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A. Introduction 
This Redevelopment Plan relates to the Red Lion Diner Non-Condemnation Redevelopment Area (Rede-
velopment Area), which is a 20-acre tract listed as Lots 5, 5.02, and 5.03 of Block 3002 on the Southamp-
ton Township Tax Maps. It is within the non-condemnation redevelopment area designated by the Sou-
thampton Township Committee (Committee). A copy of the Committee’s resolution is in Appendix B. 
 
The boundaries of the Redevelopment Area are shown on the following location maps, which are in-
cluded in Appendix A. 

Figure 1:USGS Location Map 
Figure 2:Adjacent Tax Parcels Map 

 
In N.J.S.A. 40A:12A-7a., the LRHL requires all redevelopment plans to "include an outline for the 
planning, development, redevelopment, or rehabilitation of the project area...." The outline for this 
Redevelopment Plan is the Table of Contents page. 
 
 
B. Definitions 
The following definitions, which are set forth in N.J.S.A. 40A:12A-3 of the Local Redevelopment and 
Housing Law (LRHL), are pertinent to the Redevelopment Plan: 
 

Redevelopment -- means clearance, re-planning, development and redevelopment; the conservation and 
rehabilitation of any structure or improvement, the construction and provision for construction of 
residential, commercial, industrial, public or other structures and the grant or dedication of spaces as 
may be appropriate or necessary in the interest of the general welfare for streets, parks, playgrounds, or 
other public purposes, including recreational and other facilities incidental or appurtenant thereto, in 
accordance with a redevelopment plan. 

 
Redevelopment area or area in need of redevelopment - means an area determined to be in need of 
redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) a 
redevelopment area may include lands, buildings, or improvements which of themselves are not 
detrimental to the public health, safety or welfare, but the inclusion of which is found necessary, with or 
without change in their condition, for the effective redevelopment of the area of which they are a part. 

 
Redevelopment Plan - means a plan adopted by the governing body of a municipality for the 
redevelopment or rehabilitation of all or any part of a redevelopment area, or an area in need of 
rehabilitation, which plan shall be sufficiently complete to indicate its relationship to definite municipal 
objectives as to appropriate land uses, public transportation and utilities, recreational and municipal 
facilities, and other public improvements; and to indicate proposed land uses and building requirements 
in the redevelopment area or area in need of rehabilitation, or both. 

 
Redevelopment Project - means any work or undertaking pursuant to a redevelopment plan; such 
undertaking may include any buildings, land, including demolition, clearance or removal of buildings 
from land, equipment, facilities, or other real or personal properties which are necessary, convenient, or 
desirable appurtenances, such as but not limited to streets, sewers, utilities, parks, site preparation, 
landscaping and administrative, community, health, recreational, educational, and welfare facilities. 
 
Rehabilitation - means an undertaking, by means of extensive repair, reconstruction or renovation of 
existing structures, with or without the introduction of new construction or the enlargement of existing 
structures, in any area that has been determined to be in need or rehabilitation or redevelopment, to 
eliminate substandard structural or housing conditions and arrest the deterioration of that area. 
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C. Property Description 
The Redevelopment Area includes the Red Lion Diner and two vacant properties to the west. The c. 1973 
diner sits about two miles west of Hampton Lakes neighborhood (started 1956) and Leisuretowne (started 
1970). The roughly 20-acre Study Area includes Block 3002, Lots 5 (13.82 acres), 5.02 (3.07 acres), and 
5.03 (4.0 acres). It is located on the southwest corner of the Red Lion Circle formed by US Route 206 and 
NJ Route 70 in the Red Lion neighborhood in the southwestern part of the Township. 
 
The Redevelopment Area’s three tax parcels are all owned by Psiloriti Realty, LLC, 1753 Route 206, 
Southampton, NJ 08088, which is the same address as the Red Lion Diner. Except for the diner and re-
lated improvements on Lot 5.02, some of which appear to have spilled onto Lot 5.03, all the land in the 
Study Area is vacant woodlands. 
 
 
D. Lot 5.02 Size Clarification 
The purpose of this section is to clarify that, at the time of the Committee’s request to investigate whether 
Lot 5.02, also known as the “diner lot,” was eligible for designation as an “area in need of non-
condemnation redevelopment,” Lot 5.02 had included a0.472-acre former NJ Department of Transporta-
tion (NJDOT) right-of-way parcel and had been held by the current owner for more than one year. This 
clarification is necessary because the author of the July 2020 preliminary investigation reports for Lot 
5.02 relied on state and county electronic mapping data, which for some reason did not include the Town-
ship Engineer’s June 6, 2018 update to Tax Sheet 30 showing the mapping change for that parcel to in-
clude the former NJDOT parcel that the former owner of Lot 5.02 had purchased from NJDOT earlier that 
year. (See Appendix D.) 
 
