




















































 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       February 22, 2016 

 

Troy Paionk 

Clean Energy 

4675 MacArthur Court, Suite 800 

Newport Beach, CA 92660 

 

Application No.: 1981-0837.028 

 

Location:  Block 123, Lot 1 

   Borough of Woodbine 

 

This application proposes construction of a compressed natural gas vehicle fueling facility located on a 

0.61 acre portion of the above referenced 219 acre lot in the Borough of Woodbine.  The Cape May 

County Landfill is located on the lot.  The proposed fueling facility will be serviced by an existing 

natural gas main located within the Dennisville-Petersburg road right-of-way.  

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

Pinelands Comprehensive Management Plan (CMP). The following reviews the CMP standards that are 

relevant to this application:  

 

Land Use (N.J.A.C. 7:50-5.27(a)) 

 

The proposed development is located in the Pinelands Town of Woodbine.  The proposed development 

is a permitted land use in a Pinelands Town. 

 

Vegetation Management Standards (N.J.A.C. 7:50-6.23 & 6.26) 

 

The proposed development will be located within a wooded area.  The proposed development will 

disturb approximately 0.61 acres of wooded lands.  The proposed clearing and soil disturbance is limited 

to that which is necessary to accommodate the proposed development. 

 

The Landscaping and Revegetation guidelines of the CMP recommend the use of grasses that are 

tolerant of droughty, nutrient poor conditions.  To stabilize disturbed areas, the applicant proposes to 

utilize grass species which meet that recommendation. 
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Threatened and Endangered Species Standards (N.J.A.C. 7:50-6.33) 

 

On May 22, 2009, the Commission approved an application for a 74 acre expansion of the existing Cape 

May County Landfill (App. No. 1981-0837.024).  To avoid irreversible adverse impacts on habitat 

critical to the survival of a local population of Red-headed woodpeckers located on the lot, the Cape 

May County Municipal Utilities Authority (CMCMUA) deed restricted eleven acres of critical Red-

headed woodpecker habitat on the lot. The deed restriction prohibits future development or disturbance 

of the concerned eleven acres.   

 

A disagreement exists between the CMCMUA staff and the Commission staff regarding whether a 200 

foot wide undisturbed wooded habitat area (“additional habitat”) around the perimeter of the eastern 

portion of the lot was also required to be protected for Red-headed woodpecker habitat as part of the 

Commission’s approval of App. No. 1981-0837.024. The 200 foot wide additional habitat area contains 

approximately 35 acres.  

 

The proposed natural gas fueling station will disturbed 0.61 acres within the 200 foot wide additional 

habitat area. It is the Commission staff’s position that the 200 foot wide additional habitat area was 

required to be protected. It is the CMCMUA staff’s position that the 200 foot wide additional habitat 

area was not required to be protected.    

 

The CMCMUA is proposing to preserve certain other Red-headed woodpecker habitat on the parcel to 

offset for the development proposed in the current application within the 200 foot wide additional 

habitat area. It is clearly understood by both the CMCMUA staff and the Commission staff that the 

CMCMUA proposal to offset the concerned Red-headed woodpecker habitat is not an admission or 

agreement by either the CMCMUA or the Pinelands Commission as to the respective positions of either 

agency regarding the need to protect the 200 foot wide additional habitat area. Any future application to 

the Commission proposing to disturb the 200 foot wide additional habitat area must resolve this issue.              

 

To offset for the loss of 0.61 acres of additional habitat area, the applicant proposes to increase the width 

of wooded areas previously proposed for protection along both sides of an existing utility corridor on the 

lot. Specifically, the applicant proposes to protect an additional 0.62 acres of wooded land located along 

both sides of the existing utility corridor. The utility corridor is located in proximity to both the deed 

restricted eleven acres and the 200 foot additional habitat area. During the threatened and endangered 

species study for App. No. 1981-0837.024, Red-headed woodpeckers were observed utilizing the 

concerned utility corridor.   

 

The applicant has demonstrated that the proposed development is consistent with the CMP threatened 

and endangered species protection standards. 

