
PC2-82 

 

Disclaimer 
These minutes reflect the actions taken by the Commission during its September 11, 2026 meeting. Although these 

minutes have been approved by the Commission, no action authorized by the Commission during this meeting, as 

reflected in these minutes, shall have force or effect until ten (10) days, Saturdays, Sundays and public holidays 

excepted, after a copy of these minutes has been delivered to the Governor for review, unless prior to expiration of 

the review period the governor approves same, in which case the action shall become effective upon such approval.  

These minutes were delivered to the Governor on September 22, 2026. 
 

 

 

 

 

 

 

 

 

PINELANDS COMMISSION MEETING 

 

MINUTES 

September 11, 2026 

 

All participants were either in-person or present via Zoom conference and the meeting was 

livestreamed through YouTube: https://www.youtube.com/watch?v=1fF1O4Z8mVk 
 

Commissioners Participating in the Meeting 

 

Nicholas Asselta, Alan W. Avery Jr., Deborah Buzby-Cope, Jerome H. Irick, Mark Mauriello, 

William Pikolycky, Jessica Rittler Sanchez, Ryck Signor, and Chair Laura E. Matos. Also 

participating were Executive Director Susan R. Grogan, Deputy Attorney General (DAG) Jay 

Stypinski and Governor’s Authorities Unit representative Azeem Chaudry. 

 

Commissioners Absent 

 

Theresa Lettman, Mark Lohbauer, Gaetano Matro, Jonathan Meade and Douglas Wallner. 

 

Call to Order 

 

Chair Matos called the meeting to order at 9:30 a.m. She requested a moment of silence in 

memory of the lives lost in the attacks on September 11, 2001. 

 

DAG Stypinski read the Open Public Meetings Act Statement (OPMA). 

 

Executive Director (ED) Grogan called the roll and announced the presence of a quorum. Nine 

Commissioners participated in the meeting. 

 

The Commission pledged allegiance to the Flag. 

 

Minutes 

https://www.youtube.com/watch?v=1fF1O4Z8mVk
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Chair Matos presented the minutes from the Commission’s August 14, 2026 meeting. 

Commissioner Pikolycky moved the adoption of the minutes. Commissioner Asselta seconded 

the motion. Commissioner Buzby-Cope abstained from the vote. 

 

The minutes from the August 14, 2026 Commission meeting were adopted by a vote of 8 to 0.  

 

Committee Reports 

 

Commissioner Avery provided a summary of the August 18, 2026 Personnel and Budget 

Committee meeting: 

 

The Committee adopted the minutes from its June 30, 2026 meeting. 

The staff provided routine financial and personnel updates. The Committee reviewed the 

FY2027 draft budgets and recommended their adoption by the full Commission in September. 

Staff provided an update on the Fenwick Manor Rehabilitation project and discussed other 

projects and initiatives planned for FY2027. The Committee met in closed session to discuss a 

proposal for payroll, time and attendance and human resource management services.  

Chair Matos provided a summary of the August 28, 2026 Policy and Implementation (P&I) 

Committee meeting: 

 

The Committee approved the minutes of the July 31, 2026 meeting. 

 

The Committee heard a staff presentation on the status of the Garden State Parkway Interchange 

44 project, approved in 2013, and considered Atlantic County’s request for a sixth and final 

extension to complete its obligations under the associated Secondary Impacts Agreement. The 

Committee discussed and voted in favor of bringing a resolution authorizing the final extension 

to the full Commission for consideration at their September 11, 2026 meeting.  

 

Discussion of Cape May County Municipal Utilities Authority (CMCMUA) Proposed 

Memorandum of Agreement (MOA) 

 

Commissioner Pikolycky left the meeting room stating that this project is related to the Borough 

of Woodbine, where he serves as Mayor. 

 

ED Grogan said the MOA process consists of 13 steps (see attached presentation slides that 

detail each step of the process) and we are currently at step seven. She said CMCMUA 

representatives shared the details of its Shared Conveyance System Project with the P&I 

Committee in July. She said CMCMUA representatives are present to provide the details of the 

project for all Commissioners. If Commissioners agree with the project proposal, staff will begin 

drafting the actual agreement. She said an MOA is necessary because the project cannot meet 

certain standards of the Pinelands Comprehensive Management Plan (CMP), specifically, the 

proposed infrastructure through the Pinelands Forest Management Area and the Rural 

Development Area are not permitted.  
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Joseph Rizzuto said he serves as the Executive Director of CMCMUA, which is the lead agency 

for this project. He said CMCMUA owns and operates four regional wastewater treatment 

facilities, a landfill and a transfer station. He said the Borough of Woodbine and the New Jersey 

Department of Human Services, which owns and operates the Woodbine Developmental Center, 

are both stakeholders in this process. He introduced Mark Montesano and Steven Morey, who 

are engineers for the project from Mott MacDonald, and Bruce Graham, engineer for the 

Borough of Woodbine. 

 

Mr. Rizzuto said prior to undertaking a feasibility study, CMCMUA’s primary goal was to 

eliminate hauling leachate that's generated at the landfill in favor of a more efficient and 

environmentally safe method. He said the primary goal for Woodbine is to develop a centralized 

wastewater collection system to eliminate the use of old and failing cesspools and septic systems. 

He noted that the Woodbine Developmental Center would like to discontinue use of its existing 

wastewater treatment facility and connect into the Borough of Woodbine’s proposed centralized 

wastewater collection system. Through a federal grant and a MOU with the Commission, 

funding was provided to conduct a feasibility study to consider future wastewater treatment and 

disposal needs. That contract was awarded to Mott MacDonald. Currently, leachate from the 

landfill located in Upper Township is hauled by diesel powered tanker trucks approximately 15 

miles on County and State roads to CMCMUA’s Seven Mile Beach/Middle Wastewater 

Treatment Facility, which is located outside of the Pinelands Area in Cape May Court House, 

NJ. The tanker trucks travel an annual average of 68,448 miles through the following Pinelands 

Management Areas: Pinelands Town (1.76 miles), Forest Area (3.05 miles), Regional Growth 

Area (5.06 miles), Rural Development Area (2.86 miles) and 2.85 miles on roads outside of the 

Pinelands Area. It’s expected that by 2044, the number of round-trips to haul leachate will 

increase. Depicted on a map in the presentation (slides attached), the blue line illustrates the 

truck route from the landfill to the Seven Mile facility. The red line represents the proposed 

shared conveyance line. The study formulated six alternatives, all proposing various scenarios 

for the construction of a force main to transport leachate from the landfill in Upper Township to 

the Seven Mile facility. 

 

Mr. Rizzuto said Alternative No. 3 met the goals of all three stakeholders. He noted that the four- 

inch pipe was increased to six-inch pipe for pumping efficiencies. 

 

He said the shared conveyance system consists of three parts: 

 

➢ A new leachate pump station will be constructed at the landfill site in Upper Township. 

➢ Force Main “A” consists of six-inch High-Density Polyethylene (HDPE) Pipe from the 

landfill to the Borough of Woodbine’s sanitary sewer force main interconnection point 

though the Forest Area. It would strictly be for landfill leachate. 

➢ The Shared Conveyance System consists of 10-inch HDPE pipe that will traverse 38,500 

linear feet from the Borough of Woodbine to existing CMCMUA’s 24-inch force main 

extending to Route 9 at Avalon Boulevard. 

 

He noted that the HDPE pipe was chosen for its durability and longevity. He said the route is 

approximately nine miles, with approximately 4.16 miles in a Forest Area that is split between 

Upper Township and Dennis Township. About 2.37 miles would be located in the Regional 
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Growth Area and 1.72 miles would be in a Rural Development Area. He noted that two of the 

potential alternatives were determined to be infeasible, due to easement policy restrictions along 

the Garden State Parkway and difficulties associated with the concrete roadbed along Route 9.  

Steve Morey from Mott MacDonald said the entire project will be in the paved areas of the road. 

The majority of the route traverses through environmentally sensitive, forested areas that are 

mostly wetlands. He said that by keeping all the infrastructure within the paved roadway, any 

impacts to threatened and endangered species along the route will be avoided. He noted that the 

conveyance will tie into CMCMUA’s existing force main at Avalon Boulevard. The design and 

capacity of the sewer laterals are limited to the stakeholders involved in the agreement. The 

project area is not in a sewer service area and it is not expected that the Wastewater Management 

Plan will be changed in any way to allow sewer in these areas. He said special covenants will be 

required for this project through the CAFRA permit process. Direct or indirect connections to the 

force main will not be permitted (see slide 20). 

