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Section 1. Introduction:

This Redevelopment Plan (“Plan”) shall serve as the 
planning framework for the orderly development 
of the Redevelopment Plan Area (“Plan Area”) 
which is an approximately 14.04 acre piece of land 
consisting of Lots 3, 4, 5, 6, 7.01, 7.02, 7.03, 7.04, 
and 7.05 located in Block 126 as shown on the 
official Tax Map of the Township of Bordentown.  
The Plan Area (Figure 1) is located at the 
intersection of Dunn’s Mill Road and Hedding Road 
just north of Rising Sun Road.

The Plan Area is part of a large portion of the 
Township designated by the Township Committee 
via resolution 2018-295-15 as an “Area in Need of 
Rehabilitation” in accordance with the provisions 
set forth in the Local Redevelopment and Housing 
Law (“LRHL”) N.J.S.A 40A:12A-14.  This plan shall 
be implemented in accordance with N.J.S.A 
40A:12A-15 of the LRHL which allows for the 
adoption of a redevelopment plan for an area in 
need of rehabilitation and the use of all the powers 
available to effectuate such as development plan 
with the exception that the use of eminent domain 
powers shall be prohibited.

The overall goal of this Plan is to provide a planning 
framework for the Plan Area which effectuates 
the Township’s goals and objectives found within 
the Township Master Plan and other planning 
documents.

Figure 1: (above)  Bordentown CrossRoads Redevelopment Plan Area Boundaries
Section 2.  Statutory Requirements

The Redevelopment Plan is a formal planning document for the Redevelopment 
Area. According to the Local Redevelopment and Housing Law (N.J.S.A 40A:12A-7), 
the Redevelopment Plan shall include an outline for the planning, development, 
redevelopment or rehabilitation of the project area sufficient to indicate:

A. 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;

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

D. An identification of any property within the 
redevelopment area proposed to be acquired in 
accordance with the redevelopment plan;

E. Any significant relationship of the redevelopment plan to: 

1. The master plans of contiguous municipalities;  

2. The master plan of the County in which the 
municipality is located; and        

3. The State Development and Redevelopment Plan 
adopted pursuant to the “State Planning Act”  PL 
1985, C.398 (C52:18A-196 et al.)

F. 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 the implementation of the 
redevelopment plan, whether as a result of subsidies or 
market conditions listed by affordability level, number of 
bedrooms, and tenure.

G. A plan for the provision, through new construction or 
substantial rehabilitation of one comparable, affordable 
replacement housing unit for each affordable housing 

Section 2.  Statutory Requirements (continued)
units 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.

H. Proposed locations for public electric vehicle charging infrastructure 
within the project area in a manner that appropriately connects 
with an essential public charging network.

Section 3. Site Description

The Plan Area is located in the southern portion of the Township 
bounded by Dunn’s Mill Road to the north; Hedding Road to the east; 
and the Bordentown Bypass to the west.  The Plan Area is comprised of 
nine (9) parcels in Block 126 predominantly used as pre-existing legal 
nonconforming single family dwellings with the exception of one lot (7.01) 
which housed the former Scottish Rite Valley of Central Jersey.

3.1  Existing Conditions

A. Area Context
The existing buildings located within and around the Plan Area were 
constructed in varying years between 1905 and 2004, according 
to the data found in the Burlington County Property Assessment 
Search Hub.

The Plan Area is surrounded by an NJDOT Maintenance Yard to the 
North; a 208,000 sf warehouse/distribution center to the west; 
pre-existing single family residential to the south; and pre-existing 
single family residential and an industrial trailer repair operation to 
the east.  The Plan Area is in close proximity to US Highway 130; US 
Highway 206; I-295 and I-95 NJ Turnpike.
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B.   Existing Zoning Controls
       The existing underlying zoning for the properties located in the Plan Area at the time of the adoption of this Plan is GC-I:      
       General Commercial as shown in Figure 2.  The standards set forth in this Plan shall supersede those found in the Township  
       Land Development Ordinance (“LDO”) unless otherwise noted.

Figure 2: (above)  Existing Zoning Districts In the Vicinity of the Plan Area
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Section 4. Redevelopment Goals and Objectives

The goals and objectives of the Bordentown CrossRoads 
Redevelopment Plan are as follows:

• Provide for the orderly development of the parcels in the 
Plan Area using the redevelopment powers set forth in 
the LRHL allowing for additional performance standards to 
be put in place otherwise not available under traditional 
zoning methods to help mitigate external effects on the 
surrounding area which would not be regularly available.

• Creation of economic opportunity
• Utilize the existing access to the Regional Highway Network 

to help stimulate economic investment in the Area
• Creation of new jobs within the Township

Section 5. Relationship of the Plan to the Township 
Land Development Regulations

The Bordentown CrossRoads Redevelopment Area shall be 
redeveloped in accordance with the regulations set forth in this 
Plan.  This Plan supersedes the provisions of the Township Land 
Development Ordinance except where the Plan is silent or as 
otherwise noted in this Plan.  The provisions of the LDO shall 
prevail in the event the Plan is silent on a regulation.

No deviations shall be granted which would require the Planning 
Board to grant a "d" variance pursuant to N.J.S.A 40:55D-70d.  The 
necessity for such relief shall require an amendment to the Plan 
by the Township Committee in accordance with the procedures 
set forth in Section 7 of this Plan.  The Planning Board may grant 
deviations which require bulk "c" variance relief pursuant to 
N.J.S.A 40:55D-70c.  

The Planning Board may grant exceptions and/or waivers from design 
standards set forth in this Plan and in Section 25.500 et seq. of the LDO.  
These exceptions may be granted as may be reasonable and within the 
general purpose and intent of the provisions for site plan review and 
approval within this Plan. The Board may grant exceptions or waivers 
if it is determined the literal enforcement of one or more provisions 
of the Plan is impracticable or would exact undue hardship because of 
peculiar conditions pertaining to the site. 

The final adoption of this Plan shall constitute an amendment to the 
Official Zoning Map of the Township of Bordentown and the Township 
LDO. The Zoning Map shall be amended upon adoption to include the 
Bordentown CrossRoads Redevelopment Plan as an overlay area. The 
Bordentown Township Committee shall act as the Redevelopment 
Agency responsible for the execution of this Plan.  
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Section 6.  Bordentown CrossRoads Redevelopment Plan Area Development Regulations

6.1  Definitions
        See Appendix 'A'

6.2  Permitted Uses
The following uses shall be principally permitted within the Bordentown CrossRoads Redevelopment Plan Area.  Any uses not specifically 
permitted shall be deemed prohibited.

A. Wholesale Distribution Centers and Warehouses no larger than 190,000 sf in gross floor area

B. Professional, Medical, and General office uses

C. Research and Development offices and laboratories

D. General business and sales offices

E. Film and Digital Media Production

6.3  Accessory Uses & Structures

A. Uses and structures that are clearly subordinate and incidental to the principally permitted use, including, but not limited to, 
guard houses, outdoor employees' recreation/"break" areas.  Accessory structures/uses shall not be located in the Hedding Road 
front yard area. 

