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I. REDEVELOPMENT PLAN 
 
DELINATION OF RDA-1 REDEVELOPMENT AREA 
 
This plan regulates lands within the 184.5 Acre RDA-1 redevelopment area designated by the 
Township of Pittsgrove as RDA-1; Block 3001, Lots 2 through 17, 18, 18.01, 19, 20, 21, 22, 22.01, 
23, 24, 25, 26, 27, 28, and 29, being lands generally bounded by Landis Avenue (NJSH RT. 56), 
Gershal Avenue, and Muddy Run Creek; and is the companion plan for revitalization to the report 
titled “Preliminary Investigation for the Creation of the Landis Avenue Redevelopment Area” dated 
January 3, 2004, prepared by The Waetzman Planning Group having offices in Bryn Mawr, 
Pennsylvania and Woodbury, New Jersey.  
 
BACKGROUND: 
 
At its regular meeting held December 29, 2003, the Pittsgrove Township Committee authorized the 
Pittsgrove Township Planning Board to examine whether existing conditions in the Landis Avenue 
area met the criteria for an area in need of redevelopment as provided under the Local 
Redevelopment and Housing Law (LRHL) N.J.S.A. 40A: 12A-1 et seq.  The planning board in turn 
authorized the Waetzman Planning Group to conduct a preliminary investigation of 756 acres along 
the entire 2.7 mile length of Landis Avenue (NJ 56) that is in Pittsgrove Township.  Waetzman 
submitted the assessment report, titled Preliminary Investigation and Needs Assessment for the 
Designation of the Landis Avenue Redevelopment Area, on January 3, 2005. This report determined 
that 101 of the 121 lots representing 518 of the assessed area’s 756 acres had conditions that reflect 
the LRHL criteria. 
 
Upon review of that report, the planning board noted various conditions suggesting physical and 
economic deterioration most prominently manifested at the site of the long-vacant grain elevator/mill 
(Lots 7 & 8).  This property has not been used or maintained for about the past 20 years.  It is now 
obsolete and dilapidated and considered an eyesore in the community hindering economic 
development, and should be razed to make the site suitable for development.   
 
Accordingly, at the regular meeting of the township committee held June 28, 2005, the committee 
considered the planning board recommendation that the entirety of the assessed area be declared an 
area in need of redevelopment based upon the criteria established by LRHL (NJSA 40A:12A et seq) 
for redevelopment areas. 
 
The Pittsgrove Township Economic Development Committee (EDC) performed further investigations 
and in November 2005, recommended to the township committee that a smaller area of just 135.4 
acres from within the assessed area be designated as a redevelopment area.  The EDC further 
recommended that it be identified as RDA-1 in order to differentiate it from the assessed area and 
from any future redevelopment areas declared from within the assessed area.    Acting on these 
affirmative recommendations, the township committee at its regular meeting held December 13, 
2005, adopted Resolution No. 2005-169 declaring RDA-1 to be an area in need of redevelopment.  
Subsequent to this action, township committee via adoption of Resolution No. 2007-74 on May 22, 
2007, formerly declared, pursuant to the aforementioned field investigation and planning board 
recommendation, Lots 18, 18.01, 21, 23, 24, 25, 27, 28, and 29 of Block 3001 to be in need of 
redevelopment and further directed that said parcels be added to the RDA-1 redevelopment area 
expanding the area by 49.1 acres. 
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REDEVELOPMENT GOALS: 
 
From a strategic standpoint, this redevelopment plan seeks to ameliorate conditions suggestive of 
physical and economic deterioration, promote a fully productive utilization of land, facilitate a massing 
of economic opportunity through refinements to existing zoning, and potential for public/private 
partnership; and strenuously emphasize retention of community character through promotion of planned 
development, establishment of special design requirements, and concern for the visual relationship of 
proposed development to the surrounding environment.  
 
OVERALL CONCEPT: 
 
Envisioned over time is the undertaking of numerous redevelopment initiatives yielding, in particular, 
utilization of the existing rail line, demolition of the long-term vacant grain elevator/mill, and 
introduction generally of commercial, light industrial, limited retail, office, cultural, and agricultural 
supportive uses; designed so to reflect, to the greatest extent practicable, the rural character of Pittsgrove 
Township. Principally, these type uses will emerge within the framework of various large parcel planned 
developments, whereby the uses permitted under the plan will be arrayed in a business park or campus 
setting developed by a single entity under a unifying plan. While stand-alone development of individual 
uses is anticipated, this plan seeks to discourage this type of development other than along the Landis 
Avenue and Gershal Avenue corridor.  Regardless of the development scenario, substantial open space 
set-asides are to be provided, particularly of a contiguous nature, which may be utilized for agriculture 
or passive recreation. 
 
