ORDINANCE NO.: 0-2026-

TOWNSHIP OF WINSLOW

COUNTY OF CAMDEN, NEW JERSEY

ORDINANCE OF THE TOWNSHIP OF WINSLOW, COUNTY OF CAMDEN, AND
STATE OF NEW JERSEY, ADOPTING A REDEVELOPMENT PLAN FOR BLOCK
2204, LOT 12 ON THE OFFICIAL TAX MAP OF THE TOWNSHIP OF WINSLOW IN
ACCORDANCE WITH THE REQUIREMENTS OF THE LOCAL REDEVELOPMENT

AND HOUSING LAW (N.LS.A. 40A:12A-1, ef seq.) (“LRHL”)

WHEREAS, the LRHL authorizes municipalities to determine whether certain parcels of
land located therein constitute arcas in need of redevelopment; and

WHEREAS, by virtue of Resolution R-2024-342, the Mayor and Township Committee
of the Township of Winslow authorized and directed the Winslow Township Planning Board
(“Planning Board”) to undertake the preliminary investigation of property located at Block 2204,
Lot 12, (“P.1.Q.”) as a Non-Condemnation Redevelopment Area; and

WHEREAS, in accordance with the Resolution adopted by the Mayor and Township
Committee, the Planning Board conducted an investigation to determine whether the P.LQ.
should be designated as an Area in Need of Redevelopment and considered an Area in Need of
Redevelopment Study for Block 2204, Lot 12, dated February 18, 2025, prepared by Malvika
Apte, PP, AICP of CME Associates; and

WHEREAS, the Planning Board conducted a public hearing on March 20, 2025,
concerning the designation of the P.1.Q. as a Non-Condemnation Redevelopment Area and the
meeting was open to the public and all members of the public had an opportunity to address
questions and comments to the Planning Board; and

WHERFEAS, the Planning Board prepared a map showing the boundaries of the proposed

0-2026-



redevelopment area and the locations of the various parcels and property included therein,
including the PI.Q. Appended to the map was a statement setting forth the basis for the
investigation; and

WHEREAS, at such public hearing, the Planning Board heard sworn testimony from its
professional planner, Christopher N. Dochney, PP, AICP, who presented substantial credible
evidence that the P1.Q. qualified as an Area in Need of Redevelopment pursuant to N.J.S.A.
40A:12A-5(¢c) and N.J.S.A. 40A:12A-5(e); and

WHEREAS, at the conclusion of the public hearing as described above, the Planning
Board adopted Resolution PR2025-028, recommending that the Mayor and Township Committee
designate the P.1.Q. on the Official Tax Map of the Township of Winslow as an Area in Need of
Non-Condemnation Redevelopment; and

WHEREAS, the Mayor and Township Committee agreed with the conclusions of the
Planning Board that the P.LQ. met the aforementioned criteria for Non-Condemnation
Redevelopment Area designation; and

WHEREAS, by virtue of Resolution PR-2025-028, adopted on April 17, 2025, the
Mayor and Township Committee determined that the P.1.Q. qualified as an Area in Need of Non-
Condemnation Redevelopment; and

WHEREAS, the Mayor and Township Committee have deemed it in the best interest of
the public health, safety and welfare to adopt a Redevelopment Plan as set forth in Exhibit “A”
attached hereto and made a part hereof for the P.1.Q. on the Official Tax Map of the Township of
Winslow,

NOW, THEREFORE, BE I'T ORDAINED by the Mayor and Township Committee of



the Township of Winslow, County of Camden, State of New Jersey, as follows:
Section 1: Adoption of Redevelopment Plan.

The Mayor and Township Committee of the Township of Winslow, County of Camden
and State of New Jersey hereby adopt the Redevelopment Plan for Block 2204, Lot 12 on the
Official Tax Map of the Township of Winslow appended and attached hereto as Exhibit “A”.
Section 2: The Mayor and Township Committee of the Township of Winslow hereby declare
and determine that the said Redevelopment Plan meets the criteria, guidelines and conditions set
forth in N.LS.A. 40A:12A-7, provides realistic opportunities for the redevelopment of the
Township in the designated area and is otherwise in conformance with N.J.S.A. 40A:12A-1 et
seq.

