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Figure 7.53 - Pemberton Township Environmental Constraints Map



143

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.

Sect ion 7.12 -  Spr ingf ie ld Township
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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
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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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Figure 7.62 - Springfield Township Vacant and Farmland Assessed Lands
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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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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.
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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
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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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