










































 

 

 

 

 

 

 

 

 

 

Appendix 9. 
South Brunswick Center 

 





 

 

Sec XX-XXX1 – Purpose 

 

 The purpose of the SBC AFFORDABLE HOUSING ZONE is to establish standards and 

requirements for multifamily affordable housing unit development within the currently 

developed area of Block 86.03 Lot 22.04. This zoning district will provide realistic opportunities 

for the development of affordable housing units to implement the Township housing element and 

fair share plan, which has received substantive certification by the state council on affordable 

housing. All development shall further comply with the rules and regulations of the Township 

Affordable Housing Office and the regulations of the State Council on Affordable Housing 

(NJAC 5:91 and 5:92 et seq.). 

 

Sec XX-XXX2 – Uses permitted subject to design standards 

 

 The following uses shall be permitted in the SBC ZONE, subject to the design standards 

of this chapter: 

 

1) Multi Family Apartments not to exceed 200 units with 20% being affordable 

(40 units). 

 

Sec XX-XXX3 – Accessory uses permitted 

 

 The following accessory uses are permitted in the SBC AFFORDABLE HOUSING 

ZONE subject to the requirements of this chapter: 

 

1) Off-Street Parking and Loading; Bicycle Racks 

 

2) Electric Vehicle Recharging Facilities 

 

3) Stormwater Management Facilities 

 

4) Utility Infrastructure 

 

5) Waste And Recycling Facilities 

 

6) Signage 

 

7) Patios 

 

8) Community Building 

 

9) Ground Maintenance 

 

10) Storage Buildings 

 

11) Indoor and Outdoor Recreation Facilities 

 



 

 

12) Fitness Centers 

 

13) Fire Pits 

 

14) Clubhouse or Lounge Area 

 

15) Dog Run 

 

16) Sidewalks and Pathways 

 

17) Other accessory uses and amenities customarily incidental to the principal 

permitted use as approved by the Planning Board. 

 

Sec XX-XXX4 – Area, Yard, and Density requirements 

 

1) Minimum Lot Area:      645,000 SF 

 

2) Minimum Lot Frontage (Route 1):    800 Ft 

 

3) Minimum Lot Frontage (Northumberland Way)   850 Ft 

 

4) Minimum Lot Width:      550 Ft 

 

5) Minimum Front Yard Setback:      

 

• Route 1:       120 Ft 

• Northumberland Way:     50 Ft 

• Cornwall Road:      25 Ft 

 

6) Minimum Side Yard Setback:     40 Ft 

 

7) Minimum Rear Yard Setback:     40 Ft 

 

8) Minimum Distance Between Buildings:     

 

• Principle to Principle:     30 Ft 

• Principle to Accessory:     50 Ft 

 

9) Minimum Front Side/Rear Distance to Accessory Building: 35 Ft 

 

10) Maximum Building Heights:     55 Ft 

(< 4 Stories) 

 

11) Maximum Building Coverage:     25% 

 



 

 

12) Maximum Lot Coverage:      55% 

 

13) Minimum Buffer to Route 1:     120 Ft 

 

14) Minimum Buffer to All Other Property Lines:   25 Ft 

 

15) Minimum Parking Setback from Perimeter Lot Lines:  5 Ft 

 

16) Minimum Parking Setback from Buildings:   10 Ft 

 

Sec XX-XXX5 – 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) Accessory buildings are not to be permitted closer to Route 1 than principal 

buildings 

 

c) Parking requirements:  

 

a. The standards set forth in the RSIS shall govern all parking requirements as to 

size and number of parking spaces. Parking spaces, open or enclosed, shall be 

on the same lot or tract of land as the buildings or use to be served. 

 

b. Accessible parking spaces in the quantity required to complete with the State 

regulations governing accessible parking spaces shall be provided and shall 

comply with the dimensional requirements set forth by the State regulations 

governing accessible parking spaces.  

 

c. No parking spaces shall be within ten feet (10’) of a tract perimeter. This 

regulation shall not apply to garage and drive aisles or accessways. 

 

d. Electric Vehicle parking shall be provided as follows: 

 

i. Prepare make ready parking spaces at least 15 percent (15%) of the 

required off street parking spaces, and install EVSE in at least one third 

of the fifteen percent (15%) of make ready spaces 

 

ii. Throughout the installation of EVSE in the make ready spaces, at least 

five percent (5%) of the electric vehicle supply equipment shall be 

accessible for people with disabilities.  

 

iii. Location of make ready parking spaces shall be approved by the 

planning board as part of the site plan review 

 



 

 

iv. 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 a rate of no less than the rate of one third 

prior to issuance of the initial certificate of occupancy, one third within 

three ears of the initial certificate of occupancy, and one third within six 

years of issuance of the initial certificate of occupancy. 

 

e. Visitor parking is encompassed within the stands set forth based on the 

number of bedrooms in a unit. 

 

f. 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. 

 

g. Parking for tractor trailers and delivery trucks shall not be permitted. Exterior 

storage of any boat, motor home, travel trailer, camper, recreational or 

commercial vehicle is prohibited.  

 

d) Lighting Design Standards: Luminaire height may not exceed twenty feet (20’); 

LED lighting residential warm maximum 3,000K 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 purpose 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.   

 

e) Provide necessary access for emergency vehicles 

 

f) Existing obsolete improvements are to be demolished and disposed in accordance 

with all governing regulations 

 

g) Area roadway improvements may include access driveways, ADA facility 

upgrades, sidewalks 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.  

 

Sec XX-XXX6 – Signage 

 



 

 

a) One freestanding sign shall be permitted at the tract entrance, and one 

freestanding sign shall be permitted per residential development, which shall be 

no greater than five feet high and shall have a sign area no greater than 50 square 

feet. 

 

b) Minimum sign setback to property lines shall be 15 feet. 

 

c) Signs containing building or apartment identification numbers, verbiage or similar 

information are also permitted, and shall be subject to Planning Board approval 

 

Sec XX-XXX7 - Landscaping and Buffering 

 

a) Development applications shall provide a landscaping plan providing all the 

elements required in the Township’s application checklists, including parking lot 

screening, foundation plantings, street trees, and parking lot trees. 

b) A landscaped buffer area shall be required where development abuts any 

nonresidential use or single-family detached use or zoning district. 

 

Sec XX-XXX8 – Pedestrian Access 

 

a) Pedestrian connections, sidewalks, and crosswalks shall be provided along the 

frontage of the site and also around all proposed buildings 

 

b) Where pedestrian routes connect buildings and/or open plazas with vehicle drives 

or routes, the pedestrian crossings shall be adequately striped, barrier free, and 

accessible.  

 

Sec XX-XXX9 – Architectural Design Standards for Multi-Family Housing 

 

a) Development shall conform to the architectural design standards listed in the 

township of south Brunswick land development ordinance subsection 62-206(4) 

for towns houses or semi attached dwellings or subsection 62-206(5) for 

multifamily dwellings 

 

Sec XX-XX10 – Solid Waste and Recycling 

 

a) Each residential building shall be designed to provide for adequate storage of 

solid waste disposal, including provisions for recycled materials 

 

b) All areas for solid waste and recycling collection shall be located within buildings 

or in outdoor screened areas 

 

c) All exterior trash and recycling locations shall be enclosed and located in a 

manner which is obscured from view of parking lots, streets, and adjacent 

residential uses or zoning districts by a fence, wall, paintings, or a combination 

thereof. If located outside the building the enclosure shall be situated on the same 



 

 

horizontal plane as the driveway providing access to the container and shall be 

oriented to realistically accommodate nearby buildings.  

 

d) Signage, automatic closing gates, and roof enclosure should be considered 

 

e) Development plans shall show the ability of a trash vehicle to service these 

enclosures.  

 

Sec XX-XX11 – Snow Management 

 

a) Development applications should show a realistic location for piling of snow. 

Designated areas should be incorporated into the overall design so that snow 

management does not reduce the number of available parking spaces in the 

development.  

