




This REDEVELOPMENT AGREEMENT ("Redevelopment Agreement"), dated this 
day of November, 2020, is hereby entered into, by and between the TOWNSHIP OF 

MANSFIELD and the TOWNSHIP OF MANSFIELD COMMITTEE ("Township," 
"Township Committee," or "Redevelopment Entity"), a municipal corporation of the State of New 
Jersey, with offices at 3135 Route 206 South, Columbus, New Jersey 08022, acting in the capacity 
of Redevelopment Entity pursuant to the provisions of the Local Redevelopment and Housing 
Law, N.J.S.A. 40A:12A-1 et sec^ and SEGME MANSFIELD 130, LLC, or their assigns or 
successors, ("Redeveloper") a limited liability company of the State of New Jersey, with offices 
at 777 New Durham Road, Suite D, Edison, NJ 08817. Together, the Township and the 
Redeveloper are, collectively, the "Parties" or, individually, each is a "Party." 

PRELIMINARY STATEMENT 

Pursuant to the provisions of the Local Redevelopment and Housing Law, N.J.S.A. 
40A:12A-1 et seq., as may be amended and supplemented, (the "Redevelopment Law") the 
Township has undertaken a program for the redevelopment of certain property identified on 
"Exhibit A" attached hereto (the "Project Site" or "Property"). The Project Site is currently owned, 
controlled or under agreement for purchase or control by the Redeveloper. The Redeveloper 
intends to construct a high quality, cost-efficient redevelopment project at the Project Site in a time 
frame that is practicable and commercially reasonable. 

The Township Committee has determined that the redevelopment of the Project Site will 
promote job creation and economic redevelopment within the Township of Mansfield and the 
County of Burlington, as well as an attractive project. The Township duly adopted Ordinance No. 
2020-7 on June 17, 2020, which designated the Project Site as an area in need of redevelopment 
in accordance with the Redevelopment Law. The Township's adoption of Ordinance No. 2020-7 
on June 17, 2020 further adopted the Redevelopment Plan in accordance with the Redevelopment 
Law. The Township Committee has been authorized to act as a Redevelopment Entity to oversee 
the implementation of such Redevelopment Plan, which is attached hereto as "Exhibit B" and 
made a part hereof. Redeveloper was appointed by Resolution No. 
18, 2020, as Redeveloper of the Project Site, conditioned upon entry into and execution of this 
Redevelopment Agreement. Attached hereto as "Exhibit C" is the Redeveloper's proposed 
Concept Plan for redeveloping the Project Site (the "Concept Plan"). 

on November 

Redeveloper maintains that it is in the business of owning, maintaining, and enhancing real 
property for commercial, industrial, and other purposes and that it has the financial ability, 
experience and expertise to redevelop the Property within a reasonable time frame through its 
team, in accordance with the provisions of this Agreement. The Township and Redeveloper both 
desire and anticipate that the Project will consist of an approximately 610,000 sq. ft. warehouse, 
including 15,000 sq. ft. of office space, two parking areas totaling 173 parking spaces, two rows 
of loading spaces totaling 117 spaces, 95 trailer parking stalls, two drainage basins, a wastewater 
treatment area, a water storage tank, as well as other typical and ancillary site improvements, as 
depicted on Exhibit C. 

As a material inducement to the Township, the Redeveloper has agreed, among other 
things, to: (i) create a project at the Property that is both aesthetically pleasing and will spark 
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DESCRIPTION OF PROPERTY           LOTS 7.01 & 7.02, BLOCK 59 

TOWNSHIP OF MANSFIELD           PROJECT NO. 19002745A 

BURLINGTON COUNTY, NEW JERSEY         AUGUST 27, 2020 

 

All that certain lot, tract or parcel of land situate, lying and being in the Township of Mansfield, in 

the County of Burlington and the State of New Jersey, and being all of Lots 7.01 and 7.02, Block 59, 

as shown on a map entitled: "Boundary and Topographic Survey, for, Segme Mansfield, Block 59 

Lots 7.01 & 7.02, Mansfield Township, Burlington County, New Jersey,” dated 09/26/2019 and 

revised through 11/20/2019, prepared by Maser Consulting and being more particularly bounded and 

described as follows, to wit: 

 

BEGINNING at a point in the southeasterly line of U.S. Highway Route 130 (variable width right-

of-way), where the same is intersected by the northeasterly line of Block 59, Lot 8 (lands N/F Gifford 

Real Estate, LLC), said point being 54.86 feet measured southeasterly from and at right angles to the 

baseline of said Route 130, said point also being marked by a capped rebar (“Harris”) found, as shown 

on the aforesaid Boundary and Topographic Survey, and running, thence – 

 

1. NORTHEASTWARDLY on an arc having a radius of 16,459.06 feet and curving to the left, an 

arc distance of 164.66 feet, (Central Angle 034’24”), said arc being connected by a chord 

distance of 164.66 feet and a chord bearing of N 64 38' 46" E along the aforesaid southeasterly 

line of U.S. Highway Route 130, said line being 54.86 feet measured southeastwardly from and 

concentric with the baseline thereof, thence- 

 

2. N 64 21' 34" E, 311.28 feet along the same to a monument (“NJDOT”) found, thence – 

 

3. N 70 21' 18" E, 137.89 feet along the same to a monument (“NJDOT”) found, thence – 

 

4. S 84 37' 22" E, 119.44 feet along the same to a monument (“NJDOT”) found, thence – 

 

5. N 64 21' 34" E, 19.69 feet along the same to a monument (“NJDOT”) found, thence – 

 

6. N 13 45' 03" E, 60.04 feet along the same to a point in the same, thence – 

 

7. N 66 04' 17" E, 94.49 feet along the same to a point in the same, thence – 

 

8. N 53 13' 08" E, 43.12 feet along the same to a point in the same, where the same is intersected 

by the westerly line of Block 800.07, Lot 1 (lands N/F Burlington County Board of Chosen 

Freeholders), thence – 

 