In accordance with section 6 of P.L. 1992, c. 79 (C.40A:12A-7), an outline for the planning, 
development, and redevelopment of the project area is advanced herein. This plan supercedes the 
permitted uses and bulk standards of the prevailing zoning; all other provisions of the township’s zoning 
ordinance remain in effect. Development design standards are modified only to the extent indicated. 
Development is to occur in accordance with the provisions of this plan, from which no deviation is 
permitted absent a formal plan amendment adopted by the township committee. The planning board in 
its consideration of development applications within the RDA-1 redevelopment zone however may grant 
relief from zoning and development design standards not preempted by the plan.  
 
The Pittsgrove Township Committee will serve as the redevelopment entity responsible for the 
execution of this redevelopment plan. 
 
PERMITTED PRINCIPAL USES: 
 
Within the RDA-1 redevelopment area, the principal uses set forth below shall be permitted; uses 
proposed other than these shall require amendment of this redevelopment plan.  
 

1. Uses supportive of the agricultural industry such as packaging, processing, shipping 
facilities, nurseries, and garden centers. 

2. Office uses to include general, professional, and medical offices as well as uses which 
compliment and are ancillary to the support of hospitals 

3. High-technology to include uses such as research laboratories, telecommunications, and 
pharmaceuticals  
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4. Heliports 

5. Storage, warehousing and distribution to a maximum of 300,000 square feet per development 
provided there is a clear demonstration of the sufficiency of the roadway network to 
accommodate the anticipated truck traffic 

6. Light manufacturing, fabrication, and processing 

7. Retail and personal service uses limited to 12,000 square feet to satisfy the daily needs of 
residents 

8. Business service 

9. Conference centers 

10. Hotels, provided provision of ancillary conference/meeting space 

11. Municipal uses 

12. Cultural uses (such as restaurants, theaters or halls for the performing arts, museums, and 
libraries) 

 
BULK AND AREA REQUIREMENTS: The bulk and area requirements set forth below supercedes 
the requirements of the prevailing zoning.  
 
For single use, single-parcel development: 
 
Minimum lot size     5 acres (except below) 
Minimum lot size with frontage along  
  Landis and Gershal Avenues   3 acres 
Minimum lot frontage     300 feet   
Maximum building height    2 stories/35 feet 
Minimum open space set-aside   40% 
Minimum setback from property line   50 feet 
 
Where a planned development approach is employed: 
 
Minimum tract area     12 acres1 
Minimum tract frontage    300 feet  
Maximum building height    5 stories/60 feet 
Minimum open space set-aside   40%       
Minimum setback from tract boundary  75 feet2 
Minimum building interval     40 feet 
 

                                                 
1 A minimum area of 3 acres shall be provided per principal use or lot, in the event of subdivision; however, said area my be reduced to 2 acres provided an 
average of 3 acres is maintained per use or lot over the entirety of the planned development 
 
2 For every story above 3 stories the minimum setback shall be increased by 20 feet per story 
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SPECIAL DESIGN REQUIREMENTS APPLICABLE TO THE RDA-1 REDEVELOPMENT 
AREA: 
 
1. Strongly encouraged is the use of the U.S. Green Building Council’s LEED® (Leadership in 

Energy and Environmental Design) construction standards. Any new building construction or 
major renovation project shall, at a minimum, meet the LEED® “certified” rating if it is: funded 
wholly or in part by the township; or though funding awarded to the township; or with funds 
received from any source solely because of the redevelopment status of RDA-1 or with revenue 
allocation district funding. 

 
2. Planned development as a design technique, defined as development of compatible uses by a 

single entity under a unifying plan, is strenuously encouraged under this plan so as to provide for 
maximum flexibility of design and enhanced potential for preservation of contiguous areas of 
open space.  As redevelopment planning fosters development through negotiation whereby the 
township and redeveloper contribute to the future look and arrangement of lands, the submission 
of redevelopment concept plans prior to formal plans, as a basis for preliminary review, 
discussion, and refinement is encouraged. 

 
3. A traffic study is to be submitted in conjunction with any development proposal, unless deemed 

to be unnecessary by the planning board, and should adequately demonstrate the amount of 
traffic to be generated and capacity of the existing roadway network to absorb expected traffic 
volume. Such study must clearly demonstrate findings of no significant impact, or measures to 
be taken to alleviate expected traffic impact, which measures must be acceptable to the 
reviewing board. 

 
4. Newly constructed streets are to have minimum right-of-way and cartway widths of 56 feet and 

36 feet respectively.  Collector streets providing access to developments from existing roadways 
are to have a 62 foot right-of-way and a 46 foot cartway having within said cartway dimension, 
10-foot wide planting strip.  All roadways are to be curbed with sidewalk provided on each side.  
Where in the opinion of the planning board retention of community character would be 
advanced, a graded area may be provided in lieu of sidewalk construction on one side of a 
roadway. 

 
5. Driveway curbline openings are to be the setback a minimum of twelve (12) feet from any side 

or rear property line so that a minimum driveway separation of twenty-four (24) feet is 
maintained.  A minimum clearance of seventy-five (75) feet is to be observed as measured from 
a driveway curbline opening to the point of curvature of the corner radius of the nearest 
intersecting street. 

