARACTERISTICS 

    

  
Pemberton 

Township/Borough 
Primary 

Market Area Burlington County 
Total Population    
2000 Census 29,901 109,470 423,394 
2010 Census 29,321 115,164 448,734 
2021 Estimate 28,338 116,337 454,192 
2026 Projection 27,926 117,872 458,472 

    
Percent Change 2000 - 2010 -1.9% 5.2% 6.0% 
Percent Change 2010 - 2021 -3.4% 1.0% 1.2% 
Percent Change 2021 - 2026 -1.5% 1.3% 0.9% 

    
2000 - 2010 Avg. Annual Growth -0.2% 0.5% 0.6% 
2010 - 2021 Avg. Annual Growth -0.3% 0.1% 0.1% 
2021 - 2026 Avg. Annual Growth -0.3% 0.3% 0.2% 

    
Total Households    
2000 Census 10,520 37,009 154,371 
2010 Census 10,578 39,981 166,318 
2021 Estimate 10,339 41,356 170,499 
2026 Projection 10,222 41,997 172,525 

    
Percent Change 2000 - 2010 0.6% 8.0% 7.7% 
Percent Change 2010 - 2021 -2.3% 3.4% 2.5% 
Percent Change 2021 - 2026 -1.1% 1.5% 1.2% 

    
2000 - 2010 Avg. Annual Growth 0.1% 0.8% 0.7% 
2010 - 2021 Avg. Annual Growth -0.2% 0.3% 0.2% 
2021 - 2026 Avg. Annual Growth -0.2% 0.3% 0.2% 

 
   

Percent Households by Size, ACS 2015-2019    
1-Person 23.7% 25.6% 25.3% 
2-Persons 34.0% 34.2% 33.6% 
3-Persons 17.5% 14.8% 16.6% 
4-Persons 12.9% 15.1% 14.8% 
5+-Persons 11.9% 10.2% 9.8% 

    
Average Household Size    
2000 Census 2.79 2.67 2.65 
2010 Census 2.73 2.63 2.62 
2021 Estimate 2.69 2.62 2.60 
2026 Projection 2.68 2.62 2.59 

  
Note: Percentages may not add to 100% due to rounding. 
Sources: US Census Bureau, Esri, RES  

  



RES ADVISORS  Pemberton-Browns Mills Road Corridor Study | 15 
 
 

Pemberton Township/Borough lost population between 2000 and 2010 (-1.9%), and the decline 
continued at a faster rate through 2021 (-3.4%).  Population and household counts for the Township are 
projected to stabilize between 2021 and 2026 (-1.5%), with the rate of population decline leveling off.   
 
Household trends in all three geographies are similar to the population trends.  Both the PMA and 
Burlington County experienced a large increase in households from 2000-2010.  Household growth slowed 
in all three geographies from 2010-2021.  The PMA is expected to grow by 641 households over the next 
five years.  Table 3.1 presents the population and household trends in greater detail for Pemberton 
Township/Borough, the PMA, and Burlington County.  Table 3.2 provides more detailed population 
characteristics including age and race.    
 
TABLE 3.2 
SELECTED POPULATION CHARACTERISTICS  

 Pemberton Township/Borough Primary Market Area Burlington County 
  Number Percent Number Percent Number Percent 
2021 Population by Age 28,338  116,341  454,192  

0 - 4 1,785 6.3% 6,282 5.4% 23,164 5.1% 
5 - 9 1,785 6.3% 6,631 5.7% 25,889 5.7% 
10 - 14  1,729 6.1% 6,864 5.9% 28,614 6.3% 
15 - 24 3,202 11.3% 15,008 12.9% 51,778 11.4% 
25 - 34 4,449 15.7% 16,171 13.9% 57,228 12.6% 
35 - 44 3,712 13.1% 14,775 12.7% 56,774 12.5% 
45 - 54 3,174 11.2% 14,194 12.2% 59,499 13.1% 
55 - 64 3,712 13.1% 15,590 13.4% 65,858 14.5% 
65 - 74 2,919 10.3% 11,867 10.2% 48,144 10.6% 
75 - 84 1,389 4.9% 6,282 5.4% 25,889 5.7% 
85+ 510 1.8% 2,676 2.3% 11,809 2.6% 

       
Median Age in Years       
2010 Census 36.7  38.9  40.4  
2021 Estimate 38.0  39.6  42.0  
2026 Estimate 38.8  40.2  42.6         
2021 Population by Race/Ethnicity       
White Alone 17,655 62.3% 81,439 70.0% 317,480 69.9% 
African-American Alone 6,348 22.4% 19,196 16.5% 81,300 17.9% 
American Indian Alone 113 0.4% 465 0.4% 1,363 0.3% 
Asian Alone 963 3.4% 5,817 5.0% 24,981 5.5% 
Pacific Islander Alone 57 0.2% 116 0.1% 454 0.1% 
Some Other Race Alone 1,219 4.3% 4,072 3.5% 12,717 2.8% 
Two or More Races 1,927 6.8% 5,235 4.5% 16,805 3.7% 

   
 

  
 

2021 Population of Hispanic Origin 4,817 17.0% 14,892 12.8% 41,331 9.1% 
  

Note: Numbers and percentages may not add due to rounding. 
Sources: US Census Bureau, Esri, RES  
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The median age in Pemberton Township is markedly lower than the median age in both the PMA and the 
County; however, for all three geographies, median age has been trending upward.  This trend is expected 
to continue over the five-year projection period, as the leading edge of the Baby Boom generation moves 
into their 70s.  Pemberton Township has a higher percentage of African-American residents and persons 
of Hispanic origin than either the PMA or Burlington County. 
 
Table 3.3 presents data on household income in the three geographies.  The 2021 PMA median household 
income is approximately 90 percent of the County median income; the 2021 Pemberton Township median 
income is approximately 77 percent of the County level.  The income gap between the three geographies 
has closed since 2016 when it was 86% (PMA vs. County) and 73% (Pemberton vs. County).  Historically, 
certain additional military compensation (i.e. housing allowances, uniform pay, etc.) was not counted in 
Census household income data making it difficult to compare income statistics for geographies with a 
large percentage of active-duty military households to communities without a significant military 
presence.  That inconsistency was remedied in the latest American Community Survey.  The income data 
reported for communities around JB MDL can now be compared to other geographies. 
 
TABLE 3.3 
2021 HOUSEHOLDS BY INCOME 

 

Pemberton 
Township/Borough Primary Market Area Burlington County 

Number Percent Number Percent Number Percent 
Income Band       
< $15,000 579 5.6% 1,778 4.3% 6,649 3.9% 
$15,000 - $24,999 755 7.3% 2,564 6.2% 9,377 5.5% 
$25,000 - $34,999 827 8.0% 2,812 6.8% 9,377 5.5% 
$35,000 - $49,999 1,055 10.2% 4,094 9.9% 15,686 9.2% 
$50,000 - $74,999 2,481 24.0% 8,230 19.9% 28,814 16.9% 
$75,000 - $99,999 1,789 17.3% 5,997 14.5% 25,234 14.8% 
$100,000 - $149,999 1,840 17.8% 7,858 19.0% 33,588 19.7% 
$150,000 - $199,999 631 6.1% 4,177 10.1% 19,266 11.3% 
$200,000 + 372 3.6% 3,929 9.5% 22,335 13.1% 

       
Median HH Income       
2021 Estimate $67,718   $79,059  $88,334  
2026 Estimate $72,936   $85,151  $95,300  

       
Average HH Income       
2021 Estimate $81,694   $102,927  $117,656  
2026 Estimate $90,030   $114,394  $129,716  
              
Note: Percentages may not add to 100% due to rounding 
Sources: Esri, RES  
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Also notable is the relatively few households in upper income brackets ($100,000+) in Pemberton.  27.5% 
of households fall in this category versus 38.6% in the PMA and 44.1% in the County.  
  
One final notable population characteristic of the Pemberton area is its strong connection to the military.  
Table 3.4 below reveals that Pemberton has a substantially higher percent of veteran households, as 
compared to the other municipalities.   
 
TABLE 3.4 
CIVILIAN POPULATION 18+ YEARS BY VETERAN STATUS  

 

 
Pemberton 

Township/Borough Primary Market Area Burlington County 
  Number Percent Number Percent Number Percent 
Total Individuals 
18+ 

       
21,011  100.0% 86,865 100.0% 346,970 100.0% 

      Veteran 
         

3,089  14.7% 9,138 10.5% 27,906 8.0% 

      Non-Veteran 
       

17,922  85.3% 77,727 89.5% 319,064 92.0% 
Sources:  Esri (2015-2019 American Community Survey); RES 
Advisors 

   

 
Interviews with local real estate brokers, as well as administrative representatives from JB MDL indicated 
that many veterans retire locally, primarily because of their affiliation with the base but also due to the 
reasonable cost of living.  These interviews are described in greater detail later in this report.   
 
 
Commuting Patterns 
Commuting pattern data from the 2015-2019 American Community Survey indicate that both the market 
area and County are heavily automobile-dominated, with most residents commuting around 30 minutes 
to work.  Pemberton Township/Borough has the fewest number of residents staying within their 
immediate area and driving under 10 minutes from home to work.  6.9% of residents in Pemberton 
commute under 10 minutes to work, versus 10.2% in the PMA and 9.9% in Burlington County.  Over 25% 
of Pemberton residents are commuting over 45 minutes to work.  These figures are detailed in Table 3.5 
on the following page.   

Data on civilian population means of transportation to work show that the over 90% of residents in 
Pemberton, the PMA, and the County drive to work.  Pemberton Township/Borough has the highest 
number of automobile commuters at 94.7%.  Pemberton does have the highest percentage of commuters 
walking or biking to work as compared to the other municipalities, albeit it is still a very small percentage 
of the population.   
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TABLE 3.5 
CIVILIAN POPULATION AGE 16+ TRAVEL TIME TO WORK 
 

 

 
Pemberton 

Township/Borough Primary Market Area Burlington County, NJ 
  Number Percent Number Percent Number Percent 
Less than 5 minutes 192 1.5% 1,543 3.0% 4,364 2.0% 
5 to 9 minutes 712 5.4% 3,666 7.2% 16,912 7.9% 
10 to 14 minutes 1,171 8.9% 5,394 10.6% 24,818 11.6% 
15 to 19 minutes 2,065 15.6% 6,253 12.2% 29,023 13.5% 
20 to 24 minutes 1,654 12.5% 7,271 14.2% 28,869 13.5% 
25 to 29 minutes 1,000 7.6% 3,594 7.0% 15,752 7.4% 
30 to 34 minutes 1,560 11.8% 6,992 13.7% 27,616 12.9% 
35 to 39 minutes 791 6.0% 2,004 3.9% 8,490 4.0% 
40 to 44 minutes 729 5.5% 2,708 5.3% 10,369 4.8% 
45 to 59 minutes 1,827 13.8% 5,614 11.0% 21,595 10.1% 
60 to 89 minutes 1,265 9.6% 4,378 8.6% 18,480 8.6% 
90 or more minutes 246 1.9% 1,698 3.3% 7,978 3.7%  

 
   

 
 

Average Travel Time to Work (in 
minutes) 

30.9   N/A   30.0   
Sources:  ESRI (2015-2019 American Community Survey), RES       

 
Conclusions regarding commuting patterns in Pemberton and the PMA include: 

• Most individuals who live or work in Pemberton are commuting by private vehicle.  As Pemberton 
evaluates increasing residential development, roadway traffic must be carefully examined to 
ensure existing roadways can handle increased traffic rates.  

• Part of planning for future growth is to create opportunities for residents to comfortably commute 
via public transit or bicycle.  The Township should consider creating a bike lane throughout the 
corridor to connect any new/existing residential developments to the major area employers. 

 

Employment Data 
The 2019 Burlington County annualized unemployment rate of 3.2 percent reflected a balanced labor 
market with only frictional unemployment.  Due to the COVID-19 pandemic, unemployment rose to 8.2% 
in 2020.     Historically, Burlington County has had the lowest unemployment rate of the three counties in 
the Camden Labor Market area.  Burlington County labor force trends since 2010 are detailed in Table 3.6 
below. 
 
 
 
 
TABLE 3.6 
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ANNUAL AVERAGE LABOR FORCE STATISTICS IN BURLINGTON COUNTY, NJ 

Year 
Civilian  

Labor Force Employment Unemployment 
Unemployment 

Rate 
2010 237,012 215,372 21,640 9.1 
2011 235,492 214,917 20,575 8.7 
2012 235,011 214,509 20,502 8.7 
2013 231,401 213,204 18,197 7.9 
2014 228,312 213,648 14,664 6.4 
2015 229,716 217,549 12,167 5.3 
2016 230,481 220,255 10,226 4.4 
2017 230,628 221,396 9,232 4.0 
2018 228,342 220,071 8,271 3.6 
2019 232,247 224,918 7,329 3.2 
2020 230,784 211,788 18,996 8.2 

Sources: Bureau of Labor Statistics, Local Area Unemployment Statistics (LAUS) 

 
Monthly data suggests that Burlington County’s employment levels have markedly improved from 2020 
but have not recovered to pre-COVID levels.  Burlington County monthly unemployment for 2021 is 
detailed in Table 3.7. 
 
TABLE 3.7 
MONTHLY LABOR FORCE ESTIMATES, BURLINGTON COUNTY, NJ (NOT SEASONALLY ADJUSTED) 
     

Month 
Civilian 

Labor Force Employment Unemployment 
Unemployment 

Rate (%) 
     
January 225,798 210,793 15,005 6.6 
February 227,697 211,841 15,856 7.0 
March  230,170 215,316 14,854 6.5 
April 227,810 214,583 13,227 5.8 
May 228,399 215,194 13,205 5.8 
June 230,942 215,098 15,844 6.9 

July (p) 232,113 216,827 15,286 6.6 
Note: (p) indicates data are preliminary 

Sources: Bureau of Labor Statistics, Local Area Unemployment Statistics (LAUS) 

 
Table 3.8 shows employment data by industry (April 2021), comparing Burlington County to New Jersey.  
QCEW data show employment based on where jobs are located versus the labor force data shown above 
which are based on where workers live.  QCEW employment data is based on data provided by employers 
subject to unemployment insurance regulations.  As a result, these data do not include active-duty military 
personnel.  While New Jersey experienced a decline in every employment sector specified over the 12-
month period from April 2020-April 2021, Burlington County saw growth in two sectors:  Trade, 
Transportation, and Utilities and Finance.    
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TABLE 3.8 
APRIL 2021 NONFARM EMPLOYMENT BY INDUSTRIAL SECTOR (NOT SEASONALLY ADJUSTED) 
 

 Burlington County, NJ New Jersey 

 Employment 
Percent  
of Total 

12-
Month 
Change Employment  

Percent  
of Total 

12-
Month 
Change 

Total Nonfarm 170,045 100.0% -4.6% 3,297,349 100.0% -7.3% 
  Natural Resources, Mining, and 
Construction  7,877 4.6% -2.6% 163,498 5.0% -3.9% 
  Manufacturing 16,082 9.5% -1.3% 236,696 7.2% -5.4% 
  Trade, Transportation, and Utilities 48,791 28.7% 0.8% 867,763 26.3% -4.9% 
  Information 2,667 1.6% -9.1% 66,996 2.0% -4.3% 
  Finance 16,948 10.0% 0.6% 236,710 7.2% -3.4% 
  Professional and Business Services 27,043 15.9% -0.7% 659,091 20.0% -3.8% 
  Education and Health Services 31,130 18.3% -7.1% 632,717 19.2% -6.7% 
  Leisure and Hospitality 13,319 7.8% -26.5% 279,549 8.5% -26.6% 
  Other Services 5,309 3.1% -14.1% 117,072 3.6% -15.7% 
Unclassified 879 0.5% 30.0% 37,257 1.1% 33.6% 

       
  Government* 24,638 - -6.4% 563,133 - -6.3% 
  
Sources:  QCEW, BLS 
*Includes government employment across 
industry sectors       
       

The top ten private sector employers in Burlington County (based on the most recent compilation by 
Choose NJ) are listed in Table 3.9.  Virtua is the largest health system in South Jersey and has hospitals 
located in Vorhees, Mount Holly and Marlton.  Virtua also has several primary care facilities, specialists, 
and affiliated healthcare providers throughout Burlington County.  Burlington Coat Factory has retail 
locations throughout the region and is headquartered in Burlington County along Route 130.  Amazon is 
a major generator of warehouse employment in South Jersey.  The company has a fulfillment center 
located in Florence Township and is completing another in Burlington County/Burlington City.  Lockheed 
Martin, a major employer in the aerospace and defense industry, has employment in multiple locations 
along Route 130.  Other major employers are in the banking, insurance, and mortgage brokerage sectors.  
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TABLE 3.9 
TOP 10 MAJOR EMPLOYERS IN BURLINGTON COUNTY 

      
Company Industry 

1. Virtua of Burlington County General Medicine/Surgical Hospital 
2. TD Bank Finance 
3. Lockheed Martin Aerospace and Defense 
4. Burlington Stores Retail and Apparel  
5. Freedom Mortgage Mortgage Broker 
6. CVS Corporation Insurance 
7. Amazon* Retail    
8.  Automotive Resources Int. (ARI) Automotive Rental and Leasing 
9.  Deborah Heart & Lung Center Medical 
10.  Viking Yacht Co. Corporation Manufacturer 
Source:  Burlington County Bridge Commission, 2019 

*Seasonal hiring increases brings to #5  
 
The list above only includes private sector employers, but government is among the largest employment 
sectors in Burlington County.  The civilian employees at JB MDL account for a large portion of public sector 
employment.  The Base spans 20 miles and is partially located in Pemberton.  According to Choose NJ, 
around 40,000 service members live on or near the military base.  Figure 3.2 shows employment density 
in Burlington County based on Longitudinal Employer-Household Dynamics (LEHD) data from the Census 
OnTheMap application.   
 
FIGURE 3.2 
EMPLOYMENT DENSITY FOR BURLINGTON COUNTY 

 
Source: OnTheMap, Longitudinal Employer-Household Dynamics (LEHD), 2018 
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Employment in Burlington County is most heavily concentrated along the southwestern border of the 
County in municipalities just east of Cherry Hill, including Moorestown and Marlton.  Municipalities 
bordering the Delaware River also show strong levels of employment density including PMA municipalities 
such as Florence, Bordentown, and Burlington.  There are also two locations of dense employment in 
Pemberton Township, representing Deborah Heart & Lung Center and JB MDL.   
 
Much of the economic growth in Burlington County is taking place in communities along the Route 295 
and NJ Turnpike corridors.  These companies are attracted to the superior transportation network present 
in northern Burlington County, which offers businesses access to both labor and customers.  Communities 
in eastern and southern Burlington County are less competitive for major employers because of lower 
population (labor) density, more limited transportation networks, and the restrictive land use regulations 
of the Pinelands.   
 
Major Employers 
 
JB-MDL 
Covering 42,000 acres, JB-MDL is the only tri-service military institution in the United States.  There is a 
gated entrance to the base on Trenton Road immediately north of Browns Mills.  At one time, the base 
premises were open to through-traffic.  Subsequent to the 9/11 attacks, the entrances were gated and 
traffic restricted to individuals living, working, or doing business on the base.   
 
Table 3.10 below provides the most recent data available on employment trends at JB-MDL.  In 2020, JB-
MDL data show that the number of civilians and military personnel employed at the base totals 38,511.  
This figure includes active-duty military, civilian JB MDL employees, government contractor personnel 
working on-post, troops awaiting mobilization, students, and full-time, part-time, or temporary National 
Guard/reservists.  Including the student population, base employment increased over 15% since 2016.  
Taking students out of the calculations and extracting only the permanent, full-time employees shows 
that employment was stable with minimal change from 2016-2020.  Disaggregated data are not available.  
The population of supported groups on base, including contractors, dependents of active-duty military 
residing on base, and prisoners at the low-security Federal Correctional Institution Fort Dix (FCI Fort Dix) 
and its satellite minimum-security prison camp, have decreased substantially over the past four years.  
Interviews with a JB MDL base chief explained that the changes to base population over the last four years 
were due to increased military training demands and deployed readiness training, causing an increase in 
the student population.  Regarding the decrease in contractors and dependents, the numbers vary 
annually and are based on each unit’s unique needs.  Overall, trend data on military and employment at 
JB MDL suggest a stable base population with minimal change over the past seven years. 
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TABLE 3.10 
JOINT BASE MAGUIRE-FORT DIX-LAKEHURST EMPLOYMENT TRENDS 

 
 
In 2006, prior to consolidation into the tri-service base, Fort Dix and Maguire AFB collaborated on a 
privatized military housing initiative that replaced the aging base family housing stock with several 
thousand modern units built and managed by United Communities.  According to 2022 data from JB MDL, 
61% of active-duty military personnel live on-post, while the remaining live off base in surrounding 
communities.  This has increased from 2016, where 52% of active-duty personnel lived on-base.  
Individuals renting and purchasing homes off base are a major source of demand for residential real estate 
in Pemberton.  Additional data on housing needs for JB MDL affiliated individuals is presented in the 
Housing Demand section.   
 
Deborah Heart and Lung Center 
Deborah is a specialty hospital with a campus on Trenton Road in Browns Mills.  Deborah employs 
approximately 1,200 persons, including almost 1,000 full-time staff members and 200 part-time workers.  
Hospital management reports that 65 percent of full-time workers have at least a four-year college 
degree.  Approximately one-third of employees live in Browns Mills; one-third live elsewhere in Burlington 
County and one-third live in Ocean County (2016).  Deborah constructed a three-story 60,000 SF medical 
office building on its campus in 2018.  Tenants in this building include an urgent care facility, primary care 
offices, imaging services, physical therapy, a sleep study facility, and two medical office suites.  New 
employment associated with these functions was approximately 100 workers between 2016-2018 when 
the medical office building opened.  Currently Deborah offers 24 one- and two-bedroom apartments on 
its Browns Mills campus for employees.  These units are fully leased, and management indicates a demand 
for additional units.   
 
Deborah Heart and Lung broke ground on a $108 Million dollar expansion to their Pemberton location in 
March 2022, which will add three new floors to the existing two-story building.  The venture is projected 
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to take up to three years to complete and will help Deborah provide private rooms for all patients.  As 
patient beds will increase slightly, Deborah anticipates the need for additional staff, although the exact 
number is unknown.  In addition, the medical office building is expanding in the Fall of 2022, opening an 
Ambulatory Surgical Center, thereby further increasing Deborah’s long-range employment count.   
 