The Committee adopted Resolution 2019-97 on September 17, 2019, authorizing the preliminary investi-
gation for Lots 5, 5.02, and 5.03 of Block 3002. It then adopted Resolution 2019-101 on October 15, 2019 
amending the study area to include nearby Lot 1 of Block 2204.The July 3, 2000 Preliminary Investiga-
tion for the Determination of an “Area in Need of Non-Condemnation Redevelopment” for Red Lion Di-
ner Study Area, and the July 6, 2020 first amendment to the investigation, recommended that Lots 5, 5.02, 
and 5.03 of Block 3002 met the criteria for such designation. These documents were approved by Com-
mittee Resolution 2020-76 on July 21, 2020 and by the Commissioner of the NJ Department of Commu-
nity Affairs (NJDCA) on November 4, 2020. 
 
While preparing this redevelopment plan in early 2021, the author reviewed the chain of title for Lot 5.02, 
and learned that the mapping he had prepared for the above documents was incorrect. His mapping of Lot 
5.02 did not include the former NJDOT parcel area, which had been improved with diner parking spaces 
decades ago, which the prior diner owner (Lontokal, Inc.) had purchased from NJDOT on February 15, 
2018. (See Appendix E.) On May 14, 2018, the prior diner owner sold these properties in one piece, as 
Tract 2, to the current diner owner (Psiloritis Realty, LLC), as recorded on June 7, 2018 in Burlington 
County Book OR 13337, Page 4809. 
 
After consultation with NJDCA staff on this matter, the author was advised that the previous mapping er-
ror has no effect on the Commissioner’s prior approval and that clarification of this matter should be in-
cluded in any subsequent redevelopment plan. 
 
 
E. Goal and Objectives 
The overall goal of the Redevelopment Plan is to ensure the Township’s orderly future economic 
development by facilitating the redevelopment of the Redevelopment Area into an attractive, sustainable, 
vibrant commercial area that will provide needed services and retail opportunities, support opportunities for 
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economic growth, increase vehicular and pedestrian traffic safety, and protect natural resources through the 
revitalization of vacant or underutilized land. 
 
The objectives set forth below provide the framework for the Redevelopment Plan and will guide the 
implementation of the plan and the realization of the vision for revitalization of the properties. 
 

1. Protect the present and future residents of the Township, respect the natural features and conditions 
of the land, and deal wisely with their constraints. 
 

2. Enable the Township’s use of the tools available under the Local Redevelopment and Housing Law 
(LHRL) to facilitate and encourage private investment in the Redevelopment Area. 

 
3. Provide guidance for the future use and design of the Redevelopment Area and maintain sufficient 

flexibility to accommodate creative redevelopment scenarios. 
 
4. Strengthen the economic vitality of this Township’s key commercial district to better serve the 

community. 
 
5. Highlight opportunities to update deteriorated site improvements and to coordinate land planning 

and design within the Redevelopment Area consistent with sound land use, environmental resource, 
and traffic circulation planning principles. 

 
6. Create land use, design, and building requirements specific to the Redevelopment Area that are 

compatible with adjacent land uses and neighborhoods, harmonious with the surrounding 
environment, and provide sufficient development opportunity to facilitate investment. 

 
7. Provide for a maximization of private investment through the attraction of qualified (re)developers 

capable of securing private financing commitments and utilizing the tools provided in the NJ LHRL 
and the NJ Long-Term Tax Exemption Law and capable of demonstrating a financial commitment 
upon the execution of a redevelopment agreements with the Township. 

 
 
F. Relationship to Definite Local Objectives 

N.J.S.A. 40A:12A-7a(1) requires the redevelopment plan to indicate: 
Its relationship to definite local objectives as to appropriate land uses, density of population, and 
improved traffic and public transportation, public utilities, recreational and community facilities and 
other public improvements. 

 
The Redevelopment Area is within the New Jersey Pinelands Protection Area, which includes lands south of 
NJ Route 70 west of US Route 206 and lands between South Pemberton Road (CR 530) and the municipal 
boundary east of US Route 206.This area is regulated by the Pinelands Comprehensive Management Plan 
(CMP). The CMP requires the Pinelands Commission to certify that all municipal and county master plans, 
master plan reexamination reports, master plan elements, and implementation ordinances are in 
conformance with the CMP before they may take effect. 

