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1.0 Background 

The New Jersey Municipal Land Use Law requires municipalities to adopt a municipal 

Master Plan before enacting a municipal development ordinance and municipal zoning.  

As specified in MLUL section 28, a municipal Master Plan is a report (with maps, diagrams 

and text) addressing two (2) Mandatory and 13 Optional development-related planning 

topics.  It is prepared for and adopted by the municipal Planning Board as a policy 

document, and typically includes a series of recommended actions. Recommendations 

have no force or effect however, until they are enacted by the municipal Governing Body 

by ordinance. 

 

After initial adoption, the MLUL requires a municipality to periodically conduct a 

“reexamination” of its Master Plan and development regulations every 10 years: 

 

Robbinsville’s current Master Plan was adopted in December 2000.  Reexaminations were 

adopted in March 2007 and October 2008 (revised January 2009). 

 

The 2000 Master Plan included a Housing Plan & Fair Share Plan.  This Plan was 

amended via reexamination in December 2008, July 2017 and most recently in March 

2018. 

 

The Township’s current Zone Plan was adopted in 2008 and last revised in 2015.  The 

current Land Use regulations (Chapter 142 of the Township Code) were adopted in 2011 

and have been modified periodically since that time, with the last amendment being in 

2017. 

 

This Comprehensive Master Plan Update is designed to address the statutory requirements 

of a Master Plan Reexamination.  Upon completion and adoption by the Planning Board, 

this document shall serve as a statutorily-mandated Master Plan Reexamination for the 

Township of Robbinsville. 

 

Upon adoption by the Planning Board, recommendations concerning the Township’s 

development regulations contained herein may be enacted in the form of amendment(s) 
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to the Robbinsville Land Use Ordinance or such other regulatory or policy documents as 

may be necessary and appropriate.  Such amendment(s) require adoption by the 

Township Council by ordinance(s). 

 

1.1 This (2020) Comprehensive Master Plan Update 

 

 This (2020) Comprehensive Master Plan Update updates the information, analyses and 

conclusions contained in the Township’s prior Master Planning efforts as necessary to 

address current conditions, and satisfies all statutory requirements for a Master Plan and 

Master Plan Reexamination pursuant to N.J.S.A. 40:55D-28 and 89, respectfully. 

 

1.2. Executive Summary of this Comprehensive Master Plan Update 

 

Please note that portions of this document reference visuals that are contained in the 

complete 2020 Comprehensive Master Plan Update, which have been removed from this 

document for brevity. 

 

 Also, please be aware that section numbers in this summary will not correspond with 

section numbers in the full 2020 Comprehensive Master Plan Update.   
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2.0 STATEMENT OF OBJECTIVES, PRINCIPLES, ASSUMPTIONS, POLICIES & 
STANDARDS 

 

2.1 Land Use Policy 

 

A. Principle: This Comprehensive Master Plan Update recognizes that the economic and 

development climate in Robbinsville has undergone a transformation since the 

(approximately) mid-1990s, from a rural community with isolated village development 

to a suburban community with significant traffic congestion and ever-increasing 

demands on public resources to maintain a high quality of life.  While attempts have 

been made to ameliorate these changes, the Township’s planning and development-

related policies have not been fully successful in blunting the market forces at work. 

 

1. Strategy: Review and update municipal policies and regulations on an ongoing 

basis to ensure that Policymakers are working with the most up-to-date information.  

 

2. Strategy: Review and update Application Submission Requirements (Checklists) 

on an ongoing basis to ensure that Board members have all necessary information 

with which to review land use Applications.  Add new checklists as appropriate. 

  

3. Strategy: Establish a regulatory approach which balances the desires of the 

development community to produce residential projects with the Township’s need 

to limit residential growth and to ameliorate the pressures such growth places on 

the local school system and therefore the tax base. 

 

4. Strategy: Support non-residential and mixed-use land uses as well as public and 

private, active and passive, open and enclosed spaces and amenities, designed 

collectively to maintain Robbinsville’s position as an attractive and affordable place 

to live, work and recreate. 

 

5. Strategy: Support economic activity along the New Jersey Turnpike (US I-95), I-

195, Route 130 and Route 33 where Federal and State actions have established 

transportation corridors for the movement of people, goods and services.    
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6. Strategy: Within the context of Strategy B.5.: 

 

a. Establish pro-growth zoning to encompass lands within specified distance(s) 

from these rights-of-way. 

 

b. Review and revise existing land use regulations for these Zones to maximize 

development potential. 

 

c. Balance the desires of the Township: 

 

• For pedestrian-scaled, aesthetically-pleasing development with high-

concept architecture, landscaping and buffering; and 

 

• To prevent sign proliferation (sign pollution)  

 

against the needs of the facilities to be visible to their patron base(s) as well as 

the public safety needs of the community. 

 

d. Recognize that buildout of lands along the New Jersey Turnpike (US I-95), I-

195, Route 130 and Route 33 may require access from other than such rights-

of-way and permit the creation of new rights-of-way and/or the widening of and 

other improvements to existing rights-of-way to support such buildout. 

 

Limit such widenings / improvements to the minimum necessary to support 

buildout along these rights-of-way and discourage widenings / improvements 

elsewhere in the Township.  

 

e. Continue to encourage the development of “flex” uses, which are buildings with 

open or undefined floorplans that are capable of housing light industrial, 

warehouse and office uses, where access to the general public is not 

appropriate or practicable.  Permit general commercial (retail, personal service 

and publicly-oriented office) uses where access to the general public is 

appropriate and practicable. 
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f. Employ Vertical Development if and where appropriate as a means to provide 

for growth where traditional (horizontal) development is encumbered by 

environmental constraints. 

