














































































P111ur D. MuRPtn' 
Governor 

TAUESUA L. WAY 
lirutr11n11t Govrrnor 

{a)tate of slew Jr erseP, 
DEPARrMENT OF COMM UNI rv AFFAIR 

101 Sourn BROAD SrR1:.1:.1 

PO Box800 

TRL'IIOS, NJ 08625-0800 

November 18, 2024 

The Honorable Charles Carley 
Mayor 
Township of South Brunswick 
540 Ridge Road 
Monmouth Junction, New Jersey 08852 

jACQUELY A. SuAu1. 
Co111111i.ssio11er 

RE: Resolution RES-2024-333 determining Block 95, Lot 48.13 to be an Area in Need 
of Redevelopment (Non-Condemnation) 

Dear Mayor Carley: 

The Department of Community Affairs (DCA) received the above-referenced resolution 
on October 22, 2024. The determination area is situated where development and redevelopment 
are encouraged pursuant to State law or regulation. Accordingly, pursuant to N.J.S.A. 40A: 12A-
6b (5)( c ), the redevelopment area determination took effect after transmission to the Commissioner 
of DCA. 

The municipality or redeveloper(s) may find the New Jersey Business Action Center 
(BAC), located in the Department of State, helpful in identifying potential sources of state 
financing to facilitate the redevelopment of these properties. You may contact the BAC by calling 
1-800-Jersey 7 (1-800-537-7397).

This determination is a tribute to the work the Township of South Brunswick has done. 
Please do not hesitate to contact Keith Henderson at (609) 948-0015 if you need any further 
assistance. 

cc: 

ciliiiiiii'inityAffairs 

Barbara Nyitrai, Municipal Clerk 

Sincerely, 

�a-� 
Jacquelyn A. Suarez 
Commissioner 

Donna Rendeiro, State Planning Commission 
Keith Henderson, Local Planning Services 

New Jersey is an Equal Opportunity Employer • Printed on Recycled paper and Recyclable 



                                     South Brunswick Township  
                                         540 Ridge Road  
                                            Monmouth Junction, NJ 08852  
   

                                            ORDINANCE (ID # 15368) 
   

Updated: 9/12/2025 12:19 PM by Barbara Nyitrai  Page 1 
Prepared By: Norma Carbin 

Adopting the “Redevelopment Plan Block 95, Lot 48.13 (208 
New Road)" 

WHEREAS, the Township Council on October 16, 2024, by way of Resolution RES 2024-

333 determined that property identified as Block 95, Lot 48.13 on the Township’s Official Tax 

Maps (208 New Road) (“Redevelopment Area”) as an area in need of redevelopment; and 

 

WHEREAS, by letter dated November 18, 2024, the Commissioner of the Department of 

Community Affairs indicated that she has approved of the determination of the Redevelopment 

Area; and 

 

WHEREAS, on August 20, 2025, the Township Council adopted a resolution authorizing 

and directing the Township Planning Board to review a redevelopment plan for the Redevelopment 

Area entitled the “Redevelopment Plan Block 95, Lot 48.13 (208 New Road)”, dated April 27, 

2025 and prepared by Paul Ricci, P.P., pursuant to N.J.S.A. 40A:12A-7(e) (the “Redevelopment 

Plan”); and 

  

WHEREAS, on                , the Planning Board reviewed the Redevelopment Plan and 

adopted a resolution recommending that the Township Council adopt the Redevelopment Plan, 

pursuant to N.J.S.A. 40A:12A-7(e); 
 

NOW THEREFORE BE IT ORDAINED by the Township Council of the Township of 

South Brunswick, County of Middlesex, State of New Jersey, that: 
 

I. South Brunswick Code Chapter 62, Land Use, shall be and is hereby amended and 

supplemented as follows with the addition of the following: 
 

Article IV. Zoning 

Division 3. Districts 

Subdivision XIV(B)(1). Reserved. New Road Redevelopment Plan 

 

Sec. 62-836. Adoption of Redevelopment Plan.   

A.  The redevelopment plan entitled “Redevelopment Plan Block 95, Lot 48.13 (208 New Road)” 

dated April 27, 2025 (the “Redevelopment Plan”), as attached hereto and incorporated herein by 

reference, is hereby adopted. 

B.  It is hereby found that the above-referenced Redevelopment Plan meets the criteria for adoption 

of a redevelopment plan as set forth in N.J.S.A. 40A:12A-7, and as further specified in the plan 

itself. 

C.  It is hereby found and determined that the above-referenced Redevelopment Plan is consistent 

with the Master Plan of the Township of South Brunswick. 
 

Sec. 62-837. Designation as New Road Redevelopment Zone   

The above-referenced Redevelopment Plan shall constitute an overlay zone for the area contained 
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in the plan. The Zone Map of the Township of South Brunswick, §62-302 of the Code of the 

Township of South Brunswick, is hereby amended to designate the area set forth in this plan as the 

“New Road Redevelopment Zone.” 

 

Sec. 62-838. Uses; Intended as Overlay Zone; No Supersession of Underlying Ordinance 

Requirements 
Uses in the redevelopment area shall be limited to those permitted in the Redevelopment Plan. The 

standards set forth in the New Road Redevelopment Zone shall be an overlay zone, complimenting 

the applicable provisions of the South Brunswick Land Use Code, Chapter 62. In those instances 

where the New Road Redevelopment Zone differs from the existing Zoning Ordinance, this 

Overlay Zone shall govern. In those instances where the New Road Redevelopment Zone is silent 

as to zone and design guidelines, the existing zoning standards shall apply unless a waiver of any 

of the zoning standards or design guidelines is granted by the South Brunswick Planning Board as 

part of a Site Plan Approval. 
 

Sec. 62-839. Plan to remain on file.   

The above-referenced Redevelopment Plan shall remain on file in the office of the Township 

Clerk and shall be available for public inspection during normal business hours.  
 

Sec. 62-840. Authorization of Township limited.   

A. The Township shall be authorized under N.J.S.A. 40A:20-1, et seq., to grant long-term 

tax exemptions in the New Road Redevelopment Zone. 
 

B. The Township shall not be authorized under N.J.S.A. 40A:12A-8 to exercise the power of 

eminent domain to acquire any private property in the New Road Redevelopment Zone. 
 

 

II. If any clause, sentence, paragraph, section or part of this ordinance or any other codes 

or ordinances incorporated herein shall be adjudged by any court of competent 

jurisdiction to be invalid, such judgment shall not affect, impair or invalidate the 

remainder hereof, but shall be confined in its operation to the clause, sentence, 

paragraph, section or part thereof directly involved in the controversy in which said 

judgment shall have been rendered. 

III. This ordinance shall become effective twenty (20) days after its final passage. 
 

 

The above ordinance was introduced and passed on first reading at a meeting of the Township 

Council of the Township of South Brunswick held on September 17, 2025 and will be considered 

on second  reading and final passage at a meeting of the Township Council of the Township of 

South Brunswick to be held at the Municipal Building, Monmouth Junction, New Jersey, at 6:00 

p.m. on October 8, 2025 at which time and place any person having an interest therein will be 

given an opportunity to be heard. 
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This is to certify that the foregoing is a true copy of an ordinance  at the South Brunswick Township 
Council meeting held on October 8, 2025. 

