




 

 

       April 18, 2019 

 

Lisa Tilton, Administrator 

Buena Vista Township 

890 Harding Highway 

Buena, NJ 08310 

 

 Re: Application # 1982-2560.004 

  Block 502, Lots 4.01 & 6 

  Buena Vista Township 

 

Dear Ms. Tilton: 

 

The Commission staff has completed its review of this application for construction of three miles of 

nature trails. Enclosed is a copy of a Public Development Application Report. On behalf of the 

Commission’s Executive Director, I am recommending that the Pinelands Commission approve the 

application with conditions at its May 10, 2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

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

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

 Public Comment 

 

c: Secretary, Buena Vista Township Planning Board 

 Buena Vista Township Construction Code Official 

 Atlantic County Department of Regional Planning and Development 

 David Scheidegg 

 Mark Demitroff 



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       April 18, 2019 

 

Lisa Tilton, Administrator 

Buena Vista Township 

890 Harding Highway 

Buena, NJ 08310 

 

Application No.: 1982-2560.004 

   Block 502, Lots 4.01 & 6 

   Buena Vista Township 

 

This application proposes construction of three miles of nature trails located on the above referenced 

91.57 acre parcel in Buena Vista Township. The John W. Quigley Recreation Park is located on the 

parcel.   

 

The majority of the proposed nature trail will be located within a forested area of the parcel. The 

applicant proposes to clear the vegetated understory and place wood mulch to create the four foot wide 

trail. The proposed development will not result in the removal of any live or dead trees.  

 

STANDARDS 

 

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

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

relevant to this application:  

 

Land Use (N.J.A.C. 7:50-5.26(b)4 & 5.27(a)) 

 

The proposed development is located in a Pinelands Rural Development Area and the Pinelands Village 

of Collings Lakes.  The proposed development is a permitted land use in a Pinelands Rural Development 

Area and a Pinelands Village. 

 

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

 

There are wetlands located within 300 feet of the above referenced parcel.  All development, including 

the proposed understory vegetation clearing, is proposed at least 300 feet from wetlands. 

 

 

 

 



2 

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

 

The proposed development will be located within a pine-oak forest. The proposed understory vegetation 

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

 

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

tolerant of droughty, nutrient poor conditions. The applicant does not propose revegetation. 

 

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

 

To avoid the possibility of the proposed development having an irreversible adverse impact on habitat 

critical to the survival of any local population of threatened or endangered animal species, the applicant 

proposes to locate all trails so as to avoid the removal of any live or dead trees. 

 

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

 

The applicant has demonstrated that there will be no increase in the volume and rate of stormwater 

runoff from the project after the development then occurred prior to the proposed development. 

 

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

 

The Commission staff reviewed the application for evidence of cultural resources on the parcel. Based 

upon the lack of potential for significant cultural resources on the parcel, a cultural resource survey was 

not required. 

 

PUBLIC COMMENT 
 

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

of the above referenced parcel was completed on December 12, 2018. Newspaper public notice was 

completed on December 14, 2018. The application was designated as complete on the Commission’s 

website on March 1, 2019. The Commission’s public comment period closed on April 12, 2019. The 

Commission received four written public comments (attached) from one individual regarding this 

application. The same individual offered oral public comment at the Commission’s April 12, 2019 

meeting.   

 

Written and Oral Comment:  On January 20, 2017, the commenter submitted information indicating that 

the proposed development would be located in the vicinity of inland 

dunefields. The commenter also provided a copy of an article titled “The 

Newtonville Dune Field” and a copy of a 2015 Recreational Trails 

Program Grant Application from the Township of Buena Vista to the New 

Jersey Department of Environmental Protection (NJDEP), Green Acres 

Program.  

 

The commenter questioned the status of certain development that 

previously occurred at Michael Debbi Park without application to the 

Commission.    

  

On October 30, 2018, the commenter submitted information indicating 

that there are two conflicting versions of the trail’s configuration. The 
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commenter also indicated that Buena Vista Township represented in an 

application to the NJDEP Stewardship Program that the trails proposed in 

this application were already built. The commenter further indicated that 

Buena Vista Township represented that since the trails would be located 

on land owned by the municipality, no permits were needed. 

 

On November 26, 2018, the commenter submitted information indicating 

that the proposed development would be located in the vicinity of the 

Newtonville dune field, that the Collings Lakes parcel is traversed by an 

ancient byway known as the Woodbury Road and that the Woodbury 

Road was associated with a nearby Swedish enclave. The commenter also 

provided a copy of an article titled “Proposing New Barrens National 

Natural Landmarks” and a second copy of the article titled “The 

Newtonville Dune Field”. 

