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Figure 7.40 - North Hanover Township Preserved Lands
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New Jersey Department of Agriculture’s Farmland Preservation Program, 2008; Preserved Open Space data from Burlington County Department of Information 
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Map created by PS&S, 2009.
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Figure 7.41 - North Hanover Township Vacant and Farmland Assessed Lands
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Source: Tax Parcels from Burlington and Ocean County tax assessor records, 2001-2008; Municipal Boundaries from 
NJGIN, 2008; ArcGIS Online - Aerials Express, 2006; ESRI StreetMap USA, 2007.
Map created by PS&S, 2009.
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McGuire Air Force Fort Dix

0 0.750.375
Miles

Source: Tax Parcels from Burlington and Ocean County tax assessor records, 2001-2008; Environmental Constraints
were taken from wetlands from NJDEP Land Use/Land Cover Dataset, 2002, FEMA National Flood Hazard Layer
Data, 2008, SSURGO Database for Ocean and Burlington Counties, 2006, NJDEP Division of Fish & Wildlife
Endangered Nongame , and Species Program NJDEP Landscape Version 2.1, 2008; Zoning Classifications from
plan entitled "Composite Zoning Map", prepared by, Burlington County Department of Economic Development and
Regional Planning, September 2006; Accident Potential Zones provided by Lakehurst NAES, revised 2007 and by
McGuire AFB, 2008; Noise Zones are based on noise data for McGuire AFB, For Dix, and Lakehurst NAES.  Noise
data for McGuire AFB was taken from report entitled Environmental Assessment, East Coast Basing of C-17
Aircraft”, prepared by Department of the Air Force, Air Mobility Command, Scott Air Force Base, Illinois, dated
September 2005.  Noise data for Fort Dix was taken from report entitled “Installation Operational Noise Management
Program Report”, prepared by AMEC Earth & Environmental, Inc., dated December 2005.  Noise data for Lakehurst
NAES was received from Lakehurst NAES, 2008; Municipal Boundaries from NJGIN, 2008; ArcGIS Online – Aerials
Express, 2006; ESRI StreetMap USA, 2007.
Map created by PS&S, 2009.
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Figure 7.42 - North Hanover Build Out Analysis for Vacant and Farmland Assessed Lands
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Existing Land Use

Pemberton Borough is one of the smallest municipalities in Burlington County. County Roads 

530, 616 (Hanover Street), and 644 run through the Borough limits. The borough is entirely 

surrounded by Pemberton Township.   A historic district is concentrated around Hanover and 

Jarvis Streets.  

Approximately 15% of Pemberton Borough falls within the JLUS study area, which intersects 

the northeastern portion of the Borough. Residential development, along with the Brotherhood 

School and Pemberton Borough Elementary School are located within the study area. Table 

7.10.1 displays the land uses within the 2-Mile JLUS Study Area.

Table 7.10.1 Land Use within 2-Mile JLUS Study Area

Land Use Type Acreage Percent within Study Area

Barren or Altered Lands 12 acres 19.7%

Brushland and Scrubland 1 acre 1.6%

Commercial Services 7 acres 11.5%

Deciduous, Coniferous, or Mixed Forest 4 acres 6.6%

Other Urban Lands 8 acres 13.1%

Residential Lands 20 acres 32.8%

School 4 acres 6.6%

Wetland 5  acres 8.2%

Total 61 acres

Source: 2002 NJDEP Land Use/Land Cover Data

Zoning

Table 7.10.2 displays composite zoning areas within the 2-Mile JLUS Study Area.

Table 7.10.2 Composite Zoning within JLUS Study Area

Zoning Type Acreage Percent within Study Area

Medium Density Residential (1-4 units per acre) 34 acres 65.5%

High Density Residential (more than 4 units per acre) 18 acres 34.5%

Build Out Analysis for 2-Mile JLUS Study Area

Table. 7.10.3 Vacant Lands Build Out Scenario: Residential

Composite 

Zoning 

District

Town 

Zoning 

District 

Code

Town Zoning 

District

Zoning 

Density 

(Minimum 

Lot Area Sq. 

Ft.)

Total 

Vacant 

Land Area 

by Zone 

(Ac.)

Total 

Potential 

Development 

Units

Environmentally 

Constrained 

Lands (Ac.)

High Density 

Residential

RC Residential C 7,500 0.4 2 0.0

RP Residential 20,000 7.9 17 4.0

8.3 20 4.0

Table 7.10.3 shows vacant assessed lands summarized by zoning districts that permit 

residential development.  Total potential development units were calculated based on the 

minimum lot areas as designated in the zoning ordinance.  There are 8 acres of vacant 

assessed lands within the JLUS study area, of which 4 are considered to be environmentally 

constrained.  According to the existing zoning regulations, 20 residential units are possible on 

vacant assessed lands within residential zoning districts.

Based on this analysis, Pemberton Borough does not contain vacant assessed lands within 

non-residential zoning district. Pemberton Borough also has an insignificant amount of 

farmland assessed lands within the JLUS study area.