Conclusions regarding employment trends in Pemberton, the PMA, and Burlington County include: 

• Burlington County historically and currently has a strong economy as compared to the State of 
New Jersey.  Over the past year, while the state has seen decline in employment in all sectors, 
Burlington County has seen an increase of jobs in Trade, Transportation, and Utilities and Finance.    

• The Pemberton-Browns Mill Road Corridor is within commuting distance of the County’s major 
employment centers, including JB MDL and Deborah Heart and Lung. 

• The economic fundamentals in Burlington County and the Philadelphia metropolitan area were 
strong before the disruption of the COVID-19 pandemic and should continue to be as the 
economy fully recovers in 2022/2023.  

• JB MDL and Deborah Heart and Lung represent two major employers in the local economy, the 
PMA and Burlington County.  These local employers have had stable employment for years and 
forecast expansion of both physical facilities and/or employees.   
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4. RESIDENTIAL MARKET POTENTIAL 
 
Residential Demand Analysis 
 
Demand for housing within a market area -- whether for-rent or for-sale -- is generated by one or more of 
the following: 

• Growth in the total number of households within the delineated market area.  Unless there are 
vacant housing units suitable for these additional households to occupy, additions to the number 
of housing units will be required to accommodate them. 

• The need to replace housing units that have become physically or functionally obsolete and those 
lost to natural disasters, fires, and other circumstances.  Replacement can involve newly 
constructed units or substantial rehabilitation of deteriorated or obsolete structures. 

• Changes in household age and income patterns that generate a need for housing units that meet 
the needs of households in a new life phase or economic circumstance.   

 
Demand from Household Growth 
The delineated PMA is expected to add an additional 641 households between 2021 and 2026.  The 
2021 PMA tenure split for occupied housing units suggests that 72.1 percent, 462 households, will be 
homeowners and 179 will be renters.  Because home sale prices have increased dramatically over the past 
several years pricing many potential buyers out of the market, it is possible that the rental proportion of 
incremental demand from household growth may be higher than current overall patterns suggest.  In 
addition, more military households, conscious that their posting at JB MDL may only be for three years, 
are choosing to rent rather than take on the resale risk of homeownership.  
 
Replacement Demand 
To calculate replacement demand, RES used the Census Bureau’s Components of Inventory Change series 
(CINCH), which provides data on the percentage of housing stock lost from the inventory for two-year 
periods.  For the U.S. as a whole, the most recent CINCH data (2015 to 2017) indicates that an average of 
0.5 percent of the nation’s housing stock is lost each year. Applying a 0.5 annual percent replacement 
factor to the number of occupied housing units in the PMA, which was estimated to be 41,356 units during 
2021, produces an estimated annual replacement demand of 207 units or 1,035 units over five years.  
The 2021 PMA tenure split suggests that 72 percent of replacement units (over 5 years), or 745 units, 
should be for homeowners and 28 percent or 289 units, should be for renters.  Replacement demand can 
be met by either new construction or by rehabilitation of deteriorated or obsolete units. 
 
Gross Residential Demand  
Together the five-year demand from household growth and the five-year replacement demand total a 
five-year gross PMA residential demand of 1,676 units:  1,208 owner units and 468 renter units.  Gross 
demand considers the level of new residential construction/substantial rehabilitation that could likely be 
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absorbed in the market area over a five-year period.  New job creation within the PMA could generate 
additional demand beyond this estimate.  
 
Age and Income Characteristics of Households 
Table 4.1 presents tabulations of the number of PMA households by age cohort and income band (age by 
income or ABI) as a basis for understanding changes in the characteristics of PMA households.  Table 4.2 
shows the estimated change in the number of PMA households by age and income in the five years 
between 2021 and 2026.   Growth is anticipated in the number of households ages of 35 to 44; households 
in this age cohort are typically in their working and family formation years.  This age cohort is also a key 
first-time homebuyer age group.  Growth is also anticipated in households in all age cohorts ages 65 and 
older.   
 

Change by income band is harder to interpret because the Esri data are presented in nominal, rather than 
inflation-adjusted, dollars.  Wage increases can trigger “bracket creep”, rather than real increases in 
purchasing power at the lower end of each income band.  For example, modest inflation means that 
households with incomes toward the top of the $15,000 to $24,999 income band may see their earnings 
increase just enough to move into the lower end of the $25,000 to $34,999 income band by 2026, without 
seeing any real improvement in their economic condition.  Nevertheless, the data do suggest real PMA 
household growth in the number of households in the upper income bands, especially over $100,000, 
income levels associated with demand for new construction housing.   
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TABLE 4.1 
HOUSEHOLDS BY AGE AND HOUSEHOLD INCOME IN THE PMA, 2021 & 2026          

Income Band 
Age Cohort Total 

Households <25 25-34 35-44 45-54 55-64 65-74 75+ 
2021 Households       
< $15,000 64 227 208 192 348 346 391 1,776 
$15,000 - $24,999 95 257 230 244 448 481 794 2,549 
$25,000 - $34,999 102 347 291 247 399 513 911 2,810 
$35,000 - $49,999 232 577 420 363 532 823 1,138 4,085 
$50,000 - $74,999 308 1,210 1,157 1,085 1,489 1,679 1,284 8,212 
$75,000 - $99,999 130 967 926 1,037 1,298 1,161 476 5,995 
$100,000 - $149,999 104 1,131 1,668 1,686 1,723 1,094 453 7,859 
$150,000 - $199,999 13 487 874 1,101 1,067 454 163 4,159 
$200,000 + 3  376  919  1,030  980  429  169  3,906  
Total Households 1,051 5,579 6,693 6,985 8,284 6,980 5,779 41,351 

         
2026 Households       
< $15,000 58  177  198  150  244  299  437  1,563  
$15,000 - $24,999 75  198  194  179  316  403  789  2,154  
$25,000 - $34,999 87  274  265  197  305  470  982  2,580  
$35,000 - $49,999 211  477  404  288  406  755  1,223  3,764  
$50,000 - $74,999 326  1,101  1,175  904  1,240  1,724  1,566  8,036  
$75,000 - $99,999 144  927  1,028  945  1,135  1,286  609  6,074  
$100,000 - $149,999 124  1,165  1,941  1,587  1,647  1,305  655  8,424  
$150,000 - $199,999 20  563  1,098  1,107  1,124  589  269  4,770  
$200,000 + 3 418 1,194 1,087 1,078 589 257 4,626  
Total Households 1,048 5,300 7,497 6,444 7,495 7,420 6,787 41,991 

  
Sources: Esri, RES Advisors 

 
TABLE 4.2 
ESTIMATED CHANGE IN THE NUMBER OF HOUSEHOLDS FROM 2021 TO 2026 

Income Band 
Age Cohort Total 

Households 15-24 25-34 35-44 45-54 55-64 65-74 75+ 
< $15,000 (6) (50) (10) (42) (104) (47) 46  (213) 
$15,000 - $24,999 (20) (59) (36) (65) (132) (78) (5) (395) 
$25,000 - $34,999 (15) (73) (26) (50) (94) (43) 71  (230) 
$35,000 - $49,999 (21) (100) (16) (75) (126) (68) 85  (321) 
$50,000 - $74,999 18  (109) 18  (181) (249) 45  282  (176) 
$75,000 - $99,999 14  (40) 102  (92) (163) 125  133  79  
$100,000 - $149,999 20  34  273  (99) (76) 211  202  565  
$150,000 - $199,999 7  76  224  6  57  135  106  611  
$200,000 + 0  42  275  57  98  160  88  720  
Total Households (3) (279) 804  (541) (789) 440  1,008  641   
Sources: Esri, RES 
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Conclusions 
The following conclusions can be made regarding household demand and anticipated growth in the PMA: 

• Demand for new residential product along the Pemberton-Browns Mills Road Corridor will be 
driven primarily by the site’s proximity to major employers.  As a result, demand is directly tied to 
changes in employment levels at JB MDL and Deborah Heart and Lung.  Both employers show an 
increase in operations and job growth, creating potential demand for additional housing. 

•  A secondary source of demand is demographic change.  The PMA shows growth in both the first-
time buyer and retiree buyer demographics, which also contributes to an increased demand for 
new, low-maintenance housing.  The relatively low real estate taxes in Pemberton Township 
could help a development at this location compete with product being offered elsewhere in the 
PMA.    

• Together the five-year demand from household growth and the five-year replacement demand 
total a five-year gross PMA residential demand of 1,676 units:  1,208 owner units and 468 renter 
units. 

 
Demand and Supply Analysis:  Interviews with Local Real Estate Professionals  
RES Advisors reached out to each of the residential real estate brokerage firms in Pemberton Township 
and spoke to the Broker-in-Charge and/or long-term agents to better understand the real estate trends 
and demands in the Pemberton/Browns Mills region.  Most, if not all, of the agents have lived and/or 
worked in Pemberton Township for over thirty years and consider themselves to be resident experts in 
the local housing market.   
 
New Buyer Demand 
The survey questions and responses regarding local new buyer demand are listed below.  The responses 
listed are the top three most popular answers.   

• Who are the primary purchasers of real estate in Pemberton Township? 
1. Veterans/Retirees 
2. First-time home buyers 
3. Military officers with small children 

• What types of properties are buyers looking for? 
1. Modest-sized single-family homes 
2. Larger-sized single-family homes 
3. Medium-Large sized townhomes 

• What draws buyers to purchase in Pemberton Township versus surrounding municipalities? 
1. Affordability and low taxes 
2. Military affiliation  
3. Proximity to the shore 

• What are the biggest obstacles to renting or buying in Pemberton Township? 
1. Lack of new housing supply 
2. Not enough retail/too many retail vacancies  
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3. Under-performing school district  
• Where do your clients look to purchase if not Pemberton? 

1. Eastampton 
2. Hainesport 
3. Lumberton  

 
In addition to answering the specific questions above, the brokers and agents provided candid feedback 
on the real estate market demands, changes, and challenges in the local area.  Most of the agents 
mentioned the strong demand for modest-sized single-family homes, and particularly in communities with 
amenities.   One agent said, “Best bet is single-family quarter-acre lots.  There is always a need for that.”  
Amenities are especially critical when trying to attract first-time homebuyers or Base employees, who 
have access to neighborhoods at JB MDL with pools, fitness centers, playgrounds, and trails, as well as 
nearby townships such as Eastampton that have a more robust supply of new HOA neighborhoods.   
 
Agents also mentioned that demand has gone up in Pemberton as the regional housing market has 
exploded, driving up prices in nearby beach towns.  As buyers are priced out of the shore market, 
Pemberton becomes a desirable location with stable home prices, lower taxes, and nearby to the shore. 
 
Some agents, including one that specializes in military relocation, mentioned that demand from Base 
affiliates dropped when additional military housing was added to JB MDL around 2008.  Two agents 
estimated that only 15-25% of their clients over the past five years have a military affiliation.  Finally, many 
agents mentioned the lack of a big box retailer in town (i.e. Target, Wal-Mart) as a deterrent to young 
families looking to settle in Pemberton.  One agent in particular stated, “Everyone drives out of the area 
for their needs.  There are a lot of people in the area.  It (retail) should be easy to support.” 
 
Pemberton Housing Market Supply 
The survey questions and responses regarding Pemberton’s existing housing supply are listed below.  The 
responses listed are the most popular answers.   

• What type of housing does Pemberton township need more of? 
1. New Housing of any type 
2. Single-Family homes to purchase 
3. Single Family age-restricted homes to purchase 

• What are the unique challenges in the existing housing market in Pemberton? 
1. Old housing supply 
2. Lack of amenities in the neighborhoods (i.e. pool, gym) 

• Thinking about the existing supply, what additional development would promote positive 
growth for the Pemberton area? 

1. A big box retailer 
2. Retail/Commercial infill in existing shopping centers 
3. New housing supply of any type (rentals, for-sales, SF homes, apartments, etc.) 
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The common sentiment in realtor interviews regarding the local housing supply is simply that there is not 
enough housing in Pemberton, forcing buyers to look elsewhere.  One agent stated, “There are not enough 
houses for people to buy.  There are not enough houses for people to rent.  There is just not enough.”  
While some realtors specifically mentioned the lack of new single-family homes, the most common 
sentiment was that any new housing supply would be beneficial for the region as all apartments and 
owner-occupied dwellings are aging.  This sentiment was echoed on the retail supply as well, which will 
be discussed later in the report.  A few agents also specifically mentioned the shortage of townhomes 
(new or old) in Pemberton, with the caveat that demand would likely be lower given the high population 
of retirees that tend to prefer single-family dwellings.   
 
When asked specifically about what existing Pemberton neighborhoods were popular when constructed 
and maintain marketability for resale, the following subdivisions were mentioned: 

• New Mills Village (Pemberton Borough) 
o Built 2004-2006 
o Single-family homes 
o 1,800-2,500 SF 
o 3-4 bedrooms, 2.5-3 bathrooms 

• The Preserve at Rancocas Creek 
o “higher end” single-family homes  
o “sold well when built and continue to re-sale well” 
o Built 2008-2012 
o 1,774-3,367 SF 
o 3-5 bedrooms, 3-4 bathrooms 

• Hearthstone at Woodfield 
o Built 2005-2008 
o Luxury, single-family homes 
o Age-restricted (55+) 
o 1,316-2,594 SF 
o 2-3 bedrooms, 2-4 bathrooms 

 
Two of these neighborhoods, The Preserve at Rancocas Creek and Hearthstone at Woodfield, are analyzed 
in greater detail in the housing supply section below.   
 
Conclusions 
The following conclusions about Pemberton Township/Borough’s housing market supply and demand can 
be drawn from the feedback of local real estate experts: 

• Buyers are drawn to Pemberton/Browns Mills because of its affordability (taxes and home 
prices), military affiliation, and proximity to the shore 

• There are few new homes of any type in Pemberton Township/Browns Mills 
• Recent buyers have looked outside of Pemberton due to an aging housing supply, lack of 

amenities in existing subdivisions, an under-performing school district, and shortage of retail 
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• There is constant demand for modestly sized single-family homes on quarter-acre lots 
• HOA neighborhoods with amenities such as a pool, fitness center, and tennis courts will be 

attractive to new buyers 
 
Residential Supply Analysis 
RES Advisors evaluated the existing residential housing supply in Pemberton Township/Borough, the 
delineated PMA, and Burlington County.  Table 4.3 below provides summary statistics on the inventory of 
housing units in the three geographies, including number of units by type and the age of the units.  Out 
of the three geographical areas, Pemberton has the highest percent of single-family units (72.8%).  It also 
has the smallest percentage of townhomes/attached homes--- 9.5%-- versus 13% in the PMA and nearly 
16% in Burlington County.  Both Pemberton Township/Borough and the PMA have significantly fewer 
moderate/large multi-unit complexes than Burlington County as a whole. 
 

TABLE 4.3 
HOUSING UNITS BY STRUCTURE & YEAR BUILT 

 

Pemberton 
Township/Borough  

Primary Market 
Area  Burlington County 

Number Percent   Number Percent   Number Percent 
Units in Structure, ACS 2015-2019         
1 Detached Unit 8,599 72.8% 

 
31,120 70.7% 

 
115,830 64.6% 

1 Attached Unit 1,122 9.5% 
 

5,702 13.0% 
 

28,135 15.7% 

2 Units in Structure 189 1.6% 
 

792 1.8% 
 

3,768 2.1% 

3 or 4 Units in Structure 407 3.4% 
 

1,557 3.5% 
 

6,000 3.3% 

5 to 9 Units in Structure 230 1.9% 
 

851 1.9% 
 

7,845 4.4% 

10 to 19 Units in Structure 410 3.5% 
 

1,158 2.6% 
 

7,060 3.9% 

20 or More Units in Structure 263 2.3% 
 

1,114 2.5% 
 

8,618 4.8% 

Mobile Homes 587 5.0% 
 

1,710 3.9% 
 

2,158 1.2% 

Boat/RV/Van etc. 0 0.0% 
 

0 0.0% 
 

0 0.0% 

 
 

       
Housing Units by Year Built, ACS 2015-2019       

 
 

 2014 or Later 58 0.5% 
 

531 1.2% 
 

2,361 1.3% 

 2010-2013 201 1.7% 
 

1,069 2.4% 
 

3,286 1.8% 

 2000-2009 1,117 9.5% 
 

6,666 15.1% 
 

18,734 10.4% 

 1990-1999  1,073 9.1% 
 

5,536 12.6% 
 

25,807 14.4% 

 1980-1989  1,390 11.8% 
 

5,818 13.2% 
 

26,070 14.5% 

 1970-1979 3,295 27.9% 
 

7,463 17.0% 
 

30,852 17.2% 

 1960-1969 2,151 18.2% 
 

4,734 10.8% 
 

25,493 14.2% 

 1950-1959  1,397 11.8% 
 

5,410 12.3% 
 

21,069 11.7% 

 1940-1949  426 3.6% 
 

1,497 3.4% 
 

5,581 3.1% 

 1939 or Earlier 699 5.9% 
 

5,280 12.0% 
 

20,161 11.2% 

 Median Year Structure Built  1974   1977   1976  
Sources: Esri, U.S. Census Bureau, RES          
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Pemberton has the oldest housing supply of the three geographical areas, with a median year built of 
1974.  This is even more pronounced when the inventory built post-1980 is considered.  Pemberton has 
the smallest percent of homes built in any decade since 1980 compared to the PMA and Burlington 
County.  More specifically, only 0.5% of homes are less than 8 years old in Pemberton.  Nearly 28% of the 
housing units in Pemberton were built in the 1970s. 
 
Table 4.4 displays the 2021 estimated value of owner-occupied homes in Pemberton, the PMA, and 
Burlington County.  The median estimated value of owner-occupied homes in the PMA is $271,616, 
approximately 4% lower than the County median.  The median value in Pemberton Township is 
significantly lower ($187,138), and this is related in part to the Township’s history as a lakefront resort 
community with small cottage residences.   
 
TABLE 4.4 
2021 OWNER-OCCUPIED HOUSING UNITS BY ESTIMATED VALUE 

  
Pemberton 

Township/Borough 

Primary 
Market 

Area 
Burlington 
County, NJ 

Estimated Value, Owner-Occupied Units in 2021 
<$50,000 5.0% 2.9% 2.4% 
$50,000-$99,999 4.4% 2.0% 2.5% 
$100,000-$149,999 9.0% 4.3% 7.6% 
$150,000-$199,999 22.9% 11.0% 14.6% 
$200,000-$249,999 19.0% 12.1% 14.3% 
$250,000-$299,999 11.7% 11.4% 13.2% 
$300,000-$399,999 14.3% 20.7% 22.2% 
$400,000-$499,999 4.9% 17.0% 11.0% 
$500,000-$749,999 2.8% 13.8% 9.0% 
$750,000-$999,999 4.9% 3.6% 2.3% 
$1,000,000+ 0.6% 0.5% 0.5% 

    
Median Home Value $187,138  $271,616 $282,616 

Average Home Value $278,815 $372,458 $325,897 

Note: Percentages may not add to 100% due to rounding. 
Sources: US Census Bureau, Esri, RES Advisors 

 
In 2016, the median home value in the PMA was $242,172, $178,660 in Pemberton, and $251,859 in 
Burlington County.  Home values as reported in the 2015-2019 ACS are growing at a faster rate in the PMA 
and County (12.2% increase in five years) versus Pemberton (4.7% increase in five years).   
 
Table 4.5 provides a count of residential building permits issued in Burlington County, the combined PMA, 
and each PMA municipality between 2010 and 2020.  In the PMA, an average of 246 residential units per 
year have been permitted over the past ten years according to the Census Bureau data.   Permit activity 
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in the PMA picked up substantially beginning in 2013 after reaching a post-recession low during 2011 and 
2012.  Approximately one-third of permits over the ten-year analysis period were issued in Chesterfield 
Township, which is pursuing an aggressive Smart Growth development plan to concentrate new 
residential and commercial development and preserve farmland.  Eastampton also accounted for a large 
percentage of the PMA permits, as the township has emphasized new residential development (for-sale 
subdivisions and apartment complexes) over the past five years.  Finally, Bordentown issued 327 building 
permits in 2020, primarily for a 272-unit multifamily affordable and market-rate development.  
Pemberton Township/Borough accounted for less than 1% of new permits issued over the last 10 years. 
 
TABLE 4.5 
TOTAL BUILDING PERMITS ISSUED IN PMA AND BURLINGTON COUNTY, 2010-2020 

 

While multi-family permits make up nearly 50% percent of the total in Burlington County over the past 10 
years, they are only 38 percent of the PMA total.  A large number of permits in 2013 and 2014 were issued 
for multi-family construction in Mt. Holly in the West Rancocas Redevelopment area (the former Mt. Holly 
Gardens neighborhood) as well as for the Bordentown project described above (“The Reserve at 
Crosswicks”).   The multi-unit (5+) building permit data for the PMA is detailed in Table 4.6 below. 
  

Year 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Burlington County 682 665 713 730 1,000 945 892 1,133 1,268 2,606 1,749 12,383

Combined PMA 161          127          129          218          364          182          241          231          158          281          612          2,704       21.8%

Pemberton 
Township/Borough 18             22             17             13             7               4               3               -           1               6               8               99            0.8%

Bordentown 
Township 4               1               11             22             9               8               9               72             25             46             327          534          4.3%
Bordentown City 1               3               6               1               3               3               -           -           -           -           2               19            0.2%
Chesterfield 48             34             35             28             58             56             53             49             61             38             40             500          4.0%
Eastampton 24             12             1               -           -           -           103          84             41             165          141          571          4.6%
Fieldsboro -           -           -           -           -           -           -           4               6               3               4               17            0.1%
Mansfield 22             18             17             28             25             31             28             8               10             3               2               192          1.6%
Mount Holly -           -           1               78             212          29             6               -           -           -           -           326          2.6%
New Hanover 4               2               -           -           4               7               10             2               2               -           -           31            0.3%
North Hanover 11             9               11             15             14             15             13             7               4               4               3               106          0.9%
Plumsted 15             14             16             17             16             13             7               1               2               7               69             177          1.4%
Southampton 13             10             12             13             12             11             5               1               -           -           2               79            0.6%
Springfield 1               2               2               3               4               5               4               3               6               9               8               47            0.4%
Wrightstown -           -           -           -           -           -           -           -           -           -           6               6               0.0%
Sources: State of the Cities Data Systems, RES Advisors

Total 
Issued

Total Issued 
% of County
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TABLE 4.6 
BUILDING PERMITS ISSUED FOR UNITS IN STRUCTURES WITH 5+ UNITS 

 
 
Planned and Proposed Supply 
RES reviewed a database of applications considered by the Burlington County Planning Board since April 
2020 to identify the types and quantity of residential units in the PMA development pipeline.  Scattered 
construction of one or two units of single-family detached housing is taking place on lots throughout the 
PMA.  More significant development activity is occurring in the following communities:  
 

Eastampton Township 
• Venue at Smithville Greene (previously called Lennar at Rancocas Creek): Lennar plans to 

build 452 active adult dwelling units on Smithville Road between Woodlane and Monmouth 
Roads.  The development will include 334 single-family units and 118 duplex units.  The plans 
include 9,000 square feet of retail space, a bank, coffeehouse, clubhouse, pool, and additional 
recreational areas.  This is a 10-phase buildout and Lennar started sales and construction in 
late 2019.  Approximately 200 units have been sold, leaving around 250 yet to sell and build.  
 