 

On April 12, 2019, the commenter provided written and verbal comments 

to the Commission regarding the application. The commenter indicated 

that the proposed development cannot be approved by the Commission as 

the municipality has not acted in a manner that is accordant to law or 

proper business conduct, that the project would have required a written 

motion to have been adopted by a deliberative body for application and 

that Buena Vista Township intentionally kept the proposed development 

hidden in an effort to circumvent the scrutiny of the Pinelands 

Commission and its own residents. The commenter also reiterated their 

previous comments that there were two conflicting versions of the trail’s 

configuration and that Buena Vista Township indicated that since the trails 

would be located on land owned by the municipality, no permits are 

needed. Lastly the commenter indicated that two trails had already been 

developed.   

 

Staff Response: The Commission staff appreciates the commenter’s interest in the 

Pinelands Area.  

 

The CMP does not identify or regulate dunefields. 

 

Applications have been approved by the Commission for certain 

development that occurred at Michael Debbi Park without application to 

the Commission. The Commission staff is currently unaware of any land 

development violations at Michael Debbi Park.   

 

The Township has applied to the Commission for the proposed 

development. The application form is signed by the Township 

Administrator. The application includes a site plan prepared by a New 

Jersey Licensed Engineer indicating the extent of the proposed 

development. Notwithstanding information that may have been submitted 

to other agencies, the development must be undertaken in accordance with 

the site plan referenced in this Report. Public notice of the application was 

provided to adjacent land owners on December 12, 2018 and newspaper 

public notice of the application was completed on December 14, 2018. 
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The proposed development was reviewed by the Commission staff 

archeologist. That review indicated a lack of potential for significant 

cultural resources on the parcel.  

 

By e-mail dated April 17, 2019, the Township Administrator indicated that 

no construction of the proposed nature trail has begun.   

 

The commenter may wish to discuss their concerns regarding the internal 

municipal administrative processes regarding development activities in the 

Township and the Township’s application to the NJDEP Stewardship 

Program with an appropriate municipal official. 

 

CONDITIONS 

 

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

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

March 22, 2017 and revised to November 5, 2018. 

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

licensed facility. 

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

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

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

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

approvals. 

5. All development, including removal of understory vegetation, shall be located at least 

300 feet from wetlands. 

CONCLUSION 

 

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

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

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

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

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

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

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

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

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

received at the Commission office no later than 4:00 PM on May 7, 2019 and include the following 

information: 

 

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

 

2. the application number; 

 

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

 

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

 

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

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

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

decision. 

 

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

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

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

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

Administrative Law. 
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Ms. Berg, 

I forward these notes to you as the Resource Planner, as they relate to two Buena Vista Township nature trails: 

 

About Michael Debbi Park: 

Please note that, apparently, BVT remains in violation at Michael Debbi Park. Two retention basins have not 

been built as promised. Also, the BVT minutes were from March 10, 2016—after BVT's application. Also, 

there was no 2009 forest fire that closed the park trail. The nature trail was closed in 2009 under direction by the 

Pinelands Commission for permit violations.  

Also, the project was much larger in scope than a milkweed-butterfly planting as claimed. 

Furthermore, the municipality has approved $877,015.00 in new park improvements without curing the old 

violations. Can the municipality move ahead on a new initiative when the old violations remain open? 

229-18 – Award Michael Debbi Park Lighting Project to Janney 

Electric 

Resolution Awarding the Michael Debbi Park Lighting Project to 

Janney Electric in the amount of $877,015.00 



�

 

About Quigley Park: 

Please note that I have submitted two OPRA requests for the Quigley Park project, and there have not been any 

responsive records at the Pinelands Commission. 

Furthermore, that Quigley Park application you reference (above) does not appear on your most recent Active 

Public Development Applications list: 

 

Please correct that oversight. Forgive my cynicism, but my municipality has had numerous non-compliance 

issues associated with Pinelands rules in the past. 

Incredibly, BVT misled the NJDEP Stewardship Program by getting points for two other trails that are really 

one, which was never built but they received a $12,000 grant for. 

NJDEP program acknowledges two nature trails in Buena Vista Township, neither trail is Pinelands approved, 

nor were they ever even built. Trails are not Environmental Enhancement Projects if they are in violation of 

Pinelands rules. 

 

First, there is the issue of Pinelands review. Apparently BVT argues—incorrectly—that, because this is 

municipal land, no permits are needed: 



�

 

Second, there are two conflicting plan versions of the trail's configuration, the one sent to NJ Trails (upper left) 

and the contrasting one on the Green Acres application, the latter of which is a template for athletic fields. Note 

how wetlands seem to vanish on the latter version. 

 

I worry that BVT will gain approval for the innocuous natural-looking NJ Trails application, then use that 

approval to switch efforts toward the Green Acres built-landscape iteration. It will be interesting to see which 

version you received. 