Section 7.10 - Pemberton Borough

Sect ion 7.10 Pemberton Borough
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Growth Analysis (Borough-wide)

• The Borough has a  proposed redevelopment plan in consideration for a block of 

land off of County Route 616/Hanover Street

o Possible commercial development at street level with residential 

apartments on the top floor is being discussed.

• There is an interest to increase commercial industry in the Borough.  

• Block 102 Lot 1, located to the north of Rte 530 has an approved site plan for 

approximately 18 new homes on 30 acres of land.

• In the northwest portion of the Borough, 122 houses for population over 55 have 

recently been built; 142 units were added all together including the Hearthstone 

development.

• On the southeast side of the Borough there are vacant lands listed by the NJDEP 

as wetlands that the Borough would like to see as a future commercial area.

Sect ion 7.10 Pemberton Borough
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Figure 7.43 - Pemberton Borough Overview Map
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Figure 7.44 - Pemberton Borough Land Use Map
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Figure 7.45 - Pemberton Borough Zoning Map
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Figure 7.46 - Pemberton Borough Environmental Constraints Map
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Map created by PS&S, 2009.
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Figure 7.47 - Pemberton Borough Preserved Lands
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Source: Preserved Farmland data from Burlington County Department of Information Technology, 2001 & 2003, Ocean County Department of Planning, 2008, and the 
New Jersey Department of Agriculture’s Farmland Preservation Program, 2008; Preserved Open Space data from Burlington County Department of Information 
Technology 2001, 2002, 2006, & 2007, Ocean County Natural Lands properties, 2008, and NJDEP Green Acres dataset, 2004; Parks from Ocean County Department 
of Planning, 2008, and ESRI StreetMap USA, 2007; Tax Parcels from Burlington and Ocean County tax assessor records, 2001-2008; Municipal Boundaries from 
NJGIN, 2008; ArcGIS Online - Aerials Express, 2006; ESRI StreetMap USA, 2007.
Map created by PS&S, 2009.
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Figure 7.48 - Pemberton Borough Vacant and Farmland Assessed Lands
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Source: Tax Parcels from Burlington and Ocean County tax assessor records, 2001-2008; Municipal Boundaries from 
NJGIN, 2008; ArcGIS Online - Aerials Express, 2006; ESRI StreetMap USA, 2007.
Map created by PS&S, 2009.

!!!!!!!!!!!!!!!!!!!!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !
!

!
!

!
!

!
!

!
!

!
!

!
!

I

2-Mile Study Boundary

Parcel Boundary

Classified Vacant Parcel

Classified Farmland Parcel

0 0.750.375 Miles



133

Figure 7.49 - Pemberton Borough Build Out Analysis for Vacant and Farmland Assessed Lands
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Source: Tax Parcels from Burlington and Ocean Coun ty tax assessor records, 2001-2008; Environmental Constraints
were taken from wetlands from NJDEP Land Use/Land Cover Dataset, 2002, FEMA National Flood Hazard Layer
Data, 2008, SSURGO Database for Ocean and Burlington Counties, 2006, NJDEP Division of Fish & Wildlife
Endangered Nongame , and Species Program NJDEP Landscape Version 2.1, 2008;  Zoning Classifications digitized 
from plan entitled "Zoning Map", prepared by Banisch Associates, Inc., last revised June 2007; Accident
Potential Zones provided by Lakehurst NAES, revised  2007 and by McGuire AFB, 2008; Noise Zones are based on
noise data for McGuire AFB, For Dix, and Lakehurst NAES.  Noise data for McGuire AFB was taken from report
entitled Environmental Assessment, East Coast Basing of C-17 Aircraft”, prepared by Department of the Air Force,
Air Mobility Command, Scott Air Force Base, Illinois, dated September 2005.  Noise data for Fort Dix was
taken from report entitled “Installation Operational Noise Management Program Report”, prepared by AMEC Earth &
Environmental, Inc., dated December 2005.  Noise da ta for Lakehurst NAES was received from Lakehurst NAES,
2008; Municipal Boundaries from NJGIN, 2008; ArcGIS Online – Aerials Express, 2006; ESRI StreetMap USA, 2007.
Map created by PS&S, 2009.
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Section 8 -  Compatible Land Use 
           Planning Considerations

1.2 1.3 Pemberton Township

Existing Land Use

Pemberton Township is one of the larger townships within the Burlington County side of the 

JLUS.  The Township has approximately 30,000 residents and occupies 64 square miles.  

There are a number of residential communities in Pemberton Township including Browns 

Mills, Browns Mills Junction, Country Lake Estates, and Presidential Lakes Estates, to name 

a few.  The Browns Mills area of Pemberton is due south of Fort Dix and is part of the Browns 

Mills and Country Lake regional growth area (RGA) that consists of 5,300 housing units and 

14,000 residents. This area which consists of a downtown area, rustic residential area, and the 

Deborah Health Center, is the most densely populated section of the Township. Currently 77% 

of the Township is vacant, wooded, or agricultural. With the exception of a section of lands to 

the northwest of Pemberton Borough, the Township falls almost entirely within the Pinelands 

Management Areas.

