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GOALS AND OBJECTIVES 
Because it assumed that the Camden County Health and Executive Campus (Lakeland Complex) would remain a government 
facility, the 1999 Gloucester Township Master Plan did not plan for any re-use of the area. The Township has zoned the entire 
complex for institutional use. As discussed in the redevelopment needs study, Camden County no longer requires most of the vacant 
land at Lakeland. It seeks to work with Gloucester Township to return the property to productive uses that will benefit the Township, 
County, and surrounding communities.  
 
For this reason, the parties have agreed to proceed with a second phase redevelopment plan for Block 12302, Lot 2 at the northwest 
of the intersection of Barnsboro Road and Blackwood-Mt Pleasant Road. The tract on Block 12302 is an expansive area, with 
approximately 94.6 acres of developable vacant uplands. The tract contains wetlands, uplands, woodlands and is vacant. Camden 
County also has identified the wetlands system along the South Branch of the Big Timber Creek. Existing County facilities, single 
family and multi-family neighborhoods surround this tract, but major roads, creeks and vegetated wetlands buffer it from those areas.  
 
The County and Township’s mutual interests in the Phase 2 (Block 12302, Lot 1) redevelopment of the Lakeland Complex on Block 
12302, Lot 1 can be summarized in the following goal: 
 
Redevelop Block 12302 Lot 1 of the Lakeland Complex for uses consistent with: 

a. Local fair share housing goals,  
b. local and regional land use and/or conservation management plans,  
c. local area development patterns, and  
d. smart growth planning principles. 

 
This redevelopment plan is composed of a series of elements and other provisions designed to implement these goals. Each of the 
elements contains individual objectives to be accomplished by a series of implementation recommendations. 
 
Land Use Element Objectives: 
 Provide opportunities for infill development of uses that would complement existing County capital investments. 
   
LAND USE ELEMENT 
The Camden County Health and Executive Campus (Lakeland Complex) and adjacent parts of Gloucester, Deptford and Washington 
townships are within the State Plan’s Suburban (PA-2) Planning Area, which is designated to absorb most of the State’s growth over 
the next twenty years. The area is characterized by existing and planned residential neighborhoods and automobile-oriented 
commercial and industrial centers. Because it is not located along any major highways, significant commercial and industrial 
redevelopment at the Lakeland Complex is not likely at this time. The preponderance of a variety of housing types in the Lakeland 
area indicates the general market preference for residential development. The Phase 1 Lakeland Complex currently contains Senior 
housing and the recent Housing Element and Fair Share Plan has slated the remaining 150 units to be built for Veterans Supportive 
Housing or multifamily apartments. A variety of housing types are needed within the Township to accommodate all needs of current 
and future residents. These dwelling types would include a mix of Single Family Homes, Townhouses and apartments. The area 
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would provide families with a mix of housing types and would be inclusive of affordable housing mixed throughout the development. 
Phase 2 of the Lakeland Redevelopment would create an all-inclusive community of veterans, seniors and families, furthering 
Gloucester Township’s ability to provide housing for all types of residents.  
  
The following chart summaries current and proposed uses in the redevelopment area.  

Block Lot Acreage Current Use Proposed Uses Owner 

12302 1 180.4 Vacant cleared land, woodlands, uplands and forested wetlands. Misc 
building.   

Inclusionary Single 
Family Detached 

dwellings, 
Townhouses and 

apartments.   

COUNTY 

 
Pre-existing, non-conforming land uses and structures 
Continuation of uses not identified as permitted principal, accessory or conditional uses, and the structures occupied by those uses, 
shall be allowed in accordance with the provisions of the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) and other pertinent 
laws. Voluntary and forcible removal of those uses and structures, however, may be occur under the provisions of the Local 
Redevelopment and Housing Law (N.J.S.A. 40A:12A-1 et seq.), Eminent Domain Act (N.J.S.A. 20:3-1 et seq.), New Jersey 
Relocation Assistance Law (N.J.S.A. 52:31B-1 et seq.), New Jersey Relocation Assistance Act (N.J.S.A. 20:4-1 et seq.), etc.  
 
Expansion of pre-existing, non-conforming uses, and the structures occupied by those uses is discouraged, as they are inconsistent 
with and detrimental to the land use policies in the adopted Township master plan and this Redevelopment Plan. However, the lawful 
use, improvement, sale and disposal of such properties shall not be prohibited. Continuation of the county’s statutory prerogative to 
continue its current operations at the Lakeland Complex shall not be adversely affected by the implementation of this redevelopment 
plan or the recommended Gloucester Township land development ordinance amendments. 
 