 
1. Land Use Objectives 
The Township’s Pinelands-certified land use planning documents have always designated the 
Redevelopment Area as a non-residential, highway commercial district. The Redevelopment Plan 
maintains this land use objective but reduces the number of permitted uses to reflect those most 
financially feasible and compatible with the surrounding environs inside and outside the Pinelands 
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Protection Area. 
 

2. Population Density / Housing Objectives 
The Township’s Pinelands-certified land use planning documents have always designated the 
Redevelopment Area as a non-residential, highway commercial district. The Redevelopment Plan does 
not propose the development of any housing in the Redevelopment Area, which does not contain any 
dwelling units. 
 
3. Traffic and Public Transportation Objectives 
The Township’s Pinelands-certified land use planning documents do not provide any traffic or public 
transportation objectives. The Redevelopment Area is situated at the intersection of US Route 206 and 
NJ Route 70, both of which are managed by the NJ Department of Transportation. The nearest public 
transit opportunities are in Marlton, Mount Holly, and Pemberton. 

 
4. Public Utilities / Infrastructure Objectives 
The Township’s Pinelands-certified land use planning documents designated the Redevelopment Area 
as a non-sewer service area. The Redevelopment Plan indicates that any future development’s water and 
wastewater management systems will comply with the CMP. 

 
5. Recreational and Community Facilities Objectives 
The Township’s Pinelands-certified land use planning documents have always designated the 
Redevelopment Area as a non-residential, highway commercial district. The Redevelopment Plan 
should have no impact on nearby municipal recreation areas or community facilities. It also should have 
no impact on the State’s nearby Retreat and Red Lion Bear Swamp nature preserves. 
 
6. Other Public Improvement Objectives 
Not applicable. 
 
 

G. Proposed Land Uses and Building Requirements 
N.J.S.A. 40A:12A-7a(2) requires the redevelopment plan to indicate: 

Proposed land uses and building requirements in the project area. 
 
The Redevelopment Area’s land use and building requirements provide a framework that permits creative 
and coordinated redevelopment of the overall tract, rather than piecemeal, uncoordinated development of 
the individual parcels. Though each parcel may be developed independently, from a planning and zoning 
standpoint, the parcels are very much interconnected. Together, Lots 5, 5.02, and 5.03 consist of approx-
imately 20.89 acres at the southwest corner of US Route 206 and NJ Route 70. The area is currently lo-
cated within the Pinelands Highway Commercial (HC) zoning district and in the CMP’s as Rural Devel-
opment Area. 
 
This Redevelopment Plan incorporates the following chapters of the Southampton Township Code: Chapter 
12: Land Development, Chapter 19: Pinelands Development and Chapter 21: Waste Disposal/Pollution 
Control/Stormwater Management; however, the requirements set forth below supersede them. The 
Planning Board shall review all site plan and subdivision approval requests for approval and may grant 
any requests for application submission waivers, design waivers, and bulk variances, as permitted by the 
Municipal Land Use Law. Neither the Planning Board nor the Zoning Board of Adjustment shall grant 
any use variances. 
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1. Permitted uses: 

a. Banks, credit unions, and financial service uses, with or without drive-through services, but 
excluding cash checking establishments, second-hand goods stores, pawn shops, and precious 
metal dealers. 
 

b. Restaurants, including fast food restaurants, with or without drive-through services. 
 

c. Retail stores and shops, with or without drive-through services, but excluding and new and 
used auto, mobile home, and recreation vehicle sales. 
 

d. Professional, scientific, and technical service uses: businesses engaged in trades, including, 
but not limited to the following: accounting, tax preparation, bookkeeping, and payroll ser-
vices; advertising, public relations, and related services; architectural, engineering, environ-
mental, and related services; computer systems design and related services; insurance and real 
estate services; legal services; management, scientific, and technical consulting services; 
marketing research and public opinion polling; natural and social science research and devel-
opment services without laboratories; specialized design and graphics services; translation 
and interpretation services; and similar services. 
 

e. Medical service uses: businesses engaged in providing outpatient services for physical, men-
tal, dental, animal, and other health wellness concerns by licensed health care practitioners. 
 

f. Business administration and support service uses: businesses whose purpose is to provide the 
following to other businesses, including, but not limited to the following: copying, photoco-
pying and printing services; employment services; investigation and security services; mail-
ing, packaging and labeling services; office administrative services; property maintenance, 
janitorial, pest control, and similar services; travel arrangement and reservation services; and 
similar services. 
 