 

B. Principle: The adoption of changes to a Zoning Map or Zoning Regulations (Zoning 

Ordinance), including those attendants to a Master Plan Reexamination, typically 

results in uses or structures becoming nonconforming ~ i.e., no longer conforming to 

the zoning in place prior to the adoption of the Ordinance.   

 

As a practical matter, property-owners are not permitted to undertake an activity that 

is no longer permissible as the result of the adoption of such an Ordinance.  This 

situation may (potentially) impact the existing owners of a property as well as a 

prospective purchaser, prospective mortgagee, or other person interested in any land 

upon which a nonconforming use or structure exists. 

 

Robbinsville is increasingly seeing applications for Certificates of Nonconformity as 

the result of prior Ordinance changes, and may expect to see additional applications 

attendant to this Master Plan Update.  While the Township has addressed such 

applications under its authority via N.J.S.A. 40:55D-68, there is no checklist in place 

to guide applicants in requesting Certificates of Nonconformity or to compensate the 

Township for processing such applications. 

 

It is therefore recommended that the Zoning Ordinance be modified to establish a 

Certificate of Nonconformity process and an associated Fee and Escrow structure. 

 

C. Principle: Support the continued development of the Town Center as the focus of 

community life for peoples of all backgrounds, ages, incomes and ability levels, with 

uses and structures that are mutually supportive, and that integrate various types of 

residential uses with retail, office and other commercial land uses. 

 

D. Principle: While the Trenton-Robbinsville Airport has long been viewed as an 

untapped economic asset for the Township, its potential is constrained by its proximity 
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to environmentally-sensitive lands, opposition from adjacent residential communities 

that might be affected by traffic, noise, air quality, safety and/or other impacts of such 

development and, most significantly, by the Airport Safety and Air Hazard Zone that imposes 

restrictions on uses and intensities at various locations in and around the facility.1 

 

Strategy: The economic and planning analyses necessary to provide the Township 

with an understanding of the full development potential for the Airport and its 

surroundings as well as the site constraints that may limit such potential is beyond the 

scope of this Comprehensive Master Plan Update.   

 

This Master Plan Update recommends that the Township consider such a study and 

defers any Strategy for the Airport until such analyses are completed. 

 

E. Principle: Support compact development and redevelopment instead of sprawl. 

 

F. Principle: This Comprehensive Master Plan Update recognizes that, as a principle of 

Smart Growth, well-planned communities reduce land consumption, habitat loss, vehicle 

miles traveled, toxic emissions and demand for energy and other resources.   

 

1. Strategy: Promote energy conservation by using energy-efficient technologies, 

renewable energy resources and passive forms of energy. 

 

2. Strategy: Encourage the use of “Green Power” and energy efficient systems for 

new development and renovations.  

 

3. Strategy: Encourage the use of environmentally-friendly, LEED building systems 

and technologies for new development and renovations. 

 

4. Strategy: Encourage the use of buildings and landscape materials that promote 

energy efficiency and that are environmentally sensitive in their manufacture and use. 

 
1 §142-28 
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G. Principle: Promote the use of Plug-In Electric Vehicles (“PEV”) in Robbinsville as a 

means to: 

 

• Reduce air pollution, greenhouse gas emissions and stormwater runoff contaminants; 

• Contribute to 'Placemaking' efforts; and 

• Demonstrate the Township’s commitment to sustainability. 

 

H. Principle: Robbinsville recognizes that the development pressures detailed 

throughout this Master Plan Update often result in a juxtaposition of incompatible land 

uses, especially when new development seeks to locate adjacent to long-existing uses 

or historically undeveloped lands. 

 

1. Strategy: Outside of the pro-growth zoning recommended under Strategy 5.3.1 

B.6.a. herein, protect the character, quality of life, cultural heritage and natural 

resources of the Township where they currently exist while permitting development 

in areas where compatible land uses and structures are present; provided that 

such development will not require substantial increase in infrastructure.  

 

2. Strategy: Discourage inappropriate and incompatible land uses. 

 

I. Principle: Maximize the use of State Plan classifications for various sections of 

Robbinsville2 in order to support and advance the Policies, Principles, Strategies and 

Recommendations of this Comprehensive Master Plan Update. 

 

J. Principle: Employ the Local Redevelopment & Housing Law where applicable and 

appropriate in order to support and advance the Policies, Principles, Strategies and 

Recommendations of this Comprehensive Master Plan Update. 

 
2 State Plan (pp. 288 & 301) 

• Gordon Simpson Estate [Springside Development] (Identified Town Center); 

• Turnpike Exit 7A (Identified Regional Center); 

• New Sharon (Identified Hamlet);  

• Windsor (Identified Village); and 

• Washington Town Center (Designated Town Center) 



 EXECUTIVE SUMMARY 
2020 Comprehensive  
Master Plan Upate &  

Land Use Plan Amendment 
Robbinsville Township,  

  Mercer County, N.J. 
 

Page | 8  

 

K. Principle: This Comprehensive Master Plan Update recognizes the ongoing struggle 

to ensure that the scale of new development is compatible with that of the adjacent 

built environment.  While the Township has been successful in alleviating this 

problem in certain areas,3 the regulations underpinning this success do not apply 

Township-wide.   

 

1. Strategy: Continue to pursue all lawful and appropriate mean to ensure that 

development is compatible with the adjacent built environment. 

 

2. Strategy: Establish within the Land Use Plan and Land Use Ordinance, as 

appropriate, specific design standards to achieve this Policy. 