Development / Design Standards 
Implementation of the redevelopment plan will require amendments to the existing Gloucester Township zoning district map and land 
development ordinance to delineate Block 12302 Lot 1 of the redevelopment area as the Lakeland Mixed Residential Inclusionary 
LL-MRI) zoning district. The specific intent of this new zoning district is to provide a combination of housing types that are 
inclusionary, to implement Phase 2 of the Lakeland Complex redevelopment plan and to conform to the Housing Element and Fair 
Share Plan. 
 
Land Use Element Objectives: 
 Provide opportunities for infill development of uses that would provide a variety of inclusive housing opportunities for low and 

moderate income families.  
 
Implementation Recommendations 
 Amend the Land Use Ordinance to permit MRI-type uses in Block 12302, as described above. 
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 Provide private sector incentives, if necessary, for redevelopment of MRI-type uses on Block 12302.  
 
STATUTORY REQUIREMENTS  
 
1. Relationship to Definite Local Objectives:  
The purpose of the Phase 2 Redevelopment Plan is to address the Township’s and County’s Lakeland re-use objectives and other 
community development issues raised in Township’s master plan and Housing Element and Fair Share Plan. The Phase 2 
Redevelopment Plan, which focuses on redevelopment of the land in the northeast quadrant of the county property, is consistent with 
the Township’s Master Plan, Fair Share Plan, as well as County smart growth objectives.  

 
2. Proposed Land Uses and Building Requirements:  
The Phase 2 Redevelopment Plan identifies that the uses in Phase 2 shall be redeveloped to provide a mix of inclusionary housing 
opportunities that will include apartment, townhouse and single-family detached dwellings consistent with the Township’s Fair Share 
Plan. This would occur while preserving the much of the woodlands and wetlands that are located on the property. The Phase 2 
redevelopment plan would allow those permitted principal and accessory uses and structures, with the same densities and area, 
yard, height, building coverage and other general requirements, as describe on page 11 of this plan. Landscaping, buffering and 
other site improvement issues shall be addressed through the development review and approval process for individual 
redevelopment projects, in accordance with the Township’s Land Development Ordinance.  
 
These standards shall be used for the implementation of this Redevelopment Plan, and should be incorporated into the current 
Township Master Plan and Land Development Ordinance through their respective statutory amendment processes. Developments, 
including those requiring site plans and subdivisions, within the Redevelopment Area shall be governed by the respective Gloucester 
Township codes regarding such development. The land uses identified within this Redevelopment Plan shall be used as the 
Redevelopment Area’s land use plan, until the Land Development Ordinance is amended to correlate with the Redevelopment Plan. 
 
3. Identification of Properties to be Acquired:  
Implementation of this Lakeland Phase 2 Redevelopment Plan will not require the acquisition any property. The County owns the 
redevelopment area tract.   
 
4. Relocation Provisions 
Because no properties will be acquired, The Redevelopment Entity does not need to provide any opportunity of relocation within the 
Township limits to the fullest extent of the New Jersey Relocation Assistance Law (N.J.S.A. 52:31B-1 et seq.) and the New Jersey 
Relocation Assistance Act (N.J.S.A. 20:4-1 et seq.).  
 
5. Relationship to the Municipal Land Use Law: 
The Phase 2 Redevelopment Plan conforms to the general intent and scope of the Municipal Land Use Law. Redevelopment 
projects requiring site plan and subdivision approval by the Gloucester Township Planning Board or Zoning Board of Adjustment will 
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be submitted to the Planning Board for review and approval, in accordance with the New Jersey Local Redevelopment and Housing 
Law (N.J.S.A. 40A:12-1 et seq.). Those requiring County Planning Board approval will be submitted for their review and approval 
also.  
 
The land use and development standards provided in the Redevelopment Plan are designed to be primarily consistent with those in 
the current Township Land Development Ordinance, however, they have been modified to allow sufficient flexibility for successful 
redevelopment within the Phase 2 Study Area Redevelopment Area. In cases where there is a difference between the standards in 
the Land Development Ordinance and those in the Redevelopment Plan, the uses and standards specified in the Redevelopment 
Plan shall supercede those in the ordinance. Uses identified as restricted and prohibited in the Township of Gloucester shall be 
restricted and prohibited in the Redevelopment Area, as well. In essence and fact, the uses and standards provided in this 
Redevelopment Plan shall be considered a new zoning district, the Lakeland Redevelopment Phase 2 Zoning District.  
 