 
 __________________________________ 
 Barbara Nyitrai, Township Clerk 



	

New Road Redevelopment Plan 
 

Block 95, Lot 48.13 
(208 New Road) 

 
 
 

Township of South Brunswick 
Middlesex County, New Jersey 

 
April 27, 2025 

 
 
 

Prepared by: 
 

 
177 Monmouth Avenue 

Atlantic Highlands, NJ 07716 
 
 
 
 

__________________ 
Paul N. Ricci, PP, AICP 

New Jersey Professional Planner 
License No.: LI005570 

 
 
 

The original of this document was signed 
and sealed in accordance with New Jersey Law 
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1.0 — Introduction 
On	February	21,	2024,	the	South	Brunswick	Township	Council	passed	Resolution	

No.	2024-112,	which	authorized	the	South	Brunswick	Planning	Board	to	undertake	

a	preliminary	investigation	to	determine	whether	Block	95,	Lot	48.13	in	the	

Township	of	South	Brunswick	may	be	designated	as	an	area	in	need	of	

redevelopment	in	accordance	with	applicable	New	Jersey	Law.	

The	South	Brunswick	Planning	Board	subsequently	undertook	such	a	preliminary	

investigation	and,	on	July	24,	2024,	held	a	public	hearing	on	the	matter.	At	said	

hearing,	the	South	Brunswick	Planning	Board	recommended	to	the	Mayor	and	

Township	Council	that	Block	95,	Lot	48.13	be	designated	as	an	area	in	need	of	

redevelopment.	

Thereafter,	with	the	passage	of	Resolution	No.	2024-333	on	October	16,	2024,	the	

South	Brunswick	Township	Council	declared	Block	95,	Lot	48.13,	to	be	designated	

as	an	area	in	need	of	redevelopment	and	caused	this	redevelopment	plan	to	be	

created.		

This	redevelopment	plan	has	been	prepared	to	codify	the	goals,	objectives,	and	

specific	land	use	and	development	standards	for	the	redevelopment	of	Block	95,	Lot	

48.13.	

2.0 — Statutory Requirements 
As	per	the	Local	Redevelopment	and	Housing	Law	(N.J.S.A.	40A:12A-1	et	seq.),	a	

redevelopment	plan	shall	include	an	outline	for	the	planning,	development,	and	

redevelopment	of	a	designated	redevelopment	area	that	is	sufficient	to	indicate:	

• Its	relationship	to	definite	local	objectives	as	to	appropriate	land	uses,	

density	of	population,	and	improved	traffic,	public	transportation,	public	

utilities,	recreational	and	community	facilities,	and	other	public	

improvements;	
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• Proposed	land	uses	and	building	requirements;	

• Adequate	provision	for	the	temporary	and	permanent	relocation,	as	

necessary,	of	residents	in	the	project	area;	

• An	identification	of	any	property	within	the	redevelopment	area	that	is	

proposed	to	be	acquired	in	accordance	with	the	redevelopment	plan;	

• Any	significant	relationship	of	the	redevelopment	plan	to:	the	master	plans	of	

adjacent	municipalities;	the	master	plan	of	the	county	within	which	the	

municipality	is	located;	and	the	State	Development	and	Redevelopment	Plan,	

as	adopted	pursuant	to	the	State	Planning	Act	(P.L.	1985,	c.398;	C.	52:18A-

196	et	al.);	and,	

• Proposed	locations	for	zero-emission	vehicle	fueling	and	charging	

infrastructure	within	the	project	area	in	a	manner	that	appropriately	

connects	with	an	essential	public	charging	network.	

The	Local	Redevelopment	and	Housing	Law	further	requires	that	a	redevelopment	

plan	describe	its	relationship	to	pertinent	municipal	development	regulations.	

3.0 — Redevelopment Area Description 
The	redevelopment	area	is	located	in	the	central	part	of	the	Township	of	South	

Brunswick	and	has	frontage	on	New	Road	and	US	Route	1.	The	redevelopment	area	

is	approximately	9.79	acres.	

Appendix	A	provides	a	copy	of	Sheet	124	of	the	official	tax	maps	of	the	Township	of	

South	Brunswick.	Appendix	C	provides	aerial	imagery	dating	from	2020.	

3.1 — Existing Land Use 

New	Jersey’s	MOD-IV	property	tax	assessment	database	indicates	that	the	

redevelopment	area	is	assessed	as	Class	4A	(Commercial).	
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As	of	the	preparation	of	this	redevelopment	plan,	the	observed	land	uses	of	the	

redevelopment	area	comported	with	the	assessed	land	use.	The	redevelopment	area	

was	developed	with	a	hotel	and	associated	improvements.	

In	addition	to	the	above,	it	is	noted	that	the	redevelopment	area	was	surrounded	by	

a	mix	of	undeveloped	lands,	a	mobile	home	park,	commercial,	and	single-family	

residential	uses.	

4.0 — Overall Goal and Objectives 
The	overall	goal	of	the	redevelopment	plan	is	to	eliminate	those	conditions	that	

cause	the	redevelopment	area	to	be	an	area	in	need	of	redevelopment.	To	help	

achieve	this	goal,	the	following	objectives	are	defined:	

• Promote	redevelopment	in	a	manner	that	will	advance	the	health,	safety,	

welfare	and	morals	of	the	community;	

• Improve	and	upgrade	the	redevelopment	area	with	development	that	

responds	to	current	market	needs;	

• Enhance	South	Brunswick’s	image	with	high-quality	building	and	site	

aesthetics;	

• Promote	the	repurposing	of	sites	consistent	with	sound	land	use	planning;	

and	

• Expand	the	supply	of	affordable	and	market-rate	housing	units,	including	

units	for	rent	and	for	sale.	

5.0 — Redevelopment Standards 

5.1 — Relationship to Municipal Land Development Regulations 

The	provisions	of	this	redevelopment	plan	shall	supersede	the	existing	zoning	and	

development	regulations	of	the	Township	of	South	Brunswick	in	accordance	with	

New	Jersey’s	Local	Redevelopment	and	Housing	Law.	
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The	Official	Zoning	Map	of	the	Township	of	South	Brunswick	is	hereby	amended	to	

designate	the	redevelopment	area,	which	consists	of	Block	95,	Lot	48.13,	as	the	

“New	Road	Redevelopment	Area.”	All	other	municipal	development	regulations	

shall	remain	applicable.	

5.2 — Permitted Land Uses 

Permitted	land	uses	of	the	New	Road	Redevelopment	Plan	are	described	in	the	

following	subsections.		The	redevelopment	of	the	site	may	be	achieved	by	the	

adaptive	reuse	of	the	existing	improvements	with	or	without	the	addition	of	new	

structures,	or	alternatively,	the	complete	demolition	of	the	existing	improvements	

and	replaced	with	new	structures	in	accordance	with	this	Plan.	

5.2.1 — Principal Permitted Land Uses 

The	principal	permitted	land	uses	include	the	following	uses:	

1. Multifamily	residential	development	in	solely	residential	and/or	mixed-use	

buildings.	

