MEMORANDUM
To:

CMP Policy & Implementation Committee

From:

Susan R. Grogan
Director of Planning

Date:

September 16, 2020

Subject:

September 25, 2020 Committee meeting

______________________________________________________________________________
Enclosed please find the agenda for the Committee’s upcoming meeting on September 25, 2020. We
have also enclosed the following:


The minutes from the Committee’s August 28, 2020 meeting; and



Draft resolutions and reports on the Manchester and Winslow Township ordinances listed on the
agenda

The Committee meeting will be conducted via teleconference. Specific access information will provided
to all Committee members in a separate email. The public will be able to view and participate in the
meeting through the following YouTube link:
https://www.youtube.com/channel/UCBgpC8sbR3Acrjo7ppxs3Uw

/CS15
cc:
All Commissioners (agenda only)

CMP POLICY & IMPLEMENTATION COMMITTEE MEETING
September 25, 2020 - 9:30 a.m.
Pinelands Commission YouTube link:
https://www.youtube.com/channel/UCBgpC8sbR3Acrjo7ppxs3Uw
To Provide Public Comment, Please Dial: 1-929-205-6099 Meeting ID: 833 5477 1666

Agenda
1.

Call to Order

2.

Adoption of minutes from the August 28, 2020 CMP Policy & Implementation Committee
meeting

3.

Executive Director’s Reports
Manchester Township Ordinance 20-022, adopting a Redevelopment Plan for the Whiting
Landfill Redevelopment Area in the Pinelands Preservation Area District
Winslow Township Ordinance O-2020-019, adopting a Redevelopment Plan for the Churchill
Redevelopment Area in the Pinelands Regional Growth Area

4.

Update on the Monroe Township Municipal Utilities Authority monitoring agreement

5.

Discussion of recommended CMP amendments related to stormwater management

6.

Public Comment

CMP POLICY & IMPLEMENTATION COMMITTEE MEETING
This meeting was conducted remotely
All participants were present via Zoom conference
The public could view/comment through Pinelands Commission YouTube link:
https://www.youtube.com/channel/UCBgpC8sbR3Acrjo7ppxs3Uw
Meeting ID: 833 5477 1666.
August 28, 2020 - 9:30 a.m.

MINUTES
MEMBERS IN ATTENDANCE: Chairman Richard Prickett, Jordan Howell, Jerome H. Irick,
and Mark Lohbauer
MEMBERS ABSENT: Sean Earlen and Ed Lloyd
STAFF PRESENT: Nancy Wittenberg, Stacey P. Roth, Susan R. Grogan, Charles Horner,
Brad Lanute, Ed Wengrowski, Joel Mott, Jessica Lynch, and Betsy Piner. Also present was
Craig Ambrose, with the Governor's Authorities Unit.
1.

Call to Order

Chairman Prickett called the meeting to order at 9:35 a.m. and Ms. Wittenberg identified all
Commissioners and staff attending or participating in the meeting, noting that Ms. Roth would
be joining shortly.
2.

Adoption of minutes from the June 26, 2020 CMP Policy and Implementation
Committee meeting

Commissioner Lohbauer moved the adoption of the minutes of the June 26, 2020 Committee
meeting. Commissioner Howell seconded the motion and the minutes were adopted with all
voting in favor.
Chairman Prickett noted the recent release of the July Monthly Management Report on the
Commission’s website
(https://www.state.nj.us/pinelands/infor/online/July2020MonthlyManageReport.pdf), the FY2020 PDC Bank Annual Report
(https://www.state.nj.us/pinelands/pdcbank/reports/PDC%20Bank%20Annual%20Report%2020
20.pdf), and the 2020 Annual Report on the Pilot Program for the Alternate Design Septic Pilot
Program
(https://www.state.nj.us/pinelands/landuse/current/altseptic/2020%20Septic%20Pilot%20Progra
m%20Annual%20Report_Final.pdf).
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He also noted the photos in the monthly report (p. 7 of July Monthly Management Report) of allterrain vehicle damage to a Science Office research study area. In response to his inquiry about
the status of an update from the New Jersey Department of Environmental Protection (NJDEP)
regarding their vehicle impoundment and other enforcement efforts, Ms. Wittenberg said NJDEP
staff will attend the Commission’s September 11, 2020 meeting.
In response to Chairman Prickett’s questions about the Monroe Township water monitoring
program (p. 3 of July Monthly Management Report), Ms. Grogan said staff will provide an
update at the next meeting.
Executive Director’s Reports

3.

Woodland Township Ordinance 2020-3, amending Ordinances 1998-4, 1998-11, and
2001-8 by extending the duration of resource extraction permits from two to five
years
Mr. Lanute said Woodland Township Ordinance 2020-3 extends the duration of the Township’s
Resource Extraction Permits from two years to five years. The Township’s certified land use
ordinance currently permits resource extraction in its Mining/Conservation Zone, which includes
three active mining operations.
He said the CMP provides that municipalities may opt for a five-year permit system for mining,
provided that such permits are conditioned on specific requirements that are spelled out in the
CMP. These permit conditions help to ensure that mining activities maintain compliance with the
permit approval for the duration of the permit.
Mr. Lanute said that Ordinance 2020-3 incorporates the required permit condition requirements.
Specifically:










Mine operators must certify, in writing and on an annual basis, that all mining, mine
restoration, and other activities have been, and continue to be, conducted in accordance
with approved permits.
A process is spelled out by which either the Township Land Use Board or the
Commission’s Executive Director may take action if deviations from approved permits
become known.
This process details how operators are to be provided notice of any deviation and
includes instructions for taking corrective action.
If such a notice is provided, a meeting is required to be held within 10 days, at which the
mine operator must present all information regarding the deviation and any plans or
actions taken to correct it.
Failure to resolve a deviation or to adhere to any agreement to resolve a deviation
constitutes sufficient cause for revoking the mining permit.
Either the Township’s Land Use Board or the Commission’s Executive Director may
institute proceedings for revoking the permit.
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Mr. Lanute said there are no other substantial changes to the Township’s existing Resource
Extraction standards, which have already been certified. There were some minor revisions
simply to incorporate updated CMP terminology.
He also provided some background, noting that in 1994 the Commission amended the CMP to
allow for five-year mining permits. Prior to those changes, municipalities were limited to permits
with a duration of two years. The five-year mining permit provision has been of great help to
mine operators, municipalities, and the Commission staff. The two-year cycle is quite
burdensome; by the time mine operators get through the Commission’s application process and
the municipal permitting process, it’s practically time to re-apply. He said the Commission is
supportive of municipalities taking advantage of this option, and as of now, six other Pinelands
municipalities have already opted for the extended permit duration.
Mr. Lanute said the Commission held a remote public hearing, but no testimony was received.
Likewise, no written comments were submitted during the public comment period. He said staff
is recommending certification of the ordinance.
Chairman Prickett said he had watched the Zoom public hearing and saw that someone had
called in to hear a summary of the ordinance. He said this seemed to be a convenient way to
conduct a hearing.
Ms. Grogan said that happens frequently; many times participants attend merely to hear what
others might say or to ask for a description. She said the Commission would be conducting three
remote public hearings next week.
Chairman Prickett said that he would like to see this format continue, even after the office is
open.
In response to Commissioner Lohbauer’s question if any current mining permit holders in
Woodland Township had any deviations, Mr. Horner said he would look into it and advise the
Commission at its upcoming meeting.
In response to Chairman Prickett’s question as to who monitors the mining sites, Mr. Horner said
typically that is the responsibility of the municipality. He said performance bonds are posted and
typically the code enforcement/zoning officer will make periodic site inspections. The
Commission does site inspections on a case-by-case basis. He said the 5-year permit includes a
self-reporting requirement.
In response to Chairman Prickett’s question as to how the bonding process works, Mr. Horner
said although he was no expert, when development occurs, both inside and outside the Pinelands,
a performance bond is posted to make sure that the project is completed as specified.
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Commissioner Lohbauer recommended Commission approval of Woodland Township
Ordinance 2020-03. Commissioner Howell seconded the motion and all voted in the affirmative.
4.

Update on an amendment to the 1998 Memorandum of Agreement between the
Pinelands Commission and Atlantic County concerning Atlantic County Park at
Lake Lenape

Ms. Roth arrived at 9:53 a.m.
Ms. Roth said she had been making progress on amending the existing Memorandum of
Agreement (MOA) and the deed restriction with Atlantic County for Lake Lenape Park since the
Committee had last discussed it (see CMP P&I Committee minutes of August 23, 2019
https://www.state.nj.us/pinelands/home/meetings/documents/082319p&i_minutes.pdf)
She noted to the Committee that the 1998 MOA is tied to a specific deed restriction in the
vicinity of the boat launch area of the lake that locked in the configuration of the docks. The
County had since determined that it needs to revise that “pocket” of development to remove the
conflicts between various users, e.g., boaters, bathers, rowing sculls, and multiple activities in a
small area of less than a half acre. In exchange, the County will deed restrict additional lands.
Those lands are in a separate development area that had been designated under the original
MOA, where a dock and fishing pier were to be developed adjacent to an interpretive center that
was never constructed. Ms. Roth said the amended MOA will lift the deed restriction on the
development pocket at the existing dock area to allow reconfiguration of the docks to occur. Ms.
Roth said she had sent the draft MOA amendment to Atlantic County in July and she is awaiting
the County’s review and details on the proposed acreage to be deed restricted as an offset. She
noted the Atlantic County Counsel’s office has been extraordinarily busy. Once we receive the
County’s response, she will finalize the MOA amendment and the deed of conservation
restriction to present to this Committee. She noted the next steps in the process, including a
public hearing on the draft amendment, after which she will incorporate any public comment and
present a final version of the amendment to this Committee for its recommendation.
5.

Public Comment

Mr. Fred Akers, with the Great Egg Harbor Watershed Association, said his organization had
purchased a 1-acre property in Mays Landing for open space. It represents their first land
acquisition project and he thanked the Commission for its support.
Also, Mr. Akers said the Commission had supported a Rutgers University green infrastructure
project in Winslow Township. During that endeavor, he had found a Township-owned basin that
was discharging directly into surface waters during certain rain events. He had reached out to
Princeton Hydro and received a proposal for $11,800.00 to analyze and get specifications to
improve the basin. He said his next step was to approach Winslow’s mayor and governing body
to proceed, perhaps in partnership.
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In response to Chairman Prickett’s request that Mr. Akers describe the program further, he said
that Rutgers has a statewide program where it approaches municipalities and offers to perform an
impervious cover analysis by subwatershed. He said they then develop some techniques to
reduce that impervious cover to allow better discharge to groundwater. He said Rutgers had
proposed 20 projects in Winslow and roughly 18 in Monroe.
Chairman Prickett said this was an important program for which there should be a link on the
Commission’s website.
There being no further business, Chairman Prickett thanked members and staff for participating
in today’s meeting.
Commissioner Lohbauer moved the adjournment of the meeting. Commissioner Howell
seconded the motion and all agreed. The meeting adjourned at 10:09 a.m.
Certified as true and correct:
_____________________________
Betsy Piner
Principal Planning Assistant

Date: September 15, 2020
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DRAFT

RESOLUTION OF THE NEW JERSEY PINELANDS COMMISSION
NO. PC4-20-

TITLE:

Issuing an Order to Certify Manchester Township Ordinance 20-022, Adopting the Whiting Landfill
Redevelopment Plan.