• Eastampton Village:  A three-building rental project with 26 units in each building.  One 
building was constructed previously, and the second and third buildings are under 
construction and pre-leasing now.  Tenants are expected to move into the new buildings in 
summer 2022.  All units are 2 BR/2 BA, and seven apartments are income-restricted affordable 
housing.   

 
Bordentown Township 

• The Reserves at Crosswick:  This 272-unit apartment development is pre-leasing now and is 
expected to open fo=r occupancy in August 2022.  Its opening was delayed over a year due to 

Year 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 Total
5 units as 
% of total

Pemberton 
Township/Borough -  -  -  -  -  -  -  -  -  -  -  -  
Bordentown 
Township -  -  -  -  -  -  -  70   22   43    327 462 86.5%
Bordentown City -  -  -  -  -  -  -  -  -  -  -  -  
Chesterfield -  -  -  -  -  -  -  -  20   -  20    40    8.0%
Eastampton -  -  -  -  -  -  96   68   -  110 49    323 56.6%
Fieldsboro -  -  -  -  -  -  -  -  -  -  -  -  
Mansfield -  -  -  -  -  -  -  -  -  -  -  -  
Mount Holly -  -  -  72   144 -  -  -  -  -  -  216 66.3%
New Hanover -  -  -  -  -  -  -  -  -  -  -  -  
North Hanover -  -  -  -  -  -  -  -  -  -  -  -  
Plumsted -  -  -  -  -  -  -  -  -  -  -  -  
Southampton -  -  -  -  -  -  -  
Springfield -  -  -  -  -  -  -  -  -  -  -  -  
Wrightstown -  -  -  -  -  -  -  -  -  -  -  -  
Sources: State of the Cities Data Systems, RES Advisors
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COVID.  Units have one or two bedrooms and will include luxury flooring, elevators, 
washer/dryers, and a private garage option.  Community amenities include a fitness center, 
game room, pet spa, pool, and playground. 

• Town Center (Route 130):  This proposed mixed-use development will include restaurants, 
medical offices, and 114 one- and two-bedroom apartments (including 18 affordable units).  
The developer’s latest variance request was rejected, but will be resubmitted with 
adjustments. 

 
RES identified at a minimum of 438 units of multifamily rental housing in the pipeline in the PMA and at 
least 250 units of homeownership product.  At least 25 of the rental units will be reserved for very low-
moderate income tenants.  100% of new for-sale housing will be age-restricted.   
 
Overview of Sales Market Conditions 
TREND Multiple Listing Service (MLS) data and analysis from Realtor.com show a strong seller’s market in 
Pemberton Township/Borough outside of the Browns Mill zip code with average sales prices increasing 
over 33% from September 2020 to September 2021.  The median sales price for this period was $249,000, 
and average sales prices were approximately 4% higher than list prices over the last twelve months.   Out 
of the 24 active or pending listings, 22 were single-family homes.  Out of the 24 listings, only 8 were active.   
The prices ranged from $70,000 to $699,999.  According to Zillow.com, 76 homes have sold in the past 12 
months (9/2020-9/2021).  While the median price/SF listed was $147, the newly renovated homes sold 
closer to $200/SF.   
 
The Browns Mills zip code had similar trends to the rest of Pemberton Township/Borough, showing a 
slightly more balanced market with a tighter range of home prices and a lower average sales price increase 
over the past twelve months (25%).  The median sales price over the last two months was slightly lower 
at $238,500, but the median price/SF was higher at $167/SF.   
 
All realtors interviewed noted the demand for new subdivisions, citing the rapid turnover of the newer 
subdivisions in Pemberton:  The Preserve at Rancocas Creek and Hearthstone at Woodfield.  Despite 
starting construction just before the COVID-19 pandemic, American Properties finished its sellout of 228 
single-family detached homes and 153 townhouses and leased all 56 apartments in Chesterfield Township 
in the fall of 2020, further supporting the demand for new homes throughout the PMA. 
 
The Preserve at Rancocas Creek is a small neighborhood located North of Pemberton-Browns Mills Road 
and just north of the development corridor.  Built between 2008 and 2012, nearly all homes have two-car 
garages, 0.25-0.33-acre lot, and 3-4 bedrooms and bathrooms.  The square footage in The Preserve home 
averages 2,402, with a range of 1,774-2,928.  Sales prices over the last twelve months (9/2020-9/2021) 
ranged from $319,900 to $475,000, with an average around $375,000.  Most sales were at or over list 
price.  While the neighborhood has an HOA, it does not offer any additional amenities such as a pool.   
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Hearthstone at Woodfield is a 55+ community located in Pemberton Borough, to the northwest of the 
Corridor.  It is self-contained and is bordered by the North Branch Rancocas Creek and the Pemberton Rail 
Trail.  It contains 142 single family homes, all with two-car garages, small lots (1/8 acre), and averaging 
around 2,100 square feet.  Built between 2005 and 2008, the subdivision has an HOA that plans regular 
social activities and coordinates lawn service; the clubhouse and fitness center are included in 
$130/month dues.  Most homes have two or three bedrooms and bathrooms.  According to Zillow, 11 
homes were sold in the past twelve months (9/2020-9/2021), with sales prices averaging almost $298,000.  
Units averaged 2,157 square feet in size.  Agents interviewed noted Hearthstone sold rapidly when it was 
built, and it continues to be a popular re-sale community for retirees.   
 
The proximity to New Jersey beaches and JB MDL, coupled with low taxes, make the area attractive to 
retirees and veterans.  Agents interviewed noted that more buyers are looking in Pemberton and 
throughout the PMA for age-restricted subdivisions as prices in Ocean County shore towns have drastically 
increased since 2019.  RES analyzed age-restricted (55+) sales market data for Burlington County and 
adjacent Ocean County.    TREND Multiple Listing Service (MLS) data in Table 4.7 below shows that 55+ 
community sales activity in Ocean County trended downward from 2016 through 2021, but began to 
rebound in 2021. Burlington County indicates steady level of sales activity from 2016 through 2021, again 
with a particular increase in sales over the last twelve months.  A total of 1,209 55+ units were sold in the 
two counties in the most recent 12-month period for which data were available.  The annual number of 
age-restricted units sold in the two counties average 1,220 over the past five years. 
 
TABLE 4.7 
SALES DATA TRENDS FOR 55+ PROPERTIES, 2017-2021 

     
Burlington County  Ocean County 

12 Month 
Period Ending 55+ Properties sold  

12 Month 
Period Ending 55+ Properties sold 

Sept 2021 599  Sept 2021 610 
Sept 2020 542  Sept 2020 584 
Sept 2019 533  Sept 2019 612 
Sept 2018 551  Sept 2018 721 
Sept 2017 531  Sept 2017 815 

Source:  MLS   Source:  MLS  
 
Overview of Rental Market Conditions 
The Pemberton Township/Borough rental apartment stock is aging.  All apartment complexes in the 
market area are two-story garden buildings that were built in the late 1960s and 1970s.  Two of the 
complexes were modestly upgraded between 2016 and 2018.  There are three market-rate complexes 
and one income-restricted property.  All three market-rate complexes have only one- and two-bedroom 
offerings, while the affordable complex offers one-, two-, and three-bedroom floorplans.  As of September 
2021, two of the complexes had zero vacancies, while another was 8% vacant.  RES was unable to reach 
the final comp.  All complexes surveyed identified a greater demand for larger units (2+ bedrooms).  
Browns Woods Apartments is a 100% LIHTC complex and has a waiting list of 42 applicants as of 
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September 2021.  According to Township officials, the Township has met State requirements for provision 
of income-restricted housing and is not obligated to provide additional units for low- and moderate-
income households.  Leasing agents cited a higher demand for rental housing in 2021 as home prices have 
increased.  Rental turnover has decreased due to the existing eviction moratorium.  Information on 
apartment complexes in Pemberton Township is provided in Table 4.8. 
 
Real estate agents and JB MDL representatives surveyed identified a strong demand for new apartments 
in Pemberton.  To assess a broader market demand for new apartments, RES surveyed all complexes in 
the PMA built within the last 10 years.  RES identified over 800 units in five complexes.  The newer 
apartments in the PMA differ from the ones in Pemberton in that they tend to have larger unit square 
footage, charge higher rents, have expansive community amenities (i.e. fitness center, pool, tennis courts, 
clubhouse, elevators), and come with upgraded in-unit amenities including dishwashers, washer/dryers, 
and luxury furnishings.  None of the apartment communities in Pemberton offers a washer/dryer, 
dishwasher, or community recreation space.  A recent article from Zumper on how the pandemic has 
changed renters’ priorities sited “outdoor space” as the most important amenity to today’s renters.2  Also 
in the top 10 list were a swimming pool and in-unit laundry.  These changing priorities support an even 
greater demand for the construction of additional new apartment communities.   Further backing this 
demand, four of the five newer PMA apartment complexes were 100% occupied as of October 2021.  The 
one apartment surveyed that had a 3% vacancy rate (Mi-Place) attributed its vacancies to many military 
tenants, who tend to be more transient and move out faster.      

 

Table 4.9 presents information on the five new apartment complexes in the PMA.    

 

 
2 How The Pandemic Has Changed What Apartment Amenities Renters Want (zumper.com) 

https://www.zumper.com/blog/how-the-pandemic-has-changed-what-apartment-amenities-renters-want/
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TABLE 4.8 
APARTMENT COMPLEXES IN PEMBERTON TOWNSHIP/BOROUGH 
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TABLE 4.9 
NEWER APARTMENTS DEVELOPMENTS IN THE PMA, BUILT 2011-2021 
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Demand and Supply Analysis:  Interviews with JB MDL Affiliates 
 
A significant portion of Pemberton Township’s 62.5 square miles is owned by JB MDL. The Base is a major 
driver of residential demand in Pemberton Township and surrounding Burlington County communities.  
According to 2022 data from JB MDL, over half of active-duty military personnel live on-post (61%), while 
the remaining live off base in the surrounding communities.  The percent living on-base has increased 
over the past five years.   
 
Beginning in 2006, Fort Dix and Maguire AFB collaborated on a military housing initiative, intended to 
replace aging base family housing stock with several thousand modern units built and managed by United 
Communities.  The Fort Dix/Maguire housing supply went from 2,364 existing units to 2,084, a loss of 280 
overall.  This 50-year land lease agreement privatized military housing units and provided an outlet for 
off-base referrals.  Referred military tenants pay rent equal to their Basic Allowance for Housing (“BAH”) 
less 110 percent of expected electric and natural gas charges.  If occupancy of privatized units drops to 
below 95 percent for a three-month period, occupancy can be opened to other military and military-
related households and ultimately the general public in specific priority order.  United Communities 
successfully demolished almost 2,000 units and constructed new three-and four-bedroom units, while 
also upgrading a few hundred remaining apartments.  The primary unit types are 3-bedroom/2.5-
bathroom townhomes, as well as some larger townhomes and 3–4-bedroom single family homes.  Units 
are large, ranging from 1,800-2,700 square feet.  Newly constructed units feature Energy Star appliances, 
parking garages, washer/dryer hookups, and upgraded finishes for officer units.  Individual neighborhoods 
are designed around green space and include recreational features including multi-use trails, swimming 
pools, parks, ball fields and playgrounds.  Base housing for active-duty military personnel at Lakehurst is 
older and less updated but provides the same recreational opportunities including a pool, playground, 
and tennis courts.  Homes are 3-5 bedrooms, 1.5-4 bathrooms, and are equipped with washer/dryer 
hookups, dishwashers, semi-private yards, and garages.    

RES spoke with numerous base affiliates to determine present and forecasted housing needs for active-
duty personnel.  In September 2021, RES interviewed the Housing Manager for Lakehurst (places active-
duty navy into housing), the Leasing Director for United Community Homes (on-base rental housing for 
army/air force), the Housing Coordinator for McGuire-Dix (places active-duty army/air force into housing), 
the Leasing Director for Balfour Beatty Community (on-base rental housing for navy), a representative 
from the McGuire/Dix Unaccompanied Housing Office, a 20-year naval lieutenant commander, a JB MDL 
base chief, a JB MDL community planner, and an ex-commander at Fort Dix.           
 
All base affiliates interviewed concurred that the demand for on-base housing has increased since the 
new on-base housing units were constructed between 2007 and 2010.  While they used to allow civilians 
to rent on base if vacancy rates go above 5%, that option has not been available for years.  On-base 
housing is favored primarily because it is cost-effective.  There are no fees or deposits, and all utilities are 
included in privatized military housing.  In addition, service members receive a monthly Base Housing 
Allowance (BHA) that is intended to cover the majority of monthly rent or mortgage payments.  The 2021 
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JB MDL BAH increased 0.7% from 2020 and is the 6th highest of all national joint bases.  Enlistees receive 
between $1,473 and $2,484 per month, depending on rank and dependents.  Officers receive between 
$1,845 and $2,742 per month, also based on rank and dependents.3  According to a base officer 
interviewed, most McGuire/Fort Dix personnel are classified E-4, E-5, and E-6, and lower- ranked officers 
(O1-O3), which would make the typical monthly allowance at JB MDL between $1,473 and $2,439.    
 
Table 4.10 below tests homeownership affordability for JB MDL personnel, based on current BHA and loan 
rates and a range of down payment options.  
 
TABLE 4.10 
HOMEOWNERSHIP AFFORDABILITY ANALYSIS FOR JB MDL 

   House Price with Down Payment of: 

 Enlisted BAH 0% 10% 20% 

 Lowest $1,473 218,796 243,106 273,495 

 Avg for E4-6 $1,839 273,161 303,512 341,451 

 Highest $2,484 368,967 409,964 461,209 

      
 Officer     
 Lowest $1,845 274,052 304,502 342,565 

 Avg for 01-3 $2,099 311,780 346,423 389,725 
  Highest $2,742 407,290 452,544 509,112 
Source:  JB MDL, RES     
*Assumes 30-year loan at 3.25% 

  
 
Most enlisted personnel (E4-6) at JB MDL can afford homes priced between $273,161 and $341,351, which 
would allow them to purchase an average resale home in Pemberton, where the median sales price was 
$249,000 over the last 12 months.  A closer examination of sold homes in the newest/most desirable 
neighborhoods in Pemberton reveal that most enlistees would be priced out of purchasing a newer home, 
where sales ranged from $319,900 to $475,000 (Preserve at Rancocas Creek), with an average sales price 
around $375,000.   While most enlisted personnel would be priced out of existing newer neighborhoods 
in Pemberton, lower-level officers should be able to purchase between $311,780 and $389,725, making 
those newer neighborhoods accessible to them.      
 
High real estate taxes and home prices throughout most of New Jersey are an impediment for military 
personnel seeking to purchase quality newer residential units.   Households desiring to keep all housing 
costs within the BAH limits are priced out of certain segments of the market.  Other households must 
incur out of pocket expenditures to obtain the type of housing unit they desire.  Based on the affordability 
analysis, Pemberton’s lower home prices and tax rates should keep the township attractive to military 
personnel desiring to purchase a home.  Based on the average and median home prices in the PMA and 

 
3 JB McGuire-Dix-Lakehurst, NJ | BAH Rates (mcguiredixlakehursthousing.com) 

https://www.mcguiredixlakehursthousing.com/bah-rates
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Burlington County listed in Table 4.11 below, many military personnel at JB MDL would be priced out of 
purchasing in the PMA and County. 
 
TABLE 4.11 
MEDIAN AND AVERAGE HOME VALUES IN PEMBERTON, THE PMA, AND BURLINGTON COUNTY:  2021 ESTIMATES 
 

 Pemberton PMA Burlington County 

Median Home Value $187,138  $271,616 $282,616 

Average Home Value $278,815 $372,458 $325,897 
Source:  RES, Esri , U.S. Census Bureau 

 
Other than affordability, the following are additional reasons given by JB MDL affiliates as advantages of 
remaining on base (as opposed to renting or purchasing off base/in Pemberton): 

• Newer, larger units on base 
o On a rent per square foot basis, the United Communities privatized units represent 

a significantly better value than rental units in PMA apartment complexes 
o Pemberton’s existing rental housing supply is 50-60 years old, compared to mainly 

10-15 years old on base 
o Pemberton’s existing apartments are primarily 1-2 bedroom/bathroom, verses on-

base rentals having an average of 3-4 bedrooms and 2+ bathrooms   
• On-base amenities 

o Various pools 
o Multiple fitness centers 
o Trails 
o Numerous playgrounds 
o Tennis courts 
o Grocery stores and some retail on base 
o Pemberton’s existing apartment complexes offer no community amenities   

• In-Unit amenities 
o Washer/dryer hookups 
o Dishwashers 
o Luxury finishes for officer units 
o Pemberton’s current apartments are outdated and do not offer a washer/dryer or 

dishwasher  
 
While demand for on-base housing has been on the rise since 2007, it has increased significantly over the 
past year.  Occupancy changes on base are largely related to the local and national housing market.  As 
home and rental prices have increased nationally, the BAH is not enough to cover the cost to rent or buy 
off-base.  In addition, many of the who had rented out homes off base sold their properties to owner-
occupants to take advantage of increasing sales prices.   According to the Leasing Director for United 
Community Homes, occupancy was 92% for 2020 and is now 98% in 2022.  The Housing Director for 
Lakehurst and the Leasing Manager for Balfour Beatty on-base housing at Lakehurst echoed this 
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sentiment, stating the base is more occupied than it has been in years.  One interviewee noted that they 
are holding a waiting list for on-base housing, something she has never experienced in her tenure on base.   
On the Lakehurst side of the base, there is the greatest demand for four-bedroom single family homes 
and townhomes, and a long waitlist of applicants.   
 
JB MDL affiliates were asked the primary reasons military personnel move off base.  Outside of being 
relocated, the top three responses were the following: 

• To purchase a home 
• More space and/or privacy  
• Better schools 

 
RES intentionally inquired about specific challenges in looking for a rental or home to purchase within the 
Pemberton Township/Borough.  JB MDL housing managers echoed local realtors, noting a general lack of 
suitable housing supply within the local area.  More specifically, enlistees and officers were not able to 
find homes that were new and/or large enough in Pemberton.  Housing representatives also mentioned 
a particular need for single-family homes and townhomes for both rentals and to purchase in Pemberton.  
Lastly, JB MDL housing representatives noted the lack of local retail and restaurants as a deterrent to 
purchasing in Pemberton.   
 
JB MDL Interview Conclusions 

• Pemberton should focus new home construction on moderately priced homes between 
$270,000-$350,000 to capture the most potential buyers from JB MDL 

o According to the Bureau of Labor Statistics, at least 82% of military personnel are 
enlistees.  Target new construction home prices to capture first time enlistee 
purchasers. 

o JB MDL affiliates agreed that officers historically purchase larger, more expensive 
homes outside of Pemberton, often in other PMA municipalities. 

o Enlisted personnel have longer terms than officers, making them more likely 
purchasers. 

• Pemberton should encourage new apartment or rental townhouse development as a 
stand-alone development, or part of a mixed-use development. 

o Units should be large (3 BR+ ) to capture overflow demand from base personnel 
o Complexes should offer basic neighborhood amenities (i.e. fitness center, pool) to 

remain competitive with on-base offerings and other new complexes in the PMA  
Conclusions 
The following conclusions can be made regarding household supply in the residential PMA and Pemberton 
Township/Borough: 

• Despite a declining population, Pemberton has a healthy housing market. 
o Agents interviewed agree both the rental and for-purchase supply is aging and any new 

housing supply would be beneficial for the community.  
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• Discussions with local real estate professionals and JB MDL housing representatives support the 
need for varied types of housing to be built in Pemberton, including: 

o Moderately priced, modestly sized, single-family homes 
o Large townhomes with 3-4 bedrooms offered for sale or rent 
o New garden-style apartment communities with one-, two, and a limited number of three-

bedroom flats  and ample in-unit and community amenities    
 Apartment complexes in Pemberton. Most of which offer only one- and two-

bedroom units are nearly 100% occupied and  the on-base housing with larger 
apartment configurations (three-and four-bedroom) are fully leased, supporting 
the need for a variety of new apartment sizes in the local area.  

• Pemberton has the capacity to capture an increasing market of 55+ retirees purchasing and 
renting in Burlington and Ocean Counties 

o Regional home prices continue to rise, pricing many retirees out of the home-buying 
market in Ocean and Burlington Counties 

o As Pemberton has a large population of low-to-medium-income residents and veterans, 
as compared to the PMA and the County (see tables 3.3 and 3.4), consideration should be 
made to provide new affordable, age-restricted apartments in the community. 

• Recent buyers have looked outside of Pemberton due to an aging housing supply, lack of 
amenities in existing subdivisions, an under-performing school district, and limited retail 
offerings. 
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5. RETAIL POTENTIAL 
 
Retail site selection depends on multiple factors including site visibility, site size, ease of access, high traffic 
counts, population density, and aggregate spending potential in a trade area.  Retailers typically prefer 
corner sites at signalized intersections.  Some will only lease property at a full intersection, while others 
will accept space at a “T” intersection.  Chain retailers—the type of “credit tenant” that lenders prefer 
before extending financing to a developer-- usually have specific criteria regarding minimum traffic counts 
and trade area population.  For example, Wawa and Royal Farms each require a minimum daily traffic 
count of 25,000 cars.  Royal Farms also looks for a population of 15,000 within three miles and a daytime 
population of 7,500 within one mile. 
 
The Pemberton-Browns Mill Road Corridor offers several advantages for retail uses including available 
land with frontage on Route 530 and excellent visibility from passing traffic.  The only signalized 
intersection on the Corridor—at Four Mile Road—is adjacent to activity centers that could draw potential 
customers.  These include the Buttonwood complex (both employees and visitors), the youth baseball 
complex, and the community playground.  The Pemberton Township Building is nearby as well.  The 
intersection of the Pemberton Bypass and Route 530 also offers the potential for signalization.  The far 
eastern edge of the Corridor is adjacent to larger population density in Browns Mills.   
 