Approximately 42% of Pemberton Township falls within the 2-mile JLUS Study Area, which 

intersects 17,000 acres along the northern tier of the Township. A large portion of the study 

area consists of environmentally sensitive lands including protected forests, wetlands, 

floodplains, and state endangered specie habitats. The largest residential development area 

in the Township, Browns Mills, is located within the study area. Table 7.11.1 displays the land 

uses within the 2-Mile JLUS Study Area.

Table 7.11.1 Land Use within 2-Mile JLUS Study Area

Land Use Type Acreage Percent within Study Area

Agricultural 3,204 acres 18.8%

Barren or Altered Lands 39 acres 0.2%

Brushland and Scrubland 861 acres 5.1%

Commercial Services 326 acres 1.9%

Deciduous, Coniferous, or Mixed Forest 3,839 acres 22.6%

Extractive Mining 13 acres 0.1%

Industrial Lands 13 acres 0.1%

Other Urban Lands 266 acres 1.6%

Recreational and Parkland 48 acres 0.3%

Reservoirs 331 acres 1.9%

Residential Lands 2,218 acres 13.0%

School 117 acres 0.7%

Transportation/Communication/Utilities 108 acres 0.6%

Wetland 5,622 acres 33.1%

Total (excluding Fort Dix lands) 17,005 acres

 Source: 2002 NJDEP Land Use/Land Cover Data

Table 7.11.1 indicates that wetland and forest areas cover over 55% of the land area within 

the Township. Over 3,200 acres of agricultural lands comprise the third largest land use within 

the Township.

Section 7.11 - Pemberton Township

Sect ion 7.11 Pemberton Township
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Zoning

Agricultural and residential zones are the dominant zoning in Pemberton Township’s JLUS 

study area.  The eastern-most area of the Township, adjacent to Manchester Township, and a 

southern section referred to as Lower Mill, are zoned Preserved land.  Both of these land areas 

fall within the Pinelands preservation areas. Table 7.11.2 displays composite zoning areas 

within the 2-Mile JLUS Study Area.

Table 7.11.2 Composite Zoning with 2-Mile JLUS Study Area

Zoning Type Acreage Percent within Study Area

Agriculture 4,768 acres 27.9%

Business and Commercial 54 acres 3.2%

Conservation, Recreation, and Open Space 504 acres 3.0%

Low Density Residential (less than 1 unit per acre) 4,417 acres 25.9%

Medium Density Residential (1-4 units per acre) 1,612 acres 9.4%

High Density Residential (more than 4 units per acre) 2,684 acres 15.7%

Preservation 2,546 acres 14.9%

Build Out Capacity for 2-Mile JLUS Study Area

Table. 7.11.3 Vacant Lands Build Out Scenario: Residential

Composite 

Zoning 

District

Town 

Zoning 

District 

Code

Town Zoning 

District

Zoning 

Density 

(Minimum 

Lot Area 

Sq. Ft.)

Total 

Vacant 

Land 

Area by 

Zone 

(Ac.)

Total Potential 

Development 

Units

Environmentally 

Constrained 

Lands (Ac.)

Agriculture
AR

Agricultural 
Residential 261,360 64.0 11 51.3

High Density 

Residential

R-60 Two Family 
Residential

6,000 0.3 2 0.0

R-80

Very High Density 
Single Family 
Residential 8,000 330.4 1,798 149.7

R-96

Very High Density 
Single Family 
Residential 9,600 9.7 44 7.1

R-A

Infill Residential 
District With 
Planned Retirement

10,000 1.1 5 0.6

R-I Infill Single-Family 
Residential

10,000 66.7 291 60.1

Low Density 

Residential

R-17
Single-Family 
Residential 740,520 785.5 46 770.6

R-3

Medium Density 
Single Family 
Residential 139,392 248.7 77 224.2

R-6 Low Density Single 
Family Residential

261,360 29.8 5 25.4

Medium 

Density 

Residential

PV
Pinelands, Village 
Residential 43,560 10.8 11 5.6

R-1
Single-Family 
Residential 43,560 348.2 348 211.1

R-200

Very High Density 
Single Family 
Residential

20,000 2.6 6 1.7

    1,897.9 2,644 1,507.3

Table 7.11.3 shows vacant assessed lands summarized by zoning districts that permit residential 

development.  Total potential development units were calculated based on the minimum lot 

areas as designated in the zoning ordinance.  There are 1,898 acres of vacant assessed lands 

within the JLUS study area, of which 1,507 are considered to be environmentally constrained.  

Sect ion 7.11 Pemberton Township
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According to the existing zoning regulations, 2,633 residential units are possible on vacant 

assessed lands within residential zoning districts and 11 units within the agriculture zoning 

district. Based on this analysis, approximately 80 percent of the vacant assessed lands are 

environmentally constrained, significantly reducing the residential development potential 

within the JLUS study area.