 

Sincerely, 

Mark Demitroff 
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Proposing New Barrens National Natural Landmarks

Mary C. Brickle, Todd R. Lookingbill, and Katharina A.M. Engelhardt

The National Natural Landmarks (NNL) Program, administered and maintained through 

the National Park Service, was established in 1962 with the goal of highlighting sites that best 

demonstrate the outstanding geologic and biologic features of the United States. In a unique 

partnership between public and private landowners, the National Park Service accepts sites 

into the program that best illustrate the diversity of our country’s natural heritage regard-

less of ownership. The NNL program seeks solely to recognize these sites for their geologic 

and biologic significance and to strengthen the public’s appreciation for and conservation of 

America’s natural heritage. Potential NNLs are evaluated based on the following criteria: (1) 

outstanding condition, (2) illustrative value, (3) rarity, (4) diversity, and (5) value to science 

and education. Sites are designated by the secretary of the interior and, as of today, 586 land-

marks have received the NNL designation. 

We conducted an analysis of the existing NNL portfolio of sites within three physio-

graphic regions of the Northeast Region: Piedmont, Valley and Ridge, and Appalachian Pla-

teau (Figure 1). The goal of the assessment was to identify underrepresented biologic and 

geologic themes and to recommend potential new sites within the region whose character 

provides excellent illustrations of those theme gaps. To identify specific sites for recommen-

dation to the program, we examined studies of hundreds of sites previously considered for 

nomination as potential NNLs in the relevant physiographic provinces. Two sites came to 

the forefront in this review: Albany Pine Bush Preserve and Nottingham Serpentine Barrens. 

Both are representative of a new barrens theme which is missing from the current list of land-

marks. These biologically diverse ecosystems combine outstanding examples of important 

geologic themes (e.g., “Eolian Landforms”; “Works of Glaciers”) and ecological processes 

(e.g., “Fire”). They also provide good habitat for rare species in relatively urban settings that 

have a high potential for public education. The gap analysis demonstrates how the NNL 

program provides a highly structured but flexible system for the continued expansion of this 

catalogue of the country’s diverse natural landscape.
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Albany Pine Bush

Albany Pine Bush Preserve supports significant examples of periglacial sand dunes and pitch 

pine–scrub oak barrens. The preserve is located between the cities of Albany and Schenect-

ady in the Capital District of upstate New York (Figure 1). It is owned by multiple private 

and public organizations and managed by the Albany Pine Bush Preserve Commission. The 

site is one of only two pine barrens to support a dynamic sand dune landscape in the Appa-

lachian Plateau region and one of two sand dune ecosystems within the Appalachian Valley 

and Ridge region. This extraordinary ecosystem gives rise to a variety of habitats. The sandy, 

well-drained soils are home to 45 of the 538 wildlife species of greatest conservation need 

(SGCN) found in New York State, including one state and federally listed endangered spe-

cies, the Karner blue butterfly (Lycaeides melissa samuelis).

Figure 1. Map of three physiographic provinces assessed and two bar-

rens study sites.



Primary geological features. Periglacial sand dunes are fossil landscape features that 

are common throughout colder climates of the world. These types of inland sand dunes are 

the result of wind action reworking sediments from glacial lakes or outwash dating back to 

prior periods of glaciation. The sand dunes at Albany Pine Bush are indicators of past aridity 

associated with the cold, dry, and windy climates encountered during the Late Pleistocene. 

Following the retreat of the Laurentide ice sheet and subsequent evaporation of the resulting 

glacial lake, thick sediment deposits were exposed to continual wind erosion. This led to the 

formation of scree and finer sand particles, which were shaped into dunes and depressions. 

The preserve is a bit unusual in that it contains representative examples of both parabol-

ic and longitudinal dunes (Figure 2). Prevailing northwesterly winds shaped most of the sand 

dunes, forming primarily parabolic dunes that ranged from 100 to 2,000 feet in length. Typi-

cally oriented with their longest axis running from northwest to southeast, the crescent shape 

of these dunes suggests they were colonized early by vegetation which helped stabilize the 

dune surface and prevent significant reworking (Barnes 2003). Eolian processes also contrib-

Figure 2. Examples of both longitudinal and parabolic dunes found 

in the Albany Pine Bush Preserve.



uted to the formation of short, broad, ridge-shaped longitudinal dunes, usually between 30 

to 60 feet high and typically several hundred feet long (Bradley et al. 2010). Today, the dunes 

are characterized by a transitioning topography from flat to gently rolling surfaces, with both 

sand swells and low domes dotted with pitch pine (Pinus rigida) and carpeted with diverse 

understory plants. Swamps, wetlands, and shallow ponds have come to fill in holes that were 

long ago eroded into the sandy soil (Bried and Edinger 2009). In colder months, the low-ly-

ing depressions between the dunes can act as “frost pockets.” As the cooler air settles into 

these areas, plant growth is delayed in comparison to the areas of higher elevation. This leads 

to less dense patches of scrub oak (Quercus ilicifolia) in these areas, and they instead become 

dominated by prairie grasses and sedges. 