 

Stormwater Management Standards (N.J.A.C. 7:50-6.84(a)6) 

 

The applicant has demonstrated that the proposed development is consistent with the stormwater 

management standards contained in the CMP. To meet the stormwater management standards, the 

applicant will be constructing three stormwater infiltration basins. 

 

PUBLIC COMMENT 
 

The applicant has provided the requisite public notices. Notice to required land owners within 200 feet 

of the above referenced lot was completed on July 10, 2015. Newspaper public notice was completed on 
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July 9, 2015. The application was designated as complete on the Commission’s website on January 11, 

2016. The Commission’s public comment period closed on February 12, 2016. The Commission 

received two written public comments (enclosed) regarding this application.  

 

Public Comment One: The first public commenter expressed concern over the danger that the 

proposed fueling facility may pose.       

 

Staff Response: The staff appreciates the concern of the commenter. The Pinelands 

Comprehensive Management Plan does not contain regulations that 

address the commenter’s concern. The Commission staff encourages the 

commenter to attend any necessary municipal site plan approval public 

hearing to express their concerns.     

 

Public Comment Two:  The second public commenter expressed their support for the project and 

that the proposed development is complimentary to the CMP.        

 

Staff Response:  The staff appreciates the commenter’s interest in the Pinelands and agrees 

that the proposed development is consistent with the standards of the 

CMP.       

 

CONDITIONS 

 

1. Except as modified by the below conditions, the proposed development shall adhere to 

the plan, consisting of nine sheets, prepared by GreenBergFarrow and dated as follows: 

 

Sheets 1 & 3-9 - February 12, 2014; revised to November 30, 2015 

Sheet 2 - July 18, 2014 

2. Disposal of any construction debris or excess fill may only occur at an appropriately 

licensed facility. 

3. Any proposed revegetation shall adhere to the "Vegetation" standards of the CMP.  

Where appropriate, the applicant is encouraged to utilize the following Pinelands native 

grasses for revegetation: Switch grass, Little bluestem and Broom-sedge. 

4. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

CONCLUSION 

 

As the proposed development conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing. Any such appeal must be made in writing to the Commission within 

eighteen days of the date of the Executive Director’s determination and must include the following 

information: 

 

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 
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PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       February 19, 2016 

 

Stephen Mazur 

South Jersey Transportation Authority 

P.O. Box 351 

Hammonton, NJ 08037 

 

Application No.: 1983-5837.059 

 

Location:  Block 516, Lot 13.01 

   Galloway Township 

Block 101, Lot 9 

   Egg Harbor Township 

    

 

This application proposes 15 feet of widening to an existing aircraft taxiway at the Atlantic City 

International Airport located on the above referenced 3,212.16 acre parcel in Galloway and Egg Harbor 

Townships.   

 

This application proposes to widen 5,450 linear feet of “Taxiway A” by 7.5 feet on each side of the 

existing taxiway to conform to current Federal Aviation Authority standards.  In addition, an abandoned 

324 foot long taxiway identified as “Taxiway F” will be reduced in paved width from 50 feet to 25 feet 

and utilized as an emergency vehicle route.   

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

Pinelands Comprehensive Management Plan (CMP). The following reviews the CMP standards that are 

relevant to this application:  

 

Land Use (N.J.A.C. 7:50-5.29(a)) 

 

The project is located in a Pinelands Military and Federal Installation Area. The proposed development 

will be located in the Pinelands Protection Area. No development is proposed in the Preservation Area 

District or a Pinelands Forest Area. The proposed development is a permitted land use in a Pinelands 

Military and Federal Installation Area. 
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Wetlands Protection Standards  (N.J.A.C. 7:50-6.13) 

 

There are wetlands located on the above referenced parcel. An approximately 600 linear foot section of 

the proposed paved taxiway will be located 7.5 feet closer to wetlands than the existing taxiway. This 

section of the proposed widened taxiway will be located approximately 140 feet from wetlands. The 600 

linear foot section of taxiway will be located in the required buffer to wetlands.    