The disadvantages of this location for retail use include traffic counts that are below chain store standards 
and low population density in the immediate area.  The highest available traffic counts are 15,442 AADT 
on Route 530 between the Pemberton Bypass and Four Mile Road.  Counts are higher towards Browns 
Mills and lower towards Pemberton Borough.  Some of these counts are dated (2012-2017) and because 
some are “T” intersections, site selectors would not aggregate the traffic counts of the two intersecting 
streets.  There also is a risk that current traffic counts are lower than DVRPC’s vintage figures because of 
the relocation of RCBC activities to Mt. Laurel and closure of the County corrections property. 
 
An additional challenge is the fact that discounted retail, dining, recreation and entertainment options on 
base at JB-MDL drain expenditure potential associated with active-duty military and military retirees living 
in the trade area. 

 
Retail Demand 
Retail demand is a function of the expenditure potential generated by households living within a defined 
trade area as well as employees working in the trade area or commuting by the site.  Retailers considering 
suburban/exurban locations typically look at the demographics for one-, three- and five-mile radii.  These 
data are shown in Table 5.1.  Given the low population density of the area and the presence of barriers 
such as the Base gate, the three-mile radius is the most relevant trade area for neighborhood and 
convenience retailing.   
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FIGURE 5.1 
RETAIL TRADE AREA RADII 
 

 
 
TABLE 5.1 
RETAIL TRADE AREA DEMOGRAPHICS 
 

 
Sources:  Esri; RES 

 
Traffic counts and demographic indicators are lower than the site selection requirements of convenience 
retailers such as Wawa and Royal Farms.   
 
In 2017, RES completed a leakage analysis comparing expenditure potential of the Pemberton trade area 
households to estimated sales at existing establishments.  The goal of this analysis was to identify store 
categories where purchasing power is leaking out of the trade area.  We then evaluated whether a 
percentage of that leakage could reasonably be captured by a business in the Corridor study area.  If there 
would be an opportunity to recapture sales, then we evaluate whether that level of sales could support a 
store of a size that is reasonable for a particular category (eg 11,000 to 13,000 SF for a chain pharmacy).   

1 Mile 3 Mile 5 Mile

Population 905 12,679 27,663
Households 161 3,639 9,067
Median Disposable Income $56,917 $51,808 $52,457
Per Capita Income $24,488 $28,545 $29,823
Employees 704               4,697            11,232       
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After running multiple scenarios with varying assumptions about achievable capture rates and sales per 
square foot ratios, RES could not identify a store type with market support at this location.   The data 
source used for the 2017 analysis has not updated its base data, so RES was unable to recreate this analysis 
with updated data.  Because the Base continues to provide extensive retail options on-post, demographics 
of the trade area have remained stable, and significant disruption to retail, food and beverage, and 
entertainment businesses caused by the pandemic, it is unlikely that findings would be different at this 
time.  To capture expenditures from commuters and residents at the base, retail offerings need to be 
unique and/ or destination oriented (restaurants, specialty bakery, art gallery, dance/music studio etc.).  
These businesses have not recovered from the negative impact of the pandemic, but hopefully will 
become a component of demand again in 2022/2023. 
 
Because “retail follows rooftops,” it may be appropriate to hold parcels on the corner of Route 530 and 
Four Mile Road and the corner of Route 530 and the Pemberton Bypass for future retail use, if additional 
residential development takes place in the RGA. 2019 research completed by brokerage Cushman and 
Wakefield suggest that based on household density, each household in areas with similar density to 
Pemberton Township can support 125 to 150 square feet of retail space.   This figure pertains to all types 
of retailing and personal service space.  For reference, a household typically can support 8-10 square feet 
of grocery store space.  This information can help guide the scale of commercial zoning compared to 
additional residential density envisioned in the Corridor.   
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6. OTHER USES 
 
The primary focus of this real estate market analysis has been on residential and retail uses.  RES also 
evaluated the Corridor’s suitability for other types of real estate development. 

Institutional 
The former RCBC campus is a key site on the Corridor and the most likely site that a large institutional 
user would consider acquiring.  The existing buildings, which were built on wetlands, are too deteriorated 
to be reused.  The impervious footprints of the buildings are grandfathered under Pinelands regulations.  
This would offer institutional users the option of building new structures on some or all of the existing 
foundations.  
 
Interviews with RCBC administrators indicate that the college has no interest in relocating back to the 
Pemberton area.  The College has conducted two RFP efforts with specific outreach to institutional users.  
It received a substantial amount of interest, but no feasible proposals.  Because an institutional user has 
not been identified, RES advises that the Township of Pemberton, Burlington County, and RCBC work 
together to identify funding to demolish vacant and unused RCBC buildings.  Demolishing the buildings 
will help increase the marketability of any future development on the campus and throughout the entire 
Corridor.  The demolition plan (which must be approved by the Pinelands Commission), should be 
designed to preserve the ability to build on the existing impervious building footprints. 
 
Industrial  
The Corridor offers the following advantages for warehouse-distribution uses: 

• Several large, developable sites 
• Access to labor pool from denser parts of Burlington County west of Route 206. 
• Public transit (bus) 
• Proximity to the large population base at JB-MDL  

 
The disadvantages of this location for warehouse-distribution use include: 

• Distance from highway access 
• Distance from air freight locations  
• More expensive to develop because of soil and floodplain issues 

 
The COVID-19 pandemic has rapidly accelerated the growth of e-commerce nationwide.  As businesses 
were forced to pivot to a direct-to-consumer model for most goods and services, the “last mile” of 
distribution became a pricy problem for urban and rural suppliers alike.  The “last mile delivery” 
specifically refers to the last step in the supply chain, where a product transfers from the 
business/distribution center to the customer’s business or home.  Business Insider estimates that over 
50% of total shipping costs is the “last mile.”4  In urban areas, the couriers face heavy traffic and 
congestion, while in rural areas, customers could be miles apart, expending substantial time and money 

 
4 Last Mile Delivery Logistics Explained: Problems & Solutions (businessinsider.com) 

https://www.businessinsider.com/last-mile-delivery-shipping-explained
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during this last stage of delivery.  As customers’ expectations for rapid delivery are increasing, the demand 
to build for additional local warehouses in growing exponentially.  Amazon has capitalized on this 
economic change and has opened multiple distribution centers within Burlington County.           
    
RES Advisors recognizes the need for additional warehouse construction within the Pemberton-Browns 
Mills region.  The Corridor, however, is not an ideal location for industrial development, given its distance 
to major highways and airports and the suitability of the corridor for additional residential development.  
Satisfying this growing need for additional warehouse development, Pemberton Township has multiple 
warehouse developments in the pipeline, including a 380,000 SF building on Route 206, and an additional 
650,000 SF warehouse on County Route 630, near the Springfield Township border.  These locations are 
more suitable for industrial development.   
 
Medical Uses 
Neither Deborah nor Aspen Hills anticipates a need to expand their core operations to a new site.  Deborah 
is actively increasing its physical footprint and employment numbers at its site in downtown Browns Mills.  
Given the rural character of the region, and the available medical offices on base at JB MDL, it is unlikely 
the region could support an additional medical center without first adding to the household count.  
Physician offices and ancillary services (physical therapy, dialysis, etc.) are potential tenants for retail 
storefront space and should be allowed by zoning. 
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 7.  CONCLUSIONS AND RECOMMENDATIONS 

 
The goal of this report was to present an overview of market conditions in the Pemberton-Browns Mills 
Road Corridor and to identify land use types with potential market support in the study area.  This context 
will provide background for the suitability of incorporating specific uses into the Pemberton-Browns Mills 
Road Corridor and inform government officials and consultants to create detailed strategies and/or zoning 
changes to increase the potential of the Corridor for future development.    
 
The analysis of real estate market conditions in the Pemberton Township/Borough region suggests the 
following observations and conclusions: 
 

• The Corridor has an aging housing supply that does not adequately attract new buyers. 
• The median home value in the region is substantially below the residential PMA and the price 

increase over time is significantly lower in Pemberton. 
• There are no new or updated apartments in the township, yet the demand for them throughout 

the PMA is high. 
• Sale of senior (age-restricted) homes is on the rise in Burlington County. 
• The PMA should expect an additional 641 new households to be built between 2021 and 2026. 
• The total 5-year residential demand in the PMA is 1,676 units (combination of demand from 

household growth and replacement demand). 
• Positive County and local employment trends, as well as the stability from major local employers 

(JB MDL and Deborah), should continue to support household growth.   
• The primary buyer pool in Pemberton is first-time home buyers and retirees.  Many of these 

buyers are affiliated with the military. 
• Buyers are drawn to Pemberton specifically because of its affordability and proximity to the shore 

and/or military base.   
 
This preliminary analysis of development potential has found  market support for the following land uses 
in the study area: 
 

• Single-family homes to purchase 
o Demand is present for both age-restricted and general occupancy subdivisions.  

Because Pemberton Township has been in discussion with developers about a 
substantial amount of age-restricted housing in other parts of the municipality, 
RES would recommend against zoning only for age-restricted units on the 
Corridor.  

o A product type that would appeal to buyers in a variety of age cohorts is a single-
family home on +/- quarter acre lots with extensive community amenities.   
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• Townhomes for rent or purchase 
o Single-family homes are the preferred housing type in the PMA, but townhomes 

with three (or even a small component of four bedrooms) can meet the needs of 
families stationed at JB-MDL as well as other buyers who do not want yard and 
landscaping maintenance responsibilities.  Although a substantial inventory of 
these units exists at JB-MDL, the on-post units are full.   

o Community amenities would be important for townhome developments as well. 
• Multifamily apartments  

o New mid-rise (3-5 story) multi-family units are performing well throughout the 
residential PMA and should be accommodated in the Corridor land use plan.  A 
mixed-use development with retail on the first floor would be particularly suitable 
for sites close to the Browns Mills downtown core. 

o New apartments should offer diverse in-unit and community amenities and 
should be built with a variety of unit configurations including one-, two-, and a 
limited number of three-bedroom flats.  Most rental demand for three- and four-
bedroom units can be accommodated in single-family detached and townhouses 
offered for rent. 

• Retail 
o Additional retail development, especially outside of Browns Mills, would be 

feasible after additional residential density is established on the Corridor.  Sites 
on Pemberton-Browns Mill Road at the corner of Four Mile Road and at the 
corner of the Pemberton Bypass, would both be suitable for eventual commercial 
development.  

o Zoning for a mixed-use apartment building in Browns Mills with a limited amount 
of first floor retail (oriented for visibility from the road frontage) should be 
considered for inclusion in the land use plan. 

o Zoning should permit health care related uses in retail space to broaden the range 
of potential tenants. 

 
While the Pemberton-Browns Mills Road Corridor has factors that make real estate development more 
challenging--including environmental restrictions, residential density issues, vacant and deteriorating 
buildings, and fragmented public ownership-- there is a clear demand for additional residential 
development along the Corridor.  The opportunity to integrate natural resources, waterways, and trails 
into residential subdivisions, would create a marketing advantage for new developments.   
 
RES recommends continued dialogue between representatives from RCBC, the Pinelands Commission, 
and the Township of Pemberton to ensure development that the market can support and that aligns with 
existing and future growth plans.  The Township should consider zoning changes that facilitate the type 
of development with market potential.  Designating the Corridor as an Area in Need of Rehabilitation or 
an Area in Need of Redevelopment is another tool to help easily prepare a regional plan for Pemberton 
that reflects its specific challenges and long-range goals.    
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1. INTRODUCTION 
 

Pemberton-Browns Mills Road (also known as CR 530 and CR 687) is an important regional and local route 
that connects Pemberton Borough to downtown Browns Mills.  This Corridor provides access to both Joint 
Base McGuire Dix Lakehurst (JB MDL) and Deborah Heart and Lung Center (Deborah), the two largest 
employers in Pemberton Township.  Historically, it has been dominated by institutional uses including a 
community college and corrections facilities.  As a result of the consolidation of Rowan College at 
Burlington County (RCBC), all operations on the Pemberton-Browns Mills Road campus were relocated to 
Mt. Laurel between 2017 and 2019.  Around the same time, the Pemberton-Browns Mills Road Corridor 
was impacted by the permanent closing of the Burlington County Minimum Security Corrections and Work 
Release Center and the Burlington County Juvenile Detention Center.  All three locations are vacant and 
have not yet been redeveloped.     
 
Pemberton Township received funding from the Delaware Regional Planning Commission (DVRPC) 
Transportation and Community Development Initiative Grant (TCDI) to hire real estate and planning 
professionals to complete a land use plan for the Corridor.  The primary purpose of the land use plan is to 
present a thorough analysis of existing land use and recommend detailed strategies and/or zoning 
changes to increase the viability of the Corridor for future development.   Looney Ricks Kiss, Inc. (LRK) and 
RES Advisors (RES) were selected to complete the Corridor land use plan and zoning analysis.   
 
Figure 1.1 shows the Pemberton-Browns Mills Road Corridor study area (“the Corridor”).   
Figure 1.2 shows the relationship of the Corridor to surrounding municipalities.   
 
 
FIGURE 1.1 
PEMBERTON-BROWNS MILLS ROAD CORRIDOR: CLOSE-UP IMAGE  
 

 
Source:  LRK 2021 
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FIGURE 1.2 
PEMBERTON-BROWNS MILLS ROAD CORRIDOR:  REGIONAL VIEW 

 
Source:  LRK 2021 

 

RES completed the following tasks: 

• Met with the TCDI Steering Committee to understand the goals and concerns of local stakeholders 
for the Pemberton-Browns Mills Corridor; 

• Inspected the Corridor and PMA to evaluate suitability for different types of development; 

• Compiled and analyzed economic and demographic data relevant to demand for each of the uses 
reviewed;  

• Interviewed major employers located near to the Pemberton campus to understand employment 
levels and expansion plans; 

• Defined specific competitive market areas for each use; 

• Analyzed development patterns and trends in Burlington County and nearby Ocean County 
communities obtained from County agencies and departments, local officials, and other published 
sources; 



RES ADVISORS  Pemberton-Browns Mills Road Corridor Study | 4 
 
 

• Interviewed selected real estate brokers, developers, property managers, and others who are 
familiar with real estate market conditions to obtain information on development activity, leasing, 
rental rates, sales trends, project absorption pace and occupancy trends within the market area; 

• Analyzed the competitive environment for each use, including both existing facilities and planned 
and proposed projects; 

• Reconciled demand and supply information to identify uses with development potential in the 
Corridor; 

• Reviewed potential development plans for Browns Mills and/or Pemberton Township to connect 
them to future land use goals and objectives.  

 
Engagement Terms and Conditions  
This analysis presents an overview of market conditions for each use considered to be suitable for 
consideration at the Corridor.  The report does not include a complete market analysis for any single use 
upon which final development or investment decisions should be made.  

Our report does not ascertain the legal and regulatory requirements applicable to the project. It is based 
on estimates, assumptions and other information developed from research of the market, our knowledge 
of the industry and other factors, including certain information provided by Pemberton Township. The 
sources of information and bases of the estimates and assumptions are stated in this report. Some 
assumptions inevitably will not materialize, and unanticipated events and circumstances may occur; 
therefore, actual results will vary from those described, and the variations may be material.  

Further, we have neither evaluated management’s effectiveness nor are we responsible for future 
marketing efforts and other management actions upon which actual results will depend. Our report is 
intended solely for internal information. Otherwise, neither our report nor its contents, nor any reference 
to RES Advisors, may be included or quoted in any offering circular or registration statement, prospectus, 
sales brochure, appraisal or other agreement or document without our prior written permission. We will 
not be responsible for updating this report to account for events and circumstances occurring after the 
date of the report. 
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2. SITE AND AREA ANALYSIS 
 
Regional Context 
The Township and Borough of Pemberton are in north/northeastern Burlington County.  The southern 
part of Pemberton Township is at the northern end of the Pinelands preserve, which extends for miles to 
the south and east.  Pemberton Township is bordered on the northeast by JB MDL.  To the north of 
Pemberton are rural land and small towns including Springfield and Columbus.  To the south of 
Pemberton, the land is forested/Pinelands and has a few small towns including Tabernacle and Shamong.  
Heading west towards Philadelphia, the region becomes increasingly more populated and suburban, 
characterized by denser communities including Eastampton, Mt. Holly, Lumberton, and Hainesport.  
Figure 2.1 below shows the location of Pemberton Township and Borough within Burlington County and 
the larger region.   
 
The Corridor itself stretches five miles between Pemberton Borough on the west and Browns Mills on the 
east.  Over half of the Corridor is part of the Regional Growth Area (RGA) identified in the Pinelands 
Comprehensive Management Plan (CMP).  This area includes Sunbury Village, a neighborhood that 
originally consisted of 300 small duplex units.  Many of these 1950s-era homes are now investment 
properties, and many have been converted into single-family homes.   Located immediately to the east of 
Sunbury Village is the Township’s Nesbit Park and Community Center.  In the center of the Corridor are 
two properties that the Pemberton Township has designated as redevelopment areas:  the former RCBC 
campus and the former Burlington County Minimum Security Corrections and Work Release Center.  The 
redevelopment studies for these properties were released in 2017 and 2018 respectively.  An area of the 
Corridor with frontage on the north side of Pemberton Browns Mill Road is undeveloped land that is part 
of JB MDL.  Additional smaller sections of the Corridor include Pinelands Village protected land, forested 
property, and rural development areas.     
 
Finally, the Corridor includes the following government/institutional uses: 

• The Burlington County Prosecutor’s Office – Forensics Unit. 

• A medical complex located immediately north of the intersection of Route 530 and Four Mile 
Road.  This complex was previously the County-owned Buttonwood Hospital but was sold to a 
private operator.  It now includes the Aspen Hills skilled nursing facility, Buttonwood Behavioral 
Health acute care psychiatric hospital, and the Southern Jersey Family Medical Center, a Federally 
Qualified Health Center (FQHC) providing medical and dental services to the underserved, 
uninsured and migrant farm workers.  

• The 48-bed Post House residential drug and alcohol treatment facility, which is located adjacent 
to the Buttonwood complex.  
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FIGURE 2.1 
PEMBERTON TOWNSHIP/BOROUGH AND LARGER BURLINGTON COUNTY 

 
Burlington County   
Source:  ESRI/RES Advisors, 2021 

 
Environmental Concerns 
The LRK consultant team is conducting a detailed evaluation of the environmental constraints impacting 
the Pemberton-Browns Mills Corridor as it relates to zoning and prospective development.  From a real 
estate market perspective, two findings are particularly important. 

 
• Portions of the Corridor are located within the jurisdiction of the New Jersey Pinelands 

Commission 
o Additional review and approval are needed for any rezoning and development proposals 

that involve higher densities than permitted by Pinelands regulations. 
 As of October 2013, the Pinelands Protection Act requires that all municipalities 

and counties within the Pinelands area amend their master plans to conform to 
the objectives set forth in the Pinelands Comprehensive Management Plan 
(CMP).  All amendments to master plans, zoning changes, and development 
proposals impacting land within the Pinelands area must be approved by the 
Pinelands Commission. 

o Current restrictions on density 
 The permitted base residential density in Pemberton Township’s RGA is 2.0 

dwelling units (du)/acre 
 Because the corridor has been designated an RGA, density can increase to 10.0 

du/acre with the use of Pinelands Development Credits (PDCs) 
o Opportunities for building multi-story dwellings 

 The Pinelands Comprehensive Management Plan (CMP) does not contain height 
limitations in the regional growth areas, allowing for the possibility to build multi-
story apartments/townhomes/condominiums  
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FIGURE 2.3 
RANCOCAS CREEK WATERWAY, WETLANDS, AND FLOODPLAINS  
 

 
Source:  LRK, 2021 
 

• The Rancocas Creek runs along the southern boundary of the study area.  Figure 2.3 indicates 
the location of the Rancocas Creek Waterway as it relates to the Corridor.    A large portion of the 
RCBC site and the Corridor are designated flood zones or wetlands, as the waterway runs through 
the southern section of the development area.  The waterway has the following implications for 
future development: 

o Potential to be marketed as a recreational asset to the area.   
 A public boat access for Rancocas Creek already exists on the RCBC campus site.  

This could be revitalized and marketed as a prime location for outdoor 
enthusiasts, canoeing, and kayaking.   

 A well-planned trail system providing access to the Rancocas Creek would be an 
asset for a redevelopment project as well as the community at large. 

 There is an opportunity to partner with The Delaware Valley Planning 
Commissions (DVRPC) Healthy Community Study (funded through TCDI) in 
Pemberton, which is in the process of investigating ways to boost local recreation 
facilities, trails, and bicycle and pedestrian mobility.    

o Limitation on development of impervious services and buildings surrounding creek, 
wetlands, and floodplain 
 The southwestern section of the Corridor (forested land and smaller parcels that 

are part of the Regional Growth area) is in the floodplain. 
 Future development on environmentally sensitive sites may have to be placed on 

the (grandfathered) existing footprint of buildings/impervious surfaces as it is 
unlikely that the Pinelands Commission will approve additional development in 
wetland areas. 
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Transportation Access and Traffic Counts 
The Delaware Valley Regional Planning Commission (DVRPC) maintains a database of annual average 
daily traffic (AADT) counts in the Philadelphia metropolitan region.  The most recent counts for locations 
along the Corridor are shown below.  Based on traffic counts recorded, the corridor receives the most 
traffic along the eastern side of Pemberton-Browns Mills Road, closer to Browns Mills.   

• Pemberton-Browns Mills Road and Hanover Street (western edge of corridor, in Pemberton 
Borough): 8,743 AADT (2012) 

• Pemberton Juliustown Road (slightly north of western edge of corridor, intersecting with 
Pemberton-Browns Mills Road:  7,127 AADT (2019)  

• Pemberton-Browns Mills Road and Academic Drive (middle of corridor, entrance to former RCBC 
campus):  15,442 AADT (2017)  

• Pemberton-Browns Mills Road towards Browns Mills (eastern side of the corridor, half-way 
between RCBC and Browns Mills):  13,236 ADDT (2019) 

• Pemberton-Browns Mills Rd & Berkshire Street (eastern edge of corridor):  13,981 AADT (2018) 

Representatives from JB MDL and Deborah Heart and Lung Center expressed concern over potential 
future traffic resulting from increased residential development.1   At one time, JB MDL was open to 
through-traffic.  Subsequent to the 9/11 attacks, the entrances were gated, and traffic restricted to 
individuals living, working, or doing business on the base.  This has increased traffic on and off the base 
as entrance/exit locations have been consolidated.  A representative from Deborah Heart and Lung Center 
noted that the health system had proposed a bypass road across from their property as traffic from 
Stackhouse School, Harker-Wylie School, and JB MDL has increased in recent years, impeding easy access 
to Deborah.   
 