 

Sec XX-XX12 – Parcel Division for Diverse Title or Other Financial Condition 

 

a) Following or concurrent with an application for site plan approval, a developer 

may seek subdivision approval to divide a development into two or more lots for 

financial or diverse ownership/title purposes, so long as the following conditions 

are satisfied: 

 

1. There shall be no more than five lots created with the proposed subdivision. 

 

2. All buildings, parking lots, amenities, and utilities will be accessible via a 

system of cross access easement and agreements to be provided by the 

developer(s). 

 

3. The developer agrees that each affiliated owner of a subdivided lot shall enter 

into a property management agreement with a single company, which comply 

and shall be responsible for the continued maintenance of all buildings and 

grounds collectively. All such property management agreements may not be 

terminated or assigned without express consent of the township during the 

minimum 30-year period of controls. 

 

4. All building exterior grounds must maintain a common unified appearance 

with no new development signs permitted. 

 

Sec XX-XX13 – Affordable Housing Standards 

 

a) Pursuant to the uniform Housing Affordability Controls the affordable units shall 

be restricted eligible very low, low, and moderate oncome households for a 

minimum of 30-years from the date of their initial occupancy (“Deed restriction 

period). 

 

b) Affordable units per income category: 



 

 

 

1. At least 13% of the affordable units shall be affordable to very low-income 

households, defined as those households earning 30% or less of the regional 

median income 

 

2. At least 37% of the affordable units shall be affordable to low-income 

households, defined as those households earning between 30% and 50% of the 

regional median income 

 

3. Up to 50% of the affordable units may be affordable to moderate income 

households, defined as those households earning between 50% and 80% of the 

regional median income.  

 

c) All rental affordable units shall comply with the UHAC regulations with regard to 

the pricing of rents associated with very low, low, and moderate income units 

pursuant to NJAC 5:80-26.3(d) (with one exception that very-low income units 

shall be provided for households at 30 % or less of the median income pursuant to 

NJAC 5:80-26.12.) 

 

d) The affordable units shall comply with the phasing of market housing and 

affordable housing pursuant to NJAC 5:93-5.6(d), and it is in accordance with the 

following schedule: 

 

Minimum Percentage of Low- and 

Moderate-Income Units Completed 

Percentage of Market Rate Housing 

Units Completed 

0 25 

10 25+1 

50 50 

75 75 

100 90 

 100 

 

e) The affordable units shall comply with the UHAC bedroom distribution 

requirements NJAC 5:80-26.3(b) as follows 

 

1. The combined number of efficiency and one-bedroom units is no greater than 

20% of the total low- and moderate-income units 

 

2. At least 30% of all low- and moderate-income units are two-bedroom units 

 

3. At least 20% of all low- and moderate-income units are three-bedroom units 

 

4. The remainder, if any, may be allocated to the discretion of the developer and 

two- and three-bedroom units.  

 

f) The affordable units shall be reasonably dispersed throughout the development 



 

 

 

g) The affordable units shall utilize the same heating source as the market units 

within the development 

 

h) The cost of amenities shall be included within the maximum housing fees 

permitted by the UHAC regulations 

 

i) The developer shall contract with and experienced administrative agent as per the 

UHAC regulations (NJAC 5:80-26.14 

 

j) The affordable units shall comply with the UHAC regulations with regards to 

affirmative marketing per NJAC 5:80-26.15. 

 

 



 

 

 

 

 

 

 

 

 

 

Appendix 10. 
Amato Nursery Redevelopment 

 





 

 

Sec XX-XXX1 – Purpose 

 

 The purpose of the AMATO REDEVELOPMENT ZONE is to establish standards and 

requirements for multifamily affordable housing unit development within the currently 

developed area of Block 29.02 Lots 38.08 and 38.09. This zoning district will provide realistic 

opportunities for the development of affordable housing units to implement the Township 

housing element and fair share plan, which has received substantive certification by the state 

council on affordable housing. All development shall further comply with the rules and 

regulations of the Township Affordable Housing Office and the regulations of the State Council 

on Affordable Housing (NJAC 5:91 and 5:92 et seq.). 

 

Sec XX-XXX2 – Uses permitted subject to design standards 

 

 The following uses shall be permitted in the AMATO REDEVELOPMENT ZONE, 

subject to the design standards of this chapter: 

 

1) Multi Family Developments not to exceed 160 units with 25% being 

affordable (40 Units). 

 

Sec XX-XXX3 – Accessory uses permitted 

 

 The following accessory uses are permitted in the AMATO ZONE subject to the 

requirements of this chapter: 

 

1) Off-Street Parking and Loading; Bicycle Racks 

 

2) Electric Vehicle Recharging Facilities 

 

3) Stormwater Management Facilities 

 

4) Utility Infrastructure 

 

5) Waste And Recycling Facilities 

 

6) Signage 

 

7) Patios 

 

8) Community Building 

 

9) Ground Maintenance 

 

10) Storage Buildings 

 

11) Indoor and Outdoor Recreation Facilities 

 



 

 

12) Fitness Centers 

 

13) Fire Pits 

 

14) Clubhouse or Lounge Area 

 

15) Dog Run 

 

16) Sidewalks and Pathways 

 

17) Other accessory uses and amenities customarily incidental to the principal 

permitted use as approved by the Planning Board. 

 

Sec XX-XXX4 – Area, Yard, and Density requirements 

 

1) Minimum Lot Area:      210,000 SF 

 

2) Minimum Lot Frontage (Route 130):    750 Ft 

 

3) Minimum Lot Frontage (Deans Rhode Hall Road)  400 Ft 

 

4) Minimum Lot Width:      350 Ft 

 

5) Minimum Front Yard Setback:     15 Ft 

 

6) Minimum Setback to Intersection Right-of-Way   25 Ft 

 

7) Minimum Side Yard Setback:     5 Ft 

 

8) Minimum Rear Yard Setback:     5 Ft 

 

9) Minimum Distance Between Buildings:     

 

• Principle to Principle:     40 Ft 

• Principle to Accessory:     50 Ft 

 

10) Minimum Front Side/Rear Distance to Accessory Building: 20 Ft 

 

11) Maximum Building Heights:     55 Ft 

(< 4 Stories) 

 

12) Maximum Building Coverage:     30% 

 

13) Maximum Lot Coverage:      70% 

 

14) Minimum Buffer to Route 130:     15 Ft 



 

 

 

15) Minimum Buffer to All Other Property Lines:   5 Ft 

 

16) Minimum Parking Setback from Perimeter Lot Lines:  5 Ft 

 

17) Minimum Parking Setback from Buildings:   5 Ft 

 

Sec XX-XXX5 – 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:  

 

a. The standards set forth in the RSIS shall govern all parking requirements 

as to size and number of parking spaces. Parking spaces, open or enclosed, 

shall be on the same lot or tract of land as the buildings or use to be 

served. 

 

b. Accessible parking spaces in the quantity required to complete with the 

State regulations governing accessible parking spaces shall be provided 

and shall comply with the dimensional requirements set forth by the State 

regulations governing accessible parking spaces.  

 

c. No parking spaces shall be within ten feet (10’) of a tract perimeter. This 

regulation shall not apply to garage and drive aisles or accessways. 

 

d. Electric Vehicle parking shall be provided as follows: 

 

i. Prepare make ready parking spaces at least 15 percent (15%) of the 

required off street parking spaces, and install EVSE in at least one third 

of the fifteen percent (15%) of make ready spaces 

 

ii. Throughout the installation of EVSE in the make ready spaces, at least 

five percent (5%) of the electric vehicle supply equipment shall be 

accessible for people with disabilities.  

 

iii. Location of make ready parking spaces shall be approved by the 

planning board as part of the site plan review 

 

iv. 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 a rate of no less than the rate of one third 



 

 

prior to issuance of the initial certificate of occupancy, one third within 

three ears of the initial certificate of occupancy, and one third within six 

years of issuance of the initial certificate of occupancy. 

 

e. Visitor parking is encompassed within the stands set forth based on the 

number of bedrooms in a unit. 

 

f. 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. 

 

g. Parking for tractor trailers and delivery trucks shall not be permitted. 

Exterior storage of any boat, motor home, 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 3,000K 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 purpose 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, sidewalks 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.  

