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Resolution  

A Resolution Determining that the Property Identified as 
Block 95, Lot 48.13  be Designated as a Non-Condemnation 

Redevelopment Area in Accordance with the Local 
Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 Et Seq. 
 

WHEREAS, N.J.S.A. 40A:12A-6 authorizes the governing body of any municipality, by 

resolution, to have its planning board conduct a preliminary investigation to determine whether 

an area of the municipality is a non-condemnation “area in need of redevelopment” pursuant to 

the criteria contained in N.J.S.A. 40A:12A-5 of the Local Redevelopment and Housing Law, 

N.J.S.A. 40A:12A-1, et seq. (the “LRHL”); and 

 

WHEREAS,  on  February 21, 2024, the Township Council of the Township of South 

Brunswick  adopted Resolution 2024-112, authorizing the Planning Board to undertake a 

preliminary investigation to determine whether property identified as Block 95, Lot 48.13 as 

shown on the official Tax Maps of the Township of South Brunswick ( collectively, the "Study 

Area"), or any portions thereof, qualify  as an area in need of redevelopment pursuant to 

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

 

WHEREAS, on March 20, 2024, the Town Council adopted a resolution and selected 

Ricci Planning LLC to perform a preliminary investigation to evaluate the Study Area to 

determine whether the designation of the Study Area, or any portions thereof, as an area in 

need of  redevelopment is appropriate and in conformance with the statutory criteria contained 

in N.J.S.A. 40A:12A-5; and 

 

WHEREAS, the Board received and reviewed the report of Ricci Planning LLC, entitled 

" Redevelopment Study and Preliminary Investigation Report " dated May 8, 2024 (the 

"Preliminary Investigation Report") and considered it as evidence presented at the hearing; and 

 

WHEREAS, timely notices were published of the public hearing to be held by the 

Planning Board on the proposed redevelopment area designation and notices were sent to the 

owners of the parcels within the Study Area by certified mail, return receipt requested, as 

required by N.J.S.A. 40A:12A-6; and 

 

WHEREAS, on July 24, 2024 the Planning Board held public hearing on the proposed 

designation of the Study Area as an area in need of redevelopment, during which any persons 

interested in or affected by a determination were given the opportunity to be heard, and any 

objections to such a determination and evidence in support of those objections, were received 

and considered and made part of the public record; and 

 

WHEREAS, at the July 24, 2024 hearing, Ricci Planning LLC was accepted as an expert 

in professional planning and provided testimony summarizing the findings within the Report; 
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and 

 

WHEREAS, Ricci Planning LLC provided an overview of the statutory criteria for 

designation of property as an area in need of redevelopment and the various municipal records 

that were reviewed to prepare the Report including but not limited to tax records, permit records, 

utility records, code enforcement records, prior approvals of record, certificates of continuing 

commercial occupancy, market data, police and fire records, tax maps, photographs, the Town’s 

Zoning Ordinance and Master Plan as well as a structure-by-structure inspection ; and 

 

WHEREAS, the Board Members and public were provided with an opportunity to cross-

examine Ricci Planning LLC, and to make comments on the redevelopment designation; and 

 

WHEREAS, at the conclusion of the hearings the Board voted to recommend to the 

Town Council that the Study Area be designated as an area in need of redevelopment for Block 

95, Lot 48.13; and 

 

 WHEREAS, in accordance with the Redevelopment Law and as memorialized in a 

resolution adopted by the Board on October 9, 2024, the Board recommended to the Council that 

the Study Area be designated as a Non-Condemnation Redevelopment Area;  
 

 NOW, THEREFORE, BE IT RESOLVED on this 16th day of October, 2024, by the 

Township Council of the Township of South Brunswick, County of Middlesex, State of New 

Jersey, that it accepts the recommendation from the Planning Board of the Township of South 

Brunswick and finds that Block 95, Lot 48.13 as shown on the official tax map of the Township 

of South Brunswick be and is hereby deemed to be a Non-Condemnation Redevelopment Area 

pursuant to the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq.; and 

 

 BE IT FURTHER RESOLVED, that the designation of Block 95, Lot 48.13 as a Non-

Condemnation Redevelopment Area shall not authorize the Township to exercise the power of 

eminent domain to acquire any property in the Study Area; and 

 

 BE IT FURTHER RESOLVED, that the Township hereby reserves all other authority 

and powers granted to it under the Redevelopment Law; and 

 

 BE IT FURTHER RESOLVED, that the Clerk of the Township of South Brunswick 

shall forthwith transmit a copy of the within Resolution to the Commissioner of the Department 

of Community Affairs for review; and 

 

 BE IT FURTHER RESOLVED, that within ten (10) days of the Township Council's 

adoption of the within Resolution, the Clerk of the Township of South Brunswick shall serve 

notice of the Township Council's determination and the within Resolution upon all record 

owners of property within the Non-Condemnation Redevelopment Area, those whose names are 

listed on the Tax Assessor's records for receiving such notices, and upon each person who filed a 

written objection thereto and stated, in or upon the written submission, an address to which 

notice of the determination and Resolution may be sent and upon the Commissioner of the New 



Resolution 2024-333  Meeting of October 16, 2024 

Updated: 10/10/2024 2:51 PM by Lisa Hughes  Page 3 

Jersey Department of Community Affairs; and 

 

 BE IT FURTHER RESOLVED, that the Planning Department is authorized and 

directed to prepare a Redevelopment Plan for the Redevelopment Area, including an outline for 

the planning, development and redevelopment of the Redevelopment Area pursuant to N.J.S.A. 

40A:12A-7 and present same to the Planning Board and Township Council; and 

 

BE IT FURTHER RESOLVED, that the Planning Board shall transmit a report 

containing its recommendation concerning the Redevelopment Plan to the Township Council. 

The Planning Board’s report shall include an identification of any provisions in the proposed 

Redevelopment Plan which are inconsistent with the Master Plan and recommendations 

concerning these inconsistencies and any other matters as the Planning Board deems appropriate; 

and 

 

BE IT FURTHER RESOLVED, that this Resolution shall take effect immediately. 
 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Joseph Camarota, Councilman 

SECONDER: Ken Bierman, Deputy Mayor 

AYES: Bierman, Camarota, Grover, Hochman, Carley 

 
This is to certify that the foregoing is a true copy of a resolution adopted at the South Brunswick Township 
Council meeting held on October 16, 2024. 
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Resolution  

Authorizing and Directing the Township Planning Board to 
Undertake a Preliminary Investigation as to Whether 208 New 

Road (Block 95, Lot 48.13) Satisfies the Criteria to be 
Designated as an Area in Need of Redevelopment And/Or 

Rehabilitation 
 

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq. 

(the “LRHL”) authorizes municipalities to determine whether certain parcels of land in the 

municipality constitute areas in need of redevelopment and/or rehabilitation; and  
 

 WHEREAS, in accordance with the LRHL the Mayor and Township Council of the 

Township of South Brunswick (the “Township Council”) wish to authorize the South Brunswick 

Planning Board to conduct a preliminary investigation as to whether 208 New Road (Block 95, 

Lot 48.13) as appears on the South Brunswick Tax Map (the “Redevelopment Area”), satisfies 

the criteria to be designated as an area in need of redevelopment and/or rehabilitation and 

whether same or any portion thereof should be designated as an area in need of redevelopment 

and/or rehabilitation;  
 

 NOW, THEREFORE, BE IT RESOLVED, on this 21st day of February, 2024, by the 

Township Council of the Township of South Brunswick, County of Middlesex, State of New 

Jersey, as follows: 
 

1. The aforementioned recitals are incorporated herein as though fully set forth at length. 
 

2. The Township Council hereby authorizes and directs the Planning Board to conduct a 

preliminary investigation as to whether 208 New Road (Block 95, Lot 48.13) as appears on 

the South Brunswick Tax Map (the “Redevelopment Area”), satisfies the criteria to be 

designated as an area in need of redevelopment and/or rehabilitation and whether same or 

any portion thereof should be designated as an area in need of redevelopment and/or 

rehabilitation. 
 