2. Mixed-use	buildings	containing	multifamily	residential	development	and/or	

any	number	of	the	following	uses:	

a. Shops	and	stores	for	conduct	of	retail	business;	

b. Personal	and	pet	service	establishments;	

c. General	and	administrative	offices,	as	well	as	for	professional	services,	

medical	offices	and	small	governmental	offices;	

d. Restaurants	including	fast	food,	bars,	including	rooftop	dining	and	

beverage	service	and	drive-thru;	

e. Delicatessens	and	bakeries;	

f. Indoor	or	outdoor	recreation	facilities	including	instructional	studios	and	

fitness	centers;	

g. Highway-oriented	commercial	establishments,	including	automobile	sales	

and	services,	home	supply	and	appliances,	and	liquor	stores;	
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h. Ministorage	warehousing	for	the	sole	purpose	of	providing	rental	and	

lease	storage	space	for	area	residents,	not	commercial	or	wholesale	

distribution;	

i. Banks	and	financial	institutions,	including	ATM	machines	both	free-

standing	or	as	part	of	a	financial	institution;	

j. Attended	laundry	and	retail	dry	cleaning	services,	but	not	a	large	scale	

dry-cleaning	plant;	

k. Parcel	package	shipping	stores,	copy	centers	and	mailing	centers;	

l. Adult	and	child	day	care	centers;	

m. Assisted	living,	congregate	care,	memory	care,	rehabilitation	care,	with	or	

without	associated	independent	living	residential	units;	

n. Cellular	and	Wi-Fi	antennas	attached	to	existing	structures	and	buildings	

using	stealth	technology,	e.g.,	flush-mounted	and	painted	to	match	the	

building;	

o. Gasoline	sales	and	convenience	store;	and	

p. Newly	constructed	Hotel	or	extended	stay	lodging	facility.			

3. Any	combination	of	single	use	or	mixed	or	multiple	use	building	or	buildings	

that	include	any	of	the	permitted	uses	enumerated	in	1	and	2.	a-p	above	

including	a	multi-tenanted	retail	building	or	buildings.	

More	than	one	principal	permitted	land	use	shall	be	permitted	on	a	given	lot.	

5.2.2 — Permitted Accessory Land Uses 

The	permitted	accessory	land	uses	include	the	following:	

1. Off-street	parking	and	loading;		

2. Bicycle	racks;	

3. Electric	vehicle	charging	facilities;	

4. Stormwater	management	facilities;	

5. Utility	infrastructure;	

6. Waste	and	recycling	facilities;	
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7. Signage	in	conformance	with	the	provisions	of	this	redevelopment	plan;	

8. Mailbox	cluster;	

9. Patios	including	outdoor	dining;	

10. Food	trucks	and	mobile	vending;	

11. Community	buildings;	

12. Vending	machines;	

13. Ground	maintenance	storage	buildings;	

14. Indoor	and	outdoor	recreation	facilities;	

15. Fitness	center;	

16. Fire	pits;	

17. Clubhouse	or	lounge	areas;	

18. Dog	runs;	

19. Sidewalks	and	pathways;	

20. Fences;	

21. Guardhouses;	

22. Landscaping;	

23. Lighting;	

24. Management	offices;	and	

25. Other	accessory	uses	and	amenities	customarily	incidental	to	the	principal	

permitted	use	as	approved	by	the	Planning	Board.	

5.2.2 — Permitted Conditional Land Uses 

The	permitted	conditional	land	uses	include	the	following:	

1. Billboards,	subject	to	the	provisions	of	this	redevelopment	plan.	

5.3 — Building and Site Requirements 

The	building	and	site	requirements	are	outlined	in	the	following	subsections.	

5.3.1 — Bulk Regulations 

The	following	bulk	regulations	shall	apply:	
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1. Lot	Size	Requirements:	

a. Minimum	Lot	Size:	1.0	acres	

b. Minimum	Lot	Width:	200	feet	

2. Setback	Requirements	—	Principal	Buildings:	

a. Minimum	Front	Yard	Setback	(US	Route	1):	100	feet	

b. Minimum	Front	Yard	Setback	(Other	Rights-of-Way):	75	feet	

c. Minimum	Rear	Yard	Setback:	25	feet	

d. Minimum	Side	Yard	Setback:	25	feet	

3. Setback	Requirements	—	Accessory	Buildings:	

a. Minimum	Front	Yard	Setback	(All	Rights-of-Way):	Behind	the	principal	

building	

b. Minimum	Rear	Yard	Setback:	25	feet	

c. Minimum	Side	Yard	Setback:	25	feet	

4. Height	Requirements:	

a. Maximum	Height	(Feet):	65	feet,	as	measured	from	the	mean	ground	level	

to	the	deckline	of	a	flat	roof	or	the	midpoint	of	a	sloped	roof	

b. Rooftop	equipment,	stair	towers	and	similar	structures	shall	not	exceed	

10	feet	above	the	roof	

c. Parapets	shall	not	be	taller	than	5	feet	above	the	deckline	of	a	flat	roof	or	

the	midpoint	of	a	sloped	roof	

5. Maximum	Building	Coverage:	45	percent	

6. Maximum	Impervious	Coverage:	65	percent	

7. Minimum	Open	Space	and	Landscaping:	20	percent	of	the	total	lot	area	

8. Maximum	number	of	residential	units:	208	units.	Residential	units	may	be	

for	sale	and/or	rent.	

5.3.2 — Affordable Housing Requirements 

The	following	affordable	housing	requirements	shall	apply:	
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1. A	minimum	of	20	percent	of	all	residential	units	shall	be	qualified	affordable	

housing	units.	All	such	units	shall	conform	with	all	applicable	requirements	

of	Article	16	of	Chapter	62,	of	the	Code	of	the	Township	of	South	Brunswick	

or	as	may	be	amended	or	supplemented	as	part	of	the	Township’s	Fourth	

Round	Affordable	Housing	Obligation.	

2. Affordable	housing	units	may	be	clustered	in	any	existing	building	that	has	

been	renovated	for	such	use	and	provide	units	within	such	a	renovated	

building	and/or,	affordable	units	may	be	located	within	newly	constructed	

buildings	that	contain	affordable	and	market-rate	housing	units,	and/or	any	

combination	of	the	renovated	and	proposed	structures.	

5.3.3 — Building Design 

Buildings	shall	be	of	high-quality	design	and	contribute	to	an	improved	appearance	

and	image	of	the	redevelopment	area	and	surrounding	areas.	To	achieve	this,	the	

following	regulations	shall	apply:	

1. All	buildings	in	their	design	and	layout	shall	be	an	integral	part	of	the	total	

development	of	the	redevelopment	area.	

2. All	buildings	shall	have	finished	materials	on	all	elevations.	

3. Building	materials	shall	be	of	high	durability	and	high	quality.	

4. Buildings	may	not	be	painted	in	bold	colors,	patterns,	checks	or	stripes.	

5. The	use	of	earth-tone	colors	(e.g.,	browns,	beige,	grays,	soft	greens,	and	

similar)	is	encouraged	on	all	buildings.	Accent	or	complementary	colors	that	

harmonize	with	the	main	façade	color(s)	shall	be	permitted	for	trim	and	

other	building	details.	