 

Sec XX-XXX6 – Signage 

 

a) One freestanding sign shall be permitted at the tract entrance, and one 

freestanding sign shall be permitted per residential development, which shall be 

no greater than five feet high and shall have a sign area no greater than 50 square 

feet. 

 

b) Minimum sign setback to property lines shall be 15 feet. 



 

 

 

c) Signs containing building or apartment identification numbers, verbiage or similar 

information are also permitted, and shall be subject to Planning Board approval 

 

Sec XX-XXX7 - Landscaping and Buffering 

 

a) Development applications shall provide a landscaping plan providing all the 

elements required in the Township’s application checklists, including parking lot 

screening, foundation plantings, street trees, and parking lot trees. 

b) A landscaped buffer area shall be required where development abuts any 

nonresidential use or single-family detached use or zoning district. 

 

Sec XX-XXX8 – Pedestrian Access 

 

a) Pedestrian connections, sidewalks, and crosswalks shall be provided along the 

frontage of the site and also around all proposed buildings 

 

b) Where pedestrian routes connect buildings and/or open plazas with vehicle drives 

or routes, the pedestrian crossings shall be adequately striped, barrier free, and 

accessible.  

 

Sec XX-XXX9 – Architectural Design Standards for Multi-Family Housing 

 

a) Development shall conform to the architectural design standards listed in the 

township of south Brunswick land development ordinance subsection 62-206(4) 

for towns houses or semi attached dwellings or subsection 62-206(5) for 

multifamily dwellings 

 

Sec XX-XX10 – Solid Waste and Recycling 

 

a) Each residential building shall be designed to provide for adequate storage of 

solid waste disposal, including provisions for recycled materials 

 

b) All areas for solid waste and recycling collection shall be located within buildings 

or in outdoor screened areas 

 

c) All exterior trash and recycling locations shall be enclosed and located in a 

manner which is obscured from view of parking lots, streets, and adjacent 

residential uses or zoning districts by a fence, wall, paintings, or a combination 

thereof. If located outside the building the enclosure shall be situated on the same 

horizontal plane as the driveway providing access to the container and shall be 

oriented to realistically accommodate nearby buildings.  

 

d) Signage, automatic closing gates, and roof enclosure should be considered 

 



 

 

e) Development plans shall show the ability of a trash vehicle to service these 

enclosures.  

 

Sec XX-XX11 – Snow Management 

 

a) Development applications should show a realistic location for piling of snow. 

Designated areas should be incorporated into the overall design so that snow 

management does not reduce the number of available parking spaces in the 

development.  

 

Sec XX-XX12 – Parcel Division for Diverse Title or Other Financial Condition 

 

a) Following or concurrent with an application for site plan approval, a developer 

may seek subdivision approval to divide a development into two or more lots for 

financial or diverse ownership/title purposes, so long as the following conditions 

are satisfied: 

 

1. There shall be no more than five lots created with the proposed subdivision. 

 

2. All buildings, parking lots, amenities, and utilities will be accessible via a 

system of cross access easement and agreements to be provided by the 

developer(s). 

 

3. The developer agrees that each affiliated owner of a subdivided lot shall enter 

into a property management agreement with a single company, which comply 

and shall be responsible for the continued maintenance of all buildings and 

grounds collectively. All such property management agreements may not be 

terminated or assigned without express consent of the township during the 

minimum 30-year period of controls. 

 

4. All building exterior grounds must maintain a common unified appearance 

with no new development signs permitted. 

 

Sec XX-XX13 – Affordable Housing Standards 

 

a) Pursuant to the uniform Housing Affordability Controls the affordable units shall 

be restricted eligible very low, low, and moderate oncome households for a 

minimum of 30-years from the date of their initial occupancy (“Deed restriction 

period). 

 

b) Affordable units per income category: 

 

1. At least 13% of the affordable units shall be affordable to very low-income 

households, defined as those households earning 30% or less of the regional 

median income 

 



 

 

2. At least 37% of the affordable units shall be affordable to low-income 

households, defined as those households earning between 30% and 50% of the 

regional median income 

 

3. Up to 50% of the affordable units may be affordable to moderate income 

households, defined as those households earning between 50% and 80% of the 

regional median income.  

 

c) All rental affordable units shall comply with the UHAC regulations with regard to 

the pricing of rents associated with very low, low, and moderate income units 

pursuant to NJAC 5:80-26.3(d) (with one exception that very-low income units 

shall be provided for households at 30 % or less of the median income pursuant to 

NJAC 5:80-26.12.) 

 

d) The affordable units shall comply with the phasing of market housing and 

affordable housing pursuant to NJAC 5:93-5.6(d), and it is in accordance with the 

following schedule: 

Minimum Percentage of Low- and 

Moderate-Income Units Completed 

Percentage of Market Rate Housing 

Units Completed 

0 25 

10 25+1 

50 50 

75 75 

100 90 

 100 

 

e) The affordable units shall comply with the UHAC bedroom distribution 

requirements NJAC 5:80-26.3(b) as follows 

 

1. The combined number of efficiency and one-bedroom units is no greater than 

20% of the total low- and moderate-income units 

 

2. At least 30% of all low- and moderate-income units are two-bedroom units 

 

3. At least 20% of all low- and moderate-income units are three-bedroom units 

 

4. The remainder, if any, may be allocated to the discretion of the developer and 

two- and three-bedroom units.  

 

f) The affordable units shall be reasonably dispersed throughout the development 

 

g) The affordable units shall utilize the same heating source as the market units 

within the development 

 

h) The cost of amenities shall be included within the maximum housing fees 

permitted by the UHAC regulations 



 

 

 

i) The developer shall contract with and experienced administrative agent as per the 

UHAC regulations (NJAC 5:80-26.14 

 

j) The affordable units shall comply with the UHAC regulations with regards to 

affirmative marketing per NJAC 5:80-26.15. 
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Resolution  

Authorizing a Contract with Mark A. Remsa, PP, LLA, AICP, 
ASLA, to Provide Professional Planning  Services for a 

Preliminary Investigation to Determine If Block 29.02, Lots 
38.08 and 38.09  Meet the Criteria for a Non-Condemnation 

Area in Need of Redevelopment 
 
 WHEREAS, the Township of South Brunswick has a need to acquire professional planning 
services for a preliminary investigation to determine if Block 29.02, Lots 38.08 and 38.09 can meet criteria 
to be deemed a Non-Condemnation Area in Need of Redevelopment; and  
 WHEREAS, Mark A. Remsa, PP, LLA, AICP, ASLA has submitted a proposal dated August 18, 
2025, indicating that it can provide the necessary services in an amount not to exceed $6,475.00; and 

 

 WHEREAS, Mark A. Remsa, PP, LLA, AICP, ASLA has completed and submitted the Non-Fair 
and Open Contracts packet, including a Business Entity Disclosure Certification and a Political 
Contribution Disclosure Certification, which certifies that it has not made any reportable contributions to a 
political or candidate committee in the Township of South Brunswick in the previous year; and  
 

 WHEREAS, funds are available for this purpose and certification of availability of funds has been 
provided by Samantha Rampacek, CFO, from Account No. 03-286-55-167; and  
 

 WHEREAS, the Department of Law is satisfied that said certification is in proper form;  
 

 NOW, THEREFORE BE IT RESOLVED on this 17th day of September 2025 by the Township 
Council of the Township of South Brunswick, County of Middlesex, State of New Jersey, that:  
 

1. A contract be and is hereby authorized with Mark A. Remsa, PP, LLA, AICP, ALSA for it to 
provide professional planning services for a preliminary investigation to determine if Block 29.02, Lots 
38.08 and 38.09 can meet criteria to be deemed a Non-Condemnation Area in Need of Redevelopment.  
2. This expenditure, not to exceed $6,475.00, shall be charged to Account No. 03-286-55-167.   
3. The Business Entity Disclosure Certification and the Determination of Value shall be placed on 
file with this Resolution.   
4. Notice of the award of this contract shall be published once in the Home News Tribune.  
 

 

 

 

 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Ken Bierman, Deputy Mayor 

SECONDER: Josephine "Jo" Hochman, Councilwoman 

AYES: Bierman, Germain, 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 September 17, 2025. 
 