Section 3: Amendment of Zoning Map.

The Zoning Map of the Township of Winslow shall be and is hereby supplemented and
amended so as to provide for the Redevelopment Plan to encompass the P.1.Q. as an overlay
zoning district. The Zoning Map shall include the P.1.Q. as a Redevelopment Area to which the
Redevelopment Plan is applicable.

Section 4: All Ordinances or parts of Ordinances inconsistent with this Ordinance are
hereby repealed to the extent of such inconsistency.

Section 5: If the provisions of any section, subsection, paragraph, subdivision, or clause of
this Ordinance shall be judged invalid by a court of competent jurisdiction, such order of
judgment shall not affect or invalidate the remainder of any section, subsection, paragraph,
subdivision, or clause of this Ordinance.

Section 6: Upon adoption, a copy of this Ordinance shall be filed with The Pinelands

Commission for review and certification pursuant to the Pinelands Comprehensive Management






EXHIBIT “A”




Block 2204 Redevelopment Plan
Block 2204, Lot 12

Winslow Township, Camden County, New Jersey
Date: December 22, 2025

Prepared by

HIGIA

Heyer, Gruel & Associates
Community Planning Consultants
236 Broad Street
Red Bank, NJ 07701
732-741-2900

ot

Malvika Apte, PP, AICP License No. 6056

With assistance from Jonathan Hansel, Associate Planner

The original of this document was signed and sealed in accordance with New Jersey Law.




Acknowledgements

Township Committee
Marie D. Lawrence, Mayor

Vincent Borrelli, Jr.
Brandon Glikas
Evelyn Leverett
Darrius Peoples
Jacquelyn Lee

Raymond Watkins, Jr.
Charles Flamini
John Wilson

Township Planning Board
Marie D. Lawrence, Mayor

Anthony Raymond, Mayor's Designee
Michael Passarella
Committeeman Charles Flamini
Timothy Mead, Chairman
Mario D. Partee
JoAnn Waters
Kevin Harvey
John M. Shaw, Jr.
Travis Hemphill
John Wiggins, Alt. #1
Lukeshia Walker, Alt. #2

Planning Board Solicitor
Shirley Grasso, Esq.

Planning Board Secretary
Christy Mezzatesta

Township Attorney
Stuart A. Platt, Esq.