Commissioner
seconds the motion that:

moves and Commissioner

WHEREAS, on July 8, 1983, the Pinelands Commission fully certified the Master Plan and Land Use
Ordinances of Manchester Township; and
WHEREAS, Resolution #PC4-83-59 of the Pinelands Commission specified that any amendment to the
Township’s certified Master Plan and codified Land Use Ordinances be submitted to the Executive
Director in accordance with N.J.A.C. 7:50-3.45 (Submission and Review of Amendments to Certified
Master Plans and Land Use Ordinances) of the Comprehensive Management Plan to determine if said
amendment raises a substantial issue with respect to conformance with the Pinelands Comprehensive
Management Plan; and
WHEREAS, Resolution #PC4-83-59 further specified that any such amendment shall only become
effective as provided in N.J.A.C. 7:50-3.45 of the Comprehensive Management Plan; and
WHEREAS, on July 13, 2020, Manchester Township adopted Ordinance 20-022, approving a
Redevelopment Plan for the Whiting Landfill Redevelopment Area, which is located in the Pinelands
Preservation Area District; and
WHEREAS, the Pinelands Commission received a certified copy of Ordinance 20-022 on July 21,
2020; and
WHEREAS, by letter dated July 29, 2020, the Executive Director notified the Township that Ordinance
20-022 would require formal review and approval by the Pinelands Commission; and
WHEREAS, a public hearing to receive testimony on Ordinance 20-022 was duly advertised, noticed
and remotely held on September 2, 2020 at 9:30 a.m. with live broadcast on the Pinelands Commission’s
public YouTube channel and opportunity for the public to call-in during the live broadcast; and
WHEREAS, the Executive Director has found that Ordinance 20-022 is consistent with the standards
and provisions of the Pinelands Comprehensive Management Plan; and
WHEREAS, the Executive Director has submitted a report to the Commission recommending issuance
of an order to certify that Ordinance 20-022, adopting the Whiting Landfill Redevelopment Plan, is in
conformance with the Pinelands Comprehensive Management Plan; and
WHEREAS, the Commission’s CMP Policy and Implementation Committee has reviewed the
Executive Director’s report and has recommended that Ordinance 20-022 be certified; and
WHEREAS, the Pinelands Commission has duly considered all public testimony submitted to the
Commission concerning Ordinance 20-022 and has reviewed the Executive Director’s report; and
WHEREAS, the Pinelands Commission accepts the recommendation of the Executive Director; and
WHEREAS, pursuant to N.J.S.A. 13:18A-5h, no action authorized by the Commission shall have force
or effect until ten (10) days, Saturdays, Sundays and public holidays excepted, after a copy of the
minutes of the meeting of the Commission has been delivered to the Governor for review, unless prior to
expiration of the review period the Governor shall approve same, in which case the action shall become
effective upon such approval.
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NOW, THEREFORE BE IT RESOLVED that
1.

An Order is hereby issued to certify that Manchester Township Ordinance 20-022, adopting the
Whiting Landfill Redevelopment Plan, is in conformance with the Pinelands Comprehensive
Management Plan.

2.

Any additional amendments to Manchester Township’s certified Master Plan and Land Use
Ordinances shall be submitted to the Executive Director in accordance with N.J.A.C. 7:50-3.45
to determine if said amendments raise a substantial issue with respect to the Comprehensive
Management Plan. Any such amendment shall become effective only as provided in N.J.A.C.
7:50-3.45.

Record of Commission Votes
AYE

NAY

NP

A/R*

Avery
Christy
Earlen
Howell

AYE

NAY

NP

A/R*

Irick
Jannarone
Lloyd
Lohbauer

AYE

NAY

Pikolycky
Quinn
Rohan Green
Prickett

*A = Abstained / R = Recused

Adopted at a meeting of the Pinelands Commission

Nancy Wittenberg
Executive Director

Date:

Richard Prickett
Chairman

NP

A/R*

REPORT ON MANCHESTER TOWNSHIP ORDINANCE 20-022,
ADOPTING THE WHITING LANDFILL REDEVELOPMENT PLAN
September 25, 2020

Township of Manchester
1 Colonial Drive
Manchester, NJ 08759

FINDINGS OF FACT
I.

Background

The Township of Manchester is located in the northern portion of the Pinelands Area in northwestern
Ocean County. Pinelands municipalities adjacent to Manchester Township include the Borough of
Lakehurst and the Townships of Berkeley, Jackson, Lacey, Plumsted, and Toms River in Ocean County,
and the Townships of Pemberton and Woodland in Burlington County.
On July 8, 1983, the Pinelands Commission fully certified the Master Plan and Land Use Ordinances of
Manchester Township applicable to that portion of the municipality located in the state-designated
Pinelands Area.
On July 13, 2020, Manchester Township adopted Ordinance 20-022, approving a Redevelopment Plan
for the Whiting Landfill Redevelopment Area, which is located in the Pinelands Preservation Area
District. The Redevelopment Plan is intended to facilitate the closure of the existing municipal landfill in
accordance with New Jersey Department of Environmental Protection (NJDEP) and Pinelands
Comprehensive Management Plan regulations as well as the development of a solar energy facility. It is
noted that Manchester Township has been selected as one of the conditionally approved applicants in the
Year 1 Community Solar Energy Pilot Program administered by the New Jersey Board of Public
Utilities. The conditionally approved application is for a 3.2 MW community solar project at the
Whiting Landfill. The solar facility is expected to offset the costs associated with the appropriate landfill
closure.
The Pinelands Commission received a certified copy of Ordinance 20-022 on July 21, 2020. By letter
dated July 29, 2020, the Executive Director notified the Township that Ordinance 20-022 would require
formal review and approval by the Pinelands Commission.
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II.

