






 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       August 21, 2014 

 

Jeffrey Sabla 

South Jersey Transportation Authority 

PO Box 351 

Hammonton NJ 08037 

 

Application No.: 1983-5837.056 

 

Location:  Atlantic City International Airport 

   Block 101, Lot 9 

   Egg Harbor Township 

 

This application proposes the realignment of 50 linear feet of an existing internal access road on the 

above referenced 2381.05 acre lot in Egg Harbor Township.    

 

The existing internal access road is paved and 12 feet wide. It is proposed to realign the internal access 

road approximately 40 feet to the north to accommodate the installation of a new security fence.  The 

existing road pavement will be removed and the area will be revegetated with native Pinelands grasses.  

The applicant also proposes to install 7,614 linear feet of security fencing.  The proposed fencing will 

result in less than 1,500 square feet of clearing. Installation of fencing, provided that no more than 1,500 

square feet of land is to be cleared, does not require application to the Pinelands Commission (N.J.A.C. 

7:50-4.1(a)13).   

STANDARDS 

 

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

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 Military and Federal Installation Area.  The proposed development is a 

permitted land use in a Military and Federal Installation Area. 

 

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

 

The proposed development will be located within an existing grassed area.  The proposed clearing and 

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

 

PUBLIC COMMENT 
 

The CMP defines the proposed development as “minor” development. The CMP does not require public 

notice for minor public development applications. The application was designated as complete on the 

Commission’s website on July 8, 2014. The Commission’s public comment period closed on August 8, 

2014. No public comment was submitted to the Commission regarding this application. 

 

CONDITIONS 

 

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

the plan, consisting of five sheets, prepared by Urban Engineers, Inc., all sheets dated 

May 16, 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. 

 





 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       August 21, 2014 

Chuck Chiarello, Mayor 

Buena Vista Township 

890 Harding Highway 

Buena, NJ 08310 

 

Application No.: 1995-1659.004 

 

Location:  Michael Debbi Park 

   Block 5102, Lots 12-14 

   Buena Vista Township 

 

This application proposes the construction of a 2,304 square foot playground on the above referenced 

37.95 acre parcel in Buena Vista Township. There is an existing municipal park on the parcel.   

 

The applicant previously removed typical playground equipment from the concerned 2,304 square foot 

area based upon safety concerns.  The applicant proposes to install four new play structures in the 2,304 

square foot area. 

 

An application for an 820 linear foot woodchip walking trail at the Michael Debbi Park was approved by 

the Commission on September 13, 2002 (App. No. 1995-1659.002). The applicant located a portion of 

the approved walking trail at a location other than that approved by the Commission. The applicant also 

completed certain other development, including the paving of a 36,000 square foot parking lot, 

installation of sidewalks and placement of four small storage sheds at the park without application to, or 

approval by, the Commission. That development constitutes a violation of the application and approval 

requirements of the Buena Vista Township land use ordinance and the Pinelands Comprehensive 

Management Plan (CMP).  

 

The applicant has initiated an application with the Commission to address both the development 

undertaken without application to, and approval by, the Commission and the relocation of the portion of 

the walking trail to its Commission approved location. By letter dated July 14, 2014, the applicant 

indicated that the remaining information necessary to complete the application to address the violations 

would be submitted to the Commission by August 15, 2014. In accordance with the provisions of the 

CMP (N.J.A.C. 7:50-4.2 (c) 1.ii.), the applicant has agreed to in writing to complete the application for 

the concerned development and, therefore, eliminate the violation by December 15, 2014. This time 

period is acceptable to the Executive Director.      
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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. 7:50-5.2) 

 

The proposed development is located in a Pinelands Forest Area.  The CMP (N.J.A.C. 7:50-5.2(b)) 

permits the fifty percent expansion of a nonconforming use in a Forest Area provided the area of the 

expansion does not exceed fifty percent of the area of the use or the capacity of the use, whichever is 

applicable, existing on January 14, 1981.  The park existed prior to January 14, 1981. The proposed 

development constitutes less than a fifty percent expansion of the area of the use existing on January 14, 

1981. 

 

Wetlands Standards (N.J.A.C. 7:50-6.6) 

 

There are wetlands located within 300 feet of the proposed development.  There is existing 

development, including buildings, located closer to the wetlands than the proposed playground. 

 

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

 

The proposed development will be located within an existing cleared area.  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.  The applicant does not propose any revegetation.   

 

PUBLIC COMMENT 
 

The CMP defines the proposed development as “minor” development. The CMP does not require public 

notice for minor public development applications. The application was designated as complete on the 

Commission’s website on July 16, 2014. The Commission’s public comment period closed on August 8, 

2014. No public comment was submitted to the Commission regarding this application. 

 

CONDITIONS 

 

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

the plan prepared by Schaeffer Nassar Scheidegg Consulting Engineers, LLC, dated 

December 14, 2010 and revised to June 30, 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. 



3 

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. 