Project Team
Malvika Apte, PP, AICP



TABLE OF CONTENTS

L IEORPERBERCEREINY cicnnisn s b s A R i A A NS N R I Rt A i 1
1.1 Purpose and Statutory Basis for the Redevelopment Plan...........c.cccccoiiininiciinnne 1
1.2 PlAN OVEIVIEW .....c.vicieceeceeeeeceeetesee et sess e sta et ebb e e b e sassne s e b s ra e b s esaesnesassnssan e 1
1.3 Area Boundaries and Locational Context..........ccoevvevvevevienccicnniecieicsicnencneenn 2
1.4 O T T B A R SR S ST 0% 2
1.5 EX IS ZOMINE ccrnnrarossssrrsmmommiansamssremmissnssssnmmnsancensssxsansssnssmmassasasrmssnmns o n sk eGSR AR A 4
2 VIEI Conle tunt] DT TS ooiiviesiin s b s s R A A S AR SR RO 5
2.1 L L 5
22 G0als aNd ODJECLIVES ......c.ooieiiiriciieieieteeie e 5
B EanC U PHIBY . oisiamsonmias it o sasa aimd So ensi uaas hi haas TAhEaks aA s R s s A sl 6
3.1 Relationship to Township Land Development Regulations ..........c..cccocvvveriienincncniens 6
3.2 DB IR .cccccomismmsmmonrrmasimrmasnammeessm ssaassmsassmm s S n e s A B 6
3.3 T TR S FENEIATING wssssssasumsnnsomnasssssosssssns s e st o AR AR 6
C TR R O LTS SRSt U e S VR NS S S 11
4.1 Parking and CirCUIGtION ............cceiiiiiiiiiericeirie e 11
4.2 BullainG Desigh Slaid A S s omdnmrsmmymmsmsswsssmmsssmsmmosmsssamm sy 12
4.3 Landseapingand Lighting Design Standards .. sasussmsssssssssssssesmssississstsiimismg 13
4.4 BIGHATE SANTENIS . ccoremrrsersssnsesmosmsnnssassnasastsmssass smsrmsasnesasssbs ARSI GRS T RIS SaRR 13
4.5 ULilities StaNdards ...........coioiiiiicieiceeeee et 14
4.6 On and Off-Site IMProvements ... s s 14
R T T U —————— 15
5.1 Winslow Township Master Plan ... 15
52 Plansiof Adjacent Municipalities:swusuuwmmmimmssasmmnsnimmasssmnsons 1O
5.3 TN ORI I S I P AT i s R R 5 R B R S A S TR R 16
5.4 State Development and Redevelopment Plan ... 16
i RRdeuRIoDIRITE PR RORIOIE. o i s AR A A A R T R RN S NS 17
6.1 Cutline OF PropinySat ACHOINS. ......oxxiesissssssis ssssesmmmies iim damssss e e 17
6.2 Inventory of Affordable HOUSING ........coioiiiiineec s 17
6.3 Properlies fo be Acquired and Relocation s somwmsssssassompmssmms 17
6.4 117t 0o L ———— 17
6.5 OTNEE ACHIONS ...ttt ettt et et et e es e b eme e e e e e e e s e s ensaesaanens 17
6.6 Amendment to Zoning Map and Development Regulations..........ccccniiiniiniiiciinnne 17
6.7 Mon-Discrimination ProvisSions e 18
6.8 DUration Of the PlaN.........cciiiice e 18
6.9 Completion of Redevelopment...... ... 18
B0 VBRI inmsisnssvmneinssnsnssssssionsmmnsssss oo e s VS RS BTSSP GRS SR 18
T T T T s A T B K S s ahi 19

B.. BUDENIBES ..commrnrrrssennosenomssmmsnenesmenemeensssnnessstas pbaie it stssiesss LSS SRR S S St A A s 20



Winslow Township — Block 2204 Redevelopment Plan

T.INTRODUCTION

1.1 PURPOSE AND STATUTORY BASIS FOR THE REDEVELOPMENT PLAN

This Redevelopment Plan has been prepared for a Redevelopment Area that includes Block 2204,
Lot 12 that is located along Williamstown Road (the “Redevelopment Plan Area”) in the Sicklerville
area within the Township of Winslow (“Township”), which was designated pursuant to

N.J.S.A. 40A: 12A-5.

The Township Committee designated the entirety of the Area as an Area in Need of
Redevelopment on April 17th, 2025, as per adopted Resolution # PR-2025-028. The initial study
and the designation were prepared as a Non-Condemnation Redevelopment Investigation. The
use of eminent domain to acquire any property within this Redevelopment Area will not be
permitted.

According to the Local Redevelopment and Housing Law (N.J.S.A. 40A:12A-1, et seq.), the
Redevelopment Plan shall include an outline for the planning, development, redevelopment, or
rehabilitation of the project area sufficient to indicate:

a. lts relationship to definitive local objectives as to appropriate land uses, density of
population, and improved traffic and public transportation, public utilities, recreational,
community facilities, and other public improvements;

b. Proposed land uses and building requirements in the project area;

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

d. Anidentification of any property within the Redevelopment Area proposed to be acquired
in accordance with the Redevelopment Plan;

e. Any significant relationship of the Redevelopment Plan(s) to:
o The Master Plans of contiguous municipalities;
o The Master Plan of the County in which the municipality is located, and;

o The State Development and Redevelopment Plans adopted pursuant to the “State
Planning Act.”

f. Additionally, a Redevelopment Plan may include the provision of affordable housing in
accordance with the “Fair Housing Act,” P.L. 1985, ¢.222 (C.52:27D-301 et al.) and the
housing element of the municipal Master Plan; and

g. The Redevelopment Plan shall describe its relationship to pertinent municipal
development regulations including consistency with the municipal master plan.