 
6. No more than two (2) points of ingress/egress are permitted per stand alone or planned 

development provided a minimum frontage of one thousand (1,000) feet along a roadway. 
 
7. Development within the RDA-1 redevelopment area is to be sensitive to the setting in which 

proposed. As such, a major theme of any development proposal shall be the provision of design 
which compliments scenic values and mitigates abrupt changes through contextual building 
design elements such as roof shape, mass, fenestration, materials, and color, as well as through 
the arrangement of open space.  
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8. The maximum number of off-street parking stalls is not to exceed 105% of the stated ordinance 
requirement. Stalls are not to be provided forward of a building line. Shared parking is 
specifically encouraged as is the concept of reserved or “phantom parking” where by areas which 
may be necessary for future parking are left in a green condition to be developed at the discretion 
of the township. 
 

9. Parking Areas within the redevelopment zone are to provide landscaping and buffering in accord 
with the following requirements: 

 
(a) Where off-street parking areas within the RDA-1 redevelopment area would be visible 

from sidewalks or residential uses, a buffer should be provided including a year-round 
continuous visual screen at least four (4) feet in height (and at least two (2) feet in height at 
the time of planting) and containing at least fifty percent (50%) evergreen plant material or 
deciduous material which is demonstratively effective for screening purposes.  At the 
discretion of the planning board, decorative fences or walls may be employed in lieu of 
plantings for this purpose.  The height of any required screen, hedge or wall must decrease 
where driveways approach sidewalks or walkways in order to provide adequate visibility of 
pedestrians from motor vehicles, and satisfy clear sight triangle requirements. 

 
(b) Parking areas shall be suitably landscaped to minimize noise, glare, and other nuisance 

characteristics as well as to improve on-site aesthetics. Parking areas providing for more 
than sixty (60) motor vehicle spaces shall be divided into modular parking bays having 
approximately the same number of stalls and having in any case no more than sixty (60) 
stalls each. 

 
(c) Interior landscaping. In all parking lots of ten (10) or more spaces, at least five percent 

(5%) of the interior parking area shall be landscaped and at least two (2) trees for each ten 
(10) spaces shall be installed within landscaped islands.  Parking lots of fewer than ten (10) 
spaces may not require interior landscaping if the planning board determines that there is 
adequate perimeter landscaping. Planting required within the parking lot is exclusive of 
other planting requirements, such as for shade trees planted along the street. 

 
(d) Curbed islands with a minimum radius of three (3) feet shall be located at the end of each 

parking row and at an interval of every ten (10) spaces. These islands should contain one 
(1) shade tree with a minimum 3” caliper and shrubs not exceeding 24 inches in height. 

 
(e) Where parking lots include parking stalls in a double-stacked arrangement, two rows of 

stalls that abut each other shall include a landscaped buffer between them along the entire 
length of the rows and having a minimum width of four (4) feet.  Such a buffer shall 
include one (1) shade tree with a minimum 3” caliper for every twenty (20) feet of length. 

 
(f) Required landscape or buffer areas shall be maintained in good condition at all times, may 

be interrupted by normal entrances and exits, and may have no improvements other than 
signs for customary traffic direction and control. 

 
10. All lighting shall be focused downward and is to promote a dark sky condition. Night time 

illumination shall be reduced to the minimum level necessary to provide safety. 
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11. Free-standing signs are to be “monument” signs having the entirety of the horizontal component 
resting directly on the earth.  

 
12. Plant materials are to be indigenous to the area and selected from the list of preferred plant 

materials maintained by the township.  
 
WATER, SANITARY SEWER, AND STORMWATER MANAGEMENT FACILITIES 
 
Potable Water 
 
“The Cohansey Sand geologic formation is used to supply potable water to households and businesses 
from wells that range from 50 to 140 feet in depth. In the region, this aquifer is also used to supply 
municipal drinking water at a pumping rate up to 1,500 gallons per minute.  Since the Cohansey Sand is 
a good source of water at high levels of supply, there is no intent to establish a municipal or a private 
water franchise system at this time.”3  Therefore, development within RDA-1 is limited to those 
businesses that do not require water supplies that might exceed this natural source regardless of whether 
or not the principal use is permitted by this plan. 
 
Sewer 
 
“Because of the development pressure on agriculture that is exerted from the extension of sewers, and 
the high financial costs associated with a public sewerage system, no sanitary system is proposed or 
contemplated within RDA-1.”4  Therefore, this plan requires the following: 
 

1. Developments within RDA-1 must “provide its own sanitary sewerage treatment facilities, 
either individually or as a group, that meet New Jersey Chapter 199 regulations, which sets 
design parameters for private septic systems. The Salem County Board of Health and its 
professionals shall witness tests in the field and supporting data to determine if the location and 
design of new septic systems meet the State requirements.”5 

 
2. The use of innovative or alternate designs that are often capable of performing better, of 

providing more effective pollution control, or are able to overcome certain site constraints is to 
be encouraged. 