Primary biological features. The dynamic mosaic landscape of the Albany Pine Bush 

gives rise to a globally rare assemblage of plants and animals. Owing to nutrient-limiting 

sandy soils and the heterogeneous topography of the dunes, sand dune ecosystems support 

a diverse biota dominated by pine barrens in higher-lying drier habitats and wetlands in 

low-lying wet areas at the base of the dunes. The Albany Pine Bush provides one of the best 

and largest examples of an inland pine barrens ecosystem in the world, covering approxi-

mately 40 square miles prior to European colonization (USFWS 1997; Barnes 2003). Pitch 

pine–scrub oak communities dominate the Albany Pine Bush landscape, making up 42% of 

the mapped communities in the preserve. Fire disturbance within a pine barrens ecosystem 

serves to rejuvenate the natural community, drive out exotic plant species, and increase the 

food and habitat supply for native insects and other animals (e.g., Beachy and Robinson 

2008). It is an important component in maintaining the unique ecological qualities of the 

community (Milne 1985). Good natural conditions for wildfires have existed within the Al-

bany Pine Bush Preserve for thousands of years, especially during the frequent periods of 

high winds, because the sandy, nutrient-poor soil tends to be droughty and a fuel supply of 

plant litter accumulates rapidly due to retarded microbial decomposition (Barnes 2003). The 

dry, acidic soils of the Pine Bush do not promote the decomposition of litter, and the lack of 

earthworms or other organisms in the dry upper layers of the sandy soil mean that organic 

matter decomposed by fungi is not incorporated back into the soil.

The Albany Pine Bush is nationally recognized for its extensive populations of rare but-

terflies and moths, and management plans have focused on the protection of these rare in-

sects (APBPC 2010). There are hundreds of Lepidoptera species found in the Pine Bush, 

including over 40 noctuid moths considered to be pine barrens specialists. A variety of re-

gionally rare butterflies are also associated with the pitch pine–scrub oak barrens, grasslands, 

and other fire-maintained communities found in dry, sandy areas of the preserve. The fed-

erally listed endangered Karner blue butterfly typically occurs in the grassy openings in the 

pitch pine–scrub oak barrens; both its food plant and the host plant for its larvae is the wild 

blue lupine (Lupinus perennis), distributed throughout the Albany Pine Bush (Forrester et 

al. 2005). There is increasing evidence of a distinct and rich avian community in the pine bar-

rens ecosystems of the Albany Pine Bush (Beachy and Robinson 2008; Gifford et al. 2010), 

and the site has been designated as a New York State Bird Conservation Area.



Nottingham Serpentine Barrens

The Nottingham Park Serpentine Barrens are composed of shallow serpentine rock out-

crops and unique vegetation communities, especially serpentine grassland and open savan-

na communities. The park is located on the outskirts of Philadelphia in Chester County, 

Pennsylvania (Figure 1). The pine savanna and prairie ecosystems are especially species rich, 

supporting diverse warm-season grasses. The site contains some of the greatest numbers 

of endemic, rare, characteristic, and disjunct species found on serpentine soils within the 

Piedmont physiographic province. Recent surveys have confirmed the presence of at least 

21 globally or state-rare plant species, including one of the largest populations in the world 

of serpentine aster (Aster depauperatus), which is one of the only two recognized serpentine 

endemics of eastern North America.

Primary geological features. Serpentine soils have been extensively studied in the Unit-

ed States, and historic mine sites at Nottingham provide glimpses of its underlying geolo-

gy. Serpentinite is one of the most rare and unusual bedrock materials in the United States 

(Brooks 1987). The term “serpentine” is derived from the greenish color and pattern of the 

rock, which resembles that of a snake’s skin. High concentrations of siderophile elements in 

the soils, such as chromium, nickel, and cobalt, are toxic to plants, resulting in low concen-

trations of calcium, nitrogen, phosphorus, and potassium and therefore creating conditions 

of extremely low soil fertility. The inability of crops or other common vegetation to thrive on 

these soils has permitted a rare, endemic flora to flourish.

The southernmost extent of the Wisconsin ice sheet was just north of the site, which 

provide an additional connection between the geology and biology of the site (Brooks 1987). 

New species established themselves in the tundra-like climatic conditions of the region 

during the period of glaciation. When the ice sheet retreated, these species remained in the 

serpentine barrens where they likely had far fewer competitors. 