9. S 29 04' 38" E, 291.91 feet along the aforesaid westerly line of Block 800.07, Lot 1 to a point 

of curvature in the same, said point marked by a capped rebar (“Act”) found, thence– 
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10. SOUTHEASTWARDLY on an arc having a radius of 1,044.51 feet and curving to the left, an 

arc distance of 715.23 feet, (Central Angle 3914’01”), said arc being connected by a chord 

distance of 701.34 feet and a chord bearing of S 48 41' 39" E along the same to a point of 

tangency in the same, said point being marked by a capped rebar (“Act”) found, thence- 

 

11. S 68 18' 38" E, 149.26 feet along the same to a point of curvature in the same, said point marked 

by a capped rebar (Act”) found, thence– 

 

12. SOUTHEASTWARDLY on an arc having a radius of 1,217.04 feet and curving to the right, an 

arc distance of 203.48 feet, (Central Angle 934’45”), said arc being connected by a chord 

distance of 203.24 feet and a chord bearing of S 63 31' 15" E along the same to an angle point 

in the same, thence- 

 

13. S 31 16' 07" W, 16.50 feet along the same to an angle point in the same, thence- 

 

14. SOUTHEASTWARDLY on an arc having a radius of 1,200.54 feet and curving to the right, an 

arc distance of 716.27 feet, (Central Angle 3411’03”), said arc being connected by a chord 

distance of 705.70 feet and a chord bearing of S 41 38' 21" E still along the aforesaid westerly 

line of Block 800.07, Lot 1, to a point in the same, where the same is intersected by the northerly  

line of Block 59, Lot 6 (lands N/F Curtis R. Wainwright), said point also being located the 

following bearing and distance from a monument found: S 80 42' 28" W, 16.9 feet, thence- 

 

15. S 80 42' 28" W, 1,793.10 feet along the aforesaid northerly line of Block 59, Lot 6 to a point in 

the aforesaid northeasterly line of Block 59, Lot 8, thence- 

 

16. N 21 07' 07" W, 1,418.82 feet along the aforesaid northeasterly line of Block 59, Lot 8 to the 

Point and Place of BEGINNING. 

 

CONTAINING: 2,056,718 square feet or 47.216 acres of land more or less. 

 

SUBJECT TO: all easements, restrictions, covenants, agreements, terms, conditions and rights of 

way of record. 

 

The foregoing description was prepared by the undersigned surveyor for the firm of Maser Consulting 

and is based the aforesaid Boundary and Topographic Survey. 

 

 

________________________________________________________________________ 

ERIC V. WILDE, P.L.S.                                      DATE SIGNED 

NEW JERSEY PROFESSIONAL LAND SURVEYOR 

LICENSE NUMBER 43279 
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I. INTRODUCTION 
This redevelopment plan relates to the Jones FarmRedevelopment Area (Redevelopment Area), which is a 
47.8-acre tract listed as Lots 7.01 and 7.02 of Block 59 on the Mansfield Township Tax Maps. It is within 
the non-condemnation redevelopment area designated by the Mansfield Township Committee (Commit-
tee). A copy of the Committee’s resolution is in Appendix D. 
 
The boundaries of the redevelopment area are shown on the following location maps, which are included 
in Appendix A. 

Figure 1: USGS Location Map 
Figure 2: Tax Parcel Map 

 
In terms of land use objectives, the purpose of the Jones Farm Redevelopment Plan is to enable the 
properties to be developed in a manner consistent with the current Light Industrial (LI) zoning district 
standards by making financial incentives available under the Local Redevelopment and Housing Law 
(LRHL) to offset the redeveloper’s additional costs required to provide on-site water and sanitary sewer 
services and enhanced stormwater management systems. This is because water and sewer utilities are not 
accessible in this smart growth section of Mansfield Township (Township). The design, installation, and 
maintenance costsassociated with these on-site systemsare more expensive than connecting into existing 
infrastructure and will likely be much higher than average due to the properties’ poor soil conditions. 
 
 
II. DEFINITIONS 
The following definitions, which are set forth in N.J.S.A. 40A:12A-3 of the Local Redevelopment and 
Housing Law (LRHL), are pertinent to this redevelopment plan: 
 

Redevelopment -- means clearance, re-planning, development and redevelopment; the conservation and 
rehabilitation of any structure or improvement, the construction and provision for construction of 
residential, commercial, industrial, public or other structures and the grant or dedication of spaces as 
may be appropriate or necessary in the interest of the general welfare for streets, parks, playgrounds, or 
other public purposes, including recreational and other facilities incidental or appurtenant thereto, in 
accordance with a redevelopment plan. 

 
Redevelopment area or area in need of redevelopment - means an area determined to be in need of 
redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6)... a 
redevelopment area may include lands, buildings, or improvements which of themselves are not 
detrimental to the public health, safety or welfare, but the inclusion of which is found necessary, with or 
without change in their condition, for the effective redevelopment of the area of which they are a part. 

 
Redevelopment Plan -- means a plan adopted by the governing body of a municipality for the 
redevelopment or rehabilitation of all or any part of a redevelopment area, or an area in need of 
rehabilitation, which plan shall be sufficiently complete to indicate its relationship to definite municipal 
objectives as to appropriate land uses, public transportation and utilities, recreational and municipal 
facilities, and other public improvements; and to indicate proposed land uses and building requirements 
in the redevelopment area or area in need of rehabilitation, or both. 

 
Redevelopment Project -- means any work or undertaking pursuant to a redevelopment plan; such 
undertaking may include any buildings, land, including demolition, clearance or removal of buildings 
from land, equipment, facilities, or other real or personal properties which are necessary, convenient, or 
desirable appurtenances, such as but not limited to streets, sewers, utilities, parks, site preparation, 
landscaping and administrative, community, health, recreational, educational, and welfare facilities. 
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Rehabilitation -- means an undertaking, by means of extensive repair, reconstruction or renovation of 
existing structures, with or without the introduction of new construction or the enlargement of existing 
structures, in any area that has been determined to be in need or rehabilitation or redevelopment, to 
eliminate substandard structural or housing conditions and arrest the deterioration of that area. 
 