1.2 PLAN OVERVIEW

This Redevelopment Plan proposes to improve the property from its current state as vacant and
underutilized land and redevelop the area into a mixed-use development with commercial and
multifamily residential units. The site’s location on Williamstown Road north of the Sicklerville
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Road intersection, and proximity to the Atlantic City Expressway make it an attractive location for
residential development with a commercial component to serve the local community.

1.3 AREA BOUNDARIES AND LOCATIONAL CONTEXT

The Redevelopment Plan Area consists of one lot located in the western corner of the Township,
just north of the Williamstown Road and Sicklerville Road intersection. The site is less than one
and a half miles north of the Atlantic City Expressway. The property is identified in the Winslow
Tax Maps as Block 2204, Lot 12. The site has approximately 600 feet of frontage on Williamstown
Road. The subject site is surrounded by a mix of commercial and residential uses. To the north of
the property, along Church Road, are farmland and residential uses. To the south of the property,
across Williamstown Road, is the “Winslow Center” commercial strip mall containing Family
Dollar, Dollar Tree, and other commercial/neighborhood uses. To the west of the property, along
Sicklerville Road, is a Wawa service station and Rite Aid Pharmacy (Vacant). To the east of the
property is a car wash, followed by other commercial uses.

The full extent of the Redevelopment Plan Area is illustrated on Map 1: Plan Area Map.

1.4 EXISTING CONDITIONS

Based on aerial images and property records, Lot 12 is vacant, heavily forested, and not used for
agriculture. There are no man-made structures readily apparent within the Study Area. Based on
historic satellite imagery, it appears that the agricultural, residential, and vacant land uses around
the Plan Area date back to at least 1995, and likely earlier than that.
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Aerial Context
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1.5 EXISTING ZONING
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Figure 1: Zoning Map

As shown in the figure above, the entirety of the Redevelopment Plan Area is within the C (Minor
Commercial) Zone. Nearby zoning areas include the RM (Medium Density Residential), RL (Low
Density Residential), and RH (High Density Residential) Districts.

The C District (Minor Commercial) is intended “to meet the convenience shopping and service needs
of the nearby population.” Permitted principal uses include:

a. Retail or personal service establishments, including though not necessarily limited to the
list found at Winslow Township Code §294-34.

b. Gasoline filling stations and garages in accordance with the standards for

automobile garages, repair or service stations under § 294-108 of Article XVI;

Public facilities;

Accessory uses incidental to any of the foregoing uses;

e. Alternative treatment center dispensaries, vertical alternative treatment center facilities
(dispensary/cultivation and manufacturing) and stand-alone cultivation, manufacturing
and/or testing facilities.

B O
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2.VISION, GOALS AND OBJECTIVES

2.1 VISION

The Redevelopment Plan provides for the transformation of underutilized parcels within the
Redevelopment Area to be economically and socially productive properties, which will contribute
to the general welfare of the Township and provide needed residential options for a growing
residential community.

2.2 GoOALS AND OBJECTIVES
The goals of this Redevelopment Plan are as follows:

e Promote a mix of residential and commercial uses in the area;

o To take advantage of the Area’s proximity to regional highway connections and local
businesses;

o To create a synergy between the residential neighborhoods in the region and the
commercial businesses that serve them;

e To redevelop the area with new high quality, higher density residential buildings that will
bring new options for existing residents to live in the community and provide an attractive
setting for new residents;

e Encourage human scaled, publicly accessible areas that connect the residences and the
businesses as a center for community life.
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3.LAND USE PLAN

The following chapter contains the land use regulations that will apply only to development contained
on lands located within this Redevelopment Area.