Table. 7.11.4 Vacant Lands Build Out Scenario: Non-Residential

Composite 

Zoning District

Town 

Zoning 

District 

Code

Town Zoning District

Zoning 

Density 

(Minimum 

Lot Area 

Sq. Ft.)

Total Vacant 

Land Area by 

Zone (Ac.)

Environmentally 

Constrained 

Lands (Ac.)

Business and 

Commercial

GCLI
General Commercial/

Light Industrial 30,000 70.7 18.0

TC Town Center 8,000 18.9 3.8

89.5 21.9

Table 7.11.4 shows vacant assessed lands summarized by zoning districts that permit non-

residential development. There are 90 acres of vacant assessed lands within the JLUS study 

area, of which 22 are considered to be environmentally constrained.

Table. 7.11.5 Farmlands Build Out Scenario: Residential

Composite 

Zoning District

Town 

Zoning 

District 

Code

Town Zoning 

District

Zoning 

Density 

(Minimum 

Lot Area 

Sq. Ft.)

Total 

Farmland 

Area by 

Zone 

(Ac.)

Total Potential 

Development 

Units

Environmentally 

Constrained 

Lands (Ac.)

Agriculture AR
Agricultural 
Residential 261,360 1,039.8 173 274.1

High Density 
Residential R-80

Very High 
Density 
Single Family 
Residential

8,000 4.1 22 4.1

Low Density 
Residential

R-17 Single-Family 
Residential

740,520 308.7 18 303.9

R-3

Medium 
Density 
Single Family 
Residential

139,392 520.0 163 305.3

Medium 
Density 
Residential

PV
Pinelands, 
Village 
Residential

43,560 1.5 2 1.5

R-1 Single-Family 
Residential

43,560 143.7 144 56.3

    2,017.8 522 945.2

Table 7.11.5 shows farm assessed lands summarized by zoning districts that permit residential 

development.  Total potential development units were calculated based on the minimum lot 

areas as designated in the zoning ordinance.  There are 2,018 acres of farm assessed lands 

within the JLUS study area, of which 945 are considered to be environmentally constrained.  

According to the existing zoning regulations, 349 residential units are possible on farm 

assessed lands within the residential zoning district and 173 units within the agriculture zoning 

district; however, this is unlikely based upon the objectives stated in the township master plan. 

Based on this analysis, Pemberton Township does not contain farm assessed lands within 

non-residential zoning districts located in the JLUS study area.
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Growth Analysis

• With the Texas Avenue (CR 545) closure, Pemberton Township lost town synergy.

o Traffic Volumes in Pemberton are down by half since 9/11

o Local businesses suffer from the volume reduction

o Browns Mills Area has been affected

o There may be a long term concern to the Deborah Hospital – no easy access 

to doctors/location

• There is a lack of public water and sewer in the southern portion of the Township, 

which may inhabit growth.

• The northwestern portion of the Township located to the North of Pemberton Borough 

has been designated a proposed town center by the third round cross acceptance 

process of the State Plan and also in the Township’s 2008 Master Plan.

• The western portion of Pemberton Township is designated “Industrial Node” on the 

Northern Burlington County GAPP Land Use Concept map and “New Commercial- 

Manufacturing Node” as a State Plan Map Amendment in the Burlington County 

2004/2005 Cross-Acceptance Report. Industrial and commercial growth is planned 

in this area.

o Areas along Route 206 are emerging as a Commercial/Light Industrial Node. 

Light industrial facilities have developed in these areas in the Township.

•  The village center of New Lisbon as been designated as a Pinelands regional growth 

area. It is a non-sewered village that includes the Burlington County College and 

Buttonwood Hospital.  The Township believes that there is not much growth that can 

happen in this area due to existing environmental constraints. 

• There is continued interest in investing and reinvesting in Pemberton Township’s 

Brown Mills Urban Enterprise Zone (UEZ) redevelopment projects.

Sect ion 7.11 Pemberton Township
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Figure 7.50 - Pemberton Township Overview Map
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Figure 7.51 - Pemberton Township Land Use Map
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Figure 7.52 - Pemberton Township Zoning Map
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Figure 7.53 - Pemberton Township Environmental Constraints Map
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Figure 7.54 - Pemberton Township Preserved Lands
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Figure 7.55 - Pemberton Township Vacant and Farmland Assessed Lands
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Section 8 -  Compatible Land Use 
           Planning Considerations

1.4 Springfi eld Township

Existing Land Use

Springfield Township is actively looking to preserve agricultural land and to promote open 

space.  Burlington County Parks System has already acquired 879 acres for preservation 

in the Township. Most of Springfield is undeveloped land and agriculture is the Township’s 

major industry.  Springfield Township has three main hamlets, Jacksonville, Jobstown, and 

Juliustown.  Jacksonville is a historic crossroad settlement in close proximity to the Animal 

Kingdom Zoo and the Springfield County Club. Jobstown is located in Northern Burlington 

County’s farm belt region and is home to the Township’s municipal building and elementary 

school. Juliustown is bordered by Fort Dix border and is mostly a low density residential 

neighborhood. The Township’s commercial nodes consist of Chambers Corner, located at 

Route 206 and County Route 537, Columbus Farmers Market, and Tilghmans Corner, located 

at County Routes 537 and 545. Springfield is home to the historic Helis Stock Farm which 

consists of a contiguous 2,500 acres.  These lands are still cared for by hired caretakers 

through family estate funds. 