Primary biological features. Serpentine barren vegetation is found on only a small frac-

tion of serpentine outcrops; this distinctive vegetation is characterized by a diverse native 

grassland with scattered pines and oaks, sclerophyllous shrubs, and a diverse herbaceous lay-

er. In aerial view, these serpentine barrens appear as islands surrounded by forest and farm-

land of the heavily populated Piedmont. When compared with non-serpentine vegetation, 

serpentine plants generally display a greater tolerance of high magnesium and low calcium 

levels, have higher magnesium requirements for growth, have lower magnesium adsorption 

and greater calcium absorption, and show magnesium exclusion from leaves (Tyndall and 

Farr 1989).

Similar to the pitch pine–scrub oak barrens in the Albany Pine Bush, the rare commu-

nities that inhabit the serpentine barrens of Nottingham are fire dependent and maintained 

by an active prescribed burning management policy (Figure 3). Increased fire suppression 

beginning in the early 1900s has allowed fire-intolerant species such as Virginia pine (Pi-

nus virginiana) and eastern red cedar (Juniperus virginiana) to increase in abundance on 

serpentine grasslands throughout the eastern United States (Tyndall and Farr 1989). The 

persistence of pitch pines in the Nottingham Barrens is unusual and indicates that fire con-
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tinued to burn parts of the Nottingham landscape throughout this historical period of fire 

suppression. Ongoing prescribed burning at the site provides an excellent opportunity to 

educate the public on the role of fire in natural ecosystem processes. Like Albany Pine Bush, 

the site is also host to a wide variety of birds, mammals, moths, butterflies, amphibians and 

reptiles including at least 33 that are rare globally or within the state. The site is included 

within an Audubon Society of Pennsylvania Important Bird Area.

Comparative assessment

After careful evaluation of the barrens ecosystems at Albany Pine Bush Preserve and Notting-

ham Park and throughout the Piedmont and Appalachians, we recommended both of these 

sites for designation as NNLs. Barrens are an important natural historical feature of the east-

ern United States that are largely underappreciated. Once thought to be biologically depau-

parate, these landscapes are increasingly recognized for their rich flora and fauna, including 

distinctive endemic and rare species. The designations of these sites would fill a significant 

gap within the NNL program. They also provide an opportunity to showcase the ecological 

value of fire to maintaining landscape diversity, and illustrate the important connections be-

tween geologic and ecologic processes. 

Barrens landscapes are also highly threatened. The interplay of the underlying geologic 

substrates (inland sand dunes and serpentine outcrops) with the need for frequent distur-

Figure 3. Prescribed fire management in the Albany Pine Bush Preserve. Photo courtesy of Neil 

Gifford.



bance provide an uncommon set of circumstances for the development of these ecosystems. 

As a result, they are easily degraded by activities such as fire suppression and associated 

biological invasions of coniferous trees and exotic species (Hochman 2001; Malcolm et al. 

2008). Unfortunately, many barrens also have been lost to development in the last centuries. 

Those barrens sites that remain are frequently embedded in a sea of increasing human set-

tlements. This landscape context provides a challenge to the preservation of high-quality, 

natural conditions at the sites. However, it also provides an opportunity as the National Park 

Service continues to recognize the educational and ecological importance of urban parks 

(Lookingbill et al. 2007; Gifford et al. 2010). Ongoing partnerships fostered by the unique 

land ownership aspects of the NNL program would encourage threatened sites such as these 

that are paramount to the nation’s natural history to share information and solve problems 

cooperatively.
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       April 18, 2019 

 

Brenna Fairfax (via email) 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625 

 

 Re: Application # 2011-0075.002 

  State Route 50 

  Upper Township 

 

Dear Ms. Fairfax: 

 

The Commission staff has completed its review of this application for construction of an electronic 

traffic advisory sign within the State Route 50 right-of-way and associated development. Enclosed is a 

copy of a Public Development Application Report.  On behalf of the Commission’s Executive Director, 

I am recommending that the Pinelands Commission approve the application with conditions at its May 

10, 2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

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

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

Enc: Appeal Procedure 

 

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

 Upper Township Construction Code Official (via email) 

 Secretary, Cape May County Planning Board (via email) 

  

 

 



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       April 18, 2019 

 

Brenna Fairfax (via email) 

New Jersey Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625 

 

Application No.: 2011-0075.002 

   State Route 50 

   Upper Township 

 

This application proposes construction of an electronic traffic advisory sign with associated 

development within the State Route 50 right-of-way in Upper Township.    

 

The proposed development associated with the traffic advisory sign includes the construction of 165 

linear feet of guiderail, equipment cabinets, a maintenance vehicle paver pad and the installation of fiber 

optic cable. The applicant indicates that the proposed development will be utilized to inform motorists of 

traffic congestion and to assist the New Jersey Department of Transportation with emergency 

management and congestion mitigation.  

 

STANDARDS 

 

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

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

relevant to this application.  