3. Any Redevelopment Area determination shall be a "Non-Condemnation Redevelopment 

Area" as defined in N.J.S.A. 40A:12A-6, and shall authorize the Township to use all those 

powers provided by the Legislature for use in a redevelopment area other than the use of 

eminent domain. 
 

4.   A copy of this resolution shall be available for public inspection at the offices of the 

Township Clerk.  
 

5. This Resolution shall take effect immediately. 
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RESULT: ADOPTED [UNANIMOUS] 

MOVER: Joseph Camarota, Councilman 

SECONDER: Josephine "Jo" Hochman, Councilwoman 

AYES: Ken Bierman, Joseph Camarota, Archana "Ann" Grover, Josephine "Jo" Hochman 

ABSENT: Charlie Carley 

 
This is to certify that the foregoing is a true copy of a resolution adopted at the South Brunswick Township 
Council meeting held on February 21, 2024. 
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Introduction  

In October of 2021, the Mayor and Council of the Township of South Brunswick, with the adoption of 

Resolution 2021-403, declared Block 84, Lot 4.05 a non-condemnation area in need of redevelopment.  

This designation followed detailed investigation conducted by the Planning Board and a public hearing 

where the Board recommended such designation; the area is now known as the “Block 84, Lot 4.05 

Redevelopment Area”. 

Aside from the obvious benefits of ameliorating deteriorating or unsavory conditions, redevelopment 

planning has tremendous benefits to the community from a land use planning perspective.  First and 

foremost, it enables a municipality to establish new zoning parameters for redevelopment, parameters that 

can in some cases represent a significant departure from status quo zoning with respect to physical form, 

building materials and design and density.  Whether treated as superseding existing zoning (as will be the 

case here) or as an overlay, a redevelopment plan offers the opportunity to be creative and meet emerging 

needs of the community through a small scale, self-contained planning process.  In this case, in addition to 

providing the opportunity for mixed-use development that supports continued economic development 

efforts, redevelopment of the site in accordance with the requirements of this redevelopment plan will 

provide additional opportunity for affordable housing in the Township.  It also presents the chance to locate 

high-quality mixed-use development along the very visible Route 1 corridor, enhancing the image of the 

corridor and its perception for those that travel through South Brunswick.   

Overall the Block 84, Lot 4.05 Redevelopment Area consists of approximately 9.74 acres of land situated 

on the east side of NJ State Route 1 immediately north of Ridge Road (CR 522) and just south of Whispering 

Woods Boulevard.  The site is currently vacant and is entirely wooded and contains areas of wetlands and 

a stream corridor.  It exhibits strong slopes from the northeast corner along the highway to a low point 

along the stream in the southwest corner of the site.  Overall the site drops a full 50’ in elevation across 

900’ (5.5% slope), however much of the upland area of the site is characterized by slopes between 7% 

and 15%.  Figure 1, on the following page, shows the redevelopment area outlined in yellow along with 

surrounding properties.   

According to data collected on-site and data available from the New Jersey Department of Environmental 

Protection (NJDEP) and Federal Emergency Management Agency (FEMA), an unnamed tributary to 

Heathcote Brook flows through the southwest corner of the property.  This stream has freshwater wetlands 

as well as associated flood hazard areas.  Figure 2 depicts the environmental constraints of the 

redevelopment area.  
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Figure 1: Aerial Photograph of  the Redevelopment Area 
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Figure 2: Redevelopment Area Environmental Constraints  
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Legal Basis for Redevelopment in New Jersey  

The New Jersey Local Redevelopment and Housing Law (LRHL), N.J.S.A. 40A:12A-1 et. seq., enables 

municipalities to take advantage of a broad range of tools that assist in remedying deteriorated conditions 

and blight or lack of proper utilization of land that ultimately impacts the public good.  Areas that exhibit 

a preponderance of vacant or underutilized structures, or lands that have remained underutilized for a 

length of time can ultimately impact the viability of surrounding uses to the detriment of the public interest.  

And while these tools have been used exclusively and often in New Jersey’s larger urban areas like Jersey 

City, Newark, Paterson and East Orange, they are equally effective in suburban municipalities like South 

Brunswick.   

Redevelopment starts with the governing body authorizing the Planning Board (or Planning Board in the 

case of Clinton) to undertake a “Preliminary Investigation” of whether a certain area or group of parcels 

meet the redevelopment criteria outlined in N.J.S.A. 40A:12A-5.  Somewhat recent changes in the LRHL 

require that the governing body, in its resolution authorizing the preliminary investigation, specify whether 

condemnation powers will be utilized in redevelopment efforts.  In the case of this investigation, the 

governing body has already determined condemnation powers will not be used, branding this a “non-

condemnation redevelopment area”.  This means the Township will not seek to condemn any privately 

owned properties within the redevelopment area for the purposes of redevelopment and will instead rely 

on normal market forces to drive the assemblage of land for new development.  In this case, Mayor and 

Council authorized the redevelopment investigation with resolution 2021-346, adopted on August 24, 

2021. 

While the LRHL does not prescribe an exact form for the preliminary investigation, it must contain, at a 

minimum, a map of the area studied and the location of parcels included along with a statement as to the 

basis for the investigation.  The Planning Board is required to hold a public hearing on the preliminary 

investigation, with notice given to affected property owners and general notice given by publication of the 

hearing in a newspaper of general circulation.  Notice must be published for two consecutive weeks, the 

second publication occurring at least 10 days prior to the date of the hearing on the preliminary 

investigation.  The hearing is held much like a hearing for land development applications, where interested 

parties and those immediately affected are afforded the opportunity to speak and enter evidence for the 

Board’s consideration.  At the conclusion of the public hearing, the Board is required to recommend to the 

governing body that all or any part of the area studied be determined, or not be determined, to be an 

area in need of redevelopment.  The South Brunswick Township Planning Board conducted its public hearing 

on September 22, 2021 in accordance with the above requirements and recommended that Mayor and 

Council designate the area studied as an area in need of redevelopment.  

Considering the recommendation of the Planning Board, the governing body may adopt a resolution 

determining that the area studied, or any part thereof, is an area in need of redevelopment.  Once 

adopted, the resolution must be forwarded to the Commissioner of Community Affairs for review; under 

certain circumstances explicit approval is required, which must be issued by the Commissioner within 30 

days.  The governing body must issue a notice of determination within 10 days to all property owners 

within the delineated area and any person who filed a written objection and specified an address where 

a notice of determination must be sent.  Mayor and Council designated the Block 84, Lot 4.05 

Redevelopment Area as an area in need of redevelopment via adoption of resolution 2021-403 on 

October 26, 2021 (see Appendix).  All other requirements have also been met. 
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Once an area is determined to be an area in need of redevelopment, the governing body must prepare 

or authorize the Planning Board to prepare (as is the case here), a redevelopment plan.  The LRHL specifies 

that “the redevelopment plan shall include an outline for the planning, development, redevelopment, or 

rehabilitation of the project area sufficient to indicate:”  

(1) Its relationship to definite local objectives as to appropriate land uses, density of population, and 

improved traffic and public transportation, public utilities, recreational and community facilities and 

other public improvements.  

(2) Proposed land uses and building requirements in the project area. 

(3) 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.  

(4) An identification of any property within the redevelopment area which is proposed to be acquired 

in accordance with the redevelopment plan.  

(5) Any significant relationship of the redevelopment plan to (a) the master plans of contiguous 

municipalities, (b) the master plan of the county in which the municipality is located, and (c) the State 

Development and Redevelopment Plan adopted pursuant to the "State Planning Act," P.L.1985, 

c.398 (C.52:18A-196 et al.). 

(6) As of the date of the adoption of the resolution finding the area to be in need of redevelopment, 

an inventory of all housing units affordable to low and moderate income households, as defined 

pursuant to section 4 of P.L.1985, c.222 (C.52:27D-304), that are to be removed as a result of 

implementation of the redevelopment plan, whether as a result of subsidies or market conditions, 

listed by affordability level, number of bedrooms, and tenure. 