Approximately 33% of Springfield Township falls within the 2-mile JLUS Study Area, which 

intersects the eastern boundary of the Township. The hamlet of Julistown is located within the 

study area. There are small pockets of commercial use in the Township, mostly along Route 

206, which falls outside of the JLUS study area. Table 7.12.1 displays land uses within the 2-

Mile JLUS Study Area.

Section 7.12 - Springfield Township Table 7.12.1 Land Use within 2-Mile JLUS Study Area

Land Use Type Acreage Percent within Study Area

Agricultural

3,445 acres 55.0%
Barren or Altered Lands 80 acres 1.3%

Brushland and Scrubland 378 acres 6.0%

Commercial Services
31 acres 0.5%

Deciduous, Coniferous, or Mixed Forest
729 acres 11.6%

Extractive Mining

23 acres 0.4%

Other Urban Lands 47 acres 0.8%

Recreational and Parkland
12 acres 0.2%

Reservoirs
9 acres 0.1%

Residential Lands

473 acres 7.5%
Transportation/Communication/Utilities

48 acres 0.8%

Wetland
993 acres 15.8%

Total (excluding Fort Dix lands) 6,268 acres

Source: 2002 NJDEP Land Use/Land Cover Data

Table 7.12.1 indicates that agriculture is the dominant land use within the 2-mile study area. 

Wetland and forested areas are the second and third largest land uses and comprise over a 

quarter of the land area within the study area.

Sect ion 7.12 -  Spr ingf ie ld Township
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Zoning

Table 7.12.2 Composite Zoning within 2-Mile JLUS Study Area

Zoning Type Acreage Percent within Study Area

Agriculture 5,898 acres 97.5%

Business and Commercial 21 acres 0.3%

Industrial and Utilities 44 acres 0.7%

Low Density Residential (less than 1 unit per acre) 83 acres 1.4%

Table 7.12.2 displays composite zoning areas within the 2-Mile JLUS Study Area. Most of the 

lands for Springfield within the JLUS study area are in the AR-10 Agricultural Rural District. 

Each dwelling must be located on 10 acres and at least three acres shall be contiguous, 

non-critical acreage.  These zones area requirements should work sufficiently to reduce the 

possibility of residential growth in the area.  

Build Out Capacity for 2-Mile JLUS Study Area

Table. 7.12.3 Vacant Lands Build Out Scenario: Residential

Composite 

Zoning 

District

Town 

Zoning 

District 

Code

Town 

Zoning 

District

Zoning 

Density 

(Minimum 

Lot Area Sq. 

Ft.)

Total 

Vacant 

Land 

Area by 

Zone 

(Ac.)

Total Potential 

Development 

Units

Environmentally 

Constrained 

Lands (Ac.)

Agriculture AR-10 Agricultural 
Rural

435,600 78.4 8 28.9

Low Density 
Residential HMR-3

Hamlet 
Residential 130,680 7.8 3 0.3

86.2 10 29.2

Table 7.12.3 shows vacant assessed lands summarized by zoning districts that permit 

residential development.  Total potential development units were calculated based on the 

minimum lot areas as designated in the zoning ordinance.  There are 86 acres of vacant 
assessed lands within the JLUS study area, of which 29 are considered to be environmentally 

constrained.  According to the existing zoning regulations, 2 residential units are possible on 

vacant assessed lands within residential zoning districts and 8 units within the agriculture 

zoning district. Based on this analysis, Springfield Township has an insignificant amount of 

vacant assessed lands within non-residential zoning districts.

Table. 7.12.4 Farmlands Build Out Scenario: Residential

Composite 

Zoning 

District

Town 

Zoning 

District 

Code

Town 

Zoning 

District

Zoning 

Density 

(Minimum 

Lot Area Sq. 

Ft.)

Total 

Farmland 

Area by 

Zone (Ac.)

Total Potential 

Development 

Units

Environmentally 

Constrained 

Lands (Ac.)

Agriculture AR-10 Agricultural 
Rural

435,600 3,042.5 304 661.4

Low 
Density 
Residential

HMR-3
Hamlet 
Residential 130,680 2.1 1 0.0

3,044.6 305 661.4

Table 7.12.4 shows farm assessed lands summarized by zoning districts that permit residential 

development.  Total potential development units were calculated based on the minimum lot 

areas as designated in the zoning ordinance.  There are 3,045 acres of farm assessed lands 

within the JLUS study area, of which 661 are considered to be environmentally constrained.  