g. Personal and household service uses: businesses wherein the practical skills of one person are 
used for the benefit of another person or household, provided no function involves manufac-
ture, cleaning, storage, or distribution of products or goods, except for cleaning and repairing 
of clothing, furniture, appliances, and similar personal and household objects. 
 

h. Gyms, fitness centers, and health clubs. 
 

i. Shopping centers with any of the above permitted uses. 
 

j. Service Stations, which may include a convenience store located on the same lot that is oper-
ated and maintained as an integrated business with the service station. A convenience store 
shall be defined as a small retail business that stocks a range of everyday items including: 
packaged and/or prepared hot or cold, non-alcoholic beverages; foods and prepared foods 
meant for off-site consumption; personal and household items; media, etc. A convenience 
store may include a drive-through service. 
 

k. Self-storage facilities. 
 

2. Permitted Accessory Uses: 
a. Off-street loading, per §12-5.10. 
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b. Off-street parking, per §12-5.10, unless superseded by section 4, below. 
 

c. Employee/customer electric vehicle charging stations, which may be counted towards the re-
quirements of Section b, above. 
 

d. Signs, per §12-5.15, unless superseded by section 5, below. 
 

e. Other customarily incidental accessory uses and structures, such as: 
1) Alternative energy systems, per §12-5.22; 
2) Electric Vehicle Supply Equipment (EVSE) and Make-Ready parking spaces, per PL 

2021 c.171; 
3) Emergency electrical generators; 
4) Fences and walls per §12-5.6; 
5) Heating, ventilation, air-conditioning, and refrigeration equipment (HVAC/R); 
6) Lighting and telecommunications / data fixtures and equipment; 
7) Maintenance, security, storage, and utility buildings; 
8) Outdoor seating and recreation areas, including ornamental landscaping; 
9) Stormwater management structures and facilities, including green infrastructure. 
10) Underground electricity, telecommunications / data, and other available utilities; 
11) Waste / recycling management pads and enclosures; and 
12) Water wells and wastewater treatment / facilities. 

 
3. Area, Bulk, and Height Regulations: 

a. Principal Uses and Structures 
 

Dimension Required 

Min. Lot Area (acres) 2A 
Min. Lot Frontage (feet) 200 
Min. Lot Width (feet) 200 
Min. Lot Depth (feet) 300 
Min. One Side Yard Setback (feet) 50B 
Min. Front Yard Setback (feet)  50 
Min. Rear Yard Setback (feet) 40  
Min. Front Buffer (feet)  15 
Min. Rear Buffer (feet) 15 
Min. Side Buffer (feet) 15C 
Max. Impervious Surface (percent) 50  
Max. Total Gross Floor Area in Redevelopment Area 25,000 
Max. Building Height (feet) 35 
Basin permitted in Front Yard Setback Yes 
Min. Distance between Principal Buildings (feet) 50 

A. The minimum lot area shall not be less than that needed to meet the water quality standards of Subsec-
tion 19-4.7b4, whether or not the lot may be served by a centralized sewer treatment or collection sys-
tem. 

B. When adjacent properties are interconnected by vehicular driveways with cross-access easements, the 
minimum setback adjacent to the connected property may be reduced to 25’. 

C. When adjacent properties are interconnected by vehicular driveways with cross-access easements, the 
minimum side buffer adjacent to the connected property may be reduced to 5’. 
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b. Accessory Structures and Uses 
 

Min. Setback Requirements Required 

Off-Street Parking / Pavement  
     from ROW (feet)  15 
     from Side Yard Line (feet)  15A 
     from Rear Yard Line (feet)  15A 
Accessory Storage Structures  
     from ROW (feet)  50 
     from Side Rear Yard (feet) 15  
     from Rear Yard (feet) 15  
Free-Standing Signs  
     from ROW (feet)  5 
     from Side Rear Yard (feet) 10  
Air Pumps & Electric Charging Equipment  
     from ROW (feet)  20 
     from Side Yard Line (feet)  15A 
     from Rear Yard Line (feet)  15A 
Waste / Recycling Management Pads and Enclosures  
     from ROW (feet)  50 
     from Side Yard Line (feet)  15A 
     from Rear Yard Line (feet)  15A 
Septic Disposal Systems  
     from ROW (feet)  50  
     from Lot5.01 (feet)   50 
     from Side Yard Lines in Redevelopment Area (feet)  15B 
     from Rear Yard Line (feet)  50 
Fences and Walls  
     from ROW (feet)  4  
     from Lots 4.03 and 5.01 (feet)  0  
     from Side Yard Lines in Redevelopment Area (feet)  0 
     from Rear Yard Line (feet)  0 

A When adjacent properties are interconnected by vehicular driveways and cross access easements, the 
minimum setback adjacent to the connected property may be reduced to 5’. 