Master Plans and Land Use Ordinances

The following ordinance has been submitted to the Pinelands Commission for certification:
*

Ordinance 20-022, Adopting the Whiting Landfill Redevelopment Plan, introduced on June 22,
2020 and adopted on July 13, 2020.

This ordinance has been reviewed to determine whether it conforms with the standards for certification
of municipal master plans and land use ordinances as set out in N.J.A.C. 7:50-3.39 of the Pinelands
Comprehensive Management Plan (CMP). The findings from this review are presented below. The
numbers used to designate the respective items correspond to the numbers used to identify the standards
in N.J.A.C. 7:50-3.39.

1.

Natural Resource Inventory
Not applicable.

2.

Required Provisions of Master Plans and Land Use Ordinances Relating to Development
Standards
Ordinance 20-022 adopts the Whiting Landfill Redevelopment Plan, dated July 14, 2020. The
Redevelopment Area encompasses approximately 98.64 acres and consists of a single lot (Block
116, Lot 13) that is owned by Manchester Township. The Redevelopment Area is located
entirely within the Township’s Pinelands Preservation Area (PPA) zoning district and the
Pinelands Preservation Area District management area (see Exhibit 2). It is the site of the former
Whiting Landfill as well as several existing municipal facilities, including a firearms training
range, vegetative composting center, recycling center, and salt storage shed (see Exhibit 1).
The goals of the Redevelopment Plan are to complete the capping and closure of the former
landfill, provide the Township with a source of renewable energy, encourage municipal action to
guide the appropriate development of the site, ensure the development is in conformance with
the standards of the Pinelands Preservation Area, and promote sustainable development.
To effectuate those goals, the Redevelopment Plan establishes the Whiting Landfill
Redevelopment Overlay (WLRO) District. The WLRO district encompasses the entirety of the
Redevelopment Area and is limited to only Block 116, Lot 13. The underlying regulations of the
PPA district remain in effect for the Redevelopment Area, except where explicitly modified by
the Redevelopment Plan. Permitted uses in the WLRO district include: all principal uses
permitted in the underlying PPA zoning district; existing municipal facilities, including two nonconforming uses (the firearms training range and salt shed) as well as the recycling center and
composting facility; and major solar or photovoltaic energy facilities. All development in the
Redevelopment Area remains subject to the minimum environmental standards set forth in the
Township’s land use ordinance and the CMP.
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Permitted Uses in the Underlying Pinelands Preservation Area Zone
The WLRO district continues to permit those uses already permitted by the underlying Pinelands
Preservation Area (PPA) zoning district. Permitted uses in the PPA district are limited to:
residential dwelling units that meet the standards for cultural housing; agricultural employee
housing as an element of, and accessory to, an active agricultural operation; berry agriculture and
horticulture of native plants; forestry; beekeeping; fish and wildlife management and wetlands
management; low-intensity recreation uses; continuation of existing intensive recreational uses;
continuation of existing resource extraction operations; and public service infrastructure that is
necessary to serve only the needs of the PPA zoning district uses.
Existing Municipal Uses
The WLRO district permits four additional uses in recognition of the active municipal facilities
within the Redevelopment Area. In particular, municipal recycling centers and composting
facilities are permitted in accordance with N.J.A.C. 7:50-6.76(a) and N.J.A.C. 7:50-6.77(b),
respectively. The continuation of existing nonconforming municipal facilities (the previously
mentioned firearms training range and salt storage shed) is also permitted pursuant to N.J.A.C.
7:50-5.2.
The existing recycling center and composting facility in the Redevelopment Area were approved
by the Commission in 1990, subject to conditions, as part of a Public Development Application
that also included a landfill closure plan discussed below (Application #1981-2232.001). The
Township has initiated, but not completed, an application to the Commission for development
activities related to the firearms training range and salt shed (Application #1981-2232.003). Any
expansion of a nonconforming use would be subject to the approval of a Public Development
Application by the Pinelands Commission and limited by the provisions of N.J.A.C. 7:50-5.2.
This section of the CMP provides municipalities with the option of permitting the continuation of
any nonconforming use, provided that such use is not abandoned. Municipalities may also permit
the expansion of such nonconforming uses, provided that such expansion is in accordance with
the minimum environmental standards of the CMP and the area of expansion does not exceed
50% of the area or capacity of the use on January 14, 1981.
Major Solar or Photovoltaic Energy Facility
The WLRO district permits Major Solar or Photovoltaic Energy Facilities in accordance with a
series of design standards included in the Redevelopment Plan. These standards are in
accordance with the CMP’s solar energy facility standards for the Preservation Area District
(N.J.A.C. 7:50-5.36). The Redevelopment Plan specifies that solar facilities are permitted only
on an existing landfill that has been closed and capped in accordance with the Pinelands CMP.
Solar facilities can only be located on those portions of the parcel comprised of previously
disturbed lands that have not been restored or on other portions of the parcel that are required to
be disturbed for purposes of landfill closure (see Exhibit 3). The need to use such other lands
must be demonstrated by submitting a comprehensive application for landfill closure to the
Pinelands Commission. The Redevelopment Plan also limits the clearing of land for new or
expansion of existing on-site or off-site infrastructure to that which is necessary to accommodate
the solar facility. The above-grade height of any solar structures is limited to 20 feet. Lastly, the
Redevelopment Plan includes requirements for the decommissioning of the solar facility and
restoration of land within 12 months of the cessation of use.
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Landfill Closure
As noted previously, the Redevelopment Plan is intended to facilitate the appropriate closure of
the Whiting Landfill in accordance with the New Jersey Department of Environmental Protection
(NJDEP) and Pinelands CMP regulations. Upon adoption of the CMP for the Preservation Area,
effective September 23, 1980, existing landfills in the Preservation Area were required to cease
operation immediately. The CMP requires that all landfills in the Preservation Area that ceased
operation after that date be capped with an impermeable material or otherwise appropriately
closed (N.J.A.C. 7:50-6.75(c)).
On November 2, 1990, the Pinelands Commission approved a landfill closure plan for the
Whiting Landfill that called for an impermeable cap (Application #1981-2232.001). However,
due to financial constraints, the Township has yet to cap or appropriately close the landfill in
accordance with the CMP and the approved closure plan.
In 2012, the Pinelands Commission contracted with the United State Geological Survey (USGS)
to develop a screening tool to model the potential for landfill leachate to contaminate wells,
wetlands or surface water bodies in proximity to Pinelands Area landfills. The goal of the project
was to rapidly assess and rank the relative cause for concern at each landfill that had not been
capped. The rapid assessment tool that was developed indicated that the Whiting Landfill posed
a “high level of concern” for potential migration of landfill leachate constituents and a resultant
impact on Pinelands streams, wetlands, and wells. This was a preliminary assessment only and is
not based on data from monitoring wells or test pits. The Township recently began working with
Commission staff to develop plans detailing the hydrogeologic framework of the site. The
Township and Commission staff will jointly reevaluate methods for appropriately closing the
Whiting Landfill and ultimately will make a recommendation to the Commission as to whether
an impermeable cap remains necessary. The Township’s landfill closure plans are the subject of
a pending Pinelands Public Development Application, which must be completed prior to or
simultaneously with any application for a community solar facility in the Redevelopment Area.
Ordinance 20-022 is consistent with the land use and development standards of the
Comprehensive Management Plan. Therefore, this standard for certification is met.