 

III. REDEVELOPMENT PLAN 
A. Property Description 
The Redevelopment Area is located on the southern (eastbound) side of US Route 130 midway between 
Kinkora Road (CR 678) and Crafts Creek, which separates Mansfield and Florence townships. It is lo-
cated on New Jersey Transit Bus Route 409 and within a 0.75 mile walk of the New Jersey Transit River-
Line Roebling Station. Immediately east of the Study Area lies the right-of-way of the former Delaware 
and Atlantic Railroad (1834-1972), which Burlington County has programmed as a multi-purpose trail 
from the Delaware River to Columbus and on to North Pemberton. Lot 7.01 is a roughly 44.3-acre farm 
field, and Lot 7.02 is a roughly 3.5-acre single-family residential property. Both are currently within the 
Township’s Light Industrial (LI) zoning district. 
 
 
B. Redevelopment Plan 
In N.J.S.A. 40A:12A-7a., the LRHL requires all redevelopment plans to "include an outline for the 
planning, development, redevelopment, or rehabilitation of the project area...." The LRHL requires the 
outline to indicate the following information: 
 
1. Relationship to Definite Local Objectives 
N.J.S.A. 40A:12A-7a(1) requires the redevelopment plan to indicate: 

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. 

 
The Mansfield Township Planning Board (Board) adopted its most recent master plan reexamination 
report,land use plan element, and farmland preservation plan element at a public hearing on September 26, 
2016. As such, the specific changes to the Township’s masterplan’svision statement, goals, and policy 
objectives recommended in the 2016 Master Plan Reexamination Report have replaced those in the earlier 
2001 Master Plan. The vision statement, goals, and land use objectives in the 2016 Land Use Plan Element 
Update are the same as those in the 2016 Master Plan Reexamination Report. The 2016 land use plan 
update kept Block 59, Lots 7.01 and 7.02 within the Light Industrial (LI) district. 
 
On November 27, 2017, the Board amended the 2016 Land Use Plan Element Update by adopting the Land 
Use Analysis and Land Use Plan Amendment: Route 130 Corridor. This amendment sought to address 
several US Route 130 Corridor issues that may have been overlooked in the 2016 land use planning 
document but did not change any of its goals or objectives. The 2017 amendment designated Jones Farm 
(Block 59, Lot 7.01) within the Residential-1 (R-1) district that would be the “sending area” for the 
proposed transfer of development rights (TDR) farmland preservation program. With this, Jones Farm could 
be developed at 1 residential unit per 10 acres but retain the ability to sell development rights at a rate of 1 
unit per 3acres. It also designated it as an affordable housing (AH) overlay zone that would enable a 
developer with future public water and sewer service to build multi-family housing and mixed-use 
development with ground-floor neighborhood commercial uses at a maximum density of sixteen(16) units 
per acre with a 20% set-aside for affordable residential units on a minimum 10-acre tracts.The 2017 
amendment identified that Lot 7.02 be designated within the Residential Village (R-4) district, like the 
nearby American Park and downtown Columbus neighborhoods. 
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On October 25, 2017, the Township Committee adopted Ordinance 2017-16 changing the zoning for both 
parcels from LI to R-1, but not with any TDR or affordable housing overlay provisions. (The R-1 zone 
remains an agricultural zoning district with 3-acre residential zoning.) On April 17, 2019, the Township 
Committee adopted Ordinance 2019-8 repealing Ordinance 2017-16 and the properties’ earlier rezoning. 
 

a. Land Use Objectives 
The following comments describe the relationship of this redevelopment plan to relevant land use 
objectives identified in the 2016 Master Plan Reexamination Report: 
 

5. Guide development and redevelopment opportunities into more compact forms in Columbus 
and Nodes which have been retrofitted, or restructured to accommodate mixed-use develop-
ment, redevelopment, services and cultural amenities. 

 
The redevelopment plan facilitates development of an industrial employment “node” in a 
light industrial zone just north of Florence Township’s Roebling industrial node on the 
US Route 130 Corridor. 
 

b. Population Density / Housing Objectives 
The following comments describe the relationship of this redevelopment plan to relevant housing 
objectives identified in the 2016 Master Plan Reexamination Report: 
 

This redevelopment plan does not permit future housing development, which is reserved for other 
residential neighborhoods in the Township. 

 
c. Traffic and Public Transportation Objectives 
The following comments describe the relationship of this redevelopment plan to relevant transportation 
objectives identified in the 2016 Master Plan Reexamination Report: 

 
1. Maintain and enhance a transportation system that protects these [rural and agricultural] areas 

from scattered and piecemeal development and links Hedding, Kinkora, Georgetown, and 
Columbus and planned Nodes to each other. 

 
The redevelopment plan encourages future industrial development along the US Route 130 
Corridor, where freight transportation and employment centers are encouraged in planned 
nodes, such as the Jones Farm Redevelopment Area. 

 
d. Public Utilities / Infrastructure Objectives 
The following comments describe the relationship of this redevelopment plan to relevant infrastructure 
objectives identified in the 2016 Master Plan Reexamination Report: 

 
1. Encourage private investments and facilitate public/private partnerships to provide 

adequate facilities and services, particularly wastewater systems, in Centers and Nodes to 
promote clustered land development (CLD) patterns, traditional neighborhood design 
(TND), Transfer of Development Rights (TDR) and non-contiguous parcel clustering. 

 
Although the redevelopment area is within a State Planning Area where future growth and 
infrastructure is encouraged, the redevelopment plan is required because prior owners and 
prospective developers have been unable to receive approval from adjacent Florence 
Township to connect to its municipal wastewater management system. 
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e. Recreational and Community Facilities Objectives 
The following comments describe the relationship of this redevelopment plan to relevant recreation and 
community facilities objectives identified in the 2016 Master Plan Reexamination Report: 

 
2. Provide regional recreation and eco-tourism, agritourism and heritage tourism opportunities 

by targeting open space acquisitions and improvements that enhance large contiguous open 
space systems. 
 

This redevelopment plan does not permit future recreational and community facilities, 
which are reserved for other parts of the Township. The redevelopment area is adjacent to 
Burlington County’s proposed recreational Kinkora Trail along a former railroad line to 
Hedding and Columbus. Because it is anticipated that future redevelopment may require 
the construction of sound attainment walls to buffer truck freight traffic and docking noise 
along the trail, the redeveloper should be advised that the Township Planning Board and 
the Burlington County Planning Board may be concerned about the aesthetic design and 
construction of such improvements and other buffering issues. 

 
f. Other Public Improvement Objectives 
Two of the 2016 Master Plan Reexamination Report’s economic development objectives correspond to 
this redevelopment plan. 
 