(7) A plan for the provision, through new construction or substantial rehabilitation of one comparable, 

affordable replacement housing unit for each affordable housing unit that has been occupied at 

any time within the last 18 months, that is subject to affordability controls and that is identified as 

to be removed as a result of implementation of the redevelopment plan.  Displaced residents of 

housing units provided under any State or federal housing subsidy program, or pursuant to the "Fair 

Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), provided they are deemed to be eligible, 

shall have first priority for those replacement units provided under the plan; provided that any such 

replacement unit shall not be credited against a prospective municipal obligation under the "Fair 

Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), if the housing unit which is removed had 

previously been credited toward satisfying the municipal fair share obligation.  To the extent 

reasonably feasible, replacement housing shall be provided within or in close proximity to the 

redevelopment area.  A municipality shall report annually to the Department of Community Affairs 

on its progress in implementing the plan for provision of comparable, affordable replacement 

housing required pursuant to this section. 

Any redevelopment plan may include requirements for the provision of affordable housing, but it must 

contain discussion on the relationship of the plan to development regulations of the municipality and must 

be “substantially consistent with” or “designed to effectuate” the municipal master plan.  Redevelopment 

plans are required to be adopted by ordinance and go through the normal procedure undertaken by the 
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governing body for such an action.  The only difference in this case is referral of the redevelopment plan 

to the Planning Board for review in the context of the master plan.  In accordance with the LRHL, if the 

Planning Board prepares the redevelopment plan, as is the case here, the governing body need not refer 

the plan and ordinance back to the Planning Board for review.     

Existing Zoning 

The redevelopment area is located in the PRD-V Planned Residential Development District, whose purpose 

is to “initiate a planned unit development, as permitted by N.J.S.A. 40:55D-1 et seq., for certain non-

contiguous acreage within the township, to be developed according to a plan as a single entity containing 

both residential and commercial uses, which promotes the efficient delivery of municipal services, the 

construction of affordable housing and the provision of open space.” 

The PRD-V district permits townhouse attached dwellings, retail commercial uses and facilities as permitted 
under the C-2 General Retail Commercial District (excluding fast food restaurants) and open space.  By 
way of reference to the C-2 General Retail Commercial District, community-wide and area-wide retail 
establishments including department and variety stores, supermarkets, clothing store, furniture and 
applicant stores, drugstores and liquor stores are permitted, as well as community-wide and area-wide 
service activities including banks, restaurants, exercise and dance schools, taverns, travel agencies and 
other such ancillary supermarket services are permitted.  Also permitted are office buildings for physicians, 
dentists, lawyers, architects, public accountants, real estate and insurance brokers, city planners and similar 
professions. 
 
Uses conditionally permitted in the PRD-V district include public institutions, public, parochial and private 
schools, places of worship, community centers, social and fraternal clubs and public utilities.  Accessory uses 
permitted include home occupations and home professional offices, signs, fences, patios and decks. 
 

Redevelopment Plan Objectives 

The following objectives are intended to guide redevelopment within the Block 84, Lot 4.05 

Redevelopment Area.  

1. To provide a meaningful mixed-use redevelopment opportunity that will help improve the overall 

appearance of the redevelopment area and enhance the Route 1 corridor. 

2. To provide for mixed-use development that includes multifamily housing and assists the Township 

in meeting its continuing constitutional obligation to provide for its fair share of the region’s 

affordable housing needs. 

3. To ensure that any redevelopment in the area is compatible with existing development along 

Route 1 as well as surrounding uses. 

4. To provide redevelopment that supports the economic development goals of the Township and 

provides for creation of jobs. 

5. To incorporate design features that result in high-quality development. 

Development Regulations 

The following section sets forth development regulations applicable to the Block 84, Lot 4.05 

Redevelopment Area.  These regulations shall supersede the underlying PRD-V zoning currently in place, 

and any redevelopment proposed must be consistent with the requirements of this plan in terms of use, bulk, 
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area and yard requirements as well as design regulations.  Any departure from the permitted principal or 

accessory uses or maximum permitted floor area ratio in this plan must be addressed through amendment 

of the plan by the Mayor and Council of the Township of South Brunswick.  Any departure from the bulk 

regulations contained in this plan may be approved by the Township of South Brunswick Planning Board in 

accordance with the same criteria considered for bulk variances under the New Jersey Municipal Land Use 

Law, N.J.S.A. 40:55D-70c(1) or 70c(2).  The redeveloper must demonstrate that the departure(s) proposed 

promote the purposes of the Municipal Land Use Law as outlined in N.J.S.A. 40:55D-2 and the objectives 

of this redevelopment plan, and that they can be granted without substantial detriment to the public good 

and that they will not impair the intent and purpose (objectives) of this redevelopment plan.  Similarly, any 

departure(s) from the design regulations contained in this redevelopment plan must be shown to be 

reasonable and within the general intent of the provisions and must be supported by demonstration that 

compliance is impracticable or will exact undue hardship on the redeveloper because of peculiar conditions 

relative to the redevelopment parcels.  

 

A. Applicability of other requirements 

(1) Unless specific requirements set forth in this redevelopment plan provide standards to the 

contrary, the redeveloper shall be subject to and comply with the provisions of the Code of 

the Township of South Brunswick, Chapter 62 Land Use, Article IV Zoning.  

(2) The redeveloper shall be exempt from the requirements of Chapter 62, Article IV Zoning, 

Divisions 5, 7, 8 and 15, as specific standards are provided within this redevelopment plan 

related to requirements set forth in these Divisions.   

(3) The redeveloper shall be exempt from the requirements of Chapter 62, Article V 

Environmental Impact Statement, as the redevelopment area is under the jurisdiction of the 

New Jersey Department of Environmental Protection and the Department’s permitting 

process will more than adequately address appropriate conservation and treatment of 

important environmental features of the property. 

(4) The redeveloper shall be subject to and comply with the provisions of Chapter 62, Article 

VI Stormwater Management. 

B. The following uses are permitted in the redevelopment area:  

(1) Multifamily apartments consisting of one, two and three bedroom units, including 
affordable housing units. 

(2) Communitywide and area-wide retail establishments, including department and variety 
stores, supermarkets, clothing stores, furniture and appliance stores, drugstores, liquor 
stores and auto parts stores, but excluding warehouse/discount clubs.  

(3) Communitywide and area-wide service activities, excluding movie theaters, but including 
banks, restaurants, fast food restaurants, exercise and dance schools, taverns, travel 
agencies and other such ancillary supermarket services.  

(4) Office buildings for offices of physicians, dentists, engineers, lawyers, architects, public 
accountants, real estate and insurance brokers, city planners and similar professions. 

(5) Mixed-use development consisting of multifamily apartments and any of the nonresidential 
uses permitted above, whether on the ground floor of a multifamily apartment building or 
in separate buildings on-site.  Apartments and nonresidential uses are not required to be 
in the same structure and more than one principal building shall be permitted on one lot. 

C. The following accessory uses are permitted in the redevelopment area:  
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(1) Signs, as regulated in this redevelopment plan.  
(2) Fences, as regulated in this redevelopment plan. 
(3) Lighting, as regulated in this redevelopment plan.  
(4) Parking areas. 
(5)  Refuse enclosures. 
(6) Electric vehicle charging stations and related infrastructure. 
(7)  Indoor recreation and amenity spaces for multifamily apartments. 
(8) Accessory uses customarily incidental to uses permitted.  

D. Area, yard and bulk requirements. 
(1) The minimum lot size in the redevelopment area shall be 1 acre.  

(2) The minimum frontage on an improved public street shall be 100 feet, and the minimum lot 

depth shall be 200 feet.  

(3) The minimum side yard to any external boundary of the redevelopment area shall be 75 

feet.  The minimum side yard for lots within the redevelopment area shall be 20 feet. 

(4) The minimum rear yard shall be 75 feet to an external boundary of the redevelopment 

area.  The minimum rear yard for lots within the redevelopment area shall be 30 feet.  

(5) The minimum front yard setback from any street line shall be 50 feet.   

(6) The maximum principal building coverage shall be 15 percent.   

(7) The maximum total tract coverage by buildings and impervious surfaces shall not exceed 

45 percent.  

