
 

MEMORANDUM 

 
 
To:  CMP Policy & Implementation Committee 
 
From:  Susan R. Grogan 
  Chief Planner 
 
Date:  July 18, 2018 
 
Subject: July 27, 2018 Committee meeting 
 

______________________________________________________________________________ 
 
 
Enclosed please find the agenda for the Committee’s upcoming meeting on July 27, 2018. We have also 
enclosed the following: 
 

 The minutes from the Committee’s May 18, 2018 meeting; 
 

 A copy of the 2004 Memorandum of Agreement between the Commission and the South Jersey 
Transportation Authority (SJTA) related to short-term development projects at the Atlantic City 
International Airport. Please note that representatives of SJTA will be attending the Committee 
meeting to provide an update on development and mitigation activities pursuant to the MOA and 
discuss proposed amendments to the agreement;  
 

 A draft resolution and report on the Egg Harbor Township ordinances listed on the agenda; and 
 

 A memorandum providing background information on the Pinelands Infrastructure Trust Fund  
 

 
 
/CS15         
cc: All Commissioners (agenda only) 
 



 

CMP POLICY & IMPLEMENTATION COMMITTEE MEETING 
 

Richard J. Sullivan Center 
Terrence D. Moore Room 

15 C Springfield Road 
New Lisbon, New Jersey 

 
July 27, 2018 

 
9:30 a.m. 

 
Agenda 

  
1. Call to Order 
 
2. Pledge Allegiance to the Flag 
 
3. Adoption of minutes from the May 18, 2018 CMP Policy & Implementation Committee meeting  
 
4. Discussion of the 2004 Memorandum of Agreement between the Pinelands Commission and the 

South Jersey Transportation Authority related to short-term development projects at the Atlantic 
City International Airport 

 
5. Executive Director’s Reports  
 
 Egg Harbor Township Ordinances 12-2018 and 19-2018, amending Chapter 225 (Zoning) of the 

Township’s Code by adopting requirements for the provision of affordable housing in the RG-4 
and RG-5 (Residential) Districts, within the Pinelands Regional Growth Area 

 
6. Briefing on the Pinelands Infrastructure Trust Fund  
 
7. Public Comment 
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CMP POLICY & IMPLEMENTATION COMMITTEE MEETING 

Richard J. Sullivan Center 
Terrence D. Moore Room 

15 C Springfield Road 
New Lisbon, New Jersey 
May 18, 2018- 9:30 a.m. 

 

 MINUTES 

MEMBERS IN ATTENDANCE:  Chairman Sean Earlen, Robert Barr, Paul E. Galletta (via 

telephone), Jordan Howell, and Richard Prickett 

MEMBERS ABSENT:  Candace Ashmun and Ed Lloyd 

OTHER COMMISSIONER PRESENT: Mark Lohbauer (as a non-member of this Committee, 

Commissioner Lohbauer did not vote on any matter) 

STAFF PRESENT: Executive Director Nancy Wittenberg,  Susan R. Grogan,  Brad Lanute, 

Gina Berg,  Paul Leakan  and Betsy Piner.   Also present was Craig Ambrose, with the Governor's 

Authorities Unit.  

1. Call to Order 

Chairman Earlen called the meeting of the Comprehensive Management Plan (CMP) Policy and 

Implementation (P&I) Committee to order at 9:30 a.m. 

2. Pledge Allegiance to the Flag 

All present pledged allegiance to the Flag.   

3. Adoption of minutes from the April 27, 2018 CMP Policy & Implementation   

Committee Meeting   

Commissioner Prickett moved the adoption of the April 27, 2018 meeting minutes.  

Commissioner Howell seconded the motion.  The minutes were adopted with all Committee 

members voting in the affirmative except for Commissioner Barr .who abstained. 

4. Executive Director’s Reports  

 Mullica Township Ordinance 6-2018, amending Chapter 144 (Land Development) of 

the Township’s Code by revising permitted uses, water quality standards and zoning 

boundaries applicable to the WV (Weekstown Village) District. 

Ms. Grogan said Mullica Township Ordinance 6-2018 adds a portion of one lot to the Pinelands 

Village of Weekstown and expands the permitted uses to include boat building repair and sales.  
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On the SmartBoard, Mr. Leakan displayed the maps included in the meeting packet (Exhibits #1 

and #2) identifying the facility, the subject property, the portion of the lot to be rezoned and the 

extensive wetlands in the area.   

Ms. Grogan said the subject lot, currently in the Preservation Area  (PA) is the site of Viking 

Yachts, formerly Ocean Yachts, a boat building operation established in 1977, thus pre-dating the 

CMP.  Ms. Grogan said it is unknown why an establishment of this magnitude was not included 

within the boundaries of Weekstown Village at the time Mullica came into conformance in 1984. 

She said boat building is a nonconforming use in the PA and the facility was allowed to continue 

operations as a pre-existing use with a limit of 50% expansion of floor area or capacity.   

Ms. Grogan said, over the years, as the Commission has dealt with a number of approvals for the 

facility, it has become increasingly apparent that the Township should consider a rezoning to deal 

with the fact that the operation has reached the 50% expansion limit yet wishes to expand by 

adding more employees and additional cover over existing impervious surfaces. She said due to 

the heavy presence of wetlands, there is virtually no opportunity for Viking to expand outward 

and, as the portion of the lot to the north of the facility is vacant wetlands, only the portion of the 

lot containing the active facility will be rezoned. Through this rezoning, Viking would no longer 

be limited to the 50% expansion permitted for a pre-existing non-conforming use in the PA.  

Ms. Grogan said the issue of split zoning normally would create a problem with septic dilution 

calculations as lands used for septic dilution purposes must be in the same zone in order to make 

sure water quality standards are met.  The ordinance is written to allow Viking Yachts to use the 

entire lot, both that in portion now in the Pinelands Village as well as the remainder in the PA, in 

calculating septic dilution. She said this provision is so narrowly written it is unlikely that it will 

apply to any structure elsewhere in Weekstown.  She said this is a classic example of municipal 

flexibility.    

Ms. Grogan said three written comments were received, one of which was critical of adding the 

facility site to the Pinelands Village.  She said if the parcel were vacant, staff would agree with 

this criticism and would not recommend the proposed rezoning. 