 

The CMP permits linear improvements, such as an aircraft taxiway, in the required buffer to wetlands 

provided the applicant demonstrates that certain conditions are met.  The applicant has demonstrated 

that there is no feasible alternative for the proposed taxiway that does not involve development in 

wetland buffers or that will result in a less significant adverse impact to the wetland buffers.  In addition, 

the proposed development will not result in a substantial impairment of the resources of the Pinelands.  

With the conditions below, all practical measures are being taken to mitigate the impact on the wetland 

buffers. The applicant has represented that the FAA requires the proposed widening to conform to 

current standards. The applicant has demonstrated that the need for the proposed development overrides 

the importance of protecting the wetland buffers. 

 

Vegetation Management Standards (N.J.A.C. 7:50-6.23 & 6.26) 

 

The proposed development will be located within existing paved and grassed areas.  The proposed 

clearing and soil disturbance is limited to that which is necessary to accommodate the proposed 

development. 

 

The Landscaping and Revegetation guidelines of the CMP recommend the use of grasses that are 

tolerant of droughty, nutrient poor conditions.  To stabilize disturbed areas, the applicant proposes to 

utilize a seed mixture which meets that recommendation. 

 

Threatened and Endangered Species Standards (N.J.A.C. 7:50-6.33) 

 

Local populations of Upland sandpiper and Grasshopper sparrow have been documented at the Atlantic 

City International Airport. The two concerned bird species typically arrive at the airport in mid-April to 

early May and proceed to nest and rear broods through July 31.  Upland sandpiper nest in extensive, 

open tracts of grassland habitat containing a mixture of short grass areas for feeding and courtship 

interspersed with taller grasses for nesting and brood cover.  Grasshopper sparrow nesting habitat 

consists of mixed grass and old-field communities dominated by clump grasses interspersed by areas of 

bare ground.     

 

From April 15 through August 15 of each year, the airport performs seasonal short grass mowing within 

30 feet of the existing taxiway to discourage the Upland sandpiper and Grasshopper sparrow from 

nesting in the aircraft movement area. This mowing regime maintains the grass at a height of five inches 

or less. The proposed paving of 7.5 feet on each side of the existing taxiway will result in the 

elimination of 2.6 acres of short grasses and 0.10 acres of tall grasses.  

 

Revisions to the 30 foot wide mowing regime required by the proposed taxiway widening will result in 

the conversion of 1.2 acres of tall grass to short grass. 

 

The short and tall grass communities located adjacent to the taxiway have been previously surveyed and 

are generally considered low quality nesting habitat for Upland sandpiper and Grasshopper sparrow due 

to a number of factors including the mowing regime that results in a lack of nesting features described 
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above. These grass communities immediately adjacent to the taxiway may be used by Upland sandpiper 

and Grasshopper sparrow for foraging by adults and fledgling young.   

 

The applicant proposes to install fencing around the project area, including the area subject of the 

revised 30 foot wide mowing regime. Prior to the start of any development, all grasses within the project 

area will be mowed and maintained at a height of five inches or less between April 1st and September 

30th of any year in which proposed development will occur. This mowing regime will discourage 

Upland sandpiper and Grasshopper sparrow from nesting within the project area. 

 

Based on the proposed plan and with the conditions recommended below, the proposed development has 

been designed to avoid irreversible adverse impacts that are critical to the survival of local populations 

of Upland sandpiper and Grasshopper sparrow.        

 

Stormwater Management Standards (N.J.A.C.7:50-6.84(a)6) 

 

On August 11, 2000, the Commission approved an application for the rehabilitation of an existing 

runway at the Atlantic City International Airport (App. No. 1983-5837.024).  That application proposed 

the removal of 33.47 acres of pavement from existing runways and abandoned taxiways and the 

revegetation of those areas.  The current application proposes a total of 2.4 acres of new impervious 

surfaces within the same drainage areas where the applicant removed the concerned 33.47 acres of 

pavement.  There will be no increase in the volume and rate of stormwater runoff from the project area 

after development than occurred prior to the removal of the 33.47 acres of pavement.  The applicant has 

demonstrated that the proposed development is consistent with the CMP stormwater management 

standards.  