6.4  On-Site Parking and Loading
A. On-Site Parking and Loading shall be provided in accordance with Section 25.508 of the Township Land Development Ordinance.
B. All development applications subject the regulations found herein shall--in an effort to reduce the amount of impervious surface 

on the site--bank at least twenty percent (20%) of the proposed passenger vehicle parking shown on the approved site plan 
until those spaces are requested by a Tenant to be made available, at which time the Redeveloper will so advise the Director of 
Community Development, who shall work in good faith with the Redeveloper to facilitate a solution to the Tenant's needs.  The 
Redeveloper shall provide the Director of Community Development with the Tenant's stated need for said parking following which 
permission shall be granted within thirty (30) calendar days; and if not, the Director shall provide Redeveloper reasoning for same.

C. Electric Vehicle Parking:  All required electric vehicle parking shall be installed in accordance with Section 25.1400 of the Township 
Land Development Ordinance.
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6.5 Bulk Requirements:
The principal building bulk requirements for the plan area are as shown in 
Figure 3 (right).

A. Building Height shall be measured from the average finished grade 
to the highest point of the roof surface, exclusive of parapets, 
HVAC equipment, solar photo-voltaic arrays, and other rooftop 
appurtenances which shall be exempt from the calculation of 
building height so long as appropriate screening methods are in 
place and such items do not exceed 60-inches above the highest 
point of the roof surface.

B. The bulk requirements for all accessory uses/structures shall be in 
accordance with the standards set forth in Section 25.409 of the 
Land Development Ordinance except as exempted in Section 6.3.A of 
this plan.

6.6 Circulation and Traffic
A. A maximum of one (1) curb cut is allow per frontage.
B. The Bordentown ByPass (aka "connector road") was constructed 

to provided efficient and enhanced access for truck and oversized 
vehicle traffic to the southern part of the Township as expressed in 
the 2013 amendment to the Circulation master plan element. 

Figure 3: Bulk Requirements for the Bordentown CrossRoads 
Redevelopment Plan Area

It is the intention of this plan that all truck and oversized vehicle traffic shall only utilize the Bordentown ByPass to access the 
redevelopment plan Area. The exact location of the proposed access point shall be subject to an executed easement agreement 
between the Township and designated redeveloper, which shall include a metes and bounds description.  Said easement shall be 
shown on any and all site plan documents submitted as part of any development application.  All ingress/egress points on Dunn’s 
Mill Road and Hedding Road shall be for passenger vehicles only.  No truck traffic shall be allowed on Dunn’s Mill Road to the 
east of the Bordentown Bypass and on Hedding Road between Dunn’s Mill Road and Rising Sun Road.  UPS, FedEx, Amazon and 
similar delivery panel trucks are exempted from this limitation.

C. A traffic impact statement developed in accordance with Section 25.804.D of the LDO and Section 7 of this plan shall be 
submitted with any application for redevelopment within the Plan Area.

D. A grass paver fire access no less than 24 feet in width shall be provided to allow for full circulation around the building for 
emergency access vehicles only.

E. Any proposed gates shall be located on-site to allow for appropriate queuing of vehicles.
F. Vehicular access to parking areas should be designed to minimize any potential conflicts with pedestrian circulation.
G. Any redeveloper developing in accordance with this Plan and the regulations found herein shall provide a sidewalk of at least 

5-feet in width along the Dunn's Mill Road and Hedding Road frontages as depicted in Figure 4.
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Figure 4: Pedestrian Sidewalk Improvements

THIS SPACE IS INTENTIONALLY LEFT BLANK
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6.7 Landscaping and Buffering

Integrated landscaping which incorporates various elements of site design which aims to preserve and enhance the identity of the site 
while increasing its aesthetic appeal  shall be provided as part of all development in the Plan Area.

All applications for development within the Bordentown CrossRoads Redevelopment Plan Area shall include a fully designed landscaping 
plan as part of the submission.  The landscaping plan shall be prepared by a professional licensed by the State of New Jersey and 
authorized by law to prepare the landscape plan shall be submitted with each site plan application. The plan shall identify existing trees to 
remain and proposed trees, shrubs, ground cover, natural features such as rock outcroppings, and other landscaping elements. The plans 
should show where they are or will be located and planting and/or construction details. When existing natural growth is proposed to 
remain, the applicant shall include in the plans the proposed methods to protect existing trees and growth during and after construction. 

Landscaping shall include any combination of plant materials such as trees, shrubs, ground cover, perennials, and annuals and other 
materials such as rocks, water, sculpture, art, walls, and fences.  The provisions contained within Section 6.7 shall supersede the 
landscaping requirements set forth in §25.506 and 508 of the LDO.

A. Site Protection and General Requirements

1. Topsoil preservation. Topsoil moved during the course of construction shall be redistributed on all regarded surfaces so as 
to provide at least six inches of even cover to all distributed areas of the development and shall be stabilized by seeding or 
planting. 

2. Removal of debris. All stumps and other tree parts, litter, brush, weeds, excess or scrap building materials, or other debris shall 
be removed from the site and disposed of in accordance with the law. No tree stumps, portions of tree trunks or limbs shall be 
buried anywhere in the development. All dead or dying trees, standing or fallen, shall be removed from the site. If trees and 
limbs are reduced to chips they may, subject to approval of the municipal engineer, be used as mulch in landscaped areas. 

3. Protection of existing plantings. A diligent effort should be made to save fine specimens (because of size or relative rarity). No 
material or temporary soil deposits shall be placed within four feet of shrubs or 10 feet of trees designated to be retained on 
the preliminary and/or final plan. Protective barriers or tree wells shall be installed around each plant and/or group of plants 
that are to remain on the site. Barriers shall not be supported by the plants they are protecting, but shall be self-supporting. 
They shall be a minimum of four feet high and constructed of a durable material that will last until construction is completed. 
Snow fences and slit fences are examples of acceptable barriers. 

4. Slope plantings. Landscaping of the area of all cuts and fills and/or terraces shall be sufficient to prevent erosion, and all 
roadway slopes steeper than one foot vertically to three feet horizontally shall be planted with ground covers appropriate for 
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the purpose and soil conditions, water availability and environment. 
5. Tree protection. The purpose of this section is to establish protective regulations for trees within the Township of Bordentown 

in order to control problems of flooding, soil erosion, air and noise pollution; to protect the public health, safety, and welfare of 
the citizenry of the Township; and to promote quality development in the Township. The intent of this section is to encourage the 
protection of the greatest number of trees and of large specimen trees throughout the Township. The following standards should 
be utilized:
a. Definitions.

  
  DISTURBANCE ZONE 
  That portion of a lot covered by existing or proposed buildings, structures, or improvements and within a certain distance  
  around them as noted below:

i. House or building: 15 feet (around all sides). 
ii. Detached garage: eight feet. 
iii. Pool: 12 feet. 
iv. Driveway/Sidewalk: five feet. 
v. Septic fields: 10 feet. 
vi. Underground utility: five feet. 
vii. Paved parking/drive aisle: five feet. 
viii. Shed: five feet. 
ix. Patio/Deck: eight feet. 
x. Improvement (other): five feet. 

  SPECIMEN TREE 
  Any tree with a diameter of 18 inches and greater, regardless of genus and species.