8. Promote economic development byencouraging strategic land assembly, site preparation and 
infill development, public/private partnerships and infrastructure improvements that support 
identified and appropriate roles for Hedding, Kinkora, Georgetown, and Columbus and 
planned Nodes within the regional marketplace. 

 
10. Encourage private sector investment through supportive government regulations, policies and 

programs, including tax policies and expedited review of proposals that support appropriate 
redevelopment. 

 
 
2. Proposed Land Uses and Building Requirements 
N.J.S.A. 40A:12A-7a(2) requires the redevelopment plan to indicate: 

Proposed land uses and building requirements in the project area. 
 
In terms of land use objectives, the purpose of theJones Farm Redevelopment Plan is to enable the prop-
erties to be developed in a manner generally consistent with the current Light Industrial (LI) zoning dis-
trict standards by making financial incentives available under the Local Redevelopment and Housing Law 
(LRHL) to offset the redeveloper’s additional costs required to provide on-site water and sanitary sewer 
services and enhanced stormwater management systems. These are anticipated to be necessary due to the 
inability to connect to existing utilities in Florence Township and the properties’ soil conditions. The 
boundaries of the properties governed by this redevelopment plan are indicated on Fig. 3: Zoning Map. 
 
This redevelopment plan incorporatesthe following chapters of the Mansfield Township Code Chapters: 
16B Driveway and Apron Construction Standards; 19A: Right to Farm; 22: Flood Damage Prevention; 27: 
Land Use Procedures; 32: Noise Control; 41: Rezoning of Land; 44A: Site Plan Review; 48: Stormwater 
Control; 50: Subdivision of Land; 60A: Trees, Shrubbery and Landscaping; 60B: Tree Removal; 63A: 
Water Resource Buffer Conservation Zones; 65: Zoning; and A70: Land Use Fees. 
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In other to accommodate future redevelopment, the following amendments are required to the standards 
provided in Chapter 65: Zoning, Article XII: LI Light Industrial District: 
 

a. Permitted uses:These shall be the same as those currently provided in the Light Industrial (LI) 
zoning district, per§65-46. 
 

b. Permitted Accessory Uses: The definitions in §65-7: for “accessory building,” “accessory struc-
ture,” and “accessory use” shall not apply within the redevelopment area. §65-47 shall be re-
placed with the following: 

 
§65-47Accessory buildings, structures, and uses: 
A. Subordinate, freestanding buildings, structures, and uses which are customarily asso-

ciated with,are subordinate and incidental to, and are located on the same tax lot there-
with asa principal building, structure, and/ or use, shall include, but not necessarily be li-
mited to the following: 

1. Athletic and recreational structures and outdoor seating; 
2. Cafeteria, child-care, and hospitality services for employees; 
3. Drainage, flood control, and stormwater management facilities; 
4. Emergency generators, water tanks / towers, pump houses, and pumping equip-

ment; 
5. Wastewater treatment facilities; 
6. Flagpoles, mailboxes, and monuments; 
7. Garages and carports; 
8. Gardens, greenhouses, ornamental landscaping and objects, etc.; 
9. General and specialized commercial, industrial, and utility substation equipment 

and buildings, as well as noise attenuation and buffering structures and walls; 
10. Heating, ventilation, air-conditioning, and refrigeration equipment (HVAC/R); 
11. Lighting and telecommunications fixtures and equipment; 
12. Maintenance, security, storage, and utility buildings; 
13. Outdoor storage of equipment and materials when visually screened from adja-

cent rights-of-way and other properties; 
14. Retaining walls; 
15. Shelters for animals domesticated for companionship, disability assistance, hunt-

ing, and security, except commercial kennels; 
16. Trash enclosures and pads for refuse and recyclable containers; 
17. Utility infrastructure to service individual customers, including overhead and un-

derground services, freestanding transformers and meters, and individual sanitary 
septic systems; and 

18. Wildlife hobby structures, such as shelters, feeding, and watering equipment. 
 

B. The following shall be not be considered accessory buildings / structures: 
1. Any of the foregoing attached to or mounted on a principal structure; 
2. Agricultural or horticultural structures, which are regulated under §19A-2; 
3. Fences and hedges, which are regulated by §65-102; 
4. Off-street parking and loading areas, which are regulated by §65-96 through 

99.1; 
5. Patios, decks, terraces, and boardwalks, which are regulated by §65-89.1B; 
6. Signs, which are regulated by §65-106 through 113.7; and 
7. Solar energy systems, which are regulated by §65-7. 
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C. The number of accessory buildings / structures shall be limited to those necessary for the 
property’s principal and accessory uses, as identified in the property’s zoning permit. The 
height and floor area of accessory buildings / structures shall not exceed that of the prin-
cipal building / structure; however, water tanks / towers shall not exceed 45’ in height. 
Accessory buildings / structures shall be set back a minimum of 5’ from all contiguous 
public rights-of-way; 5’ from all contiguous properties in non-residential zoning districts; 
and 25’ from all contiguous properties in residential zoning districts. 

 
c. Area and bulk regulations: These shall be the same as those currently provided in the Light In-

dustrial (LI) zoning district, per§65-48, except for below: 
 

1. The maximum height for buildings and structures shall be 50’. 
 
d. Other regulations:The subsections in §65-50 shall be replaced with the following: 

 
A. All other regulations of this chapter shall be followed as required, except for the follow-

ing: 
1. The minimum parking space size shall be 9’ x 18’; 

 
2. The maximum width of an access drive shall be 36’; 

 
3. The minimum off-street parking requirement for warehouse, trucking, and distribu-

tion facilities and associated office spaces shall be 1 stall per 3,600 sf; and 
 

4. Retaining walls, sound walls, and other noise and visibility buffering structures shall 
be provided to buffer the adjacent Burlington County Kinkora Trail park. These 
structures shall be permitted in all setbacks and buffer areas, including any setbacks 
and buffer areas that are not adjacent to the Burlington County Kinkora Trail. These 
structures may be erected to a height required to meet the minimum standards of 
Chapter 32: Noise Control. 

 
e. Conditional uses:These shall be the same as those currently provided in the Light Industrial (LI) 

zoning district, per§65-50.1. 
 

f. Landscape Buffers: The subsections in §65-100 and 101 shall be replaced with the following: 
 

A. A 30’ landscape buffer shall be required adjacent to the Burlington County Kinkora Trail 
park on Block 800.07, Lot 1, and a 20’ landscape buffer shall be required adjacent to resi-
dential zoning districts; and 
 

B. Retaining walls, sound walls, and other noise and visibility buffering structures shall be 
permitted within the required landscape buffers. 