 

Land Use (N.J.A.C. 7:50-5.26(b)10) 

 

In the area of the proposed development, State Route 50 is the boundary between the State regulated 

Pinelands Area and the Pinelands National Reserve. In this area, the entire State Rt. 50 right-of-way is 

located in the Pinelands Area.  

 

The majority of the proposed development is located in the Pinelands Area. A small portion of the 

proposed development is located outside the State Route 50 right-of-way in the Pinelands National 

Reserve.      

 

The proposed development in the Pinelands Area is located in a Pinelands Rural Development Area. The 

proposed development is a permitted use in a Pinelands Rural Development Area. 
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The proposed development in the Pinelands National Reserve is not subject of this application. 

    

Wetlands Standards (N.J.A.C. 7:50-6.13) 

 

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

will be located in the required buffer to wetlands.       

 

The CMP permits roads (linear improvement) and accessory structures to roads such as road signs and 

guiderails, in the required buffer to wetlands provided the applicant demonstrates that certain CMP 

specified conditions are met.  The applicant has demonstrated that there is no feasible alternative to the 

proposed development that does not involve development in the required buffer to wetlands or that will 

result in a less significant adverse impact to the required buffer to wetlands.  In addition, the proposed 

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

conditions below, all practical measures are being taken to mitigate the impact on the required buffer to 

wetlands.  The applicant has represented that the proposed development is necessary to improve the 

safety of the existing roadway.  The applicant has demonstrated that the need for the proposed 

development overrides the importance of protecting the wetlands. 

 

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

 

The proposed development will be located within existing maintained grassed road shoulders. The 

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

development. 

 

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

tolerant of droughty, nutrient poor conditions. The applicant proposes to replant non-native lawn grasses 

along the maintained road shoulder.   

 

PUBLIC COMMENT 
 

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

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

Commission’s website on March 28, 2019. The Commission’s public comment period closed on April 

12, 2019. No public comment was submitted to the Commission regarding this application.  

 

CONDITIONS 

 

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

the plan, consisting of four sheets, prepared by Michael Baker International, Inc., all 

sheets dated December 6, 2018. 

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

licensed facility. 

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

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

grasses for revegetation: Switch grass, Little bluestem and Broom-sedge. 
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4. Prior to any development, the applicant shall obtain any other necessary permits and 

approvals. 

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

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

completed and the area has been stabilized. 

CONCLUSION 

 

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

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

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

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

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

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

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

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

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

received at the Commission office no later than 4:00 PM on May 7, 2019 and include the following 

information: 

 

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

 

2. the application number; 

 

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

 

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

 

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

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

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

decision. 

 

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

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

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

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

Administrative Law. 

 



 

 

       April 18, 2019 

 

Brenna Fairfax (via email) 

NJ Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625 

 

 Re: Application # 2017-0191.001 

  State Route 49 

  Upper Township 

 

Dear Ms. Fairfax: 

 

The Commission staff has completed its review of this application for construction of an electronic 

traffic advisory sign with associated development within the State Route 49 right-of-way. Enclosed is a 

copy of a Public Development Application Report.  On behalf of the Commission’s Executive Director, 

I am recommending that the Pinelands Commission approve the application with conditions at its May 

10, 2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

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

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

 

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

 Upper Township Construction Code Official (via email) 

 Secretary, Cape May County Planning Board (via email) 

  

 



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       April 18, 2019 

 

Brenna Fairfax (via email) 

NJ Department of Transportation 

1035 Parkway Avenue 

Trenton, NJ 08625 

 

Application No.: 2017-0191.001 

   State Route 49 

   Upper Township 

 

This application proposes construction of an electronic traffic advisory sign with associated 

development within the State Route 49 right-of-way in Upper Township.    

 

The proposed development associated with the traffic advisory sign includes the construction of 165 

linear feet of guiderail, equipment cabinets, a maintenance vehicle paver pad and the installation of fiber 

optic cable. The applicant indicates that the proposed development will be utilized to inform motorists of 

traffic congestion and to assist the New Jersey Department of Transportation with emergency 

management and congestion mitigation.  

 

STANDARDS 

 

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

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

relevant to this application:   

 

Land Use (N.J.A.C. 7:50-5.23(b)14)  

 

The proposed electronic traffic advisory sign is located in a Pinelands Forest Area. The proposed traffic 

advisory sign is permitted in a Pinelands Forest Area.       

 

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

 

The proposed development will be located within existing maintained grassed road shoulders. The 

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

development. 

 

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

tolerant of droughty, nutrient poor conditions. The applicant proposes to replant non-native lawn grasses 
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along the maintained grass road shoulder.   