The Corridor is well served by bus routes running throughout the county and to the larger cities and 
employment centers in the state.  The Burlink B1 bus service offers daytime hourly service between 
Country Lakes and the Beverly light rail station.   It runs along the western end of Pemberton-Browns Mills 
Road, with a specific stop in the middle of the Corridor at the intersection of Pemberton-Browns Mills 
Road and the entrance to the former RCBC campus site.  The Corridor is also served by New Jersey Transit 
bus route 317 which offers service between Philadelphia, PA and Asbury Park, NJ.  Bus route 317 travels 
the entire length of the Corridor, making three stops at the Hanover/Elizabeth Street intersection, the 
former RCBC site, and the Browns Mills Shopping Center.   
 
Conclusions and implications of the existing transportation access and traffic counts are the following: 

• The corridor is served by  existing public transportation routes  
 

1 Interview with RES Advisors, 9/2021 
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o Current bus routes provide connectivity within the Corridor 
o Current bus routes allow for ease of commuting to the main employment centers where 

Pemberton residents work – JB MDL, Deborah, and Philadelphia  
• Further traffic analysis is needed 

o If Pemberton Township builds more housing and increases its residential population, a 
more detailed and current examination of traffic patterns around Deborah Hospital and 
JB MDL may be necessary. 

 
Local Services and Amenities 
 
The following paragraphs describe local services and amenities proximate to the Corridor study area: 
 

• Shopping: Browns Mills is the commercial heart of Pemberton Township.  Basic shopping and 
services, including an Acme grocery store, CVS and Rite Aid pharmacies, hardware store, liquor 
store, dollar store, gas stations, and several casual restaurants are located in the downtown.   
 

• Health Care:  Deborah Heart and Lung Center is a well-regarded specialty hospital located in 
Browns Mills, approximately three miles from the center of the Corridor.  Deborah focuses on 
treating cardiac, vascular, and respiratory disorders.  Because of the specialty nature of Deborah’s 
services, Capital Health System has licensed and operated a full-service emergency department 
at Deborah since 2019 (operating from 2010-2019 under Lourdes Medical Center).  Deborah will 
be opening an Ambulatory Surgical Center on campus in the Fall of 2022.  Virtua Memorial 
Hospital is an acute care general hospital located nine miles to the west in Mt. Holly.  Physicians 
associated with both the Virtua and Capital Health systems have medical offices in Browns Mills. 

 
• Education:  The Corridor is located within the Pemberton Township School District.  The district 

has approximately 4,620 students, and 11 individual schools.  According to the State Department 
of Education 2021 releases, close to half (44%) of the students are “economically-disadvantaged,” 
and 19% have one or more disability.  Approximately half of the students who graduated from 
2018 to 2020 enrolled in a post-secondary institution immediately post-graduation.  Annual 
enrollment decreased by 2.2% over the past year.  Four of the schools, including the high school 
and middle schools, have been identified by NJDOE as low-performing, and therefore are pending 
approval for School Improvement Aid Funds for targeted support.  Despite the historical 
achievement issues within the middle and high schools, all eleven schools have been named 
National Schools of Character, as well as State Schools of Character.  Pemberton also has a 
reputation for providing quality education for young children.  The School District received the 
State Department of Education’s five-star rating for its free, full-day preschool program provided 
for all local three- and four-year-old children.   

 
The Pemberton Township School District, like the larger region, has a strong military connection.  
Over the past three years, around 20% of students had parents actively employed at JB-MDL.   This 
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strong military presence may decrease in the future due to the 2021 School Choice Option for 
Military Families.  Families living on base at JB-MDL now have the opportunity to choose the 
school district their children will attend and are therefore able to look outside Pemberton 
Township.  For grades Pre-K to 6, families may choose between Pemberton Township schools and 
North Hanover Township schools.  For families with students in grades 7-12, they may decide 
between Pemberton Township schools or Northern Burlington Regional Schools.  Children who 
are enrolled at North Hanover Township schools for elementary grades will automatically be 
enrolled in Northern Burlington Regional Schools for secondary school.  Students who are enrolled 
in any grade in Pemberton Township schools will remain there for the duration of their local 
public-school education.  The school district chosen for a family’s eldest child is the one any 
subsequent children in the family will attend. 

 
Currently close to 70% of the families enrolled the North Hanover Township schools have one or 
both parents working at JB-MDL.  Only 22% of students at Northern Burlington Regional Schools 
are connected to JB MDL, but that number is likely to increase given the new school choice option 
and the high percentage of military-connected families at North Hanover Township primary 
schools.  Nearly 12% of the students at Northern Burlington Regional Schools are economically-
disadvantaged (compared to 44% in Pemberton Township) and 80% enrolled in college 
immediately post-graduation.  None of the Northern Burlington/North Hanover schools were 
identified as low-performing by NJDOE. 

 
• Recreation:  The Township has extensive recreation facilities, several of which are along the 

Corridor.   A highly regarded playground, Imagination Kingdom, is located at the intersection of 
Four Mile Road and Pemberton-Browns Mills Road, as are facilities for the community youth 
baseball and softball leagues.  Nesbit Park bordering the north side of Pemberton Browns Mill 
Road to the west of the Pemberton Bypass intersection offers a community center, football field 
and tennis and basketball courts.  The Pemberton Township Library, a branch of the Burlington 
County Library System, is in Browns Mills, as is Mirror Lake, which offers opportunities for 
swimming, boating, and ice skating.  The Rancocas Creek borders the Corridor and offers 
opportunities for various water sports. 

 
Additional recreational amenities and shopping are located on JB MDL, which is discussed further in the 
“Major Employers” section below.  Access to these amenities is primarily limited to military personnel and 
retirees; some facilities are also available to civilian employees working on base. 
 
Conclusions and implications of the existing local services and amenities are the following: 

• Pemberton Township’s outdoor recreational amenities are a regional asset that will be a 
marketing advantage to new residential communities. 

o The corridor is uniquely located along a creek that already offers numerous opportunities 
for outdoor recreation.  The Township should promote this asset to potential residents 
and developers and continue to develop a trail/bike system along the waterway. 
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o Imagination Kingdom (and the sports fields) is in a prime location to link to new 
residential development.  Future developers should consider how to connect those 
recreational assets to new residential developments.   

• The Township should continue to expand outdoor recreational offerings throughout the corridor. 
o Any corridor developments should be done collaboratively with the Delaware Valley 

Planning Commissions (DVRPC) Healthy Community Study so new developments can be 
linked in with future trail systems and bike paths.    

• Pemberton Township’s school system is a deterrent for new families relocating to the area.  The 
township should consider how to create unique education programs in the upper schools to 
encourage families to enroll their children in the townships schools and remain in Pemberton.  

    
Local Taxes 
Pemberton Township is known for a low real estate tax, compared to other communities in Burlington 
County.  The 2020 general real estate tax rate in Pemberton Township was $2.457 per $100 of assessed 
value (Pemberton Borough:  $2.223).  The effective tax rate—which takes into account the ratio between 
assessed and market value-- in the township was $2.391 per $100 of market value, which is lower than 
the effective tax rates in 31 of the County’s 40 municipalities.  Pemberton Borough’s effective tax rate is 
even lower at $2.025 per $100.  The average residential tax bill for 2020 was $4,032 for Pemberton 
Township, versus $7,121 in Burlington County overall.   
 
Conclusions and implications of the existing local tax rates are the following: 

• Low tax rates are a major incentive for household considering a home purchase in Pemberton.   
 
Utility Service 
Pemberton Township has recently gone through substantial changes to the way public utilities are 
overseen throughout the area.  As of January 1, 2020, the Pemberton Municipal Utilities Authority 
wastewater service agreement was dissolved, and operations were assumed by Pemberton Township 
Department of Public Works.  To assure that utility service is adequate to accommodate future growth, 
the Township also purchased the Burlington County Water System, that provides water to most of the 
study area.  Browns Mills operates on its own separate water and sewer service.  In 2019, The Township 
was awarded a $2.6 M award from the Pinelands Infrastructure Trust Fund.  This grant/loan combination 
allows the Township to install improvements to its existing water supply system to prepare for anticipated 
regional growth of up to 1,510 new dwelling units.   
 
Sewer service is provided to over 6,000 accounts in Pemberton Township and Pemberton Borough.  As of 
2020, the plant was operating at 60% capacity, a decrease from 72% capacity in 2016.  Public sewer service 
currently extends throughout the entire regional growth area, except flood plains/wetlands. 
 
Conclusions and implications of the existing utility service are the following: 

• Usage data and current improvement projects suggest capacity to support some level of 
redevelopment and residential expansion in the Pemberton-Browns Mills Road Corridor.   
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3. ECONOMIC AND DEMOGRAPHIC TRENDS 
 
The following sections present economic and demographic trends impacting market support for real 
estate development along the Corridor.  In addition to data for Pemberton Township/Borough, data are 
also provided for the broader housing market area within which the Corridor competes.  
 
Residential Primary Market Area (PMA) Definition 
 
The Primary Market Area (PMA) is defined as the area from which 60 to 70 percent of prospective renters 
or home purchasers in the study area are expected to be drawn.  RES considered several factors in defining 
a PMA for the Pemberton-Browns Mills Corridor, including road networks and commuting patterns, school 
district quality, residential development patterns, and the location of comparable affordable and market-
rate rental properties.   RES also analyzed the commuting patterns at the two major regional employers, 
JB MDL and Deborah, to evaluate residential demand.   
 
To define the PMA, RES analyzed data from the Census Bureau’s Longitudinal Employer-Household 
Dynamics (LEHD) data series regarding commuting patterns of employees working at the base.  
Municipalities that are within a 20-minute drive time of the base capture a significant share of employees 
commuting to the base.  These communities have a different character than the denser northern 
Burlington County communities along Route 38 and the Delaware Riverfront, which offer better 
transportation and employment connectivity to Trenton and Philadelphia.  Figure 3.1 shows the PMA 
boundaries and municipalities are detailed below. 

 The PMA was defined to include the following 15 municipalities: 

Pemberton Township Mount Holly 
Pemberton Borough New Hanover 
Chesterfield North Hanover 
Bordentown Township Wrightstown 
Bordentown City Southampton 
Fieldsboro Eastampton 
Mansfield Plumsted (Ocean County) 
Springfield  

 

  



RES ADVISORS  Pemberton-Browns Mills Road Corridor Study | 13 
 
 

FIGURE 3.1 
PEMBERTON-BROWNS MILLS ROAD CORRIDOR PMA 

 

Source:  Esri/RES Advisors, 2021 

 
Population and Household Trends 
RES reviewed demographic data from Esri, a major economic and demographic information service that 
provides Census Bureau data aggregated for custom geographies, as well as current year estimates and 
five-year projections for selected variables.  Census/Esri data show that Burlington County experienced 
both population and household growth between 2000 and 2010, and growth continued between 2010 
and 2021 albeit at a slower rate.  Population and household growth in Burlington County is projected to 
continue at a slightly decelerated rate between 2021 and 2026.  The PMA experienced a similar trend in 
population change to Burlington County from 2010-2021.  Projections indicate that the PMA will grow at 
a faster rate than both the County and Pemberton Township/Borough between 2021 and 2016. 
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TABLE 3.1 
POPULATION AND HOUSEHOLD CHARACTERISTICS 

    

  
Pemberton 

Township/Borough 
Primary 

Market Area Burlington County 
Total Population    
2000 Census 29,901 109,470 423,394 
2010 Census 29,321 115,164 448,734 
2021 Estimate 28,338 116,337 454,192 
2026 Projection 27,926 117,872 458,472 

    
Percent Change 2000 - 2010 -1.9% 5.2% 6.0% 
Percent Change 2010 - 2021 -3.4% 1.0% 1.2% 
Percent Change 2021 - 2026 -1.5% 1.3% 0.9% 

    
2000 - 2010 Avg. Annual Growth -0.2% 0.5% 0.6% 
2010 - 2021 Avg. Annual Growth -0.3% 0.1% 0.1% 
2021 - 2026 Avg. Annual Growth -0.3% 0.3% 0.2% 

    
Total Households    
2000 Census 10,520 37,009 154,371 
2010 Census 10,578 39,981 166,318 
2021 Estimate 10,339 41,356 170,499 
2026 Projection 10,222 41,997 172,525 

    
Percent Change 2000 - 2010 0.6% 8.0% 7.7% 
Percent Change 2010 - 2021 -2.3% 3.4% 2.5% 
Percent Change 2021 - 2026 -1.1% 1.5% 1.2% 

    
2000 - 2010 Avg. Annual Growth 0.1% 0.8% 0.7% 
2010 - 2021 Avg. Annual Growth -0.2% 0.3% 0.2% 
2021 - 2026 Avg. Annual Growth -0.2% 0.3% 0.2% 

 
   

Percent Households by Size, ACS 2015-2019    
1-Person 23.7% 25.6% 25.3% 
2-Persons 34.0% 34.2% 33.6% 
3-Persons 17.5% 14.8% 16.6% 
4-Persons 12.9% 15.1% 14.8% 
5+-Persons 11.9% 10.2% 9.8% 

    
Average Household Size    
2000 Census 2.79 2.67 2.65 
2010 Census 2.73 2.63 2.62 
2021 Estimate 2.69 2.62 2.60 
2026 Projection 2.68 2.62 2.59 

  
Note: Percentages may not add to 100% due to rounding. 
Sources: US Census Bureau, Esri, RES  
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Pemberton Township/Borough lost population between 2000 and 2010 (-1.9%), and the decline 
continued at a faster rate through 2021 (-3.4%).  Population and household counts for the Township are 
projected to stabilize between 2021 and 2026 (-1.5%), with the rate of population decline leveling off.   
 
Household trends in all three geographies are similar to the population trends.  Both the PMA and 
Burlington County experienced a large increase in households from 2000-2010.  Household growth slowed 
in all three geographies from 2010-2021.  The PMA is expected to grow by 641 households over the next 
five years.  Table 3.1 presents the population and household trends in greater detail for Pemberton 
Township/Borough, the PMA, and Burlington County.  Table 3.2 provides more detailed population 
characteristics including age and race.    
 
TABLE 3.2 
SELECTED POPULATION CHARACTERISTICS  

 Pemberton Township/Borough Primary Market Area Burlington County 
  Number Percent Number Percent Number Percent 
2021 Population by Age 28,338  116,341  454,192  

0 - 4 1,785 6.3% 6,282 5.4% 23,164 5.1% 
5 - 9 1,785 6.3% 6,631 5.7% 25,889 5.7% 
10 - 14  1,729 6.1% 6,864 5.9% 28,614 6.3% 
15 - 24 3,202 11.3% 15,008 12.9% 51,778 11.4% 
25 - 34 4,449 15.7% 16,171 13.9% 57,228 12.6% 
35 - 44 3,712 13.1% 14,775 12.7% 56,774 12.5% 
45 - 54 3,174 11.2% 14,194 12.2% 59,499 13.1% 
55 - 64 3,712 13.1% 15,590 13.4% 65,858 14.5% 
65 - 74 2,919 10.3% 11,867 10.2% 48,144 10.6% 
75 - 84 1,389 4.9% 6,282 5.4% 25,889 5.7% 
85+ 510 1.8% 2,676 2.3% 11,809 2.6% 

       
Median Age in Years       
2010 Census 36.7  38.9  40.4  
2021 Estimate 38.0  39.6  42.0  
2026 Estimate 38.8  40.2  42.6         
2021 Population by Race/Ethnicity       
White Alone 17,655 62.3% 81,439 70.0% 317,480 69.9% 
African-American Alone 6,348 22.4% 19,196 16.5% 81,300 17.9% 
American Indian Alone 113 0.4% 465 0.4% 1,363 0.3% 
Asian Alone 963 3.4% 5,817 5.0% 24,981 5.5% 
Pacific Islander Alone 57 0.2% 116 0.1% 454 0.1% 
Some Other Race Alone 1,219 4.3% 4,072 3.5% 12,717 2.8% 
Two or More Races 1,927 6.8% 5,235 4.5% 16,805 3.7% 

   
 

  
 

2021 Population of Hispanic Origin 4,817 17.0% 14,892 12.8% 41,331 9.1% 
  

Note: Numbers and percentages may not add due to rounding. 
Sources: US Census Bureau, Esri, RES  
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The median age in Pemberton Township is markedly lower than the median age in both the PMA and the 
County; however, for all three geographies, median age has been trending upward.  This trend is expected 
to continue over the five-year projection period, as the leading edge of the Baby Boom generation moves 
into their 70s.  Pemberton Township has a higher percentage of African-American residents and persons 
of Hispanic origin than either the PMA or Burlington County. 
 
Table 3.3 presents data on household income in the three geographies.  The 2021 PMA median household 
income is approximately 90 percent of the County median income; the 2021 Pemberton Township median 
income is approximately 77 percent of the County level.  The income gap between the three geographies 
has closed since 2016 when it was 86% (PMA vs. County) and 73% (Pemberton vs. County).  Historically, 
certain additional military compensation (i.e. housing allowances, uniform pay, etc.) was not counted in 
Census household income data making it difficult to compare income statistics for geographies with a 
large percentage of active-duty military households to communities without a significant military 
presence.  That inconsistency was remedied in the latest American Community Survey.  The income data 
reported for communities around JB MDL can now be compared to other geographies. 
 
TABLE 3.3 
2021 HOUSEHOLDS BY INCOME 

 

Pemberton 
Township/Borough Primary Market Area Burlington County 

Number Percent Number Percent Number Percent 
Income Band       
< $15,000 579 5.6% 1,778 4.3% 6,649 3.9% 
$15,000 - $24,999 755 7.3% 2,564 6.2% 9,377 5.5% 
$25,000 - $34,999 827 8.0% 2,812 6.8% 9,377 5.5% 
$35,000 - $49,999 1,055 10.2% 4,094 9.9% 15,686 9.2% 
$50,000 - $74,999 2,481 24.0% 8,230 19.9% 28,814 16.9% 
$75,000 - $99,999 1,789 17.3% 5,997 14.5% 25,234 14.8% 
$100,000 - $149,999 1,840 17.8% 7,858 19.0% 33,588 19.7% 
$150,000 - $199,999 631 6.1% 4,177 10.1% 19,266 11.3% 
$200,000 + 372 3.6% 3,929 9.5% 22,335 13.1% 

       
Median HH Income       
2021 Estimate $67,718   $79,059  $88,334  
2026 Estimate $72,936   $85,151  $95,300  

       
Average HH Income       
2021 Estimate $81,694   $102,927  $117,656  
2026 Estimate $90,030   $114,394  $129,716  
              
Note: Percentages may not add to 100% due to rounding 
Sources: Esri, RES  

 



RES ADVISORS  Pemberton-Browns Mills Road Corridor Study | 17 
 
 

Also notable is the relatively few households in upper income brackets ($100,000+) in Pemberton.  27.5% 
of households fall in this category versus 38.6% in the PMA and 44.1% in the County.  
  
One final notable population characteristic of the Pemberton area is its strong connection to the military.  
Table 3.4 below reveals that Pemberton has a substantially higher percent of veteran households, as 
compared to the other municipalities.   
 
TABLE 3.4 
CIVILIAN POPULATION 18+ YEARS BY VETERAN STATUS  

 

 
Pemberton 

Township/Borough Primary Market Area Burlington County 
  Number Percent Number Percent Number Percent 
Total Individuals 
18+ 

       
21,011  100.0% 86,865 100.0% 346,970 100.0% 

      Veteran 
         

3,089  14.7% 9,138 10.5% 27,906 8.0% 

      Non-Veteran 
       

17,922  85.3% 77,727 89.5% 319,064 92.0% 
Sources:  Esri (2015-2019 American Community Survey); RES 
Advisors 

   

 
Interviews with local real estate brokers, as well as administrative representatives from JB MDL indicated 
that many veterans retire locally, primarily because of their affiliation with the base but also due to the 
reasonable cost of living.  These interviews are described in greater detail later in this report.   
 
 
Commuting Patterns 
Commuting pattern data from the 2015-2019 American Community Survey indicate that both the market 
area and County are heavily automobile-dominated, with most residents commuting around 30 minutes 
to work.  Pemberton Township/Borough has the fewest number of residents staying within their 
immediate area and driving under 10 minutes from home to work.  6.9% of residents in Pemberton 
commute under 10 minutes to work, versus 10.2% in the PMA and 9.9% in Burlington County.  Over 25% 
of Pemberton residents are commuting over 45 minutes to work.  These figures are detailed in Table 3.5 
on the following page.   

Data on civilian population means of transportation to work show that the over 90% of residents in 
Pemberton, the PMA, and the County drive to work.  Pemberton Township/Borough has the highest 
number of automobile commuters at 94.7%.  Pemberton does have the highest percentage of commuters 
walking or biking to work as compared to the other municipalities, albeit it is still a very small percentage 
of the population.   
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TABLE 3.5 
CIVILIAN POPULATION AGE 16+ TRAVEL TIME TO WORK 
 

 

 
Pemberton 

Township/Borough Primary Market Area Burlington County, NJ 
  Number Percent Number Percent Number Percent 
Less than 5 minutes 192 1.5% 1,543 3.0% 4,364 2.0% 
5 to 9 minutes 712 5.4% 3,666 7.2% 16,912 7.9% 
10 to 14 minutes 1,171 8.9% 5,394 10.6% 24,818 11.6% 
15 to 19 minutes 2,065 15.6% 6,253 12.2% 29,023 13.5% 
20 to 24 minutes 1,654 12.5% 7,271 14.2% 28,869 13.5% 
25 to 29 minutes 1,000 7.6% 3,594 7.0% 15,752 7.4% 
30 to 34 minutes 1,560 11.8% 6,992 13.7% 27,616 12.9% 
35 to 39 minutes 791 6.0% 2,004 3.9% 8,490 4.0% 
40 to 44 minutes 729 5.5% 2,708 5.3% 10,369 4.8% 
45 to 59 minutes 1,827 13.8% 5,614 11.0% 21,595 10.1% 
60 to 89 minutes 1,265 9.6% 4,378 8.6% 18,480 8.6% 
90 or more minutes 246 1.9% 1,698 3.3% 7,978 3.7%  

 
   

 
 

Average Travel Time to Work (in 
minutes) 

30.9   N/A   30.0   
Sources:  ESRI (2015-2019 American Community Survey), RES       

 
Conclusions regarding commuting patterns in Pemberton and the PMA include: 

• Most individuals who live or work in Pemberton are commuting by private vehicle.  As Pemberton 
evaluates increasing residential development, roadway traffic must be carefully examined to 
ensure existing roadways can handle increased traffic rates.  

• Part of planning for future growth is to create opportunities for residents to comfortably commute 
via public transit or bicycle.  The Township should consider creating a bike lane throughout the 
corridor to connect any new/existing residential developments to the major area employers. 