Resolution 2025-276  Meeting of September 17, 2025 

Updated: 9/10/2025 11:25 AM by Janice Larkin  Page 2 

 
 

 



 

 

 

 

 

 

 

 

 

 

Appendix 11. 
4375 US-1 Sonesta Redevelopment 
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Sec XX-XXX1 – Purpose 

 

 The purpose of the SONESTA 2 REDEVELOPMENT ZONE is to establish standards 

and requirements for market rate affordable housing unit development within the currently 

developed area of Block 99 Lot 11.10. This zoning district will provide realistic opportunities for 

the development of affordable housing units to implement the Township housing element and 

fair share plan, which has received substantive certification by the state council on affordable 

housing. All development shall further comply with the rules and regulations of the Township 

Affordable Housing Office and the regulations of the State Council on Affordable Housing 

(NJAC 5:91 and 5:92 et seq.). 

 

Sec XX-XXX2 – Uses permitted subject to design standards 

 

 The following uses shall be permitted in the SONESTA 2 REDEVELOPMENT ZONE, 

subject to the design standards of this chapter: 

 

1) Multi-Family Residential not to exceed 124 units with a mandatory 20% set 

aside of 25 affordable units.  

 

Sec XX-XXX3 – Uses permitted as conditional uses 

 

 The following uses shall be permitted in the SONESTA 2 REDEVELOPMENT ZONE as 

a conditional use, on tracts of at least 150 acres, subject to the planning board approval under 

NJSA 40:55D-67: 

 

1) None 

 

Sec XX-XXX4 – Accessory uses permitted 

 

 The following accessory uses are permitted in the SONESTA 2 REDEVELOPMENT 

ZONE subject to the requirements of this chapter: 

 

1) Off-Street Parking and Loading; Bicycle Racks 

 

2) Electric Vehicle Recharging Facilities 

 

3) Stormwater Management Facilities 

 

4) Utility Infrastructure 

 

5) Waste And Recycling Facilities 

 

6) Signage 

 

7) Patios 

 



 

 

8) Community Building 

 

9) Ground Maintenance 

 

10) Storage Buildings 

 

11) Indoor and Outdoor Recreation Facilities 

 

12) Fitness Centers 

 

13) Fire Pits 

 

14) Clubhouse or Lounge Area 

 

15) Dog Run 

 

16) Sidewalks and Pathways 

 

17) Other accessory uses and amenities customarily incidental to the principal 

permitted use as approved by the Planning Board. 

 

Sec XX-XXX5 – Area, Yard, and Density requirements 

 

1) Minimum Lot Area:      270,000 SF 

 

2) Minimum Lot Frontage:      450 Ft 

 

3) Minimum Lot Width:      400 Ft 

 

4) Minimum Front Yard Setback:     135 Ft 

 

5) Minimum Side Yard Setback:     5 Ft 

 

6) Minimum Rear Yard Setback:     55 Ft 

 

7) Minimum Front Distance to Accessory Buildings:  25 Ft 

 

8) Minimum Front Side/Rear Distance to Accessory Building: 10 Ft 

 

9) Maximum Building Heights:     55 Ft 

(< 4 Stories) 

 

10) Maximum Building Coverage:     20% 

 

11) Maximum Lot Coverage:      55% 

 



 

 

12) Maximum Buffer to Route 1:     100 Ft 

 

13) Minimum Buffer to All Other Property Lines:   5 Ft 

 

14) Minimum Parking Setback from Perimeter Lot Lines:  5 Ft 

 

15) Minimum Parking Setback from Buildings:   5 Ft 

 

Sec XX-XXX6 – 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 the site limitations and shall 

supersede the parking standards and requirements set forth in chapter 62 of the 

Township code.  

 

i. Dimension of parking spaces 

 

1. Parking spaces on the property shall be a minimum of nine feet (9’) by 

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 either and a half feet 

(8.5’) by sixteen feet (16’), shall be designated compact vehicle parking 

spaces by 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 accessibility parking spaces shall be proposed and 

shall comply with the dimensional requirements set forth by State 

regulations governing accessible parking spaces.  

 

4. The length of any parking spaces 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 either 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 NJAC 4:21-4.14 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 

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 unit, 1.0 parking spaces per unit 

 

3. For two-bedroom units, 1.25 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) spaces shall be make ready spaces, as that term 

is defined in NJSA 40:55D-5, of which at least one (1) shall be 

accessible for people with disabilities 

 

b. Locations of make ready sparking spaces shall be approved by the 

Planning Board as part of the site review 

 

c. Redevelopers 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 instillations in such a manor that 

electric vehicle supply, equipment is installed to serve make ready 

parking spaces at not less than the rate of one third prior to the 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 the initial certificate of occupancy.  

 

6. Visitor parking is encompassed within the stands set forth based on the 

number of bedrooms in a unit. 

 



 

 

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.  

 

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 3,000K 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 purpose 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, sidewalks 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.  

 

Sec XX-XXX7 – Signage 

 

a) One freestanding sign shall be permitted at the tract entrance, and one 

freestanding sign shall be permitted per residential development, which shall be 

no greater than five feet high and shall have a sign area no greater than 50 square 

feet. 

 

b) Minimum sign setback to property lines shall be 15 feet. 

 



 

 

c) Signs containing building or apartment identification numbers, verbiage or similar 

information are also permitted, and shall be subject to Planning Board approval 

 

Sec XX-XXX8 - Landscaping and Buffering 

 

a) Development applications shall provide a landscaping plan providing all the 

elements required in the Township’s application checklists, including parking lot 

screening, foundation plantings, street trees, and parking lot trees. 

b) A landscaped buffer area shall be required where development abuts any 

nonresidential use or single-family detached use or zoning district. 

 

Sec XX-XXX9 – Pedestrian Access 

 

a) Pedestrian connections, sidewalks, and crosswalks shall be provided along the 

frontage of the site and also around all proposed buildings 

 

b) Where pedestrian routes connect buildings and/or open plazas with vehicle drives 

or routes, the pedestrian crossings shall be adequately striped, barrier free, and 

accessible.  

 

Sec XX-XX10 – Architectural Design Standards for Multi-Family Housing 

 

a) Development shall conform to the architectural design standards listed in the 

township of south Brunswick land development ordinance subsection 62-206(4) 

for towns houses or semi attached dwellings or subsection 62-206(5) for 

multifamily dwellings 

 

Sec XX-XX11 – Solid Waste and Recycling 

 

a) Each residential building shall be designed to provide for adequate storage of 

solid waste disposal, including provisions for recycled materials 

 

b) All areas for solid waste and recycling collection shall be located within buildings 

or in outdoor screened areas 

 

c) All exterior trash and recycling locations shall be enclosed and located in a 

manner which is obscured from view of parking lots, streets, and adjacent 

residential uses or zoning districts by a fence, wall, paintings, or a combination 

thereof. If located outside the building the enclosure shall be situated on the same 

horizontal plane as the driveway providing access to the container and shall be 

oriented to realistically accommodate nearby buildings.  

 

d) Signage, automatic closing gates, and roof enclosure should be considered 

 

e) Development plans shall show the ability of a trash vehicle to service these 

enclosures.  



 

 

 

Sec XX-XX12 – Snow Management 

 

a) Development applications should show a realistic location for piling of snow. 

Designated areas should be incorporated into the overall design so that snow 

management does not reduce the number of available parking spaces in the 

development.  

 

Sec XX-XX13 – Parcel Division for Diverse Title or Other Financial Condition 

 

a) Following or concurrent with an application for site plan approval, a developer 

may seek subdivision approval to divide a development into two or more lots for 

financial or diverse ownership/title purposes, so long as the following conditions 

are satisfied: 

 

1. There shall be no more than five lots created with the proposed subdivision. 

 

2. All buildings, parking lots, amenities, and utilities will be accessible via a 

system of cross access easement and agreements to be provided by the 

developer(s). 