 

Mr. Rizzuto reiterated that the conveyance project will eliminate 86.9 metric tons of CO2 

associated with trucking leachate from the landfill by diesel-powered tanker trucks to the seven 

mile facility. The project will also eliminate future cesspools and septic systems in the Borough 

of Woodbine with the development of a centralized wastewater collection system. Lastly, he 

noted two more items: 

 

➢ Total water transport distance from the edge of the Pinelands National Reserve to 

CMCMUA Wastewater Treatment Facility is under 1.5 miles. 

➢ The project cost is estimated at almost $20 million. 

 

Bruce Graham, engineer for the Borough of Woodbine, provided details about Woodbine’s 

potable water supply and funding for the project. He said the Borough will be a customer of the 

CMCMUA and the developmental center will be a customer of Woodbine. The Borough will 

collect the sewage from the Developmental Center and convey it to the shared conveyance pipe, 

where it will continue on to treatment plant in the Middle Township. He said that during the P&I 

Committee meeting, questions were raised about the Borough’s water capacity. He said the 

Borough’s water supply is sourced from two wells, both of which are located in the Kirkwood-

Cohansey aquifer system. The Borough’s water allocation permit allows for the diversion of 25 

million gallons of water per month. The Borough has approximately 500 accounts, most of 

which are residential users. He said water use is higher in summer. The Borough has a large ice 

plant in town that pumps a fair amount of water. 

Mr. Graham said the Borough’s project cost is estimated at approximately $7 million. Currently, 

the Borough has been awarded a United States Department of Agriculture Rural Development 

grant and loan totaling $5.2 million. He said although there is a shortfall in funds, the Borough is 

pursuing other options including funding from the NJ I-Bank Clean Water Program. 

 

Mr. Graham reviewed the tentative construction schedule for the Borough’s wastewater 

collection system. He said the final design is expected to be complete in June of 2027 and out for 

bidding in September of 2027. The expected completion date is May of 2029. However, the 

Borough will most likely be ahead of the MUA’s construction schedule. He said the Borough 

will have a mandatory sewer connection ordinance. He said the project will be done in phases 

and it’s expected that the first phase will begin at the eastern end of town. It will include the 
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Woodbine Municipal airport, the Woodbine Developmental Center, some residential properties 

and a few commercial properties. It’s anticipated that 100,000 gallons of sewage per day will be 

associated with Phase 1. 

 

ED Grogan reiterated that the force main and conveyance line through the Pinelands Forest Area 

and the Rural Development Area are not permitted under the CMP, prompting the need for an 

MOA. As part of the MOA, appropriate offsetting measures would need to be identified. She 

said Woodbine’s wastewater collection system is permitted under the rules because it will be 

located in a Pinelands Town management area.  

 

Commissioner Asselta said the Department of Human Services (DHS) has been taking measures 

to depopulate some of its Developmental Centers. He said he was concerned about the future use 

of the Developmental Center as it relates to the wastewater collection systems and as a customer 

for Woodbine. 

 

Mr. Graham said that numbers have been down at the Developmental Center, but DHS said there 

will always be a use at the center. 

 

Commissioner Rittler Sanchez asked if both the Development Center and the Borough of 

Woodbine have wastewater treatment systems. 

 

Mr. Graham said the Developmental Center has an operational wastewater treatment system. He 

said approximately 15 years ago a municipal wastewater treatment system was installed with the 

airport property but never activated. 

 

Commissioner Rittler Sanchez asked if both plants were licensed to discharge to the ground 

water. 

 

Mr. Graham said yes. 

 

Commissioner Rittler Sanchez said she supports Woodbine’s plan to provide sewer service, but 

she raised a concern about using the water once and shipping it out to the ocean. She said it will 

change the mass balance and, over time, have a negative effect on surrounding wetlands. She 

asked if there is a mechanism to reduce the loss of fresh water from the Kirkwood-Cohansey 

aquifer, such as pre-treatment which could potentially result in a reduction in sewer flow. 

 

Mr. Graham noted that in the Woodbine area, the Kirkwood-Cohansey is a confined aquifer. He 

said that therefore, wastewater from the existing septics systems and cesspools is not reaching 

the aquifer. He said that the existing wastewater treatment plant at the airport, which has never 

operated, called for a drip irrigation system. Again, that water would not reach the aquifer. 

 

Commissioner Asselta said he fully supports this project. He said Woodbine needs and deserves 

this infrastructure as the ninth most economically challenged community in New Jersey. He said 

the Mayor works thoroughly to find grant opportunities to support the Borough. He said the 

provision of sewer service is important and necessary for future growth associated with the 

existing airport.  
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Commissioner Mauriello said he appreciates that Mr. Morey noted the threat of secondary 

impacts in his presentation and that restrictions will be in place to prevent any development 

pressure stemming from the conveyance line. He said his biggest concern is that no future 

development will be able to tie into the conveyance line. 

 

Commissioner Irick said he understands that the leachate has a high concentration of ammonia 

and he was curious if doubled-walled pipe would be used to prevent corrosion. 

 

Mark Montesano from Mott MacDonald said HDPE pipe was chosen because of its thickness 

and because it is considered a 100-year pipe. He said he would research if the pipe is produced 

double-walled. He added that HDPE is a fusible material. 

 

Commissioner Irick asked if boxing or sheet piling would be used when installing the pipe 

through wetlands. 

 

Mr. Montesano said the pipe will be installed at the shallowest point possible and dewatering and 

sheet pilings would be utilized in areas where there are wetlands. 

 

Commissioner Irick asked if effluent from the Woodbine Developmental Center would be pre-

treated due to prescription residuals. 

 

Mr. Rizzuto said the effluent from the Developmental Center will be collected by the Borough of 

Woodbine and there has been no discussion or consideration of pre-treatment. He said 

CMCMUA deals with sludge residuals everyday by monitoring according to NJDEP rules. 

 

Lastly, Commissioner Irick said he had concerns about leaks and asked which agency would be 

responsible for such oversight. He also asked if measures were in place for leak protections. 

 

Mr. Rizzuto said during the construction phase, a construction management firm will be hired to 

ensure that everything runs properly. Professional staff will also be onsite during construction. 

He said state regulations require the licensed operator of the facility to traverse their force main 

routes. He said CMCMUA supervisors take that responsibility very seriously and traverse all of 

our force main routes by vehicle. He said some supervisors do it every day but at least once or 

twice a week. 

 

He added that there will be pressure gauges at the connection points. Therefore, should there be a 

significant drop in pressure, then that would suggest a potential leak. He said there are isolation 

valves approximately every 1,000 feet. 

 

Commissioner Avery said he appreciated the follow-up from the stakeholders. He asked if 

Woodbine Developmental Center is considered tertiary or secondary. He said if it’s considered 

secondary, it would be beneficial to get the facility sewered. 

 

Commissioner Avery asked for confirmation that when the pipe is installed in the Forest Area 

and the Rural Development Area that there will be no additional connections. 
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Mr. Rizzuto confirmed that there would be no additional connections. 

 

Commissioner Avery said it’s important for Woodbine to be sewered for improved groundwater 

quality and preservation of the Kirkwood-Cohansey aquifer system. 

 

The Commission agreed that staff should proceed with drafting an MOA for the Shared 

Conveyance System Project. 

 

Commissioner Pikolycky returned to the meeting. 

 

Executive Director’s Report 

 

ED Grogan provided information on the following matters: 

 

• Scraping, sanding and priming has been occurring to the exterior of Fenwick Manor in 

preparation for the painting. It’s expected that the exterior paint will be completed by the 

end of September. Foundation work continues on the interior. 

 

• In late August, staff met with the NJ Department of Treasury to ensure they understand 

the Commission’s salary needs and other funding in preparation for the FY 2028 State 

Budget. 

 

• A contract was signed with a new outside accounting firm, which will help staff prepare 

for the FY 23 Audit. The State Auditor has not reached out to Commission related to 

starting the FY23 Audit. 

 

• Staff issued a notice of award to PrimePoint, LLC for payroll, time and attendance and 

human resources services. A contract will be drafted and signed in the coming months. 

 

• The Science Office has been very busy, as six gravid timber rattlesnakes gave birth in the 

barn. Eggs from corn and pine snakes were hatched in the lab. After weighing, 

measuring, and fitting the baby snakes with a tiny microchip for identification purposes, 

they will be returned to where they were found. 

 

Gina Berg, Director of Land Use Programs, provided an update on the following items: 

 

• The New Jersey Sustainability Institute will be delivering a presentation on recent 

vulnerability studies they have conducted for Pinelands municipalities at the September 

25 P&I Committee meeting. 

 

• After the Commission adopted an amendment to set criteria and funding structure for the 

Pinelands Infrastructure Trust Fund (PITF) on August 14th, staff released a request for 

proposals for new projects. There is approximately $13 million for new projects, and that 

does not include two projects that will move forward from the prior funding round. 