 





c: Secretary, Winslow Township Planning Board (via email) 

 Winslow Township Construction Code Official (via email) 

 Winslow Township Environmental Commission (via email) 

 Secretary, Camden County Planning Board (via email) 

 Amber Cheney, NJDOT 

 Marie Ruberton 

 

 

 

 

 



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       August 21, 2014 

 

Edward Pennell, P.E. 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625 

 

Application No.: 2013-0011.001 

 

Location:  U.S. Route 30 

   Block 6601, Lots 19, 19.01, 19.05, 

   20, 21, 41, 41.02 & 42 

   Block 6706, Lots 1, 1.04 - 1.06 & 2 

   Winslow Township 

 

The proposed reconstruction of the Blue Anchor Dam and widening of U.S. Route 30 across the Blue 

Anchor dam structure will be located within the U.S. Route 30 right-of-way and on the above referenced 

non-contiguous 101.97 acre parcels in Winslow Township.   

 

The proposed development will result in the existing dam meeting current New Jersey Department of 

Environmental Protection Dam Safety Regulations. The proposed development includes the 

reconstruction of the dam spillway, replacement of the existing undersized discharge culvert through the 

dam and improvements to U.S. Route 30 as a result of the dam project. The U.S. Route 30 

improvements will include the widening of the roadway pavement from a maximum of 54 feet to 64 feet 

for 1,517 linear feet. 

 

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. 7:50-5.24(b)9., 5.26(b)10. & 5.27(a)) 

 

The proposed development will be located partially in an Agricultural Production Area (29.05 acres), a 

Rural Development Area (65.24 acres) and the Pinelands Village of Elm (7.68 acres). The proposed 

development (public service infrastructure) is a permitted land use in these three management areas. 
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Wetlands Standards (N.J.A.C. 7:50-6.13) 

 

There are wetlands located immediately adjacent to the proposed development. The proposed 

development will result in the disturbance of approximately 0.31 acres of wetlands. The wetlands 

protection standards of the CMP (N.J.A.C. 7:50-6.13) permit the proposed dam reconstruction (linear 

improvement) in wetlands and the required buffers to wetlands provided certain conditions are met. One 

of those conditions is that the need for the proposed development overrides the importance of protecting 

the wetlands. Another condition is that there is no feasible alternative to the proposed development.  The 

applicant has demonstrated that the proposed development meets these requirements and therefore, the 

proposed dam reconstruction is permitted in wetlands and the required buffer to wetlands.  

 

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

 

The proposed development will be located within open water, developed areas and wooded 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 or grasses that are 

tolerant of droughty, nutrient poor conditions.  The applicant proposes to utilize a seed mixture which 

meets that recommendation. 

 

Threatened and Endangered Species Standards (N.J.A.C. 7:50-6.27 & 6.33) 

 

The applicant completed a threatened and endangered plant species habitat assessment for the proposed 

development.  In addition, the applicant performed a survey for Swamp pink. The results of the 

assessment and the survey determined that the project area does not contain any local population of 

Swamp pink or suitable habitat for any CMP designated threatened or endangered plant species.   

 

Based upon the proposed limits of disturbance, the location of the existing development and a review of 

available information, the Commission staff determined that a survey for the presence of CMP 

designated threatened or endangered animal species was not required.  

 

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 CMP stormwater 

management standards.  To meet the stormwater management standards, the applicant proposes to 

construct a stormwater infiltration basin. 

 

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

 

A cultural resource survey was submitted for this application. The survey identified and delineated one 

resource eligible for Pinelands designation, a concrete advertising bottle for Renault Winery.  The 

advertising bottle is within the project area, but will not be affected by the proposed development. 
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PUBLIC COMMENT 
 

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

February 10, 2014. Notice to required land owners within 200 feet of the above referenced parcels was 

completed on May 16, 2014. The application was designated as complete on the Commission’s website 

on July 29, 2014. The Commission’s public comment period closed on August 8, 2014. The Pinelands 

Commission has received one public comment (attached) regarding the application. 

 

Public Comment One: The commenter indicated that there are three lakes adjacent to the proposed 

development and inquired about whether the proposed development would eliminate the vegetation that 

grows in the “center lake.”  

 

Staff Response to Comment One: No development is proposed to occur within the “center lake.” The 

application before the Commission does not propose vegetation removal from any of the three lakes. 

Tax record information available to the Commission staff indicates that the New Jersey Department of 

Transportation (NJDOT) is the owner of the “center lake.”  By copy of this letter, we are advising 

NJDOT of the commenter’s concern. The commenter may wish to discuss this matter with NJDOT.    

 

CONDITIONS 

 

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

the plan, consisting of 101 sheets, prepared by Taylor-Wiseman & Taylor and dated as 

follows: 

Sheet 1 – July 2014 

Sheets 2, 3, 5-20, 22-44, 49-64, 81-101 – June 19, 2014 

Sheet 4, 21 – May 8, 2014 

Sheets 45-48 – May 28, 2014 

Sheets 65-80 – undated 

 

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. Prior to the construction of any portion of the proposed development which will result in 

a disturbance of any wetland area, a Freshwater Wetlands Permit shall be obtained 

pursuant to the New Jersey Freshwater Wetlands Protection Act. 

6. Silt fencing, hay bales or other appropriate measures shall be installed prior to 

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. 
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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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