(8) No building or structure shall exceed 55 feet in height and 4 stories. 

E. Affordable Housing Requirements 

(1) All multifamily apartment proposals shall include a minimum setaside of 15 percent of the 

total units to be constructed as affordable to low and moderate income households. 

(2) All affordable housing units shall comply with the Code of the Township of South Brunswick, 

Chapter 62 Land Use, Article IV Zoning, Division 14 Affordable Housing Ordinance. 

(3) All affordable housing units shall comply with the Uniform Housing Affordability Controls, 

N.J.A.C. 5:80-26.1 et seq. and the New Jersey Fair Housing Act. 

F. Off-street parking and loading requirements. 

(1) Off-street parking shall be provided in accordance with the rates established in Chapter 

62 Land Use, Article IV Zoning, Division 6, Section 62-1791. 

(2) If mixed-use development is proposed, whether on one lot or separate lots within the 

redevelopment area, a shared parking approach may be utilized as long as parking areas 

are connected.  The total number of spaces required shall be reduced by 10 percent for 

mixed-use development. 

(3) Parking areas shall not be situated any closer than 5 feet to any streetline. 

(4) Parking areas shall not be situated any closer than 25 feet to external boundaries of the 

redevelopment area except at the streetline. 

(5) Nonresidential uses shall provide a loading space no less than 12 feet in width and 28 feet 

in length.  For uses with infrequent deliveries or deliveries that occur during times when the 

facility is closed, loading may occur from drive aisles within the parking area provided it is 

not a main drive aisle. 

(6) Where parking areas within the redevelopment area cross internal lot lines, no setbacks are 

required. 

G. Electric Vehicle Charging Requirements 
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(1) All development within the redevelopment area shall comply with the requirements outlined 

in this section as well as those contained in the Code of the Township of South Brunswick, 

Chapter 62 Land Use, Article III Subdivision, Division 2, Sections 62-209 and 62-210. 

(2) Related to the below requirements, the following terms shall be defined as follows: 

i. “Electric vehicle supply equipment” (also “electric vehicle service equipment” or 

“EVSE”) means the equipment, including the cables, cords, conductors, connectors, 

couplers, enclosures, attachment plugs, power outlets, power electronics, transformer, 

switchgear, switches and controls, network interfaces, and point of sale equipment 

and associated apparatus designed and used for the purpose of transferring 

energy from the electric supply system to a plug-in electric vehicle.  “EVSE” may 

deliver either alternating current or, consistent with fast charging equipment 

standards, direct current electricity.  “EVSE” is synonymous with “electric vehicle 

charging station”. 

ii. “Make-ready” means the pre-wiring of electrical infrastructure at a parking space, 

or set of parking spaces, to facility easy and cost-efficient future installation of 

“electric vehicle supply equipment” or “electric vehicle supply equipment”, including, 

but not limited to, level two EVSE and direct current fast chargers.  Make ready 

includes expenses related to service panels, junction boxes, conduit, wiring, and other 

components necessary to make a particular location able to accommodate Electric 

Vehicle Supply Equipment or Electric Vehicle Service Equipment on a “plug and play” 

basis.  “Make-ready” is synonymous with the term “charger ready”, as used in P.L. 

2019, c.362 (C.48:25-1 et al.). 

(3) For multifamily apartments, the following requirements shall be met: 

i. A minimum of 15 percent of the total required off-street parking spaces shall be 

prepared as make-ready spaces (as defined in N.J.S.A. 40:55D-1 et. Seq.), and at 

least one-third of the 15 percent of the total required off-street parking spaces shall 

have electric vehicle supply equipment installed at the time of construction. 

ii. Within three years of the date of issuance of a certificate of occupancy for the 

multifamily apartments, an additional one-third of the original 15 percent of the 

total required off-street parking spaces shall have electric vehicle supply equipment 

installed. 

iii. Within six years of the date of issuance of a certificate of occupancy for the 

multifamily apartments, the final one-third of the original 15 percent of the total 

required off-street parking spaces shall have electric vehicle supply equipment 

installed. 

iv. Throughout the installation of electric vehicle supply equipment over the required six 

year period, at least 5 percent of the spaces with electric vehicle supply equipment 

shall be accessible for persons with disabilities. 

(4) For nonresidential development, the following requirements shall be met: 

i. Install at least one make-ready space if there will be 50 or fewer off-street parking 

spaces. 

ii. Install at least two make-ready spaces if there will be 51 to 75 off-street parking 

spaces. 

iii. Install at least three make-ready spaces if there will be 76 to 100 off-street parking 

spaces. 
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iv. Install at least four make ready spaces if there will be 101 to 150 off-street parking 

spaces. 

v. Install at least 4 percent of the total parking spaces as make-ready spaces, at least 

5 percent of which shall be accessible to persons with disabilities, if there will be 

more than 150 off-street parking spaces. 

(5) A parking spaces prepared with electric vehicle supply equipment or make-ready 

equipment shall count as at least two parking spaces for the purpose of complying with 

minimum parking standards, but shall not result in more than a 10 percent reduction in the 

required parking versus that required. 

(6) All calculations relative to the above requirements shall be rounded to the next full parking 

space.  

H. Buffer areas.  

(1) Land within 25 feet of the boundary of a residential district shall be known as a "buffer 
area," which shall include landscaping sufficient to screen all activities. Required buffer 
areas in the redevelopment area that are currently vegetated shall retain existing 
vegetation to the greatest extent practical and supplement as necessary.  Where utility 
easements, wetlands and required buffers or flood hazard areas are present where a 25 
foot buffer area is otherwise required, the buffer area shall be designated but 
landscaping shall not be required unless approved by the holder of the utility easement or 
the New Jersey Department of Environmental Protection.  Where additional landscaping 
cannot be provided along property boundaries adjacent to a residential district, solid 
fencing a minimum of 6 feet in height shall be provided along the property line. 

(2) No driveways, parking areas, loading areas, storage areas, buildings or structures other 
than fences shall be located within required buffer areas.  

I. Signage requirements. 

(1) Site identification ground signs. One double-faced ground sign shall be permitted for each 

lot in the redevelopment area along a public street.  The minimum setback from a public 

street curbline or of the sidewalk line shall be 10 feet. Ground signs in the redevelopment 

area may have a maximum height of 18 feet as measured from grade and shall not 

exceed a total area of 80 square feet in size. Site identification signs may employ 

nameplate signs bearing the name and/or type of business activity of the principal tenants 

renting space, and each nameplate shall not exceed 30 square feet. 

(2) Wall and window signs. Each storefront or building, for a single tenant, may employ two 

wall signs.  Such signs shall not exceed 15 percent of the total wall area. Two signs may 

be painted on the windows and/or doors, bearing the name, street number or type of 

business, provided that there shall be not more than one sign on each window or door and 

that the total area of all signs shall not exceed ten square feet. Overhanging wall signs 

are not permitted. 

J. Fences. 

(1)  All uses on a site within the redevelopment area shall comply with the requirements in 

Division 9 Fences, Sec. 62-1871 through 62-1874. 

K. Lighting. 
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(1) All uses shall comply with the requirements set forth in Chapter 62 Land Use, Article III 

Subdivision, Division 2 Standards and Principles, Sec 62-208 Lighting design and 

standards. 

 

General Provisions 

Redevelopment Authority 

The Mayor and Council of the Township of South Brunswick shall act as the “Redevelopment Entity” pursuant 

to N.J.S.A. 40A-12A-4.c for the purposes of implementing this redevelopment plan and carrying out 

redevelopment projects.  In doing so, the Mayor and Council shall have the powers set forth in N.J.S.A. 

40A-12A-15 to effectuate all of its duties and responsibility in the execution and implementation of this 

redevelopment plan. 

Planning Board Review 

No application for development or redevelopment in the area may be filed with the Planning Board until 

such time as the applicant has applied for and received a designation as redeveloper from the Governing 

Body acting as the redevelopment entity and has executed a Redevelopment Agreement for the proposed 

project. 