Altogether there's approximately $18 million in the PITF. The submission deadline for 

project proposals is January 11, 2027.  
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• Last fall, the P&I Committee awarded funding from the Pinelands Conservation Fund to 

the New Jersey Conservation Foundation for acquisition of land in the Black Run 

Headwaters. It’s anticipated that the final agreement will be executed before the 

authorized deadline, which is the end of this calendar year. 

 

• Work continues on the following three projects: National Park Service five-year 

workplan, rulemaking on amendments identified by staff and Commissioners, and old 

data is being imported from the old application system into the new one. 

 

April Field, Director of Regulatory Programs, provided information on the following regulatory 

matters: 

 

• Staff issued letter to Hexa Builders indicating that the Preliminary Site Plan approval for 

its original 2024 warehouse proposal in Monroe Township raised issues with CMP 

standards and could not take effect. Staff is awaiting a response to a request for 

information in relation to Hexa Builders’ amended application that proposed the 

development of a data center. 

 

• Staff is waiting for information from Sweet Amalia Farm Market and Kitchen in Franklin 

Township related to two existing stormwater basins. 

 

• Staff is working with the applicant proposing a large Amazon warehouse at the former 

Atlantic City Race Course site in Hamilton Township. Prior to their final site plan 

approval and preliminary site plan approval taking effect, the applicant must demonstrate 

consistency with the stormwater management standards. Significant cultural resources 

have been identified on the site and appropriate recordation of those resources must 

occur. A letter will be sent to the applicant detailing what is necessary to maintain 

consistency with the CMP. 

 

• Staff recently met with a consultant who represents the Frog Rock Golf Course in 

Hammonton. The owners want to rebuild the clubhouse, which was destroyed by fire last 

October. Development has occurred on the golf course without application to the 

Commission over the years and staff is working with the consultant to resolve existing 

violations. 

 

Director Field said she recently met individually with the 12 members of the Regulatory 

Programs staff to discuss the future vision of the office and succession planning. She said 75% of 

the office has been at the Commission for over 25 years. She said she would be meeting with ED 

Grogan to share ideas about enhancements and possible changes to office functionality. 

 

Stacey Roth, Chief, Legal and Legislative Affairs, provided information on wo litigation matters: 

 

• Hexa builders challenged that staff’s determination that an amended Certificate of Filing 

was necessary for a revised application by filing an appeal at the Appellate Division. The 



PC2-90 

 

Appellant submitted its letter arguing why the staff determinations were final decisions 

on July 14, 2026. The Commission’s letter explaining why the staff decisions did not 

constitute final agency actions was filed on July 22, 2026. The Court issued two decisions 

on August 31, 2026, the first denying Hexa’s motion to file an interlocutory appeal and 

the second denying Hexa’s motion to file a reply brief in response to the Commission’s 

July 22, 2026 letter. 

 

• The Artistic Materials trial is scheduled to begin on September 22nd. It is scheduled to 

run three days a week for possibly four weeks or until the trial is complete.  

 

Brad Lanute, Chief Planner, provided the following updates: 

 

• Staff continue to receive municipal ordinances prohibiting data centers in the Pinelands 

Area. To date, the Commission has approved nine such ordinances, with two additional 

ordinances pending Commission review. Staff are aware of another eight ordinances that 

are currently in the process of adoption at the municipal level. 

 

• Jackson Township was granted an extension of the Commission’s review of its Fourth 

Round Affordable Housing Plan through November 15,2026. The plan includes multiple 

sites in the Pinelands Area and has previously been discussed with the P&I Committee. 

The Township continues to address issues identified by Commission staff while also 

responding to legal challenges to its housing plan. 

 

• The Pinelands Development Credit (PDC) Bank’s FY26 Annual Report was issued on 

August 17, 2026. The report was posted on the Bank’s webpage and distributed to the 

Governor, the Legislature, PDC Bank Board members, Commissioners, appraisers and 

County Agriculture representatives. Staff will make a presentation on the report at the 

Commission’s October 9, 2026 meeting. 

 

• Staff continued to coordinate with the Office of Planning Advocacy (OPA) regarding 

Pinelands municipalities seeking Plan Endorsement and proposed State Policy Map 

changes. In August, staff met with OPA and Dennis Township regarding five proposed 

centers in the Pinelands National Reserve outside the Pinelands Area. Staff discussed 

potential options for addressing those inconsistencies and will continue to coordinate 

with OPA and the Township. 

 

Paul Leakan, the Commission’s Communications Officer, said the Commission hosted the last of 

five Pinelands Speaker Series presentations on September 3, 2026. He said the Commission 

educated a total of approximately 200 people during the presentations. He thanked Joel Mott, the 

Commission’s Principal Public Programs Specialist, for his work organizing the presentations. 

He also thanked Commission Scientists Tyler Christensen, Patrick Burritt, and Christine Healy, 

for their excellent presentations.  

 

Mr. Leakan also noted that Commission staff held the first meeting of the working group that is 

discussing and will develop lists of native plant seed mixes for use in the Pinelands. The group 

met on August 25, 2026 and will hold its next meeting in coming weeks. 
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Lastly, Mr. Leakan said staff met with the New Jersey Office of Information Technology (OIT) 

on September 4, 2026, to discuss plans to redesign the Commission’s website. OIT will help 

Commission staff to complete the website redesign project this fiscal year free of charge. Staff 

has been asked to review the existing website and provide recommendations for changes and 

enhancements. 

 

Public Development Projects and Other Permit Matters 

 

Chair Matos introduced a resolution for a paved bike path in Maurice River Township. 

 

Commissioner Pikolycky made a motion Approving With Conditions an Application for Public 

Development (Application Number 2004-0412.002) (See Resolution # PC4-26-21). 

Commissioner Asselta seconded the motion. 

 

Environmental Specialist Ernest Deman said Maurice River Township is proposing to install an 

eight-foot-wide by 10,000 foot long paved bike path on the western edge of Hunters Mills Road 

(see attached Aerial). The section of road is shown in green and is currently gravel. As part of 

this application, asphalt curbing will be installed to prevent encounters with vehicle traffic. The 

Township plans to remove a five foot section of roadway for the length of the bike path 

(approximately 50,000 square foot of impervious surface). Due to funding constraints, the 

applicant can only complete this portion of bike path, however an extension of the bike path may 

be proposed in the future. 

 

Commissioner Rittler Sanchez said she is confused by the bike path because there is no parking 

and the path doesn’t seem to connect to anything. 

 

Mr. Deman said no parking is proposed in the current application and lack of funding precluded 

the Township from completing the entire project at this time. 

 

Commissioner Pikolycky said the entire area is a major thoroughfare for cyclists. 

 

The resolution was adopted by a vote of 9 to 0. 

 

Chair Matos introduced a resolution for the installation of a water main in Woodbine Borough. 

 

Commissioner Pikolycky said he would be recusing from the vote because he serves as the 

Mayor of Woodbine. He left the meeting room. 

 

Commissioner Buzby-Cope made a motion Approving With Conditions an Application for 

Public Development (Application Number 2026-0081.001) (See Resolution # PC4-26-22). 

Commissioner Irick seconded the motion. 

 

Mr. Deman said the Brough of Woodbine is proposing to install 4,050 linear feet of a potable 

water main in the Sumner Avenue and Heilprin Avenue rights-of-way. He said that, as noted 

earlier, Woodbine has two potable wells that are located in the Kirkwood-Cohansey aquifer. The 
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water main will not result in an increase in water allocation (see attached aerial of water main 

route in green). 

 

The resolution was adopted by a vote of 8 to 0. 

 

Commissioner Pikolycky returned to the meeting. 

 

Public Comment on Development Applications and Items Where the Record is Open 

 

Chair Matos said there are three applications listed for public comment: 

 

• Construction of a 475-foot-long taxiway at the Woodbine Municipal Airport 

• Forest management and cedar restoration on 171 acres within Wharton State Forest 

• Construction of a 150-foot-high communication tower in Stafford Township 

 

She said if anyone has comments on the Woodbine application, they will be heard at the end so 

Commissioner Pikolycky can stay in the room, and – if necessary – he will leave the room if 

there are any comments. 