3.1 RELATIONSHIP TO TOWNSHIP LAND DEVELOPMENT REGULATIONS

The standards contained within this Redevelopment Plan shall supersede the Township’s existing
regulations, including the zoning regulations (principal and accessory uses, bulk requirements,
and other standards) of the underlying zone districts and any other applicable provision found
within the Township’s Land Development Regulations.

The Winslow Township Code shall apply wherever the provisions of this Redevelopment Plan do
not set any specific regulations or are not expressly modified herein. Development applications
for the Redevelopment Area shall be reviewed and approved by the Planning Board under normal
subdivision and site plan review procedures as found in N.J.S.A. 40:55D-1 et seq., and those
found within the Township Code.

The Planning Board may grant deviations from the standards of this Redevelopment Plan which
would result in a “c” variance pursuant to N.J.S.A. 40:55D-70.c et seq., to the same extent that
they may grant relief from such standards under normal subdivision and site plan review
processes. No deviations may be granted which will result in permitting a use that is not a
permitted use within this Redevelopment Plan. Any deviation from standards of this Plan that
results in a “d” variance pursuant to N.J.S.A. 40:55D-70.d shall be addressed as an amendment
to the Plan rather than via variance relief through the Township’s Zoning Board of Adjustment.

The Planning Board may grant exceptions or waivers from design standards from the
requirements for site plan or subdivision approval, to the same extent that the Planning Board
may do so under normal subdivision or site plan review procedures. Any exceptions or waivers
granted shall be reasonable within the general intent and purposes of the provisions for site plan
review and/or subdivision approval within this Plan. No deviations may be granted under the terms
of this section unless such deviations can be granted without resulting in substantial detriment to
the public good and will not substantially impair the intents and purpose of this Redevelopment

Plan.

Final adoption of this Redevelopment Plan by the Township Committee shall be considered an
amendment to the Township of Winslow Land Use and Development Regulations Ordinance, and

Zoning Map.

3.2 DEFINITIONS
Unless otherwise provided, all words that appear in this Redevelopment Plan shall be interpreted
in accordance with the “Definitions” section of the Township's Code, as set forth in §294-8 and

§294-10.

3.3 ZONING STANDARDS

The following standards shall be treated as zoning standards and requirements. Any deviations
from these requirements shall be treated as a condition requiring a variance, and shall follow the
procedures noted above regarding ‘c’ and ‘d’ variances, respectively.
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3.3.1 Land Use Districts
The Redevelopment Area shall be divided into two distinct districts for the purposes of land use
regulations: the Commercial District and the Residential District.

The Commercial District is the smaller, rectangular lot located in the southeast portion of the
Redevelopment Plan Area and fronting on Williamstown Road. The remaining land within the Plan
Area shall be located in the Residential District, as illustrated in Figure 2 below.

Residential
District

Commercial
District

Figure 2: Districts in the Redevelopment Plan Area
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3.3.2 Commercial District Zoning Standards

A. Permitted Principal Uses
o Retail Sales

e Personal Service Establishments
e Business or Professional Offices

e Banks, with or without drive-through facilities

o Restaurants, including, though not necessarily limited to, fast food, drive-ins, and restaurant

establishments where alcoholic beverages are sold or consumed.
e Medical or Dental Offices
o Child Day Care Centers, or Pre-Schools with fenced in outdoor play areas.

e Adult Day Care Facilities

B. Permitted Accessory Uses
o Off-Street Parking and Loading Facilities

¢ Solar Energy Facilities

e Signs

o Fences

e Any other use that is customarily incidental and subordinate to the principal use.