6. Large,	blank	walls	shall	not	be	permitted.	To	avoid	such	walls,	buildings	shall	

use	horizontal	banding,	fenestration,	landscaping,	façade	articulation	and/or	

any	other	means	to	the	satisfaction	of	the	South	Brunswick	Planning	Board.		

7. Fenestration:	
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a. For	all	uses	except	ministorage	warehousing	as	described	in	Section	5.2.1	

of	this	redevelopment	plan,	buildings	must	have	window	openings	of	at	

least	30	percent	of	first-floor	façade	area	and	25	percent	of	upper	floor	

façade	area	along	all	roadway	frontages.	

b. For	ministorage	warehousing,	buildings	must	incorporate	a	minimum	of	

25	percent	glass	on	facades	of	office	areas	and	prohibit	more	than	one	

bay	door	facing	a	public	roadway.	

8. Building	rooflines	visible	from	a	public	street	or	public	parking	area	shall	

incorporate	features	to	create	a	varied	and	visually	distinctive	roof	form.		

9. The	inclusion	of	architectural	treatments	at	building	corners	is	encouraged	

as	a	means	of	enhancing	architectural	variety.	When	provided,	such	

treatments	shall	properly	wrap	around	the	corner	to	avoid	a	“pasted-on”	

appearance	and	improve	aesthetics.	

10. Multi-tenant	buildings	shall	provide	offset	entrances,	windows,	and/or	other	

design	features	for	all	ground-floor	tenants.	At	a	minimum,	the	upper	floor	of	

said	buildings	shall	be	coordinated	with	the	ground	floor	through	the	use	of	

common	materials	and	colors.		

11. Exterior-mounted	mechanical	and	electrical	equipment	shall	be	

architecturally	screened	or	placed	on	a	rooftop	in	a	location	that	is	not	visible	

from	public	or	private	roadways.		

12. Residential	areas	shall	not	be	accessible	from	areas	non-residential	portions	

of	a	mixed-use	building.	Separate	entrances	for	residential	and	non-

residential	portions	of	mixed-use	buildings	shall	be	provided.	

5.3.4 — Parking, Traffic, and Loading Requirements 

The	following	parking	requirements	shall	apply:	

1. A	traffic	impact	study	shall	be	required	for	all	development	projects	within	

the	redevelopment	area.	Said	traffic	impact	study	shall	be	sealed	and	

prepared	by	a	licensed	engineer	and	address	level	of	service	impacts	for	all	
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offsite	roads	and	intersections	that	may	be	significantly	affected	by	

development	of	the	project.	In	addition,	the	report	shall	address	all	

provisions	required	for	safe	vehicular	on-site	circulation	and	for	safe	

vehicular	ingress	and	egress	from	the	project	site.	

2. Off-street	parking	shall	be	provided	at	the	following	rates:	

a. Housing	units:	

i. Studios:	1.0	parking	space	per	unit.	

ii. One-bedroom:	1.25	parking	spaces	per	unit.	

iii. Two-bedroom:	1.5	parking	spaces	per	unit.	

iv. Three-bedroom:	2.0	parking	spaces	per	unit.	

b. Commercial	uses:	1.0	space	per	300	square	feet	of	gross	floor	area.	

c. All	other	uses:	Parking	shall	be	provided	in	accordance	with	the	

standards	of	Section	62-1791	of	the	Code	of	the	Township	of	South	

Brunswick.	Where	a	standard	is	not	provided	for	a	specific	use	in	Section	

62-1791,	the	Planning	Board	shall	determine	the	parking	requirement	at	

the	time	of	application.	

3. Available	on-street	parking	shall	not	be	used	in	fulfillment	of	any	part	of	the	

off-street	parking	requirements.	

4. Shared	parking	agreements	may	be	used	to	right-size	parking	by	time	of	day	

per	demand.	All	shared	parking	agreements	shall	be	prepared	to	the	

satisfaction	of	the	Township	Engineer	and	Planning	Board.	

5. Should	an	applicant	demonstrate	parking	requirement	conformance	for	uses	

included	in	the	most	recent	Parking	Generation	Manual	of	the	Institute	of	

Transportation	Engineers	(ITE),	and	the	Township	Engineer	and	Planning	

Board	find	same	to	be	reasonable,	the	ITE	standard	may	be	applied	and	same	

shall	not	be	considered	to	be	a	deviation	from	this	redevelopment	plan.	

6. Electric	vehicle	charging	infrastructure	shall	be	provided	in	accordance	with	

applicable	law.	All	electric	vehicle	charging	infrastructure	shall	conform	to	
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the	requirements	of	Section	62-209	through	Section	62-212	of	the	Code	of	

the	Township	of	South	Brunswick	and	applicable	state	law.		

7. Off-street	loading	shall	be	provided	to	the	satisfaction	of	the	Township	

Engineer	and	Planning	Board.	

8. Accessible	parking	shall	be	provided	in	accordance	with	applicable	law.	

9. Visitor	parking	for	housing	units	shall	be	encompassed	in	the	applicable	

parking	standard	as	provided	in	this	section	of	the	Redevelopment	Plan.	

10. The	design	of	parking,	traffic	and	loading	areas	shall	not	impair	emergency	

access	for	emergency	vehicles.	To	ensure	adequate	access,	all	applications	for	

development	within	the	redevelopment	area	shall	be	reviewed	by	the	

Township’s	police	and	fire	chiefs.	

11. Additional	parking	demand	management	techniques,	such	as	permit	parking	

systems,	active	towing	protocols,	and	supportive	facilities	for	bicycles	and	

other	non-motorized	forms	of	transportation	may	be	employed.	Any	such	

technique	shall	be	designed	and	implemented	to	the	satisfaction	of	the	

Township	Engineer	and	Planning	Board.	

12. Driveway	openings	shall	not	exceed	42	feet	in	width.	

13. Interior	drive	aisles	shall	not	exceed	24	feet	in	width	for	two-way	traffic	and	

15-feet	in	width	for	one-way	traffic.	

14. The	standard	parking	space	dimensions	shall	be	9	feet	by	18	feet	with	the	

following	exceptions:	

a. Compact	parking	spaces	shall	be	a	minimum	of	8.5	by	16	feet;	and,	

b. Accessible	parking	spaces	shall	comply	with	dimensional	requirements	

set	forth	in	applicable	law.	

15. The	required	length	of	parking	spaces	may	be	reduced	by	up	to	2	feet	where	

it	is	demonstrated	that	vehicles	are	permitted	to	overhang	into	a	landscape	

area	by	a	matching	length.	When	such	reduction	is	applied,	the	landscape	

area	overhung	by	vehicles	shall	not	be	damaged	or	otherwise	reduced	in	

quantity	to	the	satisfaction	of	the	Township	Engineer	and	Planning	Board.	No	
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reduction	shall	be	permitted	where	a	vehicle	would	overhang	a	sidewalk	or	

walkway.	