Expansion of pre-existing, non-conforming uses, and the structures in which they are located, is discouraged, as they are 
inconsistent with and detrimental to the land use policies in this Redevelopment Plan.   
 
6. Gloucester Township Master Plan: 
The Phase 2 Redevelopment Plan has been developed from and is consistent with the Gloucester Township Master Plan, as 
updated and amended It has been designed to implement its recommendations. 
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CONFORMANCE WITH OTHER PLANS 
The Phase 2 Redevelopment Plan is consistent with the Intent and Policy Objectives of the Suburban Planning Area (PA2) in the 
2001 State Development and Redevelopment Plan (SDRP), as well as the preliminary 2004 SDRP. The Lakeland Phase 2 
Redevelopment Plan supercedes the 1971 Camden County Future Land Use Plan, which indicates the area be dedicated for 
“services” commercial and industrial uses for this area. The County identified its Lakeland property for “services” thirty-three years 
ago to recognize its then existing institutional complex. The complex and the County’s institutional service delivery systems have 
changed markedly since that time, as indicated in the previously approved redevelopment needs study. The anticipated use has 
changed and the County no longer has a need for the subject area.   
 
 
REDEVELOPMENT ENTITY AND REDEVELOPER(S) 
The Governing Body of the Township of Gloucester shall designate a Redevelopment Entity to implement this Lakeland Phase 2 
Redevelopment Plan and undertake the redevelopment projects in the area designated by this plan as the Phase 2 Study Area 
Redevelopment Area. The Township anticipates that the Camden County Improvement Authority will be dedicated as the 
Redevelopment Entity.  
 
When necessary for the implementation of this plan, the designated Redevelopment Entity shall enter into a contract(s) with a 
Redeveloper(s) for any construction or other improvements forming part of this Redevelopment Plan. 
 
The Redeveloper shall agree to retain interest in the project until the completion of construction, development and/or improvements 
of the specific project. The Redeveloper shall agree not to lease, sell or transfer interest or any part thereof without written prior 
approval of the Redevelopment Entity.     
 
GENERAL PROVISIONS 
The following general provisions shall apply to this Redevelopment Plan: 
  

1. Land use provisions and building requirements for the Phase 2 Study Area Redevelopment Area are deemed necessary as 
minimum requirements in the interest of public health, safety and general welfare. They are intended to provide a frame of 
reference for physical development of the designated Redevelopment Area and as context for development in neighboring 
area. Developers and designated redevelopers (hereinafter Redevelopers) may be given flexibility in project planning and 
design, so long as building and other improvements reflect quality, permanence and physical integration through design 
elements and quality construction. The Township of Gloucester cannot anticipate every possible design or land use solution 
for the variety of issues involved in this Redevelopment Plan. Redevelopment proposals will be evaluated as to how they 
appropriately achieve the redevelopment goal and objectives of this plan, as outlined in this document 

 
2. The Redevelopment Entity and the Township of Gloucester Planning Board, and its respective advisory committees, 

specifically reserve the right to review and approve a Redeveloper’s plans, pro forma / marketing analyses, construction 
documents and specifications, and other development application submission materials that it may deem necessary to 
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determine a project’s conformance to the Redevelopment Plan. Such a review also shall be based on submissions to both 
agencies of a site context plan locating the proposed project in the Redevelopment Area; a site plan; and building elevations. 
All design changes must be approved by both agencies, or their designees, prior to their execution. 

 
3. As part of the final site plan approval process, the Planning Board may require a redeveloper to furnish performance 

guarantees pursuant to N.J.S.A. 40:55D-53. Such performance guarantees shall be approved by the Township Engineer and 
Township Attorney. The amount of such performance guarantees shall be determined by the Township Engineer and shall be 
sufficient to assure completion of improvements within two years of final site plan approval. 

 
4. Interim uses, such as surface parking lots, may be established, subject to finding by the Planning Board that such uses will 

not have an adverse effect upon existing or contemplated development during the interim use. The Planning Board will 
determine a time during which the interim use will be permitted. No interim use approval shall be granted for more than two 
years; extensions may be granted at the Planning Board’s discretion for a maximum of two additional two-year periods. 