 

Director Field said she would like to make a brief comment on NJDEP’s forestry application in 

Wharton State Forest that is up for public comment today. The Commission has received at least 

40 written public comments on this application. She said earlier this week, a letter was submitted 

by the Pinelands Alliance and New Jersey Conservation Foundation, requesting that the 

Commission hold a public hearing on the application. The Commission's rules are set up in such 

a way that we do not conduct public hearing on applications for public development. The 

application was posted on our web page in May of 2026. The applicant also posted public notice 

and provided notice to property owners within 200 feet of the parcel in July of 2026 and again in 

August of 2026. Newspaper notice was advertised in May of 2026, July of 2026 and August of 

2026. Notice was also posted on NJDEP’s website. The Commission also posted that the project 

was up for public comment on today’s agenda. That posting appeared on our web page earlier in 

September. 

 

She said today is an opportunity to provide oral public comment. The Commission will take 

everyone's comments into consideration. The comments will be included in the Executive 

Director's report, which will be presented to the Commission at the next Commission meeting 

(October 9, 2026) when a vote on the application will occur. 

 

Deborah McLoughlin with Advanced Forestry Solutions, LLC said she strongly supports 

NJDEP’s Atlantic White Cedar Restoration projects. Her written comments are attached. 

 

Colin McLoughlin with Advanced Forestry Solutions, LLC said he has been doing cedar 

restoration on private land for many years. He said NJDEP’s forestry plan aligns with Dr. 

George Zimmermann’s cedar restoration recommendations. 
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Joshua Carmen recommended that everyone see three different cedar swamps: a healthy mature 

swamp, one that has been destroyed and one that has been restored. He said cedar restoration 

works and hopes the Commission supports NJDEP’s forestry application. 

 

Horace Somes of Washington Township, NJ, said he is a professional forester and supports cedar 

restoration projects, although it’s a century too late. He said in 1905, the Forest Park Preservation 

Commission identified cedar as an issue because back then it was being burned over. Back then, 

beaver and deer were not an issue. He said cedar forests are part of the Pinelands’ cultural 

history, and he is pleased to see this initiative. 

 

Violet Vogel of Washington Township, NJ, said she supports the proposed restoration of New 

Jersey’s White Cedar Forest. She read a portion of former Governor Brendan T. Byrne’s 

Executive Order 71. She said it would be a disservice to the people of New Jersey to neglect the 

Atlantic white cedar population. 

 

Justin Wright said he supports NJDEP’s cedar restoration projects. He said it’s a necessity 

because the population of Atlantic white cedars is dwindling. He said cedar forests are dying due 

to lack of human intervention, invasive species, rising sea level and beaver damage. He said the 

Commission’s mission includes enhancing natural resources and that's what NJDEP’s project 

proposes. 

 

Bernard Isaacson of Florence Township, NJ, said he hopes the Commission will support 

NJDEP’s Cedar Restoration application. His written comments are attached. 

 

Colin McLaughlin said he is a woodsmen and urged the Commission to approve NJDEP’s cedar 

restoration project. 

 

William DeGroff of Woodland Township, NJ, said he supports NJDEP’s cedar restoration 

project and said it’s important for the Commission to approve. 

 

Frank Vogel of Washington Township, NJ, said a lot of smart people have worked on NJDEP’s 

Cedar Restoration plan and the proposal is supported by many Pinelands residents. He asked 

Commissioners not to let the voices of the people who are paid to have their voices heard 

interfere with the process. He said the citizens of the pines are asking you to support NJDEP’s 

proposal. 

 

Laura Natelli of Oakland, NJ, said she is familiar with the site where the NJDEP is proposing to 

forestry activities. She said the parcel contains a good amount of cedar trees that are at least 20 

years old. She questioned whether the vendor contracted to complete the forestry activities has a 

monetary reason for cutting. She raised concerns about the effect the herbicide will have on 

endangered species and the aquifer. She said she supports cedar reforestation but wants to ensure 

the protection of the existing ecosystem. 

 

Paul Schairer said that for over a 100 years his family has worked in the woods cutting cedar, 

lumber and logs. He said he operates one of the last full-time sawmills in South Jersey. The 

Commission’s mission statement talks about preserving the cultural resources of the Pinelands, 
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which are disappearing. He said he believes NJDEP’s plan and what Bob Williams has shown 

for the last 30 years on private land is that we can successfully harvest cedar so it can grow back 

for the next generation. He said there has been a lack of management of cedar on state lands. He 

supports the efforts that have gone into NJDEP’s forestry plan. 

 

Emile DeVito of the New Jersey Conservation Foundation (NJCF) said he was starting his 38th 

year with NJCF. He said we are going to lose our cedars on the coast. They are being destroyed 

by the rising sea because of climate change. He said cedar projects need to be in the interior of 

the state. Beavers are killing a lot of cedars because we have too many roads through wetlands 

with culverts. He said we don't need so many roads in our state forest. He said he supports cedar 

restoration projects but safeguards must be in place. He said if the deer are a problem, a fence 

needs to be installed. He said there are a lot of breeding ponds in Waterford and we need to 

ensure herbicides can't hurt the Pine Barrens treefrogs. He said this is a good plan, but we need 

to make sure that measures are in place for it to be successful. 

 

Spike Wells said he is a fourth-generation sawyer who cuts cedar. He said he has been all over 

the woods and there are plenty of woods that are falling down, burning up and disappearing due 

to floods. He said the forest must be cut in order for it to grow back, and NJDEP’s plan is the 

best to achieve it. 

 

Heidi Yeh of the Pinelands Alliance said we requested a dedicated public hearing on NJDEP’s 

application given the public interest. She said Pinelands Alliance is supportive of the overall goal 

of restoring Atlantic white cedar populations. However, she said there are no guarantees that the 

existing cedar will be preserved, there is no deer management outlined in the plan, and there 

should be less use of herbicides. She said the Alliance wants the plan to be a success, but it also 

wants to see a discussion of alternatives. 

 

Jennifer Krumins, science director of the Pinelands Alliance, said the Alliance supports cedar 

restoration. However, the group strongly requests reconsideration of any application of herbicide. 

She said there is literature demonstrating the toxic effects of herbicides on amphibians. She said 

this area is known amphibian habitat, specifically for Pine Barrens treefrogs.  

 

Jason Howell of the Pinelands Alliance said the Alliance fully supports cedar restoration 

projects. He said NJDEP’s forestry plan in Waterford calls for too much herbicides, which will 

be dumped into one of the cleanest rivers on the east coast: the Mullica River. He said the plan 

goes against the standards of the CMP. He said the plan does not call for measures against the 

very large local deer population in that section of Wharton State Forest. He said the plan calls for 

heavy equipment to clearcut the area rather than utilizing a corduroy road to manually cut trees. 

 

Ed Sherwood said Bob Williams has been managing a property and it has been reforested with 

cedar trees, which have fared very well. He said he supports NJDEP’s plan. 

 

Ray Berman expressed his full support for NJDEP’s forestry application. He said Atlantic white 

cedar is a globally threatened ecosystem and almost completely extinct on state land. He said the 

cedar stands are a fraction of what they were. The local Pinelands people who harvest cedar are 

equally important culturally to the Pinelands as the cedar forests. 
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Maragaret Stevens urged Commissioners to scrutinize how NJDEP’s plan will be implemented. 

She said everyone agrees that cedar restoration projects are good and necessary, however the 

plan proposes clear cutting, a great amount of herbicides and no details on deer management. 

 

Jason Howell of the Pinelands Alliance requested the Commission provide an additional public 

comment period on this application. He promised a public relations disaster if that additional 

time was not afforded for public comment. 

 

Wayne Wilson of West Deptford, NJ, said his family owns property in Washington Township 

that is being managed by Bob Williams, specifically for Atlantic white cedars. He said when 

managed properly, Atlantic white cedars thrive. He urged the Commission to approve NJDEP’s 

forestry plan. 

 

Ordinances Not Requiring Commission Action 

 

Chief Planner Lanute said staff reviewed 16 Ordinances and one Housing Element and Fair 

Share Plan that did not raise any substantial issues. He said the ordinances are related to: 

affordable housing, two ordinances related the ban of data center bans, cannabis regulations and a 

couple of redevelopment plans related to the capping and closure of landfills and the 

development of solar systems. 

 

 Other Resolutions 

 

Chair Matos introduced a resolution that would provide a final extension of time to Atlantic 

County to complete its obligations associated with the Secondary Impacts Agreement. 

 

Commissioner Rittler Sanchez made a motion To Authorize a Final Extension for Atlantic 

County to Complete its Obligations Under the Secondary Impacts Agreement for Interchange 44 

of the Garden State Parkway (See Resolution # PC4-26-23). Commissioner Buzby-Cope 

seconded the motion. 