 
Stormwater Management 
 
Because stormwater management is designed at a specific level, stormwater management within RDA-1 
shall be done in accordance with the Utility Element of the Pittsgrove Township Master Plan, which 
“discusses ways to improve the design of stormwater management systems to enhance water quality and 
to allow for better recharge of the underlying aquifers.”6 
 

                                                 
3 Pittsgrove Township Master Plan 
4 Pittsgrove Township Master Plan 
5 Pittsgrove Township Master Plan 
6 Pittsgrove Township Master Plan 
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ACKNOWLEDGEMENT OF OBLIGATION TO PROVIDE AFFORDABLE HOUSING 
 
The plan acknowledges the constitutional obligation that the Township of Pittsgrove has to provide a 
realistic opportunity for the production of housing units affordable to families of low and moderate 
income.  Applicants for development within the RDA-1 redevelopment areas are to address satisfaction 
of said obligation in a manner acceptable to the redevelopment entity consistent with rules promulgated 
by the New Jersey Council on Affordable Housing (COAH).  At the election of the township, in lieu of 
any other mechanism for satisfaction, a developer’s fee is to be posted in an amount equal to two percent 
(2%) of the equalized assessed value for nonresidential development or the appraised value on the 
document utilized for construction financing. 
 
AMENDMENT TO ZONING DISTRICT MAP  
 
The Plan supersedes the use as well as the bulk and area provisions of the prevailing zoning.  Where a 
redevelopment plan supersedes existing development regulation, 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 Pittsgrove will amend the zoning district 
map so to graphically delineate the RDA-1 redevelopment area subject to the provisions of the Plan. 
 
ECONOMIC DEVELOPMENT: 
 
1. This plan recognizes the benefit of the employment of short and long term tax abatement and 

exemption strategies.  Said strategies should be considered on a case by case basis where through 
the preparation and submission of a fiscal analysis report, the need for such and the fiscal impact 
on the community can be clearly demonstrated. 

 
2. Consideration should be given to the creation of a revenue allocation district designation 

pursuant to the Revenue Allocation District Financing Law N.J.S.A.52:27D-459 et seq as a 
mechanism to capture the future tax benefits of real estate improvements in RDA-1 to pay the 
present cost of those improvements.  Future tax increments [the taxes that the new development 
will generate] captured by a RAD are used to secure bonds to finance costs related to the 
development such as public infrastructure, land acquisition, relocation, demolition, utilities, debt 
service and planning costs. 

 
3. In order to spur economic development, consolidation and/or re-subdivision of land for flexible 

accommodation of various uses is recommended under this plan. 
 
4. Utilization of public/private partnerships and execution of redevelopment agreements with 

redevelopers is encouraged as may be necessary in order to facilitate the full realization of this 
plan’s vision. 

 
LAND ACQUISITION: 
 
Under Subsection 40A:12A-7.(a)(4), the plan is required to identify any property within the RDA-1 
redevelopment area which may be acquired for attainment of the plan’s goals. If found to be necessary, 
property may be acquired via negotiated settlement or the exercise of eminent domain.  This plan does 
not currently identify any properties in the RDA-1 redevelopment area as being necessary for acquisition 
and therefore does not require the use of eminent domain for that purpose. 
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RELOCATION ASSISTANCE:  
 
The Redevelopment Agency shall undertake all appropriate relocation measures as required by law 
pursuant to the Relocation Assistance Law of 1967, P.L. 1967, C. 79 (c. 52:31B-1 et. seq.) and the 
Relocation Assistance Act, P.L. 1971, C. 362 (c. 20:4-1 et. seq.) in the event of displacement of any 
resident or business from the RDA-1 redevelopment area.  Relocation activity is not anticipated given 
expanses of developable land within the RDA-1 area, low intensity of development, and Plan statement 
that property acquisition at the present time does not appear to be necessary.  At such time as this Plan 
may be amended to identify properties thought necessary for acquisition, a detailed relocation plan 
addressing residential and/or commercial displacement will be developed. 
 
 
II. IMPLEMENTATION OF REDEVELOPMENT PLAN 
 
This plan may be implemented in accordance with the procedures of the Local Redevelopment and 
Housing Law for the execution of agreements between a redeveloper and the Township of Pittsgrove’s 
governing body. Redevelopers will be selected based on qualifications including, but not limited to, the 
following: 
 

A. Experience with constructing comparable projects generally; 
B. Capability to finance the construction of proposed improvements; 
C. Capability to perform given resources committed to other projects; and 
D. Ability to provide references for verification. 

The redeveloper(s) will be obligated to carry out the specified improvements in accordance with the 
redevelopment plan.  Until the completion of the improvements, the redeveloper will not be permitted to 
sell, lease or otherwise transfer or dispose of property within the RDA-1 redevelopment area without the 
prior written consent of the redevelopment entity, which will not be unreasonably withheld or delayed.   
 