 
5. Subdivision of lots and tax parcels within the Redevelopment Area shall be in accordance with the requirements of this plan 

and the Township’s Subdivision Ordinance. Subdivisions or combinations of parcels that conflict with the proposed rights-of-
way in the Redevelopment Plan’s circulation element shall not be approved. 

 
6. Redevelopers shall comply with the requirements of the Local Redevelopment and Housing Law (N.J.S.A. 40A:12A-1 et 

seq.). 
 
7. No building shall be constructed over a right-of-way or utility easement in the Redevelopment Area without prior written 

approval of the Redevelopment Entity and the Township’s Public Works and Code Enforcement offices. 
 
8. Utility easements, when necessary, shall be provided by Redevelopers and approved by the Township’s Public Works and 

Code Enforcement offices. Such easements shall be provided within seven working days after completion of project 
construction. 

 
9. Any plans or plats approved by the Township of Gloucester, or its agencies and subsidiaries, prior to the adoption of this 

Redevelopment Plan shall not be subject to the requirements of this plan.  
 
10. The Redevelopment Entity will agree to ensure compliance with Title VI of the Civil Rights Act of 1964, and Title VII as 

amended in March 1972, and with all the affirmative action requirements of the State of New Jersey, including those required 
by P.L. 1975 and other regulations issued by the State of New Jersey and the Township of Gloucester.  
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PUBLIC IMPROVEMENTS 
Existing water, sewer and roadway facilities serving the Phase 2 Study Area Redevelopment Area will require upgrading to meet 
future needs. Such improvements, e.g., any future widening of or sidewalks along Barnsboro-Salina Road (Route 748) and 
Blackwood-Mount Pleasant Road (Route 749), should be provided by the redeveloper as part of the development review process. 
Redevelopers will be required to participate in on-site and off-tract infrastructure improvements for the Redevelopment Area, in 
proportion to the size of their projects. Additional water, sanitary sewer, and storm sewer planning issues will be addressed as part of 
a future Lakeland master plan process.  
 
 
TYPES OF PROPOSED REDEVELOPMENT ACTIONS 
Upon adoption of the Phase 2 Redevelopment Plan, the Redevelopment Entity may proceed with the clearance, re-planning, 
development and redevelopment of the areas delineated in the plan. In order to undertake and effectuate the purposes of the 
Municipal Redevelopment and Housing Law and the Township Master Plan, the Redevelopment Entity may: 
 

1. Undertake redevelopment projects, and for this purpose, issue bonds in accordance with provisions of Section 29 of P.L. 
1992, C.29; 

 
2. Form public-private partnerships for development of the Redevelopment Area; 
 
3. Provide for public improvements necessary to support redevelopment; 
 
4. Select Redevelopers to implement all or part of the projects for this Redevelopment Area, in accordance with this 

Redevelopment Plan and all applicable local, state and federal requirements; 
 
5. Enter upon any buildings or property in the Redevelopment Area to conduct investigations or make surveys, soundings or test 

borings necessary to carry out the purposes of this plan; 
 
6. Acquire by condemnation any land or building which is necessary for a redevelopment project, pursuant to the provisions of 

the Eminent Domain Act of 1971 (N.J.S.A. 20-3-1 et seq.); 
 
7. Clear any owned or acquired area, and install, construct or reconstruct streets, facilities, utilities and site improvements 

essential to the preparation of sites for use in accordance with the Redevelopment Plan; 
 
8. Prepare, or arrange by contract, for the provision of professional services and the preparation of plans by registered 

architects and landscape architects, licensed professional engineers or planners, or other consultants, to carry out 
redevelopment projects; 
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9. Arrange, or contract with public agencies or Redevelopers, for re-planning, construction or undertaking of any project or 
redevelopment work, or any part thereof; 

 
10. Negotiate and collect revenue from a Redeveloper to defray the costs of the Redevelopment Entity, including where 

applicable the costs incurred with bonds, notes or other obligations issued by the Redevelopment Entity, and to secure 
payment of such revenue as part of any such arrangement or contract; 

 
11. Provide for extension of credit or making of loans to Redevelopers to finance any project or redevelopment work, or upon 

finding that the project or redevelopment work would not be undertaken but for the provision of financial assistance, provide 
as part of an arrangement or contract for capital grants to Redevelopers; 