Commissioner Lohbauer said the proposal seems clear and reasonable and asked for confirmation 

that the business would not be allowed to expand its septic field into wetlands.  

Ms. Grogan confirmed that the septic field would not expand into wetlands; rather the vacant 

portion of the parcel would be used for calculations based on the septic dilution model. 

In response to Commissioner Prickett’s questions, Ms. Grogan said once the facility is located in 

the PV, if a proposal did not meet water quality standards, an alternate design septic system could 

be used to allow for an increase in the number of employees.  She said the presence of wetlands 

will limit the expansion of parking areas or additional impervious surfaces, perhaps only to the 

area immediately adjacent to existing buildings. She said any expansion will require an 
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application to the Commission and, at that point, issues related to wetlands buffers, parking etc. 

will be evaluated.   

Ms. Grogan said this rezoning has been a joint effort by the municipality, the new owners and 

Pinelands staff.  

Commissioner Barr moved the recommendation to the Commission to certify  Mullica Township 

Ordinance 6-2018.  Commissioner Prickett seconded the motion and all voted in favor. 

5. Update on the Long-Term Economic Monitoring Program: reexamination and 

recommendations 

Mr. Lanute delivered a PowerPoint presentation on the Long Term Economic Monitoring 

(LTEM) Program’s Reexamination Process. See Attachment A to these minutes and also posted 

on the Commission’s web site at 

http://www.nj.gov/pinelands/home/presentations/0518%20economic%20monitoring.pdf. 

He reviewed the origins of the program, noting that both it and the Long Term Environmental 

Monitoring Program have been funded by the National Park Service (NPS) since 1996. He said 

the program’s goal is to continually evaluate the economic health of the Pinelands in an objective 

and reliable manner. Mr. Lanute said the core program collects data within four general areas of 

economic monitoring: population, real estate, the economy and municipal finance. He added that 

these four core topics inform the selection of periodic special studies. He said that the program 

reports on these findings in annual reports that are in the format of a statistical compendium 

containing tables, graphs and text regarding core economic indicators as well as an associated 

municipal and county fact book.  

Mr. Lanute described some of the challenges that had come up over the course of the program. 

They included: the selection of the segments of the economy to monitor; the challenge of the 

Pinelands Area crossing many administrative boundaries; and data availability. He also explained 

the challenges of selecting geographies when performing comparative evaluations of Pinelands 

Area municipalities compared to other South Jersey municipalities as well as the State as a whole.  

Mr. Lanute said that upon the recommendation of NPS, staff had undertaken a reexamination 

process of the program over the last year in order to develop strategies and recommendations for 

improving the program. This reexamination process included two facilitated meetings, including a 

Public Users meeting on August 9, 2017 followed by an Expert Panel meeting on October 27, 

2017 (lists of meeting participants were included in the meeting packet). He described the second 

element of the reexamination process that included contracting with a team of Rutgers 

University’s Bloustein School faculty to participate in the meetings as well as to issue a report. He 

said that the report was to offer a review of the core program’s economic indicators and provide 

recommendations for additional indicators, their evaluation and reporting in addition to potential 

special studies.  Mr. Lanute said the Rutgers report is still under review by staff but among some 
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recommendations for special studies are quality of life; community services (the cost of providing 

fire, police, emergency services; tourism and hospitality in the Pinelands; the cost of development 

in the Pinelands; and the feasibility of rail-based transit-oriented development.  

Mr. Lanute said staff is interested in promoting an enhanced web presence, one that could be 

interactive with data accessibility/direct data downloads by users. He said the staff has been 

exploring options in consultation with the New Jersey Office of Information Technology (OIT). 

Mr. Lanute concluded the presentation by describing upcoming steps, including more detailed 

recommendations regarding new indicators, special studies, reporting format and an enhanced 

website. He said that staff still needed time to assess the list of indicators provided by meeting 

participants and the Rutgers team. Given the quantity of indicators recommended, staff will 

necessarily need to parse the list given data availability, program objectives and staff resources. 

At 10:10 a.m., Commissioner Galletta disconnected from the conference call. 

Mr. Lanute asked for feedback from the Committee regarding future improvements. 

Commissioner Lohbauer said he thought the LTEM was a wonderful program and thanked staff 

for allowing his participation at the Expert Panel meeting. He said he felt it particularly helpful 

for people to see the impact of the CMP. He said making the data available online and available 

for others to use would be fantastic. He said he supported looking at quality of life issues as they 

go hand-in-hand with property values and taxes. 

Commissioner Prickett said he too supported a study of quality of life issues due to the 

desirability of clean air and water and having a healthy environment. He suggested when the 

annual report is issued, that not just a link to the report, but a direct link to the respective page in 

the municipal fact book, be sent to each municipality to draw their interest. He noted that the 

August stakeholders meeting had been attended chiefly by planners and suggested that for future 

meetings, zoning and planning board chairpersons be included in an attempt to involve more 

municipal officials. 

Mr. Lanute said, in the past, hard copies of the report had been sent to the municipal and county 

clerks and noted that perhaps the reports were not getting to the most appropriate audiences. He 

said staff is interested in further investigating quality of life indicators and that a special study 

could be one potential avenue for determining appropriate indicators of “quality of life.”  

Commissioner Barr said he thought the studies were valuable but that 36 indicators, as 

recommended by Rutgers for future reports, were too many, given the limit of staff resources. He 

said they were all good and valuable but would be very time consuming to process.  

Mr. Lanute responded that staff has had an internal dialogue regarding finding efficiencies. He 

said typically a single staff member is responsible for the report.   
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Commissioner Barr said the Commission needs to increase awareness of the report and how it 

might be used. He said the report needs to provide people with the information they need.  

Commissioner Howell said suggested that staff consider the development of a few headline 

indices for the LTEM Program. He described it as something that could aggregate multiple 

indicators that could be reported on by municipality. He said that it is important to consider the 

intended audience and the frequency of the data. He said that if a lot of the indicators are coming 

from the decennial census, reporting less frequently should be considered.  