 

3. The developer agrees that each affiliated owner of a subdivided lot shall enter 

into a property management agreement with a single company, which comply 

and shall be responsible for the continued maintenance of all buildings and 

grounds collectively. All such property management agreements may not be 

terminated or assigned without express consent of the township during the 

minimum 30-year period of controls. 

 

4. All building exterior grounds must maintain a common unified appearance 

with no new development signs permitted. 

 

Sec XX-XX14 – Affordable Housing Standards 

 

a) Pursuant to the uniform Housing Affordability Controls the affordable units shall 

be restricted eligible very low, low, and moderate oncome households for a 

minimum of 30-years from the date of their initial occupancy (“Deed restriction 

period). 

 

b) Affordable units per income category: 

 

1. At least 13% of the affordable units shall be affordable to very low-income 

households, defined as those households earning 30% or less of the regional 

median income 

 



 

 

2. At least 37% of the affordable units shall be affordable to low-income 

households, defined as those households earning between 30% and 50% of the 

regional median income 

 

3. Up to 50% of the affordable units may be affordable to moderate income 

households, defined as those households earning between 50% and 80% of the 

regional median income.  

 

c) All rental affordable units shall comply with the UHAC regulations with regard to 

the pricing of rents associated with very low, low, and moderate income units 

pursuant to NJAC 5:80-26.3(d) (with one exception that very-low income units 

shall be provided for households at 30 % or less of the median income pursuant to 

NJAC 5:80-26.12.) 

 

d) The affordable units shall comply with the phasing of market housing and 

affordable housing pursuant to NJAC 5:93-5.6(d), and it is in accordance with the 

following schedule: 

Minimum Percentage of Low- and 

Moderate-Income Units Completed 

Percentage of Market Rate Housing 

Units Completed 

0 25 

10 25+1 

50 50 

75 75 

100 90 

 100 

 

e) The affordable units shall comply with the UHAC bedroom distribution 

requirements NJAC 5:80-26.3(b) as follows 

 

1. The combined number of efficiency and one-bedroom units is no greater than 

20% of the total low- and moderate-income units 

 

2. At least 30% of all low- and moderate-income units are two-bedroom units 

 

3. At least 20% of all low- and moderate-income units are three-bedroom units 

 

4. The remainder, if any, may be allocated to the discretion of the developer and 

two- and three-bedroom units.  

 

f) The affordable units shall be reasonably dispersed throughout the development 

 

g) The affordable units shall utilize the same heating source as the market units 

within the development 

 

h) The cost of amenities shall be included within the maximum housing fees 

permitted by the UHAC regulations 



 

 

 

i) The developer shall contract with and experienced administrative agent as per the 

UHAC regulations (NJAC 5:80-26.14 

 

j) The affordable units shall comply with the UHAC regulations with regards to 

affirmative marketing per NJAC 5:80-26.15. 
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Resolution  

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

Property Located at Block 99, Lot 11.10 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”) believes it is in the best interest of the 

Township to authorize the South Brunswick Planning Board (the “Planning Board”) to conduct 

a preliminary investigation as to whether the following properties as appears on the South 

Brunswick Tax Map (the “Study 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: 
 

• Block 99, Lot 11.10 (4375 U.S. Route 1 South) 

 

            WHEREAS, the redevelopment area determination requested hereunder authorizes the 

Township and Township Council to use all those powers provided by the LRHL for use in a 

redevelopment area, other than the power of eminent domain (hereinafter referred to as a “Non-

Condemnation Redevelopment Area”). 
 

 NOW, THEREFORE, BE IT RESOLVED, on this 6th day of August, 2025, by the 

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

Jersey, as follows: 
 

Section 1. The foregoing recitals are incorporated herein as if set forth in full. 
 

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

conduct an investigation pursuant to N.J.S.A. 40A:12A-6 to determine whether the Study Area 

satisfies the criteria set forth in N.J.S.A. 40A:12A-5 to be designated as an area in need of 

redevelopment (non-condemnation) and/or rehabilitation. 
  
 Section 3. As part of its investigation, the Planning Board shall prepare a map showing 

the boundaries of the Study Area and the location of the parcels contained therein and appended 

thereto shall be a statement setting forth the basis of the investigation. 
 

 Section 4. The Planning Board shall conduct a public hearing in accordance with the 
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Redevelopment Law, specifically N.J.S.A. 40A:12A-6, after giving due notice of the proposed 

boundaries of the Study Area and the date of the hearing to any persons who are interested in or 

would be affected by a determination that the Study Area is an area in need of redevelopment (non-

condemnation) and/or rehabilitation. The notice of the hearing shall specifically state that the 

redevelopment area determination shall not authorize the Township or Township Council to 

exercise the power of eminent domain to acquire property in the delineated area, for the Study 

Area is being investigated as a possible Non-Condemnation Redevelopment Area and/or 

Rehabilitation Area. 
  
 Section 5. At the public hearing, the Planning Board shall hear from all persons who 

are interested in or would be affected by a determination that the Study Area is a redevelopment 

area and/or rehabilitation area.  All objections to a determination that the Study Area is an area in 

need of redevelopment and/or rehabilitation and evidence in support of those objections shall be 

received and considered by the Planning Board and made part of the public record. 
  
 Section 6. After conducting its investigation, preparing a map of the Study Area, and 

conducting a public hearing at which all objections to the designation are received and considered, 

the Planning Board shall make a recommendation to the Township Council as to whether the 

Township Council should designate all or some of the Study Area as an area in need of 

redevelopment (non-condemnation) and/or rehabilitation. 
 

 Section 7. A copy of this Resolution shall be available for public inspection at the 

offices of the Township Clerk. 
 

Section 8.  This Resolution shall take effect immediately. 
 

RESULT: ADOPTED [UNANIMOUS] 

MOVER: Ken Bierman, Deputy Mayor 

SECONDER: Archana "Ann" Grover, Councilwoman 

AYES: Ken Bierman, Patricia Germain, Archana "Ann" Grover, Charlie Carley 

ABSENT: Josephine "Jo" Hochman 

 
This is to certify that the foregoing is a true copy of a resolution adopted at the South Brunswick Township 
Council meeting held on August 6, 2025. 
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Sec XX-XXX1 – Purpose 

 

 The purpose of the 3674 RT 27 REDEVELOPMENT ZONE is to establish standards and 

requirements for senior housing affordable housing unit development within the currently 

developed area of Block 96.24 Lot 23.021. This zoning district will provide realistic 

opportunities for the development of affordable housing units to implement the Township 

housing element and fair share plan, which has received substantive certification by the state 

council on affordable housing. All development shall further comply with the rules and 

regulations of the Township Affordable Housing Office and the regulations of the State Council 

on Affordable Housing (NJAC 5:91 and 5:92 et seq.). 

 

Sec XX-XXX2 – Uses permitted subject to design standards 

 

 The following uses shall be permitted in the 3674 RT 27 ZONE, subject to the design 

standards of this chapter: 

 

1) Age-restricted mid-rise apartment up to 80 units with 100% being affordable. 

 

Sec XX-XXX3 – Accessory uses permitted 

 

 The following accessory uses are permitted in the 3674 RT 27 ZONE subject to the 

requirements of this chapter: 

 

1) Off-Street Parking and Loading; Bicycle Racks 

 

2) Electric Vehicle Recharging Facilities 

 

3) Stormwater Management Facilities 

 

4) Utility Infrastructure 

 

5) Waste And Recycling Facilities 

 

6) Signage 

 

7) Patios 

 

8) Community Building 

 

9) Ground Maintenance 

 

10) Storage Buildings 

 

11) Indoor and Outdoor Recreation Facilities 

 

12) Fitness Centers 



 

 

 

13) Fire Pits 

 

14) Clubhouse or Lounge Area 

 

15) Dog Run 

 

16) Sidewalks and Pathways 

 

17) Other accessory uses and amenities customarily incidental to the principal 

permitted use as approved by the Planning Board. 