 

L. Principle: This Comprehensive Master Plan Update recognizes that various 

provisions in the Land Use Ordinance may be interpreted as being vague, internally 

inconsistent and, in certain cases, work at cross-purposes with the intent of the Zones 

they are intended to support. 

 

Strategy: Review the entirety of the Land Use Ordinance and revise / eliminate 

provisions that do not support or advance the Policies, Principles, Strategies and 

Recommendations of this Comprehensive Master Plan Update. 

 

M. Principle: This Comprehensive Master Plan Update recognizes the importance of 

quality design which contributes to the aesthetics of the Township, and that quality 

architecture impacts the stability of neighborhoods.  This Principle is recognized by 

the Municipal Land Use Law as one of the Purposes of that Law. 

 

1. Strategy: Continue to pursue all lawful and appropriate means to promote a 

desirable visual environment and ensure the ongoing visual integrity of both the 

commercial and residential sections of the Township. 

 
3  Via the Cluster Design Option in the RR and R1.5 Zoning Districts; the Transfer of Development Rights program; and the placement 

of the Village of Windsor on the National Register of Historic Places. 
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2. Strategy: Establish within the Land Use Plan and Land Use Ordinance, as 

appropriate, specific architectural design standards to achieve this Policy.   

 

Issues related to Land Use in Robbinsville are more fully addressed in the Land Use Plan 

Element (§6.0) of this Comprehensive Master Plan Update. 

 

2.2    Housing Policy 

 

A. Principle: This Comprehensive Master Plan Update recognizes the need to stabilize 

and protect its residential neighborhoods and to undertake efforts to ensure decent, 

safe and sanitary housing for all residents. 

 

1. Strategy: Maintain the adopted Land Use Plan and Land Use Ordinance, as 

revised as a result of this Master Plan Update, as a rational plan to regulate 

development patterns and reinforce the integrity of the Township’s residential 

neighborhoods and commercial districts.   

 

2. Strategy: Establish within the Land Use Plan and Land Use Ordinance, as 

appropriate, specific standards to ensure the continued integrity of the residential 

and historic sections of the Township.   

 

3. Strategy: Include, as part of the Township’s planning, housing and other 

appropriate policies, the concept of Aging-in-Place.  

 

4. Strategy: Strengthen the Township’s code enforcement efforts. 

 

B. Principle: This Comprehensive Master Plan Update recognizes the need for 

affordable housing in the Township and the Township’s obligation to provide such 

housing under the Fair Housing Act. 
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2.3        Circulation Policy 

 

This Master Plan Update replaces prior Circulation-related goals and objectives (under 

whatever nomenclature) in favor of the following Principles and Strategies. 

 

A. Principle: In 2017, the Township Commissioned a Traffic Feasibility Study related to a 

proposed Redevelopment Project in the Town Center South Redevelopment Area.  

While nominally addressing Town Center South, this Study analyzed “existing and future 

conditions, as well as recommend infrastructure improvements, in the vicinity of “Town 

Center South.”  As such, conditions were analyzed for signalized and unsignalized 

intersections as well as roadways adjacent to the Redevelopment Area to obtain an 

inventory of existing roadway conditions, posted traffic controls, adjacent land uses, lane 

configurations and existing vehicular / pedestrian traffic patterns.   

 

After reviewing Existing Traffic Volumes, Trip Generation, Trip Distribution and other 

relevant statistics, what were termed Potential Improvement Alternatives were developed. 

 

Strategy: This Principle adopts by reference the findings and recommendations of this 

2017 Traffic Feasibility Study. 

 

B. Principle: New roadway construction is expected to be limited to Local Streets and 

Local Roads servicing new development. 

 

Strategy: This Principle adopts by reference Strategies §5.3.1 B.5., §5.3.1 B.6.d. and 

§5.3.1 E. under Land Use Policy. 

 

C. Principle: Utilize the Township's network of roadways, trails and other conveyances 

to interconnect residential neighborhoods with each other, as well as with schools and 

other public facilities, recreation areas, commercial centers, employment centers and 

other places of interest in order to promote walking, jogging, bicycling, rollerblading 

and other activities that will facilitate movement between these areas, reduce vehicle 

miles traveled and promote the health of the Township’s residents. 
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While the location of major transportation routes, existing development patterns, 

resident preferences, private property restrictions and environmental constraints limit 

the Township’s ability to interconnect the entirety of the municipality, such 

interconnection is encouraged to the maximum extent practicable. 

 

1. Strategy: Within the context of the Land Use Plan and Land Use Ordinance, as 

appropriate, establish a Non-Vehicular Circulation Plan as a means of organizing 

the Township into “Districts” within which interconnections are to be encouraged, 

but between which, for reasons of public safety, practicality or other reasons, 

interconnections are not encouraged. 

 

2. Strategy: Require when under Township jurisdiction and encourage when under non-

Township jurisdiction, paved sidewalks within all residential development and along 

Community Arterials, Neighborhood Collectors, Community Collector and Local 

Roads.  Employ unpaved pathways where paved sidewalks are not appropriate.  

 

3. Strategy: Utilize these “Districts” as the basis for a Township-wide system of 

attractive pathfinder signage designed to guide visitors to various points of interest 

and/or commonly visited areas.  

 

4. Strategy: Utilize, as appropriate, major transportation routes, open spaces, 

agricultural lands and environmental features as edges (buffers) between "Districts.” 

Discourage site design that isolates communities by buffers, berms, reverse 

frontages or other elements. 

 

D. Principle: Continue to ensure that new development is designed to accommodate the 

access and internal site circulation needs of the Township’s First (Emergency) Responders.   