 
12. Arrange or contract with public agencies or Redevelopers, for the opening, grading or closing of streets, roads, roadways, 

alleys or other such place, or for the furnishing of facilities or for the acquisition by such agency of property options or 
property rights, or for furnishing of property or services in connection with this Redevelopment Plan; 

 
13. Lease or convey property or improvements to any other party, without public bidding, and at such prices and upon such terms 

as it deems reasonable, provided that the lease of conveyance is made in conjunction with this Redevelopment Plan, 
notwithstanding the provisions of any law, rule or regulation to the contrary; 

 
14. Arrange or contract with a public agency for relocation of residents or commerce displaced from or within the Redevelopment 

Area, pursuant to the Relocation Assistance Laws of 1967 (N.J.S.A. 52:31B-1 et seq.) and the Relocation Assistance Law of 
1971 (N.J.S.A. 20:4-1 et seq.); 

 
15. Make, consistent with this Redevelopment Plan, plans for carrying out a program of voluntary repair and rehabilitation of 

buildings and improvements; and plans for the enforcement of laws, codes and regulations relating to the use and occupancy 
of buildings and improvements, and the compulsory repair, rehabilitation, demolition or removal of buildings and 
improvements; 

 
16. Publish and disseminate information concerning the Redevelopment Plan or any area or project noted within; 
 
17. Improve vehicular and pedestrian circulation in the Redevelopment Area through roadway design and redesign, improved 

signal timing, signage and paving; 
 
18. Improve the infrastructure and streetscape within the Redevelopment Area and on adjacent streets as redevelopment takes 

place; 
 
19. Improve the condition of public park, trails and other spaces recreational purposes; 
 



LAKELAND COMPLEX PHASE 2 (BLOCK 12302, Lot 1) 
REDEVELOPMENT PLAN 

  11 

20. Demolish acquired vacant structures that cannot be cost-effectively rehabilitated; 
 

21. Develop and adopt design guidelines and a design review process that will govern all new development within the 
Redevelopment Area. 

 
 
TIME LIMITS 
Redevelopers of specific projects within the Phase 2 Study Area Redevelopment Area shall begin the development of land and 
construction of improvements within a reasonable period of time to be determined in a contract between the Redevelopment Entity 
and its designated Redevelopers (N.J.S.A. 40A:12A-8(f)). 

 
PROCEDURES FOR AMENDMENTS 
The Phase 2 Redevelopment Plan may be amended from time to time upon compliance with the appropriate sections of the Local 
Redevelopment and Housing Law (N.J.S.A. 40A-7). It is anticipated that this plan may be amended upon completion of Camden 
County’s future Facilities Master Plan for the Lakeland Complex. 

 
SUPERCEDENCE, REPEAL AND SEVERABILITY 
All ordinances or parts of ordinances inconsistent with the Phase 2 Redevelopment Plan are hereby repealed to the extent of such 
inconsistency only. 
 
If any standards, control, objectives, land uses, permitted uses, and other restrictions and requirements called for in this 
Redevelopment Plan differ in content from provisions set forth in the Township of Gloucester Land Development Ordinance or other 
land development regulations, the provisions in this Redevelopment Plan, unless otherwise specified, shall prevail. 
 
If any provision or regulation of this Redevelopment Plan shall be judged invalid by court or competent jurisdiction, such order or 
judgment shall not affect or invalidate the remainder of the Redevelopment Plan and the governing body’s redevelopment ordinance, 
which are hereby declared severable and shall remain in full force and effect. 
 
MULTI-FAMILY MID-RISE DESIGN STANDARDS  
All Phase 2 redevelopment area multi-family mid-rise residential developments shall comply with the following 
requirements:  
 
1. The maximum tract size for mid-rise residential developments shall be 20 acres. 

 
2. Gross density shall not exceed 25 dwelling units per acre. 20% Affordable housing set aside is required.  
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3. The maximum building height of a principal building shall be 6 stories and the minimum height shall be 3 stories, 
exclusive of elevator towers.  
 

4. The minimum required front and side yard building setbacks of the mid-rise structure shall be 30 feet and shall be 
increased 10 feet for each additional story above 3 stories. In no case shall the minimum side or rear yard be less than 
60 feet.  
 