 

PUBLIC COMMENT 
 

The applicant has provided the requisite public notices. Newspaper public notice was completed on 

August 2, 2015. The application was designated as complete on the Commission’s website on January 

11, 2016. The Commission’s public comment period closed on February 12, 2016. The Commission 

received one oral public comment regarding this application. 

 

Public Comment: The commenter indicated that an existing Memorandum of Agreement (MOA) 

between the South Jersey Transportation Authority (SJTA) and the Pinelands 

Commission required the establishment of a Grassland Advisory Committee for 

the Atlantic City Airport and required regular meetings of that Committee.  The 

commenter further indicated that the Advisory Committee has not met in years, 

questioned whether the Grassland Conservation and Management Area required 

in the MOA has been established and whether the development proposed in this 

application is subject of the concerned MOA. 

 

Staff Response: The development proposed in this application is not subject of the MOA. The 

concerned MOA only addresses development of certain projects specifically 

identified in the MOA as “Short Term Development Projects.” The MOA 

required a Grassland Conservation and Management Area for the creation and 

enhancement of grassland habitat to compensate for the loss of critical habitat 

resulting from the “Short Term Development Projects.” The MOA also provided 

for the establishment of a Grassland Advisory Committee. The purpose of the 

Grassland Advisory Committee is to provide guidance on all grassland 
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management activities proposed within the Grassland Conservation and 

Management Area. The MOA provides that the SJTA is the responsible entity for 

administering the Grassland Advisory Committee. The Commission staff agrees 

that the Grassland Advisory Committee has not recently met. The Commission 

staff will contact the SJTA regarding the scheduling of a meeting of the Grassland 

Advisory Committee.   

 

CONDITIONS 

 

1. Except as modified by the below conditions, the proposed development shall adhere to 

the plan, consisting of 105 sheets, prepared by AECOM and dated as follows: 

 

Sheet 1 - May 20, 2015 

Sheets 2-105 - June 23, 2015 

 

2. Disposal of any construction debris or excess fill may only occur at an appropriately 

licensed facility. 

3. Any proposed revegetation shall adhere to the "Vegetation" standards of the CMP.  

Where appropriate, the applicant is encouraged to utilize the following Pinelands native 

grasses for revegetation: Switch grass, Little bluestem and Broom-sedge. 

4. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

5. The applicant shall maintain all grasslands within the project area at a height of five 

inches or less between April 1st and September 30th of any year in which the proposed 

development will occur. 

6. Prior to development, the applicant shall install fencing along the boundary of the project 

area and shall maintain the fencing until all development has been completed and the area 

has been stabilized.  

7. Appropriate measures shall be taken during construction to preclude sediment from 

entering wetlands and shall be maintained in place until all development has been 

completed and the area has been stabilized. 

CONCLUSION 

 

As the proposed development conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing. Any such appeal must be made in writing to the Commission within 

eighteen days of the date of the Executive Director’s determination and must include the following 

information: 

 

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 

 





 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       February 22, 2016 

 

Helen Payne, Superintendent 

North Hanover Township School District 

331 Monmouth Road 

Wrightstown, NJ 08562 

 

Application No.: 1991-0820.103 

 

Location:  Block 802, Lot 2 

   North Hanover Township 

 

This application proposes demolition of three schools, 50 years old or older and the construction of a 

134,506 square foot school served by public sanitary sewer located on the above referenced 193.57 acre 

parcel. The parcel is located on Joint Base McGuire-Dix-Lakehurst in North Hanover Township. The 

three concerned schools are named Atlantis, Discovery and Columbia.    