 

Sec XX-XXX4 – Area, Yard, and Density requirements 

 

1) Minimum Lot Area:      175,000 SF 

 

2) Minimum Lot Frontage:      250 Ft 

 

3) Minimum Lot Width:      230 Ft 

 

4) Minimum Front Yard Setback:     50 Ft 

 

5) Minimum Side Yard Setback:      

 

• One Side:       5 Ft 

• Both Sides:      10 Ft 

 

6) Minimum Rear Yard Setback:     200 Ft 

 

7) Minimum Front Distance to Accessory Buildings:  25 Ft 

 

8) Minimum Front Side/Rear Distance to Accessory Building: 10 Ft 

 

9) Maximum Building Heights:     55 Ft 

(< 4 Stories) 

 

10) Maximum Building Coverage:     20% 

 

11) Maximum Lot Coverage:      40% 

 

12) Minimum Buffer to Route 27:     40 Ft 

 

13) Minimum Buffer to All Other Property Lines:   5 Ft 

 

14) Minimum Parking Setback from Perimeter Lot Lines:  5 Ft 

 



 

 

15) Minimum Parking Setback from Buildings:   5 Ft 

 

Sec XX-XXX5 – 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 the site limitations and shall 

supersede the parking standards and requirements set forth in chapter 62 of the 

Township code.  

 

i. Dimension of parking spaces 

 

1. Parking spaces on the property shall be a minimum of nine feet (9’) by 

eighteen feet (18’), except those designated as compact vehicle parking 

spaces and except those designated as accessible parking spaces 

 

2. Accessible parking spaces in the quantity required to comply with State 

regulations governing accessibility, parking spaces shall be proposed and 

shall comply with the dimensional requirements set forth by State 

regulations governing accessible parking spaces.  

 

3. The length of any parking spaces 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’). 

 

4. Parking for the age-restricted residential units shall be as follows: 

 

a. .7 parking space is required for each 1- or 2-bedroom unit 

 

5. Electric Vehicle parking spaces shall be provided as follows: 

 

a. Prepare make ready parking spaces at least 15 percent (15%) of the 

required off street parking spaces, and install EVSE in at least one third 

of the fifteen percent (15%) of make ready spaces 

 

b. Throughout the installation of EVSE in the make ready spaces, at least 

five percent (5%) of the electric vehicle supply equipment shall be 

accessible for people with disabilities.  

 



 

 

c. Location of make ready parking spaces shall be approved by the 

planning board as part of the site plan review 

 

d. 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 a rate of no less than the rate of one third 

prior to issuance of the initial certificate of occupancy, one third within 

three ears of the initial certificate of occupancy, and one third within six 

years of issuance of the initial certificate of occupancy.  

 

6. Visitor parking is encompassed within the stands set forth based on the 

number of bedrooms in a unit. 

 

ii. 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. 

 

iii. 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.  

 

iv. Operational Truck Refrigeration Units (TRUs) shall not be permitted to park on 

the site 

 

v. 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 3,000K 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 purpose 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, sidewalks 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.  

 

Sec XX-XXX6 – Signage 

 

a) One freestanding sign shall be permitted at the tract entrance, and one 

freestanding sign shall be permitted per residential development, which shall be 

no greater than five feet high and shall have a sign area no greater than 50 square 

feet. 

 

b) Minimum sign setback to property lines shall be 15 feet. 

 

c) Signs containing building or apartment identification numbers, verbiage or similar 

information are also permitted, and shall be subject to Planning Board approval 

 

Sec XX-XXX7 - Landscaping and Buffering 

 

a) Development applications shall provide a landscaping plan providing all the 

elements required in the Township’s application checklists, including parking lot 

screening, foundation plantings, street trees, and parking lot trees. 

b) A landscaped buffer area shall be required where development abuts any 

nonresidential use or single-family detached use or zoning district. 

 

Sec XX-XXX8 – Pedestrian Access 

 

a) Pedestrian connections, sidewalks, and crosswalks shall be provided along the 

frontage of the site and also around all proposed buildings 

 

b) Where pedestrian routes connect buildings and/or open plazas with vehicle drives 

or routes, the pedestrian crossings shall be adequately striped, barrier free, and 

accessible.  

 

Sec XX-XXX9 – Architectural Design Standards for Multi-Family Housing 

 

a) Development shall conform to the architectural design standards listed in the 

township of south Brunswick land development ordinance subsection 62-206(4) 

for towns houses or semi attached dwellings or subsection 62-206(5) for 

multifamily dwellings 

 

Sec XX-XX10 – Solid Waste and Recycling 

 

a) Each residential building shall be designed to provide for adequate storage of 

solid waste disposal, including provisions for recycled materials 



 

 

 

b) All areas for solid waste and recycling collection shall be located within buildings 

or in outdoor screened areas 

 

c) All exterior trash and recycling locations shall be enclosed and located in a 

manner which is obscured from view of parking lots, streets, and adjacent 

residential uses or zoning districts by a fence, wall, paintings, or a combination 

thereof. If located outside the building the enclosure shall be situated on the same 

horizontal plane as the driveway providing access to the container and shall be 

oriented to realistically accommodate nearby buildings.  

 

d) Signage, automatic closing gates, and roof enclosure should be considered 

 

e) Development plans shall show the ability of a trash vehicle to service these 

enclosures.  

 

Sec XX-XX11 – Snow Management 

 

a) Development applications should show a realistic location for piling of snow. 

Designated areas should be incorporated into the overall design so that snow 

management does not reduce the number of available parking spaces in the 

development.  

 

Sec XX-XX12 – Parcel Division for Diverse Title or Other Financial Condition 

 

a) Following or concurrent with an application for site plan approval, a developer 

may seek subdivision approval to divide a development into two or more lots for 

financial or diverse ownership/title purposes, so long as the following conditions 

are satisfied: 

 

1. There shall be no more than five lots created with the proposed subdivision. 

 

2. All buildings, parking lots, amenities, and utilities will be accessible via a 

system of cross access easement and agreements to be provided by the 

developer(s). 

 

3. The developer agrees that each affiliated owner of a subdivided lot shall enter 

into a property management agreement with a single company, which comply 

and shall be responsible for the continued maintenance of all buildings and 

grounds collectively. All such property management agreements may not be 

terminated or assigned without express consent of the township during the 

minimum 30-year period of controls. 

 

4. All building exterior grounds must maintain a common unified appearance 

with no new development signs permitted. 

 



 

 

Sec XX-XX13 – Affordable Housing Standards 

 

a) Pursuant to the uniform Housing Affordability Controls the affordable units shall 

be restricted eligible very low, low, and moderate oncome households for a 

minimum of 30-years from the date of their initial occupancy (“Deed restriction 

period). 

 

b) Affordable units per income category: 

 

1. At least 13% of the affordable units shall be affordable to very low-income 

households, defined as those households earning 30% or less of the regional 

median income 

 

2. At least 37% of the affordable units shall be affordable to low-income 

households, defined as those households earning between 30% and 50% of the 

regional median income 

 

3. Up to 50% of the affordable units may be affordable to moderate income 

households, defined as those households earning between 50% and 80% of the 

regional median income.  

 

c) All rental affordable units shall comply with the UHAC regulations with regard to 

the pricing of rents associated with very low, low, and moderate income units 

pursuant to NJAC 5:80-26.3(d) (with one exception that very-low income units 

shall be provided for households at 30 % or less of the median income pursuant to 

NJAC 5:80-26.12.) 

 

d) The affordable units shall comply with the phasing of market housing and 

affordable housing pursuant to NJAC 5:93-5.6(d), and it is in accordance with the 

following schedule: 

Minimum Percentage of Low- and 

Moderate-Income Units Completed 

Percentage of Market Rate Housing 

Units Completed 

0 25 

10 25+1 

50 50 

75 75 

100 90 

 100 

 

e) The affordable units shall comply with the UHAC bedroom distribution 

requirements NJAC 5:80-26.3(b) as follows 

 

1. The combined number of efficiency and one-bedroom units is no greater than 

20% of the total low- and moderate-income units 

 

2. At least 30% of all low- and moderate-income units are two-bedroom units 



 

 

 

3. At least 20% of all low- and moderate-income units are three-bedroom units 

 

4. The remainder, if any, may be allocated to the discretion of the developer and 

two- and three-bedroom units.  