Ms. Wittenberg said NPS likes the annual report particularly because  the Pinelands National 

Reserve is the only park with a considerable population and economic activity. She said she uses 

the report frequently and it should be valuable to the municipalities. She said that she is hesitant 

to adopt all-encompassing indices such as a quality of life index as it would inevitably be ranking 

Pinelands Area communities. She said that we need be conscious about the Pinelands 

Commission creating a negative designation. 

In response to Chairman Earlen’s question as to what constitutes South Jersey, Ms. Berg said the 

eight counties (seven Pinelands counties plus Salem County).  

Chairman Earlen asked about the comparison between a town in the northern Pinelands, e.g., 

Jackson Township, vs. a small town in South Jersey. 

Ms. Berg responded that is the question in a nutshell; what is quality of life.  

Chairman Earlen said it is an issue that is different to every person in this room.  

Mr. Lanute said in the early days of the LTEM program, two economic experts helped the 

Commission determine the nature of the comparisons. He said comparing the Pinelands with 

North Jersey is even more difficult than comparing it with South Jersey. Similarly, he said, the 

level of data collection varies with other areas of the country because their data are collected/ 

measured differently.  

Chairman Earlen said he thought the divisions were not just North and South Jersey, but also 

Central Jersey. 

6. Public Comment 

Ms. Katie Smith, with the Pinelands Preservation Alliance (PPA), said she appreciated the 

thorough staff presentation on the LTEM program and her organization found the information 

provided by the report very useful.  She said she was excited to hear the Commission was 

considering putting the data online and suggested that information about the program be shared 

with universities and their interested staff.  Also, she said that she hoped to hear more about the 

proposed CMP amendment to protect the Black Run. 
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Commissioner Prickett thanked Ms. Smith for the letter and her presence at the public hearing on 

Mullica Township Ordinance 6-2018. 

Mr. Jay E. Mounier, a resident of Franklinville, said the value of development rights should be 

considered alongside the value of land.  He said there is a vast difference between the two.  

7. Other Items of Interest 

Ms. Wittenberg raised a matter concerning South Jersey Transportation Authority (SJTA) and the 

Atlantic City Airport.  She referenced the 2004 Memorandum of Agreement (MOA) 

http://www.nj.gov/pinelands/infor/moa/State%20Agencies/SJTA/SJTA%20-%20ACY%20-

%20February%202004.pdf  and said this MOA allowed some development in exchange for the 

creation of some 300 acres of grassland bird habitat.  She said the Federal Aviation Authority 

(FAA) no longer supports the presence of that habitat so close to the runway due to concerns with 

bird strikes and aircraft safety. The FAA wants the habitat moved elsewhere.  She said the process 

of amending an MOA is somewhat lengthy and would require finding another suitable habitat 

location. She said the 2004 Federal Environmental Impact Statement had been quite lengthy, that 

SJTA has expressed an urgency for this to be done, but that the FAA has not yet applied any 

pressure on the Commission to act.  She said this is nesting season and if the habitat were to be 

removed now, it would be devastating to the bird population.  

In response to Chairman Earlen’s question if the Commission refused to relocate the habitat, Ms. 

Wittenberg said if the request is due to a safety issue, the Commission would need to abide by it.  

She said Commission staff was going to the site next week along with representatives from FAA, 

the New Jersey Department of Environmental Protection (NJDEP) and possibly the federal Fish 

and Wildlife Service.  

In response to Commissioner Barr’s question if she had yet received a letter instructing her to 

move the habitat, she said she had not but had been told it was forthcoming. 

Ms. Wittenberg said, although the habitat is preserved for small birds, their presence attracts other 

species.  Also, she said, the Commission has a good relationship with the FAA.  

Commissioner Prickett said it was important that the Commission work with the other agencies. 

There being no other items of interest, Commissioner Prickett moved the adjournment of the 

meeting and Commissioner Barr seconded the motion.  The meeting was adjourned at 10:40 a.m.  

Certified as true and correct: 
 

 
__________________   Date: May 30, 2018 
Betsy Piner,  
Principal Planning Assistant 
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Policy and Implementation Committee
May 18, 2018

 LTEM Program overview

 Identified challenges

 Reexamination process

 Process outcomes

 Next steps

 Origins date back to 2nd

Plan Review

 Funded by the National 
Park Service since 1996

 Program Goal: to 
continually evaluate the 
economic health of the 
Pinelands in an objective 
and reliable manner.

Core Program

 Analysis of core 
indicators

 Ongoing

 Products:
 Annual report
 Data repository

Special Studies

 Periodic studies on 
select topics

 1 year per study

 Products: 
 Special report
 Data package

Core program 
informs selection 
of special studies

General Areas of Economic Monitoring

(23 indicators total)

 Population

 Real Estate

 Economy

 Employment

 Income

 Establishments

 Agriculture

 Municipal Finance
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Report Format: Statistical Compendium

Each indicator reported on
• Tables, graphs, text descriptions

County/Municipal Fact Book

Primary Methods: Comparative Evaluation

Aggregation of data into comparison groups
1. Pinelands Municipalities

2. Other S. Jersey Municipalities

3. State of New Jersey

Methodological Considerations

 Determining economic segments to monitor

 Geography and data availability

 Evaluation methods

Programmatic Considerations

 Who is the target audience? What are their informational 
needs?

 Economic monitoring vs. economic development

 Selection of special studies

 Cost-effectiveness

Public Users Meeting

 August 9, 2017

 20 participants

 Participants selected 
from various 
government and non-
governmental 
organizations involved 
in economic 
development and 
planning

 October 27, 2017

 10 participants

 Participants selected 
from various government 
organizations that have 
special expertise or 
familiarity with LTEM 
data sources and subject 
matter

Expert Panel Meeting

Rutgers Expert Support and Review

1. Participate in both meetings

2. Produce review report
 Review Core Program’s economic indicators

Selection

Evaluation

Reporting

 Recommended special studies
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Feedback on LTEM Annual Report:

 Source of useful information

Unknown to many prior to invitation

Well-designed

Municipal Fact Book of particular usefulness

Online availability of data would be useful

Preference to maintain hard-copy of report

Approximately 20 suggested indicators/topics

 Suggested special studies topics

 Quality of life
 Community services
 Tourism and hospitality industry
 Cost of “development”
 Feasibility of rail-based transit-oriented development