  TREE-PROTECTION ZONE 
  That portion of a lot outside of the Disturbance Zone.

  TREE REMOVAL 
  The cutting down of a tree, the transplanting of a tree to a site other than that under development, or the infliction of   
  damage to a tree that is of such severity as to show evidence within a period of two years of irreparable harm leading to the  
  ultimate death of a tree. Examples of serious damage include, but are not limited to: damage inflicted to the root system by  
  machinery, storage of materials, and soil compaction; changing the natural grade above or below the root system and around  
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  the trunk; damage inflicted on the tree permitting fungus infection or past infestation; excessive pruning; excessive thinning;  
  paving with concrete, asphalt, or other impervious material within proximity as to be harmful to the tree.

b. Tree-protection-management plan. A Tree-Protection-Management Plan must be submitted at the time of site plan or 
subdivision application, pursuant to this Chapter, if there are one or more live trees proposed to be cut or removed from the 
property. A Tree-Protection-Management Plan shall contain the following information on a plot plan:
i. Location of all existing or proposed buildings, driveways, grading, septic fields, easements, underground utility lines, 

rights-of-way, and other improvements. 
ii. Location of existing natural features, including wooded areas, water courses, wetlands, and floodplains. 
iii. The limits of the tree-protection zone. 
iv. Location of all existing live trees, with trunk diameters eight inches or greater, measured 4 1/2 feet above ground level. 

Each tree shall be noted by its species, size, and general health condition.
v. Whenever possible, the actual canopy spread shall be shown. If it must be estimated, the canopy shall equal 1 1/2 feet 

of diameter per one inch of trunk diameter. If the trees to be preserved are part of the wooded area, only the outermost 
canopy line need be shown, unless disturbance is proposed, then individual trees located within 50 feet of the proposed 
edge of the woodland shall be shown.

vi. Each tree, or mass of trees, to be removed or transplanted shall be clearly marked. 
vii. A chart tabulating the diameter inches being removed, the required compensatory trees. 
viii. Specifications for the removal of existing trees and for the protection of existing trees to be preserved, including detail(s) 

of the tree-protection fencing, as required.
B. Compensatory planting

1. In the event that preservation of existing trees within the tree-protection zone is impossible and/or relocation of improvements 
impractical, then compensatory planting shall be required for each live tree within the protection zone, and each specimen tree 
anywhere on the site in accordance with §25.506

C. Street trees

1. Street trees shall be installed along all frontages in accordance with the approved landscape plan. The trees shall be installed 
between the curb, or roadway in the absence of a curb, and sidewalk when a grass area of at least six feet in width is provided. 
If the distance between the curb/roadway and sidewalk is less than six feet, the street trees shall be installed five feet behind 
the sidewalk. When curbs and sidewalks are not provided or proposed, the street trees shall be setback eight feet from the edge 
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of paving. Trees shall either be massed at critical points or spaced evenly along the street, or both. When trees are planted at 
predetermined intervals along streets, spacing shall depend on tree size, as follows:

a. Tree Size (in feet)  Planting Interval (in feet) 
  Large Trees (40+)  40—50
  Medium Trees (30-40)  35—40
  Small Trees (to 30)  25—35

2. When the spacing interval exceeds 40 feet, small ornamental trees can be spaced between the larger trees. If a street canopy 
effect is desired, trees may be planted closer together, following the recommendation of a certified landscape architect. The 
trees shall be planted so as not to interfere with utilities, roadways, sidewalks, sight easements, or street lights. Tree location, 
landscaping design, and spacing plan shall be approved by the Planning Board as part of the landscape plan.

3. Tree type. Tree type may vary depending on overall effect desired, but as a general rule, all trees shall be the same kind on a 
street, except to achieve special effects. Street trees shall be selected from the list found in Table 1 or a suitable replacement 
agreeable to the Boards Landscape Architect.  All trees shall have a minimum caliper classification of three inches and they shall 
be nursery grown, of substantially uniform size and shape, and have straight trunks. Trees shall be properly planted and staked 
and provision made by the applicant for regular watering and maintenance until they are established. Dead or dying trees shall 
be replaced by the applicant during the next planting season.

D. Buffering and General Planting Requirements
1. A mixture of evergreen trees are to provided throughout the site - i.e. Douglas fir; Cedar; Leyland Cypress; American Hollies; etc.  

Fifty percent (50%) of all evergreen trees and 100% of all deciduous trees shall be native species.
2. A mixture of evergreen and deciduous plantings shall be provided along all street frontages.  Bio-retention basin plantings should 

be provided utilizing NJDEP guidelines for planting within bio-retention basins.
3. Only nursery-grown plant materials shall be acceptable; and all trees, shrubs, and ground covers shall be planted according to 

accepted horticultural standards. Dead or dying plants shall be replaced by the developer during the following planting season. 
4. Evergreen buffer trees shall be installed at a minimum of ten (10) feet in height.
5. Drip irrigation shall be provided for a minimum of 2-years for all street frontage plantings and the buffer adjacent to Lot 8.
6. All berms shall be built with a maximum of 3:1 slope (horizontal to vertical).
7. Shade trees installed adjacent to the building shall be a minimum of 3 caliper inches at the time of planting.
8. A mixture of evergreen and deciduous trees shall be planted adjacent to the building wall parallel to Dunn's Mill Road to provide 

a year round buffer.
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9. Landscaping/Buffer Requirements for property line adjoining Lot 8:
a. A buffer with a setback of no less than 175 feet measured from the outer wall to the property line shall be provided for any 

common property line maintained with a residential use.
b. The buffer shall be landscaped using a combination of earthen berms, deciduous trees and evergreen trees.
c. Earthen berms shall have a maximum slope of 3:1 (horizontal to vertical) with a minimum height of 10 feet.  The berm height 

shall be increased if it is determined by the Board and its professionals after a thorough review of the required visual sight 
line schematic, that the berm needs to be increased in height to satisfactorily screen the southern facade of the building 
from Rising Sun Road.

d. Evergreen trees shall be planted 10 feet on center in a double-staggered row.  
e. Fencing may also be used if reasonably needed by Redeveloper to enhance the buffer subject to discussion first with the 

Planning Board's professionals.
10. Landscaping/Buffer Requirements for Hedding Road frontage:

a. A buffer no less than 50 feet measured inward from the right-of-way line along Hedding Road shall be provided.
b. The buffer shall be landscaped using appropriate street trees, shrubs, and other decorative plantings between the sidewalk 

and retention basin.
c. A mixture of evergreen shrubs planted at an installed minimum height of 30"-36" shall be planted between the parking area 

and the bio-retention basin to provide screening at the time of planting and allow for the plantings. 
d. Landscape islands shall be provided within the parking row adjacent to the building.  These islands shall be 20-feet in width 

and shall be planted with shade trees at a minimum of 3 caliper inches at the time of planting.
e. There shall be at least four (4) landscape islands provided adjacent to the building.  A fifth landscaped island shall be 

provided in the event the "banked" parking is constructed.
11. Landscaping/Buffer Requirements for Bordentown Bypass frontage:

a. A landscaped earthen berm shall be provided between the property line and the parking area of a height varying between 
four to eight feet depending on site constraints. Diligent efforts shall be made to maximize the height of the berm.  A 
combination of fencing, deciduous and evergreen plantings shall be provided to maximize the screening of the loading area. 
All required berms and landscaping shall be located wholly on the applicants property.

b. Earthen berms shall have a maximum slope of 3:1 (horizontal to vertical).
c. The berm shall be landscaped using a combination of deciduous and evergreen trees, shrubs, and decorative plantings.