 

Employment Data 
The 2019 Burlington County annualized unemployment rate of 3.2 percent reflected a balanced labor 
market with only frictional unemployment.  Due to the COVID-19 pandemic, unemployment rose to 8.2% 
in 2020.     Historically, Burlington County has had the lowest unemployment rate of the three counties in 
the Camden Labor Market area.  Burlington County labor force trends since 2010 are detailed in Table 3.6 
below. 
 
 
 
 
TABLE 3.6 
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ANNUAL AVERAGE LABOR FORCE STATISTICS IN BURLINGTON COUNTY, NJ 

Year 
Civilian  

Labor Force Employment Unemployment 
Unemployment 

Rate 
2010 237,012 215,372 21,640 9.1 
2011 235,492 214,917 20,575 8.7 
2012 235,011 214,509 20,502 8.7 
2013 231,401 213,204 18,197 7.9 
2014 228,312 213,648 14,664 6.4 
2015 229,716 217,549 12,167 5.3 
2016 230,481 220,255 10,226 4.4 
2017 230,628 221,396 9,232 4.0 
2018 228,342 220,071 8,271 3.6 
2019 232,247 224,918 7,329 3.2 
2020 230,784 211,788 18,996 8.2 

Sources: Bureau of Labor Statistics, Local Area Unemployment Statistics (LAUS) 

 
Monthly data suggests that Burlington County’s employment levels have markedly improved from 2020 
but have not recovered to pre-COVID levels.  Burlington County monthly unemployment for 2021 is 
detailed in Table 3.7. 
 
TABLE 3.7 
MONTHLY LABOR FORCE ESTIMATES, BURLINGTON COUNTY, NJ (NOT SEASONALLY ADJUSTED) 
     

Month 
Civilian 

Labor Force Employment Unemployment 
Unemployment 

Rate (%) 
     
January 225,798 210,793 15,005 6.6 
February 227,697 211,841 15,856 7.0 
March  230,170 215,316 14,854 6.5 
April 227,810 214,583 13,227 5.8 
May 228,399 215,194 13,205 5.8 
June 230,942 215,098 15,844 6.9 

July (p) 232,113 216,827 15,286 6.6 
Note: (p) indicates data are preliminary 

Sources: Bureau of Labor Statistics, Local Area Unemployment Statistics (LAUS) 

 
Table 3.8 shows employment data by industry (April 2021), comparing Burlington County to New Jersey.  
QCEW data show employment based on where jobs are located versus the labor force data shown above 
which are based on where workers live.  QCEW employment data is based on data provided by employers 
subject to unemployment insurance regulations.  As a result, these data do not include active-duty military 
personnel.  While New Jersey experienced a decline in every employment sector specified over the 12-
month period from April 2020-April 2021, Burlington County saw growth in two sectors:  Trade, 
Transportation, and Utilities and Finance.    
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TABLE 3.8 
APRIL 2021 NONFARM EMPLOYMENT BY INDUSTRIAL SECTOR (NOT SEASONALLY ADJUSTED) 
 

 Burlington County, NJ New Jersey 

 Employment 
Percent  
of Total 

12-
Month 
Change Employment  

Percent  
of Total 

12-
Month 
Change 

Total Nonfarm 170,045 100.0% -4.6% 3,297,349 100.0% -7.3% 
  Natural Resources, Mining, and 
Construction  7,877 4.6% -2.6% 163,498 5.0% -3.9% 
  Manufacturing 16,082 9.5% -1.3% 236,696 7.2% -5.4% 
  Trade, Transportation, and Utilities 48,791 28.7% 0.8% 867,763 26.3% -4.9% 
  Information 2,667 1.6% -9.1% 66,996 2.0% -4.3% 
  Finance 16,948 10.0% 0.6% 236,710 7.2% -3.4% 
  Professional and Business Services 27,043 15.9% -0.7% 659,091 20.0% -3.8% 
  Education and Health Services 31,130 18.3% -7.1% 632,717 19.2% -6.7% 
  Leisure and Hospitality 13,319 7.8% -26.5% 279,549 8.5% -26.6% 
  Other Services 5,309 3.1% -14.1% 117,072 3.6% -15.7% 
Unclassified 879 0.5% 30.0% 37,257 1.1% 33.6% 

       
  Government* 24,638 - -6.4% 563,133 - -6.3% 
  
Sources:  QCEW, BLS 
*Includes government employment across 
industry sectors       
       

The top ten private sector employers in Burlington County (based on the most recent compilation by 
Choose NJ) are listed in Table 3.9.  Virtua is the largest health system in South Jersey and has hospitals 
located in Vorhees, Mount Holly and Marlton.  Virtua also has several primary care facilities, specialists, 
and affiliated healthcare providers throughout Burlington County.  Burlington Coat Factory has retail 
locations throughout the region and is headquartered in Burlington County along Route 130.  Amazon is 
a major generator of warehouse employment in South Jersey.  The company has a fulfillment center 
located in Florence Township and is completing another in Burlington County/Burlington City.  Lockheed 
Martin, a major employer in the aerospace and defense industry, has employment in multiple locations 
along Route 130.  Other major employers are in the banking, insurance, and mortgage brokerage sectors.  
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TABLE 3.9 
TOP 10 MAJOR EMPLOYERS IN BURLINGTON COUNTY 

      
Company Industry 

1. Virtua of Burlington County General Medicine/Surgical Hospital 
2. TD Bank Finance 
3. Lockheed Martin Aerospace and Defense 
4. Burlington Stores Retail and Apparel  
5. Freedom Mortgage Mortgage Broker 
6. CVS Corporation Insurance 
7. Amazon* Retail    
8.  Automotive Resources Int. (ARI) Automotive Rental and Leasing 
9.  Deborah Heart & Lung Center Medical 
10.  Viking Yacht Co. Corporation Manufacturer 
Source:  Burlington County Bridge Commission, 2019 

*Seasonal hiring increases brings to #5  
 
The list above only includes private sector employers, but government is among the largest employment 
sectors in Burlington County.  The civilian employees at JB MDL account for a large portion of public sector 
employment.  The Base spans 20 miles and is partially located in Pemberton.  According to Choose NJ, 
around 40,000 service members live on or near the military base.  Figure 3.2 shows employment density 
in Burlington County based on Longitudinal Employer-Household Dynamics (LEHD) data from the Census 
OnTheMap application.   
 
FIGURE 3.2 
EMPLOYMENT DENSITY FOR BURLINGTON COUNTY 

 
Source: OnTheMap, Longitudinal Employer-Household Dynamics (LEHD), 2018 
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Employment in Burlington County is most heavily concentrated along the southwestern border of the 
County in municipalities just east of Cherry Hill, including Moorestown and Marlton.  Municipalities 
bordering the Delaware River also show strong levels of employment density including PMA municipalities 
such as Florence, Bordentown, and Burlington.  There are also two locations of dense employment in 
Pemberton Township, representing Deborah Heart & Lung Center and JB MDL.   
 
Much of the economic growth in Burlington County is taking place in communities along the Route 295 
and NJ Turnpike corridors.  These companies are attracted to the superior transportation network present 
in northern Burlington County, which offers businesses access to both labor and customers.  Communities 
in eastern and southern Burlington County are less competitive for major employers because of lower 
population (labor) density, more limited transportation networks, and the restrictive land use regulations 
of the Pinelands.   
 
Major Employers 
 
JB-MDL 
Covering 42,000 acres, JB-MDL is the only tri-service military institution in the United States.  There is a 
gated entrance to the base on Trenton Road immediately north of Browns Mills.  At one time, the base 
premises were open to through-traffic.  Subsequent to the 9/11 attacks, the entrances were gated and 
traffic restricted to individuals living, working, or doing business on the base.   
 
Table 3.10 below provides the most recent data available on employment trends at JB-MDL.  In 2020, JB-
MDL data show that the number of civilians and military personnel employed at the base totals 38,511.  
This figure includes active-duty military, civilian JB MDL employees, government contractor personnel 
working on-post, troops awaiting mobilization, students, and full-time, part-time, or temporary National 
Guard/reservists.  Including the student population, base employment increased over 15% since 2016.  
Taking students out of the calculations and extracting only the permanent, full-time employees shows 
that employment was stable with minimal change from 2016-2020.  Disaggregated data are not available.  
The population of supported groups on base, including contractors, dependents of active-duty military 
residing on base, and prisoners at the low-security Federal Correctional Institution Fort Dix (FCI Fort Dix) 
and its satellite minimum-security prison camp, have decreased substantially over the past four years.  
Interviews with a JB MDL base chief explained that the changes to base population over the last four years 
were due to increased military training demands and deployed readiness training, causing an increase in 
the student population.  Regarding the decrease in contractors and dependents, the numbers vary 
annually and are based on each unit’s unique needs.  Overall, trend data on military and employment at 
JB MDL suggest a stable base population with minimal change over the past seven years. 
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TABLE 3.10 
JOINT BASE MAGUIRE-FORT DIX-LAKEHURST EMPLOYMENT TRENDS 

 
 
In 2006, prior to consolidation into the tri-service base, Fort Dix and Maguire AFB collaborated on a 
privatized military housing initiative that replaced the aging base family housing stock with several 
thousand modern units built and managed by United Communities.  According to 2022 data from JB MDL, 
61% of active-duty military personnel live on-post, while the remaining live off base in surrounding 
communities.  This has increased from 2016, where 52% of active-duty personnel lived on-base.  
Individuals renting and purchasing homes off base are a major source of demand for residential real estate 
in Pemberton.  Additional data on housing needs for JB MDL affiliated individuals is presented in the 
Housing Demand section.   
 
Deborah Heart and Lung Center 
Deborah is a specialty hospital with a campus on Trenton Road in Browns Mills.  Deborah employs 
approximately 1,200 persons, including almost 1,000 full-time staff members and 200 part-time workers.  
Hospital management reports that 65 percent of full-time workers have at least a four-year college 
degree.  Approximately one-third of employees live in Browns Mills; one-third live elsewhere in Burlington 
County and one-third live in Ocean County (2016).  Deborah constructed a three-story 60,000 SF medical 
office building on its campus in 2018.  Tenants in this building include an urgent care facility, primary care 
offices, imaging services, physical therapy, a sleep study facility, and two medical office suites.  New 
employment associated with these functions was approximately 100 workers between 2016-2018 when 
the medical office building opened.  Currently Deborah offers 24 one- and two-bedroom apartments on 
its Browns Mills campus for employees.  These units are fully leased, and management indicates a demand 
for additional units.   
 
Deborah Heart and Lung broke ground on a $108 Million dollar expansion to their Pemberton location in 
March 2022, which will add three new floors to the existing two-story building.  The venture is projected 
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to take up to three years to complete and will help Deborah provide private rooms for all patients.  As 
patient beds will increase slightly, Deborah anticipates the need for additional staff, although the exact 
number is unknown.  In addition, the medical office building is expanding in the Fall of 2022, opening an 
Ambulatory Surgical Center, thereby further increasing Deborah’s long-range employment count.   
 
Conclusions regarding employment trends in Pemberton, the PMA, and Burlington County include: 

• Burlington County historically and currently has a strong economy as compared to the State of 
New Jersey.  Over the past year, while the state has seen decline in employment in all sectors, 
Burlington County has seen an increase of jobs in Trade, Transportation, and Utilities and Finance.    

• The Pemberton-Browns Mill Road Corridor is within commuting distance of the County’s major 
employment centers, including JB MDL and Deborah Heart and Lung. 

• The economic fundamentals in Burlington County and the Philadelphia metropolitan area were 
strong before the disruption of the COVID-19 pandemic and should continue to be as the 
economy fully recovers in 2022/2023.  

• JB MDL and Deborah Heart and Lung represent two major employers in the local economy, the 
PMA and Burlington County.  These local employers have had stable employment for years and 
forecast expansion of both physical facilities and/or employees.   

 
  



RES ADVISORS  Pemberton-Browns Mills Road Corridor Study | 25 
 
 

4. RESIDENTIAL MARKET POTENTIAL 
 
Residential Demand Analysis 
 
Demand for housing within a market area -- whether for-rent or for-sale -- is generated by one or more of 
the following: 

• Growth in the total number of households within the delineated market area.  Unless there are 
vacant housing units suitable for these additional households to occupy, additions to the number 
of housing units will be required to accommodate them. 

• The need to replace housing units that have become physically or functionally obsolete and those 
lost to natural disasters, fires, and other circumstances.  Replacement can involve newly 
constructed units or substantial rehabilitation of deteriorated or obsolete structures. 

• Changes in household age and income patterns that generate a need for housing units that meet 
the needs of households in a new life phase or economic circumstance.   

 
Demand from Household Growth 
The delineated PMA is expected to add an additional 641 households between 2021 and 2026.  The 
2021 PMA tenure split for occupied housing units suggests that 72.1 percent, 462 households, will be 
homeowners and 179 will be renters.  Because home sale prices have increased dramatically over the past 
several years pricing many potential buyers out of the market, it is possible that the rental proportion of 
incremental demand from household growth may be higher than current overall patterns suggest.  In 
addition, more military households, conscious that their posting at JB MDL may only be for three years, 
are choosing to rent rather than take on the resale risk of homeownership.  
 
Replacement Demand 
To calculate replacement demand, RES used the Census Bureau’s Components of Inventory Change series 
(CINCH), which provides data on the percentage of housing stock lost from the inventory for two-year 
periods.  For the U.S. as a whole, the most recent CINCH data (2015 to 2017) indicates that an average of 
0.5 percent of the nation’s housing stock is lost each year. Applying a 0.5 annual percent replacement 
factor to the number of occupied housing units in the PMA, which was estimated to be 41,356 units during 
2021, produces an estimated annual replacement demand of 207 units or 1,035 units over five years.  
The 2021 PMA tenure split suggests that 72 percent of replacement units (over 5 years), or 745 units, 
should be for homeowners and 28 percent or 289 units, should be for renters.  Replacement demand can 
be met by either new construction or by rehabilitation of deteriorated or obsolete units. 
 
Gross Residential Demand  
Together the five-year demand from household growth and the five-year replacement demand total a 
five-year gross PMA residential demand of 1,676 units:  1,208 owner units and 468 renter units.  Gross 
demand considers the level of new residential construction/substantial rehabilitation that could likely be 
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absorbed in the market area over a five-year period.  New job creation within the PMA could generate 
additional demand beyond this estimate.  
 
Age and Income Characteristics of Households 
Table 4.1 presents tabulations of the number of PMA households by age cohort and income band (age by 
income or ABI) as a basis for understanding changes in the characteristics of PMA households.  Table 4.2 
shows the estimated change in the number of PMA households by age and income in the five years 
between 2021 and 2026.   Growth is anticipated in the number of households ages of 35 to 44; households 
in this age cohort are typically in their working and family formation years.  This age cohort is also a key 
first-time homebuyer age group.  Growth is also anticipated in households in all age cohorts ages 65 and 
older.   
 

Change by income band is harder to interpret because the Esri data are presented in nominal, rather than 
inflation-adjusted, dollars.  Wage increases can trigger “bracket creep”, rather than real increases in 
purchasing power at the lower end of each income band.  For example, modest inflation means that 
households with incomes toward the top of the $15,000 to $24,999 income band may see their earnings 
increase just enough to move into the lower end of the $25,000 to $34,999 income band by 2026, without 
seeing any real improvement in their economic condition.  Nevertheless, the data do suggest real PMA 
household growth in the number of households in the upper income bands, especially over $100,000, 
income levels associated with demand for new construction housing.   
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TABLE 4.1 
HOUSEHOLDS BY AGE AND HOUSEHOLD INCOME IN THE PMA, 2021 & 2026          

Income Band 
Age Cohort Total 

Households <25 25-34 35-44 45-54 55-64 65-74 75+ 
2021 Households       
< $15,000 64 227 208 192 348 346 391 1,776 
$15,000 - $24,999 95 257 230 244 448 481 794 2,549 
$25,000 - $34,999 102 347 291 247 399 513 911 2,810 
$35,000 - $49,999 232 577 420 363 532 823 1,138 4,085 
$50,000 - $74,999 308 1,210 1,157 1,085 1,489 1,679 1,284 8,212 
$75,000 - $99,999 130 967 926 1,037 1,298 1,161 476 5,995 
$100,000 - $149,999 104 1,131 1,668 1,686 1,723 1,094 453 7,859 
$150,000 - $199,999 13 487 874 1,101 1,067 454 163 4,159 
$200,000 + 3  376  919  1,030  980  429  169  3,906  
Total Households 1,051 5,579 6,693 6,985 8,284 6,980 5,779 41,351 

         
2026 Households       
< $15,000 58  177  198  150  244  299  437  1,563  
$15,000 - $24,999 75  198  194  179  316  403  789  2,154  
$25,000 - $34,999 87  274  265  197  305  470  982  2,580  
$35,000 - $49,999 211  477  404  288  406  755  1,223  3,764  
$50,000 - $74,999 326  1,101  1,175  904  1,240  1,724  1,566  8,036  
$75,000 - $99,999 144  927  1,028  945  1,135  1,286  609  6,074  
$100,000 - $149,999 124  1,165  1,941  1,587  1,647  1,305  655  8,424  
$150,000 - $199,999 20  563  1,098  1,107  1,124  589  269  4,770  
$200,000 + 3 418 1,194 1,087 1,078 589 257 4,626  
Total Households 1,048 5,300 7,497 6,444 7,495 7,420 6,787 41,991 

  
Sources: Esri, RES Advisors 

 
TABLE 4.2 
ESTIMATED CHANGE IN THE NUMBER OF HOUSEHOLDS FROM 2021 TO 2026 

Income Band 
Age Cohort Total 

Households 15-24 25-34 35-44 45-54 55-64 65-74 75+ 
< $15,000 (6) (50) (10) (42) (104) (47) 46  (213) 
$15,000 - $24,999 (20) (59) (36) (65) (132) (78) (5) (395) 
$25,000 - $34,999 (15) (73) (26) (50) (94) (43) 71  (230) 
$35,000 - $49,999 (21) (100) (16) (75) (126) (68) 85  (321) 
$50,000 - $74,999 18  (109) 18  (181) (249) 45  282  (176) 
$75,000 - $99,999 14  (40) 102  (92) (163) 125  133  79  
$100,000 - $149,999 20  34  273  (99) (76) 211  202  565  
$150,000 - $199,999 7  76  224  6  57  135  106  611  
$200,000 + 0  42  275  57  98  160  88  720  
Total Households (3) (279) 804  (541) (789) 440  1,008  641   
Sources: Esri, RES 
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Conclusions 
The following conclusions can be made regarding household demand and anticipated growth in the PMA: 

• Demand for new residential product along the Pemberton-Browns Mills Road Corridor will be 
driven primarily by the site’s proximity to major employers.  As a result, demand is directly tied to 
changes in employment levels at JB MDL and Deborah Heart and Lung.  Both employers show an 
increase in operations and job growth, creating potential demand for additional housing. 

•  A secondary source of demand is demographic change.  The PMA shows growth in both the first-
time buyer and retiree buyer demographics, which also contributes to an increased demand for 
new, low-maintenance housing.  The relatively low real estate taxes in Pemberton Township 
could help a development at this location compete with product being offered elsewhere in the 
PMA.    

• Together the five-year demand from household growth and the five-year replacement demand 
total a five-year gross PMA residential demand of 1,676 units:  1,208 owner units and 468 renter 
units. 

 
Demand and Supply Analysis:  Interviews with Local Real Estate Professionals  
RES Advisors reached out to each of the residential real estate brokerage firms in Pemberton Township 
and spoke to the Broker-in-Charge and/or long-term agents to better understand the real estate trends 
and demands in the Pemberton/Browns Mills region.  Most, if not all, of the agents have lived and/or 
worked in Pemberton Township for over thirty years and consider themselves to be resident experts in 
the local housing market.   
 
New Buyer Demand 
The survey questions and responses regarding local new buyer demand are listed below.  The responses 
listed are the top three most popular answers.   

• Who are the primary purchasers of real estate in Pemberton Township? 
1. Veterans/Retirees 
2. First-time home buyers 
3. Military officers with small children 

• What types of properties are buyers looking for? 
1. Modest-sized single-family homes 
2. Larger-sized single-family homes 
3. Medium-Large sized townhomes 

• What draws buyers to purchase in Pemberton Township versus surrounding municipalities? 
1. Affordability and low taxes 
2. Military affiliation  
3. Proximity to the shore 

• What are the biggest obstacles to renting or buying in Pemberton Township? 
1. Lack of new housing supply 
2. Not enough retail/too many retail vacancies  
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3. Under-performing school district  
• Where do your clients look to purchase if not Pemberton? 

1. Eastampton 
2. Hainesport 
3. Lumberton  

 
In addition to answering the specific questions above, the brokers and agents provided candid feedback 
on the real estate market demands, changes, and challenges in the local area.  Most of the agents 
mentioned the strong demand for modest-sized single-family homes, and particularly in communities with 
amenities.   One agent said, “Best bet is single-family quarter-acre lots.  There is always a need for that.”  
Amenities are especially critical when trying to attract first-time homebuyers or Base employees, who 
have access to neighborhoods at JB MDL with pools, fitness centers, playgrounds, and trails, as well as 
nearby townships such as Eastampton that have a more robust supply of new HOA neighborhoods.   
 
Agents also mentioned that demand has gone up in Pemberton as the regional housing market has 
exploded, driving up prices in nearby beach towns.  As buyers are priced out of the shore market, 
Pemberton becomes a desirable location with stable home prices, lower taxes, and nearby to the shore. 
 
Some agents, including one that specializes in military relocation, mentioned that demand from Base 
affiliates dropped when additional military housing was added to JB MDL around 2008.  Two agents 
estimated that only 15-25% of their clients over the past five years have a military affiliation.  Finally, many 
agents mentioned the lack of a big box retailer in town (i.e. Target, Wal-Mart) as a deterrent to young 
families looking to settle in Pemberton.  One agent in particular stated, “Everyone drives out of the area 
for their needs.  There are a lot of people in the area.  It (retail) should be easy to support.” 
 
Pemberton Housing Market Supply 
The survey questions and responses regarding Pemberton’s existing housing supply are listed below.  The 
responses listed are the most popular answers.   

• What type of housing does Pemberton township need more of? 
1. New Housing of any type 
2. Single-Family homes to purchase 
3. Single Family age-restricted homes to purchase 

• What are the unique challenges in the existing housing market in Pemberton? 
1. Old housing supply 
2. Lack of amenities in the neighborhoods (i.e. pool, gym) 

• Thinking about the existing supply, what additional development would promote positive 
growth for the Pemberton area? 