 Suggestion that Commission partner with other 
organizations when doing special studies

 Household demographics

 More age distribution data 
(dependency ranges of 0-14 and 
65+)

 Educational attainment

 Workforce information

 Occupational data

 Commuter data

 Public transportation

 Quarterly Census of Employment 
and Wages (QCEW)

 Types of jobs as well as quantities

 Tourism, medical, financial, retail, 
industrial centers

 Tourism and hospitality

 Quantity of new businesses formed

 Municipal services provided

 Land value, and improvement value

 Commercial ratables (non-
residential square footage)

 Bank foreclosures and tax sales

 School district data (teacher-
student ratio; high school 
graduation rates)

 Pinelands Development Credit data

 More data on economies of 
Regional Growth Areas

 Off-base housing location

 Greater awareness of data sources and availability

 Public and commercial data sources

 Special data requests

 Contacts within state and federal agencies for 
acquiring data

 Further discussion on recommended indicators and 
special studies

 Under review by staff

 36 indicators recommended for future reports
 10 focal indicators

 Average home price
 Volume of real estate transactions
 Effective property tax
 Per capita spending by municipality
 Residential housing permits

 Certificates of Occupancy 
 Ratio of land to improvement value
 Permits issued for alterations/additions
 Equalized property value per acre
 Value of construction permitted

Not currently 
monitored
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Special studies recommended for consideration

 Tourism (ecotourism/agrotourism)

 Spending patterns in the Pinelands

 Relative costs of doing business

 Natural capital

 Value/feasibility of fast passenger rail service

 Municipal fiscal stress index & public services

 Quality of life comparative study

Exploration of options for enhanced web presence

 Reporting

 Interactive data explorer

 Data downloads

Staff Actions

 Review/finalize Rutgers Report

 Augment format of LTEM Program reporting

 Continue to develop plan for enhanced LTEM 
Program website 

Recommendations Forthcoming to Committee

 Additional indicators to add/drop from core program

 Special study selection for FY’19



















































































































































DRAFT 

 

RESOLUTION OF THE NEW JERSEY PINELANDS COMMISSION 

NO. PC4-18-_____________ 
 

TITLE: Issuing an Order to Certify Ordinances 12-2018 and 19-2018, Amending Chapter 225 (Zoning) of  
the Code of Egg Harbor Township 

Commissioner ______________________________ moves and Commissioner ___________________________ 
seconds the motion that: 
 

 
 

WHEREAS, on October 1, 1993, the Pinelands Commission fully certified the Master Plan and Land 
Use Ordinances of Egg Harbor Township; and 
 
WHEREAS, Resolution #PC4-93-139 of the Pinelands Commission specified that amendment to the 
Township’s certified Master Plan and Land Use Ordinances be submitted to the Executive Director in 
accordance with N.J.A.C. 7:50-3.45 (Submission and Review of Amendments to Certified Master Plans 
and Land Use Ordinances) of the Comprehensive Management Plan to determine if said amendment 
raises a substantial issue with respect to conformance with the Pinelands Comprehensive Management 
Plan; and 
 
WHEREAS, Resolution #PC4-93-139 further specified that any such amendment shall only become 
effective as provided in N.J.A.C. 7:50-3.45 of the Comprehensive Management Plan; and 
 
WHEREAS, on April 18, 2018, Egg Harbor Township adopted Ordinance 12-2018, amending Chapter 
225 (Zoning) of the Township’s Code by adopting requirements for the provision of affordable housing 
in the RG-4 and RG-5 (Residential) Districts, within the Pinelands Regional Growth Area; and 
 
WHEREAS, the Pinelands Commission received a certified copy of Ordinance 12-2018 on April 23, 
2018; and 
 
WHEREAS, on May 2, 2018, Egg Harbor Township adopted Ordinance 1970-2017, amending Chapter 
225 by adopting a revised Schedule of Area, Yard and Building Requirements for the RG-4 and RG-5 
Districts; and 
 
WHEREAS, the Pinelands Commission received a certified copy of Ordinance 19-2018 on May 7, 
2018; and 
 
WHEREAS, by letter dated May 15, 2018, the Executive Director notified the Township that 
Ordinances 12-2018 and 19-2018 would require formal review and approval by the Pinelands 
Commission; and 
 
WHEREAS, a public hearing to receive testimony on Ordinances 12-2018 and 19-2018 was duly 
advertised, noticed and held on June 20, 2018 at the Richard J. Sullivan Center, 15C Springfield Road, 
New Lisbon, New Jersey at 9:30 a.m.; and 
 
WHEREAS, the Executive Director has found that Ordinances 12-2018 and 19-2018 are consistent with 
the standards and provisions of the Pinelands Comprehensive Management Plan; and 
 
WHEREAS, the Executive Director has submitted a report to the Commission recommending issuance 
of an order to certify that Ordinances 12-2018 and 19-2018 are in conformance with the Pinelands 
Comprehensive Management Plan; and 
 
WHEREAS, the Commission’s CMP Policy and Implementation Committee has reviewed the 
Executive Director’s report and has recommended that Ordinances 12-2018 and 19-2018 be certified; 
and  
 



 

Record of Commission Votes 

 AYE NAY NP A/R*  AYE NAY NP A/R*  AYE NAY NP A/R* 

Ashmun     Howell     Prickett     
Avery     Jannarone     Quinn     
Barr     Lloyd     Rohan Green     
Chila     Lohbauer     Earlen     
Galletta     Pikolycky          

      *A = Abstained / R = Recused 

 
Adopted at a meeting of the Pinelands Commission  Date: ________________________ 

 
   

Nancy Wittenberg  Sean W. Earlen 
Executive Director  Chairman 
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WHEREAS, the Pinelands Commission has duly considered all public testimony submitted to the 
Commission concerning Ordinances 12-2018 and 19-2018 and has reviewed the Executive Director’s 
report; and 
 
WHEREAS, the Pinelands Commission accepts the recommendation of the Executive Director; and 
 
WHEREAS, pursuant to N.J.S.A. 13:18A-5H, no action authorized by the Commission shall have force 
or effect until ten (10) days, Saturdays, Sundays and public holidays excepted, after a copy of the 
minutes of the meeting of the Commission has been delivered to the Governor for review, unless prior to 
expiration of the review period the Governor shall approve same, in which case the action shall become 
effective upon such approval. 