 

Strategy: Encourage the creation of emergency access streets and cut throughs for 

exclusive use by emergency vehicles when public rights-of-way and other circulation ways 

are not adequate. 
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E. Principle: Again, the Township’s roadway network is established and is unlikely to see 

significant changes in the foreseeable future.  The area of specific concern identified 

by the 2007 Reexamination ~ the Town Center ~ was the subject of an in-depth 

analysis in 2017. 
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3.0 Land Use Recommendations 
 

3.1        Rural Residential (RR) Zoning District 

 

After an in-depth analysis of the land uses within the RR Zone, the following 

recommendations are offered: 

 

1. Modify the RR Zone along the Township’s northern boundary on either side of CR 

526 to Conservation (CONS).  

 

2. Modify the RR Zone west of Edinburg Windsor Road [CR 641] and north of the 

Railroad right-of-way to Conservation (CONS).  Extend such Zone to the centerline 

of the right-of-way.   

 

The existing Historic Overlay zoning shall remain unaffected. 

 

3. Modify the RR Zone west of CR 526 and north of Buckley Lane to Low Density 

Residential (R1.5) 

 

4. Eliminate RR Zoning from the landlocked RR district east of Woodside Road and 

south of Route 130 and absorb this Lot into the Highway Commercial (HC) Zone. 

 

5. Certain portions of the RR Zone are overlain by the Township’s Air Safety and Air 

Hazard (AS) Zone, which limits residential uses to existing single-family dwelling 

units on: 

 

• Block 25, Lot 4 (184 Sharon Road); 

 

• Block 26, Lot 18 (139 Sharon Road), Lot 20 (131 Sharon Road), and Lot 21 

(123 Sharon Road); and 

 

• Block 27, Lot 13 (77 Sharon Road), Lot 14 (73 Sharon Road), and Lot 17 (99 

Sharon Road). 
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and specifically prohibits other single-family residential dwellings. 

Further, no variance or other relief from Chapter 142 may be granted without a 

permit from the Commissioner of the New Jersey Department of Transportation.   

 

Accordingly, RR Zoning is inconsistent with and superseded by the regulations 

governing Airport Safety Hazard Zones.  It is therefore recommended that RR 

Zoning be eliminated from the lands under the AS Zone.  

 

These recommendations are graphically depicted on Master Plan Update Map 9A. 

 

3.2 Rural Residential – Transition District 1 (RR-T1) 

 

After an in-depth analysis of the land uses within the RR-T1 Zone, the following changes 

are recommended: 

 

1. Explore the elimination of R1.5 Zoning from the lots fronting the Rural Residential 

Transition - 1 (RR-T1) Zone along Meadowbrook Road and Tindall Road and 

absorb these lands into the adjacent RR-T1 Zone.   

 

2. Bring the Zone to the center line of the Meadowbrook and Tindall rights-of-way. 

 

These recommendations are graphically depicted on Master Plan Update Map 10A. 

 
3.3 Rural Residential – Transition District 2 (RR-T2) 

 

After an in-depth analysis of the land uses within the RR-T2 Zone, the following changes 

are recommended: 

 

1. Explore the elimination of R1.5 Zoning from the lots fronting the Rural Residential 

Transition - 2 (RR-T2) Zone along Beechwood Road and Tindall Road and absorb 

these lands into the adjacent RR-T2 Zone.   

 

2. Bring the Zone to the center line of the Beechwood and Tindall rights-of-way. 
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These recommendations are graphically depicted on Master Plan Update Map 11A. 

 

3. While §142-14 E. provides that “area and yard requirements [in the RR-T2 Zone] 

shall be the same as those set forth for the RR District”, §142-14 K.(4). provides 

minimum development requirements that differ from the RR Zone.  It is 

recommended that these requirements be reviewed, and the Ordinance revised as 

appropriate. 

 

3.4 Low Density Residential (R1.5) Zoning District 

 
After an in-depth analysis of the land uses within the R1.5 Zone, the following changes 

are recommended: 

 

1. Consistent with the recommendation contained in §6.5.1 herein to modify the RR 

Zone along the Township’s northern boundary on either side of CR 526 to 

Conservation (CONS), it is recommended that the portion of the R1.5 Zone along 

Line Road east of Windflower Court similarly be modified to CONS. 

 

2. The recommendation contained in §6.5.1 herein to modify the RR Zone west of 

CR 526 and north of Buckley Lane to Low Density Residential (R1.5) is reaffirmed. 

 

3. The recommendations contained in §6.5.2 herein to explore the elimination of R1.5 

Zoning from the lots fronting the Rural Residential Transition - 1 (RR-T1) Zone 

along Meadowbrook Road and Tindall Road and absorb these lands into the 

adjacent RR-T1 Zone is reaffirmed. 

 

4. The recommendations contained in §6.5.3 herein to explore the elimination of R1.5 

Zoning from the lots fronting the Rural Residential Transition - 2 (RR-T2) Zone 

along Beechwood Road and Tindall Road and absorb these lands into the adjacent 

RR-T2 Zone is reaffirmed. 
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5. Certain lands within the R1.5 Zone fall within the Air Safety and Air Hazard (AS) 

Zone.  For the reasons detailed in §6.5.1 F.5. herein, it is recommended that R1.5 

Zoning be eliminated from the lands under the AS Zone. 

 

These recommendations are graphically depicted on Master Plan Update Map 12A 

 

6. §142-16 J. (2) permits “Any business manufacturing alcoholic beverages under the 

authorization of the state-issued "limited brewery" license as defined by N.J.S.A. 

