
A STATEMENT TO ACCOMPANY A PETITION FROM RESIDENTS OF ARBOR 

WALK TO THE ROBBINSVILLE TOWNSHIP COUNCIL, AND TO ITS TECHNICAL 

REVIEW COMMITTEE, PLANNING BOARD AND ZONING BOARD 

Robbinsville township should promote climate and community resilience by 

letting its land development history inform its innovation, instead of limiting it to 

old, time-worn thinking patterns. 

S2607 was recently signed into law, requiring—and challenging—the municipalities 

across the state to include climate change-related hazard vulnerability assessments in 

the land use plan element of their municipal master plans.  The new law includes a 

directive to “include a build-out analysis of future residential, commercial, industrial and 

other development in the municipality and an assessment of the threats and 

vulnerabilities . . . related to that development.”  It would be easy for Robbinsville to 

shrug off the law, at least for now, since there is no formal change to the land use plan 

element currently before it—since the Township approved, on June 17, 2020 its 2020 

Comprehensive Master Plan Update & Land Use Plan Amendment.  

Instead, there is “only” a study currently slated for review and approval-- Report of 

Findings--Non-Condemnation Preliminary Development Investigation--Route 130 South 

Study Area--Robbinsville Township Mercer County.  This is the first of three such 

intended studies, which the Planning Board, at least, seems to see as a way of dealing 

with the community of businesses along the entire length of the highway, a community 

which reflects a long history of decisions, investment and actions, by both business 

owners and the Township government.   

The conclusions of the study boil down to this—we have a number of aging businesses 

interspersed with some “vacant” land along one of our main highway arteries, Route 

130.  Simply because of their location along that highway, they are deemed properties 

which could be the sites of more ratables for the town.  Let’s visualize a uniformly 

developed strip all along the highway. 

The truth is that all property is not created equal, and simply being located along a 

highway does not make it appropriate for development at all, and even more, not for 

development over a certain size or of certain characteristics.  The properties currently 

cited as “vacant” are hardly so.  Take, for example, the 19.8 and 1.2 acre forested lots 

just behind Arbor Walk’s Trellis Way to Hibiscus Lane detention basin.  These two 

contiguous sites host many diverse species of trees, shrubs, and flowering plants.  

Additionally, they have been the chosen home or nesting site of bats, hawks, owls, and 

eagles, and countless other birds.  Much other wildlife finds its home there.  

More to the point, it has been too wet and too low for development.  For the town, that 

can be considered a blessing, since as a result it continues to provide enormous 

ecosystem services—acting, through the wetlands, as the liver of the land, and 

providing recharge in its upland areas.   



Yet, the study notes that, due to these same characteristics, it is not likely to be 

developed simply with private funds.  The study suggests that by combining the tract of 

land with other properties adjacent to it, it can magically be transformed into something 

we can develop and get more tax dollars from. 

This is magical thinking.  Realistic, scientific thinking recognizes that land isn’t created 

equal, and that there are constraints on development, regardless of it being located on a 

highway. 

In a way that is what was accomplished with the creation of Arbor Walk.  The township 

government approved a development which converted non-wetlands farmland into sites 

with homes, clustering them on the buildable land, and requiring the adjacent, largely 

wetlands property to remain as common and unbuilt ground.  Indeed, the tract on Route 

130 actually extends the wetlands surrounding the development, and those of adjacent 

Country Gate. 

The approach of the study currently before the Planning Board not only reflects 

erroneous magical thinking, but a knee-jerk  approach to “redevelopment” which is the 

one that has been used throughout most of the township’s history—i.e. a thinking that 

sees history as a limitation, not as informing future thinking and inspiring a scenario that 

can make the township part of new, resilient thinking.  This thinking simplistically says 

that location is ratables, even if we have to force a square peg into a round hole. 

Let’s look at what is on the ground in a new light.  How can we turn the history of what is 

in the ground into resilience, not simply a blanket call to classic redevelopment, where 

the redevelopment is in the hands of some private developer with the funds to put on 

the ground the largest development that can be pushed through, regardless of 

surroundings or uniqueness of the property?   