1. A big box retailer 
2. Retail/Commercial infill in existing shopping centers 
3. New housing supply of any type (rentals, for-sales, SF homes, apartments, etc.) 
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The common sentiment in realtor interviews regarding the local housing supply is simply that there is not 
enough housing in Pemberton, forcing buyers to look elsewhere.  One agent stated, “There are not enough 
houses for people to buy.  There are not enough houses for people to rent.  There is just not enough.”  
While some realtors specifically mentioned the lack of new single-family homes, the most common 
sentiment was that any new housing supply would be beneficial for the region as all apartments and 
owner-occupied dwellings are aging.  This sentiment was echoed on the retail supply as well, which will 
be discussed later in the report.  A few agents also specifically mentioned the shortage of townhomes 
(new or old) in Pemberton, with the caveat that demand would likely be lower given the high population 
of retirees that tend to prefer single-family dwellings.   
 
When asked specifically about what existing Pemberton neighborhoods were popular when constructed 
and maintain marketability for resale, the following subdivisions were mentioned: 

• New Mills Village (Pemberton Borough) 
o Built 2004-2006 
o Single-family homes 
o 1,800-2,500 SF 
o 3-4 bedrooms, 2.5-3 bathrooms 

• The Preserve at Rancocas Creek 
o “higher end” single-family homes  
o “sold well when built and continue to re-sale well” 
o Built 2008-2012 
o 1,774-3,367 SF 
o 3-5 bedrooms, 3-4 bathrooms 

• Hearthstone at Woodfield 
o Built 2005-2008 
o Luxury, single-family homes 
o Age-restricted (55+) 
o 1,316-2,594 SF 
o 2-3 bedrooms, 2-4 bathrooms 

 
Two of these neighborhoods, The Preserve at Rancocas Creek and Hearthstone at Woodfield, are analyzed 
in greater detail in the housing supply section below.   
 
Conclusions 
The following conclusions about Pemberton Township/Borough’s housing market supply and demand can 
be drawn from the feedback of local real estate experts: 

• Buyers are drawn to Pemberton/Browns Mills because of its affordability (taxes and home 
prices), military affiliation, and proximity to the shore 

• There are few new homes of any type in Pemberton Township/Browns Mills 
• Recent buyers have looked outside of Pemberton due to an aging housing supply, lack of 

amenities in existing subdivisions, an under-performing school district, and shortage of retail 
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• There is constant demand for modestly sized single-family homes on quarter-acre lots 
• HOA neighborhoods with amenities such as a pool, fitness center, and tennis courts will be 

attractive to new buyers 
 
Residential Supply Analysis 
RES Advisors evaluated the existing residential housing supply in Pemberton Township/Borough, the 
delineated PMA, and Burlington County.  Table 4.3 below provides summary statistics on the inventory of 
housing units in the three geographies, including number of units by type and the age of the units.  Out 
of the three geographical areas, Pemberton has the highest percent of single-family units (72.8%).  It also 
has the smallest percentage of townhomes/attached homes--- 9.5%-- versus 13% in the PMA and nearly 
16% in Burlington County.  Both Pemberton Township/Borough and the PMA have significantly fewer 
moderate/large multi-unit complexes than Burlington County as a whole. 
 

TABLE 4.3 
HOUSING UNITS BY STRUCTURE & YEAR BUILT 

 

Pemberton 
Township/Borough  

Primary Market 
Area  Burlington County 

Number Percent   Number Percent   Number Percent 
Units in Structure, ACS 2015-2019         
1 Detached Unit 8,599 72.8% 

 
31,120 70.7% 

 
115,830 64.6% 

1 Attached Unit 1,122 9.5% 
 

5,702 13.0% 
 

28,135 15.7% 

2 Units in Structure 189 1.6% 
 

792 1.8% 
 

3,768 2.1% 

3 or 4 Units in Structure 407 3.4% 
 

1,557 3.5% 
 

6,000 3.3% 

5 to 9 Units in Structure 230 1.9% 
 

851 1.9% 
 

7,845 4.4% 

10 to 19 Units in Structure 410 3.5% 
 

1,158 2.6% 
 

7,060 3.9% 

20 or More Units in Structure 263 2.3% 
 

1,114 2.5% 
 

8,618 4.8% 

Mobile Homes 587 5.0% 
 

1,710 3.9% 
 

2,158 1.2% 

Boat/RV/Van etc. 0 0.0% 
 

0 0.0% 
 

0 0.0% 

 
 

       
Housing Units by Year Built, ACS 2015-2019       

 
 

 2014 or Later 58 0.5% 
 

531 1.2% 
 

2,361 1.3% 

 2010-2013 201 1.7% 
 

1,069 2.4% 
 

3,286 1.8% 

 2000-2009 1,117 9.5% 
 

6,666 15.1% 
 

18,734 10.4% 

 1990-1999  1,073 9.1% 
 

5,536 12.6% 
 

25,807 14.4% 

 1980-1989  1,390 11.8% 
 

5,818 13.2% 
 

26,070 14.5% 

 1970-1979 3,295 27.9% 
 

7,463 17.0% 
 

30,852 17.2% 

 1960-1969 2,151 18.2% 
 

4,734 10.8% 
 

25,493 14.2% 

 1950-1959  1,397 11.8% 
 

5,410 12.3% 
 

21,069 11.7% 

 1940-1949  426 3.6% 
 

1,497 3.4% 
 

5,581 3.1% 

 1939 or Earlier 699 5.9% 
 

5,280 12.0% 
 

20,161 11.2% 

 Median Year Structure Built  1974   1977   1976  
Sources: Esri, U.S. Census Bureau, RES          
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Pemberton has the oldest housing supply of the three geographical areas, with a median year built of 
1974.  This is even more pronounced when the inventory built post-1980 is considered.  Pemberton has 
the smallest percent of homes built in any decade since 1980 compared to the PMA and Burlington 
County.  More specifically, only 0.5% of homes are less than 8 years old in Pemberton.  Nearly 28% of the 
housing units in Pemberton were built in the 1970s. 
 
Table 4.4 displays the 2021 estimated value of owner-occupied homes in Pemberton, the PMA, and 
Burlington County.  The median estimated value of owner-occupied homes in the PMA is $271,616, 
approximately 4% lower than the County median.  The median value in Pemberton Township is 
significantly lower ($187,138), and this is related in part to the Township’s history as a lakefront resort 
community with small cottage residences.   
 
TABLE 4.4 
2021 OWNER-OCCUPIED HOUSING UNITS BY ESTIMATED VALUE 

  
Pemberton 

Township/Borough 

Primary 
Market 

Area 
Burlington 
County, NJ 

Estimated Value, Owner-Occupied Units in 2021 
<$50,000 5.0% 2.9% 2.4% 
$50,000-$99,999 4.4% 2.0% 2.5% 
$100,000-$149,999 9.0% 4.3% 7.6% 
$150,000-$199,999 22.9% 11.0% 14.6% 
$200,000-$249,999 19.0% 12.1% 14.3% 
$250,000-$299,999 11.7% 11.4% 13.2% 
$300,000-$399,999 14.3% 20.7% 22.2% 
$400,000-$499,999 4.9% 17.0% 11.0% 
$500,000-$749,999 2.8% 13.8% 9.0% 
$750,000-$999,999 4.9% 3.6% 2.3% 
$1,000,000+ 0.6% 0.5% 0.5% 

    
Median Home Value $187,138  $271,616 $282,616 

Average Home Value $278,815 $372,458 $325,897 

Note: Percentages may not add to 100% due to rounding. 
Sources: US Census Bureau, Esri, RES Advisors 

 
In 2016, the median home value in the PMA was $242,172, $178,660 in Pemberton, and $251,859 in 
Burlington County.  Home values as reported in the 2015-2019 ACS are growing at a faster rate in the PMA 
and County (12.2% increase in five years) versus Pemberton (4.7% increase in five years).   
 
Table 4.5 provides a count of residential building permits issued in Burlington County, the combined PMA, 
and each PMA municipality between 2010 and 2020.  In the PMA, an average of 246 residential units per 
year have been permitted over the past ten years according to the Census Bureau data.   Permit activity 
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in the PMA picked up substantially beginning in 2013 after reaching a post-recession low during 2011 and 
2012.  Approximately one-third of permits over the ten-year analysis period were issued in Chesterfield 
Township, which is pursuing an aggressive Smart Growth development plan to concentrate new 
residential and commercial development and preserve farmland.  Eastampton also accounted for a large 
percentage of the PMA permits, as the township has emphasized new residential development (for-sale 
subdivisions and apartment complexes) over the past five years.  Finally, Bordentown issued 327 building 
permits in 2020, primarily for a 272-unit multifamily affordable and market-rate development.  
Pemberton Township/Borough accounted for less than 1% of new permits issued over the last 10 years. 
 
TABLE 4.5 
TOTAL BUILDING PERMITS ISSUED IN PMA AND BURLINGTON COUNTY, 2010-2020 

 

While multi-family permits make up nearly 50% percent of the total in Burlington County over the past 10 
years, they are only 38 percent of the PMA total.  A large number of permits in 2013 and 2014 were issued 
for multi-family construction in Mt. Holly in the West Rancocas Redevelopment area (the former Mt. Holly 
Gardens neighborhood) as well as for the Bordentown project described above (“The Reserve at 
Crosswicks”).   The multi-unit (5+) building permit data for the PMA is detailed in Table 4.6 below. 
  

Year 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020
Burlington County 682 665 713 730 1,000 945 892 1,133 1,268 2,606 1,749 12,383

Combined PMA 161          127          129          218          364          182          241          231          158          281          612          2,704       21.8%

Pemberton 
Township/Borough 18             22             17             13             7               4               3               -           1               6               8               99            0.8%

Bordentown 
Township 4               1               11             22             9               8               9               72             25             46             327          534          4.3%
Bordentown City 1               3               6               1               3               3               -           -           -           -           2               19            0.2%
Chesterfield 48             34             35             28             58             56             53             49             61             38             40             500          4.0%
Eastampton 24             12             1               -           -           -           103          84             41             165          141          571          4.6%
Fieldsboro -           -           -           -           -           -           -           4               6               3               4               17            0.1%
Mansfield 22             18             17             28             25             31             28             8               10             3               2               192          1.6%
Mount Holly -           -           1               78             212          29             6               -           -           -           -           326          2.6%
New Hanover 4               2               -           -           4               7               10             2               2               -           -           31            0.3%
North Hanover 11             9               11             15             14             15             13             7               4               4               3               106          0.9%
Plumsted 15             14             16             17             16             13             7               1               2               7               69             177          1.4%
Southampton 13             10             12             13             12             11             5               1               -           -           2               79            0.6%
Springfield 1               2               2               3               4               5               4               3               6               9               8               47            0.4%
Wrightstown -           -           -           -           -           -           -           -           -           -           6               6               0.0%
Sources: State of the Cities Data Systems, RES Advisors

Total 
Issued

Total Issued 
% of County
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TABLE 4.6 
BUILDING PERMITS ISSUED FOR UNITS IN STRUCTURES WITH 5+ UNITS 

 
 
Planned and Proposed Supply 
RES reviewed a database of applications considered by the Burlington County Planning Board since April 
2020 to identify the types and quantity of residential units in the PMA development pipeline.  Scattered 
construction of one or two units of single-family detached housing is taking place on lots throughout the 
PMA.  More significant development activity is occurring in the following communities:  
 

Eastampton Township 
• Venue at Smithville Greene (previously called Lennar at Rancocas Creek): Lennar plans to 

build 452 active adult dwelling units on Smithville Road between Woodlane and Monmouth 
Roads.  The development will include 334 single-family units and 118 duplex units.  The plans 
include 9,000 square feet of retail space, a bank, coffeehouse, clubhouse, pool, and additional 
recreational areas.  This is a 10-phase buildout and Lennar started sales and construction in 
late 2019.  Approximately 200 units have been sold, leaving around 250 yet to sell and build.  
 

• Eastampton Village:  A three-building rental project with 26 units in each building.  One 
building was constructed previously, and the second and third buildings are under 
construction and pre-leasing now.  Tenants are expected to move into the new buildings in 
summer 2022.  All units are 2 BR/2 BA, and seven apartments are income-restricted affordable 
housing.   

 
Bordentown Township 

• The Reserves at Crosswick:  This 272-unit apartment development is pre-leasing now and is 
expected to open fo=r occupancy in August 2022.  Its opening was delayed over a year due to 

Year 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 Total
5 units as 
% of total

Pemberton 
Township/Borough -  -  -  -  -  -  -  -  -  -  -  -  
Bordentown 
Township -  -  -  -  -  -  -  70   22   43    327 462 86.5%
Bordentown City -  -  -  -  -  -  -  -  -  -  -  -  
Chesterfield -  -  -  -  -  -  -  -  20   -  20    40    8.0%
Eastampton -  -  -  -  -  -  96   68   -  110 49    323 56.6%
Fieldsboro -  -  -  -  -  -  -  -  -  -  -  -  
Mansfield -  -  -  -  -  -  -  -  -  -  -  -  
Mount Holly -  -  -  72   144 -  -  -  -  -  -  216 66.3%
New Hanover -  -  -  -  -  -  -  -  -  -  -  -  
North Hanover -  -  -  -  -  -  -  -  -  -  -  -  
Plumsted -  -  -  -  -  -  -  -  -  -  -  -  
Southampton -  -  -  -  -  -  -  
Springfield -  -  -  -  -  -  -  -  -  -  -  -  
Wrightstown -  -  -  -  -  -  -  -  -  -  -  -  
Sources: State of the Cities Data Systems, RES Advisors



RES ADVISORS  Pemberton-Browns Mills Road Corridor Study | 35 
 
 

COVID.  Units have one or two bedrooms and will include luxury flooring, elevators, 
washer/dryers, and a private garage option.  Community amenities include a fitness center, 
game room, pet spa, pool, and playground. 

• Town Center (Route 130):  This proposed mixed-use development will include restaurants, 
medical offices, and 114 one- and two-bedroom apartments (including 18 affordable units).  
The developer’s latest variance request was rejected, but will be resubmitted with 
adjustments. 

 
RES identified at a minimum of 438 units of multifamily rental housing in the pipeline in the PMA and at 
least 250 units of homeownership product.  At least 25 of the rental units will be reserved for very low-
moderate income tenants.  100% of new for-sale housing will be age-restricted.   
 
Overview of Sales Market Conditions 
TREND Multiple Listing Service (MLS) data and analysis from Realtor.com show a strong seller’s market in 
Pemberton Township/Borough outside of the Browns Mill zip code with average sales prices increasing 
over 33% from September 2020 to September 2021.  The median sales price for this period was $249,000, 
and average sales prices were approximately 4% higher than list prices over the last twelve months.   Out 
of the 24 active or pending listings, 22 were single-family homes.  Out of the 24 listings, only 8 were active.   
The prices ranged from $70,000 to $699,999.  According to Zillow.com, 76 homes have sold in the past 12 
months (9/2020-9/2021).  While the median price/SF listed was $147, the newly renovated homes sold 
closer to $200/SF.   
 
The Browns Mills zip code had similar trends to the rest of Pemberton Township/Borough, showing a 
slightly more balanced market with a tighter range of home prices and a lower average sales price increase 
over the past twelve months (25%).  The median sales price over the last two months was slightly lower 
at $238,500, but the median price/SF was higher at $167/SF.   
 
All realtors interviewed noted the demand for new subdivisions, citing the rapid turnover of the newer 
subdivisions in Pemberton:  The Preserve at Rancocas Creek and Hearthstone at Woodfield.  Despite 
starting construction just before the COVID-19 pandemic, American Properties finished its sellout of 228 
single-family detached homes and 153 townhouses and leased all 56 apartments in Chesterfield Township 
in the fall of 2020, further supporting the demand for new homes throughout the PMA. 
 
The Preserve at Rancocas Creek is a small neighborhood located North of Pemberton-Browns Mills Road 
and just north of the development corridor.  Built between 2008 and 2012, nearly all homes have two-car 
garages, 0.25-0.33-acre lot, and 3-4 bedrooms and bathrooms.  The square footage in The Preserve home 
averages 2,402, with a range of 1,774-2,928.  Sales prices over the last twelve months (9/2020-9/2021) 
ranged from $319,900 to $475,000, with an average around $375,000.  Most sales were at or over list 
price.  While the neighborhood has an HOA, it does not offer any additional amenities such as a pool.   
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Hearthstone at Woodfield is a 55+ community located in Pemberton Borough, to the northwest of the 
Corridor.  It is self-contained and is bordered by the North Branch Rancocas Creek and the Pemberton Rail 
Trail.  It contains 142 single family homes, all with two-car garages, small lots (1/8 acre), and averaging 
around 2,100 square feet.  Built between 2005 and 2008, the subdivision has an HOA that plans regular 
social activities and coordinates lawn service; the clubhouse and fitness center are included in 
$130/month dues.  Most homes have two or three bedrooms and bathrooms.  According to Zillow, 11 
homes were sold in the past twelve months (9/2020-9/2021), with sales prices averaging almost $298,000.  
Units averaged 2,157 square feet in size.  Agents interviewed noted Hearthstone sold rapidly when it was 
built, and it continues to be a popular re-sale community for retirees.   
 
The proximity to New Jersey beaches and JB MDL, coupled with low taxes, make the area attractive to 
retirees and veterans.  Agents interviewed noted that more buyers are looking in Pemberton and 
throughout the PMA for age-restricted subdivisions as prices in Ocean County shore towns have drastically 
increased since 2019.  RES analyzed age-restricted (55+) sales market data for Burlington County and 
adjacent Ocean County.    TREND Multiple Listing Service (MLS) data in Table 4.7 below shows that 55+ 
community sales activity in Ocean County trended downward from 2016 through 2021, but began to 
rebound in 2021. Burlington County indicates steady level of sales activity from 2016 through 2021, again 
with a particular increase in sales over the last twelve months.  A total of 1,209 55+ units were sold in the 
two counties in the most recent 12-month period for which data were available.  The annual number of 
age-restricted units sold in the two counties average 1,220 over the past five years. 
 
TABLE 4.7 
SALES DATA TRENDS FOR 55+ PROPERTIES, 2017-2021 

     
Burlington County  Ocean County 

12 Month 
Period Ending 55+ Properties sold  

12 Month 
Period Ending 55+ Properties sold 

Sept 2021 599  Sept 2021 610 
Sept 2020 542  Sept 2020 584 
Sept 2019 533  Sept 2019 612 
Sept 2018 551  Sept 2018 721 
Sept 2017 531  Sept 2017 815 

Source:  MLS   Source:  MLS  
 
Overview of Rental Market Conditions 
The Pemberton Township/Borough rental apartment stock is aging.  All apartment complexes in the 
market area are two-story garden buildings that were built in the late 1960s and 1970s.  Two of the 
complexes were modestly upgraded between 2016 and 2018.  There are three market-rate complexes 
and one income-restricted property.  All three market-rate complexes have only one- and two-bedroom 
offerings, while the affordable complex offers one-, two-, and three-bedroom floorplans.  As of September 
2021, two of the complexes had zero vacancies, while another was 8% vacant.  RES was unable to reach 
the final comp.  All complexes surveyed identified a greater demand for larger units (2+ bedrooms).  
Browns Woods Apartments is a 100% LIHTC complex and has a waiting list of 42 applicants as of 
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September 2021.  According to Township officials, the Township has met State requirements for provision 
of income-restricted housing and is not obligated to provide additional units for low- and moderate-
income households.  Leasing agents cited a higher demand for rental housing in 2021 as home prices have 
increased.  Rental turnover has decreased due to the existing eviction moratorium.  Information on 
apartment complexes in Pemberton Township is provided in Table 4.8. 
 
Real estate agents and JB MDL representatives surveyed identified a strong demand for new apartments 
in Pemberton.  To assess a broader market demand for new apartments, RES surveyed all complexes in 
the PMA built within the last 10 years.  RES identified over 800 units in five complexes.  The newer 
apartments in the PMA differ from the ones in Pemberton in that they tend to have larger unit square 
footage, charge higher rents, have expansive community amenities (i.e. fitness center, pool, tennis courts, 
clubhouse, elevators), and come with upgraded in-unit amenities including dishwashers, washer/dryers, 
and luxury furnishings.  None of the apartment communities in Pemberton offers a washer/dryer, 
dishwasher, or community recreation space.  A recent article from Zumper on how the pandemic has 
changed renters’ priorities sited “outdoor space” as the most important amenity to today’s renters.2  Also 
in the top 10 list were a swimming pool and in-unit laundry.  These changing priorities support an even 
greater demand for the construction of additional new apartment communities.   Further backing this 
demand, four of the five newer PMA apartment complexes were 100% occupied as of October 2021.  The 
one apartment surveyed that had a 3% vacancy rate (Mi-Place) attributed its vacancies to many military 
tenants, who tend to be more transient and move out faster.      

 

Table 4.9 presents information on the five new apartment complexes in the PMA.    

 

 
2 How The Pandemic Has Changed What Apartment Amenities Renters Want (zumper.com) 

https://www.zumper.com/blog/how-the-pandemic-has-changed-what-apartment-amenities-renters-want/


RES ADVISORS  Pemberton-Browns Mills Road Corridor Study | 38 
 
 

 
TABLE 4.8 
APARTMENT COMPLEXES IN PEMBERTON TOWNSHIP/BOROUGH 
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TABLE 4.9 
NEWER APARTMENTS DEVELOPMENTS IN THE PMA, BUILT 2011-2021 

 



RES ADVISORS  Pemberton-Browns Mills Road Corridor Study | 40 
 
 

 
Demand and Supply Analysis:  Interviews with JB MDL Affiliates 
 
A significant portion of Pemberton Township’s 62.5 square miles is owned by JB MDL. The Base is a major 
driver of residential demand in Pemberton Township and surrounding Burlington County communities.  
According to 2022 data from JB MDL, over half of active-duty military personnel live on-post (61%), while 
the remaining live off base in the surrounding communities.  The percent living on-base has increased 
over the past five years.   
 