3.

Requirement for Certificate of Filing and Content of Development Applications
Not applicable.

4.

Requirement for Municipal Review and Action on All Development
Not applicable.

5.

Review and Action on Forestry Applications
Not applicable.
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6.

Review of Local Permits
Not applicable.

7.

Requirement for Capital Improvement Program
Not applicable.

8.

Accommodation of Pinelands Development Credits
Not applicable.

9.

Referral of Development Applications to Environmental Commission
Not applicable.

10.

General Conformance Requirements
Ordinance 20-022 is consistent with the standards and provisions of the Pinelands
Comprehensive Management Plan. Therefore, this standard for certification is met.

11.

Conformance with Energy Conservation
Not applicable.

12.

Conformance with the Federal Act
Ordinance 20-022 is consistent with the standards and provisions of the Pinelands
Comprehensive Management Plan. No special issues exist relative to the Federal Act. Therefore,
this standard for certification is met.

13.

Procedure to Resolve Intermunicipal Conflicts
The Redevelopment Plan adopted by Ordinance 20-022 does not affect lands that are adjacent to
any other municipalities. Therefore, intermunicipal conflicts are not anticipated. This standard
for certification is met.
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PUBLIC HEARING
A public hearing to receive testimony concerning Manchester Township’s application for certification of
Ordinance 20-022 was duly advertised, noticed and held on September 2, 2020 at 9:30 a.m. Ms. Grogan
conducted the hearing, which was held remotely and broadcasted live on the Pinelands Commission’s
public YouTube channel. The public was provided the opportunity to call-in during the public hearing to
provide testimony. No testimony was received.
Written comments on Ordinance 20-022 were accepted through September 7, 2020. However, no written
comments were received.

CONCLUSION
Based on the Findings of Fact cited above, the Executive Director has concluded that Ordinance 20-022,
adopting the Whiting Landfill Redevelopment Plan of Manchester Township, complies with the
Comprehensive Management Plan standards for the certification of municipal master plans and land use
ordinances. Accordingly, the Executive Director recommends that the Commission issue an order to
certify Ordinance 20-022 of Manchester Township.

SRG/DBL/CMT
Attachments

Executive Director's Report
Manchester Ordinance 20-022
Exhibit 1
9/25/2020
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DRAFT

RESOLUTION OF THE NEW JERSEY PINELANDS COMMISSION
NO. PC4-20-

TITLE:

Issuing an Order to Certify Winslow Township Ordinance O-2020-19, Adopting the Churchill
Redevelopment Plan.