33:1-10.”  It is recommended that this use be extended to other appropriate 

commercial Zones in the Township. 

 

3.5 Windsor Historic - Residential (H-1) and Windsor Historic - Residential (H-2) Zoning 
Districts 

 

After an in-depth analysis of the land uses within the H-1 and H-2 Zones, the following 

changes are recommended: 

 

1. At Publication of this Master Plan Update, the H-2 Zone west of North Main Street 

and north of the Railroad right-of-way extended across Edinburg Windsor Road 

[CR 641] to include the lot frontage of the property across that street.  The balance 

of the Lot was zoned Rural Residential (RR). 

 

§6.5.1 herein included a recommendation to modify the RR Zone west of Edinburg 

Windsor Road [CR 641] and north of the Railroad right-of-way to Conservation 

(CONS). 

 

2. Consistent with this recommendation, it is recommended that the H-2 Zone 

opposite this new CONS Zone be reduced to the centerline of the Edinburg Windsor 

right-of-way. 

 

This recommendation is graphically depicted on Master Plan Update Map 13A. 
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3.6 Village Development (VD) Zoning District 

 

After an in-depth analysis of the land uses within the VD Zone, the following changes are 

recommended: 

 

1. Certain lands within the VD Zone fall within the Air Safety and Air Hazard (AS) 

Zone.  For the reasons detailed in §6.5.1 F.5. herein, it is recommended that VD 

Zoning be eliminated from the lands under the AS Zone.  

 

2. With the exception of open space that appears to be intended for stormwater 

management, the Village Development Zone is fully built-out.  Rather than 

signaling the intent to attract development by its current name, this Master Plan 

Update recommends changing the name of the Zone to Village Residential (VR). 

 

These recommendations are graphically depicted on Master Plan Update Map 14A. 

 
3.7 Mixed Use / Age Restricted Conservation Development (MU / ARCD) Zoning District. 

 
 

After an in-depth analysis of the land uses within the MU / ARCD Zone, the following 

changes are recommended: 

 

1. §142-20.1 B. specifies the Blocks and Lots for the MU / ARCD Zone as: 

 

• Block 21, Lots 23, 24 and 27; 

• Block 22, Lots 1, 11, 12, 13, 14, 22 and 23; and 

• Block 26, Lots 3, 4, 6, 7, 8, 9, 10, 11, 12, 23, 24, 25, 26, 27, 29 and 31. 

 

The designations reflected the Block and Lot geometry in existence at the time 

§142-20.1 B. was adopted.  A subsequent subdivision divided these properties into 

some 14 Blocks and 174 Lots, which are reflected on the G.I.S. Parcel (Map) Layer 

utilized for this Master Plan Update.  As a result, §142-20.1 B.  is inconsistent with 

the Township’s Tax Maps. 



 EXECUTIVE SUMMARY 
2020 Comprehensive  
Master Plan Upate &  

Land Use Plan Amendment 
Robbinsville Township,  

  Mercer County, N.J. 
 

Page | 18  

 

It is therefore recommended that the Block and Lot designations be eliminated from 

the text of the Ordinance and that the Zoning Map govern the geometry of the District. 

 

2. §142-20.1 B. provides that “The Township Council and Board of jurisdiction may 

permit an increase in the allowable density” for Age-Restricted / Non-Age-

Restricted Dwelling Units in multifamily buildings “to accommodate the inclusion of 

additional low-and moderate-income housing units pursuant to §142-20.1E(2)”. 

 

While this Master Plan Update does not propose eliminating the ability to permit 

increases in density for affordable housing purposes, such changes are 

appropriately the jurisdiction of the Zoning Board of Adjustment under N.J.S.A. 

40:55D-70(d)(5).  Accordingly, it is recommended that §142-20.1 B. be revised to 

eliminate “Township Council and” from the text. 

 

3. §142-20.1 B. permits “carports” as a Permitted Accessory Use in the MU / ARCD 

Zone.  However, no definition of “carport” is included in Chapter 142.   

Based on the bulk requirements and the lot geometry of the approved MU / ARCD 

subdivision, there does not appear to be sufficient room on a lot to place a carport 

without violating a Front or Side Yard setback.    

 

Based on the totality of the foregoing, it is recommended that the carports be 

eliminated as a permitted Accessory Use from the MU / ARCD Zone. 

 

4. §142-20.1 C. lists “Public, quasi-public or private recreational parks, such as a 

community pool, community center and sports-related facility” twice and may 

therefore be eliminated. 
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3.8 Office / Commercial (OC-1) Zoning District 

 

Since there is only one Office / Commercial Zone that exists in the Township, the ‘-1’ in 

the ‘OC-1’ Zone designation is irrelevant.  It is therefore recommended that the Zone be 

renamed ‘OC’ to avoid confusion. 

 
3.9 Village Commercial (VC) Zoning District 

 

After an in-depth analysis of the land uses within the VC Zone, it is recommended that: 

 

1. The following uses be added as Permitted Principal Uses in the VC Zone: 

Indoor and outdoor active and passive recreational uses and facilities, 

including, health, therapeutic and fitness centers, gymnasiums, tennis 

and racquetball courts and like and similar uses. 

 

Art galleries; artist, musician and photography studios; dance and 

instructional studios, and like and similar activities. 

 

3.10 Highway Commercial (HC) Zoning District 

   

After an in-depth analysis of the land uses within the HC Zone, the following changes are 

recommended: 

1. §142-23 H. 16 provides “To the extent feasible, development within the HC Zone 

should follow the guidelines of the U.S. Green Council's Leadership in Energy and 

Environmental Design (LEED).  It is recommended that this provision be extended 

to all development in Robbinsville. 