Review of applications for development shall be conducted by the South Brunswick Township Planning 

Board pursuant to N.J.S.A. 40:55D-1, et seq.  Any departure from the permitted principal or accessory 

uses or maximum permitted residential density in this plan must be addressed through amendment of the 

plan by the Mayor and Council of the Township of South Brunswick.  Any departure from the bulk regulations 

contained in this plan may be approved by the South Brunswick Township Planning Board in accordance 

with the same criteria considered for bulk variances under the New Jersey Municipal Land Use Law, N.J.S.A. 

40:55D-70c(1) or 70c(2).  The redeveloper must demonstrate that the departure(s) proposed promote the 

purposes of the Municipal Land Use Law as outlined in N.J.S.A. 40:55D-2, and that they can be granted 

without substantial detriment to the public good and that they will not impair the intent and purpose 

(objectives) of this redevelopment plan.  Similarly, any departure(s) from the design regulations contained 

in this redevelopment plan must be supported by demonstration that compliance is not possible due to 

practical difficulties, or that compliance with the regulation would exact undue hardship on the redeveloper. 

The redeveloper shall be permitted to phase the redevelopment project appropriately, and the completion 

of distinct phases and the issuance of a Certificate of Occupancy for such phases shall be permitted.   

Effect of Planning Board Approval 

The effect of any Land Use Board approval shall be consistent with the rights granted by the Municipal 

Land Use Law (N.J.S.A. 40:55D-1 et seq.) except to the extent they may be modified by any 

redevelopment agreement between the Township and the redeveloper. 

Acquisition of Property 

No property is proposed to be acquired by public entities in the redevelopment area as part of this 

redevelopment plan.  
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Relocation Provisions 

No property acquisition will be undertaken by a public entity or utilizing government funds pursuant to this 

redevelopment plan.  Consequently, there will be no displacement of either residents or business that 

requires a Workable Relocation Assistance Program under N.J.A.C. 5:11-1 et seq. 

Relationship to Definite Local Objectives 

This redevelopment plan is consistent with the general planning policies of the Township of South Brunswick 

and those of surrounding municipalities, the County and the State Development and Redevelopment Plan.  

While some of the provisions contained in this plan are intended to supersede requirements of the Municipal 

Land Use Ordinance of the Township of South Brunswick, those departures are largely consistent with the 

intent and purpose of the ordinance and the South Brunswick Township Master Plan. 

The Townships’s master plan and subsequent reexaminations of that master plan set forth a number of goals 

and objectives that are promoted by this redevelopment plan.  These include: 

▪ Residential density concentrations should be based on adequate consideration of facilities, utilities 

and transportation. 

▪ A variety of commercial complexes and uses should be planned to meet varying needs, i.e. 

neighborhood, retail, highway and local service professional. 

▪ The various commercial uses should not conflict with industrial and residential uses, but be 

compatible with them. 

▪ Commercial uses should not be scattered, but located in consolidated places, so pedestrian 

circulation and public transportation can be effectively provided. 

▪ Encourage the production of lower cost housing, while retaining all those standards necessary for 

the protection of the public health, safety and welfare. 

▪ Encourage the construction of affordable housing in or near built areas and as convenient as 

possible to public transportation, employment, shopping and community facilities.  

Considering the goals and objectives of the master plan, the standards set forth in this redevelopment plan 

are designed to be consistent with and effectuate the Township’s policies related to mixed-use 

development, particularly in light of the fact that the current PRD-V zoning designation encourages such 

development.  Redevelopment of the site that is subject to this redevelopment plan will provide appropriate 

mixed-use development along Route 1 including residential uses in the form of multifamily apartments, 

which are more conducive to providing opportunity for affordable housing units. 

Significant Relationship of  the Redevelopment Plan to Other Municipal, 

County and State Plans 

Surrounding Municipalities 

The redevelopment area is located along the Route 1 corridor in the central part of the Township, away 

from the boundaries with any adjoining municipalities.  As such, the redevelopment plan does not have a 

significant relationship to other municipal plans.   
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Middlesex County 

Overall this redevelopment plan carries out many of the growth management and economic development 

strategies that are supported by the County and can be seen as consistent with the County’s planning 

efforts. 

State of New Jersey 

The 2001 State Development and Redevelopment Plan classifies the redevelopment area as PA-2, 

Suburban Planning Area.  The intent for PA-2 areas is 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 

revitalize cities and towns.  This redevelopment plan proposes mixed-use development in a manner that is 

consistent with the objectives for PA-2 and as such, is consistent with the State Development and 

Redevelopment Plan. 
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The South Brunswick Governing Body authorized the Planning Board to prepare the Sonesta 

Suites Site Redevelopment Plan subsequent to approval of the preliminary investigation, 

pursuant to the criteria set forth in the Local Redevelopment and Housing Law (“LRHL”), 

N.J.S.A. 40A:12A-1 et seq. 
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non-condemnation area in need of redevelopment.  

 

The Governing Body adopted Resolution No. 2023-145 on March 28, 2023, designating the 

Study Area to be non-condemnation area in need of redevelopment.  
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South Brunswick Township 

Sonesta Suites Redevelopment Plan 

Block 97; Lot 13.012 

August, 2023 
 

1. REDEVELOPMENT PLAN 

 

1.1. Redevelopment Plan Process and Overview; Terms and Definitions; 

Redevelopment Entity 

 

South Brunswick Township intends to implement the Redevelopment Plan for the 

identified Redevelopment property comprised of Block 97; Lot 13.012 

(hereinafter, the “Property”).  The Property is zoned OR Commercial.  This 

Redevelopment Plan designates redevelopment objectives, uses, and bulk 

requirements and design standards.  Only those uses listed in Section 1.8 upon 

adoption of this Redevelopment Plan shall be permitted. 

 

South Brunswick Township continues to advance its redevelopment planning and 

implementation initiative with this redevelopment effort.  Regular and ongoing 

open discussions among Township Council, Planning Board, and public help 

facilitate identification of underutilized land use conditions within the Township.  

This study area is within N.J. Planning Area 2, where redevelopment is 

encouraged as recommended in the New Jersey State Development and 

Redevelopment Plan. 
 

The Study Area includes the following property: Block 97, Lot 13.012, 

Sonesta Suites Site. This Redevelopment Plan is prepared in accordance with the 

requirements of N.J.S.A. 40A:12A-1 et. seq., and specifically is in accordance 

with non-condemnation rules (40A:12A-6.a.). This Redevelopment Plan is 

specific to residential so as to implement balanced market housing and promote 

the provision of affordable housing in accordance with the goals and objectives 

set forth in the South Brunswick 2018 Master Plan Reexamination, and the 

Township Housing Element and Fair Share Plan. 

 

This Redevelopment Plan constitutes an overlay to permit the development of 

market rate and affordable rental housing. Permitted and conditional uses, as 

designated for the underlying OR Zone District are not applicable relative to 

redevelopment implementation, but remain applicable as the underlying zone. 

 

All terms not otherwise defined herein shall have the same meaning as those set 

forth in the Municipal Land Use Law, N.J.S.A. 40:55D-1 et seq., or the Local 

Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq. All other terms not 

expressly defined in those statutes are left to their common definitions. 

 

The Mayor and Council shall serve as the redevelopment entity. 
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1.2. Redevelopment Plan Relationship and Consistency with the Township 

Master Plan. 

 

The goals and objectives as expressed in the South Brunswick Township 

Comprehensive Master Plan and 2018 Master Plan Reexamination Report guide 

redevelopment efforts. This Redevelopment Plan fulfills a municipal residential 

need. This Redevelopment Plan implements the community’s desire to have a 

residential use in place of a hotel commercial use.  The residential use with design 

standards in place will adequately buffer adjacent uses, and result in the positive 

redevelopment of the property.  This Redevelopment Plan provides residential 

options within an existing partially developed area of South Brunswick Township 

consistent with Township’s smart growth objectives. 

 

South Brunswick Master Plan Goals and Objectives Applicable to 

Residential Redevelopment:  

 

• Residential concentrations should be based on adequate consideration of 

facilities, utilities and transportation. (South Brunswick Master Plan 

Reexamination Report 2018, 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.p.4 & 5) 

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

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

• Promote sound engineering and architectural design standards for all 

improvements including storm water detention basins and landscaping. 