 

PUBLIC COMMENT 
 

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

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

Commission’s website on March 6, 2019. The Commission’s public comment period closed on April 12, 

2019. No public comment was submitted to the Commission regarding this application.  

 

CONDITIONS 

 

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

the plan, consisting of four sheets, prepared by Michael Baker International, Inc. and 

dated as follows: 

 

Sheet 1 - December 5, 2018 

Sheet 2 - December 6, 2018 

Sheet 3 - December 17, 2018 

Sheet 4 - undated 

 

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

licensed facility. 

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

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

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

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

approvals. 

CONCLUSION 

 

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

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

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

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

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

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

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

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

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

received at the Commission office no later than 4:00 PM on May 7, 2019 and include the following 

information: 

 

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

 

2. the application number; 

 

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

 

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

 

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

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

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

decision. 

 

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

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

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

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

Administrative Law. 

 





 

 

       April 18, 2019 

 

Karen Groehrer, Business Administrator (via email) 

Mullica Township School District 

500 Elwood Road 

Elwood, NJ 08217 

 

 Re: Application # 1987-1299.005 

  Block 3303, Lot 9 

  Mullica Township 

 

Dear Ms. Groehrer: 

 

The Commission staff has completed its review of this application for construction of a 50 stall paved 

parking lot. Enclosed is a copy of a Public Development Application Report. On behalf of the 

Commission’s Executive Director, I am recommending that the Pinelands Commission approve the 

application with conditions at its May 10, 2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

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

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

 (2) Public comments 

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

 Mullica Township Construction Code Official (via email) 

 Mullica Township Environmental Commission (via email) 

 Atlantic County Department of Regional Planning and Development (via email) 

 John Szuba (via email) 

 Beth Kenderdine (via email) 



 William B. Edwards, PE (via email) 

 Joy Ramer 

 

 

 

 

 



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       April 18, 2019 

Karen Groehrer, Business Administrator (via email) 

Mullica Township School District 

500 Elwood Road 

Elwood, NJ 08217 

 

Application No.: 1987-1299.005 

   Block 3303, Lot 9 

   Mullica Township 

 

This application proposes construction of a 50 stall paved parking lot located on the above referenced 

15.41 acre parcel in Mullica Township.  The Mullica Township Primary School is located on the parcel.  

 

This application also proposes the construction of approximately 400 linear feet of paved walkway, four 

to nine feet in width. 

 

STANDARDS 

 

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

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

relevant to this application:   

 

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

 

The proposed development is located in the Pinelands Village of Elwood. The proposed development is 

a permitted land use in a Pinelands Village Management Area.  

 

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

 

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

Approximately 0.72 acres of forest will be cleared to accommodate the proposed development. The 

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

development. 

 

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

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

meets this recommendation. 
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Water Quality Standard (N.J.A.C. 7:50-6.83) 

 

The existing school is serviced by an on-site septic system. The applicant has demonstrated that the 

existing and proposed development on the parcel will be consistent with the groundwater quality (septic 

dilution) standard of the CMP. 

 

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

 

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

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

applicant will be enlarging an existing stormwater infiltration basin. 

 

PUBLIC COMMENT 
 

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

of the above referenced parcel was completed on March 16, 2018. Newspaper public notice was 

completed on March 21, 2018. The application was designated as complete on the Commission’s 

website on March 26, 2019. The Commission’s public comment period closed on April 12, 2019. The 

Commission received two written public comments (attached) regarding this application. 

 

Public Commenter One: The commenter requested a copy of the Executive Director’s findings and 

conclusions. 

 

Staff Response:  The commenter will receive a copy of this Executive Director’s Report. 

 

Public Commenter Two: The commenter has concerns over how the proposed parking lot will 

impact stormwater runoff, traffic, noise and light pollution in the 

surrounding neighborhood.  Specifically, the commenter indicated that 

under existing conditions stormwater runs down the school’s rear 

driveway and along Absecon Road and Elm Street, instead of being 

directed into the existing stormwater infiltration basin on the school’s 

parcel. The commenter would like to have this issue addressed as part of 

the current application. The commenter also indicated that the proposed 

parking lot entrance/exits should be connected to the existing driveway to 

keep additional traffic moving at a reasonable speed for the welfare of 

children and neighbors and that road signs should be placed throughout 

the adjoining streets for safety. Lastly, the commenter believes that 

vegetation should be added to Elm Street to help reduce the impacts from 

headlights and noise that may be created by the proposed parking lot. 

 

Staff Response: The applicant’s stormwater management plan demonstrates consistency of 

the proposed development with the stormwater management standards 

contained in the Mullica Township land use ordinance and the CMP. By 

letter dated April 17, 2019, the Professional Engineer for the Mullica 

Township School District indicates that while runoff from the school’s 

existing rear driveway does contribute stormwater runoff to Elm Street, 

the proposed stormwater management design will reduce both the rate and 

volume of runoff to Elm Street from the school parcel. The letter also 
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indicates that for a number of reasons not related to the school, there is 

poor drainage along Elm Street.        