 
NOW, THEREFORE BE IT RESOLVED that  

 
1. An Order is hereby issued to certify that Ordinances 12-2018 and 19-2018, amending Chapter 

225 (Zoning) of the Code of Egg Harbor Township, are in conformance with the Pinelands 
Comprehensive Management Plan.  

 
2. Any additional amendments to Egg Harbor Township’s certified Master Plan and Land Use 

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

 



 

REPORT ON ORDINANCES 12-2018 AND 19-2018, AMENDING CHAPTER 225  
(ZONING) OF THE CODE OF EGG HARBOR TOWNSHIP 

 
         July 27, 2018 
 
 
Egg Harbor Township 
3515 Bargaintown Road 
Egg Harbor Township, NJ  08234 
 
 

FINDINGS OF FACT 
 

I. Background 
 
The Township of Egg Harbor is located in the southeastern portion of the Pinelands Area, in Atlantic 
County.  Pinelands municipalities adjacent to Egg Harbor Township include Galloway Township, 
Hamilton Township and Estell Manor City in Atlantic County, as well as Upper Township in Cape May 
County.   
 
On October 1, 1993, the Pinelands Commission fully certified the Master Plan and Land Use Ordinances 
of Egg Harbor Township. 
 
On April 18, 2018, Egg Harbor Township adopted Ordinance 12-2018, amending Chapter 225 (Zoning) 
of the Township’s Code by adopting requirements for the provision of affordable housing in the RG-4 
and RG-5 (Residential) Districts, within the Pinelands Regional Growth Area. The Pinelands 
Commission received a certified copy of Ordinance 12-2018 on April 23, 2018. 
 
On May 2, 2018, Egg Harbor Township adopted Ordinance 19-2018, amending Chapter 225 by 
adopting a revised Schedule of Area, Yard and Building Requirements to reflect the amendments made 
by Ordinance 12-2018 relative to permitted density and Pinelands Development Credit use in the RG-4 
and RG-5 Districts. The Pinelands Commission received a certified copy of Ordinance 19-2018 on May 
7, 2018. 
 
By letter dated May 15, 2018, the Executive Director notified the Township that Ordinances 12-2018 
and 19-2018 would require formal review and approval by the Pinelands Commission. 
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II.    Master Plans and Land Use Ordinances 
 
The following ordinances have been submitted to the Pinelands Commission for certification: 
        

*  Ordinance 12-2018, amending Chapter 225 (Zoning) of the Code of Egg Harbor Township, 
introduced on March 21, 2018 and adopted on April 18, 2018; and 

 
*  Ordinance 19-2018, amending Chapter 225 (Zoning) of the Code of Egg Harbor Township, 

introduced on April 18, 2018 and adopted on May 2, 2018. 
 

These ordinances have been reviewed to determine whether they conform 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 

 
Ordinance 12-2018 amends Chapter 225 (Zoning) of the Code of Egg Harbor Township by 
requiring that all residential development in the RG-4 and RG-5 Districts provide for affordable 
housing. The ordinances were adopted to implement the Township’s Settlement Agreement with 
the Fair Share Housing Center, executed on August 16. 2017. The agreement stipulates that Egg 
Harbor Township has a rehabilitation obligation of 92 units, a prior round obligation of 763 
units, and a third round prospective need of 1,000 units.  
 
Ordinance 12-2018 requires that all residential development in the RG-4 or RG-5 Districts 
resulting in construction of new residential housing units must set aside 20% of the new units for 
low and moderate income households. Projects that contain less than 20 affordable housing units 
must have said units dispersed throughout the development and located within buildings 
designed to be architecturally indistinguishable from the market-rate units within the 
development. Projects that contain 20 or more affordable housing units have the option of 
accommodating said units in 100% affordable housing buildings that meet the garden apartment 
requirements provided in the Township’s Code. Residential developments that received 
preliminary or final approval before the effective date of Ordinance 12-2018 are exempted from 
the affordable housing set-aside requirements, unless those approvals expire or are amended to 
reflect substantial changes to the general terms and conditions on which preliminary approval 
was granted. Information provided to the Commission by the Township indicates that, as of June 
30, 2018, there are no projects in either zone that qualify for this exemption. 
 
Egg Harbor Township’s RG-4 and RG-5 Districts are the two highest-density zones within the 
Township’s Pinelands Regional Growth Area. In the RG-4 District, single-family detached 
dwellings, two-family dwellings and single-family attached dwellings (townhouses) are 
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permitted at a maximum density of 6.0 units per acre. The same housing types, as well as garden 
apartments, are permitted in the RG-5 District at a maximum density of 7.5 units per acre.  
 
Ordinances 12-2018 and 19-2018 revise various area and bulk standards applicable to different 
types of permitted residential uses in the two zones but do not change permitted housing types. 
With respect to single-family attached units (townhouses) in both zones, the minimum required 
tract size is reduced from five to three acres and the minimum required perimeter buffer is 
reduced from 20 to 10 feet. For garden apartments in the RG-5 District, the minimum required 
tract size is reduced from 10 to seven acres.  Maximum permitted densities in the two zones 
remain unchanged; therefore, there is no change in the Township’s Regional Growth Area 
residential zoning capacity. Based on the permitted densities and amount of vacant land in the 
two zones, the Township estimates that Ordinances 12-2018 and 19-2018 will provide a realistic 
opportunity for development of up to 726 affordable housing units through 2025.  
 
Ordinances 12-2018 and 19-2018 are consistent with the land use standards of the 
Comprehensive Management Plan. This standard for certification is met.  
 

 
3. Requirement for Certificate of Filing and Content of Development Applications 
 

Not applicable. 
 
 
4. Requirement for Municipal Review and Action on All Development 
 
 Not applicable. 
 
 
5. Review and Action on Forestry Applications 
 
 Not applicable. 
 
 
6. Review of Local Permits 
 

Not applicable. 
   

 
7. Requirement for Capital Improvement Program 
 
 Not applicable. 
 