We will use the southernmost end of Route 130, on its eastern side, which borders 

Arbor Walk as a microcosm of the community of properties in the entire study, since this 

is the area we are most familiar with.  Here, we have a strip of small businesses with 

loyal followings, holding their own against competitors such as Taco Bell, Dunkin, and 

the new Jeep dealership, which provide similar services.  We have a forested wetland 

and wildland quietly hosting diverse wildlife and providing multiple stormwater services.  

Behind these, we have a residential neighborhood which used developable upland and 

preserved wetlands for everyone.   

We urge all Township governmental bodies to work towards the following objectives:   

• Small faithful businesses can be provided with incentives to update anything that 

needs updating, so they can continue being the viable businesses they are, for 

as long as they wish to be so.   

• Any lots, which were previously developed, but which are not currently viable in 

their last developed form, which the owner voluntarily seeks to sell for 

redevelopment can be assessed for appropriately scaled development—



appropriately scaled in light of environmental constraints.  The most notable 

example of this is Tammaro property, for which an incomplete application for 

development has been made.  The currently pending, as yet incomplete 

application, envisions a business which is out of scale for the property, in terms 

of both footprint and height, and seeks to do so without having any environmental 

review, on a site containing and adjacent to wetlands and other environmental 

conditions.  Surely, the township can work with the owners of this property to 

create a new business which will help promote resilience—environmental, 

community-based, and economic benefit for owners/developers and the entire 

Township.   

• The forested wetland/wildland can be preserved through the same process our 

Mayor has used to amass open space throughout the township.  The wetlands 

can be “banked” to be a functioning part of the township’s stormwater planning, 

air pollution planning, and wildlife habitat planning, just to name a few 

possibilities.  A forestry plan could be created to improve the function of this 

property, removing invasive plants and any litter, and selectively creating snags, 

openings, and other features meant to promote even greater habitat diversity.  

• And the residents of Arbor Walk, a development the Township approved, can be 

buffered, both environmentally from increased flooding which comes from too 

much impervious surface, and physically, from the noise and traffic impacts of 

commercial properties.   

Signed: 

Priscilla Hayes and Peter Patterson  Arlene and Scott Lamberson 
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Swati Banerjee and Sibi Joseph  Brenda and Bill Goodstein 
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Rosalie and Jim Holland   Ilisa and Eugene Mosley 

6 Trellis Way     9 Trellis Way 
 

Kenneth and Jayne Sanders   Charles and G. Lynne Inverso 

41 Hibiscus Lane    25 Trellis Way 
 

Arifa and Saleem Khan 
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A PETITION FROM RESIDENTS OF ARBOR WALK TO THE ROBBINSVILLE 

TOWNSHIP COUNCIL, AND TO ITS TECHNICAL REVIEW COMMITTEE, PLANNING 

BOARD AND ZONING BOARD 

WHEREAS, Robbinsville Township has received and is in the process of reviewing 

Report of Findings--Non-Condemnation Preliminary Development Investigation--Route 

130 South Study Area--Robbinsville Township Mercer County.  

WHEREAS, Robbinsville Township has been an early and consistent adopter of cutting-

edge mechanisms for achieving the triple edged aims of sustainability—balancing 

environmental conditions/carrying capacity with economic progress and with equity for 

residents and businesses alike, including, but not limited to the following: 

• Early adopter first, of Conservation Commission, which became its 

Environmental Commission, which led to adoption of Sustainable Jersey on a 

municipal level, all of which show commitment to balancing environmental 

constraints with other municipal concerns.   

• Multi award winning Town Center, which helped promote clustering and transfers 

of development rights, siting development where most appropriate and leaving 

other properties in a more natural/undeveloped state. 

• Creation of Town Center zoning, to promote mixed use development that is in 

scale with the environmental conditions on individual properties, promoting 

walkability, and mixed-use, including residential and commercial.   

• Passage of Open Space Tax, creations of Open Space Tax Trust Fund, and 

preservation of over 1200 acres of open space since 2005, in addition to 

previously preserved areas and those preserved under Farmland Preservation.   