B When a septic disposal system is shared among uses on more than one lot, the minimum setback from 
the shared property lines may be reduced to 0’. 

 
4. Off-Street Parking and Loading Requirements: Off street parking and loading per§12-5.10, 

except as modified below. 
 

a. Max. number of driveway cuts along NJ Route 70 for Lots 5 and 5.03 shall be 1 each. Lot 
5.02 may contain a total of 2 driveways. 
 

b. Min. perpendicular parking space size: 9’ x 18’. 
 

c. Min. distance between parking space and any building: 6’. 
 

d. Min. number of off-street parking spaces: 
1) Banks, credit unions, and financial service uses, with or without drive-through services, 
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but excluding cash checking establishments, second-hand goods stores, pawn shops, and 
precious metal dealers:1 space per 250 square feet of gross building area, plus 2 spaces 
per walk-up ATM (if applicable). 

 
2) Restaurants: 1 space per 100 square feet of gross floor area and outdoor dining area (if 

applicable). 
 
3) Retail stores and shops, with or without drive-through services, including service station 

convenience centers: 1 space per 250 square feet of gross floor area. 
 
4) Service Stations: 3 spaces per service bay, 0.5 spaces per fuel pump, plus 1 space per ser-

vice station employee on the maximum work shift. 
 

5. Signs. Signs shall be in accordance with section 12-5.15 except as set forth below: 
a. A parcel with only 1 principal business tenant may have: 

1) 1 double-sided, freestanding business identification sign per right-of-way frontage not 
exceeding 20’ in height and 60 square feet in area per sign face; and 

 
2) 2 single-sided, attached business identification signs with each attached sign not exceed-

ing 10% of the total square feet of the wall surface on which it is attached, or 80 square 
feet whichever is smaller. 
 

b. A parcel with more than 1 principal business tenant, use, and/or building may have the fol-
lowing signs when they are designed in a coordinated manner: 
1) 1 double-sided, freestanding multiple occupancy identification sign per ROW frontage, 

not exceeding 20’ in height and 80 square feet per sign face; and 
 

2) 2 single-sided, attached signs for each principal business use / building with each at-
tached sign not exceeding 10% of the total square feet of the wall surface on which it is 
attached, or 80 square feet, whichever is smaller. 

 
c. Freestanding sign bases shall be designed to complement the parcel’s building(s) and be ap-

propriately landscaped with year-round interest. 
 
d. Attached signs may have internally illuminated individual channel letters, channel letters on a 

raceway, or cloud signs, but may not be an illuminated “box sign”. 
 
e. Uses that include drive-through facilities may have 1 additional freestanding menu board sign 

intended to be viewed by motorists using the drive-through, not to exceed 40 square feet per 
sign face. 

 
6. Additional Requirements for Service Stations: 

a. Fuel pumping stations shall be setback a minimum of 40’ from the ROW line, from one 
another by a minimum of 25’, and from all other structures, except an overhead canopy struc-
ture by a minimum of 25’. 
 

b. Canopy structures shall be setback a minimum of 25’ from all property lines. 
 

c. All pits, lifts and working areas shall be within an enclosed building. All lubrication, repair or 
similar activities shall be performed in an enclosed building. Minor repair work may be per-
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formed at an island or pump location. All storage areas shall be enclosed with a fence or simi-
lar permanent structure and shall be screened from public view. 

 
d. No unregistered or inoperable automobiles or motor vehicles shall be stored on the premises of 

any service station for a period more than 30 days. 
 

e. All vehicles stored overnight on the premises outside the main building shall be screened from 
public view by a fence or other permanent structure or a landscaped buffer in accordance with 
the landscaping buffer requirements per §§12-5.2 and 5.7. 
 

f. A 20’ wide landscaped buffer shall be provided along the ROW frontage per §§12-5.2 and 5.7. 
 

g. No sale or rental of cars, trucks, trailers, or other vehicles shall be permitted. 
 

h. Motorists may only circulate and park their vehicles on an impermeable surface with collec-
tion devices that are properly serviced to prevent vehicle fluids from entering the aquifer or 
surface water. 
 

i. Signs for service stations that include a changeable area for fuel prices may have an additional 
20 square feet in area per sign face. 