 

STANDARDS 

 

The Commission staff has reviewed the proposed development for consistency with all standards of the 

Pinelands Comprehensive Management Plan (CMP). The following reviews the CMP standards that are 

relevant to this application:  

 

Land Use (N.J.A.C. 7:50-5.29 (a)) 

 

The proposed development is located in a Pinelands Military and Federal Installation Area. The 

proposed development will be located in the Pinelands Protection Area portion of the Military and 

Federal Installation Area. No development is proposed in the Pinelands Preservation Area District or a    

Pinelands Forest Area. The proposed development is a permitted land use in a Pinelands Military and 

Federal Installation Area.   

 

Wetlands Standards (N.J.A.C. 7:50-6.14)   

 

The area of the parcel where the three existing schools are located is surrounded by a wetlands complex 

associated with a stream known as the North Run. The three existing schools and development 

associated with the existing schools are maintaining a variable buffer to wetlands ranging from 0 feet to 

approximately 150 feet.  The proposed development will maintain a variable buffer to wetlands ranging 

from 0 feet to approximately 150 feet. 
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The CMP (N.J.A.C. 7:50-5.29(a)4) requires that any development associated with the function of a 

Military and Federal Installation Area must be substantially consistent with the CMP wetlands 

protection standards. The proposed development is substantially consistent with the CMP wetlands 

protection standards.     

 

Vegetation Management Standards (N.J.A.C. 7:50-6.23 & 6.26) 

 

The proposed development will be located within a forested area and grassed areas. The proposed soil 

disturbance is limited to that which is necessary to accommodate the proposed development. 

 

The Landscaping and Revegetation guidelines of the CMP recommend the use of grasses that are 

tolerant of droughty, nutrient poor conditions. The grasses proposed for the demolished Atlantis School 

and Discovery School sites meet this recommendation. The applicant proposes to utilize other grasses 

for maintained lawn areas at the redeveloped Columbia school site.       

 

Stormwater Management Standards (N.J.A.C. 7:50-6.84(a)6)  

 

To meet the stormwater management standards, the application proposes one stormwater infiltration 

basin on the parcel.    

 

The CMP (N.J.A.C. 7:50-5.29(a)4) requires that any development associated with the function of a 

Military and Federal Installation Area must be substantially consistent with the CMP stormwater 

management standards. The proposed development is substantially consistent with the CMP stormwater 

management standards.      

 

Cultural Resource Standards (N.J.A.C. 7:50-6.151) 

 

Based on a review of information available to the Commission staff, it was determined that a cultural 

resource survey was not required for the proposed demolition. 

 

PUBLIC COMMENT 
 

The applicant has provided the requisite public notices. Newspaper public notice was completed on 

January 13, 2016. Notice to required land owners within 200 feet of the above referenced development 

was completed on January 25, 2016. The application was designated as complete on the Commission’s 

website on February 2, 2016. The Commission’s public comment period closed on February 12, 2016. 

No public comment was submitted to the Commission regarding this application.  

 

CONDITIONS 

 

1. For the proposed new school and demolition of Columbia School: Except as modified by 

the below conditions, the proposed development shall adhere to the "New Pre-K to 4th 

Grade School" plan, consisting of 19 sheets, prepared by Pennoni Associates and dated as 

follows: 
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Sheets 1, 3-7, 11-12, 14, 18-19 - dated 10/16/2015; last revised 2/19/2016 

Sheets 2, 8-10, 13, 15-16 - dated 10/16/2015; last revised 2/11/2016 

Sheet 17 - dated 10/16/2015 

 

For the proposed event parking area and demolition of Discovery School: Except as 

modified by the below conditions, the proposed development shall adhere to the 

"Discovery School" plan, consisting of 6 sheets, prepared by Pennoni Associates and 

dated as follows: 

 

Sheets 1, 5 - dated 10/16/2015; last revised 2/11/2016 

Sheets 2, 3, 6 - dated 10/16/2015; last revised 2/19/2015 

Sheet 4 - dated 10/16/2015 

 

For the proposed demolition of Atlantis School: Except as modified by the below 

conditions, the proposed development shall adhere to the "Atlantis School" plan, 

consisting of 5 sheets, prepared by Pennoni Associates and dated as follows: 

 

Sheets 1, 4 - dated 10/16/2015; last revised 2/11/2016 

Sheets 2, 5 - dated 10/16/2015; last revised 2/19/2016 

Sheet 3 - dated 10/16/2015  

2. Disposal of any construction debris or excess fill may only occur at an appropriately 

licensed facility. 

3. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

4. Appropriate measures shall be taken during construction to preclude sedimentation from 

entering wetlands and shall be maintained in place until all development has been 

completed and the area has been stabilized. 

5. All development, including clearing and land disturbance, shall be located outside of 

wetlands and required wetland buffers as depicted on the above referenced plans. 

6. Any proposed revegetation shall adhere to the "Vegetation" standards of the CMP.  Any 

areas on the Discovery and Atlantis School sites proposed for demolition that are not to 

be redeveloped must be restored to a native Pinelands grassland consisting of the 

following native Pinelands grass species: Switch grass, Little bluestem and Broom-sedge.  

These areas shall be allowed to revegetate to Pinelands grassland and no mowing of these 

areas shall occur. 

CONCLUSION 

 

As the proposed development conforms to the standards set forth in N.J.A.C. 7:50-4.57, it is 

recommended that the Pinelands Commission APPROVE the proposed development subject to the 

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

The Pinelands Comprehensive Management Plan (N.J.A.C. 7:50-4.91) provides an interested party the 

right to appeal any determination made the by Executive Director to the Commission in accordance with 

N.J.A.C. 7:50-4.91. An interested party is someone who has a specific property interest sufficient to 

require a hearing on constitutional or statutory grounds. Only appeal requests submitted by someone 

meeting the definition of an interested party will be transmitted to the New Jersey Office of 

Administrative Law for a hearing. Any such appeal must be made in writing to the Commission within 

eighteen days of the date of the Executive Director’s determination and must include the following 

information: 

 

1. the name and address of the person requesting the appeal; 

 

2. the application number; 

 

3. the date on which the determination to be appealed was made; 

 

4. a brief statement of the basis for the appeal; and 

 

5. a certificate of service (a notarized statement) indicating that service of the notice has 

been made, by certified mail, on the clerk of the county, municipal planning board and 

environmental commission with jurisdiction over the property which is subject of this 

decision. 

 

Within 15 days following receipt of a notice of valid appeal, the Executive Director shall initiate the 

procedures for assignment of an Administrative Law Judge to preside at the hearing pursuant to the 

Administrative Procedures Act, N.J.S.A. 52:14B-1 et seq., and the procedures established by the Office 

of Administrative Law.  The time, date and location of such hearing shall be designated by the Office of 

Administrative Law. 

 







 

REPORT ON MANCHESTER TOWNSHIP ORDINANCE 15-009, AMENDING CHAPTER 245  
(LAND USE AND DEVELOPMENT) OF THE CODE OF MANCHESTER TOWNSHIP 

 
       February 26, 2016 
 
 
Manchester Township 
1 Colonial Drive 
Manchester, NJ  08759 
 
 

FINDINGS OF FACT 
 

I. Background 
 
The Township of Manchester is located in northwest Ocean County, in the northern portion of the 
Pinelands Area. Pinelands municipalities that abut Manchester Township include the Borough of 
Lakehurst and the Townships of Berkeley, Dover, Jackson, Lacey and Plumsted in Ocean County and 
the Townships of Pemberton and Woodland in Burlington County. 

 
On July 8, 1983, the Pinelands Commission certified the Master Plan and Land Use Ordinances of 
Manchester Township. 
 
On October 14, 2014, Manchester Township adopted Ordinance 14-016, amending Chapter 245 (Land 
Use and Development) of the Township’s Code by eliminating certain affordable housing zoning 
designations and adopting a revised zoning map to correct inconsistencies between the Township’s 
mapping and the Commission’s zoning records. The Pinelands Commission received a certified copy of 
Ordinance 14-016 on October 20, 2014 and a copy of the revised Zoning Map adopted by Ordinance 14-
016 on December 11, 2014.  By letter dated December 24, 2014, the Executive Director notified the 
Township that the amendments made by Ordinance 14-016 raised no substantial issues with respect to 
CMP standards. Therefore, no further Commission review was required.  Subsequently, the Township 
notified the Commission that it would be readopting Ordinance 14-016 due to notice issues with a prior 
master plan amendment.     
 