16. Compact	parking	spaces	shall	be	clearly	designated	using	pavement	

markings	or	signage,	or	both,	and	may	encompass	up	to	25	percent	of	the	

total	number	of	parking	spaces	provided.	

17. Stacked	parking	may	be	provided	within	interior	parking	garages	to	provide	

tandem	parking	for	housing	units,	with	the	exception	of	1-bedroom	

apartments.	

18. Parking	areas	shall	be	setback	20	feet	from	property	lines	and	5	feet	from	

buildings.	

5.3.5 — Lighting 

1. A	lighting	plan	shall	be	submitted.	All	lighting	plans	shall	include	lighting	

within	all	parking	areas,	and	at	the	bases	and	entrances	of	all	buildings.	

2. All	lighting	shall	be	selected	to	comply	with	“dark	sky”	standards	and	

shielded	to	minimize	leakage	into	the	night	sky	and	prevent	direct	glare	onto	

adjacent	properties.	The	South	Brunswick	Planning	Board	shall	give	final	

approval	of	all	aspects	of	the	lighting	plan.	

3. The	maximum	color	temperature	of	lighting	shall	be	3,500°K.	

4. No	light	standard	shall	be	higher	than	20	feet.	

5. The	maximum	permitted	footcandles	at	property	lines	shall	be	0.1	

footcandles,	except	as	measured	at	entry	driveways.	

5.3.6 — Landscaping, Screening, and Buffering 

The	following	requirements	shall	apply	to	landscaping,	screening,	and	buffering:	

1. The	applicant	shall	provide	a	detailed	landscaping	plan	that	has	been	

prepared	by	a	licensed	landscape	architect.		

2. At	a	minimum,	pervious	groundcover	(e.g.,	vegetation,	lawn,	stone)	shall	be	

provided	on	all	surfaces	that	are	not	used	for	buildings	or	surface	parking.		
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3. To	the	extent	possible,	street	trees	shall	be	planted	along	all	rights-of-way,	

with	a	maximum	of	50	feet	between	each	planting.	Street	trees	shall	not	be	

provided	where	they	would	obstruct	vision	of	motorists,	or	along	the	US	

Route	1	frontage.	Trees	shall	have	a	minimum	caliper	of	3	inches.	

4. Foundation	plantings	shall	be	placed	along	a	minimum	of	50	percent	of	

building	façades,	except	where	a	loading	area	is	adjacent	to	a	building.	

Above-ground	planters	may	be	substituted	by	the	Planning	Board	when	

foundation	plantings	are	not	possible.	

5. The	requirements	of	Chapter	118	of	the	Code	of	the	Township	of	South	

Brunswick,	entitled	“Vegetation,”	shall	apply.	Where	there	is	a	conflict	

between	any	provision	of	said	Chapter	118	and	this	redevelopment	plan,	the	

requirements	of	this	redevelopment	plan	shall	apply.	

6. Screening	and	buffering	shall	be	provided	to	reduce	visual	impacts	and	noise	

perception	off-site.	

7. The	following	requirements	shall	apply	to	screening:	

a. Fences	shall	be	permitted	in	any	rear	or	side	yard.	

b. Fences	shall	be	set	back	a	minimum	of	5	feet	from	any	property	line.	

c. Fences	up	to	8	feet	in	height	shall	be	permitted	where	necessary	for	

screening	and	reducing	noise	perception,	or	as	may	be	required	by	the	

Planning	Board.	

d. Fences	shall	not	impact	sight	distance	at	any	roadway	intersection	or	

driveway	opening.	

8. The	following	requirements	shall	apply	to	buffering:	

a. Minimum	buffer	width	to	US	Route	1:	100	feet	

b. Minimum	buffer	width	to	other	property	lines:	20	feet	

c. Buffer	areas	shall	remain	natural	and	contain	evergreen	and	deciduous	

trees	and	shrubs,	berms,	turf	areas	and	similar	features.	

d. Notwithstanding	the	foregoing	requirement,	stormwater	management	

basins,	green	infrastructure	improvements,	utility	infrastructure,	mailbox	
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clusters,	fencing	and	walls,	lighting,	and	sound	attenuation	devices	shall	

be	permitted	within	required	buffer	areas,	subject	to	any	screening	

requirements	of	the	Planning	Board.	

9. The	Redevelopment	Plan	is	subject	to	New	Jersey	Department	of	

Environmental	Protection	(NJDEP)	Flood	Hazard	Area	Control	Act	(FHA)	

rules	and	regulations	and	the	Delaware	and	Raritan	Canal	Commission	

(DRCC)	regulations	and	approvals	and	said	permits	and	approvals	have	

precedence	over	this	Plan’s	regulation.	

10. The	Redeveloper	may	undertake	limited	site	disturbance	within	the	NJDEP	

FHA	and	DRCC	regulated	areas	in	accordance	with	the	permits	issued	by	each	

agency	as	necessary	to	vest	any	permits	and	approvals.	

5.3.7 — Signage 

The	following	requirements	shall	apply	to	all	signage	with	the	exception	of	

billboards:	

1. Monument	Signage:	

a. Minimum	Setback:	10	feet	from	property	line	

b. Maximum	Height:	6	feet	

c. Maximum	Gross	Area:	48	square	feet	per	side	

d. Maximum	Quantity:	1	at	each	point	of	ingress	

2. Wall	Signage:	

a. Minimum	Setback:	Not	applicable	(wall	signage	must	be	provided	on	a	

principal	building)	

b. Maximum	Height:	15	feet,	provided	that	no	wall	signage	shall	extend	

above	the	first	floor	of	a	multistory	building	

c. Maximum	Gross	Area:	5	percent	of	façade	surface	or	250	square	feet,	

whichever	is	less	
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d. Maximum	Quantity:	2	per	tenant,	provided	that:	no	more	than	1	wall	sign	

per	tenant	is	provided	on	a	single	façade;	and	the	tenant	occupies	space	

along	the	façade	where	signage	is	provided		

3. Directional	Signage:	

a. Minimum	Setback:	5	feet	from	property	line	

b. Maximum	Height:	3	feet	

c. Maximum	Gross	Area:	9	square	feet	

d. Maximum	Quantity:	Not	applicable	

In	addition	to	the	above,	it	is	noted	that	one	freestanding	project	sign	per	street	

frontage	may	be	provided.	When	provided,	freestanding	signage	shall	not	exceed	25	

feet	in	height	and	200	square	feet	per	side.			

While	all	signage	may	have	internal	or	external	illumination,	the	specific	type	of	

illumination	shall	be	consistent	throughout	the	redevelopment	area.	

Temporary	signs	unrelated	to	the	advertisement	of	available	space	within	the	

redevelopment	area	shall	be	prohibited.	

No	signage	shall	be	located	within	a	sight	triangle.	

Signage	for	accessible	parking	spaces	shall	be	provided	in	accordance	with	

applicable	law.	

5.3.8 — Billboards 

Billboards	shall	be	subject	to	the	following	conditions:	

1. Maximum	sign	area	showing	to	one	direction	shall	be	672	square	feet	with	

copy	extensions	beyond	the	basic	billboard	sign	not	to	exceed	ten	percent	of	

the	basic	billboard	area.	