Upon the inspection and verification by the Township of Pittsgrove’s redevelopment entity that the 
redevelopment of the RDA-1 redevelopment area, or a specific portion thereof, has been completed, a 
Certificate of Completion shall be issued to the redeveloper and the conditions determined to exist at the 
time the area was determined to be in need of redevelopment shall be deemed to no longer exist. 
 
This redevelopment plan shall remain effective until all the RDA-1 redevelopment area has been 
redeveloped and deemed to be no longer in need of redevelopment or rehabilitation by the governing 
body of the Township of Pittsgrove.  
 
STATUTORILY PERMITTED ACTIONS 
 
Upon the adoption of a redevelopment plan pursuant to section 7 of P.L. 1992, c. 79 (C.40A:12A-7), the 
municipality or redevelopment entity designated by the governing body may proceed with the clearance, 
replanning, development and redevelopment of the area designated in that plan.  In order to carry out 
and effectuate the purposes of this act and the terms of the redevelopment plan, the municipality or 
designated redevelopment entity by statutory authorization, may exercise any or all of the following 
measures: 
 



 

 
Redevelopment Plan for RDA-1 
   

12

1) Undertake redevelopment projects, and for this purpose issue bonds in accordance with the 
provisions of section 29 of P.L. 1992, c. 79 (C.40A:12A-29) and issue bonds. 

 
2) Acquire, by condemnation, any land or building which is necessary for the redevelopment 

project, pursuant to subsection i. of section 22 of P.L. 1992, c. 79 (C:40A-12-22). 
 

3) Acquire, by condemnation, any land or building which is necessary for the redevelopment 
project, pursuant to the provisions of the “Eminent Domain Act of 1971,” P.L. 1971, c. 361 
(C. 20:3-1 et. seq.).   

 
4) Clear any area owned or acquired and install or reconstruct infrastructure 

 
5) Prepare or arrange by contract for the provision of professional services and the preparation 

of plans by licensed professionals and/or other consultants for the carrying out of 
redevelopment projects. 

 
6) Arrange or contract with public agencies or redevelopers. 

 
7) Lease or convey property or improvements without public bidding. 

 
8) Enter upon buildings or property for conduct of investigations or surveys. 

 
9) Provide for relocation assistance 

 
10) Carry out a voluntary rehabilitation program and develop plans for the enforcement of codes 

and regulations relating to use and occupancy, rehabilitation, demolition, and removal of 
buildings or improvements. 

 
11) Request the designation of particular areas as areas in need off redevelopment or 

rehabilitation. 
 

SITE PLAN AND SUBDIVISION APPLICATIONS 
 
Redevelopment activities shall be in conformance with the adopted redevelopment plan which may be 
amended from time to time in accordance with law. Site plan review shall be conducted by the Planning 
Board of the Township of Pittsgrove, pursuant to the provision of the Municipal Land Use Law N.J.S.A.  
40:55D-1 et. seq. 
 
All leases, agreements, deeds, and other instruments from, or between, the Redevelopment Agency, and 
to, or with a redeveloper, shall comply with the applicable provisions of Title 40, Chapter 37A. 
 
AGREEMENTS WITH (RE-)DEVELOPER 
 
Agreements with developers shall note that only those uses established in the redevelopment plan shall 
be constructed, and prohibit, without approval of the redevelopment entity, the sale, leasing, or 
transferring of the redevelopment project, or portion thereof, without written consent. 
 
 



 

 
Redevelopment Plan for RDA-1 
   

13

EQUAL OPPORTUNITY 
 
The land within the project area shall not be restricted on the basis of race, creed, color, or national 
origin in the sale, use, lease, or occupancy thereof. 
 
PERIOD OF APPLICABILITY 
 
The provisions of this plan, specifying the redevelopment plan for the project area and requirements and 
restrictions with respect thereto, shall be in effect for a period yet unspecified until such time as the 
purpose of the plan has been satisfied and the designated district’s need for redevelopment has been 
substantially alleviated. 
 
COMPATIBILITY WITH STATE AND LOCAL PLANS 
 
State Development and Redevelopment Plan (SDRP) 
 
The RDA-1 redevelopment area is predominantly classified as a Rural/Environmentally Sensitive Area 
(PA4B) due to the fact that it is located within the drainage basin of the Maurice River (identified as a 
“pristine waterway’). In terms of consistency with the intent of the PA4B area, this plan promotes (1) 
the revitalization of less than fully productive lands having a commercial or industrial zoning 
classification; (2) promotes agriculture via the opportunity for same within open space areas and through 
allowance for permitted uses supportive of the agriculture industry; and (3) promotes, as well, protection 
of community character in the call for planned development, significant opens space setasides, and 
contextual building design elements. While growth is not proposed in a designated Center, an intent of 
the planning area, it is nonetheless proposed in a RDA-1 redevelopment area which can be viewed as a 
de facto Center with development opportunity enhanced within a delineated area, the limits of which 
bounded by waterways, wooded areas, and farmland. 
 