Commissioner
seconds the motion that:

moves and Commissioner

WHEREAS, on April 8, 1983, the Pinelands Commission fully certified the Master Plan and Land Use
Ordinances of Winslow Township; and
WHEREAS, Resolution #PC4-83-30 of the Pinelands Commission specified that any amendment to the
Township’s certified Master Plan and codified Land Use Ordinances be submitted to the Executive
Director in accordance with N.J.A.C. 7:50-3.45 (Submission and Review of Amendments to Certified
Master Plans and Land Use Ordinances) of the Comprehensive Management Plan to determine if said
amendment raises a substantial issue with respect to conformance with the Pinelands Comprehensive
Management Plan; and
WHEREAS, Resolution #PC4-83-30 further specified that any such amendment shall only become
effective as provided in N.J.A.C. 7:50-3.45 of the Comprehensive Management Plan; and
WHEREAS, on July 15, 2020, Winslow Township adopted Ordinance O-2020-19, approving a
Redevelopment Plan for the Churchill Redevelopment Area, which is located in a Pinelands Regional
Growth Area; and
WHEREAS, the Pinelands Commission received a certified copy of Ordinance O-2020-19 on July 23,
2020; and
WHEREAS, by letter dated July 28, 2020, the Executive Director notified the Township that Ordinance
O-2020-19 would require formal review and approval by the Pinelands Commission; and
WHEREAS, a public hearing to receive testimony on Ordinance O-2020-19 was duly advertised,
noticed and remotely held on September 2, 2020 at 9:30 a.m. with live broadcast on the Pinelands
Commission’s public YouTube channel and opportunity for the public to call-in during the live
broadcast; and
WHEREAS, the Executive Director has found that Ordinance O-2020-19 is consistent with the
standards and provisions of the Pinelands Comprehensive Management Plan; and
WHEREAS, the Executive Director has submitted a report to the Commission recommending issuance
of an order to certify that Ordinance O-2020-19, adopting the Churchill Redevelopment Plan, is in
conformance with the Pinelands Comprehensive Management Plan; and
WHEREAS, the Commission’s CMP Policy and Implementation Committee has reviewed the
Executive Director’s report and has recommended that Ordinance O-2020-19 be certified; and
WHEREAS, the Pinelands Commission has duly considered all public testimony submitted to the
Commission concerning Ordinance O-2020-19 and has reviewed the Executive Director’s report; and
WHEREAS, the Pinelands Commission accepts the recommendation of the Executive Director; and
WHEREAS, pursuant to N.J.S.A. 13:18A-5h, no action authorized by the Commission shall have force
or effect until ten (10) days, Saturdays, Sundays and public holidays excepted, after a copy of the
minutes of the meeting of the Commission has been delivered to the Governor for review, unless prior to
expiration of the review period the Governor shall approve same, in which case the action shall become
effective upon such approval.
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NOW, THEREFORE BE IT RESOLVED that
1.

An Order is hereby issued to certify that Winslow Township Ordinance O-2020-19, adopting the
Churchill Redevelopment Plan, is in conformance with the Pinelands Comprehensive
Management Plan.

2.

Any additional amendments to Winslow Township’s certified Master Plan and Land Use
Ordinances shall be submitted to the Executive Director in accordance with N.J.A.C. 7:50-3.45
to determine if said amendments raise a substantial issue with respect to the Comprehensive
Management Plan. Any such amendment shall become effective only as provided in N.J.A.C.
7:50-3.45.

Record of Commission Votes
AYE

NAY

NP

A/R*

Avery
Christy
Earlen
Howell

AYE

NAY

NP

A/R*

Irick
Jannarone
Lloyd
Lohbauer

AYE

NAY

Pikolycky
Quinn
Rohan Green
Prickett

*A = Abstained / R = Recused

Adopted at a meeting of the Pinelands Commission

Nancy Wittenberg
Executive Director

Date:

Richard Prickett
Chairman

NP

A/R*

REPORT ON WINSLOW TOWNSHIP ORDINANCE O-2020-19,
ADOPTING THE CHURCHILL REDEVELOPMENT PLAN
September 25, 2020

Winslow Township
125 South Route 73
Winslow Township, NJ 08037

FINDINGS OF FACT
I.

Background

The Township of Winslow is located on the western fringe of the Pinelands Area, in Camden County.
Pinelands municipalities adjacent to Winslow Township's Pinelands Area include the Boroughs of
Berlin and Chesilhurst and the Township of Waterford in Camden County, the Township of Monroe in
Gloucester County, and the Town of Hammonton and the Borough of Folsom in Atlantic County.
On April 8, 1983, the Pinelands Commission fully certified the Master Plan and Land Use Ordinances of
Winslow Township.
On July 15, 2020, Winslow Township adopted Ordinance O-2020-19, approving a Redevelopment Plan
for the Churchill Redevelopment Area, which is located in the Pinelands Regional Growth Area. The
Pinelands Commission received a certified copy of Ordinance O-2020-19 on July 23, 2020.
By letter dated July 28, 2020, the Executive Director notified the Township that Ordinance O-2020-19
would require formal review and approval by the Pinelands Commission.

II.

Master Plans and Land Use Ordinances

The following ordinance has been submitted to the Pinelands Commission for certification:
*

Ordinance O-2020-19, adopting the Churchill Redevelopment Plan, introduced on June 9, 2020
and adopted on July 15, 2020.

This ordinance has been reviewed to determine whether it conforms with the standards for certification
of municipal master plans and land use ordinances as set out in N.J.A.C. 7:50-3.39 of the Pinelands
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Comprehensive Management Plan (CMP). The findings from this review are presented below. The
numbers used to designate the respective items correspond to the numbers used to identify the standards
in N.J.A.C. 7:50-3.39.

1.

Natural Resource Inventory
Not applicable.

2.