(ibid.p.8) 

• The Township participates in the State planning process: New Jersey State 

Development and Redevelopment Plan (ibid.p.17) 

• Buffering and screening requirements must be provided between 

residential areas and major transportation routes. (ibid.p.19) 

 

An objective of the Master Plan, as reiterated in the Master Plan Reexamination, is to 

exclude future residential uses along Route 1 to avoid a built-up appearance and to shield 

residential uses from the impact of high traffic arterial roads.  This is determined to 

discourage new residential construction rather than adaptive re-use of existing buildings 

as is proposed for this Site.  Concerns about a built-up appearance do not apply as the 

improvements are in existence (and were in existence in 2001 when the Master Plan was 

adopted).  Additionally, the existing buildings are substantially set back from Route 1, are 
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substantially buffered, and most are located further into the site with no direct line of 

sight to Route 1. This site does not have direct access to Route 1. Therefore, the proposed 

redevelopment of the Sonesta Suites Site with market rate and affordable housing, 

through an adaptive re-use of the existing buildings, is not inconsistent with the objective 

of excluding residential uses from Route 1. 

 

1.3. Overview of Sonesta Tract and Property Records 

 

Property Identified “Sonesta Suites Site” 

Block 97, Lot 13.012 

 

The Commercial parcel identified as the Sonesta Suites Site is located within 

vicinity of U.S. Route 1 and Raymond Road in South Brunswick Township.  The 

property is within the Township’s OR Commercial Zone.  This site has regional 

access via U.S. Route 1, and near access to the New Jersey Turnpike.  The area is 

within 1-2 hour drive of the Newark and Philadelphia Airports.  Major utilities 

including public water, sewer, gas, electric and cable are available at the tract. 

 

PROPERTY RECORDS 
 

  Owner:  AVIA N.J. Deerpark, LLC 

  Land Use:  Sonesta ES Suites Princeton Commercial Class 4A Code 

  Zone:   OR 

  Lot Area:  8.29 Acres/361,112 S.F. 

  Flood Zone:  “XC” Minimal Flood Hazard  

SFHA: No 

 

The South Brunswick Planning Board as authorized by Mayor and Council is 

tasked with preparing the Redevelopment Plan for the Sonesta Suites Site having  

conclusively determined the study area is in need of redevelopment, that 

consistency requirements in LRHL have been met, and the redevelopment effort 

is consistent with the Township Master Plan, the Township Zone Plan, and 

Township Zoning Ordinances. 

 

The Sonesta Suites Site is fully developed and is to be adaptively re-used by 

conversion of the existing buildings into one bedroom and two bedroom 

apartments (both affordable and market rate). Therefore, this Redevelopment Plan 

establishes development standards which recognize the configuration of the 

existing development. 

 

1.4. Public Transportation Serving the Redevelopment Area 

 

Bus service to Manhattan is available on Suburban Transit Line 100 at Main 

Street (NJSH Route 27) & Laurel Avenue (C.R. 603), approximately 2 miles from 

the Sonesta Suites Site. 
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Train service to Trenton and Manhattan is available via New Jersey Transit’s 

Northeast Corridor line.  The Sonesta Suites Site is located between the Princeton 

Junction station (approximately 6 miles to the South) and the Jersey Avenue 

station (approximately 10 miles to the North).  Regional and long-distance train 

service is available on Amtrak via the Princeton Junction station. 

 

1.5. Public Utilities:  Water, Sewer, Gas, Electric and Communications 

 

The Redevelopment Area is serviced by: 

 

Natural Gas and Electric: PSE&G 

Communications:    Verizon, Comcast, AT&T 

Fiber Optic:   Cable 

 

1.6. Pedestrian and Bicycle Access; Recreation Improvements 

 

The Sonesta Suites Site has existing walking paths throughout, as well as a pool, 

basketball court and picnic area, which may be modified by the redeveloper to 

provide different recreational opportunities. 

• Pedestrian and bicycle improvements including bike racks are to 

be approved by the Planning Board during site plan review. 

• Active and passive recreation improvements, with the expectation 

that the existing improvements will be actively reused, are to be 

approved by the Planning Board during site plan review. 

 

1.7. South Brunswick Township Stormwater Management Plan Applicability 

 

The Municipal Stormwater Management Plan (MSWMP) and implementing 

ordinance as required by N.J.A.C. 7:14A-25 will be utilized to review 

development applications within the redevelopment area, as may be applicable to 

retrofit and upgrade this existing development site.  The MSWMP addresses 

safety design of Facilities, green infrastructure with groundwater recharge, 

stormwater quality, and potential water quantity impacts by incorporating design 

and performance standards.  The goals as listed in the MSWMP are incorporated 

into this redevelopment plan with a particular emphasis on the “prevention of 

increased nonpoint pollution” and “public safety protection through the proper 

design and operation of stormwater management facilities.” 

 

1.8. Land Use and Development Regulations:  Bulk Requirements, Design 

Standards, and Performance Criteria 

 

This Redevelopment Plan identifies redevelopment performance criteria, and 

designates permitted uses, bulk requirements and design standards to supersede 

the existing zoning controls of the OR Zone on the redevelopment property.  

Should the Redevelopment Plan not proceed, permitted and conditional uses as 

designated for the OR Zone remain applicable.  Bulk requirements, design 



Sonesta Suites Redevelopment Plan         South Brunswick Township  

 

5 | P a g e  

 

standards, and submission requirements for the underlying zone districts also 

remain should the Redevelopment Plan not be implemented.   

 

1.8.1 Land Use 
 

a. Permitted Principal Use: 

 

• Multi-Family Residential not to exceed 208 units 

 

b. Permitted Accessory Uses 

 

• Off-street Parking and Loading; Bicycle Racks 

• Electric Vehicle Recharging Facilities 

• Stormwater Management Facilities 

• Utility Infrastructure 

• Waste and Recycling Facilities 

• Signage 

• Mailbox Cluster 

• Patios 

• Community Building 

• Ground Maintenance Storage Buildings 

• Indoor and Outdoor Recreation Facilities 

• Fitness Center 

• Fire Pit 

• Clubhouse or Lounge Area 

• Dog Run 

• Sidewalks and Pathways 

• Other accessory uses and amenities customarily incidental to the 

principal permitted use as approved by the Planning Board. 

 

c. Conditional Uses  

 

• None 

 

1.8.2 Site Area and Bulk Requirements 
 

• Minimum Lot Area:      3.0 acres 

• Minimum Lot Width:     400 feet 

• Minimum Front Yard Setback (Route 1):  100 feet 

• Minimum Front Yard Setback (Public Streets):   50 feet 

• Minimum Side Yard Setback:      25 feet 

• Minimum Rear Yard Setback:      None 

• Minimum Front Distance to Accessory Buildings:   25 feet 

• Minimum Side /Rear Distance to Accessory Bldgs.:   10 feet 
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• Maximum Building Height:       40 feet 

• Maximum Building Coverage:        35% 

• Maximum Lot Coverage:         60% 

• Minimum Buffer to Route 1:    100 feet 

• Minimum Buffer to all other property lines:      5 feet 

• Minimum Parking Setback from perimeter lot lines:     5 feet 

• Minimum Parking Setback from Buildings:      5 feet 

 

a. Stormwater management basins, green infrastructure improvements, 

utilities, mailbox clusters, fencing and walls are permitted within the 

buffer area and setback areas for the site as developed under this 

Redevelopment Plan.   

 

b. Fences or walls constructed shall be a maximum of eight feet (8’) 

where necessary for screening and reducing noise perception beyond 

the lot, or as may be required by the Planning Board.   

 

c. The above-noted redevelopment area criterion are with respect to the 

overall development boundary.  If the subject lot is subdivided, 

setback criteria to internal lot lines is not applicable. 

 

d. Rooftop mechanical equipment may exceed the maximum permitted 

building height by five feet (5’). As visibile to the public, roof 

mounted equipment shall be screened by appropriate architectural 

features.  