2. The	minimum	setback	from	lot	lines	shall	be	25	feet	or	equivalent	to	the	

height	of	the	billboard,	whichever	is	greater.		

3. Maximum	billboard	height	shall	be	40	feet	as	measured	from	the	existing	

grade	to	the	top	of	the	billboard.	
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4. Minimum	distance	between	billboards	along	the	same	side	of	a	given	right-

of-way	shall	be	1,000	feet.	

5. Billboards	shall	be	located	no	closer	than	800	feet	to	an	existing	residential	

property	located	outside	of	the	redevelopment	area;	provided,	however,	that	

this	distance	may	be	reduced	to	500	feet	if	the	applicant	can	demonstrate	

that	the	proposed	sign	will	not	be	capable	of	being	seen	at	any	point	from	a	

given	residential	property.	

6. Billboards	shall	be	designed	and	constructed	so	that	the	advertising	surface	

is	capable	of	being	seen	and	comprehended	without	visual	aid.	

7. Lighting	for	any	billboard	shall	be	designed	to	restrict	any	glare	and	spillover	

to	the	immediate	area	of	the	sign.	

8. Landscaping	shall	be	required	to	achieve	a	positive	aesthetic	impression	of	

the	general	sign	area.	

9. Visual	impact,	particularly	on	surrounding	properties,	shall	be	minimized	

and	addressed	through	the	use	of	landscaping,	screening,	berming,	grading	

and	fencing.	

10. Any	application	for	construction	of	a	billboard	shall	require	the	applicant	to	

comply	with	the	Roadside	Sign	Control	and	Outdoor	Advertising	Act	as	

contained	in	N.J.S.A.	27:5-5	et	seq.,	as	well	as	any	other	applicable	statutes,	

laws	and	regulations.	

11. No	more	than	one	billboard	structure	shall	be	permitted	within	the	

redevelopment	area.	

12. The	South	Brunswick	Planning	Board	shall	review	and	give	final	approval	on	

all	aspects	of	billboard	design	and	construction,	including	but	not	limited	to	

traffic	safety,	lighting,	landscaping,	visual	impact,	drainage	and	other	similar	

elements	of	site	plan	reviews.	
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5.3.9 — Disposal Requirements 

Garbage	and	recycling	facilities	shall	be	provided.	To	the	extent	possible,	such	

facilities	should	be	provided	within	a	principal	building	or	within	the	immediate	

vicinity,	such	as	within	a	trash	compactor	at	a	loading	dock,	or	within	an	adjacent	

trash	enclosure.	Additionally,	such	facilities	shall	be	screened	from	view	from	any	

public	right	of	way.	

In	addition	to	the	above,	a	waste	management	plan	in	accordance	with	the	

standards	of	Section	5.5	of	this	redevelopment	plan	shall	be	submitted	to	the	South	

Brunswick	Planning	Board.	

5.3.10 — Other Standards 

The	following	additional	standards	shall	apply	in	the	redevelopment	area:	

1. Existing	obsolete	improvements	shall	be	demolished	and	disposed	of	in	

accordance	with	applicable	law	and	regulations.	

2. Any	of	the	permitted	uses	set	forth	in	the	redevelopment	plan	may	operate	

24	hours	7	days	per	week	as	business	needs	dictate.	

3. Utility	improvements	shall	be	located	underground	to	the	greatest	extent	

possible.	

4. All	setback	requirements	provided	in	this	redevelopment	plan	apply	to	the	

redevelopment	area	overall.	Should	the	redevelopment	area	be	subdivided,	

setback	criteria	and	area	requirements	for	internal	lot	lines	shall	not	be	

applicable.	

5. All	projects	shall	comply	with	applicable	stormwater	management	

requirements,	including	but	not	limited	to	those	provided	in	Article	VI	of	

Chapter	62	of	the	Code	of	the	Township	of	South	Brunswick,	entitled	

“Stormwater	Management.”	

5.5 — Waste Management Plan 

The	following	standards	shall	apply:	
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1. A	waste	management	plan	shall	be	prepared	for	all	redevelopment	projects	

within	the	redevelopment	area.	

2. Waste	management	plans	shall	focus	on	refuse	and	recycling	and,	to	the	

extent	relevant,	hazardous	waste	handling	and	processing.	

3. At	a	minimum,	waste	management	plans	shall	include	information	on	the:	

types	of	waste;	hazards	presented	by	waste,	if	any;	and	frequency	of	

collection.	Waste	management	plans	shall	also	discuss	applicable	state	and	

federal	requirements	and	demonstrate	conformance	therewith.	

4. The	South	Brunswick	Planning	Board	shall	give	approval	of	all	aspects	of	the	

waste	management	plan.	This	applies	to	the	initial	waste	management	plan	

and	any	future	revisions.	

5. The	South	Brunswick	Planning	Board	shall	have	the	right	to	review	the	waste	

management	plan	at	any	point	in	the	future	and	cause	same	to	be	modified	if	

found	to	be	deficient.	

6.0 — Redevelopment Plan Implementation 

6.1 — Planning Board Review 

Pursuant	to	N.J.S.A.	40A:12A-13,	all	applications	for	development	within	the	

redevelopment	area	shall	be	submitted	to	the	Planning	Board	for	review	and	

approval.			Any	Planning	Board	approval	shall	contain	a	condition	that	approval	is	

contingent	upon	designation	of	a	fully	executed	Redevelopment	Agreement.	

The	following	provisions	shall	govern	review	of	any	proposed	redevelopment	and	

rehabilitation	projects:	

6.1.1 — General Requirements 

1. No	building	permit	shall	be	issued	by	the	construction	or	zoning	official	for	

any	work	resulting	in	a	change	of	intensity	of	development	or	change	of	use	

for	any	properties	or	building	within	the	area	governed	by	the	
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redevelopment	plan	without	prior	review	and	approval	of	the	work	by	the	

Planning	Board.	

2. Regular	maintenance	and	minor	repair	shall	not	require	Planning	Board	

review	and	approval.	

3. Redeveloper	shall	be	permitted	to	apply	for	and	obtain	any	and	all	permits,	

approvals	and	authorizations	required	by	any	provision	of	the	South	

Brunswick	Township	code	or	by	any	State	law	or	regulation	for	use	and	

occupancy	of	the	existing	buildings	as	multi-family	dwellings,	and	for	any	

interior	or	exterior	construction	involving	modifications	to	any	existing	

building	to	adapt	said	building	to	multi-family	residential	use,	and	may	apply	

for	and	obtain	certificates	of	occupancy	for	multi-family	use	of	any	existing	

building	and	for	accessory	use	or	support	functions	of	any	existing	building,	

without	first	obtaining	site	plan	approval.	Site	plan	approval	for	

modifications	to	the	208	New	Road	Site,	including	changes	to	the	parking	

configuration	or	addition	of	parking	spaces,	shall	be	required	if	and	to	the	

extent	provided	for	in	the	Land	Development	section	of	the	South	Brunswick	

Township	code	and	applicable	provisions	of	the	M.L.U.L.	

4. The	Planning	Board	shall	conduct	its	review	pursuant	to	N.J.S.A.	40:55d-1	et	

seq.	and	the	Township	of	South	Brunswick’s	land	development	ordinances.	