Required Provisions of Master Plans and Land Use Ordinances Relating to Development
Standards
Ordinance O-2020-19 adopts a Redevelopment Plan, dated June 5, 2020, for the Churchill
Redevelopment Area. This new Redevelopment Area consists of four lots (Block 2504, Lots
4.02, 4.03, 4.04, and 7.02) and is located between NJ Route 73 and Cooper Folly Road (see
Exhibit #1). Approximately 15 acres are included in the Redevelopment Area: 14.76 acres of that
were previously zoned PC-2 (Pinelands Major Commercial) and 0.24 acres zoned PR-4 (High
Density Residential). Lots 4.02, 4.03, and 4.04 contain an existing professional office, while the
remainder of the Redevelopment Area is vacant and wooded. The entire Redevelopment Area is
located in a Pinelands Regional Growth Area.
The purpose of the Churchill Redevelopment Plan is to improve the tract from its current
underutilized state and encourage redevelopment of the area with a mix of uses including
professional offices and senior housing. To that end, the Redevelopment Plan permits the
development of the entire tract based on the standards of the PC-2 zoning district regulations or
based on the regulations of the two overlay zoning districts established in the Redevelopment
Plan: the Professional Office Overlay District (approximately 6.36 acres) and the Senior
Residential Overlay District (approximately 8.64 acres) (see Exhibit #2).
The Professional Office Overlay District permits business offices, professional offices as well as
any other uses permitted in the underlying PC-2 zoning district, which include a variety of nonresidential uses such as research facilities, hospitals, retail stores, banks, and restaurants. The
Senior Residential Overlay District permits memory care facilities, assisted living facilities,
independent living facilities, and any other senior residential facility that is substantially similar
in nature and impact. Within a Regional Growth Area, the CMP provides that Pinelands
municipalities may permit any use, except for certain waste management facilities, provided that
residential density and opportunities for the use of Pinelands Development Credits are
appropriately accommodated (N.J.A.C. 7:50-5.28). Furthermore, the CMP also expressly
authorizes assisted living facilities as a permitted use in a Regional Growth Area provided that
certain standards are met (N.J.A.C. 7:50-5.34). Among these standards is the establishment of a
permitted residential density applicable to assisted living facilities. Ordinance O-2020-19
satisfies this requirement by limiting the Senior Residential Overlay District to a maximum of
213 units (inclusive of memory care units). This is equivalent to a maximum density of 24.5
units per acre in the Senior Residential Overlay district and approximately 14 units per acre in
the Redevelopment Area as a whole.
The permitted density in the Redevelopment Area is significantly higher than the 1.125 units per
upland acre that is prescribed for Winslow’s Regional Growth Area by the CMP. Additionally,
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the underlying zoning plan would not allow for any residential units without a variance. (The
small portion of the tract within the PR-4 district does not meet the minimum lot size
requirements for a single-family unit.) Therefore, by permitting 213 additional units, this
Redevelopment Plan increases the overall residential zoning capacity of the Township’s
Regional Growth Area. However, the CMP does provide municipalities with the ability to zone
portions of their Regional Growth Areas for higher densities, provided that the lands in question
are appropriate for more intensive development, infrastructure exists or can be provided to
support the increased density and sufficient opportunities for the use of Pinelands Development
Credits are provided (N.J.A.C. 7:50-5.28(a)7). As detailed below, the Churchill Redevelopment
Area meets these standards for increased density.
With respect to the appropriateness for the intensity of development permitted, it aligns with the
Township’s long-term goals of planning for increased residential densities in proximity to NJ-73
in order to support commercial development along NJ-73. The Churchill Redevelopment Area
fronts NJ-73 and the Senior Residential Overlay District in particular is adjacent to the Camden
County Library and in the vicinity of the Winslow Township Senior Center, the Winslow
Township Middle School and High School, as well as the recently completed 264-unit Taylor
Woods apartment complex. The Senior Residential Overlay District permits senior housing in
structures with a maximum height of 4 stories or 60 feet in order to accommodate the increased
density. Multiple buildings are permitted on a lot if they constitute one basic use and operation.
A 15-foot landscaped buffer is required around the entirety of the tract. The Senior Residential
Overlay District does not contain any wetlands or required wetlands buffer areas. Lastly, the
Redevelopment Plan requires that any development in the Redevelopment Area comply with the
minimum environmental standards of the CMP.
With respect to the availability of infrastructure to serve the Redevelopment Area, both water
and sewer will be provided. Importantly, a 2017 amended Memorandum of Understanding
between the Commission, Winslow Township and the Camden County Municipal Utilities
Authority sets forth a plan for the provision of water to the Township’s entire Regional Growth
Area in a manner that ensures protection to the Kirkwood/Cohansey aquifer. The Memorandum
of Understanding requires that water from a non-Kirkwood/Cohansey source be provided to
serve future development once water demands reach a certain threshold.
The third condition for approval of increased densities and zoning capacity relates to the
accommodation of Pinelands Development Credit opportunities. As discussed in more detail in
Section 8 of this report, the Redevelopment Plan requires the acquisition and redemption of
Pinelands Development Credits (PDCs) for 25% of all residential units in the Redevelopment
Area, with limited exemptions applicable to residential units made affordable to low- and
moderate-income households. Residential units include both assisted living and independent
living units. Memory care facilities are considered institutional uses under the CMP and are
therefore not subject to the PDC requirements. Thus, Pinelands Development Credit use has not
only been accommodated, it has been guaranteed in the Redevelopment Area if any residential
units are developed.
Ordinance O-2020-019 is consistent with the land use and development standards of the
Comprehensive Management Plan. Therefore, this standard for certification is met.

3.