 

1.8.3 Design Standards, Parking, Lighting, Demolition, and Road 

Widening/Easements 
 

a. All design and performance standards set forth in the Township Code 

are applicable unless otherwise modified herein.   

 

b. Parking Requirements. The following parking standards for the 

Property have been formulated to maximize available parking given 

site limitations, and shall supersede the parking standards and 

requirements set forth in Chapter 62 of the Township Code. 

 

i. Dimensions of parking spaces  

1. Parking spaces on the Property shall be a minimum of 

nine feet (9’) x eighteen feet (18’), except those 

designated as compact vehicle parking spaces and 

except those designated as accessible parking spaces. 

2. Compact vehicle parking spaces shall be a minimum of 

eight and one half feet (8½’) x sixteen feet (16’), shall 
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be designated as compact vehicle parking spaces using 

pavement markings or signage or both, and may 

encompass up to thirty-five percent (35%) of the total 

number of parking spaces provided. 

3. Accessible parking spaces in the quantity required to 

comply with State regulations governing accessible 

parking spaces shall be provided and shall comply with 

the dimensional requirements set forth by State 

regulations governing accessible parking spaces. 

4. The length of any parking space other than an 

accessible parking space may be reduced by two feet 

(2’) where a vehicle is permitted to overhang into a 

landscaped area by two feet (2’), provided that the 

landscape area is not reduced in quantity and not 

subject to potential damage, and further provided that 

no vehicle shall overhang into a sidewalk or walkway 

which would reduce the unencumbered width of a 

sidewalk or walkway to less than four feet (4’). 

5. All parking aisles with parking on both sides shall be a 

minimum of twenty-four feet (24’) in width.  All 

parking aisles with parking on one side, or with parking 

on neither side, shall be a minimum of twenty-two feet 

(22’) in width. 

 

ii. Parking shall be provided according to the following 

parking standards, including alternative standards to those 

set forth in the Residential Site Improvement Standards (if 

and to the extent said standards are applicable in a 

redevelopment area), specifically N.J.A.C. 5:21-4.14 and 

Table 4.4, in the case of studio and one-bedroom units 

because such alternative parking standards better reflect 

local conditions based on considerations such as the nature 

of the redevelopment project, the designation of an 

affordable housing set-aside, bedroom mix, anticipated 

household characteristics, and use by the Redeveloper of 

demand management techniques which may include 

techniques such as a permit parking system, an active 

towing protocol, and supportive facilities for alternative 

forms of transportation such as bicycle storage: 

 

1. For studios, 1.0 parking spaces per unit. 

2. For one-bedroom units, 1.25 parking spaces per unit. 
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3. For two-bedroom units, 2.0 parking spaces per unit. 

4. Parking accessible for people with disabilities shall be 

provided as required pursuant to state law. 

5. Electric vehicle parking spaces shall be provided as 

follows: 

(a) A minimum of ten (10) parking spaces shall be 

Make-Ready spaces, as that term is defined in 

N.J.S.A. 40:55D-5, of which at least one (1) 

shall be accessible for people with disabilities. 

(b) Locations of Make-Ready parking spaces shall 

be approved by the Planning Board as part of 

site plan review. 

(c) Redeveloper at its option may install electric 

vehicle supply equipment in all Make-Ready 

parking spaces prior to issuance of the initial 

certificate of occupancy, or may phase 

installation in such a manner that electric 

vehicle supply equipment is installed to serve 

“Make-Ready” parking spaces at not less than 

the rate of one third prior to issuance of the 

initial certificate of occupancy, one third within 

three (3) years of issuance of the initial 

certificate of occupancy, and one third within 

six (6) years of issuance of the initial certificate 

of occupancy.   

6. Visitor parking is encompassed within the standards set 

forth based on the number of bedrooms in a unit, and 

there is also on-street parking available in proximity to 

the site, such that no additional or specifically 

designated visitor parking spaces are required. 

 

iii. Should the applicant demonstrate parking requirement 

conformance for uses included in the most recent ITE 

Parking Generation Manual and the Planning Board deems 

these parking requirements to be reasonable, relief may be 

requested. 

iv. Parking for trucks over four (4) tons shall not be permitted.  

The loading and unloading of vehicles over four (4) tons, 

however, shall be permitted within designated loading 

areas. 
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v. Operational Truck Refrigeration Units (TRUs) shall not be 

permitted to park on the site. 

vi. Exterior storage of any boat, motorhome, travel trailer, 

camper, recreational or commercial vehicle is prohibited. 

 

c. Lighting Design Standards.  Luminaire height may not exceed twenty 

feet (20’); LED lighting residential warm maximum 3000K with sharp 

cutoff luminaires shields is required.  The measure of lighting intensity 

at the boundary of the Property shall not exceed 0.1 foot-candles.  

Lighting intensity limits are exclusive of any driveway access points 

for purposes of vehicular and pedestrian safety and where additional 

lighting may be advantageous for pedestrian sidewalk areas. Suitable 

security and convenience lighting shall be provided along all walks, 

interior roads and off-street parking areas, with the exception of 

driveways, providing sufficient illumination for the safety and 

convenience of residents and vehicular traffic. 

 

d. Provide necessary access for emergency vehicles. 

 

e. Existing obsolete improvements are to be demolished and disposed in 

accordance with all governing regulations. 

 

f. Area roadway improvements may include access driveways, ADA 

facility upgrades, sidewalk areas including connections, and roadway 

re-alignment/geometric adjustments, bikeways and multi-use pathways 

as may be required by the Planning Board.  These improvements are 

subject to review and approval by the agency having jurisdiction.  

 

1.8.4 Signage 
 

a. Entry signs may be monument style and illuminated. 

 

b. Entry signs shall not exceed thirty-six (36) s.f. in area nor six feet (6’) 

in height, and located outside of any sight triangle areas.  

 

c. Directional and information signs are permitted, not to exceed eighteen 

(18) s.f. in area. 
 

d. Temporary signage, including freestanding ground signs, flag signs, 

banner signs, contractor signs, or other signs advertising the 

availability  of the residential units and/or directing the public to the 

development are permitted until the development reaches 100% 

occupancy. 
 

e. ADA Parking signs shall be provided consistent with N.J. State and 

Federal requirements. 
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1.8.5 Performance Criteria and Standards 
 

a. Extend and upgrade pedestrian/bicycle/multi-use pathways. 

 

b. Promote energy conservation in redevelopment construction design. 

 

c. Control adverse development impacts including noise and light. 

 

d. Utility improvements including electric and other utility wires shall be 

underground wherever possible for safety, efficiency and aesthetics. 

 

e. On-site solar electric generation is recommended to advance municipal 

green initiatives. 

 

f. Construct off-tract improvements, or make pro-rata share contributions 

for off-tract improvements as determined by the Planning Board, in 

accordance with N.J.S.A. 40:55D-42 and in accordance with the 

standards set forth in Township Code 62-164.  

 

g. Provide ample buffering/screening so to screen views and reduce noise 

perception off-site.  

 

h. Stormwater Management Facilities may be located and integrated 

within the buffer/screening areas, subject to meeting screening criteria 

as required by the Planning Board.   
 

i. The existing Stormwater Management Facilities initially shall be 

cleaned up and brought into a state of full functionality so as to 

perform as originally designed, in accordance with a Stormwater 

Maintenance Plan to be approved by the Planning Board during site 

plan review, and upgrades to the existing storm wet basin and 

conveyances shall be required only if, and to the extent required by, 

current NJDEP safety design standards, Green Infrastructure and water 

quality (GI) standards, outflow controls, and capacities for basin and 

conveyances.  
 

j. Buildings (new construction only) are to include architectural design 

upgrades that add visual interest to the residential buildings.   

 

k. As visible to the public, roof mounted or ground placed equipment  

shall be screened by appropriate architectural landscape design 

features. 
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l. “Do not enter” and “one-way” signs often confuse the motoring public 

and add to the clutter of the streetscape.  They shall be used sparingly 

while accounting for traffic safety.  