 
3. Provisions for Relocation 
N.J.S.A. 40A:12A-7a(3) requires the redevelopment plan to indicate: 

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. 

 
A redeveloper owns the single-family detached house at 5214 Route 130 (Block 59, Lot 7.02), which until 
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recently was an owner-occupied residence. That same redeveloper has a purchase option on the other 
property, 5206 Route 130 (Block 59, Lot 7.01), which is a farm field with no residential development. 
Therefore, the future occupancy of 5214 Route 130 is beyond the scope of this redevelopment plan. 
 
 
4. Identification of Property to be Acquired 
N.J.S.A. 40A:12A-7a(4) requires the redevelopment plan to indicate: 

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

 
Because this property is within a non-condemnation redevelopment area, any future development or redeve-
lopment that may involve the acquisition of either property will require an acceptable arrangement between 
the property owners and the redeveloper. 
 
 
5. Relationship to Other Plans 
N.J.S.A. 40A:12A-7a(5) requires the redevelopment plan to indicate: 

Any significant relationship of the redevelopment plan to (a) the master plans of contiguous 
municipalities, (b) the master plan of the county in which the municipality is located, and (c) the State 
Development and Redevelopment Plan adopted pursuant to the "State Planning Act," P.L.1985, c.398 
(C.52:18A-196 et seq.). 

 
a. Contiguous Municipalities 
The Jones Farm Redevelopment Area is within 0.5 miles of Florence Township by way of US Route 
130. Because this redevelopment plan does not make any changes to the properties’ existing zoning 
district designation or development standards, implementation of this redevelopment should not have 
any adverse impacts on Florence Townshipthat have not already been considered by the Township 
Committee. The same applies to nearby Bordentown Township, which iswithin 1.5 miles of the 
redevelopment area by way of US Route 130. Although only 0.5 miles away, Bordentown Township’s 
Newbold Island is only accessible by watercraft. 

 
b. Burlington County 
Burlington County does not have a county master plan.Therefore, this redevelopment requirement is not 
applicable. 

 
c. State Development and Redevelopment Plan 
The New Jersey State Development and Redevelopment Plan (SDRP) was adopted by the New Jersey 
State Planning Commission on June 12, 1992.The Commission reexamined the SDRP and adopted a 
new plan on March 1, 2001.The SDRP designates the redevelopment area as part of the Suburban (PA2) 
Planning Area, which is generally found in developed suburban parts of the state with existing water 
and sewer infrastructure or areas programmed for such infrastructure. The PA2 is designated to 
accommodate most of New Jersey’s future development and redevelopment activity. The following is a 
comparison of the redevelopment plan’s objectives and the SDRP’sPA2 policy objectives: 

 
Land Use: Guide development and redevelopment into more compact forms—Centers and former 
single-use developments that have been retrofitted or restructured to accommodate mixed-use de-
velopment, redevelopment, services, and cultural amenities. Plan and zone for a wide range of 
land uses and users, to achieve more balanced communities. Seek to better integrate different land 
uses and remove or mitigate physical barriers between them. Encourage densities capable of sup-
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porting transit. Preserve the Environs as park land, farmland, or partially developed low-density 
uses without compromising the Planning Area’s capacity to accommodate future growth. 
 

With the opening of the NJ Transit RiverLine passenger service and the improvement of NJ 
Turnpike Interchange 6A at US Route 130 at the turn of this century, the areas south of 
Florence Township’s former Roebling steel mill in Florence and Burlington townships have 
been developed with more than thirteen million square feet of light industrial and logistics 
development. The redevelopment area is in a local industrial zoning district and proximate to 
other heavy industries (gravel, asphalt, and concrete plants) in Mansfield Township, just north 
of these other light industrial and logistics employment centers. Due to their sheer size and 
scale and amount of heavy truck traffic, these single-purpose employment centers are typically 
located at the perimeter of residential and mixed-use centers to reduce their potential adverse 
impacts on them but still be near to local customers and work forces. 

 
Housing: Provide a full range of housing choices primarily in Centers at appropriate densities to 
accommodate the area’s projected growth. Ensure that housing in general—and, in particular, af-
fordable, senior citizen, special needs and family housing—is developed with maximum access to 
a full range of commercial, cultural, educational, recreational, health and transportation services 
and facilities. Focus multi-family and higher-density, single-family housing in Centers. Any 
housing in the Environs should be planned and located to maintain the existing character. 

 
The redevelopment plan does not propose any residential development. 

 
Economic Development: Guide opportunities for economic development into Centers or existing 
pedestrian- and transit-supportive single-use areas and target new jobs to these locations. 
 

See “Land Use,” above. 
 

Transportation:Maintain and enhance a transportation system that links Centers and existing large 
single-use areas to each other, to Metropolitan Planning Areas and to major highway and transit 
corridors. Emphasize the use of public transportation systems and alternative modes of transpor-
tation where appropriate and feasible and maximize circulation and mobility options (including 
pedestrian and bicycle connections between developments) throughout. Encourage significant re-
development and intensification around existing and planned rail stations along transit corridors 
and ferry stations along waterfronts. Promote flexible (variable route) transit and support employ-
er-operated shuttle services. Preserve and stabilize general aviation airports and, where appropri-
ate, encourage community economic development, transportation intermodal hubs, and comple-
mentary uses for airport property such as business centers. 
 

The redevelopment area is located along US Route 130 and NJ Transit Bus Route 409. It is also 
less than a 20-minute walk from NJ Transit RiverLine’s Roebling Station. See also “Land 
Use,” above. 
 

Natural Resource Conservation: Conserve continuous natural systems, strategically locate open 
space, and buffer Critical Environmental Sites. Use open space to reinforce neighborhood and 
community identity, and protect natural linear systems, including regional systems that link into 
other Planning Areas. 
 