Requirement for Certificate of Filing and Content of Development Applications
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Not applicable.

4.

Requirement for Municipal Review and Action on All Development
Not applicable.

5.

Review and Action on Forestry Applications
Not applicable.

6.

Review of Local Permits
Not applicable.

7.

Requirement for Capital Improvement Program
Not applicable.

8.

Accommodation of Pinelands Development Credits
N.J.A.C. 7:50-3.39(a)8 specifies that in order to be certified by the Commission, municipal land
use ordinances must provide for sufficient residentially zoned property, in the Regional Growth
Area, to be eligible for an increase in density to accommodate Pinelands Development Credits
(PDCs) as provided for in N.J.A.C. 7:50-5.28(a)3.
Ordinance O-2020-19 increases the amount of residentially-zoned land in Winslow Township’s
Regional Growth Area by approximately 8.4 acres, which accounts for those lands within the
Redevelopment Area’s Senior Residential Overlay District that were previously within the PC-2
(Pinelands Major Commercial) zoning district. The Redevelopment Plan permits a maximum of
213 units within the Senior Residential Overlay District.
In order to comply with N.J.A.C. 7:50-5.28(a)3, the Churchill Redevelopment Plan requires that
PDCs be acquired and redeemed for 25% of all residential units within the Redevelopment Area,
with an exception for units made affordable to low- and moderate-income households as part of
the Township’s mandatory 20% set-aside requirement. It is important to note that such affordable
units beyond the required 20% set-aside described above will require that PDCs be acquired and
redeemed at the 25% rate.
Based on the densities assigned to Winslow Township’s Regional Growth Area by the CMP
(N.J.A.C. 7:50-5.28), the Township is required to provide an opportunity for the development of
residential units at a base-density of 1.125 units per acre, with a bonus-density of up to 1.69 units
per acre achievable through the use of PDCs. Given the characteristics of the Redevelopment
Area, the municipality is required to permit up to 9 residential units and the opportunity for an
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additional 5 units through the use of PDCs. In other words, the municipality would have to allow
for the opportunity to use 5 rights (1.25 PDCs). This traditional approach requires that
municipalities provide the opportunity for use of PDCs for 33% of the total number of residential
units permitted in their Regional Growth Areas.
The PDC requirements adopted by Ordinance O-2020-19 will result in an opportunity for the use
of 43 rights (10.75 Pinelands Development Credits). As described in Section 2 above, the
municipality has elected to zone at a much higher density than required by the CMP in order to
accommodate a certain type of residential development (assisted living and independent living
facilities). As a result, far greater opportunities for the use of PDCs are provided than what is
required.
With respect to assisted living facilities in the Regional Growth Area, the CMP specifies that
PDC use must be accommodated when the density of such facilities exceeds 8 units per acre.
Rather than establishing a base density of 8 units per acre, the Churchill Redevelopment Plan
requires that PDC use be a significant component of any assisted living project, regardless of
density. Twenty-five percent of all assisted living facility units, excepting those that meet
affordable housing provisions discussed above, will require the redemption of PDCs, whether an
assisted living facility is constructed at a density that exceeds 8 units per acre or not. This
approach is consistent with the intent of N.J.A.C. 7:50-5.34(a)(2) of the CMP.
While the 25% PDC requirement is not as high a number as would be provided through the more
traditional approach described above requiring 33%, it is important to remember that the
traditional base-density/bonus-density approach utilized throughout the Pinelands Area only
provides an opportunity for the use of PDCs. There is no requirement under the traditional
approach that any PDCs be used in any particular development project. Ordinance O-2020-19
guarantees a PDC redemption rate of 25% for the residential component of any project within
the Redevelopment Area. Given the greater certainty provided by this approach, the Executive
Director finds that the PDC requirements adopted by Ordinance O-2020-19 are consistent with
CMP standards.
This standard for certification is met.

9.

Referral of Development Applications to Environmental Commission
Not applicable.

10.

General Conformance Requirements
Ordinance O-2020-19 is consistent with the standards and provisions of the Pinelands
Comprehensive Management Plan. Therefore, this standard for certification is met.

11.

Conformance with Energy Conservation
Not applicable.
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12.

Conformance with the Federal Act
Ordinance O-2020-19 is consistent with the standards and provisions of the Pinelands
Comprehensive Management Plan. No special issues exist relative to the Federal Act. Therefore,
this standard for certification is met.

13.

Procedure to Resolve Intermunicipal Conflicts
The Redevelopment Plan adopted by Ordinance O-2020-19 does not affect lands that are
adjacent to any other municipalities. Therefore, intermunicipal conflicts are not anticipated. This
standard for certification is met.

PUBLIC HEARING
A public hearing to receive testimony concerning Winslow Township’s application for certification of
Ordinance O-2020-19 was duly advertised, noticed and held on September 2, 2020 at 9:30 a.m. Ms.
Grogan conducted the hearing, which was held remotely and broadcasted live on the Pinelands
Commission’s public YouTube channel. The public was provided the opportunity to call-in during the
public hearing to provide testimony. No testimony was received.
Written comments on Ordinance O-2020-19 were accepted through September 7, 2020. However, no
written comments were received.

CONCLUSION
Based on the Findings of Fact cited above, the Executive Director has concluded that Ordinance O2020-19, adopting the Churchill Redevelopment Plan of Winslow Township, complies with the
Comprehensive Management Plan standards for the certification of municipal master plans and land use
ordinances. Accordingly, the Executive Director recommends that the Commission issue an order to
certify Ordinance O-2020-19 of Winslow Township.
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