 

Ms. Roth said that in May of 2013, the Commission approved a full interchange for Exit 44 on 

the Garden State Parkway near Stockton University. The application for the improvement to 

interchange 44 was reviewed using the Parkway Overlay District standards in the CMP. The 

Overlay District was created to have one set of rules to address development within the Garden 

State Parkway Right-Of-Way because the parkway traverses through various Pinelands 

Management Areas from north to south. As part of the application, Atlantic County agreed to 

obviate secondary impacts in a 1.5-mile radius from the interchange. The area surrounding the 

interchange is a Forest Area and Rural Development Area. The County elected to acquire the 

properties, rather than merely record easements. So far, the County has acquired 353.75 acres of 

the 356 required acres, all in Tier 1. The County has been very diligent in acquiring the lands and 

deed restricting them and as of August of this year they only had 2.25 more acres to acquire. 

Since the project occurred 13 years ago, staff felt it was fair to allow a final six-month extension. 

She said if the County is unable to complete acquisition of the 2.25 acres within the six month 
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period, staff is recommending that the County pay fair market value to the Pinelands 

Conservation Fund for any acreage that remains. (See attached presentation slides.) 

 

Commissioner Irick questioned whether six months was an adequate period of time for the 

County to acquire the remaining acreage. 

 

ED Grogan said we have authorized many extensions over the years and the County has done a 

wonderful job acquiring the acreage. but it has been 13 years and we need to close out this 

project. 

 

The resolution was adopted by a vote of 9 to 0. 

 

Chair Matos introduced a resolution to adopt the Fiscal Year 2027 budgets. 

 

Commissioner Pikolycky made a motion To Adopt the Pinelands Commission’s Fiscal Year 

2027 Budgets for the Operating Fund, Pinelands Conservation Fund, Fenwick Manor 

Preservation Fund, and Katie Fund (See Resolution # PC4-26-24). Commissioner Buzby-Cope 

seconded the motion. 

 

ED Grogan said the FY 2027 Budget consists of four separate budgets. The state appropriation 

for FY 2027 was increased to accommodate salary increases stemming from the contract with the 

Communication Workers of America. She said the increase was to also recognize that the 

Commission has to pay OIT and other state agencies for services that we don't receive funding 

for through the state budget. She said the majority of the Operating Fund (expenditures) is used 

for salaries and fringe benefits.  

  

She briefly reviewed “chargebacks,” which are fees from other state agencies.  

 

She said $3 million from the Pinelands Conservation Fund will be provided to NJCF very soon 

for the Black Run headwaters project. 

 

She said the Fenwick Manor Preservation budget includes specific funds for interior painting and 

some new furniture once the actual project is complete. 

 

Staff also plans to develop ideas for use of some of the Katie Fund this fiscal year (see attached 

budget slides). 

 

Lastly, ED Grogan reviewed ongoing and upcoming projects for FY27, including CMP 

amendments, MOAs, Pinelands Development Credit Bank legislative changes, WiFi access for 

Commission buildings and redesign of the Commission’s website. She said new projects are 

listed in blue (see attached FY27 project presentations slides).   

 

The resolution was adopted by a vote of 9 to 0. 
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General Public Comment 

 

No one from the public spoke. 

 

Adjournment 

 

Commissioner Pikolycky moved to adjourn the meeting. Commissioner Buzby-Cope seconded 

the motion. The Commission agreed to adjourn at 12:25 p.m. 

Certified as true and correct: 

 

_________________________________   Date:  September 22, 2026  

                Jessica Noble 

             Executive Assistant 

 

 
 



Discussion of MOA Process and 
CMCMUA Proposal

September 11, 2026



MOA Process and
Status of CMCMUA Proposal

Step 1. Commission staff meets with a public 
agency to discuss a proposed development plan. If 
all CMP standards cannot be met, staff may 
identify appropriate options for the agency’s 
consideration, including an MOA.  Complete

Step 2. The Executive Director and Commission 
Chair meet with the public agency to discuss the 
proposed development project and the process 
and potential for an MOA.   Complete



MOA Process and
Status of CMCMUA Proposal

Step 3. The public agency submits a written 
proposal to the Executive Director, including a 
conceptual site plan, public purpose, project 
partners and financing and potential offsetting 
measures.  Complete

Step 4. The Executive Director advises the public 
agency of the need for any additional information. 

Complete



MOA Process and
Status of CMCMUA Proposal

Step 5. The public agency briefs the P&I 
Committee on its proposal.  Complete

Step 6. The P&I Committee makes a 
recommendation as to whether the Commission 
should consider entering into the proposed MOA 
Complete



MOA Process and  
Status of CMCMUA Proposal

Step 7. 

• The Executive Director briefs the full Commission at 
its next meeting on the public agency’s proposal 
and the P&I Committee’s recommendation.  

• The Commission determines whether to authorize 
the staff to move forward with the process and 
work with the public agency on a draft MOA.  If yes, 
the Commission provides a schedule for 
development and consideration of the MOA.



MOA Process and  
Status of CMCMUA Proposal

Step 8. The Executive Director assigns appropriate 
staff member(s) to work with the public agency 
and determines the need for any escrow 
payments, outside expertise and additional 
information.  Staff prepares a draft MOA and 
shares/discusses it with the public agency.  

Step 9. Staff consults with and briefs the P&I 
Committee on the draft MOA.



MOA Process and 
Status of CMCMUA Proposal

Step 10. Staff conducts a public hearing on the MOA 
and prepares a report and recommendation.

Step 11. Staff reviews the MOA, report and 
recommendation with the P&I Committee.

Step 12. The P&I Committee makes a 
recommendation to the full Commission.

Step 13. The Commission considers the resolution at 
its next meeting.
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CMCMUA Vision and Mission

 Vision

CMCMUA will be a leader...
...in the pursuit and implementation of 
innovative, environmentally sustainable, 
and reliable wastewater and solid waste 
management systems.

 Mission

To efficiently implement...
...progressive and fiscally prudent 
solutions to safeguard the public health 
and protect Cape May Countyʼs unique 
natural environment in partnership with an 
engaged community and staff.
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Shared Conveyance System Stakeholders

CMCMUA
• Owns and operates 4 Regional 
Wastewater Treatment Facilities and 24 
pump stations, managing 31M GPD 
capacity.
• Implements Cape May County's Solid 
Waste Management Plan, operating a 
Landfill, Transfer Station, and extensive 
recycling programs.
• The 457-acre Landfill site spans 
Upper Township and Borough of 
Woodbine, with 376 acres in a Pinelands 
Town Management Area and 81 acres 
within a Pinelands Forest Area.

Borough of Woodbine
• Lies almost entirely within the 
Pinelands Management Area, including 
250 acres in the National Reserve and 
Coastal Area Facilities Review Act 
CAFRA.
• 4,156 acres designated as Pinelands 
Town, with the remainder classified as 
Rural Development and Forest Areas.

• Ranked as the 9th most distressed 
community in NJ by the Department of 
Community Affairs.

NJ DHS / WDC
• Owns and operates the Woodbine 
Developmental Center WDC) on 250 
acres of land in the Borough of 
Woodbine.
• WDC provides a comprehensive range 
of habilitation, behavioral, and medical 
services to men and women with 
developmental disabilities.
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Feasibility Study Stakeholder Objectives

CMCMUA

Primary Goal:

The principle objective of the CMCMUA is 
to economically automate a cumbersome 
leachate hauling process through a more 
environmentally and civically advantageous 
method.

Borough of Woodbine

Primary Goal:

Pinelands municipality seeking to promote 
growth within its boundaries and 
proactively develop a centralized 
wastewater collection system to eliminate 
the use of aged and failing cesspools and 
septic systems.

NJ DHS / WDC

Primary Goal:

Seeks operational efficiency through 
elimination of current wastewater 
treatment facility and connection into 
Borough of Woodbine developed 
centralized wastewater collection system.
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Feasibility Study Stakeholder Base Conditions 

* US EPA “Greenhouse Gas Equivalency Calculator” 
estimates approximately 86.9-metric tons of CO2 will be 
generated as a result of combustion of 8,536 gallons of 
diesel fuel

CMCMUA 

Continue to  rely on hauling of Landfill leachate to 
CMCMUA’s Seven Mile Beach/Middle Wastewater 
Treatment Facility.

Borough of Woodbine

Continue to rely entirely on aged, failing 
subsurface disposal systems (cesspools/septic).

NJ DHS / WDC

Continue to operate an independent treatment 
facility discharging to groundwater.
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Feasibility Study Alternatives to Stakeholder Base Conditions

Alternative No. 1

Construction of a 4-inch diameter HDPE force main 
to convey leachate only from  the Landfill to the 
CMCMUA’s Seven Mile Beach/Middle Wastewater 
Treatment Facility (SM/M WTF).