 
7. Other regulations: 

a. Multiple principal buildings are permitted on 1 parcel of land when they are designed in a 
coordinated manner, under common ownership, and with shared access and parking. 

 
b. Vehicular access among parcels shall be provided with cross-access easements. If parcels are 

developed at different times or by different developers, their plans shall show opportunities 
for interconnection and shall provide deed restrictions for future connection. 
 

c. Pedestrian sidewalks shall be provided along main driveways to and among the parcels. 
 

d. Light fixtures should be designed to complement the site’s architectural theme and to accent 
the site’s other structures and landscape features. Matching light fixtures shall be used within 
parking areas throughout the Redevelopment Area. 
 

e. Water Quality Standards. 
1) All development in the Redevelopment Area shall be served by a wastewater treatment 

system that is located on Block 3002, Lots 5.02 and 5.03, as the lots exist as of the date of 
adoption of this redevelopment plan, and is intended to reduce the level of ni-
trate/nitrogen in the wastewater in accordance with N.J.A.C. 7:50-6.84(a)5; 

 
2) Any site plan or subdivision approval for development in the Redevelopment Area that 

generates wastewater shall be conditioned upon: 
 
a) Replacement of the existing on-site septic system on Block 3002, Lots 5.02 and 5.03 

with the wastewater treatment system required in 1) above; and 
 

b) Permanent protection of one (1) acre of contiguous or noncontiguous land by the re-
developer for each 1,000 square feet of existing and proposed floor area, as defined 
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by the Pinelands Comprehensive Management Plan N.J.S.A. 7:50-2.11,  in accor-
dance with the following standards: 

 
i. All lands to be protected shall be vacant and located in the Pinelands Area, 

within the Highway Commercial (HC) or Rural Development (RD) zones; 
 
ii. Should the square footage of existing and proposed floor area not be evenly 

divisible by 1,000, the amount of land to be protected shall be rounded up to 
the next whole acre; and 

 
iii. Permanent protection shall be achieved through recordation of a deed of re-

striction. Such deed of restriction shall permit the lands to be managed for 
low intensity recreation, ecological management and forestry, provided that 
no more than five percent of the land may be cleared, no more than one per-
cent of the land may be covered with impervious surfaces and any such uses 
or activities are approved and conducted in accordance with the requirements 
of Chapter 19 (Pinelands Development) of the Code of Southampton Town-
ship. Such restriction shall be in favor of the parcel in the redevelopment area 
proposed for development and the Township or another public agency or 
non-profit conservation organization. In all cases, such restriction shall be 
expressly enforceable by the Pinelands Commission. The deed restriction 
shall be in a form to be approved by the Township Solicitor and the Pinel-
ands Commission. 

 
c) The design of the wastewater treatment system and its discharge point, and the size of 

the entire contiguous parcel on which the system is located, shall ensure that ground 
water existing from the entire contiguous parcel or entering a surface water body will 
not exceed two parts per million nitrate/nitrogen calculated pursuant to the Pinelands 
dilution model. For purposes of this section, the entire contiguous parcel shall be de-
fined as the Redevelopment Area. 

 
d) No development that generates wastewater, including a change in use from one non-

residential use to another, shall occur until the wastewater treatment system required 
pursuant to (1) above has been installed and the deed restriction required pursuant to 
(2)(b) above has been duly recorded. 

 
f. Architectural Requirements. 

1) Architectural plans showing all building elevations must be submitted as part of a site plan 
application. 
 

2) Architectural design features shall be employed to create visual interest at the pedestrian level 
and to integrate each building or structure with the surrounding area. 

 
3) Main entrances to principal buildings shall have architecturally distinctive doorways with 

covered walkways / overhangs. 
4) Buildings shall be designed to avoid long, monotonous, uninterrupted wall planes by incorpo-

rating fenestration, wall projections and recesses, architectural details, coloring, lighting, sig-
nage, landscaping, and/or other techniques. 
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5) Rooflines shall be designed to reduce the scale of large buildings and to screen roof-mounted 
equipment by incorporating the above building design techniques, as well as variation in roof 
pitches, parapets, cornices and eaves, color, texture and/or other techniques. 

 
g. Waste management / recycling enclosures shall be: 

1) Constructed of decorative masonry material complimentary in material, texture, and color to 
the principal building; 
 

2) A minimum of 4’ and a maximum of 6’ in height to conceal the storage containers and shall 
be provided with opaque vehicular access gates of the same height. 

 
3) Buffered with appropriate landscaping. 