 

2. The definition of Designed Shopping Complex as permitted in the HC Zone: 

 

a building or group of abutting buildings designed to be utilized by more 

than one permitted use where such building or group of abutting buildings 

is constructed at one time….   

 

does not match the definition of Shopping Center in §142-7:   
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A group of commercial establishments built on one or more tracts that is 

planned, developed, owned and managed as an operating unit; it 

provides on-site parking in definite relationship to the type and total size 

of the stores. The commercial establishments may be located in one or 

several buildings, attached or separated. 

 

This Master Plan Update recommends that these definitions be reviewed against 

the Policies and Strategies contained herein and the purposes of the Zones where 

they are permitted.  If appropriate, they should be collapsed into a single definition. 

 

3. In order to provide consistency among similar uses in similar Zones, it is 

recommended that: 

 

Indoor and outdoor recreational uses, such as health spas, gyms, tennis 

and racquetball courts. 

 

be revised to read: 

 

Indoor and outdoor active and passive recreational uses and facilities, 

including, health, therapeutic and fitness centers, gymnasiums, tennis 

and racquetball courts and like and similar uses. 

 

 

4. It is recommended that Permitted Principal Uses in the HC Zone be expanded to 

include: 

 

Art galleries; artist, musician and photography studios; dance and 

instructional studios, and like and similar activities. 

 

5. Certain lands within the HC Zone fall within the Air Safety and Air Hazard (AS) 

Zone.  For the reasons detailed in §6.5.1 F.5. herein, it is recommended that HC 

Zoning be eliminated from the lands under the AS Zone.  

 

As detailed in §6.5.1 F.4 herein, eliminate RR Zoning from the landlocked RR 

district east of Woodside Road and south of Route 130 and absorb this Lot into the 
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Highway Commercial (HC) Zone. 

 

For the reasons detailed in §6.5.19 D.2.c.(3) herein, it is recommended that the lands 

zoned TC-2 / Special Condition Area F be rezoned to HC, with appropriate buffers 

where abutting existing residential uses in the R1.5 Zone to the east of this area.   

 

These recommendations are graphically depicted on Master Plan Update Map 18A. 

 
3.11 Office, Research, Hotel (ORH) Zoning District 

  

After an in-depth analysis of the land uses within the ORH Zone, the following changes 

are recommended: 

 

1. The language describing the Permitted Principal Uses in the ORH Zone should 

permit any combination of the uses specified. 

 

2. “Office parks comprised of any of the above uses, provided that a minimum tract 

acreage of 25 acres is provided”; and “Banks and bank branches only in office 

parks” are incompatible with an Office / Research / Hotel Park.  These uses should 

therefore be eliminated as Permitted Principal Uses in the ORH Zone. 

 

3. While “farms” are incompatible with the intent of the ORH Zone, “Agritecture” is 

recommended as an appropriate Permitted Principal Use in this Zone. 

 

4. “Restaurants only in office parks and only those establishments at which food is 

served only to customers seated at tables and consumed only by customers 

seated at tables” describes an Accessory Use ~ not a Principal Use.  It is therefore 

recommended that the use be reclassified as a Permitted Accessory Use.   

 

Further, the language as currently stated would prohibit a restaurant in a hotel and 

would prohibit an employee in the ORH Zone from taking out food to eat at his/her 

desk.  Accordingly, it is recommended that the text be revised to read “Restaurants, 
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Standard as defined in §142-7, except that take-out food shall be permitted.” 

 

5. “Tennis centers, health clubs and racquet clubs only in office parks and only on 

parcels of land consisting of 5 or more acres” describes an Accessory Use ~ not a 

Principal Use.  It is therefore recommended that the use be reclassified as a 

Permitted Accessory Use.   

 

Further, the language as currently stated would prohibit a tennis court, health club 

or racquet club in a hotel, would prohibit a gym in a small office setting, and would 

limit amenities to the uses cited.  

 

In order to provide consistency among similar uses in similar Zones, it is 

recommended that the language be revised to read: 

 

Indoor and outdoor active and passive recreational uses and facilities, 

including, health and fitness centers, gymnasiums, tennis and racquetball 

courts and like and similar uses. 

 

6. Conference Centers are addressed in the Preamble to the ORH Zone but not 

included as a permitted use.  Accordingly, it is recommended that “Hotels” in §142-

24 B. be revised to read: 

 

Hotel and Conference Centers, including multi-use complexes consisting 

of any combination of professional meeting and training facilities (i.e., 

classrooms, auditoriums, theaters, amphitheaters); recreational and 

athletic facilities; restaurants, dining and banquet facilities; and accessory 

retail or other service facilities incidental to said use. 

 

7. “Flex space or office / service center involving at least 50% of the total floor area 

as office, with the remaining floor area as warehouse” is incompatible with an 

Office / Research / Hotel Park and should therefore be eliminated as Permitted 

Principal Uses in the ORH Zone. 

 

8. It is recommended that “Garages, storage buildings and other customary 
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accessory uses incidental to the principal use” be modified to read “Parking 

garages, storage buildings, maintenance sheds and other customary accessory 

uses and structures incidental to the principal use”  Such uses / structures may be 

constructed as part of a Principal Structure or may be developed as a detached 

Accessory Structure to a Principal Use.  When developed as a detached 

Accessory Structure, the same-lot limitations of §142-7 shall not apply. 

 

9. “The keeping of … livestock…” is incompatible with an Office / Research / Hotel Park 

and should therefore be eliminated as Permitted Principal Uses in the ORH Zone. 