• A stated “unwavering commitment to those who choose to do business here,” 

including past support of the “tight-knit community of small businesses that serve 

as the economic engine” (from Robbinsville website, at https://www.robbinsville-

twp.org/economic_development/index.php.  This is evidenced by a past Small 

Business Loan Program, in partnership with a local bank as underwriter and 

partnership with a local business to secure a state block grant for redevelopment 

of its property following a disastrous fire.   

• Whereas since at least the 1980s, each Master Plan review has included a basis 

in environmental constraints on land use.  

WHEREAS, the State of New Jersey has just passed S2607, which requires the land 

use plan element of municipal master plans to include climate change-related hazard 

vulnerability assessments, and which includes a directive to “include a build-out analysis 

of future residential, commercial, industrial and other development in the municipality 

and an assessment of the threats and vulnerabilities . . . related to that development.”  

As a forward-looking and sustainable planning municipality, Robbinsville will certainly 

want to take this into account in any planning efforts, including its consideration of the 

report on redevelopment, Report of Findings--Non-Condemnation Preliminary 

https://www.robbinsville-twp.org/economic_development/index.php
https://www.robbinsville-twp.org/economic_development/index.php


Development Investigation--Route 130 South Study Area--Robbinsville Township 

Mercer County, which was recently delivered to its Planning Board. 

WE, THE RESIDENTS OF ARBOR WALK DEVELOPMENT IN ROBBINVILLE 

TOWNSHIP DO PETITION OUR TOWNSHIP GOVERNMENTAL BODIES TO WORK 

TOGETHER WITH ALL ACTIONS NECESSARY, INCLUDING REVISIONS TO 

REPORT OF FINDINGS--NON-CONDEMNATION PRELIMINARY DEVELOPMENT 

INVESTIGATION--ROUTE 130 SOUTH STUDY AREA--ROBBINSVILLE TOWNSHIP 

MERCER COUNTY TO ACHIEVE THE FOLLOWING: 

● In particular, Robbinsville will protect residential communities such as Arbor Walk 

from development, which threatens their quality of life and increases 

environmental problems such as flooding, air, light, and noise pollution. 

● Robbinsville will maintain at least a 150 buffer between these communities and 

commercial or industrial development, and maintain the least onerous zoning—in 

particular maintaining TC2 Zoning adjacent to Arbor Walk.   

● Robbinsville will ensure Environmental Assessments (Phase 1) are not waived 

on any application. Based on the current and past uses of sites that border Arbor 

Walk, there is a strong chance that diesel fuel, along with other automotive fluids 

have been spilled on these lots over the past several years.  The proper 

environment assessment and clean-up of contaminated areas is vital to the well 

being of all Robbinsville residents.  

● Instead of relying on old concepts and interpretations of state redevelopment 

criteria, Robbinsville will look to the future to promote development plans which 

will truly produce climate resilience, including preserving trees, wetlands, and 

other naturally occurring green infrastructure which can mitigate the impacts of 

climate change.   

● Instead of looking to replace existing successful but modest businesses with a 

supposed chase after larger or more modern-seeming ratables, Robbinsville will 

make good on the promise delivered on its website, to nurture the small-scale 

businesses which drive the township’s economic engine, 1) with an enhanced 

Buy Local program, 2) with appropriate economic incentives to enhance their 

existing physical and commercial structure, such as Small Business Loans, or 

partnering for state or federal grants, and 3) with other creative programs 

designed to help these businesses continue their service to the community and 

● Utilize the Robbinsville Health, Building and Zoning department staff to strictly 

enforce all code or zoning ordinances for any business that is not in compliance.    

● Instead of changing the zoning on existing parcels along Route 130 or otherwise 

making it easier to have a new owner come in and take over lots with either 

existing businesses or undeveloped lands that preserve crucial ecosystem 

services, Robbinsville will do planning that banks trees, wetlands, and property 

owners for success in the future, rather than using tired and outdated models of 

development that are out of scale with their neighbors and their environmental 

constraints as a default.   
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