Alternative No. 2

Construction of a 4-inch HDPE leachate force main 
and an 8-inch HDPE common force main to convey 
leachate from the Landfill and wastewater from the 
Borough of Woodbine to the SM/M WTF.

Alternative No. 3

Construction of a 4-inch HDPE leachate force main 
and a 10-inch HDPE common force main to convey 
leachate from the Landfill and wastewater from the 
Borough of Woodbine and NJ DHS / WDC to the 
SM/M WTF.

Alternative No. 4

Construction of a 4-inch HDPE force main to convey 
leachate only from the Landfill to the Borough WTF 
(including necessary upgrades to the WTF). No other 
flows are considered.

Alternative No. 5

Construction of a 4-inch HDPE force main to convey 
leachate from the Landfill to the Borough of 
Woodbine WTF (including upgrades). The Borough of 
Woodbine would also convey flows to the Borough 
of Woodbine WTF.

Alternative No. 6

Construction of a 4-inch HDPE force main to convey 
leachate from the Landfill to the Borough WTF 
(including upgrades). The Borough and the WDC 
would also convey flows to the Borough WTF.
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Feasibility Study Finding & Alternative Selection

Selected: Alternative No. 3

Shared Conveyance System

Constructing a shared system to convey Landfill leachate and Borough 
of Woodbine wastewater (including NJ DHS/WDC flows) to the existing 
CMCMUA’s Seven Mile Beach/Middle WTF.

Key Benefit

This collaborative system optimizes operational efficiency and regional 
infrastructure.

Rejection of Alternatives 4–6

Rehabilitation to the existing Borough of Woodbine WTF was found to be 
disadvantaged from economic, permitting, and discharge perspectives:

ECONOMIC
High Capital & Operating Costs
• Capital: $8.0M – $16.0M (2026 dollars)
• Operational: $1.98M – $3.26M per year (2026 dollars)

PERMITS
Complex Regulatory Pivot
Requires conversion of Borough of Woodbine WTF NJPDES permit from a sanitary 
discharge permit to an industrial discharge permit.

IMPACT
Heavy Environmental Disturbance
Receiving waters classification, trucking of sludge, and requirement for approximately 
50-60-acres of land clearing to discharge of treated wastewater generated from Borough 
of Woodbine full build-out flows.

10



Technical Scope: Shared Conveyance System

Leachate Pump Station

New pump station building at the Landfill site 
with integrated odor control.

Pinelands Management Area (Upper Township): 

● Pinelands Town

 

 

Force Main "A"

10,650 LF of 6-inch HDPE pipe from the Landfill 
to the interconnection point with the Borough of 
Woodbine sanitary sewer force main.

Material: High-Density Polyethylene (HDPE) chosen 
for robust chemical resistance and long service life.

Pinelands Management Area (Upper Township): 

● Forest Area

Shared Conveyance System

38,500 LF of 10-inch HDPE pipe from interconnection 
with Borough of Woodbine sanitary sewer force main 
connecting to existing CMCMUA 24-inch force mains.

Route: Extends along C.R. 550 and C.R. 608 to the final 
connection point at U.S. Route 9 &  Avalon Blvd.

Pinelands Management Areas (Borough of 
Woodbine, Dennis Township, and Middle Township): 

● Pinelands Town
● Forest Area
● Regional Growth Area
● Rural Development Area

Design Philosophy
• Pavement Alignment: Prioritize alignment within existing paved roadways to eliminate adverse short/long-term ecological impacts and existing utility conflicts. 

• Disturbance Minimization: Minimize lateral disturbance to utilities, wooded wetlands, and threatened or endangered species habitats.
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Technical Scope: Shared Conveyance System Secondary Route Considerations

Secondary Route #1 Details

38,500 LF of 10-inch HDPE pipe connecting to existing 
CMCMUA 24-inch force mains.

Route: Extend along C.R. 550 to the Garden State Parkway 
to an existing CMCMUA force main at the terminus of Exit 
13 (Avalon Blvd).

Pinelands Management Areas (Woodbine, Dennis, and 
Middle):

● Pinelands Town

● Forest Area

● Regional Growth Area

Route Rejection & Constraints

Secondary Route #1 consideration rejected by New 
Jersey Turnpike Authority.

The proposed Garden State Parkway corridor alignment is not 
feasible due to easement policy restrictions imposed by the 
Turnpike Authority.
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Technical Scope: Shared Conveyance System Secondary Route Considerations

Secondary Route #2 Details

38,500 LF of 10-inch HDPE pipe connecting to existing 
CMCMUA 24-inch force mains.

Route: Extend along C.R. 550 to US Route 9 to an existing CMCMUA 
force main at the intersection of Avalon Blvd.

Pinelands Management Areas (Woodbine, Dennis, and Middle):

● Pinelands Town

● Forest Area

● Regional Growth Area

● Rural Development Area

Route Rejection & Constraints

Secondary Route #2 consideration rejected.

This proposed secondary routing increases the Shared Conveyance 
System length by approximately 1.3 miles.

Shared Conveyance System length would  decrease in Forest Area by 
0.39 miles, but excavation difficulty on US Route 9 increases due to 
concrete roadbed below roadway.   
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Preliminary Assessment of Wetland, Rare Plant, and Rare Animal Resources along 
Shared Conveyance System Route

Environmental Assessment

NJDEP NJ-GEOWEB REVIEW

Based upon a review of the NJDEP’s NJ-GeoWeb environmental 
resource mapper, it was determined that Mixed Wooded 
Wetlands are situated adjacent to or in close proximity to large 
sections of the proposed Shared Conveyance System route.

Impact Avoidance & Mitigation

ALIGNMENT DECISION

The selection of the proposed Shared Conveyance System 
alignment within existing paved roadways serves to preclude 
potential short-term and long-term adverse impacts on 
wooded wetlands.

This alignment strategy actively safeguards local populations 
of threatened or endangered plant and animal species.
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CMP Land Use and Development Standards that cannot or likely not be met

CMP Land Use Standard

7:50-5.23 Forest Area Standards

Governs the distribution and intensity of development and land 
use in Forest Areas to preserve ecological integrity.

Permitted Exception: N.J.A.C. 7:50-5.23(b)(12)

Municipalities may permit public service infrastructure intended to 
primarily serve the needs of the Pinelands.

Centralized wastewater treatment and collection facilities shall be 
permitted to service the Forest Area only in accordance with 
N.J.A.C. 7:50-6.84(a)2.

Route Context & Demonstration of Need

The Route Challenge

To connect the Landfill to existing CMCMUA infrastructure, the proposed 9.31-mile 
Shared Conveyance System must traverse 3.46 miles of mapped Forest Area (0.60 
miles in Upper Township, 2.86 miles in Dennis Township).

Justification & Mitigation Measures

• No Feasible Alternative: No feasible alternative alignment exists to convey 
leachate and Borough of Woodbine wastewater to the CMCMUA’s SM/M WTF.

•Pavement Alignment: Situated entirely within existing paved roadways (C.R. 550 
and C.R. 608) to eliminate disruption.

•Environmental Benefit: Eliminates greenhouse gas emissions associated with the 
transport of leachate via tanker trucks through Forest Areas; Eliminates existing and 
future cesspools and septic systems in Borough of Woodbine.

•Strict Protections: Legal covenants and Wastewater Management Plan 
amendments to prohibit future connections.
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CMP Land Use and Development Standards that cannot or likely not be met

CMP Land Use Standard

7:50-5.26 Rural Development Standards

Governs the distribution and intensity of development and land 
use in Forest Areas to preserve ecological integrity.

(b) In addition to the residential uses permitted under 
7:50-5.26(a), a municipality may permit any use which is 
compatible with the essential character of the Pinelands 
environment and is similar in character, intensity and impact to 
the following uses:

10. Public service infrastructure except that centralized 
wastewater treatment and collection facilities shall be permitted 
to serve the Rural Development Area only in accordance with 
N.J.A.C. 7:50-6.84(a)2.

Justification & Mitigation Measures

● No Feasible Alternative: No feasible alternative alignment exists for the 
conveyance of leachate and wastewater  to the CMCMUA’s SM/M WTF.

● Pavement Alignment: The proposed Shared Conveyance System is 
situated within existing paved roadways, preventing adverse short-term 
and long-term effects.

● Environmental Benefit: Eliminates greenhouse gas emissions associated 
with the transport of leachate via tanker trucks through Rural 
Development Areas; Eliminates existing and future cesspools and septic 
systems in Borough of Woodbine.

● Strict Protections: Committed to placing legal covenants (Sewer Line 
Conservation Restriction & Easement) to prohibit future connections.