 
8. Accommodation of Pinelands Development Credits 
 

Ordinance 12-2018 amends Chapter 225 (Zoning) of the Township’s Code by requiring that 
Pinelands Development Credits (PDC) be acquired and redeemed for 25% of the market rate 
residential units developed in the RG-4 and RG-5 Districts. This 25% obligation applies 
regardless of the density at which any particular project is proposed or constructed. The use of 
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PDCs is not required for those units in the RG-4 or RG-5 Districts that are required to be 
developed as affordable units.  
 
Ordinance 12-2018 does not increase or decrease the amount of residentially zoned property in 
Egg Harbor Township’s Regional Growth Area. Neither does the ordinance affect the maximum 
permitted densities or residential zoning capacity in the Regional Growth Area. Rather, 
Ordinance 12-2018 accommodates PDC use in a different manner than has traditionally been the 
case, in order to allow the Township to meet both its PDC and affordable housing obligations.  
Instead of providing a base density and affording developers an opportunity to use PDCs to 
increase that density if they so choose, the Township has elected to make PDC use a mandatory 
component of all residential projects in its two highest-density zones, with an exemption for 
affordable housing units. 
 
N.J.A.C. 7:50-3.39(a)8 specifies that in order to be certified by the Commission, municipal land 
use ordinances must provide for sufficiently residentially zoned property in the Regional Growth 
Area to be eligible for an increase in density to accommodate PDCs as provided for in N.J.A.C. 
7:50-5.28(a)3. N.J.A.C. 7:50-5.28(a)7i then authorizes Pinelands municipalities to employ 
additional density bonus or incentive programs, provided such programs do not interfere with or 
otherwise impair in any way the required municipal program for use of PDCs. Additional 
flexibility is provided in more general terms in the introduction to subchapter 5 of the CMP 
which states that CMP standards may  be refined by local agencies, provided that the objectives 
and goals the minimum standards represent will be achieved.  In this context, the PDC 
requirements implemented by Ordinance 12-2018 are consistent with the Comprehensive 
Management Plan. While the 25% requirement applied to the RG-4 and RG-5 Districts is not as 
high a number as would be provided through the more traditional zoning approach (where PDCs 
would account for 33% of the total number of permitted units), it is important to remember that 
the traditional base density/bonus density approach utilized throughout the Pinelands Area only 
provides an opportunity for the use of PDCs. There is no requirement under the traditional 
approach that any PDCs be used in any particular development project. Ordinance 12-2018 
guarantees a certain level of PDC use in association with any residential development in the 
Township’s two highest-density Regional Growth Area residential zones, regardless of project 
density or the number of units that are ultimately built. Given the greater certainty provided by 
this approach, the Executive Director believes that the PDC requirements adopted by Ordinance 
12-2018 should be viewed as being consistent with Comprehensive Management Plan standards.  
 
This standard for certification is met. 

 
 
9. Referral of Development Applications to Environmental Commission 
 
 Not applicable. 
 
 
10. General Conformance Requirements 
 

Ordinances 12-2018 and 19-2018, amending Chapter 225 (Zoning) of the Code of Egg Harbor 
Township, are consistent with the standards and provisions of the Pinelands Comprehensive 
Management Plan. This standard for certification is met. 
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11. Conformance with Energy Conservation 
 
 Not applicable. 
 
 
12. Conformance with the Federal Act 
 

Ordinances 12-2018 and 19-2018, amending Chapter 225 (Zoning) of the Code of Egg Harbor 
Township, comply with the standards and provisions of the Pinelands Comprehensive 
Management Plan. No special issues exist relative to the Federal Act. Therefore, this standard for 
certification is met. 
 

 
13. Procedure to Resolve Intermunicipal Conflicts 
 
 Not applicable. 
 
 
 

PUBLIC HEARING 
 
A public hearing to receive testimony concerning Egg Harbor Township’s application for certification of 
Ordinances 12-2018 and 19-2018 was duly advertised, noticed and held on June 20, 2018 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 the following testimony was received: 
 

Peter Miller, Egg Harbor Township Administrator, stated that Ordinances 12-2018 and 19-2018 
arise from the Township’s settlement agreement with the Fair Share Housing Center on the 
municipality’s affordable housing obligation.  He asked that the Commission look favorably 
upon the two ordinances.  
 

 There being no further testimony, the hearing was concluded at 9:40 a.m. 
 
Written comments on Ordinances 12-2018 and 19-2018 were accepted through June 27, 2018; however, 
none were received.  
 
 
 

CONCLUSION 
 
Based on the Findings of Fact cited above, the Executive Director has concluded that Ordinances 12-
2018 and 19-2018, amending Chapter 225 (Zoning) of the Code of Egg Harbor Township, comply 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 Ordinances 12-2018 and 19-2018 of Egg Harbor Township.  
 
SRG/CEH 



 

MEMORANDUM 

 
 
To:  CMP Policy & Implementation Committee 
 
From:  Larry L. Liggett 
  Director, Land Use & Technology Programs 
 
Date:  July 18, 2018 
 
Subject: Pinelands Infrastructure Trust Fund 
 

______________________________________________________________________________ 
 
Overview 
 
The Comprehensive Management Plan (CMP) relies upon several strategies for redirecting development 
from environmentally sensitive and agriculturally important areas to the Pinelands-designated growth 
areas, including traditional zoning and the Pinelands Development Credit (PDC) program. The CMP 
also recognizes that while there are private financial benefits to be derived from residential 
development, there are also public costs associated with the provision of capital facilities such as sewage 
disposal systems, water supply and roads that are needed to serve the new residential areas. 
 
In order to facilitate the development anticipated in Regional Growth Areas (RGAs) and to ease 
financial burdens local taxpayers face in order to provide necessary infrastructure improvements, the 
Pinelands Infrastructure Bond Act was enacted on August 23, 1985. The Act authorized the issuance of 
bonds in the amount of $30 million, the proceeds of which were to be used to provide grants and loans 
to any local unit1 in the Pinelands Area for infrastructure capital projects that support development in 
Pinelands RGAs. 
 