 

f) The affordable units shall be reasonably dispersed throughout the development 

 

g) The affordable units shall utilize the same heating source as the market units 

within the development 

 

h) The cost of amenities shall be included within the maximum housing fees 

permitted by the UHAC regulations 

 

i) The developer shall contract with and experienced administrative agent as per the 

UHAC regulations (NJAC 5:80-26.14 

 

j) The affordable units shall comply with the UHAC regulations with regards to 

affirmative marketing per NJAC 5:80-26.15. 
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The purpose of this Plan is to address and implement a component of 
the Township’s affordable housing obligation by creating a municipally 
sponsored, 100 percent affordable age-restricted development.   The 
sub-district measures 7.95 acres of the parcel and is located in close 
proximity to the intersection of Black Horse Lane and Henderson Road. 
This 7.95-acre area is referred to as the ‘Affordable Housing III (AH-III) 
Zone’ and/or ‘Plan Area’ throughout this Plan.  This Plan sets forth goals 
and objectives and provides land use regulations, design controls and 
implementation procedures for the orderly development of the AH-III 
Zone. 
This is a non-condemnation plan. As a non-condemnation redevelopment 
zone, the municipality may not use the power of eminent domain to 
acquire any property within this Redevelopment Area.

1

1.0 INTRODUCTION

On March 22, 2022, the South Brunswick Township Council, by 
Resolution 2022-133, designated the area of Black Horse Lane as a 
non-condemnation redevelopment area in accordance with the Local 
Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq.
This Plan entitled as the Henderson Road Redevelopment Plan (herein 
referred to as the “Plan Area”) provides for the redevelopment of a parcel 
identified as Block 90.04, Lot 12.012, located within the Black Horse 
Lane Redevelopment Area and is illustrated in the aerial map on page 
2.  The property, also known as Block 90.04, Lot 12.012, measures 7.95 
acres of land and located close to the intersection of Black Horse Lane 
and Henderson Road.

The Black Horse Lane Redevelopment Area contains the following 39 
parcels and still remains valid and in effect:
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MAP 01: HENDERSON REDEVELOPMENT AREA 
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2.0 DISTRICT OVERVIEW

2.1.	 BOUNDARY

The Black Horse Lane Redevelopment Area is located close to the 
intersection of Henderson Road and Black Horse Lane.  

2.2.	 EXISTING ZONING

The subject property is located fully within the Township’s R-2, Single-
family/Cluster Zone.  See Map 02 for zoning.

2.3.	 LAND USE

The subject property is currently vacant. The property is across the street 
from Henderson Square Apartments, which is a recently constructed 
development. An example of surrounding development includes South 
Brunswick Country Club, residential communities of varying densities, 
as well as smaller neighborhoods around the Plan Area that are currently 
vacant land and/or residential developments. The lands that surround 
the Plan Area are currently vacant and/or residential dwellings.
The area encompasses 7.95 acres of land of which significant portions of 
land are encumbered by wetlands and its transition area, flood hazard 
area and riparian buffers. See Map 03 and  04 for constraints and National 
Flood Hazard Layer (NFHL) Map on page 7 and 8, respectively. 

2.4.	 CONNECTIVITY

The Plan Area is located less than half a mile from New Jersey State 
Highway Route 1 (NJSH Route 1). The Plan Area has direct access to 
Henderson Road. The site is located approximately 1.5 miles from the 
M1 bus stop along US Highway 130. The M1 bus service is Operated by 
Middlesex County Area Transit (MCAT) which connects to NJ Transit’s 
New Brunswick train station.
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MAP 02: ZONING MAP



MAP 03: CONSTRAINTS MAP
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MAP 04: NFHL MAP
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3.0 THE REDEVELOPMENT PLAN

3.1.	 PURPOSE

The Plan Area creates a separate zone, referred to as the Affordable 
Housing III Zone (AH-III), comprised of 7.95 acres of the parcel, 
identified as Block 90.04, Lot 12.012. This Plan serves as a guide for 
the development and redevelopment within the AH-III Sub-district. 
Significant portion of the site is encumbered with environmental 
constraints and will be preserved. See constraints map on page XX.
The Plan Amendment is based on leveraging the area assets to create a 
successful municipally sponsored, 100% affordable age-restricted rental 
housing option that will set a precedent for smart growth development. 

The AH-III zone is located less than 1.5 miles from the MCAT bus stop 
and is easily accessed by road via US Highway 1 and Route 130.  The 
zone is located within the sewer service area and has water and sanitary 
sewer available within the Henderson Road right-of-way. The site will 
be serviced by public sewer and water. Overall, the zone meets the site 
suitability criteria for affordable housing as set forth in N.J.A.C. 5:97-
3.13. by the New Jersey Council on Affordable Housing (COAH). 
The Plan’s main goals are consistent with the State Development and 
Redevelopment Plan (SDRP) and adhere to the general goals and 
objectives of the various Elements of the Township’s Master Plan, 
especially the Housing Element and Fair Share Plan.

This Plan sets forth a framework for design standards and statutory 
guidelines that will enhance and improve the subject property. The 
zoning and design standards in this plan shall create an overlay to the 
Township’s current zoning and be consistent with the Land Development 
Ordinance, procedures, site plan review regulations and zoning 
ordinance where applicable.

3.2.	 GOALS OF THE PLAN 

	 1.  To provide for housing options and quality affordable housing 	
	 households with low and moderate income, military veterans, 	

	 disabled households and elderly.

	 2.  To achieve sustainable economic redevelopment of the 		
	 property, while minimizing creating a site for realistic 		
	 development of affordable housing for the Township.

	 3. To develop vacant parcels and make the property more 		
	 productive.

3.3.	 OBJECTIVES OF THE PLAN 

1.  Provide age-restricted rental dwellings that will be affordable 	
	 to people in need.

2.  Provide an economic development strategy for improvement 	
	 of the property for residential purposes while minimizing the 	
	 impact of the development on the Township’s public resources.

3.  Provide adequate open space and recreational amenities.

4.  Provide adequate off-street parking and public utilities; and,

5.  Create land use and design standards that will guide and 		
	 encourage quality residential development.

6.  Preserve environmentally sensitive lands.

3.4.	 PROPOSED LAND USE PLAN

Bulk requirements and design criteria specific to the Affordable Housing 
III (AH-III) zone shall be as indicated below. The AH-III map is on 
page 10. These requirements shall remain an overlay. The underlying 
zone shall remain R-2. Any design criteria not specifically discussed 
herein shall be governed by the Land Development Ordinance and the 
Residential Site Improvement Standards as applicable: 
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MAP 05: AFFORDABLE HOUSING III ZONE MAP
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[1]	 PERMITTED USES 
The use permitted in the AH-III zone shall be multifamily, for-rent 
residential use containing 1-bedroom and 2-bedroom, affordable to 
very-low-income, low-income and moderate-income age-restricted 
households, in accordance with state standards, including the Uniform 
Housing Affordability Control (hereinafter “UHAC”).

[2]	 ACCESSORY USES
A storage building, community room, library, fitness and/or other 
such recreational facilities associated with the residential uses, parking, 
and other uses are permitted as accessory uses provided these uses are 
customarily incidental to the principal use.

[3]	 PERMITTED DENSITY 
The maximum residential density shall not exceed 16 dwelling units per 
gross acre, including wetlands and open space.

[4]	 BULK REQUIREMENTS
The AH-III zone shall comply with the following Area, Setback, Height 
and Yard requirements:

[5]	 REQUIRED CONDITIONS

a. General
1.  There should be no more than one principal building. Permitted 	

	 accessory uses must be located within the building footprint, 	
	 except for a building used for storage of lawn and landscape 	
	 equipment. 

2.	 A separate accessory building shall not exceed five (5) percent of 	
	 the building coverage.

3.	 There shall be a mix of bedroom types within the residential 	
	 buildings based on UHAC regulations for age restricted units. 

b.  Parking
1.	 Parking spaces shall be provided at 1.1 space per dwelling unit.
2.	 Off-street parking requirements shall comply with Section 62-	

	 1058 of the zoning ordinance. 
3.	 Off-street parking areas shall be located within the rear and 		

	 side yard and may not be located within the required front yard 	
	 setback.