 

The Commission staff appreciates the commenter’s concerns regarding 

traffic speeds, road signage, pedestrian safety and vegetation screening for 

noise and light impacts. The regulations of the CMP do not address these 

issues. The commenter may wish to discuss these concerns with an 

appropriate school official. 

 

CONDITIONS 

 

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

the plan, consisting of eight sheets, prepared by Edwards Engineering Group, all sheets 

dated November 26, 2018 and revised to January 19, 2019. 

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

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

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

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

approvals. 

CONCLUSION 

 

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

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

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

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

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

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

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

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

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

received at the Commission office no later than 4:00 PM on May 7, 2019 and include the following 

information: 

 

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

 

2. the application number; 

 

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

 

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

 

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

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

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

decision. 

 

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

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

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

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

Administrative Law. 

  



 

 
  



 

 
 



 

 
 



 



 

 



 

 
 



 

 





 

 

       April 18, 2019 

 

Daniel Smith, Business Administrator (via email) 

Pemberton Township Board of Education 

1 Egbert Street 

Pemberton, NJ 08068 

 

 Re: Application # 1985-0641.013 

  Block 839.02, Lot 44.06 

  Pemberton Township 

 

Dear Mr. Smith: 

 

The Commission staff has completed its review of this application for the construction of a 56 stall 

paved parking lot. Enclosed is a copy of a Public Development Application Report.  On behalf of the 

Commission’s Executive Director, I am recommending that the Pinelands Commission approve the 

application with conditions at its May 10, 2019 meeting. 

 

Any interested party may appeal this recommendation in accordance with the appeal procedure attached 

to this document. If no appeal is received, the Pinelands Commission may either approve the 

recommendation of the Executive Director or refer the application to the New Jersey Office of 

Administrative Law for a hearing. 

 

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

 

 Sincerely, 

 

 

 

 Charles M. Horner, P.P. 

 Director of Regulatory Programs 

 

Enc: Appeal Procedure 

 

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

 Pemberton Township Construction Code Official (via email) 

 Pemberton Township Environmental Commission (via email) 

 Secretary, Burlington County Planning Board (via email) 

 Scott Brown (via email) 

  



 

 

PUBLIC DEVELOPMENT APPLICATION REPORT 

 

       April 18, 2019 

 

Daniel Smith, Business Administrator (via email) 

Pemberton Township Board of Education 

1 Egbert Street 

Pemberton, NJ 08068 

 

Application No.: 1985-0641.013 

   Block 839.02, Lot 44.06 

   Pemberton Township 

 

This application proposes the construction of a 56 stall paved parking lot on the above referenced 35.3 

acre parcel in Pemberton Township. The Samuel T. Busansky Elementary School and Howard L. 

Emmons Elementary School are located on the parcel.  

 

STANDARDS 

 

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

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

relevant to this application:   

 

Land Use (N.J.A.C. 7:50-5.28) 

 

The proposed development is located in a Pinelands Regional Growth Area.  The proposed parking lot is 

a permitted use in a Pinelands Regional Growth Area.  

 

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

 

There are wetlands located on the parcel. All development will be located at least 300 feet from 

wetlands. 

 

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

 

The proposed development will be located within an existing maintained lawn area. The proposed soil 

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

 

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

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

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

 

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

management standards. To meet the stormwater management standards, the applicant will be 

constructing a stormwater infiltration basin. 

 

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

 

The Commission staff reviewed the application for evidence of cultural resources on the parcel. Based 

upon the lack of potential for significant cultural resources, a cultural resource survey was not required.  

 

PUBLIC COMMENT 
 

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

February 24, 2019. Notice to required land owners within 200 feet of the above referenced parcel was 

completed on February 25, 2019. The application was designated as complete on the Commission’s 

website on March 14, 2019. The Commission’s public comment period closed on April 12, 2019. No 

public comment was submitted to the Commission regarding this application.  

 

CONDITIONS 

 

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

plan, consisting of 9 sheets, prepared by Dante Guzzi Engineering Associates, all sheets 

dated November 26, 2018 and revised February 14, 2019. 

 

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

facility. 

 

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

appropriate, the applicant is encouraged to utilize the following Pinelands native grasses for 

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

 

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

approvals. 

 

5. All development, including clearing and land disturbance, shall be located at least 300 feet 

from wetlands. 

CONCLUSION 

 

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

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

above conditions. 

 



 

 

PINELANDS COMMISSION 

APPEAL PROCEDURE 
 

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

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

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

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

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

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

received at the Commission office no later than 4:00 PM on May 7, 2019 and include the following 

information: 

 

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

 

2. the application number; 

 

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

 

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

 

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

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

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

decision. 

 

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

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

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

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

Administrative Law. 
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