As indicated in the State of New Jersey Department of Community Affairs letter dated January 13, 2006 
(Appendix C) approving the designation of RDA-1 as a redevelopment area, while redevelopment in a 
PA4B is generally not encouraged, the State Plan anticipates limited growth in all Planning Areas 
including the area being designated.  The letter furthers states that after much review, the subject area is 
appropriate for redevelopment.  
 
Relationship to Township Master Plan 
 
The township master plan states that Pittsgrove seeks to increase commercial development in certain 
areas, one of those locations being Landis Avenue, and recommends establishing RDA-1 redevelopment 
areas as a strategy for accomplishing this.  This plan is consistent with this goal.  The redevelopment 
plan is also consistent with the master plan and the amplifying general reexamination of 2006 in that this 
redevelopment initiative affords opportunity for concentrated commercial and industrial development 
proximate to a state highway.  
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Relationship to Pittsgrove Economic Development Plan 
 
This redevelopment plan is consistent with the Pittsgrove Economic Development Plan, which states 
that “the primary focus of the plan is on attracting new businesses and expanding existing businesses in 
the Landis Avenue area because of its commercial zoning, a desirable proximity to Route 55, its 
abundance of developable land, and its need for revitalization.” 
 
Relationship to Plans of Adjacent Municipalities 
 
The RDA-1 redevelopment area is approximately two-thirds of a mile from the City of Vineland in 
Cumberland County.  It is not anticipated that the redevelopment plan will have a significant adverse 
impact on the City of Vineland since the RDA-1 redevelopment area is separated from the City by a 
buffer of open space.  Furthermore, the City of Vineland seeks to promote commercial activity along 
Landis Avenue.  Commercial development promoted by this redevelopment plan could potentially 
enhance such activity in Vineland.  However, approval of plans for the RDA-1 redevelopment area 
should require consideration of anticipated impacts on commerce located nearby in this adjacent 
municipality.  The City of Vineland is home to the South Jersey Healthcare Regional Medical Center.  
The allowance of medical offices in this redevelopment plan could spur construction of offices 
supporting this medical center which could be beneficial to Vineland in that it would support the 
medical center’s viability while allowing land that would have been otherwise developed with medical 
offices within Vineland to be preserved as open space.  Such open space preservation is a goal of 
Vineland’s master plan. 
 
The RDA-1 redevelopment area is buffered on its west side from Deerfield Township by a strip of land 
(approximately two-thirds of a mile long) containing mostly open space.  At the border of Deerfield and 
Pittsgrove Townships along Landis Avenue is a grocery store.  Additional commercial activity in 
Deerfield Township is nearby which may experience a residual benefit from development of the Landis 
area zone. 
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APPENDIX A 
 
New Jersey Financing and Incentive Programs 
 
Property Tax Abatement: 
 
A five-year tax abatement program is available to new and expanding businesses in the RDA-1 
redevelopment area.  Under this program, the approved property pays no taxes in year one, 20% in year 
two, 40 % in year three and so forth until 100% of taxes are paid in year six. 
 
A longer term payment-in-lieu-of-taxes (PILOT) may be available to qualifying developers.  PILOT 
agreements can be up to 30 years.  The amount of the pilot is based on a percentage of the project 
income or total project cost.  Agreements must be approved before the project begins. 
 
Business Employment Incentive Fund: 
 
Under the BEIP program, incentive grants are offered to companies that create new jobs in New Jersey. 
Qualified businesses can apply for periods as long as 10 years for incentive grants up to 80% of the New 
Jersey personal income tax withholdings from new jobs created when they relocate to New Jersey, or 
expand their businesses in the state. In the base year, the company must create at least 25 new jobs in a 
targeted urban community or at least 75 jobs in a suburban area.  
 
Bond Financing:  
 
Bond financing can be an attractive form of lower cost, long-term borrowing for qualifying businesses 
needing at least $1 million in capital. Tax-exempt bond financing, which can provide capital at interest 
rates substantially below the prime rate, is authorized under the Internal Revenue Code for use by 
manufacturers needing to finance buildings and equipment. The New Jersey Economic Development 
Authority may issue a bond of up to $10 million to enable a manufacturer to finance real estate 
acquisitions, equipment, machinery, building construction, and renovations. Certain other specified 
businesses also may qualify for this type of financing, such as commercial and industrial projects located 
in federal Empowerment or Enterprise Zone Communities. Taxable bonds, which also can provide 
favorable interest rates, are not subject to the same federal restrictions. They may be used on a wider 
range of businesses without dollar limitations and for such purposes as debt refinancing or working 
capital.  
 
Statewide Loan Pool for Business: 
 
Through an arrangement between the New Jersey Economic Development Authority and New Jersey 
banks, loans from $50,000 up to $3 million for fixed assets and up to $500,000 for working capital are 
available. The New Jersey Economic Development Authority provides up to 25% of the financing 
subordinate to 75% bank participation. Also, the New Jersey Economic Development Authority will 
provide up to $250,000 of the loan at a below-market interest rate and also may guarantee up to 30% of 
the bank portion.  
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Local Development Financing Fund: 
 
The New Jersey Economic Development Authority's Local Development Financing Fund is aimed at 
stimulating commercial and industrial projects in Urban Aid communities through matched fixed-asset 
loans. Low-interest local development loans can range from $50,000 to $2 million. The host 
municipality must sponsor the request for financial assistance.  
 