NJDEP’s GeoWeb environmental mapping website identified the redevelopment area as 
primarily a “grasslands habitat” with no flora or fauna species of listed, endangered, 
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threatened, or special concern. (Farmland areas are usually identified as “grasslands” 
because they are fallow about 50% of the year.) There is a small freshwater wetlands area on 
Lot 7.02. The site did not identify any areas of environmental contamination. The 2007 
Mansfield Township Environmental Resource Inventory did not identify any critical 
environmental sites or habitats in the redevelopment area. 

 
Agriculture: Guide development to ensure the continued viability of agriculture and the retention 
of productive farmland in strategically located agricultural areas and in other adjacent Planning 
Areas. Actively promote more intensive, new-crop agricultural enterprises and meet the needs of 
agricultural industry for intensive packaging, processing, value-added operations, marketing, ex-
porting and other shipping through development and redevelopment. 

 
The redevelopment area comprises one house lot and a 44.3-acre farm tract. The farmland 
tract has been zoned for light industrial development for decades. 

 
Recreation: Provide maximum active and passive recreational opportunities and facilities at the 
neighborhood, local and regional levels, by concentrating on the maintenance and rehabilitation 
of existing parks and open space, while expanding and linking the system through redevelopment 
and reclamation projects. In the undeveloped portions of this Planning Area, acquire and improve 
neighborhood and municipal parkland within Centers, and regional park land and open space ei-
ther in or within easy access of Centers. 
 

The redevelopment plan does not propose any recreational development. However, due to the 
proximity of the Burlington County Kinkora Trail, future redevelopment will be required to 
incorporate landscape buffering and sound attenuation devices to reduce potential adverse 
noise impacts to the regional trail. 

 
Redevelopment: Encourage redevelopment efforts in existing Centers and single-use areas which 
can be redeveloped into mixed-use areas, and areas within walking distance of train stations or 
other major public transit facilities. Redevelop at transit-supportive densities, while creating pe-
destrian-oriented environments. Take full advantage of the opportunities available under the 
state’s redevelopment statutes to promote new Centers and retrofit existing areas with mixed-uses 
and higher densities. 
 

See “Land Use,” above. 
 

Historic Preservation: Encourage the preservation and adaptive reuse of historic or significant 
buildings, Historic and Cultural Sites, neighborhoods and districts in ways that will not compro-
mise either the historic resource or the area’s ability to develop or redevelop. Coordinate historic 
preservation with tourism efforts. 

 
NJDEP’s LUCYhistoric and prehistoric resource mapping website did not identify any 
identified, designated, eligible, or listed resources within the redevelopment area. However, it 
did identify that: 

1. The State Historic Preservation Office determined in 2002 that the former Kinkora 
Railroad line (Block 800.07, Lot 1) to the east was eligible for listing on the New 
Jersey and National Register of Historic Places as part of the Delaware and Atlantic / 
Columbus, Kinkora, and Springfield Railroad Historic District; 

2. A 2016 archaeological and historic architectural survey of the Curtis Wainwright 
farmstead (Block 59, Lot 6) to the south was not eligible for listing on the New Jersey 
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or National Register of Historic Places; and 
3. The State Historic Preservation Office determined in 2002 that the Saints Michael and 

Gabriel Romanian Orthodox Cemetery (Block 66, Lot 9) to the north opposite US 
Route 130 was individually eligible for listing on the New Jersey and National Register 
of Historic Places. 

 
The above eligibility determinations have no impact on future redevelopment within the rede-
velopment area. 

 
Public Facilities and Services: Phase and program the extension of public facilities and services to 
support development in Centers and ensure adequate levels of public and private services. En-
courage jurisdictions to locate all public and private community facilities—schools, libraries, 
municipal buildings, government offices, post offices, civic, cultural and religious facilities, fire 
stations, etc.—in Centers or in proximity to (within walking distance of) Centers. Central facili-
ties serving a wide population should be located in or near Cores. 

 
The redevelopment area is in a PA2, which is programmed for future water and sewer service 
infrastructure. However, development has been hindered by the inability to connect to available 
infrastructure in nearby Florence Township. For this reason, this redevelopment plan is 
necessary to make on-site water and wastewater treatment facilities financially feasible. See 
also “Land Use” and “Transportation,” above. 

 
Intergovernmental Coordination: Establish regional approaches to the planning and provision of 
facilities and services. Create public/public and public/private partnerships to locate, facilitate, 
coordinate and implement new development and redevelopment in Centers. 
 

Implementation of the redevelopment plan will require coordination among the Township and 
the State departments of Transportation and Environmental Protection. 
 
 

6. Affordable Housing Impacts 
N.J.S.A. 40A:12A-7a(6) requires the redevelopment plan to indicate: 

As of the date of the adoption of the resolution finding the area to be in need of redevelopment, an 
inventory of all housing units affordable to low and moderate income households, as defined 
pursuant to section 4 of P.L.1985, c.222 (C.52:27D-304), that are to be removed as a result of 
implementation of the redevelopment plan, whether as a result of subsidies or market conditions, 
listed by affordability level, number of bedrooms, and tenure. 

 
Because the single-family detached house at 5214 Route 130 (Block 59, Lot 7.02) is no longer an occupied 
residence, the future occupancy of this property for affordable housing is beyond the scope of this 
redevelopment plan. This redevelopment plan does not provide for the rehabilitation or construction of any 
additional housing.Therefore, the provision that requires an analysis of affordable housing impacts does not 
apply. 
 
 
7. Affordable Housing Replacement Provisions 
N.J.S.A. 40A:12A-7a(7) requires the redevelopment plan to indicate: 

A plan for the provision, through new construction or substantial rehabilitation ofone comparable, 
affordable replacement housing unit for each affordable housing unit that has been occupied at any 
time within the last eighteen (18) months, that is subject to affordability controls and that is identified 
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as to be removed as a result of implementation of the redevelopment plan. Displaced residents of 
housing units provided under any State or federal housing subsidy program, or pursuant to the "Fair 
Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), provided they are deemed to be eligible, shall 
have first priority for those replacement units provided under theplan; provided that any such re-
placement unit shall not be credited against a prospective municipal obligation under the "Fair 
Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.), if the housing unit which is removed had pre-
viously been credited toward satisfying the municipal fair share obligation. To the extent reasonably 
feasible, replacement housing shall be provided within or in close proximity to the redevelopment 
area. A municipality shall report annually to the Department of Community Affairs on its progress in 
implementing the plan for provision of comparable, affordable replacement housing required pur-
suant to this section. 