On July 13, 2015, Manchester Township adopted Ordinance 15-009, effectively readopting the 
amendments previously made by Ordinance 14-016.  Ordinance 15-009 amends Chapter 245 (Land Use 
and Development) of the Township’s Code by eliminating certain affordable housing zoning 
designations and adopting a revised zoning map to correct inconsistencies between the Township’s 
mapping and the Commission’s zoning records. The zoning map adopted by Ordinance 15-009 also 
reflects three additional zoning changes, two of which result in changes to Pinelands management area 
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boundaries. The Pinelands Commission received a certified copy of Ordinance 15-009 on August 5, 
2015 and a copy of the revised Zoning Map adopted by Ordinance 15-009 on December 8, 2015. 
 
By letter dated December 17, 2015, the Executive Director notified the Township that Ordinance 15-009 
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 15-009, amending Chapter 245 (Land Use and Development) of the Code of 

Manchester Township, including a Zoning Map with a last revision date of May 26, 2015, 
introduced on May 26, 2015 and adopted on July 13, 2015. 

 
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.  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 Land Use Ordinance Relating to Development Standards 

 
 Pinelands Management Area Changes 
  

Ordinance 15-009 rezones Block 79, Lot 8 and a portion of Block 79, Lot 7, from the BVR-40 
(Beckerville Village Residential) Zone to the PPA (Pinelands Preservation Area) Zone. The map 
attached as Exhibit #1 shows the two affected properties, the larger of which is currently under 
agricultural assessment as a horse farm. Approximately 20 acres are affected by the zoning 
change, which is being made in order to correct an unintentional error on the Township’s 1997 
zoning map that had been carried forward on subsequent maps. As a result, Block 79, Lot 7 will 
no longer be split between two zoning districts and Pinelands management areas; it will be 
located entirely in the PPA Zone. More importantly, the boundary of Beckerville Village will 
return to what was originally certified by the Commission in 1994.  This ensures that the 
boundaries of and development potential within Beckerville remain consistent with the standards 
for Pinelands Villages set forth at N.J.A.C. 7:50-5.16. 
 
Ordinance 15-009 also rezones portions of several lots in Blocks 87 and 89 from the PFA-S 
(Pinelands Forest Area – Sending) Zone to the WTRC (Whiting Town Retirement Community) 
Zone along Manchester’s border with Berkeley Township. As is evident from the map attached 
as Exhibit #2, the lots in question are part of two existing residential retirement communities 
(Pine Ridge at Crestwood and Pine Ridge South), which were developed decades ago.  When the 
Commission certified Manchester’s master plan and land use ordinances in 1983, the lots in 
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question were included in what was then the Pinelands Village of Whiting (since redesignated as 
a Pinelands Town), with the exception of a small strip of land bordering Berkeley Township that 
remained in the Forest Area. At the time, adjacent lands in Berkeley were privately owned and 
designated as Pinelands Forest Area. The expectation was that the Berkeley lands would be 
zoned and residentially developed at the low density permitted by the CMP in the Forest Area 
(one unit per 15.8 acres of vacant upland). The Commission felt it was important to maintain a 
small area of similarly zoned land in Manchester Township so as not to create land use conflicts.  
Since that time, the adjacent lands in Berkeley have been permanently protected and are now 
owned and managed by the State of New Jersey as part of the Crossley Preserve and the 
Greenwood Forest Wildlife Management Area.  The Manchester lots were intensively developed 
as retirement communities, with the land adjacent to Berkeley Township incorporated in the 
common open space areas associated with the two residential communities. As a result, there is 
no further development potential on either side of the municipality boundary and no longer any 
reason for the narrow strip of land in Manchester to be designated as Pinelands Forest Area.  The 
Township is merely seeking to place the lots, in their entirety, in one Pinelands management area 
and one zoning district to simplify administration of their zoning map. Approximately 30 acres 
are affected by this change.  