C. Area, Yard, and Bulk Requirements

Commercial District Standards Permitted/Required

Minimum Lot Area 50,000 sq. ft.
Minimum Lot Width 300 feet
Minimum Lot Frontage 300 feet
Minimum Lot Depth 150 feet
Minimum Front Yard Setback (Principal) 40 feet
Minimum Side Yard Setback (Principal) 30 feet
Minimum Rear Yard Setback (Principal) 30 feet
Maximum Impervious Coverage 70%
Maximum Building Coverage 15%
Maximum Building Height (Principal) 2 stories / 35 feet
Maximum Height (Accessory) 15 feet
Minimum Side Yard (Accessory) 15 feet
Minimum Rear Yard (Accessory) 15 feet
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3.3.3 Residential District Zoning Standards

A. Permitted Principal Uses
e Townhouses

o Multifamily Residential

B. Permitted Accessory Uses

o Off-Street Parking, including Garages

e Loading Facilities

e Solar Energy Facilities

e Signs

e Fences

o Clubhouses, for the use of residents and their guests

¢ Recreational Facilities, for the use of residents and visitors

e Any use that is customarily incidental and subordinate to the principal use.

C. Area, Yard, and Bulk Requirements

Residential District Permitted/Required

Minimum Lot Area 9 acres
Minimum Lot Frontage 300 feet
Minimum Lot Depth 500 feet
Minimum Front Yard Setback (Principal) 50 feet
Minimum Side Yard Setback (Principal) 50 feet*
Minimum Rear Yard Setback (Principal) 50 feet
Minimum Building Separation (Front to Front) 60 feet
Minimum Building Separation (All Other Sides) 30 feet
Maximum Lot Coverage (Building) 40%
Maximum Impervious Coverage 70%
Maximum Building Height (Principal) 3 stories / 45 feet
Maximum Height (Accessory) 25 feet
Minimum Side Yard (Accessory) 10 feet

*A side yard of 40 feet is permitted to a property line created to form the residential and commercial tracts.
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Residential District Permitted/Required
Minimum Rear Yard (Accessory) 10 feet
Maximum # Residential Units 108 units

D. Supplemental Requirements:

e  Minimum Unit Size:
o One-Bedroom — 725 square feet
o Two-Bedroom — 900 square feet

o Three-Bedroom - 1,250 square feet

E. Affordable Housing Obligations:

1. The overall affordable housing obligation shall be 9.25% of the total number of
residential units. These shall be provided as on-site affordable units. The income and
bedroom distribution of affordable units — as set forth below — may be adjusted within a
Redevelopment Agreement.

2. Income Distribution

a. A minimum of 50% (5 units) of the affordable dwelling units shall be set aside
for low-income households earning less than 50% of the area’s median
income.

b. A maximum of 50% (5 units) of the affordable dwelling units shall be set aside
for moderate income households earning between 50% and 80% of the area’s
median income.

c. One(1) of the low-income affordable units shall be set aside for very
low-income households earning less than 30% of the area’s median income.

3 Bedroom Distribution

a. A minimum of 70% of the total affordable units must be three-bedroom units;
this amounts to 7 units as three-bedroom units.

b. A minimum of 30% of total affordable units must be two-bedroom units; this
amounts to 3 units as two-bedroom units.

3.3.4 Landscape Buffer

A landscaped buffer, being a minimum of 50-feet-wide, shall be provided along all tract
boundary lines of the Redevelopment Area, except that the buffer width may be reduced to 25
feet along a tract boundary adjacent to an existing nonconforming residential use in a
commercial zone when supplemented with a solid vinyl fence of six feet in height and/or
supplemental planting to the reasonable satisfaction of the Planning Board professionals.
The 50-foot-wide buffer between the Residential and Commercial portions of the
Redevelopment Area may be shared along the common property line. All buffers shall be
adequately landscaped with evergreen trees and shrubs, along with deciduous trees to create
a visual screen. During the Site Plan process, the applicant shall work with the Township
Engineer to review the existing buffer and propose replacing, removing, and proposing new
trees in accordance with the Township's tree replacement ordinance.
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