12. Landscaping/Buffer Requirements for Dunn's Mill Road frontage:
a. A mixture of evergreen and deciduous trees shall be planted adjacent to the building wall.
b. Proposed bio-retention basin shall be landscaped in accordance with NJDEP guidelines for planting within bio-retention 

basins.
c. Street frontage between the sidewalk and bio-retention basin shall be landscaped with appropriate street trees.
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d. Deciduous trees shall be planted on the northerly side of the drive aisle at a minimum of 2 1/2 to 3 inches caliper at time of 
planting.

13. Existing vegetative growth located within existing wetlands buffers shall continue to be maintained and if necessary to fill any   
  visible gaps in screening, shall be bolstered to provide additional screening. 

6.8  Signage

A. The following signage shall be permitted in the Bordentown CrossRoads Redevelopment Plan Area:
1. Facade Signage:

a. Maximum Number of Facade Signs: One (1) facade sign per frontage.  An additional facade sign shall be permissible if a 
second tenant is secured.  The maximum sign area shall apply cumulatively to all proposed signage per facade.

b. Maximum Sign Area:  15% of the facade area
c. Internally Illuminated signage shall be permitted in accordance with 25:514.E.5.  Facade signage on the Hedding Road 

frontage shall not be illuminated.
2.  Monument Signage:

a. Maximum Number of Monument Signs: Three (3) (one along each road frontage)
b. Maximum Size: 48 square feet
c. Maximum Height: 6 feet
d. Setback:  Shall be setback at least 10 feet from the property lines fronting on Hedding Road and Dunn's Mill Road. One (1) 

monument sign may be permissible within the Bordentown Bypass right-of-way subject to approval from the Bordentown 
Township Committee.

e. Monument signs shall be mounted so that the bottom of the sign is at least 18 inches above ground level.  The base of the 
sign is not calculated in the size of the sign itself.

f. Internally Illuminated monument signage shall be prohibited.  Any proposed illumination shall be via ground lighting.
3.  Site Circulation Signage

a. The applicant shall provide a minimum of three (3) on-site traffic control signs demonstrating that Dunn’s Mill Road to the 
east of the Bordentown Bypass has a 4-ton weight restriction and right turns are prohibited. Such signage shall be located 
on-site; at the ingress/egress point/ and in the Township right-of-way along the Bordentown Bypass.  Signage shall be no 
larger than 8 sf.

b. The Redeveloper shall provide the Township with additional 4-ton weight restriction and right turn prohibition signage for 
the placement within the Township right-of-way.

c. The applicant may provide internal circulation signage not to exceed 8 sf.
4. All other signage requirements found in 25:514 of the LDO which are silent under this ordinance shall be applicable.  The     

provisions of this plan shall supersede the LDO in the case of any conflicts which may arise. 
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6.9 Lighting
All development applications within the Bordentown 
CrossRoads Redevelopment Area shall comply with the 
standards set forth in Section 25.504 of the LDO along with 
additional standards found herein.  

A. Street lighting supplied by a public utility of a type and 
number deemed necessary based on discussions between 
the Redeveloper and the Planning Board's professionals 
shall be provided in areas directly impacted by any 
development in the Plan Area.  All proposed electric utility 
installations are required to be installed underground, 
including the provision of  underground service for street 
lighting. 

B. All parking areas, walkways, appurtenant passageways, 
loading areas, bikeways and driveways serving the users of 
the site and any potential persons traversing through the 
site shall be adequately illuminated for security and safety 
purposes.  A lighting plan shall be provided which shows 
the following:
1. The location of all proposed lighting fixtures on-site
2. The location of all proposed street lighting to be 

located along any off-site roadway or at any street 
intersection

3. Details on the proposed lighting fixtures
4. Isometric mapping of the proposed lighting intensity 

measured in foot-candles (fc). 
C. All lighting proposed on-site shall be non-glare energy-

efficient fixtures which shall be focused downward or be 
equipped a light shield to prevent light spillage. 

D. The light intensity provided at ground level shall be 
indicated in foot-candles on the submitted lighting plan 
and shall average at least 0.5 foot candles at intersections. 
Refer to Illumination Guidelines found in Section 25.504 

of the Township Land Development Ordinance for other areas to be 
illuminated. 

E. Lighting on the Dunn's Mill and Hedding Road frontages shall be 
provided by fixtures with a mounting height not more than 20 feet or 
the height of the building on the, whichever is less, measured from the 
ground level to the centerline of the light source, spaced a distance not 
to exceed five times the mounting height.  Lighting in the Bordentown 
Bypass frontage shall be provided by fixtures with a mounting height 
not more than 25 feet or the height of the building on the, whichever 
is less, measured from the ground level to the centerline of the light 
source, spaced a distance not to exceed five times the mounting 
height. Lighting fixtures facing Hedding Road shall be equipped with 
glare shields or automatic dimmers.

F. Any outdoor lighting such as building and sidewalk illumination, 
driveways with no adjacent parking, the lighting of signs and 
ornamental lighting, shall be shown on the lighting plan in sufficient 
detail to allow a determination of the effects upon adjacent 
properties, traffic safety and overhead sky glow. The objective of these 
specifications is to minimize 
undesirable off-premises 
effects. No light shall shine into 
windows or onto streets and 
driveways in a manner as to 
interfere with or distract driver 
vision. 

G. The intensity of the light 
sources, the light shielding and 
similar characteristics shall be 
subject to site plan approval. 
Wall mounted fixtures are only 
permitted if directed into a site 
and not positioned towards 
neighboring properties or 
public streets. Photo Credit:  Coolfire Solutions https://www.coolfiresolutions.com/blog/

smart-street-lights/
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6.10 Utilities

A. All public services shall be connected to an approved public 
utilities system where one exists. The developer shall arrange 
with the servicing utility for the underground installation 
of the distribution supply lines and service connections, in 
accordance with the provisions of the applicable standard 
terms and conditions incorporated as part of its tariff, as the 
same are on file with the New Jersey State Board of Public 
Utility Commissioners; provided however, that lots which 
abut existing streets where overhead electric or telephone 
distribution supply lines and service connections have 
heretofore been installed may be supplied with electric and 
telephone service from these overhead lines, but any new 
service connections from the utilities’ overhead lines shall be 
installed underground. In cases where extension of service are 
needed to existing or new buildings in established subdivisions 
or developments, the present method of service may be 
continued. In the case of existing overhead utilities, however, 
should a road widening or an extension of service or any other 
condition occur as a result of the development and necessitate 
the replacement or relocation of the utilities, the developer 
shall cause the replacement or relocation to be underground.
1. Upon submission of preliminary plats or plans for approval, 

the developer shall present a statement of interest, 
setting forth all public utility companies to serve the tract 
and a letter from each company stating that service will 
be available to the development. Any deviation from 
the statement of interest shall render null and void any 
approvals granted by the Township. 