 

m. Lighting performance criteria include provision for residential level 

security, safety, and adequate (not excessive) illumination, while 

providing for control offsite glare and uplighting.  Lighting fixture 

designs shall compliment building architecture.  

 

 

1.8.6 Development Regulations 
 

a. Redevelopment area construction shall be in accordance with the 

requirements of the Township Code, unless otherwise modified herein.   

 

b. Submission Waivers.  The Planning Board upon the recommendation 

of the Planning Board planner and engineer will consider waivers from 

the submission requirements within this redevelopment area so to 

minimize development costs without compromising health, safety, and 

welfare.  
 

c. The Redeveloper is to provide twenty (20%) percent of total units as 

qualified affordable housing units in accordance with the Township 

Fair Share Plan. These units shall be interspersed with market rate 

units throughout the development.  

 

d. This redevelopment area shall be governed by the procedural and 

performance requirements set forth under the Land Development 

section of the South Brunswick Township code and applicable 

provisions of the M.L.U.L. with the following modifications: 

 

i. Redevelopment activities shall be in conformance with this 

Redevelopment Plan, which may be amended in accordance 

with the requirements of the Local Redevelopment and 

Housing Law, N.J.S.A. 40A:12A-1 et seq.;  

 

ii. Deviations from the terms hereof shall be addressed by way of 

an application submitted to the Planning Board.  A deviation 

shall be granted where: 

 

1. An applicant can demonstrate that the proposed 

deviation is more beneficial for the Township than 

compliance with the terms required by the Township 

Code or otherwise required by this Redevelopment 

Plan, and  
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2. The proposed deviation furthers the intent and purposes 

of the Township Master Plan and this Redevelopment 

Plan. 
 

iii. 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 Sonesta Suites 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. 

 

1.9 Redevelopment Plan Buffer and Screening Requirements  
 

This Redevelopment Area is located within the vicinity of existing 

development. The site plan submitted to the Planning Board for approval 

in accordance with N.J.S.A. 40A:12A-13 shall include a landscape plan 

which shall be prepared by or under the supervision of a Landscape 

Architect licensed in New Jersey (LA). 

 

a. A minimum front building setback of one hundred (100) feet from 

Route 1, and fifty (50) feet from other public streets. 

 

b. A minimum one hundred foot (100’) buffer screen along Route 1 is to 

remain natural and/or improved using techniques described in 

Township Code, and may include stormwater facilities and green 

infrastructure measures, as long as screening design objective are met.  

Supplemental buffering and screening improvements may be required 

as determined by the Planning Board.   

 

c. The primary performance objective of buffer areas is to screen views 

and achieve noise attenuation beyond the tract.  Buffers are to be 

designed, planted, graded, screened, and landscaped so that the more 

intense the use, the more effective the buffer is to be in obscuring light 

and vision, and attenuate noise. 
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d. Buffer designs including dense primarily native evergreen trees and 

shrubs, fencing, and sound attenuation including berms and 

professionally designed sound walls are among techniques to be 

considered.  

 

e. Headlight glare is best initially screened with fencing and/or dense 

evergreen shrubs internally along parking lots and drive areas. 

 

f. Potential off-site glare from parking lot and drive area lighting is to be 

mitigated by LED lights with sharp cutoff luminaires and/or shields, 

and by residential warm Kelvin temperature (3000K maximum) so to 

provide lighting attenuation benefits.   

 

g. Applying combinations of screening designs as outlined (evergreen 

and deciduous trees and shrubs; berming; fencing; sound attenuation 

designs; LED lighting designs, height and Kelvin temperature 

controls; parking lot and drive area layouts; and depth of buffer 

distance and building setback) provide greater design accountability 

toward achieving stated performance objectives. 

 

h. South Brunswick Township tree ordinances shall be met, except as 

superseded by this Redevelopment Plan. 

 

1.10 Acquisition and Relocation (Non-Condemnation) 
 

 This Redevelopment Plan does not propose acquisition of property. This 

proposed Redevelopment Plan is not anticipated to temporarily or 

permanently displace any residents or businesses. 

 

1.11 Consistency with State, County, Regional, and Nearby 

Municipal Plans 
 

1. New Jersey State Development and Redevelopment Plan (SDRP) 

 

This Redevelopment Area is located within PA2. The SDRP 

policies support and encourage development and redevelopment 

within PA2. 

 

The SDRP recognizes the following general characteristics of 

municipalities and communities located within PA2: 

 

• Mature settlement patterns. 

 

• Infrastructure systems approaching reasonable life 

expectancy. 
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• Redevelopment will be the predominant form of growth in 

the future. 

 

• Growing realization of the need to regionalize services and 

systems. 

 

The intention of the SDRP for PA2: 

 

• Provide for much of the State’s future redevelopment; 

 

• Revitalize cities and towns; 

 

• Promote growth in compact forms; 

 

• Stabilize older suburbs; 

 

• Protect the character of existing stable communities. 

 

South Brunswick Township’s Comprehensive Master Plan and 

2018 Master Plan Reexamination Report recognize that absorbing 

new development and growth will largely involve redeveloping 

underutilized parcels. 

 

2. Middlesex County 

 

Middlesex County’s regional development efforts include: 

 

a. Supporting the creation of a corridor-wide redevelopment 

areas, which have an economic development component. 

 

b. Enhancing the “Gateways” into the Township. 

 

c. Creating innovative circulation and parking solutions. 

 

d. Improving roadway operations. 

 

e. Providing pedestrian connections. 

 

In conjunction with regional redevelopment efforts by Middlesex 

County, South Brunswick Township continues to identify sites 

within the Route 1 Corridor that are suitable for smart growth 

based redevelopment. 

 



Sonesta Suites Redevelopment Plan         South Brunswick Township  

 

15 | P a g e  

 

3. New Jersey Transportation Planning Authority 

 

South Brunswick Township actively participates with the efforts of 

NJTPA to improve and redevelop identified areas in need of 

redevelopment. Efforts include accommodation of vehicles and 

pedestrians, improved access to alternative modes of 

transportation, economic revitalization of corridors, landscaping 

and streetscape improvements along corridors, and the provision of 

bicycle/pedestrian access ways and facilities. South Brunswick 

Township’s bicycle/pedestrian access and redevelopment planning 

efforts further these overall regional objectives. 

 

This Redevelopment Area maintains consistency with identified 

Smart Growth goals: 

 

a. Revitalization - Reversing past declines and enhance a more 

stable climate as a foundation to attract new real estate and 

infrastructure investment. 

 

b. Infrastructure Investment - Use existing and planned 

improvements to sewer & water systems and transportation 

facilities and services as key growth management strategies to 

yield more efficient and sustainable regional development 

patterns. 

 

c. Manage future development through focused infrastructure 

investments. 

 

d. Restore and maintain existing infrastructure systems, services 

and capacity. 

 

These smart growth goals and policies are consistent with the New 

Jersey State Development and Redevelopment Plan and the New 

Jersey Department of Transportation so to ensure regionally 

consistent land use plans. 

 

South Brunswick Township’s redevelopment efforts support and 

encourage investment in existing infrastructure, to advance support 

for existing and new businesses, and promote environmentally 

sensitive design. 

 

1.12 New Jersey Department of Transportation and Middlesex 

County Improvements Under Consideration For South 

Brunswick in Vicinity of this Redevelopment Area  
 

a. All requirements directed by N.J. State and County shall be met. 
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1.13 Redevelopment Area Program and Process Schedule 
 

a. Establish a general schedule for redeveloping the existing hotel to 

residential use in sequence with the objective to balance buildout 

of the entire Redevelopment Area in accordance with a developer’s 

agreement to be entered by the Township and Redeveloper.  

 

b. Finalize Redevelopment Plan; present to Planning Board for 

review, comment, and recommendation to Mayor and Council by 

Resolution. 

 

c. The Redevelopment Plan to be adopted by Ordinance; redeveloper 

to be designated by Mayor and Council and execute a 

Redevelopment Agreement as part of designation as the 

Redeveloper. 
 

d. Applicant to submit site plan for review and approval by the 

Planning Board consistent with this Redevelopment Plan. 
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