5. No mid-rise structure shall be closer than 120 feet to another mid-rise structure.  
 

6. A maximum 65% of the total area of a mid-rise residential development may be covered by structures, paving, and/or 
any impervious surfaces.  
 

7. At least 20% of the tract shall be common open space. The use of the common open space shall be limited to active 
and passive recreation or the preservation of natural vegetation and wildlife habitats. Open space adjacent to the 
structure shall be graded and seeded to provide a thick strand of grass or other ground cover material. All such 
landscaping and the provision of trees and shrubs shall comply with the standards set forth in this chapter. The 
Planning Board, in reviewing plans, shall determine that the landscaping plan is designed to optimize solar access and 
protect buildings from prevailing winter winds.  
 

8. The maximum number of parking stalls per unit shall be in accordance with the New Jersey Residential Site 
Improvement Standards.   
 

9. Parking may be permitted on the ground floor or below ground, provided it shall not be more than two levels below 
ground, and provided that, except for necessary driveways, no accessory parking garage or area shall be visible from 
any public street or road.  
 

10. Buildings shall be located to front toward and relate to either a public street or public open space, both functionally and 
visually. 
 

11. The siting of the building upon the tract shall be determined to afford maximum solar gain and minimum effects from 
prevailing winter winds and to assure that the siting does not result in the excessive blockage of solar access for 
adjoining properties and structures.  
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12. All mid-rise structures shall incorporate energy conservation techniques and the utilization of alternative sources of 
energy to the maximum extent practical. The applicant shall submit an Energy Conservation Analysis and Report to the 
Planning Board for its review at the time of submitting the original application.  
 

13. Service areas, loading docks, solid waste and recycling facilities and other service areas shall be placed to the rear or 
side of buildings in visually unobtrusive locations. All trash, garbage and recycling disposal facilities shall be properly 
screened by enclosures or buffering composed of suitable fencing, masonry walls or shrubbery at least six feet in 
height around the perimeter of the facilities. Fencing and walls shall not be more than 50% opaque on the vertical 
surfaces.  
 

14. All air conditioning units, HVAC systems, exhaust pipes or stacks, elevator housing and satellite dishes and other 
telecommunications receiving devices shall be screened from view from the ground level of the public rights-of-way 
and adjacent properties, by using walls, fencing, roof elements, parapet walls, architectural enclosures, penthouse-
type screening devices or landscaping. 
 

15. All mid-rise structures shall include at least 1 elevator.  
 

16. Provisions shall be made in any mid-rise structure to provide access for the handicapped residents.  
 

17. Washing and drying facilities shall be provided within the multi-family principal structure in an amount equal to or 
greater than one washer and one dryer for each floor contained therein. All such facilities shall be placed in convenient 
locations for the use of the occupants.  
 

18. All mid-rise structures shall be equipped with security systems designed to prevent unwanted or unauthorized intrusion 
of the building, unless 24 hours doorman services is to be provided. The security system shall permit two-way 
communication between each apartment unit and the entrance area to provide residents with a means of identifying 
persons wishing to gain admittance.  
 

19. Any mid-rise residential development shall provide community areas and recreational facilities to meet the social 
service needs of the residents within the development. The design and maintenance of any community areas and 
recreational facilities shall be the responsibility of the developer.  
 

20. Pedestrian walks shall be provided wherever normal pedestrian traffic will occur. Pedestrian walks shall be hard-
surfaced in accordance with the controlling specifications and standards.  
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21. There shall be a minimum storage area in each building for bicycles, carriages, furniture, and similar incidental 
equipment of items, equal to 70 square feet in area by a minimum of seven feet in height per multifamily apartment 
unit.  
 

22. All installations of utilities shall be underground and all residential developments shall have public sewerage facilities 
and water supply available prior to development or made available by the developer.  
 

23. All developments shall provide sufficient illumination of the streets, roads, access drives, parking areas, dwelling 
entrances and pedestrian walks. The site lighting plan shall be subject to the review and approval of the Planning 
Board.  
 

24. Buildings and structures (including infrastructure) shall be designed to relate to the human scale, using modular 
elements (such as doors and windows), facade treatments and design details to display a variety of sizes, from large to 
small. 