● Planning Alignment: Wastewater Management Plan amendments to 
prohibit future connections.

19



Description of Design Measures to be taken to reduce extent of CMP non-conformity

Pavement Alignment

Measure I
ENVIRONMENTAL MITIGATION

Proposed alignment is situated within 
existing paved roadways, precluding short- 
and long-term adverse effects on mixed 
wooded wetlands and protected species.

Capacity Limits

Measure II
STRICT COVENANTS

Design capacity is limited solely to 
stakeholder requirements, with legal 
covenants prohibiting future direct or 
indirect connections or sewer laterals.

Planning Integration

Measure III
WMP AMENDMENT

Incorporation into future Wastewater 
Management Plan amendments to strictly 
prohibit any connection to the Shared 
Conveyance outside the designated 
Pinelands Town.
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Forest & Rural Development Areas

ROUTE CONTEXT

While the proposed route traverses these Forest and Rural 
Development areas to connect to existing CMCMUA 
infrastructure, extensive analysis indicates that no feasible 
alternative pathway exists.

Mitigation Measures

Infrastructure Placement

All infrastructure is situated entirely within existing paved roadbeds.

Conservation Restrictions

Legal covenants will be established and placed on the Shared 
Conveyance System to strictly prohibit future connections.

Planning Alignment

Incorporation into future Wastewater Management Plan 
amendments to prohibit future connections.

Addressing Land Use Standards
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Greenhouse Gas Reduction

86.9 Metric Tons*
CO₂ ELIMINATED ANNUALLY

Based on projected diesel fuel combustion 
from current practice of hauling leachate.

Transitioning to the Shared Conveyance System 
directly eliminates regional truck emissions in 
Pinelands Management Areas.

*Equivalent to electricity used by 11 homes for one 
year; annual emissions of about 19 average 
gasoline-powered passenger vehicles.

Groundwater Quality

Cesspool/Septic and 
Groundwater Discharge 
Elimination

Eliminating subsurface cesspools/septic systems in 
the Borough of Woodbine directly safeguards 
groundwater quality.

● Residential lots in downtown area with 
cesspools/septic system are less than a ¼ 
acre; inconsistent with Pinelands nitrate 
dilution standard of 2 ppm at lot line.

● Upgrading systems to comply with current 
Pinelands septic requirements is restricted 
by both prohibitive costs and limited land 
availability.

● Elimination of groundwater discharge and 
replaces the aging WDC wastewater 
treatment facility with treatment at a 
reliable, well-maintained CMCMUA  
wastewater treatment facility.

Regulatory Compliance

Wetland Protection

Alignment within paved roadways minimizes 
disturbance to Pinelands wetlands and habitats.

MOU Consistency

Wastewater generation aligned with the sewer 
service area designated under the 2012 MOU 
between the Pinelands Commission and the 
NJDEP.

N.J.S.A. 58:1A-7.1 Inter-basin Transfer of 
Water

Total water transport distance from the edge of 
the Pinelands National Reserve to CMCMUA 
Wastewater Treatment Facility is under 1.5 miles.

Environmental Benefits and Regulatory Compliance
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Project Financing and Funding Commitments

Financial Overview

The Stakeholders continue a full financial 
assessment and comprehensive evaluation of 
the project’s financing structure, encompassing 
potential financial sources.

Milestone Status

The construction cost estimates detailed here 
represent current projections formulated as of 
the 90% design completion phase.

Total Estimated Construction Cost $14,562,000

10% Cost Estimate Contingency $1,456,000

Subtotal (with Contingency) $16,018,000

Inflation Adjustment $3,902,000

Total Estimated Project Cost $19,920,000
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Supplementary Information

resulting from Policy & Implementation Committee Meeting of July 31, 2026



Borough of Woodbine Potable Water Supply 

Potable Water Supply

Source
Two wells (well #6 and well #7R) in the Cohansey Aquifer, at depths of 156 feet and 165 feet, respectively.

Volume
The Borough’s Water Allocation Permit allows a diversion of 25 million gallons of water per month at a maximum rate of 1,400 
gallons per minute, not to exceed 250 million gallons of water per year. 

Customer Base
487 residential customers, 22 commercial customers, and 2 monthly customers; average water usage of 9-10 million gallons per 
month or 108-120 million gallons per year.

3



Borough of Woodbine Proposed Sewer Collection System 

Funding

Source
In 2018, approved United States Rural Development grant and loan totaling $5.223 million. Due to inflationary impacts on the 
sewer collection system and the Shared Conveyance System, the Borough has pursued NJ IBank Clean Water Program funding. 
The agreement between the Borough of Woodbine and the NJ DHS has a financial component which will offset some of the 
capital costs.

Sewer Collection System funding
Approximately $3 million of United States Rural Development grant and loan. 

CMCMUA Shared Conveyance System funding
Approximately $1.4 million of United States Rural Development grant and loan.
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Borough of Woodbine Proposed Sewer Collection System Construction Timeline 

June 2027

Final Design

Final engineering and 
design plans finalized for 

bidding.

August 2027

Permitting

Currently ongoing and 
anticipated to be 

complete.

September 2027

Bidding

Bidding and contract 
award finalized.

October 2027

Construction

Mobilization and start of 
physical construction.

May 2029

Startup

System startup.
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Borough of Woodbine Proposed Sewer Collection System 

Future Mandate

Section 15-2.1 of the Borough of Woodbine Municipal Code states, “All buildings located on streets served by the 

Public Water Supply System, shall be connected with the public water supply main in the Borough.”

The Borough of Woodbine will introduce a mandatory connection ordinance for the sewer collection system similar to 

Section 15-2.1.  
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Borough of Woodbine Proposed Sewer Collection System 

Phase 1

Service Borough of Woodbine Municipal Airport and Business Park, the area immediately around the Airport, and the 

NJ DHS WDC.

Phase 1 Projected Flow

100,000 gallons per day (70,000 gallons per day from NJ DHS WDC and 30,000 gallons per day from existing 

customers that currently use cesspools and septic systems). 

Phase 2

Service the downtown area located approximately 1.5 miles to the west of the Airport connecting approximately 450 

residential properties.

Phase 2 Projected Flow

The approximately 450 residential properties all use septic systems and/or cesspools. In general, these properties are 

typically ¼ acre or smaller in size.
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Borough of Woodbine Proposed Sewer Collection System 
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Conclusion & Discussion

Summary of Benefits

Economic
Cost-effective automation of CMCMUA leachate management and 
sustainable support for the Borough of Woodbine’s growth.

Environmental
Significant reduction in carbon footprint by eliminating hauling of leachate; 
eliminates failing cesspools and septic systems; eliminates aged 
groundwater discharge wastewater treatment facility.

Civic
Strengthens wastewater infrastructure and treatment for the Borough of 
Woodbine, a Pinelands municipality, and the NJDHS/Woodbine 
Developmental Center.

Questions & Discussion

We welcome your feedback, questions, and open 
discussion regarding the project details, timeline, 
and regional environmental benefits.

foru
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Thank You

Cape May County Municipal Utilities Authority
www.cmcmua.com
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Pinelands Commission Meeting Comment
Application Number 1994-0288.002

2026-09-11
Bernard N. Isaacson, PhD

I want to thank the Commission, both the commissioners and your staff, for considering (and 
hopefully approving) the application for this first phase in the Atlantic white cedar restoration 
project.

The main point of my comment today is to implore you to use the energy here, in this roow, as a 
springboard to collaborate with DEP to create a regional doctrine for managing the whole forest to 
achieve society’s objectives. This should involve a robust discussion of our society’s stated 
intentions for forested land use, a critical examination of the regulations that enable but mostly 
constrain these intentions, and a concrete plan of action to achieve these goals.

Though I haven’t worked at the NJ Forest Service for several years, I was the forester there that set 
up the cedar restoration strategy.  Some of your longer-tenure staff can remember when I came 
down to this office to discuss it.  I led the meeting where your very own chief scientist proposed the 
starting sites.

This project is an important beginning.  It meets the requirements of the CMP for a forestry 
application, and starts reestablishing cedar. Cedar restoration is an activity singled out for special 
support in both the CMP and your Forestry Advisory Committee Recommendations from 2006.

However, it isn’t enough – for this commission to be responsible in forest land use planning, you 
should understand what’s behind the rarity of forestry applications and work to make possible more 
good forestry, like what is in this application.  Sound forest land use requires that cedar restoration 
be paired with significant landscape-scale thinning of the pine-dominated uplands.