 
The Township’s December 24, 2019 Housing Plan Element and Fair Share Plandid not include or identify 
any affordable housing units within the redevelopment project area. Therefore, this redevelopment plan re-
quirement does not apply. 
 
 
8. Public Electric Vehicle Charging Infrastructure 
N.J.S.A. 40A:12A-7a(8) requires the redevelopment plan to indicate: 

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 redevelopment plan shall not require the redeveloper to installpublic electric vehicle charging infra-
structure within the redevelopment project area. 
 
 
IV. AFFORDABLE HOUSING PROVISIONS 
N.J.S.A. 40A:12A-7b. indicates: 

Aredevelopment plan may include the provision of affordable housing in accordance with the "Fair 
Housing Act," P.L.1985, c.222 (C.52:27D-301 et al.) and the housing element of the municipal 
master plan. 

 
On January 28, 2009, the Township Committee adopted Ordinance 2009-1 amending §65-176 and §65-
177 to revise mandatory affordable housing development fees for approvals of all minor or major subdivi-
sions or site plans for residential development and for all non-residential development approvals. Collec-
tion of development fee revenues shall be consistent with Mansfield Township’s development fee ordin-
ance for both residential and non-residential developments in accordance with the NJ Department of 
Community Affairs’ rules and P.L.2008, c.46, sections 8 (C. 52:27D-329.2) and 32-38 (C. 40:55D-8.1 
through 8.7). 
 
 
V. RELATIONSHIP TO LOCAL DEVELOPMENT REGULATIONS 
N.J.S.A. 40A:12A-7c. requires the redevelopment plan to indicate: 

The redevelopment plan shall describe its relationship to pertinent municipal development 
regulations as defined in the "Municipal Land Use Law," P.L.1975, c.291 (C.40:55D-1 et seq.). 

 
This redevelopment plan incorporates and adopts the following chapters of Mansfield Township Code 
Chapters: 16B: Driveway and Apron Construction Standards; 19A: Right to Farm; 22: Flood Damage 
Prevention; 27: Land Use Procedures; 32: Noise Control; 41: Rezoning of Land; 44A: Site Plan Review; 48: 
Stormwater Control; 50: Subdivision of Land; 60A:Trees, Shrubbery and Landscaping; 60B: Tree Removal; 
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63A: Water Resource Buffer Conservation Zones; 65:Zoning; and A70: Land Use Fees. This 
redevelopment plan does not supersede any part of those chapters. 
 
This redevelopment plan willenable the properties in the redevelopment area to be developed in a manner 
generally consistent with the Light Industrial (LI) zoning district standards provided in Chapter 65: Zon-
ing, Article XII: LI Light Industrial District. It contains several amendments to that article to accommo-
date future redevelopment, as indicated in section III.B.2 Proposed Land Uses and Building Require-
ments on pages 4, 5 and 6. 
 
The Mansfield Township Zoning Map shall be amended to indicate that this redevelopment plan shall 
apply to all future development and redevelopment for this redevelopment area. In addition, the Planning 
Board is authorized to issue, at its discretion, variances, waivers, and exceptions from this section. 
 
 
VI. MUNICIPAL MASTER PLAN CONSISTENCY 
N.J.S.A. 40A:12A-7d. requires that: 

All provisions of theredevelopmentplan shall be either substantially consistent with the municipal 
master plan or designed to effectuate the master plan; but the municipal governing body may adopt 
aredevelopmentplan which is inconsistent with or not designed to effectuate the master plan by 
affirmative vote of a majority of its full authorized membership with the reasons for so acting set forth 
in theredevelopmentplan. 

 
The following comments describe how the eight goals of the Mansfield Township Master Plan, as identified 
in the 2016 Master Plan Reexamination Report, are either substantially consistent with the master plan or 
designed to effectuate the master plan. 
 
1. Revitalize the Township's Hamlets, Villages and Towns, such as Hedding, Kinkora, Georgetown, 

and Columbus: The redevelopment plan will facilitate revitalization of Kinkora and be an im-
portant tax ratable for the Township. 

 
2. Conserve the Township's agricultural and natural resources and systems: The redevelopment area is 

in a SDRP Suburban (PA2) Planning Area, which has not been included in Burlington Coun-
ty’sAgricultural Development Area (ADA) where agricultural preservation is encouraged. There are 
no flora or fauna species of listed, endangered, threatened, or special concern in the redevelopment 
area. The identified freshwater wetlands area on Lot 7.02 will be protected in accordance with State 
regulations. 

 
3. Promote beneficial economic growth, development and renewal for all residents of the Town-

ship: See #1, above. 
 
4. Protect the environment, prevent and cleanup pollution: The redevelopment plan does not su-

persede the municipal and state environmental protection regulations, which require noise 
pollution controls for adjacent properties that may be adversely affected by future truck traf-
fic. 

 
5. Provide adequate public facilities and services at a reasonable cost: This redevelopment plan is 

necessary to enable a future redeveloper to provide onsite water and wastewater treatment 
because public infrastructure is not available to the redevelopment area. 
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6. Provide adequate housing at a reasonable cost: The redevelopment plan does not propose any resi-
dential development. 

 
7. Preserve and enhance areas with historic, cultural, scenic, open space and recreational value: This 

redevelopment plan will require the future redeveloper to adequately buffer potential adverse sound 
and visual impacts to the adjacent Burlington County Kinkora Trail to the east and the preserve 
farmland parcel to the south. 

 
8. Ensure sound and integrated planning and implementation throughout the Township and region: 

Implementation of the redevelopment plan will require the redeveloper(s) to coordinate with 
the Township and the Statedepartments of Transportation and Environmental Protection. 