Fund for Community Economic Development:  
 
Loans and loan guarantees are made to urban-based community organizations that in turn make loans to 
microenterprises and small businesses which may not qualify for traditional bank financing. Affordable 
capital is provided to fill financing gaps in the development of community facilities and other real 
estate-based economic development projects. Funds are available to local groups to finance feasibility 
studies and other predevelopment costs to determine if a real estate project is viable. Technical 
assistance is also available to support the long-term growth and viability of individual organizations.  
 
Real Estate Development 
 
The New Jersey Economic Development Authority supports the creation of jobs and ratables principally 
in the urban centers of the state by providing assistance for projects that are consistent with state and 
local economic development objectives. The NJEDA's main development focus targets urban-aid 
municipalities. In pursuing that goal, the NJEDA has engaged in a large number of projects in the 
development of centers identified in the State Plan. Examples include the New Jersey Performing Arts 
Center in Newark, the Blockbuster-Sony Music Entertainment Center in Camden and the Jersey City 
Medical Center. It also supports the growth of important industry sectors such as the Technology Center 
in New Brunswick.  
 
Sustainable Loan Fund: 
 
The Sustainable Loan Fund, that provides low-interest loans of up to $250,000, is targeted to assist 
companies wishing to improve the environmental quality of their operations. Preference for loans is 
given to firms that locate in urban and town centers near existing infrastructure and mass transit.  
 
Brownfields Incentive for Industrial Cleanup 
 
The New Jersey Commerce & Economic Growth Commission provides significant incentive program to 
developers who remediate and redevelop contaminated sites. A developer may enter into a 
redevelopment agreement with the Secretary of Commerce that allows for recovery of up to 75% of the 
cost of remediation once the redevelopment project has begun to realize the new tax revenues in an 
amount sufficient to cover the cost of remediation. The developer must be a nonresponsible party, who 
agrees to undertake and complete the cleanup to the satisfaction of the New Jersey Department of 
Environmental Protection.  
 
Hazardous Discharge Site Remediation Loan & Grant Program: 
 
Businesses may qualify for loans up to $1 million for up to 10 years for site investigation and cleanup. 
The interest rate is the Federal Discount Rate at approval or closing of contaminated sites, whichever is 
lower, with a minimum of 5%. Loan guarantees are also available.  
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Customized Training Program: 
 
The New Jersey Department of Labor's Customized Training Program promotes the creation and 
retention of high-skill, high-wage jobs through comprehensive workforce training. Financial assistance 
in the form of matching grants may be available to qualified businesses to offset some f the costs of 
occupational training in the workplace. Training plans are largely designed by the employer. Training 
may be classroom based or on the job. Applicants may select a third party training vendor such as New 
Jersey community colleges, four-year colleges/universities, county vocational schools, or private 
training organizations.  
 
Urban Enterprise Zone Program 
 
The New Jersey Urban Enterprise Zone Program was created to stimulate economic development and 
job creation in the State's designated zones. Participating businesses located in these zones are eligible to 
receive incentives, including sales tax exemptions for building materials, equipment and supplies 
invested or used at the certified site, corporation tax benefits, and unemployment insurance rebates. 
Retailers charge only half the current sales tax on most "in person" purchases. Receipts from retail sales 
are deposited into a Zone Assistance Fund to which zone municipalities may apply for funding for 
projects within the urban enterprise zones. Over $315 million has been approved from the Zone 
Assistance Fund for more than 1,000 zone projects. The Program's over 6,500 participating businesses 
have created over 50,000 full-time jobs and 5,000 part-time jobs since the program's inception in 1984. 
These companies employ 150,000 full-time employees and project hiring nearly 25,000 employees this 
coming program year. Companies have invested over $9.9 billion to date in their businesses. They will 
invest another $1.9 billion in the upcoming program year. 
 
Benefits to Qualified Businesses Include:  
 

• Reduced Sales tax (3% vs. 6% outside the UEZ)  
• Sales tax exemptions  
• Corporate tax credit for the hiring of certain designated employee groups  
• Subsidized unemployment insurance costs  
• Priority assistance for the Local Development Fund Program  

 
NJ Redevelopment Authority: 
 
The New Jersey Urban Redevelopment Act created the New Jersey Redevelopment Authority (NJRA) 
in 1996 to spearhead the economic development efforts in New Jersey's urban communities. The NJRA 
became operational in April 1997 and began focusing on investing in neighborhood-based 
redevelopment projects. Through the New Jersey Redevelopment Act, the NJRA has also assumed the 
assets and liabilities of the former Urban Development Corporation.  
 