 
Other Zoning Changes  
 
Ordinance 15-009 rezones a portion of one lot (Block 98, Lot 7) from the WTRC (Whiting Town 
Retirement Community) Zone to the WTB-1 (Whiting Town Business) Zone, within the 
Pinelands Town of Whiting. This 2.5 acre commercially developed lot is currently split between 
the two zones.  The zoning change adopted by Ordinance 15-009 aligns zoning and lot lines such 
that all of Lot 7 will now be located in the WTB-1 Zone.  
 
Other Amendments 
 
Ordinance 15-009 amends Chapter 245 by revising the PRC/RCL-AF Retirement Community 
Zone to PRC/RCL, thereby eliminating the AF – Affordable Housing – designation for this 
Regional Growth Area zoning district.  Ordinance 14-016 also eliminates the WTRC-AF 
Whiting Town Retirement Community Zone entirely, along with Section 245-69A, which 
specified that garden apartments were a permitted conditional use in the zone. These 
amendments raise no substantial issues with respect to CMP standards. 
 
Ordinance 15-009 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. 
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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 
 
 Not applicable. 
 
 
9. Referral of Development Applications to Environmental Commission 
 
 Not applicable. 
 
 
10. General Conformance Requirements 
 

Ordinance 15-009, amending Chapter 245 (Land Use and Development) of the Code of 
Manchester Township, is consistent with the standards and provisions of the Pinelands 
Comprehensive Management Plan.   
 
This standard for certification is met. 

 
 
11. Conformance with Energy Conservation 
 
 Not applicable. 
 
 
12. Conformance with the Federal Act 
 

Ordinance 15-009, amending Chapter 245 (Land Use and Development) of the Code of 
Manchester Township, is consistent with the standards and provisions of the Pinelands 
Comprehensive Management Plan.  No special issues exist relative to the Federal Act. 

 
This standard for certification is met. 
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13. Procedure to Resolve Intermunicipal Conflicts 
 
 As discussed in detail in Section 2 above, Ordinance 15-009 rezones a narrow strip of land on 

Manchester Township’s boundary with Berkeley Township from the PFA-S Zone in the Forest 
Area to the WTRC Zone in the Pinelands Town of Whiting. Adjacent lands in Berkeley are 
located in a residential zone in the Pinelands Forest Area.  Although the narrow strip of Forest 
Area in Manchester was originally created at the Commission’s request as a way of avoiding 
land use conflicts, it is no longer necessary. The lands in Manchester are now deed restricted as 
common open space associated with two existing retirement communities, while the adjacent 
lands in Berkeley are permanently protected and under State ownership. The map attached as 
Exhibit #2 illustrates both the existing development in Manchester and the extent of State 
ownership in Berkeley. The change in zoning and Pinelands management area designation 
accomplished by Ordinance 15-009 will not result in any land use changes or facilitate any 
additional development. It merely aligns zoning and management area boundaries with parcel 
lines for administrative purposes.  Therefore, no intermunicipal conflicts are anticipated.  This 
standard for certification is met.  

 
 
 

PUBLIC HEARING 
 
A public hearing to receive testimony concerning Manchester Township’s application for certification of 
Ordinance 15-009 was duly advertised, noticed and held on January 19, 2016 at the Richard J. Sullivan 
Center, 15C Springfield Road, New Lisbon, New Jersey at 9:30 a.m. Ms. Grogan conducted the hearing, 
at which no testimony was received. 
 
Written comments were accepted through January 26, 2016; however, none were received.  
 
 
 

CONCLUSION 
 
Based on the Findings of Fact cited above, the Executive Director has concluded that Ordinance 15-009 
complies with 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 15-009 of Manchester Township.  
 
SRG/CMT 
Attachments 
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