The Act defined “infrastructure capital projects” to include the acquisition, construction, improvement, 
expansion, repair or rehabilitation of all or part of any structure, facility or equipment necessary for, or 
ancillary to, any eligible system.  Although a fairly broad range of infrastructure project types are 
eligible for funding under the Pinelands Infrastructure Trust Fund (PITF) program, the Commission has 
solely focused on sewer construction, primarily for two reasons: 
 

                                                 
1 Local unit means any county, municipality, authority or agency that has administrative jurisdiction over an area that would 
be served by an infrastructure capital project. 
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1. This was the area of greatest need on the part of Pinelands RGAs when the program was first 
initiated; and 
 

2. Existing wastewater assistance programs offered by the New Jersey Department of 
Environmental Protection (NJDEP) provided a readily accessible source for the engineering 
expertise and management capacity that are necessary to effectively undertake such construction 
projects and which the Commission did not and presently does not possess. 

 
The Infrastructure Bond Act required that the Pinelands Commission adopt an Infrastructure Master 
Plan to evaluate proposed projects. The Commissioner of the NJDEP is authorized to approve projects 
undertaken in conjunction with this program, subject to a finding that the applicant municipality’s 
zoning ordinance has been certified by the Pinelands Commission and that the Commission finds that 
the projects are consistent with the Infrastructure Master Plan.2 In 1987, by Resolution PC4-87-3, the 
Commission adopted an Infrastructure Master Plan that includes a list of the projects that municipalities, 
utility authorities or county and regional planning agencies in all 23 Pinelands RGAs identified as 
necessary to accommodate growth. 
 
The Act did not specify what proportion of loans versus grants should be awarded under the program. 
An Infrastructure Financing Plan was prepared to help the Commission answer this question. Based on 
the analysis provided in the financing plan, which was also adopted in 1987, the Commission ultimately 
decided that the State’s Municipal Wastewater Assistance program, administered by the NJDEP’s 
Municipal Finance & Construction Element, would be the most effective framework for arranging 
financing for eligible projects.3 The Commission also concluded that all projects receiving a Notice of 
Project Eligibility would be offered a grant of up to 40% of the eligible project costs and a loan of up to 
20% of the eligible project costs. The remaining project costs would either be financed at the local level 
or through a market-rate loan from the New Jersey Infrastructure Financing Trust. 
 
Summary of PITF Projects and Status 
 
The table on the following page lists the PITF projects funded by the Commission and outlines the 
appropriations adjustments that were made with each successive PITF program round.  After the original 
appropriation in 1987, the Commission solicited proposals from Pinelands communities on four 
occasions, the last in 1993. At that point in time, virtually all of the capital funds available through the 
program were allocated.   
 
A brief description of all PITF projects is attached at the end of this memorandum.  
 
  

                                                 
2 Consequently, each time a new project is approved under the PITF program or the program is revised in any way, the 
Commission must adopt a resolution modifying the Infrastructure Master Plan to formally incorporate such changes. 
3 At the time the Financing Plan was being prepared, the State Construction Grants Program, which was then the vehicle for 
funding wastewater projects, was being replaced due to the expiration of federal funds. The State developed the Municipal 
Waste Water Assistance Program and the administrative rules governing this program, N.J.A.C. 7:22-6 and N.J.A.C. 7:22-7, 
became effective May 4, 1987. It was administered through NJDEP’s Environmental Trust, now known as the NJ 
Infrastructure Bank. 
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Summary Table 

PITF Appropriations and Projects 1987-1993 
 
 

Projects 1987 1990 1991 May  
1993 

September 
1993 

State Administration $500,000 $500,000 $500,000 $500,000 $500,000 
Local Planning & Design $100,000 $100,000 $100,000 $100,000 $100,000 
Monroe Interceptor and Collection $3,124,500 $3,124,500 $3,124,500 $3,124,500 $3,124,500 
ACUA Coastal Interceptor $13,800,000 $13,800,000 $13,800,000 $10,407,153 $10,407,153 
Waterford Sewage Treatment Plant $2,520,000 0 0 0 0 
OCUA Ridgeway-Cabin Branch Interceptor      
       OCUA $3,648,000 0 0 0 0 
       OCUA Manchester n/a n/a $4,337,848 $4,337,848 0 
Chesilhurst Interceptor  $307,906 0 0 0 0 
Chesilhurst Collection System $317,894 $2,897,122 $2,897,122 $1,761,008 $1,761,008 
Hamilton-Harding Highway Interceptor $855,000 $855,000 $855,000 $855,000 $855,000 
Galloway-Pinehurst Interceptors $395,716 $395,716 $395,716 $395,716 $395,716 
Stafford-Ocean Acres Skeleton System $2,880,003 $2,438,833 $2,438,833 $2,438,833 $2,438,833 
Winslow Route 73 Interceptor & Collection n/a n/a n/a $4,687,754 $5,985,273 
Barnegat Phase 1 Interceptor n/a n/a n/a n/a $1,737,600 
Hamilton-ACUA Collection n/a n/a n/a n/a $744,467 
Egg Harbor Township Collection n/a n/a n/a n/a $605,612 
Contingency Grants & Loans $1,550,961 $1,550,961 $1,550,961 $1,392,168 $1,344,818 
Reserved for Future Use 0 $4,337,848 0 0 0 
Total $30,000,000 $30,000,000 $30,000,000 $30,000,000 $30,000,000 

 
 
 
Changes to the Program since 1987 
 
Since 1987, the Commission has approved several revisions to the system used to evaluate projects in 
order to emphasize changing priorities. For example, in 1990, the ranking system was modified to 
explicitly consider the number of PDC opportunities a proposed project would support. In 1991, the 
ranking system was revised again to eliminate project cost as a factor because it was not a reliable 
indicator of project cost-effectiveness. In 2006, the Commission adopted another series of ranking 
criteria changes, awarding bonus points for mixed-use projects, higher density development, and 
innovative design and treatment. 
 