 
4) Include a door or opening for employee access in addition to vehicular access gates. 
 

h. Financial subdivisions, as herein defined, shall not be required to meet the bulk requirements set 
forth in the Redevelopment Plan so long as site plan approval is obtained, and the overall site plan 
meets the bulk requirements considering the entire site as a whole. Financial subdivisions shall be 
defined as any subdivision requested for commercial development which is sought to enable each 
parcel to be separately owned and financed. 
 

i. All development in the Redevelopment Area shall comply with the minimum environmental stan-
dards of the Pinelands Comprehensive Management Plan (N.J.A.C. &:50). 
 
 

H. Provisions for Relocation 
N.J.S.A. 40A:12A-7a(3) requires the redevelopment plan to indicate: 

Adequate provision for the temporary and permanent relocation, as necessary, of residents in the 
project area, including an estimate of the extent to which decent, safe and sanitary dwelling units 
affordable to displaced residents will be available to them in the existing local housing market. 

 
Because the Redevelopment Area does not contain any existing residential uses, the Redevelopment Plan 
requirement does not apply. 
 
 
I. Identification of Property to be Acquired 
N.J.S.A. 40A:12A-7a(4) requires the redevelopment plan to indicate: 

An identification of any property within the redevelopment area which is proposed to be acquired in 
accordance with the redevelopment plan. 

 
Because the Redevelopment Area is within a non-condemnation redevelopment area, any future develop-
ment or redevelopment that may involve property acquisition will require an acceptable arrangement be-
tween the property owner(s) and the redeveloper. 
 
 
J. Relationship to Other Plans 
N.J.S.A. 40A:12A-7a(5) requires the redevelopment plan to indicate: 

Any significant relationship of the redevelopment plan to the master plans of contiguous municipalities, 
the master plan of the county in which the municipality is located, and the State Development and 
Redevelopment Plan adopted pursuant to the "State Planning Act," P.L.1985, c.398 (C.52:18A-196 et 
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seq.). 
 

1. Contiguous Municipalities: Except for permitting restaurants as a principal use, the 
Redevelopment Plan’s does not make any significant changes to the Redevelopment Area’s current land 
use and building requirements. The Redevelopment Area in the southwest corner of Southampton 
Township is within 1.4 miles of Tabernacle Township by way of US Route 206 and 2.6 miles from 
Medford Township by NJ Route 70. Therefore, implementation of the Redevelopment Plan should not 
have any adverse impacts on nearby adjacent municipalities. 

 
2. Burlington County: Because Burlington County does not have a county master plan, this 
requirement is not applicable. 

 
3. State Development and Redevelopment Plan: The Redevelopment Area is within the New Jersey 
Pinelands Protection Area which is regulated by the CMP and is outside the jurisdiction of the State 
Development and Redevelopment Plan. 
 

 
K. Affordable Housing Impact 
N.J.S.A. 40A:12A-7a(6) requires the redevelopment plan to indicate: 

As of the date of the adoption of the resolution finding the area to be in need of redevelopment, an 
inventory of all housing units affordable to low- and moderate-income households, as defined 
pursuant to section 4 of P.L.1985, c.222 (C.52:27D-304), that are to be removed as a result of 
implementation of the redevelopment plan, whether as a result of subsidies or market conditions, 
listed by affordability level, number of bedrooms, and tenure. 

 
Because the Redevelopment Area does not contain any existing residential uses, the Redevelopment Plan 
requirement does not apply. 
 
 
L. Affordable Housing Replacement Provisions 
N.J.S.A. 40A:12A-7a(7) requires the redevelopment plan to indicate: 

A plan for the provision, through new construction or substantial rehabilitation of one comparable, 
affordable replacement housing unit for each affordable housing unit that has been occupied at any 
time within the last eighteen (18) months, that is subject to affordability controls and that is identified 
as to be removed as a result of implementation of the redevelopment plan. Displaced residents of 
housing units provided under any State or federal housing subsidy program, or pursuant to the "Fair 
Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), provided they are deemed to be eligible, shall 
have first priority for those replacement units provided under the plan; provided that any such re-
placement unit shall not be credited against a prospective municipal obligation under the "Fair 
Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), if the housing unit which is removed had pre-
viously been credited toward satisfying the municipal fair share obligation. To the extent reasonably 
feasible, replacement housing shall be provided within or in close proximity to the redevelopment 
area. A municipality shall report annually to the Department of Community Affairs on its progress in 
implementing the plan for provision of comparable, affordable replacement housing required pur-
suant to this section. 