The Authority offers:  
 

• low and no interest loans  
• equity investments loan guarantees  
• technical assistance 
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The NJRA partners with community-based organizations, developers and businesses to leverage its 
resources to formulate and develop redevelopment projects to increase economic opportunities in 67 
eligible communities. The NJRA's primary interest is to ensure that projects developed are urban-
focused, neighborhood-based and investment-driven. The NJRA's commitment to projects goes well 
beyond financing. The NJRA is taking a comprehensive approach to economic development 
opportunities that are "Creative Community Investments."  
 
Technology Certification Program:  
 
This Innovative program allows new or expanding technology and biotechnology businesses to turn 
their tax losses and credits into cash to grow their businesses. Approved businesses may sell their 
unused net-operating-loss carry forwards and unused research and development tax-credit carry 
forwards to any corporate taxpayer in the state for at least 75% of the value of the tax benefits. They can 
then use the money raised for working capital to buy equipment or facilities or for other business 
expenses. To qualify, the technology or biotechnology business must have 225 employees or less of 
which at least 75% must be based in New Jersey, and meet certain other criteria.  
  
Technology Transfer & Commercialization Program: 
 
This competitive investment program administered by the Commission on Science & Technology is a 
funding source for small, for-profit technology companies, to conduct product or process development 
projects with a near-term commercial outcome. Loans range from $50,000 to $250,000 and companies 
are required to repay only the principal amount of the loan. Companies eligible for this funding must be 
New Jersey based or plan to relocate to New Jersey.  
  
Early Stage Enterprise (ESE) Seed Investment Fund: 
 
Very young technology enterprises may be eligible to receive investments ranging from $50,000 to $1.5 
million.  
  
SBIR Bridge Loan Program:  
 
Applicants for federal Small Business Innovation Research grants may receive loans which help bridge 
the time and financial gap between the awarding of Phase I and Phase II of the federal SBIR grants.  
Edison Venture Finance Fund: 
 
To increase the availability of venture capital to New Jersey businesses, the Edison Venture Fund makes 
investments in emerging technology businesses in the mid-Atlantic region, including New Jersey. The 
Edison Venture Fund has committed to target one-third of its capital to New Jersey-based businesses. 
The New Jersey Economic Development Authority has invested in this fund, and refers qualified high-
tech companies to the fund for financing.  
  
R & D Tax Credit Carry Forward Extension: 
 
This law allows Research & Development Tax Credits to be carried forward for a period of 15 years. 
These credits must be incurred during period on or after 7/1/98, but no later than 6/30/01. Current law 
allows Research and Development Tax Credits to be Carried forward for a period of seven years. New 
Jersey corporate business taxpayers are eligible if they have incurred qualified research expenses 
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(pursuant to IRC 41 as of 6/30/92) in the following areas: advanced computing, advanced materials, 
biotechnology, electronic device technology, environmental technology, and medical device technology. 
  
NJ Manufacturing Extension Program: 
 
This innovative program allows new or expanding technology and biotechnology businesses to turn their 
tax losses and credits into cash to grow their businesses. Approved businesses may sell their unused net-
operating-loss carry forwards and unused research and development tax-credit carry forwards to any 
corporate taxpayer in the state for at least 75% of the value of the tax benefits. They can then use the 
money raised for working capital to buy equipment or facilities or for other business expenses. To 
qualify, the technology or biotechnology business must have 225 employees or less of which at least 
75% must be based in New Jersey, and meet certain other criteria.  
  
R & D Excellence Program: 
 
This program is intended to create and/or mature new scientific and technology areas, which have 
potential for products, services, or processes important to New Jersey's future economic development. 
This multi-year grant program is available to academic research centers to work in collaboration with 
industrial partners.  
  
Advanced Technology Centers: 
 
Research Centers of excellence are located at New Jersey's major academic institutions, serving industry 
by offering and enhancing academic/industrial technology collaboration opportunities in a variety of 
disciplines. Advanced Technology Centers are designed to focus on strong industrial/academic R& D 
partnerships for continuous innovation to increase productivity, global competitiveness and profits 
  
Technology Business Incubators:  
 
Seven incubator facilities provide start-up and small firms with low-cost office, light manufacturing 
and/or laboratory space, shared central facilities, and business training and assistance. The Commission 
on Science & Technology expects to develop an additional five new incubators in New Jersey within the 
next two years. This expansion will allow New Jersey and its businesses to enjoy the economic benefits 
that can be derived from the incubation model.  
  
Technology Centre of New Jersey: 
 
Designed by the New Jersey Economic Development Authority, the Technology Centre of New Jersey, 
conveniently located in Central Jersey, is a collaborative effort by the State of New Jersey, private 
corporations, and academia featuring state-of-the-art, affordable laboratory, office, and production 
facilities for emerging and established technology companies.  
  
Washington Technical Liaison: 
 
The Technical Liaison Consultant provides New Jersey business with assistance in identifying available 
finding opportunities from the federal Small Business Innovation Research Program and other federal 
funding sources. 
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