 

10. Consistent with the recommendation in §6.5.18 herein, it is recommended that the 

ORH Zone be expanded to incorporate the neighboring Village Transitional (VT) Zone.  

This recommendation is graphically depicted on Master Plan Update Map 19A. 

 
3.12 Planned Commercial Development (PCD) Zoning District 

 

After an in-depth analysis of the land uses within the PCD Zone, the following changes 

are recommended:  

 

1. Despite there being 3 Historic Overlays depicted on the Township’s Zoning Map, the 

whole of the Historic Overlay Zone(s) in Robbinsville is(are) governed by §142-30.1. 

 

This Master Plan Update recommends that the Old York Road Overlay be eliminated.  

The “several isolated residential properties” existing in the PCD Zone can be 

grandfathered in their existing use and geometry via Certificate of Nonconformity 

issued after the adoption of the Ordinance eliminating the Overlay.  Since a municipal 

Zoning Officer may issue a Certificate of Nonconformity within one year of Ordinance 

adoption (after one year such a Certificate must be issued by the Zoning Board), and 

since a property-owner must apply for such a Certificate, it is recommended that the 

Township notify the affected property-owners upon passage of any such Ordinance. 

 

This recommendation is graphically depicted on Master Plan Update Map 20A. 
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2. Regardless of the disposition of the Old York Road Overlay, it is recommended 

that a Certificate of Nonconformity be issued for the existing residential properties 

in the PCD Zone and the second paragraph of the Preamble to the PCD Zone be 

revised to eliminate the “certain bulk requirements… applicable to… [existing] 

residences at the time of the adoption of this section” in favor of the conditions 

recognized by the Certificate of Nonconformity. 

 

3. The Preamble to the PCD Zone states the intent of the zone as to provide for “large 

tract development for office, warehouse, light manufacturing and "flex" (office / 

warehouse buildings) [uses, along with] “uses which are intended to provide 

attendant services for employees, suppliers and visitors of the primary uses.”  The 

following Permitted Principal Uses are incompatible with this intent and should 

therefore be eliminated from the PCD Zone: 

 

• Supermarkets, delicatessens and similar food service establishments. 

• Video rental stores. 

• Dry-cleaning pickup / drop-off service only. Actual dry cleaning of garments shall not be 

conducted within the PCD. 

• Pharmacies. 

• Card and gift shops.  

• Barber / beauty shops.  

• Post offices. 

• Florist shops. 

 
4. “Day-care facilities associated with permitted uses” describes an Accessory Use ~ 

not a Principal Use.  It is therefore recommended that the use be reclassified as a 

Permitted Accessory Use.   

 

5. In order to provide consistency among uses in similar Zones, it is recommended 

that “Health clubs and racquet clubs” be revised to read: 
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Indoor and outdoor active and passive recreational uses and facilities, 

including, health and fitness centers, gymnasiums, tennis and racquetball 

courts and like and similar uses. 

 

6. While general agriculture is incompatible with the intent of the PCD Zone, 

“Agritecture” is recommended as an appropriate permitted use in this Zone. 

 

7. Rather than “Mixed-Use Buildings…”, it is recommended that the language 

describing the Permitted Principal Uses in the PCD Zone permit any combination 

of the uses specified. 

 

8. It is recommended that “Light manufacturing and assembly uses” be revised to 

read “Light manufacturing and assembly uses as defined herein.” 

 

9. Given the space limitations established for “office uses” within the PCD Zone, it is 

recommended that “Office uses” be eliminated as a stand-alone use and only be 

permitted as part of a multi-use operation. 

 

10. It is recommended that “Freight forwarding warehouse” be revised to read 

“Distribution / Fulfillment Centers” to reflect modern terminology and usage, and 

that the terms be defined as: 

 

a logics warehouse where incoming orders are received, processed, 

picked, packaged, and readied for delivery to the customer. Sometimes 

these locations are independent third-party outsources used to complete 

taken orders. 

 

11. In order to be consistent with the Hotel and Conference Centers as permitted in 

the ORH Zone, it is recommended that the language permitting such uses in the 

PCD Zone be revised to: 

 

Hotel and Conference Centers, including multi-use complexes consisting 

of any combination of professional meeting and training facilities (i.e., 

classrooms, auditoriums, theaters, amphitheaters); recreational and 
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athletic facilities; restaurants, dining and banquet facilities; and accessory 

retail or other service facilities incidental to said use. 

 

12. “Parking decks and/or garages and loading facilities incidental to and supportive 

of the principal uses in this Zone…” should be revised to read: “Parking lots, decks 

and/or garages and loading facilities incidental to and supportive of the principal 

uses in this Zone…” 

 

13. As detailed in §6.5.12 E. herein, “Single-family residences; see §142-61 J.” should 

be eliminated as a Permitted Conditional Use in the PCD Zone. 

 

14. §142-25 C. (General Provisions) provides, in pertinent part: 

 
PCD Zone Criteria. Within those areas specifically designated on the 

Zoning Map of Robbinsville Township as within the PCD Zone, any 

application for development shall be made in accordance with the 

regulations and procedures detailed in this chapter, provided the 

proposal meets with all of the criteria of Type 1 or Type 2 uses as defined 

in Subsection D of this section. Development of Type 1 uses, Type 2 

uses, or a combination of Type 1 and Type 2 uses, may be approved 

pursuant to an application for site plan approval, with or without an 

application for general development plan approval. 