 
Because the Redevelopment Area does not contain any existing residential uses and is in a non-residential 
zoning district that does not permit residential development, and because the Redevelopment Plan does not 
propose any residential development, the Redevelopment Plan requirement does not apply. 
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M. Public Electric Vehicle Charging Infrastructure 
N.J.S.A. 40A:12A-7a(8) requires the redevelopment plan to indicate: 

Proposed locations for public electric vehicle charging infrastructure within the project area in a 
manner that appropriately connects with an essential public charging network. 

 
The Redevelopment Plan shall require the redeveloper to install public Electric Vehicle Supply Equipment 
(EVSE) and Make-Ready parking spaces, per PL 2021 c.171. The location of such infrastructure shall be 
determined as part of future site plan approvals in the Project Area. 
 
 
N. Affordable Housing Provisions 
N.J.S.A. 40A:12A-7b. indicates: 

A redevelopment plan may include the provision of affordable housing in accordance with the "Fair 
Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.) and the housing element of the municipal 
master plan. 

 
Because Southampton Township does not have an affordable housing development fee ordinance or trust 
fund, it is unable to assess, collect, or use any such development fees, such as the State-approved 2.5% of 
the equalized assessed value of the non-residential development. 
 
 
O. Relationship to Local Development Regulations 
N.J.S.A. 40A:12A-7c. requires the redevelopment plan to indicate: 

The redevelopment plan shall describe its relationship to pertinent municipal development 
regulations as defined in the "Municipal Land Use Law," P.L.1975, c.291 (C.40:55D-1 et seq.). 

 
The CMP §7:50-3.32 requires that all municipal land use ordinances to be in conformance with the CMP. 
The Redevelopment Plan, which supersedes certain sections of Township Code Chapter 12: Land 
Development and Chapter 19: Pinelands Development, will become effective after the Pinelands 
Commission determines that the Township ordinance adopting the Redevelopment Plan does conform. 
 
 
P. Municipal Master Plan Consistency 
N.J.S.A. 40A:12A-7d. requires that: 

All provisions of the redevelopment plan shall be either substantially consistent with the municipal 
master plan or designed to effectuate the master plan; but the municipal governing body may adopt a 
redevelopment plan which is inconsistent with or not designed to effectuate the master plan by 
affirmative vote of a majority of its full authorized membership with the reasons for so acting set forth 
in the redevelopment plan. 

 
The CMP §7:50-3.32 requires that all municipal land use ordinances to be in conformance with the CMP. 
The Redevelopment Plan, which supersedes certain sections of Township Code Chapter 12: Land 
Development and Chapter 19: Pinelands Development, will become effective after the Pinelands 
Commission determines that the Township ordinance adopting the Redevelopment Plan does conform.  
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Appendix A 

Fig. 1: USGS Location Map 
Fig. 2: Adjacent Tax Parcels Map 



815 EAST GATE DR.  SUITE 103
MOUNT LAUREL,  NEW JERSEY  08054

TEL. 856-235-7170   FAX 856-273-9239 SOURCE: NJDEP GIS DATA

Fig. 1: General Location
Red Lion Diner Study Area

Southwest Corner of 
   US Route 206 and NJ Route 70

Southampton Township, NJ 
Block 3002, Lots 5, 2.02, & 5.03

Copyright:© 2013 National Geographic Society, i-cubed
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Appendix B 

Southampton Township Committee Resolution 2020-76 
Designating Lots 5, 5.02, and 5.03 of Block 3002as 

“A Non-Condemnation Area in Need of Redevelopment”
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Appendix C 

Letter from the Commissioner of the NJ Department of Community Affairs 
Dated November 4, 2020 Approving the Non-Condemnation Redevelopment Area Designation 
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Appendix D 

Southampton Township Tax Sheet 30, Amended June 6, 2018 
Appending NJDOT Parcel VXR74B2 to Block 3002, Lot 5.02 
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Appendix E 
Burlington County Book OR 13325, Page 2073,Recorded March 6, 2018 

Transferring title of a 0.472-acre parcel known as NJDOT Parcel VXR74B2 
In the southwest corner of Red Lion (US 206 and NJ 70) Circle 

From the NJ Department of Transportation 
To Lontokal, Inc. a New Jersey Corporation in Southampton Township, NJ 

























 

19 

 
Appendix F 

Southampton Township Committee Ordinance 20##-##, 
Adopting a Non-Condemnation Redevelopment Plan for the 

Red Lion Diner Redevelopment Area 
(Lots 5, 5.02, and 5.03 of Block 3002) 

TO BE INCLUDED AFTER ADOPTION 
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