4.	 No off-street parking area shall be located closer than five (5) feet 	
	 to any rear and side lot line. 

5.	 A sight triangle easement or deed restriction shall be provided 	
	 at each location where a site entrance or parking lot driveway 	
	 intersects with a road right-of-way (R.O.W.).

6.	 The off-street parking area shall be effectively screened on 		
	 every side by a fence or landscaping, including a landscaped 	
	 berm when the property abuts a developable portion of 		
	 the neighboring property. Where a parking area abuts an area 	
	 with environmental constraints, this requirement may be waived. 

7.	 There shall be bollards or landscaped planters in front of 		
	 handicapped accessible parking stalls that directly abut a sidewalk.

c.  Signage. Signage requirements shall comply with Section 62-1059 of    
the zoning ordinance.

d.  Refuse Area Outdoor storage and trash enclosures shall be permitted 
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in any of  the yards except for the front yard.  Such areas shall be screened      
by  landscaping and a six-foot high wall or wood fence. The wall shall  be  
made of materials the same as, or substantially consistent in appearance 
with, the rear facade of the building.

[6]	 DESIGN STANDARDS

a.  Landscaping and buffer
1.	 A landscape strip at least 10 feet in depth shall be located between 

the parking lot and adjacent property or the abutting road R.O.W. and 
shall be planted with shrubs and/or trees to obscure view of the parking 
lot.

2.	 All areas not occupied by buildings, pavement, sidewalk or other 
non-permeable surface materials shall be landscaped or maintained in a 
natural/wooded state.

b.  Architecture
1.	 The front facade shall 

be designed to avoid straight, 
unbroken lines, which may 
be accomplished by the use of 
projections or recesses and/or 
finishes to enhance building appeal 
as viewed from the street. 

2.	 Structures should 
be designed to encourage 

architectural variety within an overall framework of design continuity.
3.	 Side and rear yard elevations should receive architectural treatment 

comparable to the front facades.
4.	 The use of the front facades of the buildings shall be oriented as 

reasonably as possible to be parallel to adjoining roads and streets.

c.  Material and texture
1.	 Design emphasis shall be placed on primary building materials 

and details such as varied texture and material around the primary 
entrances; use of columns and framing should be utilized to reinforce 
versatility.

2.	 A variety of materials may be appropriate and utilized for age-

restricted residential buildings. Stone 
or brick masonry, which looks well at 
the base of the building, should be used 
halfway through the first floor to break 
up the height of the building. This can 
vary in size, color, and texture, and 
enable the provision of a decorative 
pattern or band. 

d.	 Lighting
1)	 All parking areas shall be 

adequately lighted to ensure safe 
movement of people and vehicles in 
parking lots and access driveways as 
approved by the Township Planning 
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e.   Street furniture

1)	 Benches, trash receptacles and planters should be provided in 
common sitting areas.

2)	 Bicycle racks should be provided on the property.

f.  Sidewalks  
1)	 Sidewalks, which 

are at least five (5) feet 
wide, shall be integrated 
connecting all parking 
areas throughout the site.

2)	 Sidewalks, which are 
at least five (5) feet wide, 
shall be provided along the 
frontage of the site.

g.  Crosswalks. Crosswalks should be provided where necessary within 
the site for pedestrian safety.

4.0 COMMUNITY FACILITIES

4.1 TRAFFIC AND PUBLIC TRANSPORTATION

The neighborhood is served by New Jersey Transit Bus No. 138 with 
stops in Spotswood, Monroe, Old Bridge, East Brunswick. The nearest 
bus stop to the subject property is about 0.37 miles away and located at 
the intersection of Henderson Road and Texas Road.

Public Utilities
The site is served by public water and sewer, electric, telephone and gas 
utilities.

Community Facilities and other public improvements
Based on this Redevelopment Plan, the zone will require the necessary 
on-site recreational amenities, and so no community facilities will be 
affected by the plan. 

The zone is located close to the intersection of Henderson Road and Black 
Horse Lane, which is an improved street. The existing water system is an 
improved street. Sanitary sewer and water are available within the area. 

Any public street improvements required are anticipated to be routine 
improvements associated with site plan approval for development of the 
site.

4.2 EVALUATION OF SITES FOR AFFORDABLE HOUSING 
PRODUCTION

Pursuant to N.J.A.C. 5:97-3.13, all sites considered for the production of 
affordable housing shall be evaluated by determining whether the sites 
were available, approvable, developable and suitable.  The New Jersey 
Council on Affordable Housing (COAH) site suitability criteria, which 
is provided below, was applied to the evaluation of the sub-district/plan 
area before being included in the Housing Element and Fair Share Plan 
(HEFSP).

Board. No lights shall be higher than 18 feet. 
2)	 Site lighting shall comply with Township’s Ordinance.
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The site suitability criteria are as follows: Sites designated to produce 
affordable housing shall be available, approvable, developable and 
suitable, according to the following criteria:

(a)	 The site has a clear title and is free of encumbrances which 
preclude development of affordable housing;
(b)	 The site is adjacent to compatible land uses and has access to 
appropriate streets;
(c)	 Adequate sewer and water capacity, as defined under N.J.A.C. 
5:97-1.4, shall be available to the site or the site is subject to a durational 
adjustment pursuant to N.J.A.C. 5:97-5.4; and
(d)	 The site can be developed consistent with the Residential Site 
Improvement Standards, N.J.A.C. 5:21, where applicable. Deviations 
from those standards are to be done in accordance with N.J.A.C. 5:21-
3.

The site meets all the above criteria.   The parcel within the AH-III zone 
has clear title and is free of encumbrances which preclude development 
of affordable housing.  

The property will be acquired by the Township of South Brunswick 
for the creation of a municipally sponsored, 100% affordable housing 
development.  The site is adjacent to compatible land uses and has 
access to appropriate streets.  Adequate sewer and water capacity is 
available, and the site is located in a sewer service area.  The site can be 
developed in accordance with R.S.I.S.  

4.3 COMPATIBILITY WITH STATE AND LOCAL PLAN

The New Jersey State Development and Redevelopment Plan

The State Planning Commission adopted the State Development and 
Redevelopment Plan (SDRP) on March 1, 2001. The SDRP is the State’s 
Strategic Plan intended to undergo a periodic crossroads acceptance 
process with municipalities. The SDRP’s goal is to create the most 
effective and efficient places where effective and efficient places have 
been identified. The SDRP is intended to provide additional local 

conditions and zoning. The State Planning Commission has a State 
Strategic Plan for accordance with the November 2004 COAH Adopted 
State Fair Share Plan, as part of the process.

The SDRP contains a number of goals and objectives regarding the future 
development and redevelopment of New Jersey. The primary objective 
of the SDRP is to guide development to areas where infrastructure is 
available. The overall goal of the SDRP as stated in the SDRP shall be “to 
encourage development in areas that have appropriate infrastructure, 
and guide development away from areas that should be prevented, 
including the Black Horse Lane Redevelopment Area.”
According to the SDRP, the entire Redevelopment Area falls within the 
State Planning Area 2: Suburban Planning Area 2.  See Map on Page 15.

According to the SDRP, some of the goals for the Metropolitan 
Planning Area and Suburban Planning Area 2 are “to provide adequate 
housing at a reasonable cost through public/private partnerships that 
create and maintain a broad choice of attractive, affordable, ecologically 
designed housing, particularly for those most in need and to conserve 
the state’s natural resources and systems as capital assets of the public 
by promoting ecologically sound development and redevelopment in 
the Metropolitan and Suburban Planning Areas.” This Plan is consistent 
with the State Plan.

County Master Plan 

The Plan has no direct impact on a county route; and so, Middlesex 
County Planning Board approval will not be required.

Master Plan

In 2023, the South Brunswick Township Planning Board prepared the 
last comprehensive Master Plan, which was re-examined in 2007, 2013, 
2014, and 2018. One of the long-term goals of the Township’s Master 
Plan has been to “Provide for a variety of housing choices through the 
implementation of South Brunswick’s affordable housing obligation.” 
The Henderson Road Redevelopment Plan is consistent with this goal 
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