2006 Funding Round 
 
By 2005, sufficient loan funds and accrued interest ($15.3 million) had been repaid to the PITF to enable 
to Commission to launch another funding round. In April of that year, the Commission conducted a 
survey of Pinelands growth area communities to determine whether the PITF Program should continue 
to focus on sewer construction or whether it should be expanded to address other infrastructure needs. 
Although the survey results cannot necessarily be considered conclusive, due primarily to the low 
response rate, they did suggest an interest in a broader application of the program funds. Many of the 
respondents indicated that the PITF was still needed to fund sewer construction projects, but a clear 
interest was expressed in funding for transportation and water infrastructure projects as well.  
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In May 2006, the Commission once again advised potential grantees of the availability of PITF monies 
and encouraged communities to submit project proposals. In response to this invitation, the Commission 
received six proposals, five of which were either ineligible because they did not propose expanding 
sewer service systems or only marginally met the program ranking criteria because the new residential 
component was so small. As a result, these five applications were given extremely low eligibility scores. 
Only one proposal, submitted by the Jackson Township Municipal Utilities Authority, seemed to meet 
the objectives of the PITF Program. However, the time needed to fulfill all of the regulatory steps that 
had to be followed before an award could be conveyed was far longer than the Jackson MUA could wait 
to advance its project. Consequently, the community elected to not to accept PITF funds. 
 
Given the low quality of project proposals received during the 2006 solicitation (in terms of addressing 
the program ranking criteria), together with the general observation that most of the sewer systems 
needed to serve growth areas had already been constructed and presently have adequate reserve capacity 
to accommodate a considerable proportion of likely future development demands, the Commission 
decided not to pursue further PITF rounds or projects.   
 
2018 Needs Survey 
 
In July 2018, Commission staff began a survey of RGAs to determine whether conditions had changed 
and what types of infrastructure funding needs might exist today.  Letters were mailed to counties, 
municipalities, and municipal utility authorities to advise them of the availability of approximately $15.6 
million in funding. A series of meetings will be scheduled with entities that express an interest in using 
the PITF to help fund projects that are currently in the planning stage. These meetings will provide 
information about pressing infrastructure needs in the RGAs and will help staff formulate a Pinelands 
Infrastructure Master Plan Amendment.   
 
We will be discussing these efforts with the Committee on July 27th, along with the next steps of 
developing project ranking criteria and preparing an Infrastructure Master Plan Amendment. The 
Infrastructure Master Plan will identify the projects that would be eligible for funding through PITF. The 
Master Plan will be brought to the full Commission for approval before submitting it to the NJDEP and 
gaining legislative approval.  Legislative approval would be the final step before projects could be 
authorized to apply for funding. 
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PITF Projects 1987-1993 
 
Monroe Interceptor and Collection System: This project, sponsored by the Monroe Township Municipal 
Utilities Authority, involved the extension of the Township’s interceptor system to service its entire 
RGA, as well as a collection system for the Victory Lakes/Friendly Village area in the RGA.  The 
collection system was intended to serve new development as well as some 975 existing units, some with 
reported septic system failures, in the Victory Lakes/Friendly Village area. 
 
Atlantic County Utilities Authority Coastal Interceptor: This was a regional interceptor project that was 
constructed to serve the RGAs of both Hamilton and Egg Harbor townships and to correct a stream 
discharge problem from the Hamilton Sewage Treatment Plant. The interceptor has the capacity to serve 
over 33,000 homes, including some existing homes with septic system problems. 
 
Waterford Sewage Treatment Plant: abandoned 
 
Ocean County Utilities Authority Ridgeway-Cabin Branch Interceptor: This project was originally for 
construction of a regional interceptor to serve both Manchester and Jackson townships. The project was 
revised to involve construction of an interceptor and collection system to serve Manchester Township 
only. The interceptor was sponsored by the Ocean County Utilities Authority while the collection 
system was sponsored by the Manchester Township Municipal Utilities Authority. Under the revised 
project, sufficient capacity was to be retained for service into Jackson Township’s RGA. 
 
Chesilhurst Interceptor: abandoned 
 
Chesilhurst Collection System: This project was sponsored by the Borough of Chesilhurst to alleviate a 
problem with residential septic systems in areas of unsuitable soils. The collection system connects to 
the Atlantic Basin Interceptor, which conveys wastewater to the Camden County treatment facility in 
Camden. The entire Borough is located in a Pinelands RGA. 
 
Hamilton-Harding Highway Interceptor: This interceptor was completed by the early 1990s and serves a 
portion of Hamilton Township’s RGA. The project ultimately qualified for additional PITF funding 
when the Hamilton Township Sewage Treatment Plant was converted to a pumping station and the 
wastewater was directed to the Atlantic County Utilities Authority Coastal Interceptor. 
 
Galloway-Pinehurst Interceptors: This project, sponsored by Galloway Township, consisted of the 
construction of two interceptors to serve the Pinehurst portion of the Township’s RGA. The Pinehurst 
area is located north of the White Horse Pike (Route 30) and west of the Garden State Parkway. 
 
Stafford-Ocean Acres Skeleton System: This project was sponsored by the Stafford Township Municipal 
Utilities Authority and involved a collection system to serve a portion of the Ocean Acres subdivision, a 
community that comprises a major portion of the Township’s RGA.  The area is bounded on the east by 
the Garden State Parkway and to the south by Route 72.   
 
Winslow Route 73 Interceptor and Collection System: This project comprised all three phases of a 
regional interceptor network to serve the entirety of Winslow Township’s RGA. The interceptor ties into 
the Camden County Municipal Utilities Authority’s Cedarbrook pumping station, which conveys the 
wastewater to the county treatment facility in Camden. 
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Barnegat Phase I Interceptor:  This was a two-phase project to serve areas both east and west of the 
Garden State Parkway. Phase I was intended to serve both existing and new development in a significant 
portion of Barnegat’s RGA, both in the Pinelands Area and in the Pinelands National Reserve. Phase II 
was intended to provide sewer service in the remainder of the RGA in the Pinelands Area and the 
Pinelands National Reserve.  
 
Hamilton ACUA Collection System: This project was proposed by the Hamilton Township Municipal 
Utilities Authority and involved the construction of a collection system to serve the eastern portion of 
the Township’s RGA.  The system is in close proximity to the Coastal Interceptor. It serves an area of 
approximately 1,400 acres in the vicinity of the Hamilton Mall and the Atlantic City Expressway. 
 
Egg Harbor Collection System:  This project was submitted by the Egg Harbor Township Municipal 
Utilities Authority and was designed to extend sewer service to the western portion of the Township’s 
RGA. The collection area serves some 400 acres and ties into the existing Atlantic County Utilities 
Authority pumping station at English Creek Avenue.  
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