5. As	part	of	the	site	plan	approval,	the	Planning	Board	may	require	the	

redeveloper	to	furnish	performance	guarantees	pursuant	to	N.J.S.A.	40:55D-

53.	The	performance	guarantees	shall	be	in	favor	of	the	Township	of	South	

Brunswick	and	the	Township	Engineer	shall	determine	the	amount	of	any	

performance	guarantees.	

6. Any	subdivision	of	land	within	the	area	governed	by	the	redevelopment	plan	

shall	be	in	compliance	with	same	and	reviewed	by	the	Planning	Board	

pursuant	to	N.J.S.A.	40:12A-1	et	seq.	and	N.J.S.A.	40:55D-1	et	seq.	
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7. Once	a	property	has	been	redeveloped	in	accordance	with	the	

redevelopment	plan,	it	may	not	be	converted	to	any	use	not	expressly	

permitted	in	same.	No	nonconforming	use,	building,	or	structure	may	be	

expanded	or	made	more	nonconforming	in	nature	after	adoption	of	this	

redevelopment	plan.	A	use	or	structure	not	conforming	to	the	requirements	

of	this	redevelopment	plan	may	not	be	reconstructed	in	the	event	of	its	

destruction.	The	Planning	Board	shall	determine	the	issue	of	whether	the	

nonconforming	use,	building	or	structure	has	been	“destroyed.”	

8. Any	and	all	definitions	contained	within	the	redevelopment	plan,	be	they	

expressed	or	implied,	shall	prevail.	In	the	absence	of	a	definition,	the	

definition	found	within	the	Township’s	zoning	and	land	development	

ordinances	shall	prevail.	Any	and	all	definitions	that	are	found	to	be	

inconsistent	with	N.J.S.A.	40A:12-3	shall	be	rendered	invalid.	

9. A	redeveloper	shall	be	required	to	pay	all	applicable	escrow	fees	and	other	

required	charges	in	accordance	with	applicable	provisions	of	the	Township’s	

land	development	ordinances	and	applicable	New	Jersey	Law.	Additionally,	a	

redeveloper	may	be	required	to	pay	for	their	proportional	share	of	the	cost	

of	any	studies,	plans,	reports,	or	analysis	prepared	by	the	Township	or	its	

design	professionals	as	part	of	plan	review.	Any	such	payments	are	required	

to	reimburse	the	Township	of	South	Brunswick	or	the	Redevelopment	Entity.	

10. Approval	of	any	plans	by	either	the	South	Brunswick	Planning	Board	or	the	

Township,	acting	as	the	Redevelopment	Entity,	applies	to	any	and	all	features	

shown	thereon.	Any	subsequent	additions,	deletions	or	other	modifications	

of	the	plans	must	be	submitted	to	the	Planning	Board	for	final	approval	

before	construction	can	begin.	

11. All	of	the	above	provisions	are	subject	to	approval	by	ordinance	or	resolution	

according	to	law.	If	a	court	of	competent	jurisdiction	finds	any	word,	phrase,	

clause,	section	or	provision	of	the	redevelopment	plan	to	be	invalid,	illegal,	or	
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unconstitutional,	the	word,	phrase,	clause,	section,	or	provision	shall	be	

deemed	severable	and	the	remainder	of	the	redevelopment	plan	and	

implementing	ordinance(s)	shall	remain	in	full	force	and	effect.	

6.2 — Property Acquisition 

The	South	Brunswick	Township	Council	has	designated	Block	95,	Lot	48.13	as	a	

“Non-Condemnation	Redevelopment	Area.”	Thus,	the	Township	does	not	identify	

property	for	acquisition	via	eminent	domain.	

6.3 — Relocation 

Should	relocation	be	necessary,	the	Township	of	South	Brunswick	will	provide	any	

displaced	tenants	and	landowners	with	the	appropriate	relocation	assistance	

pursuant	to	applicable	State	and	Federal	law.	Such	assistance	will	be	provided	

through	an	appropriately	designated	office.	

It	is	further	noted	that	the	Township	of	South	Brunswick	and	the	surrounding	area	

contains	sufficient	land	and	buildings	that	would	be	appropriate	for	relocation,	

should	the	need	arise.	However,	if	relocation	is	not	directly	caused	by	the	execution	

of	the	redevelopment	plan	and	not	required	by	applicable	State	and	Federal	law,	the	

Township	of	South	Brunswick	assumes	no	responsibility. 

6.4 — Redevelopment Agreement and Appointment of a Designated 

Redeveloper 

1. As	a	condition	of	Planning	Board	approval,	the	Township	Council	acting	as	

the	Redevelopment	Entity	or	Agency	shall	designate	a	redeveloper	or	

redevelopers.	

2. No	activity	shall	be	undertaken	within	the	redevelopment	area	unless	the	

activity	is	undertaken	pursuant	to	a	redevelopment	agreement	that	has	been	

approved	by	the	Redevelopment	Entity.	
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6.5 — Redeveloper Obligations 

The	redeveloper	shall	be	required	to:	

1. Submit	development	plans	that	include,	but	are	not	limited	to,	drawings	of	

site	and	building	plans	and	elevations	in	sufficient	detail	to	show	building	

layout,	building	construction,	access,	etc.	in	accordance	with	the	Township’s	

development	regulations.	These	documents	shall	be	submitted	to	the	South	

Brunswick	Planning	Board	and	the	South	Brunswick	Township	Council,	

acting	as	the	Redevelopment	Entity,	for	review	and	approval	to	determine	

compliance	of	such	plans	with	the	redevelopment	plan	before	working	

drawings	are	prepared.	It	is	expressly	understood	that	the	approval	of	any	

plans	by	either	the	South	Brunswick	Planning	Board	or	the	South	Brunswick	

Township	Council,	acting	as	the	Redevelopment	Entity,	applies	to	all	features	

shown	thereon.	All	subsequent	additions,	deletions	or	other	modifications	of	

the	plans	must	be	submitted	to	the	South	Brunswick	Planning	Board	for	final	

approval	before	construction	can	begin.	

2. Agree	that	no	covenant,	conveyance	agreement	or	other	instrument	relating	

to	the	property	shall	be	effected	or	executed	based	on	race,	creed,	sex,	

religion,	color,	age,	national	origin,	sexual	or	affectional	orientation,	or	

ancestry	in	the	lease,	use	or	occupancy	thereof.	

3. Maintain	the	structures	and	facilities	in	accordance	with	all	codes	and	

ordinances	of	the	Township	of	South	Brunswick.	

6.6 — Deviation Requests 

The	South	Brunswick	Planning	Board	may	grant	deviations	from	the	requirements	

of	this	redevelopment	plan	in	cases	where	the	strict	application	of	a	particular	

requirement	would	result	in	peculiar	practical	difficulties	to,	or	exceptional	and	

undue	hardship	upon,	the	redeveloper.	