 
In summary, this redevelopment plan for the Jones FarmRedevelopment Area is either substantially con-
sistent with the eight primary goals of Mansfield Township’s Master Plan or designed to effectuate them. 
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Appendix A 
Fig. 1: USGS Location Map 

Fig. 2: Adjacent Tax Parcels Map 
Fig. 3: Zoning Map 
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MANSFIELD TOWNSHIP
BURLINGTON COUNTY

RESOLUTION NO. 2019-12-5

RESOLUTION OF THE TOWNSHIP COMMITTEE OF THE TOWNSHIP OF 
MANSFIELD AUTHORIZING AND DIRECTING THE PLANNING BOARD OF 

THE TOWNSHIP OF MANSFIELD TO UNDERTAKE A PRELIMINARY 
INVESTIGATION FOR DETERMINING “AREAS IN NEED” OF NON-

CONDEMNATION REDEVELOPMENT AS SET FORTH IN THE LOCAL 
REDEVELOPMENT AND HOUSING LAW PURSUANT TO NJSA 40A:12A

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq. (the 
“Act”), authorizes municipalities to determine whether certain parcels of land in the municipality 
constitute areas in need of  Non-Condemnation Redevelopment in accordance with the Act, including 
Sections 3 and 5   thereof; and

WHEREAS, the Township has determined that the designation of Non-Condemnation 
Redevelopment areas will foster the investment of private capital, the construction of projects that will 
benefit the Township, its residents and property owners; and

WHEREAS, the general boundary of the area which merit evaluation to see if such areas, and the 
parcels therein, would qualify as “Areas in Need of Non-Condemnation Redevelopment” under the Act as 
set forth in Exhibit A (attached hereto); and

WHEREAS, the Township desires to direct the Planning Board to perform a preliminary 
investigation of the parcels set forth in Exhibit A to determine whether such parcels would qualify as an 
“Area in Need of Non-Condemnation Redevelopment” under the Act; and

            WHEREAS, said undertaking of a Preliminary Investigation is conditioned upon the receipt of 
escrow funds covering the full cost of preparation of said investigation by Edward Fox and Barbara 
Fegley of Environmental Resolutions, Inc. 

NOW THEREFORE, BE IT RESOLVED by the Mayor and Committee of the Township of 
Mansfield as follows:

1. PRELIMINARY INVESTIGATION OF STUDY AREA.  The Planning Board is 
hereby authorized and directed to conduct an investigation pursuant to N.J.S.A. 40A:12A-
6 to determine whether all or a portions of the parcels set forth in Exhibit A (together, the 
“Study Area”) satisfies the criteria set forth in the Act, including N.J.S.A.40A:12A-5, and 
N.J.S.A.40A:12A-3, to be designated as an “Area in Need of Non-Condemnation 
Redevelopment”:

2. MAP TO BE PREPARED. As part of its investigation, the Planning Board shall 
prepare a map showing the boundaries of the proposed Non-Condemnation Redevelopment Areas and the 
location of the various parcels contained therein.

3. PUBLIC HEARING REQUIRED.  (a) The Planning Board shall conduct a 
public hearing.  Said hearing date and time shall published in a newspaper of general circulation in the 
Municipality and a copy of the notice shall be mailed to the last owner, if any, or any persons who are 



interested in or would be affected by a determination that all, or a portion, of the study area is a Non-
Condemnation Redevelopment Area. 

(b) At the hearing, the Planning Board shall hear from all persons who are interested in or 
would be affected by a determination that all or a portion of the Study Area is a Non-Condemnation 
Redevelopment Area.  All objections to a determination that all or a portion of the Study Area is an area 
in need of Non-Condemnation Redevelopment and evidence in support of those objections shall be 
received and considered by the Planning Board and made part of the public record.

4. PLANNING BOARD TO MAKE RECOMMENDATIONS. After conducting its 
investigation, preparing a map of the proposed Non-Condemnation Redevelopment Areas, and 
conducting a public hearing at which all objections to the designations are received and considered, the 
Planning Board shall make a recommendation to the Township as to whether the Township should 
designate all or part of the Study Area as an area in need of Non-Condemnation Redevelopment.

5. SEVERABILITY. If any part of this Resolution shall be deemed invalid, such parts 
shall be severed and the invalidity thereby shall not affect the remaining parts of this Resolution.

6. AVAILABILITY OF THE RESOLUTION. A copy of this Resolution shall be 
available for public inspection at the offices of the Municipal Clerk.

7. EFFECTIVE DATE. This Resolution shall take effect immediately.

MOTION: SECOND:  
ROLL CALL: 
AYES:  
NAYS:   ABSENT:                 ABSTAIN:     

CERTIFICATION
I, LINDA SEMUS, RMC, CMR, Municipal Clerk of the Township of Mansfield, 

County of Burlington, State of New Jersey, do hereby certify the foregoing to be a true and 
accurate copy of the resolution adopted by the Township Committee of the Township of 
Mansfield, County of Burlington, State of New Jersey, at their regular meeting held on 
December 9, 2019 at the Mansfield Township Municipal Complex, at 7:30 P.M.

_________________________________
LINDA SEMUS, RMC, CMR

                                                            Municipal Clerk



EXHIBIT “A”
AREA IN NEED OF NON-CONDEMNATION

                             Block 59                 Lots 7.01 and 7.02
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Appendix C 
Mansfield Township Planning Board Resolution 2020-##-## (TBD), 

Recommending that the Township Committee designate 
Lots 7.01 and 7.02 of Block 59 as 

“A Non-Condemnation Area in Need of Redevelopment” 
 

TO BE INCLUDED AFTER ADOPTION 
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Appendix D 
Mansfield Township Committee Resolution 2020-##-## (TBD), 

Designating Lots 7.01 and 7.02 of Block 59 as 
“A Non-Condemnation Area in Need of Redevelopment” 

 
TO BE INCLUDED AFTER ADOPTION 
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Appendix E 
Letter from the Commissioner of the NJ Department of Affairs 

dated MONTH, DAY, 2020 Approving the Redevelopment Area Designation 
 

TO BE INCLUDED AFTER RECEIPT 
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Appendix F 
Mansfield Township Committee Ordinance 20##-##, 

Adopting a Redevelopment Plan for the 
Jones Farm Redevelopment Area 
(Lots 7.01 and 7.02 of Block 59) 

 
TO BE INCLUDED AFTER ADOPTION 
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