2. Prior to the pre-construction meeting proceeding 
the commencement of construction, the developer 
shall furnish the Administrative Officer a copy of the 

agreements with the applicable public utility companies 
certifying the jurisdiction of the public utility company for 
the particular portion of the Township; indicating agreement 
with the proposed utility installation design; and stating who 
will construct the facility so that service will be available 
prior to occupancy. The form of the agreement(s) shall be 
reviewed and approved by the Township Attorney prior to the 
commencement of construction. 

3. The developer shall provide the Township with four copies of a          
     final “as built” plan showing the installed location of the      
     facilities.  In accordance with the provisions of Section 25:1003 
     D.4, the plan shall be certified by a licensed Professional 
     Engineer. 

B. Easements along property lines or elsewhere for utility installation 
may be required. The easements shall be at least 20 feet wide 
and located in consultation with the companies or Township 
departments concerned and, to the fullest extent possible, shall 
be centered on or adjacent to lot lines. The easement dedication 
shall be expressed on the plat or plan as follows: “Utility right-of-
way easement granted for the purposes provided for in the Land 
Development Ordinance of Bordentown Township.” 

6.11 Sanitary sewers and septic systems. 

A. Where a public waste water treatment plant and collection system 
is accessible, or where the facilities are to be constructed as a 
condition of approval of any application for development, the 
developer shall construct the waste water treatment facilities and/
or sanitary sewer lines and building connections in accordance 
with New Jersey Department of Environmental Protection 
permit requirements and in a manner so as to make adequate 
sewage treatment available to each lot and building within the 
development. 
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B. Where, in the written opinion of the Board of Health to the Planning Board, the soil characteristics of the subject land are of a quality 
to permit the use if individual subsurface sewage disposal systems as a temporary means of sewage disposal, they may be approved 
in the absence of accessibility to a public waste water treatment plant or the construction of the treatment facilities by the developer.

C. In the event of approval of the use of individual subsurface sewage disposal systems, the Planning Board, additionally may require the 
installation of sanitary sewer lines, including connections to each building, for future use when public sewage treatment facilities are 
provided to serve the realty improvements to be constructed in the development.

D. The end fitting of all dry sanitary sewer building connection lines shall have a ‘tamper proof plug or cap, temporarily sealed with a 
material that can be removed to utilize the fitting when the system is to be activated. The Plumbing Sub-Code Official or the Plumbing 
Inspector shall affix an adhesive backed disc on the cap or plug bearing a pre-printed message and instructions related to tampering 
and future use, that will be sufficient to alert and warn the original and subsequent occupants of the building. The capping and 
plugging shall be performed by the developer who shall be responsible for all costs and expenses related thereto and the message 
disc shall be provided and attached by Township representatives. 

Source: https://www.ptcconsultants.co/issues-ev-charging-car-parks/

6.12  Water Supply

A. Water supply requirements shall be met as set forth in Section 
25.517 of the LDO.

6.13 Sustainability

A. N.J.S.A. 52:27D-123.19  mandates that any warehouse/distribution 
center greater than 100,000 square feet must reserve at least 40 
percent of the roof area for future installation of a photo-voltaic 
or solar thermal system.  Any project constructed subject to this 
Plan shall install such systems within 18 months of receiving a final 
certificate of occupancy.  

B. Any development application within the Bordentown CrossRoads 
Redevelopment Plan Area shall provide the required amount of 
electric vehicle supply/service equipment (EVSE) and Make-Ready 
Parking Spaces in accordance with Section 25.1400 of the LDO.

C. Any development shall use reflective light colored or TPO roofing 
materials to help reflect UV rays.  

D. Any development application shall use "cool pavement", permeable 
pavement, or some other heat island mitigative measure to the 
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greatest extent possible to mitigate heat island effects.
E. All lighting proposed on site shall consist of non-glare energy efficient fixtures.  
F. The use of other green infrastructure and greenhouse reduction measures, use of 'green' building design, and materials used shall be 

highly encouraged under this plan.

6.14 Architectural Design
A. The use of a variety of colors, materials, fenestrations, graphics, murals, and other architectural elements shall be used to break up 

the facade of any proposed building and eliminate the dominance and monotony of long blank walls.  The colors used shall be from 
an earth tone palette.  An earth tone palette shall consist of browns, tans, warm grays, greens, oranges, whites , some reds and some 
blues.  Earth tones are muted and flat in an emulation of the natural colors found in dirt, moss, trees and rocks and shall have a light 
reflective value of 25 to 60 that is composed of a mixture of any shade of brown and any shade of any other color or colors.

6.15 Stormwater Management
A. All stormwater management shall be undertaken in accordance with the NJDEP Stormwater Management Rules, NJAC 7:8-1 et seq; 

New Jersey Stormwater Best Management Practices Manual; and all other applicable stormwater management regulations.
B. The use of rain gardens, pervious parking, green roofs and other low impact "green" stormwater management measures are highly 

encouraged under this plan.

6.16 Miscellaneous Requirements:
A. Any application for development shall provide colored renderings as part of any submission for approval.  Such renderings shall 

include--but not be limited to--a sight line distance schematic which shows the view plane from Rising Sun Road in order to 
demonstrate what will be visible post-construction.

B. All fences and enclosures shall conform the requirements set forth in the LDO with the exception that fences located in the 
Bordentown Bypass front yard area shall be allowed to be 8 feet in height to aid in screening the truck loading dock area. A 
combination of fencing and evergreen trees shall be utilized to provide such screening.

C. Dumpster enclosures for refuse and recycling shall be shown on any proposed site plan submitted within the plan area.  Such 
enclosures shall only be located in the Bordentown Bypass frontage.  Such refuse/recycling containers shall be appropriately sized to 
accommodate the anticipated volume.

D. A designated outdoor employee break area shall be shown on any submitted site plan.
E. An oil water separator shall be installed in the truck loading dock area.

6.17 Preliminary Site Work
A. The redeveloper shall be permitted to mobilize equipment on the property and to install soil erosion controls, including silt fencing 

and inlet protection, clearing, grubbing, stripping and stockpiling of topsoil, earthwork and grading that would include preparing the 
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pad for construction, installation of on-site drainage and other storm water management structures, site utilities, and retaining wall 
construction, notwithstanding that permits or approvals from State agencies might still be outstanding.  However, no construction 
of buildings or other structures, including curbing and paving, shall take place until all outstanding outside agency approvals 
are received and reviewed by the Township, including any requirement NJDEP permit(s), (“outside agency approvals”), without 
Township authorization.  The aforementioned work shall not take place until final resolution compliance plans have been signed by 
the appropriate parties (which may be signed notwithstanding that outside agency approvals are still pending) and the appropriate 
performance bonds and inspection escrows have been paid.

THIS SPACE IS INTENTIONALLY LEFT BLANK
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Section 7. Site Plan Submission Requirements

7.1  Jurisdictional Authority

Only the redeveloper designated by the Township of Bordentown Committee acting as the Redevelopment Agency shall have the authority 
to submit an application for development under the provisions of this Plan.