 
TOWNHOUSE DESIGN STANDARDS  
All Phase 2 redevelopment area townhouse residential developments shall comply with the following requirements:  
 
1. The maximum tract size for townhouse residential developments shall be 48 acres. 

 
2. Gross density shall not exceed 8 dwelling units per acre. 20% Affordable housing set aside is required.  

 
3. The maximum building height of a principal building shall be 3 stories and the minimum height shall be 2 stories.  

 
4. The minimum required front and side yard building setbacks of the townhouse structure shall be 30 feet. In no case 

shall the minimum side or rear yard be less than 60 feet.  
 

5. No townhouse structure shall be closer than 120 feet to another mid-rise structure.  
 

6. The maximum number of townhouses shall be 8 and the minimum shall be 4 townhouses linked together.  
 

7. A maximum 65% of the total area of a townhouse residential development may be covered by structures, paving, 
and/or any impervious surfaces.  
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8. At least 20% of the tract shall be common open space. The use of the common open space shall be limited to active 
and passive recreation or the preservation of natural vegetation and wildlife habitats. Open space adjacent to the 
structure shall be graded and seeded to provide a thick strand of grass or other ground cover material. All such 
landscaping and the provision of trees and shrubs shall comply with the standards set forth in this chapter. The 
Planning Board, in reviewing plans, shall determine that the landscaping plan is designed to optimize solar access and 
protect buildings from prevailing winter winds.  
 

9. The maximum number of parking stalls per unit shall be in accordance with the New Jersey Residential Site 
Improvement Standards.   

 
10. Buildings shall be located to front toward and relate to either a public street or public open space, both functionally and 

visually. 
 

11. The siting of the building upon the tract shall be determined to afford maximum solar gain and minimum effects from 
prevailing winter winds and to assure that the siting does not result in the excessive blockage of solar access for 
adjoining properties and structures.  
 

12. All structures shall incorporate energy conservation techniques and the utilization of alternative sources of energy to 
the maximum extent practical. The applicant shall submit an Energy Conservation Analysis and Report to the Planning 
Board for its review at the time of submitting the original application.  
 

13. Solid waste and recycling facilities and other service areas shall be placed to the rear or side of buildings in visually 
unobtrusive locations. All trash, garbage and recycling disposal facilities shall be properly screened by enclosures or 
buffering composed of suitable fencing, masonry walls or shrubbery at least six feet in height around the perimeter of 
the facilities. Fencing and walls shall not be more than 50% opaque on the vertical surfaces.  
 

14. All air conditioning units, HVAC systems, exhaust pipes or stacks, elevator housing and satellite dishes and other 
telecommunications receiving devices shall be screened from view from the ground level of the public rights-of-way 
and adjacent properties, by using walls, fencing, roof elements, parapet walls, architectural enclosures, penthouse-
type screening devices or landscaping. 

 
15. Any townhouse residential development shall provide community areas and recreational facilities to meet the social 

service needs of the residents within the development. The design and maintenance of any community areas and 
recreational facilities shall be the responsibility of the developer.  
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16. Pedestrian walks shall be provided wherever normal pedestrian traffic will occur. Pedestrian walks shall be hard-
surfaced in accordance with the controlling specifications and standards.  

 
17. All installations of utilities shall be underground and all residential developments shall have public sewerage facilities 

and water supply available prior to development or made available by the developer.  
 

18. All developments shall provide sufficient illumination of the streets, roads, access drives, parking areas, dwelling 
entrances and pedestrian walks. The site lighting plan shall be subject to the review and approval of the Planning 
Board.  
 

19. Buildings and structures (including infrastructure) shall be designed to relate to the human scale, using modular 
elements (such as doors and windows), facade treatments and design details to display a variety of sizes, from large to 
small.  
 

SINGLE FAMILY RESIDENTIAL DWELLING DESIGN STANDARDS  
All Phase 2 redevelopment area single family detached residential developments shall comply with the following 
requirements:  
 
1. The maximum tract size for single family detached residential developments shall be 25 acres. 

 
2. Gross density shall not exceed 4 dwelling units per acre. No Affordable housing set aside is required; however, the 

Affordable Housing Development Fee in accordance with Township Code will be required.   
 

3. The maximum building height of a principal building shall be 3 stories.  
 

4. The minimum required front and rear yard set back shall be 30 feet. Side yard building setbacks shall be 10 feet, 30 
feet aggregate.   
 

5. A maximum 65% of the total area of a single family lot may be covered by structures, paving, and/or any impervious 
surfaces.  

 
6. The maximum number of parking per unit shall be in accordance with the New Jersey Residential Site Improvement 

Standards.   
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