Wildfires are not only driven by climate change: they are also driven by forest structure. Where the 
pine forest is at high stocking levels there is an increased risk of stand-replacing fire, increased risk 
of southern pine beetle outbreak, decreased habitat for open-canopy species, and decreased 
groundwater recharge.  Leaving uplands alone and fantasizing that they’ll indefinitely accumulate 
carbon (fuel) hazards the carbon in the peat soils of the lowlands, today’s investment in cedar, and 
the gains of 120 years of conservation.

The Pinelands are a National Reserve, not a wilderness area.  To manage its forests sustainably 
there needs to be a social and economic system that can support the kind of services that our society 
has said it wants.  It is a fallacy to pretend that an unmanaged forest is free of human influence 
when it is human decisions controlling land use.  The true contrast is between managed and 
unmanaged forest growth.  Managed forests can thoughtfully balance objectives, but unmanaged 
forests are indifferent to our goals.  Forest management like that proposed in this application is 
congruent with the goals stated in the CMP and with the legislative vision that created this body.  I 
hope you approve this plan and work with land managers to develop and implement a doctrine that 
will conserve the forest, not lock it behind glass and turn away.
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Garden State Parkway Interchange 44

• Interchange 44: Garden State Parkway and Pomona Road

• Expansion from partial interchange to full interchange 
• Northbound exit ramp
• Southbound entrance ramp
• In Parkway Overlay District

• Project approved by the Commission in May 2013

• Secondary Impacts Agreement with Atlantic County signed 
December 2013



Secondary Impacts 

Agreement

Memorialize zoning to avoid 
changes in land use that 
would be inconsistent with 
the Pinelands land use 
program

356 acres within 1.5 miles of 
Interchange 44 (Tier 1)

Outer Tiers, open 3 years in, 
if necessary

6 Year Term plus extensions

County decided to acquire 
lands only within Tier 1 from 
outset



Extension of Secondary Impacts Agreement

 Five extensions of time to complete its acquisition 
obligations under the Secondary Impacts Agreement have 
been granted.

 The County has requested an additional extension to 
complete acquisition and preservation of 4.0 acres 
located in Tier 1. 



Atlantic County’s Efforts

 Atlantic County has preserved approximately 352 out of 356 acres in 
Tier 1.

 Since September 7, 2024, Atlantic County as acquired, but not deed 
restricted, 1.75 acres within Tier 1 during the last extension period.

 Atlantic County has sent offer letters to four property owners and is 
initiating contact with other property owners in the area.

 Atlantic County is committed to pursuing acquisition of an additional 
100 lots in this area.





Staff Recommendation

 Grant a final extension until March 8, 2027 to permit County 
additional time to complete its acquisition and preservation of 
the remaining acreage to satisfy the Secondary Impacts 
Agreement.

 Require the County, at expiration of the extension period, to 
make a financial contribution to the Commission’s Pinelands 
Conservation Fund, Land Acquisition Account equal to the fair 
market value of any remaining acreage not yet acquired and 
preserved to complete its obligations.



 Questions???
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FY 2027 BUDGETS

• Operating Fund - $7,935,438 

• Pinelands Conservation Fund - $3,535,469

• Fenwick Manor Preservation Fund  -$1,039,398

• Kate Fund Budget - $3,850



Operating Fund FY27 Revenue
FY27 

Anticipated

State Appropriation $4,377,000

State Supplemental Funding (Health Benefits) $687,000

Interest Income $100,000

NPS Grant  $298,000

Timber Rattlesnake Settlement Agreement $35,500

Application Fees $800,000

Escrow Payments $70,000

Fund Balance & Reserves *$1,566,938

TOTAL $7,935,438

*  Includes: 
•  $1,169,938 from the Undesignated Fund Balance
•  $388,000 from Designated Reserves – Energy Conservation and Shelving 
•  $9,000 PCF Administrative Assessment



Operating Fund FY27 Expenditures
FY27

Anticipated

Salary and Wages $4,404,761

Fringe Benefits $2,700,902

Supplies $145,746

Professional Services $261,460

Other Services $315,762

Maintenance/Rent $72,477

Improvements and Acquisitions $34,330

Total Expenditures $7,935,438



FY26 State “Chargebacks” 
DAG legal fees $169,527

OIT software/storage/apps $63,302

OIT telecommunications $26,815

Civil Service Commission - (Employee Advisory Service) $258

Civil Service Commission -  (CLIP/eLearning Platform) $2,160

Total FY26 Chargebacks $262,062

Anticipated Additional Chargebacks in FY27
OIT for upgraded Wi-Fi $5,000

OIT for website redesign $5,000

Chargebacks



Pinelands Conservation Fund 
FY27 Expenditures

FY27 Anticipated

Land Acquisition $3,028,140

Conservation Planning & Research $269,089

Community Planning & Design $205,190

Education and Outreach $33,050

Total PCF Expenditures $3,535,469



Fenwick Manor Preservation FY27 Budget

FY27 Anticipated

Hawley Bros. Inc. $954,320

Connolly & Hickey Historical Architects $66,878

Non-Construction Costs and Services $3,200 

Interior Paint, Furniture & Supplies $15,000

Total Fenwick Manor Preservation Expenditures $1,039,398



Katie Fund FY27 Budget

FY27 
Anticipated

Rain Garden Supplies $100

Grounds Supplies - Plants, Mulch and Pavers $750

Memorial Bench $550

Pinelands Online Store - Merchandise and Supplies $2,250

On-Line Store Postage $200

Total Expenditures $3,850



September 11, 2026

Pinelands Commission

FY27 Budgets, Proposed 

Projects & Ongoing Work 



CMP Amendments 

• Implementation of Black Run watershed protection, 

expiration of waivers and CFs, application fees for resolution 

of violations

– Evesham zoning changes

– Development applications  

• Accessible Trails and Wetlands Protection

• Gap approval process

• Improved FA and RDA Clustering Standards

• Right of Way Transmission Line Pilot Program



CMP Amendments 

• Standardize 1/3 application fee payments for t&e surveys, etc.

• Escrow payments and procedures

• Updated legal advertising requirements for Commission and applicants

• Revised solar facility siting and development standards

• Siting policies and standards for Battery Energy Storage Systems

• Requirement for digital submission of applications

• Stormwater management (response to REAL rules and revised BMPs)



MOAs and Interagency Coordination

• Evesham Accessible Trail
 

• SJTA Airport: Northwest Quadrant redevelopment
 

• CMCMUA, Woodbine, DHS landfill leachate and sewer line 
  

• Update or terminate old NJDEP MOAs
  

• Annual update on accomplishments and issues

• Interagency Work Group, Interagency Council on Climate 
Resilience, Board of Public Utilities, State Planning Commission



NPS Economic Monitoring Projects

• Local Conformance/Zoning System development

– Public access

– Municipal training seminar

• Lenape installation at Visitors Center

• PAIS (Pinelands Application Information System) 

– Continued development of enhanced and modernized application 
tracking and reporting system

– Application portal 



Additional Projects

• PCF Land Acquisition funding: grant agreement for Black Run property

• PCF stewardship and monitoring report

• PLP annual report to Commission

• Completion of Garden State Parkway Interchange 44 land preservation 
obligation

• SADC woodland easements coordination



Additional Projects

• Pinelands Infrastructure Trust Fund

– Master Plan amendment (ranking/funding)

– Project solicitation

– Master Plan amendment (project selection)

• Local Review Officer program suspension or termination

• CMCMUA landfill: 5-year waste flow report 

• Landfill closure assessments and solar energy facilities

• Biosphere Region outreach and education



Additional Projects

• PDC Bank annual report

• PDC Supply and Demand

– Methodologies and estimates

– Reporting

• PDC Bank legislative changes 

– Sponsors 

– Funding source

– Rulemaking



Additional Projects

• Monitoring of previously required T&E plant protection measures 

• Delaware Watershed Conservation Fund grant: Research, Monitoring and 
Decision Tools for Reptiles of Greatest Conservation Need (northern pine 
snake; timber rattlesnake; eastern box turtle) in the Southern Delaware 
River Basin

• Timber rattlesnake tracking and monitoring

• EPA grant: Long-Term Trends in Wetlands Pollution and the Spatial 
Requirements of a Regionally Important Bioindicator Species (Pine Barrens 
tree frogs)



• Contract negotiations with CWA, Local 1040
– Retention of new outside labor counsel

• Updated Personnel Policies

• Updated Purchasing Policies

• FY2023 Audit

• Contract with new outside accountant 

• Retention of new payroll processing/time and attendance/human 
resources management system; staff training

• Updated Records Retention Policy and implementation

• Health Insurance costs for local government entities: research and 
options

• Recruitment, restructuring and revised staff responsibilities

• Commission website updates and redesign

• Upgraded WiFi access in all Commission buildings

Additional Projects
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