7.2  Submission Requirements

All applications for development in accordance with this Plan shall submit in accordance with Section 25:800 of the LDO and the following:

A. Environmental Impact Statement
1. Any application submitted pursuant to this Plan shall submit an environmental impact statement ("EIS") at the time of their 

application submission.  
2. The EIS shall contain the requisite information enumerated in Section 25:800 of the LDO and in additional will discuss the following:

a. Any potential negative impacts on sensitive receptors or Overburdened Communities pursuant to N.J.S.A. 13:1D-157 
b. Mitigative measures in place to address any such impacts.

B.  Traffic Impact Statement/Analysis
1. Any application submitted pursuant to this Plan shall submit a traffic impact statement ("TIS") at the time of their application 

submission.  
2. The TIS shall contain the requisite information enumerated in Section 25:800 of the LDO and in addition shall discuss the following:

a. An analysis of the anticipated truck or oversized vehicle route
b. Mitigative measures/strategies in place to avoid the use of unfavorable routing by trucks/oversized vehicles.
c. Truck and automobile trip analysis to separate different vehicle trips throughout the entire day (i.e.- not limited to just peak 

hours).
d. Ingress/Egress management plan to prevent queuing on adjacent roads in the event or restricted access (i.e.- manned gate/swipe 

entry) 

C.   Community Impact Statement/Analysis
1. Any application submitted pursuant to this Plan shall submit an community impact statement ("CIS") at the time of their application 

submission.  
2. The CIS shall contain the requisite information enumerated in Section 25:800 of the LDO and in additional will discuss the following:

a. Any potential negative impacts on sensitive receptors or Overburdened Communities pursuant to N.J.S.A. 13:1D-157 
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b. Mitigative measures in place to address any such impacts.

D.   Noise Impact Analysis
1. Any application submitted pursuant to this Plan shall have a licensed engineer in the State of New Jersey specializing in acoustical 

engineering conduct a noise impact analysis ("NIA").   The results of which shall be provided via exhibits and testimony before the 
Planning Board. 

2. The scope of the analysis shall contain--but not be limited to--the following:
a. Consideration of all reasonably foreseeable project noise impacts to nearby sensitive receptors. All reasonably foreseeable 

project noise impacts encompass noise from both construction and operations, including stationary, on-site, and off-site noise 
sources. 

b. The applicants planned mitigative measures to reduce noise impacts off-site during construction and during operation such as 
prohibiting loading and other outdoor activities during certain hours; installation of densely vegetated berms; installation of 
sound walls;  limiting hours of operation; etc.

THIS SPACE IS INTENTIONALLY LEFT BLANK
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Section 8. Administration and Implementation of the Plan

8.1  Redeveloper Powers

The Bordentown Township Committee acting as the Redevelopment Agency shall have the powers and duties as set forth in the 
Local Redevelopment and Housing Law, N.J.S.A 40A:12A-1 et. seq (LRHL) and as prescribed in this Redevelopment Plan, including the 
ability promulgate clear and concise terms and conditions for the redevelopment of the plan area through negotiation, execution and 
administration of a redeveloper agreement.  The use of eminent domain powers are not applicable to this Plan Area.

8.2  Relocation of Persons Within the Project Area

The use of eminent domain by the Township is not applicable to this Plan Area.  Any acquisition of property shall be undertaken privately by 
the designated redeveloper.

8.3  Redeveloper Designation by the Redevelopment Agency 

The Township Committee acting as the Redevelopment Agency shall--by resolution--designate a single redeveloper whom shall be solely 
responsible for carrying out the goals and objectives of this Plan.  Only the redeveloper designated by the Township Committee shall have 
the benefit of appearing before the Planning Board under the standards set forth in this Plan.  Any other application made for development 
within this area by a non-designated developer shall not have standing to appear for the Planning Board for site plan review.

8.4  Redeveloper Agreements

The designated redeveloper shall be required to enter into and execute  a redevelopers agreement that is agreeable and authorized by the 
Bordentown Township Committee.  The redeveloper agreement  shall include a detailed project description, a construction time schedule, 
any proposed phasing, and other pertinent information. The following provisions regarding redevelopment shall be included in a negotiated 
Redevelopment Agreement(s) in connection with the implementation of this Redevelopment Plan and the selection of a Redeveloper(s) 
for any property or properties included in the Redevelopment Plan and shall apply notwithstanding the provisions of any zoning or building 
ordinance or other regulations to the contrary:

A. The Redeveloper(s), its successor or assignees shall develop the property in accordance with the uses and building requirements 
specified in this Redevelopment Plan and shall comply with all the terms and obligations of the Redevelopment Agreement(s).

B. Until the required improvements are completed, and a Certificate of Completion is issued by the Township Committee of the 
Township of Bordentown acting as the Redevelopment Agency, the Redeveloper covenants as required under N.J.S.A. 40A:12A-9 and 
imposed in any Redevelopment Agreement(s), lease, deed or other recorded instrument between the Redevelopment Entity and the 
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Redeveloper shall remain in full force and effect.
C. The Redevelopment Agreement(s) shall contain provisions to assure the timely construction of the redevelopment project, the 

qualifications, financial capability and financial guarantees of the Redeveloper(s) and any other provisions to assure the successful 
completion of the project.

D. The Redevelopment Agreement(s) shall provide that designated Redeveloper(s) shall be responsible for undertaking appropriate 
measures concerning utilities, services or infrastructure that, as a result of the redevelopment, may need to be installed or upgraded 
whether on-site or off-site if it is determined that the utility, service or infrastructure work has a rational nexus to complete the 
Redevelopment Project pursuant to this Redevelopment Plan. The Redeveloper(s), at the Redeveloper(s’) sole cost and expense, shall 
provide all necessary engineering studies for, and construct or install all on- and off-site municipal infrastructure improvements and 
capacity enhancements or upgrades required with a rational nexus to the project in connection of traffic control measures, water 
service, sanitary sewer service, storm water management, and flood mitigation measures to the project, in addition to all required 
tie-in or connection fees. The Redeveloper(s) shall also be responsible for providing, at the Redeveloper(s’) sole cost and expense, all 
sidewalk, curb and streetscape improvements (street trees and other landscaping), street lighting, and on and off-site traffic controls 
and road improvements with a rational nexus to the project or required due to the sole impacts of the project. All infrastructure 
improvements shall comply with applicable local, state and federal law and regulations.

E. In addition to the provisions set forth herein, the Redevelopment Agreement(s) may provide that the Redeveloper(s) will agree to 
provide amenities, benefits, fees, and payments in addition to those authorized under the Municipal Land Use Law.

F. The Redevelopment Agreement(s) shall provide that the Redeveloper(s) shall be responsible to post sufficient escrows to cover 
any and all costs of the Township and the consultants retained by the Township to review the proposed redevelopment project and 
advise the Township on any and all aspects of the redevelopment process, negotiation of the Redevelopment Agreement(s), and the 
implementation of the project, and as otherwise set forth in the Redevelopment Agreement(s).

G. The Redevelopment Agreement shall require that the Redeveloper reimburse the Township for some or all of the costs and fees 
incurred by the Township in the process it undertook to designate the Redevelopment Area as an area in need of redevelopment, to 
adopt this Redevelopment Plan and to select Redeveloper(s) to implement the Redevelopment Plan.