Beginning in 2006, Fort Dix and Maguire AFB collaborated on a military housing initiative, intended to 
replace aging base family housing stock with several thousand modern units built and managed by United 
Communities.  The Fort Dix/Maguire housing supply went from 2,364 existing units to 2,084, a loss of 280 
overall.  This 50-year land lease agreement privatized military housing units and provided an outlet for 
off-base referrals.  Referred military tenants pay rent equal to their Basic Allowance for Housing (“BAH”) 
less 110 percent of expected electric and natural gas charges.  If occupancy of privatized units drops to 
below 95 percent for a three-month period, occupancy can be opened to other military and military-
related households and ultimately the general public in specific priority order.  United Communities 
successfully demolished almost 2,000 units and constructed new three-and four-bedroom units, while 
also upgrading a few hundred remaining apartments.  The primary unit types are 3-bedroom/2.5-
bathroom townhomes, as well as some larger townhomes and 3–4-bedroom single family homes.  Units 
are large, ranging from 1,800-2,700 square feet.  Newly constructed units feature Energy Star appliances, 
parking garages, washer/dryer hookups, and upgraded finishes for officer units.  Individual neighborhoods 
are designed around green space and include recreational features including multi-use trails, swimming 
pools, parks, ball fields and playgrounds.  Base housing for active-duty military personnel at Lakehurst is 
older and less updated but provides the same recreational opportunities including a pool, playground, 
and tennis courts.  Homes are 3-5 bedrooms, 1.5-4 bathrooms, and are equipped with washer/dryer 
hookups, dishwashers, semi-private yards, and garages.    

RES spoke with numerous base affiliates to determine present and forecasted housing needs for active-
duty personnel.  In September 2021, RES interviewed the Housing Manager for Lakehurst (places active-
duty navy into housing), the Leasing Director for United Community Homes (on-base rental housing for 
army/air force), the Housing Coordinator for McGuire-Dix (places active-duty army/air force into housing), 
the Leasing Director for Balfour Beatty Community (on-base rental housing for navy), a representative 
from the McGuire/Dix Unaccompanied Housing Office, a 20-year naval lieutenant commander, a JB MDL 
base chief, a JB MDL community planner, and an ex-commander at Fort Dix.           
 
All base affiliates interviewed concurred that the demand for on-base housing has increased since the 
new on-base housing units were constructed between 2007 and 2010.  While they used to allow civilians 
to rent on base if vacancy rates go above 5%, that option has not been available for years.  On-base 
housing is favored primarily because it is cost-effective.  There are no fees or deposits, and all utilities are 
included in privatized military housing.  In addition, service members receive a monthly Base Housing 
Allowance (BHA) that is intended to cover the majority of monthly rent or mortgage payments.  The 2021 
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JB MDL BAH increased 0.7% from 2020 and is the 6th highest of all national joint bases.  Enlistees receive 
between $1,473 and $2,484 per month, depending on rank and dependents.  Officers receive between 
$1,845 and $2,742 per month, also based on rank and dependents.3  According to a base officer 
interviewed, most McGuire/Fort Dix personnel are classified E-4, E-5, and E-6, and lower- ranked officers 
(O1-O3), which would make the typical monthly allowance at JB MDL between $1,473 and $2,439.    
 
Table 4.10 below tests homeownership affordability for JB MDL personnel, based on current BHA and loan 
rates and a range of down payment options.  
 
TABLE 4.10 
HOMEOWNERSHIP AFFORDABILITY ANALYSIS FOR JB MDL 

   House Price with Down Payment of: 

 Enlisted BAH 0% 10% 20% 

 Lowest $1,473 218,796 243,106 273,495 

 Avg for E4-6 $1,839 273,161 303,512 341,451 

 Highest $2,484 368,967 409,964 461,209 

      
 Officer     
 Lowest $1,845 274,052 304,502 342,565 

 Avg for 01-3 $2,099 311,780 346,423 389,725 
  Highest $2,742 407,290 452,544 509,112 
Source:  JB MDL, RES     
*Assumes 30-year loan at 3.25% 

  
 
Most enlisted personnel (E4-6) at JB MDL can afford homes priced between $273,161 and $341,351, which 
would allow them to purchase an average resale home in Pemberton, where the median sales price was 
$249,000 over the last 12 months.  A closer examination of sold homes in the newest/most desirable 
neighborhoods in Pemberton reveal that most enlistees would be priced out of purchasing a newer home, 
where sales ranged from $319,900 to $475,000 (Preserve at Rancocas Creek), with an average sales price 
around $375,000.   While most enlisted personnel would be priced out of existing newer neighborhoods 
in Pemberton, lower-level officers should be able to purchase between $311,780 and $389,725, making 
those newer neighborhoods accessible to them.      
 
High real estate taxes and home prices throughout most of New Jersey are an impediment for military 
personnel seeking to purchase quality newer residential units.   Households desiring to keep all housing 
costs within the BAH limits are priced out of certain segments of the market.  Other households must 
incur out of pocket expenditures to obtain the type of housing unit they desire.  Based on the affordability 
analysis, Pemberton’s lower home prices and tax rates should keep the township attractive to military 
personnel desiring to purchase a home.  Based on the average and median home prices in the PMA and 

 
3 JB McGuire-Dix-Lakehurst, NJ | BAH Rates (mcguiredixlakehursthousing.com) 

https://www.mcguiredixlakehursthousing.com/bah-rates
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Burlington County listed in Table 4.11 below, many military personnel at JB MDL would be priced out of 
purchasing in the PMA and County. 
 
TABLE 4.11 
MEDIAN AND AVERAGE HOME VALUES IN PEMBERTON, THE PMA, AND BURLINGTON COUNTY:  2021 ESTIMATES 
 

 Pemberton PMA Burlington County 

Median Home Value $187,138  $271,616 $282,616 

Average Home Value $278,815 $372,458 $325,897 
Source:  RES, Esri , U.S. Census Bureau 

 
Other than affordability, the following are additional reasons given by JB MDL affiliates as advantages of 
remaining on base (as opposed to renting or purchasing off base/in Pemberton): 

• Newer, larger units on base 
o On a rent per square foot basis, the United Communities privatized units represent 

a significantly better value than rental units in PMA apartment complexes 
o Pemberton’s existing rental housing supply is 50-60 years old, compared to mainly 

10-15 years old on base 
o Pemberton’s existing apartments are primarily 1-2 bedroom/bathroom, verses on-

base rentals having an average of 3-4 bedrooms and 2+ bathrooms   
• On-base amenities 

o Various pools 
o Multiple fitness centers 
o Trails 
o Numerous playgrounds 
o Tennis courts 
o Grocery stores and some retail on base 
o Pemberton’s existing apartment complexes offer no community amenities   

• In-Unit amenities 
o Washer/dryer hookups 
o Dishwashers 
o Luxury finishes for officer units 
o Pemberton’s current apartments are outdated and do not offer a washer/dryer or 

dishwasher  
 
While demand for on-base housing has been on the rise since 2007, it has increased significantly over the 
past year.  Occupancy changes on base are largely related to the local and national housing market.  As 
home and rental prices have increased nationally, the BAH is not enough to cover the cost to rent or buy 
off-base.  In addition, many of the who had rented out homes off base sold their properties to owner-
occupants to take advantage of increasing sales prices.   According to the Leasing Director for United 
Community Homes, occupancy was 92% for 2020 and is now 98% in 2022.  The Housing Director for 
Lakehurst and the Leasing Manager for Balfour Beatty on-base housing at Lakehurst echoed this 
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sentiment, stating the base is more occupied than it has been in years.  One interviewee noted that they 
are holding a waiting list for on-base housing, something she has never experienced in her tenure on base.   
On the Lakehurst side of the base, there is the greatest demand for four-bedroom single family homes 
and townhomes, and a long waitlist of applicants.   
 
JB MDL affiliates were asked the primary reasons military personnel move off base.  Outside of being 
relocated, the top three responses were the following: 

• To purchase a home 
• More space and/or privacy  
• Better schools 

 
RES intentionally inquired about specific challenges in looking for a rental or home to purchase within the 
Pemberton Township/Borough.  JB MDL housing managers echoed local realtors, noting a general lack of 
suitable housing supply within the local area.  More specifically, enlistees and officers were not able to 
find homes that were new and/or large enough in Pemberton.  Housing representatives also mentioned 
a particular need for single-family homes and townhomes for both rentals and to purchase in Pemberton.  
Lastly, JB MDL housing representatives noted the lack of local retail and restaurants as a deterrent to 
purchasing in Pemberton.   
 
JB MDL Interview Conclusions 

• Pemberton should focus new home construction on moderately priced homes between 
$270,000-$350,000 to capture the most potential buyers from JB MDL 

o According to the Bureau of Labor Statistics, at least 82% of military personnel are 
enlistees.  Target new construction home prices to capture first time enlistee 
purchasers. 

o JB MDL affiliates agreed that officers historically purchase larger, more expensive 
homes outside of Pemberton, often in other PMA municipalities. 

o Enlisted personnel have longer terms than officers, making them more likely 
purchasers. 

• Pemberton should encourage new apartment or rental townhouse development as a 
stand-alone development, or part of a mixed-use development. 

o Units should be large (3 BR+ ) to capture overflow demand from base personnel 
o Complexes should offer basic neighborhood amenities (i.e. fitness center, pool) to 

remain competitive with on-base offerings and other new complexes in the PMA  
Conclusions 
The following conclusions can be made regarding household supply in the residential PMA and Pemberton 
Township/Borough: 

• Despite a declining population, Pemberton has a healthy housing market. 
o Agents interviewed agree both the rental and for-purchase supply is aging and any new 

housing supply would be beneficial for the community.  
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• Discussions with local real estate professionals and JB MDL housing representatives support the 
need for varied types of housing to be built in Pemberton, including: 

o Moderately priced, modestly sized, single-family homes 
o Large townhomes with 3-4 bedrooms offered for sale or rent 
o New garden-style apartment communities with one-, two, and a limited number of three-

bedroom flats  and ample in-unit and community amenities    
 Apartment complexes in Pemberton. Most of which offer only one- and two-

bedroom units are nearly 100% occupied and  the on-base housing with larger 
apartment configurations (three-and four-bedroom) are fully leased, supporting 
the need for a variety of new apartment sizes in the local area.  

• Pemberton has the capacity to capture an increasing market of 55+ retirees purchasing and 
renting in Burlington and Ocean Counties 

o Regional home prices continue to rise, pricing many retirees out of the home-buying 
market in Ocean and Burlington Counties 

o As Pemberton has a large population of low-to-medium-income residents and veterans, 
as compared to the PMA and the County (see tables 3.3 and 3.4), consideration should be 
made to provide new affordable, age-restricted apartments in the community. 

• Recent buyers have looked outside of Pemberton due to an aging housing supply, lack of 
amenities in existing subdivisions, an under-performing school district, and limited retail 
offerings. 
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5. RETAIL POTENTIAL 
 
Retail site selection depends on multiple factors including site visibility, site size, ease of access, high traffic 
counts, population density, and aggregate spending potential in a trade area.  Retailers typically prefer 
corner sites at signalized intersections.  Some will only lease property at a full intersection, while others 
will accept space at a “T” intersection.  Chain retailers—the type of “credit tenant” that lenders prefer 
before extending financing to a developer-- usually have specific criteria regarding minimum traffic counts 
and trade area population.  For example, Wawa and Royal Farms each require a minimum daily traffic 
count of 25,000 cars.  Royal Farms also looks for a population of 15,000 within three miles and a daytime 
population of 7,500 within one mile. 
 
The Pemberton-Browns Mill Road Corridor offers several advantages for retail uses including available 
land with frontage on Route 530 and excellent visibility from passing traffic.  The only signalized 
intersection on the Corridor—at Four Mile Road—is adjacent to activity centers that could draw potential 
customers.  These include the Buttonwood complex (both employees and visitors), the youth baseball 
complex, and the community playground.  The Pemberton Township Building is nearby as well.  The 
intersection of the Pemberton Bypass and Route 530 also offers the potential for signalization.  The far 
eastern edge of the Corridor is adjacent to larger population density in Browns Mills.   
 
The disadvantages of this location for retail use include traffic counts that are below chain store standards 
and low population density in the immediate area.  The highest available traffic counts are 15,442 AADT 
on Route 530 between the Pemberton Bypass and Four Mile Road.  Counts are higher towards Browns 
Mills and lower towards Pemberton Borough.  Some of these counts are dated (2012-2017) and because 
some are “T” intersections, site selectors would not aggregate the traffic counts of the two intersecting 
streets.  There also is a risk that current traffic counts are lower than DVRPC’s vintage figures because of 
the relocation of RCBC activities to Mt. Laurel and closure of the County corrections property. 
 
An additional challenge is the fact that discounted retail, dining, recreation and entertainment options on 
base at JB-MDL drain expenditure potential associated with active-duty military and military retirees living 
in the trade area. 

 
Retail Demand 
Retail demand is a function of the expenditure potential generated by households living within a defined 
trade area as well as employees working in the trade area or commuting by the site.  Retailers considering 
suburban/exurban locations typically look at the demographics for one-, three- and five-mile radii.  These 
data are shown in Table 5.1.  Given the low population density of the area and the presence of barriers 
such as the Base gate, the three-mile radius is the most relevant trade area for neighborhood and 
convenience retailing.   
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FIGURE 5.1 
RETAIL TRADE AREA RADII 
 

 
 
TABLE 5.1 
RETAIL TRADE AREA DEMOGRAPHICS 
 

 
Sources:  Esri; RES 

 
Traffic counts and demographic indicators are lower than the site selection requirements of convenience 
retailers such as Wawa and Royal Farms.   
 
In 2017, RES completed a leakage analysis comparing expenditure potential of the Pemberton trade area 
households to estimated sales at existing establishments.  The goal of this analysis was to identify store 
categories where purchasing power is leaking out of the trade area.  We then evaluated whether a 
percentage of that leakage could reasonably be captured by a business in the Corridor study area.  If there 
would be an opportunity to recapture sales, then we evaluate whether that level of sales could support a 
store of a size that is reasonable for a particular category (eg 11,000 to 13,000 SF for a chain pharmacy).   

1 Mile 3 Mile 5 Mile

Population 905 12,679 27,663
Households 161 3,639 9,067
Median Disposable Income $56,917 $51,808 $52,457
Per Capita Income $24,488 $28,545 $29,823
Employees 704               4,697            11,232       
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After running multiple scenarios with varying assumptions about achievable capture rates and sales per 
square foot ratios, RES could not identify a store type with market support at this location.   The data 
source used for the 2017 analysis has not updated its base data, so RES was unable to recreate this analysis 
with updated data.  Because the Base continues to provide extensive retail options on-post, demographics 
of the trade area have remained stable, and significant disruption to retail, food and beverage, and 
entertainment businesses caused by the pandemic, it is unlikely that findings would be different at this 
time.  To capture expenditures from commuters and residents at the base, retail offerings need to be 
unique and/ or destination oriented (restaurants, specialty bakery, art gallery, dance/music studio etc.).  
These businesses have not recovered from the negative impact of the pandemic, but hopefully will 
become a component of demand again in 2022/2023. 
 
Because “retail follows rooftops,” it may be appropriate to hold parcels on the corner of Route 530 and 
Four Mile Road and the corner of Route 530 and the Pemberton Bypass for future retail use, if additional 
residential development takes place in the RGA. 2019 research completed by brokerage Cushman and 
Wakefield suggest that based on household density, each household in areas with similar density to 
Pemberton Township can support 125 to 150 square feet of retail space.   This figure pertains to all types 
of retailing and personal service space.  For reference, a household typically can support 8-10 square feet 
of grocery store space.  This information can help guide the scale of commercial zoning compared to 
additional residential density envisioned in the Corridor.   
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6. OTHER USES 
 
The primary focus of this real estate market analysis has been on residential and retail uses.  RES also 
evaluated the Corridor’s suitability for other types of real estate development. 

Institutional 
The former RCBC campus is a key site on the Corridor and the most likely site that a large institutional 
user would consider acquiring.  The existing buildings, which were built on wetlands, are too deteriorated 
to be reused.  The impervious footprints of the buildings are grandfathered under Pinelands regulations.  
This would offer institutional users the option of building new structures on some or all of the existing 
foundations.  
 
Interviews with RCBC administrators indicate that the college has no interest in relocating back to the 
Pemberton area.  The College has conducted two RFP efforts with specific outreach to institutional users.  
It received a substantial amount of interest, but no feasible proposals.  Because an institutional user has 
not been identified, RES advises that the Township of Pemberton, Burlington County, and RCBC work 
together to identify funding to demolish vacant and unused RCBC buildings.  Demolishing the buildings 
will help increase the marketability of any future development on the campus and throughout the entire 
Corridor.  The demolition plan (which must be approved by the Pinelands Commission), should be 
designed to preserve the ability to build on the existing impervious building footprints. 
 
Industrial  
The Corridor offers the following advantages for warehouse-distribution uses: 

• Several large, developable sites 
• Access to labor pool from denser parts of Burlington County west of Route 206. 
• Public transit (bus) 
• Proximity to the large population base at JB-MDL  

 
The disadvantages of this location for warehouse-distribution use include: 

• Distance from highway access 
• Distance from air freight locations  
• More expensive to develop because of soil and floodplain issues 

 
The COVID-19 pandemic has rapidly accelerated the growth of e-commerce nationwide.  As businesses 
were forced to pivot to a direct-to-consumer model for most goods and services, the “last mile” of 
distribution became a pricy problem for urban and rural suppliers alike.  The “last mile delivery” 
specifically refers to the last step in the supply chain, where a product transfers from the 
business/distribution center to the customer’s business or home.  Business Insider estimates that over 
50% of total shipping costs is the “last mile.”4  In urban areas, the couriers face heavy traffic and 
congestion, while in rural areas, customers could be miles apart, expending substantial time and money 

 
4 Last Mile Delivery Logistics Explained: Problems & Solutions (businessinsider.com) 

https://www.businessinsider.com/last-mile-delivery-shipping-explained
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during this last stage of delivery.  As customers’ expectations for rapid delivery are increasing, the demand 
to build for additional local warehouses in growing exponentially.  Amazon has capitalized on this 
economic change and has opened multiple distribution centers within Burlington County.           
    
RES Advisors recognizes the need for additional warehouse construction within the Pemberton-Browns 
Mills region.  The Corridor, however, is not an ideal location for industrial development, given its distance 
to major highways and airports and the suitability of the corridor for additional residential development.  
Satisfying this growing need for additional warehouse development, Pemberton Township has multiple 
warehouse developments in the pipeline, including a 380,000 SF building on Route 206, and an additional 
650,000 SF warehouse on County Route 630, near the Springfield Township border.  These locations are 
more suitable for industrial development.   
 
Medical Uses 
Neither Deborah nor Aspen Hills anticipates a need to expand their core operations to a new site.  Deborah 
is actively increasing its physical footprint and employment numbers at its site in downtown Browns Mills.  
Given the rural character of the region, and the available medical offices on base at JB MDL, it is unlikely 
the region could support an additional medical center without first adding to the household count.  
Physician offices and ancillary services (physical therapy, dialysis, etc.) are potential tenants for retail 
storefront space and should be allowed by zoning. 
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 7.  CONCLUSIONS AND RECOMMENDATIONS 

 
The goal of this report was to present an overview of market conditions in the Pemberton-Browns Mills 
Road Corridor and to identify land use types with potential market support in the study area.  This context 
will provide background for the suitability of incorporating specific uses into the Pemberton-Browns Mills 
Road Corridor and inform government officials and consultants to create detailed strategies and/or zoning 
changes to increase the potential of the Corridor for future development.    
 
The analysis of real estate market conditions in the Pemberton Township/Borough region suggests the 
following observations and conclusions: 
 

• The Corridor has an aging housing supply that does not adequately attract new buyers. 
• The median home value in the region is substantially below the residential PMA and the price 

increase over time is significantly lower in Pemberton. 
• There are no new or updated apartments in the township, yet the demand for them throughout 

the PMA is high. 
• Sale of senior (age-restricted) homes is on the rise in Burlington County. 
• The PMA should expect an additional 641 new households to be built between 2021 and 2026. 
• The total 5-year residential demand in the PMA is 1,676 units (combination of demand from 

household growth and replacement demand). 
• Positive County and local employment trends, as well as the stability from major local employers 

(JB MDL and Deborah), should continue to support household growth.   
• The primary buyer pool in Pemberton is first-time home buyers and retirees.  Many of these 

buyers are affiliated with the military. 
• Buyers are drawn to Pemberton specifically because of its affordability and proximity to the shore 

and/or military base.   
 
This preliminary analysis of development potential has found  market support for the following land uses 
in the study area: 
 

• Single-family homes to purchase 
o Demand is present for both age-restricted and general occupancy subdivisions.  

Because Pemberton Township has been in discussion with developers about a 
substantial amount of age-restricted housing in other parts of the municipality, 
RES would recommend against zoning only for age-restricted units on the 
Corridor.  

o A product type that would appeal to buyers in a variety of age cohorts is a single-
family home on +/- quarter acre lots with extensive community amenities.   
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• Townhomes for rent or purchase 
o Single-family homes are the preferred housing type in the PMA, but townhomes 

with three (or even a small component of four bedrooms) can meet the needs of 
families stationed at JB-MDL as well as other buyers who do not want yard and 
landscaping maintenance responsibilities.  Although a substantial inventory of 
these units exists at JB-MDL, the on-post units are full.   

o Community amenities would be important for townhome developments as well. 
• Multifamily apartments  

o New mid-rise (3-5 story) multi-family units are performing well throughout the 
residential PMA and should be accommodated in the Corridor land use plan.  A 
mixed-use development with retail on the first floor would be particularly suitable 
for sites close to the Browns Mills downtown core. 

o New apartments should offer diverse in-unit and community amenities and 
should be built with a variety of unit configurations including one-, two-, and a 
limited number of three-bedroom flats.  Most rental demand for three- and four-
bedroom units can be accommodated in single-family detached and townhouses 
offered for rent. 

• Retail 
o Additional retail development, especially outside of Browns Mills, would be 

feasible after additional residential density is established on the Corridor.  Sites 
on Pemberton-Browns Mill Road at the corner of Four Mile Road and at the 
corner of the Pemberton Bypass, would both be suitable for eventual commercial 
development.  

o Zoning for a mixed-use apartment building in Browns Mills with a limited amount 
of first floor retail (oriented for visibility from the road frontage) should be 
considered for inclusion in the land use plan. 

o Zoning should permit health care related uses in retail space to broaden the range 
of potential tenants. 

 
While the Pemberton-Browns Mills Road Corridor has factors that make real estate development more 
challenging--including environmental restrictions, residential density issues, vacant and deteriorating 
buildings, and fragmented public ownership-- there is a clear demand for additional residential 
development along the Corridor.  The opportunity to integrate natural resources, waterways, and trails 
into residential subdivisions, would create a marketing advantage for new developments.   
 
RES recommends continued dialogue between representatives from RCBC, the Pinelands Commission, 
and the Township of Pemberton to ensure development that the market can support and that aligns with 
existing and future growth plans.  The Township should consider zoning changes that facilitate the type 
of development with market potential.  Designating the Corridor as an Area in Need of Rehabilitation or 
an Area in Need of Redevelopment is another tool to help easily prepare a regional plan for Pemberton 
that reflects its specific challenges and long-range goals.    