The	South	Brunswick	Planning	Board	may	also	grant	deviations	when	it	finds	that	

the	overall	goal	and	objectives	of	this	redevelopment	plan	would	be	advanced,	and	



Redevelopment	Plan	
Block	95,	Lot	48.13	
(208	New	Road)	
	

	

Page 23	

that	the	benefits	of	a	deviation	would	outweigh	any	detriments.	No	deviation	may	be	

granted	under	the	terms	of	this	section	unless	the	South	Brunswick	Planning	Board	

finds	that	such	deviation	can	be	granted	without	substantial	impairment	of	the	

redevelopment	plan’s	overall	goal	and	objectives.	

Public	notice	of	any	application	for	deviation	from	the	requirements	of	this	

redevelopment	plan	shall	be	required	and	conform	with	the	standards	for	public	

notice	of	N.J.S.A.	40:55D-12(a)	and	12(b).	

The	following	types	of	deviations	shall	only	be	permitted	by	means	of	an	

amendment	to	the	redevelopment	plan	by	the	South	Brunswick	Township	Council,	

and	only	upon	a	finding	by	same	that	such	deviation	would	be	consistent	with	and	

promote	the	furtherance	of	the	overall	goal	and	objectives	of	this	redevelopment	

plan:	deviation	to	allow	a	land	use	that	is	not	permitted	in	this	redevelopment	plan;	

deviation	to	increase	permitted	density,	or	other	aspect	of	development	intensity;	

and	deviation	to	allow	an	increase	in	building	height	that	exceeds	the	permitted	

building	height	that	is	outlined	in	this	redevelopment	plan	by	ten	(10)	percent.	

7.0 — Relationships to State, County and Local Plans 

7.1 — 2001 New Jersey State Development and Redevelopment Plan 

The	entire	redevelopment	area	is	in	State	Planning	Area	2,	which	is	also	known	as	the	

Suburban	 Planning	 Area.	 As	 provided	 in	 the	 New	 Jersey	 State	 Development	 and	

Redevelopment	Plan,	State	Planning	Area	2/Suburban	Planning	Area	is	intended	to:	

• Provide	for	much	of	the	state’s	future	development;	

• Promote	growth	in	centers	and	other	compact	forms;	

• Protect	the	character	of	existing	stable	communities;	

• Protect	natural	resources;	

• Redesign	areas	of	sprawl;	

• Reverse	the	current	trend	toward	further	sprawl;	and,	
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• Revitalize	cities	and	towns.	

In	 addition,	 the	 New	 Jersey	 State	 Development	 and	 Redevelopment	 Plan	 further	

provides:	

The	intent	of	the	State	Plan	regarding	the	Suburban	Planning	Area	is	to	reverse	

the	current	trend	towards	further	sprawl	and	to	guide	both	redevelopment	and	

new	development	into	more	efficient	and	serviceable	patterns.	(SDRP,	Page	

196).	

The	overall	goal	and	objectives	of	 this	redevelopment	plan	are	consistent	with	the	

intended	purpose	of	State	Planning	Area	2/Suburban	Planning	Area.	

7.2 — Middlesex County Master Plan 

Middlesex	County	is	currently	preparing	a	new,	comprehensive	master	plan,	entitled	

“Destination	2040.”	As	of	the	preparation	of	this	redevelopment	plan,	a	draft	

document	was	unavailable.	We	note,	however,	that	under	the	guise	of	Destination	

2040,	the	Middlesex	County	Planning	Department	prepared	a	separate	Open	Space	

and	Recreation	Plan,	which	was	adopted	on	February	8,	2022.	A	key	feature	of	the	

Open	Space	and	Recreation	Plan	was	the	identification	of	“Open	Space	Opportunity	

Areas,”	which	are	public	and	private	parcels	that	are	potential	and	informal	open	

space	acquisition	targets	for	Middlesex	County.	It	is	noted	that	neither	the	

redevelopment	area	nor	the	immediate	proximity	thereof	is	identified	as	an	Open	

Space	Opportunity	Area.	

7.3 — South Brunswick Master Plan 

The	Township	of	South	Brunswick’s	master	plan	was	originally	adopted	in	2001.	

The	most	recent	comprehensive	reexamination	of	the	master	plan	was	prepared	by	

the	Planning	Board	in	2018.	Another	reexamination	report	was	prepared	in	2023,	

but	it	was	specific	to	the	Monmouth	Junction	area	of	the	township	and	does	not	

discuss	the	redevelopment	area.	
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While	the	2018	Master	Plan	Reexamination	Report	does	not	specifically	discuss	the	

redevelopment	area,	it	is	noted	that	its	redevelopment	would	provide	the	Township	

with	an	opportunity	to	support	the	following	master	plan	goals	and	objectives	

relative	to	residential	development:	

• Residential	concentrations	should	be	based	on	adequate	consideration	of	

facilities,	utilities	and	transportation.	(2018	Master	Plan	Reexamination	

Report,	p.	2)	

• Create	buffers	between	residential	and	non-residential	uses.	(ibid.,	p.	2)	

• Buffering	and	screening	requirements	must	be	provided	between	residential	

and	non-residential	uses	with	particular	attention	paid	to	screening	noise	

and	lighting.	(ibid.,	p.	2)	

• Provide	for	a	variety	of	housing	choices.	(ibid.,	p.	4)	

• Encourage	the	production	of	lower-cost	housing.	(ibid.,	p.	4)	

• Encourage	the	construction	of	affordable	housing	in	or	near	built	areas	and	

as	convenient	as	possible	to	public	transportation,	employment,	shopping,	

and	community	facilities.	(ibid.,	pp.	4	and	5)	

• Bike	paths	to	be	designed	into	all	projects.	(ibid.,	pp.	6	and	18)	

• Drainage	problems	created	by	development	must	be	avoided.	(ibid.,	p.	6)	

• Promote	sound	engineering	and	architectural	design	standards	for	all	

improvements,	including	stormwater	detention	basins	and	landscaping.	

(ibid.,	p.	8)	

7.4 — South Brunswick Zone Plan 

The	provisions	of	this	redevelopment	plan	shall	supersede	the	existing	Zoning	and	

Development	Regulations	of	the	Township	of	South	Brunswick	in	accordance	with	

New	Jersey’s	Local	Redevelopment	and	Housing	Law.	

7.5 — Master Plans of Adjacent Municipalities 

The	redevelopment	area	is	located	more	than	approximately	7,500	feet	from	the	
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Township	of	Franklin,	which	is	the	closest	adjacent	municipality.	Given	the	

significant	distance	between	the	redevelopment	area	and	the	municipal	boundary,	it	

is	anticipated	that	the	redevelopment	plan	will	have	no	impact	on	the	planning	

efforts	of	said	municipality.	

8.0 — Administrative and Procedural Requirements 
Administrative	and	procedural	requirements	are	discussed	in	the	following	

subsections.	

8.1 — Amending the Redevelopment Plan 

As	circumstances	may	warrant,	the	South	Brunswick	Township	Council	may	amend,	

revise,	or	modify	this	redevelopment	plan	in	accordance	with	applicable	law.	

8.2 — Duration of the Redevelopment Plan 

The	provisions	of	this	redevelopment	plan	shall	remain	in	effect	for	a	period	of	fifty	

years	from	the	date	of	adoption.
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Appendix B: Aerial Imagery 
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