H. The Redevelopment Agreement(s) shall provide that no covenant, lease, conveyance or other instrument shall be effectuated or 
executed by the Township of Bordentown or by a Redeveloper(s) or any of its successors or assignees, whereby land within the 
Redevelopment Plan Area is restricted upon the basis of race, creed, color, national origin, ancestry, marital status or gender in the 
sale, lease, use or occupancy thereof. This covenant shall run with the land.

8.5  Duration of the Redevelopment Plan
The redevelopment plan shall remain in effect for a period of either thirty (30) years from the date of adoption by the Township Committee 
or whenever the Township Committee has certified that the conditions which existed at the time the Redevelopment Area was determined 
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to be in need of redevelopment no longer exist.  Whichever is sooner. Once the redevelopment plan is no longer effective via one of the 
aforementioned mechanisms the plan area shall have a new base zoning district created which consists of uses and bulk requirements which 
reflect the build-out of the plan area. 

8.6  Amending the Redevelopment Plan:
The redevelopment plan may from time-to-time be amended by the Township of Bordentown in compliance with the Local Redevelopment 
and Housing Law (LRHL), as changing circumstances may make such changes appropriate.  Such requests may be submitted to the 
Bordentown Township Committee via the Township Administrator.  An escrow deposit in the amount of $5,000 shall be provided by any non-
Township related agency make such an amendment request.  The Township may require any party requesting such amendment to provide 
additional study by a licensed professional in the subject field. 

8.7  Amending the Official Zoning Map:
The Plan shall act as an overlay and supersedes all the use and bulk requirements found in the underlying zoning district when an application 
is submitted by a redeveloper officially designated by the Township Committee.  Where a redevelopment plan supersedes existing 
development regulations, the ordinance adopting the plan is to contain a specific provision for the amending of the zoning district map 
(C.40A:12A-7.c).  Subsequent to adoption of the aforementioned ordinance, the Township of Bordentown will amend the zoning district map 
so to graphically delineate the Redevelopment Area subject to the provisions of the Plan.

8.8  Acquisition Plan:
No property acquisition utilizing eminent domain powers is proposed under this plan.  All redevelopment, rehabilitation, and property 
acquisition actions will be undertaken by the designated redeveloper and private property owners without the use of eminent domain.

8.9  Relocation Plan:
Redevelopment and rehabilitation actions will be undertaken by the designated redeveloper with private property owners without the use 
of property acquisition by eminent domain.  Therefore, no workable relocation assistance plan (WRAP) is necessary.

8.10  Affordable Housing Units:
The redevelopment plan area does not contain any existing affordable housing units. No affordable housing units are slated to be removed 
as part of the implementation of this Redevelopment plan.

8.11  Deviations/Variances/Waivers
The Planning Board shall have the authority to grant deviations from the plan which arise to the level of 'c' variances as per NJSA40:55D-
70.c , design waivers, and/or exceptions.  No deviations which arise to the level of necessitating 'd' variance relief shall be granted by the 
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Planning Board.  Any such relief would require a plan amendment by the Township Committee

8.12  Certificates of Completion
Upon the successful completion of the redevelopment of the Plan Area, the Redeveloper shall submit a request to the Bordentown 
Township Committee for a Certificate of Completion. Concurrently, a zoning ordinance amendment shall be submitted to the Bordentown 
Township Committee requesting that the a formal zoning amendment is undertaken for the parcels within the Plan Area and be incorporated 
into the Township’s Land Development Ordinance to ensure that the standards remain applicable moving forward. Any variance requests 
sought after the adoption of this zoning ordinance amendment shall be granted by either the Planning Board acting as a joint land use board 
of Bordentown Township.

8.13  Severability
The provisions of this Redevelopment Plan are subject to approval via Ordinance. If any word, phrase, clause, section, or provision of this 
Redevelopment Plan to be invalid, illegal, or unconstitutional by a court of competent jurisdiction then such item shall be deemed severable, 
and the remainder of the Redevelopment Plan and implementing Ordinance shall remain in full force and effect.

THIS SPACE IS INTENTIONALLY LEFT BLANK



Bordentown Crossroads Redevelopment Plan Page 28

Section 9.  Affordable Housing Provisions

“N.J.S.A.40A:12A-7(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 the implementation of the redevelopment plan, whether as a result of subsidies or market 
conditions listed by affordability level, number of bedrooms, and tenure.”

There currently are no affordable housing units located within the boundaries of the Bordentown CrossRoads Redevelopment Plan area 
therefore no such units are slated to be removed through the implementation of this plan.  

“N.J.S.A.40A:12A-7(7) A plan for the provision, through new construction or substantial rehabilitation of one comparable, affordable 
replacement housing unit for each affordable housing units 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.”

The Bordentown CrossRoads Redevelopment plan does not propose to permit residential land uses in the redevelopment area, therefore 
the redevelopment plan does not make any provisions for affordable housing.  

Section 10.  Electric Vehicle Charging Infrastructure:

“N.J.S.A. 40A:12A-7(8) Proposed locations for public electric vehicle charging infrastructure within the project area in a manner that 
appropriately connects with an essential public charging network.”

The 2019 Master Plan Circulation Plan element and the 2019 Land Use Plan element recommended the incorporation of electric vehicle 
charging infrastructure on municipal owned properties to address the amendment to the Municipal Land Use Law, which requires the 
Township’s Master plan to address “smart growth which in part, shall consider potential locations for the installation of electric vehicle 
charging stations.”

Privately developed properties within the plan area are encouraged, unless otherwise required, to provide electric vehicle supply/
service equipment and/or make-ready parking spaces in accordance with the standards set forth in Section 25.1400 of the Township Land 
Development Ordinance.
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Section 11. Relationship to the Township Master Plan and Other State, County, and Municipal Plans 

Bordentown Township Master Plan and Re-Examination Reports:

The Township’s last Master Plan update was completed in 1990.  The Township has subsequently adopted Reexamination Reports in 1996, 
1998, 2002, 2008 and the most recent in 2018.  The Township adopted a Land Use Plan element in 2018; a Circulation Plan Element in 2019; 
an amendment to the Land Use Plan element in 2022; and an Economic Development element in 2022.

The Bordentown CrossRoads Redevelopment Plan supports the following goals from the 1990 Master Plan and subsequent Re-Examination 
Reports:

A. The Land Use Plan of the Township of Bordentown should build upon and refine the past planning decisions of the municipality, 
consistent with present local and regional needs, desires, and obligations

B. The Land Use Plan noted the physical characteristics of the Township and its inherent limitations of the land to host different types 
of community development, thereby necessitating the assignment of different densities and intensities of development to match the 
capacities of the environment

C. The Land Use Plan should strive to prevent homogeneous suburban development throughout the municipality, using such elements as 
a balanced variety of uses, housing styles and neighborhood commercial centers providing personal sales and services.

D. Industrial research and office acreage should be controlled with appropriate regulations, without denying the needs of modern 
research and manufacturing activities and in an appropriate balance between residential and non-residential development and the 
commensurate benefits of a balanced tax base.