According to the existing zoning regulations, 1 residential unit is possible on farm assessed 

lands within the residential zoning district and 304 units within the agriculture zoning district; 

however, this is unlikely based upon the objectives stated in the township master plan. Based 

on this analysis, Springfield Township does not contain farm assessed lands within non-

residential zoning districts located in the JLUS study area.
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Growth Analysis

• According to the Northern Burlington County GAPP Land Use Concept Map, 

Springfield Township’s residential growth area is located in the western portion 

of the Township. The lack of sewer and water infrastructure will keep this area as 

low-density residential development.

• No excess water and sewer capacity is available for new development in the 

Township.  

 o Small community septic system options were discussed for new   

 development but have not been thoroughly explored.

• The Township is committed to farmland preservation and incorporation of 

development constraints.

Sect ion 7.12 -  Spr ingf ie ld Township



150

CR 660

C
R

54
5

Levitt Pky

CR
541

B
at

h
R

d

SR
68

M
o u

nt Holly
B

yp

SR 38

CR
62

8

CR 543

CR 61
6

SR
413

R
an

co
ca

s
R

d

Ra
dc

lif
fe

St

High
St

CR 626

State Rd

CR 626

Creek Rd

Arneys
M

ount Rd

SR
41

3

CR 670

CR
69

1

Mcguire Access Hwy

RT 530

Pond St

CR
691

Gr een

Ln

CR

545CR
541

Br
id

ge
St

CR 630

CR 530

CR 528

CR 537

CR 616

CR
545

CR
54

1

B
urlington

Byp

Marne Hwy

SR 68

RT
539

CR
545

CR 543

SR 38

CR
616

SR
68

CR 660

CR 616

CR 656

Magnolia Rd
CR 670

tu206

tu130

tu13

tu206

tu206

§̈¦295

§̈¦276

Plumsted Township

North Hanover Township

Mansfield Township

Florence
Township

Burlington Township

Chesterfield Township

Bordentown Township

Upper Freehold Township

Pemberton
Borough

Southampton Township

Lumberton
Township

Hainesport Township

Mount
Laurel

Township

Pemberton
Township

Mount
Holly

Township

Eastampton
Township

Wrightstown
Borough

Westampton Township New Hanover Township

Willingboro
Township

Burlington City

Medford
Township

Fort Dix

McGuire Air Force

I

0 21
Miles

Joint Base Boundary

2-Mile Study Boundary

Source: Municipal Boundaries from NJGIN, 2008; ArcGIS Online - Aerials Express, 2006; ESRI StreetMap USA, 2007.
Map created by PS&S, 2009.

Figure 7.57 - Springfield Township Overview Map
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Figure 7.58 - Springfield Township Land Use Map
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Figure 7.59 - Springfield Township Zoning Map
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Figure 7.60 - Springfield Township Environmental Constraints Map
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Figure 7.61 - Springfield Township Preserved Lands
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Existing Land Use

Wrightstown Borough has historically been directly affected by the activity of the Bases. 

Many of Wrightstown’s local businesses serve the commuters and residents on the Bases.  

Wrightstown is seeking to achieve new redevelopment growth that continues to offer services 

to the nearby Bases and allows the community to be a regional market sector. 

According to the Wrightstown 2007 Master Plan re-examination, there are 312 households 

and less than 800 residents.  Rental units occupy 75% of the housing stock.  

Wrightstown has historically had more commercial uses than neighboring towns.  Fort Dix 

Road is a commercial center for the Borough and has a mix of fast food and local restaurants 

that serve the base population. Wrightstown Borough is designated “Wrightstown Village” 

on the Northern Burlington County GAPP Land Use Concept map. It is also designated as a 

Proposed Town Center according to the State Plan Map Amendment in Burlington County’s 

2004/2005 Cross-Acceptance Report.

The Borough currently has a surplus of water and sewer capacity and is actively moving 

forward with redevelopment plans. The redevelopment plans include 44 acres of land that 

were annexed from Fort Dix in 2004. In May of this year a developer was picked for the project 

and it is hoped for a completion date in two to five years.

Approximately 30% of Wrightstown Borough falls within the 2-Mile JLUS Study Area, which 

intersects along the northern and southwestern portions of the Borough. Much of the northern 

portion of the study area is built up with residential development and commercial services. 

Table 7.13.1 displays land uses within the 2-Mile JLUS Study Area.

Section 7.13 - Wrightstown Borough Table 7.13.1 Land Use within 2-Mile JLUS Study Area

Land Use Type Acreage Percent within 

Study Area

Agricultural 21 acres 6.1%

Barren or Altered Lands 3 acres 1.0%

Brushland and Scrubland 47 acres 13.7%

Commercial Services 55 acres 16.1%

Deciduous, Coniferous, or Mixed Forest 46 acres 13.4%

Other Urban Lands 50 acres 14.7%

Recreational and Parkland 6 acres 1.7%

Residential Lands 52 acres 15.3%

School 7 acres 2.1%

Transportation/Communication/Utilities 2 acres 0.5%

Wetland 52 acres 15.3%

Total (excluding Fort Dix & McGuire lands) 340 acres

  Source: 2002 NJDEP Land Use/Land Cover Data 

Table 7.13.1 indicates a diverse mix of land uses within the study area. Five different land uses 

cover between 13% to 16% of the total land area. These land uses range from residential 

development and commercial services to brushland/shrubland and forested lands.

Sect ion 7.13 Wrightstown Borough
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Zoning

Wrightstown Borough is located entirely within the JLUS study area. Business and Commercial 

zones are prevalent. The Business and Commercial summary category represents the mixed 

use zone from the Borough’s zoning map.  The redevelopment area falls under this zone using 

the composite zoning structure.  There are plans for more residential uses in the downtown 

redevelopment area that are not adequately reflected in the below zoning summary table. 

Table 7.13.2 displays composite zoning areas within the JLUS Study Area.

Table 7.13.2 Composite Zoning within 2-Mile JLUS Study Area

Zoning Type Acreage Percent within Study Area

Business and Commercial 79 acres 25.9%

Conservation, Recreation, and Open Space 27 acres 8.9%

Medium Density Residential (1-4 units per acre) 112 acres 36.7%

High Density Residential (more than 4 units per acre) 87 acres 28.5%

Build Out Capacity for 2-Mile JLUS Study Area

Table. 7.13.3 Vacant Lands Build Out Scenario: Residential

Composite 

Zoning 

District

Town 

Zoning 

District 

Code

Town Zoning 

District

Zoning 

Density 

(Minimum 

Lot Area 

Sq. Ft.)

Total 

Vacant 

Land Area 

by Zone 

(Ac.)

Total Potential 

Development 

Units

Environmentally 

Constrained 

Lands (Ac.)

High Density 

Residential 

APT-1 Apartment 1 152,460 0.1 0 0.1

HIST/

APT-2

Historic 

Apartment 2 5,000 0.2 2 0.0

R-1

Single-Family 

Residential 9,000 2.5 12 1.6

MUD Mixed Use 9,000 46.6 113 0.0

Medium 

Density 

Residential

R-3

Single-Family 

Residential 15,000 12.3 36 9.7

R/O

Residential/

Office 20,000 34.1 74 1.2

    95.9 237 12.6

Table 7.13.3 shows vacant assessed lands summarized by zoning districts that permit 

residential development.  Total potential development units were calculated based on the 

minimum lot areas as designated in the zoning ordinance.  There are 96 acres of vacant 

assessed lands within the JLUS study area, of which 13 are considered to be environmentally 

constrained.  According to the existing zoning regulations, 237 residential units are possible 

on vacant assessed lands within residential zoning districts. The Mixed Use District, located 

on a 47-acre tract recently ceded by Fort Dix, allows commercial/business uses up to 50 

percent. For this analysis, 50 percent high density residential use was assumed for the tract, 

as permitted by the zoning ordinance.

Table. 7.13.4 Vacant Lands Build Out Scenario: Non-Residential

Composite 

Zoning District

Town 

Zoning 

District 

Code

Town Zoning 

District

Zoning 

Density 

(Minimum Lot 

Area Sq. Ft.)

Total Vacant 

Land Area by 

Zone (Ac.)

Environmentally 

Constrained 

Lands (Ac.)

Business and 

Commercial

GC

General 

Commercial 20,000 0.3 0.0

OC/R

Office Campus/

Retail 43,560 0.0 0.0

RC

Retail 

Commercial 5,000 1.1 0.0

    1.4 0.0

Table 7.13.4 shows vacant assessed lands summarized by zoning districts that permit non-

residential development. There is little over 1 acre of vacant assessed lands within the JLUS 

study area, of which none are considered to be environmentally constrained.

Sect ion 7.13 Wrightstown Borough
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Table. 7.13.5 Farmlands Build Out Scenario: Residential

Composite 

Zoning 

District

Town 

Zoning 

District 

Code

Town 

Zoning 

District

Zoning 

Density 

(Minimum 

Lot Area 

Sq. Ft.)

Total 

Farmland 

Area by 

Zone (Ac.)

Total Potential 

Development 

Units

Environmentally 

Constrained 

Lands (Ac.)

Medium 

Density 

Residential R-2

Single-

Family 

Residential 12,000 22.6 82 4.1

    22.6 82 4.1

Table 7.13.5 shows farm assessed lands summarized by zoning districts that permit residential 

development.  Total potential development units were calculated based on the minimum lot 

areas as designated in the zoning ordinance.  There are 23 acres of farm assessed lands within 

the JLUS study area, of which 4 are considered to be environmentally constrained.  According 

to the existing zoning regulations, 82 residential units are possible on farm assessed lands 

within the residential zoning district. Based on this analysis, Wrightstown Borough does not 

contain farm assessed lands within non-residential zoning districts located in the JLUS study 

area.