This Plan provides for land uses consistent with the Master Plan and LDO to help meet local and regional needs while placing additional 
regulations on the development of the Plan Area in order to match the capacities of the environment.

This Plan is consistent with the Master Plan and the subsequent Re-examination Reports.

2019 Bordentown Township Circulation Plan Element:

Based on the 2014 Proposed Connector Road Study produced by the Delaware Valley Regional Planning Commission (DVRPC) the Township 
updated the Circulation Plan Element of its Master Plan recommending the construction of a "connector road" between Dunn's Mill Road 
and Rising Sun Road in order to "re-route excessive motorist and truck traffic" from Farnsworth Avenue and Georgetown Road between US 
Routes 130 and 206."  The 2019 Master Plan Circulation Element maintained this recommendation.  In 2022, the connector road now known 
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as the "Bordentown Bypass" was constructed.  This Plan requires that all truck movements into the Plan Area shall be via an ingress/egress 
point located solely off of the Bordentown Bypass.

This plan is consistent with the Township Master Plan Circulation plan element.

2019 Bordentown Township Land Use Element and 2022 Economic Development Element

The 2019 Land Use element recommended that the Township review whether it would be possible to investigate additional Redevelopment 
Areas.  It also recommended that sustainable development standards be incorporated into the zoning ordinance which includes solar 
panels on the roof of large buildings such as warehouses, promoting green roofs, native landscaping, rain gardens, and porous pavement.

The preparation and adoption of this plan is consistent with these recommendations.

The 2022 Economic Development Element recommended that "The Township should review whether  it would be possible to investigate 
additional Redevelopment Areas, or prepare Redevelopment Plans based on the Township-wide rehabilitation designation."

The preparation and adoption of this plan is consistent with these recommendations.

Northern Burlington County Growth and Preservation Plan 

The Northern Burlington County Growth and Preservation Plan (GAPP) was adopted by the Burlington County Board of Chosen Freeholders 
in October 2010.  The Township is located in northern Burlington County. The GAPP  "arrays the desired qualities that characterize the 
transect of Northern Burlington County into five rural-to-urban "T-Zones" that reflect the unique landscapes of this region. The GAPP 
incorporates a regional strategy with the following goals:

• Revitalize Northern Burlington County’s Hamlets, Villages and Towns
• Conserve Northern Burlington County’s agricultural and natural resources and systems
• Promote beneficial economic growth, development and renewal for all residents of the County
• Protect the environment, prevent and clean up pollution
• Provide adequate public facilities and services at a reasonable cost
• Provide adequate housing at a reasonable cost
• Preserve and enhance areas with historic, cultural, scenic, open space and recreational value
• Ensure sound and integrated planning and implementation throughout the Northern Burlington County region.

The GAPP shows the majority of Bordentown Township under the category of T3- Suburban. The Suburban Area includes Post World War II 
neighborhoods and modern residential subdivisions in sewer service areas, as well as development highway corridors and centers outside 
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older communities. According to the GAPP, the Redevelopment Area falls within the suburban infill classification.  

The Plan also encourages redevelopment, where appropriate, at intensities sufficient to support pedestrian-oriented development, public 
safety, transit accessibility, a broad range of uses and mixed uses, and efficient use of infrastructure. Additionally,the plan also encourages 
private sector investments that support appropriate development and redevelopment in Centers and Nodes.   This Redevelopment Plan is 
consistent with the GAPP.

Relationship to Adjacent Municipalities:

• Fieldsboro Borough (Burlington County)
• Bordentown City (Burlington County)
• Chesterfield Township (Burlington County)
• Mansfield Township (Burlington County)
• Florence Township (Burlington County)
• Hamilton Township (Mercer County)

The redevelopment of this area is not anticipated to have any significant impacts on adjacent municipalities. The uses permitted under this 
plan are already permitted in the current base GC-I: General Commercial zoning district.  This plan provides for additional performance 
standards (e.g.- increased setbacks, increased buffers, sustainability measures, pedestrian improvements, decreased maximum impervious 
coverage, limited truck access points) in excess of what the GC-1 zoning district allows for.

NJ State Planning Commission (Office of Planning Advocacy) Distribution Warehousing and Goods Movement Guidelines

This document was officially adopted by the State Planning Commission on September 7, 2022 which provides New Jersey municipalities 
with guidance as to how to appropriately accommodate the demand for logistic operations in the State while also minimizing negative 
impacts such siting can have on communities.  The guidance document recommends updating master plan and zoning as a first course of 
action which the Township underwent in 2022 where the areas which permitted warehousing and distribution centers were further reduced 
to be confined in the southern portion of the Township in between two (2) major US highways and two (2) interstates.  The guidance 
document also recommends the use of redevelopment powers granted to municipalities under the NJ Local Redevelopment and Housing 
Law (N.J.S.A 40A:12A-1 et seq., which removes certain constraints under the Municipal Land Use Law, allowing for greater control over 
performance standards.  This plan reduces the allowable impervious coverage; increases the required buffering and landscaping; encourages 
and in some instances requires additional "green" building and storm water measures; increases the required setback amounts; and 
increases the scope of the required impact documents to be submitted. This plan is in-line with the aforementioned recommendations.
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New Jersey State Development and 
Redevelopment Plan:

The State Development and 
Redevelopment Plan (SDRP)  was 
adopted in March of 2001. The 
SDRP was prepared in accordance 
with the State Planning Act which 
called for greater coordination 
among state agencies, local and 
regional governments to ensure 
an integrated planning process. 
It established a broad policy 
framework of how anticipated 
growth can be best accommodated. 
The SDRP  provides State-
wide guidance for sustainable 
development and redevelopment in 
New Jersey at the local and regional 
planning levels.

The SDRP divides the State into 
different Planning Areas each 
containing its own goals and policies 
used to implement those goals.

There are five (5) different Planning 
Areas within the Township of 
Bordentown.  The Plan Area 
is located in Planning Area #2: 
Suburban.

Figure 5: State Planning Area Designations

The goals of Planning Area #2 are as follows:
• Provide for much of the State's future 

development;
• Promote growth in Centers;
• Accommodate public water and sewer;
• Protect existing stable communities;
• Protect natural resources; 
• Redesign and avert sprawl; and
• Revitalize cities and towns

This redevelopment plan is consistent with the State 
Development and Redevelopment Plan
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APPENDIX A: DEFINITIONS

The following definitions shall apply to this Plan.  All other definitions shall be found in 25.200 of the LDO.

Building Height-  shall be measured from the average finished grade to the highest point of the roof surface, exclusive of parapets, HVAC 
equipment, solar photo-voltaic arrays, and other rooftop appurtenances which shall be exempt from the calculation of building height so 
long as appropriate screening methods are in place and such items do not exceed 60-inches above the highest point of the roof surface.

Redeveloper- shall mean the person(s) or entity/entities officially designated by the Bordentown Township Committee to effectuate the 
provisions of this Plan.  This term shall also be synonymous with developer.
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APPENDIX B: RESOLUTION 2018-295-15 "Rehabilitation Area Designation and Map"

Bordentown CrossRoads
Redevelopment Plan Area