Growth Analysis

• Downtown Redevelopment is progressing

o Planned creation of a pedestrian friendly central business district

� Multi-use proposed to incorporate a bank, grocery store, apparel, 

restaurants (Applebee’s, Vegetarian, WWII theme restaurant), 

doctor’s office, hotel, cell phone store, drug store, art store, and Lady 

of Lourdes Medical center, are hoped for.

� Planned Walk of Fame - walking path around the Main St municipal 

building triangle is proposed.

o At the time of this report’s release, there are no final projected units for 

residential construction. 

o Wrightstown Borough development plan has been very thorough and has 

involved McGuire and Fort Dix input as well as Burlington County, the Pinelands 

Commission, and state regulatory agencies

Sect ion 7.13 Wrightstown Borough
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Figure 7.64 - Wrightstown Borough Overview Map
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Figure 7.65 - Wrightstown Borough Land Use Map
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Figure 7.66 - Wrightstown Borough Zoning Map
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Figure 7.67 - Wrightstown Borough Environmental Constraints Map
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Figure 7.68 - Wrightstown Borough Preserved Lands

Spartan Vlg

Lancaster Ave

John Ct

Flin
t

Rd

Castle Dr

Argonne Rd
W

onnacottA
ve

Bolling
Blvd

Fi
el

d
Ct

CR
545

Rexall Ave
Fra ncis

S t

Concord St Loop St

South Rd

Harty Rd

B
y

ro n
D

r

Rancoca Rd

North Ave

Laila Dr

Re
m

ou
nt

R
d

Mcdonald Ave

Drivas Ave

Es
se

x
St

Vi
ck

sb
ur

g
R

d

R
adin

R
d

Spartan Vlg

Platt Ave

Fiebelkorn Rd

3rd St

Lexington

Mcguire Rd

B
er

ge
n

Spaatz Dr

Scott St

Grissom Rd
Broidy Ave

Lexington Ave

Gettysburg Ave

Ram
p St

Stat
ion St

N
ew

Lisbon
R

d

Neely Rd

D
el

aw
ar

e
A

ve

Vanderberg
Ave

Supply
Rd

Bro
idy Rd

Fl
or

id
a

A
ve

Jones
M

ill Rd

Arnold Ave

Springfield Rd

Low St

M
ar

yl
an

d
A

ve

C
ar

ly
le

D
r

Sheridanville

Pennsylvania
Ave

H
igh

la
nd

R
d

Spartan Vlg

UV68

UV68

UV68
Fort Dix

McGuire Air Force

0 0.30.15
Miles

Source: Preserved Farmland data from Burlington County Department of Information Technology, 2001 & 2003, Ocean County Department of Planning, 2008, and the 
New Jersey Department of Agriculture’s Farmland Preservation Program, 2008; Preserved Open Space data from Burlington County Department of Information 
Technology 2001, 2002, 2006, & 2007, Ocean County Natural Lands properties, 2008, and NJDEP Green Acres dataset, 2004; Parks from Ocean County Department 
of Planning, 2008, and ESRI StreetMap USA, 2007; Tax Parcels from Burlington and Ocean County tax assessor records, 2001-2008; Municipal Boundaries from 
NJGIN, 2008; ArcGIS Online - Aerials Express, 2006; ESRI StreetMap USA, 2007.
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Figure 7.69 - Wrightstown Borough Vacant and Farmland Assessed Lands
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Figure 7.70 - Wrightstown Borough Build Out Analysis for Vacant and Farmland Assessed Lands
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Source: Tax Parcels from Burlington and Ocean Coun ty tax assessor records, 2001-2008; Environmental Constraints
were taken from wetlands from NJDEP Land Use/Land Cover Dataset, 2002, FEMA National Flood Hazard Layer
Data, 2008, SSURGO Database for Ocean and Burlington Counties, 2006, NJDEP Division of Fish & Wildlife
Endangered Nongame , and Species Program NJDEP Landscape Version 2.1, 2008; Zoning Classifications from plan 
entitled "Wrightstown Zoning Map", prepared by Remington, Vernick & Vena Engineers, February 1996; Accident
Potential Zones provided by Lakehurst NAES, revised  2007 and by McGuire AFB, 2008; Noise Zones are based on
noise data for McGuire AFB, For Dix, and Lakehurst NAES.  Noise data for McGuire AFB was taken from report
entitled Environmental Assessment, East Coast Basing of C-17 Aircraft”, prepared by Department of the Air Force,
Air Mobility Command, Scott Air Force Base, Illinois, dated September 2005.  Noise data for Fort Dix was
taken from report entitled “Installation Operational Noise Management Program Report”, prepared by AMEC Earth &
Environmental, Inc., dated December 2005.  Noise da ta for Lakehurst NAES was received from Lakehurst NAES,
2008; Municipal Boundaries from NJGIN, 2008; ArcGIS Online – Aerials Express, 2006; ESRI StreetMap USA, 2007.
Map created by PS&S, 2009.
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