 

PCD Alternate Criteria. Planned development within the PCD Zone shall 

be a permitted alternate form of development on tracts with a gross area 

of at least 350 acres. Application for this alternative shall be made in 

accordance with the regulations and procedures described in Subsection 

I of this section pertaining to a Planned Development, provided that the 

proposal meets all of the following minimum criteria: 

 
(a) The area of the tract upon which planned development is proposed 

is 350 acres or larger. 
 

It is recommended that this language is unnecessary and may be eliminated. 

 

15. §142-25 D.(1)(a) (Principal Permitted Uses for a Type 1 Development) provides, 

in pertinent part: 
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[11] Mixed-Use Building. Within a Mixed-Use Building, retail uses shall 

not exceed 5% of the floor area of any individual Type 1 use building. 

Plan averaging of retail floor area shall also be permitted as part of 

a General Development Plan; provided, however, that the total retail 

floor area shall not exceed 10% of the floor area of all Type 1 uses 

in the plan. All retail uses shall be integrated into the overall campus 

style design of the PCD development. The Planning Board shall 

have the power to limit the extent and location of freestanding and 

all other retail uses. 

 

While the intent of the PCD Zone is to foster “office, warehouse, light 

manufacturing and "flex" (office / warehouse buildings)” development, retail is 

permitted as a Principal Use.  It is therefore recommended that provisions 

permitting retail space are counterproductive and should be eliminated. 

 

16. §142-25 D.(1)(b) (Principal Permitted Uses for a Type 2 Development) provides, 

in pertinent part: 

 

[3] Office uses up to 2% of the gross square footage of a permitted Type 

2 Use. Office uses over 2% of the gross square footage of a 

permitted Type 2 building shall be deemed Type 1 Uses. 

 

The intent of the PCD Zone is to foster “office, warehouse, light manufacturing and 

"flex" (office / warehouse buildings)” development wherein office is a permitted 

Principal Use.  It is therefore recommended that provisions limiting the amount of 

office space is counterproductive and should be eliminated. 

 

17. The extensive set of regulations governing Type 1 and Type 2 Development 

appear overly cumbersome and inflexible, and in some cases difficult to interpret 

and apply.  It is recommended that these regulations be reviewed and, where 

appropriate, be combined, streamlined or eliminated. 
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3.12 Office, Warehousing, Light Manufacturing (OW) Zoning District 

 

After an in-depth analysis of the land uses within the OW Zone, the following changes 

are recommended: 

 

1. Hindu American Religious Center  

 

While it is too early to determine the impact that the Mandir may have on the lands 

within its ‘sphere of influence’, this Master Plan Update recommends that the 

Township and its planners be prepared to adjust Zoning and land use controls 

around the site ~ especially along Route 130 ~ in order to maximize the benefits 

that the Mandir may bring to the Township. 

 

a. The Faith-based Tourism that is anticipated to be generated by the Mandir may 

be expected to result in increased traffic to the area, especially along the Route 

130 corridor.  As with land uses, it is too early to determine the impact that the 

Mandir may have on traffic within its ‘sphere of influence’, this Master Plan 

Update recommends that the Township and others responsible for traffic 

management in the region be prepared to respond to increased congestion ~ 

especially along Route 130 ~ in order to minimize the impacts that the Mandir 

may bring to the Township. 

 

2. It is recommended that “Light manufacturing” be revised to read “Light 

manufacturing and assembly uses as defined herein” and that the definition of 

“Light Manufacturing” found in the PCD Zone be employed. 

 

3. While “farms, as described under the RR Zone District” are incompatible with the 

intent of the OW Zone, “Agritecture” is recommended as an appropriate permitted 

use in this Zone. 

 

4. In order to provide consistency among similar uses in similar Zones, it is 

recommended that: 
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Indoor active recreation facilities and sports centers, practice studios / 

training facilities, health clubs and fitness centers and like and similar types 

of indoor fitness, recreational, instructional, and therapeutic activities. 

 

be revised to read: 

 

Indoor and outdoor active and passive recreational uses and facilities, 

including, health and fitness centers, gymnasiums, tennis and racquetball 

courts and like and similar uses. 

 

5.  “The keeping of … livestock…” is incompatible with Office or Warehouse uses and 

should therefore be eliminated as Permitted Principal Uses in the OW Zone. 

 

6. The “OW” acronym used to describe the “Office, Warehousing, Light 

Manufacturing” Zone is inconsistent with the Zone name.  It is therefore 

recommended that the acronym be changed to “OWLM”. 

 
3.13 Airport Commercial (AC) Zoning District 

 

After an in-depth analysis of the land uses within the AC Zone, the following are 

recommended: 

 

Land use regulation in the AC Zone is largely beyond the jurisdiction of the Township.  

No regulatory changes are therefore recommended. 

 

1. The boundary of the AC Zone does not include the entirety of the physical Airport.  

It is therefore recommended that the AC Zone be expanded to encompass all 

Airport lands.  This recommendation is graphically depicted on Master Plan Update 

Map 22A. 

 

2. This Master Plan Update recognizes that while the use of the AC Zone is limited 

to Airport and Airport Support uses, the “Airport Commercial” designation suggests 

other commercial activity is permitted.  It is therefore recommended that the 

“Airport Commercial (AC)” designation be revised to “Airport (A)”. 
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3.14 Golf Course Commercial (GC) Zoning District 
 

After an in-depth analysis of the land uses within the GC Zone, the following are 

recommended: 

 
 

1.  In March 2019, the Township acquired the 158.5-acre Spring Garden Country 

Club (a.k.a. Miry Run Golf Course).  While the Township’s intent is to use the site 

for active and passive, open-air and indoor recreation ~ as well as supporting 

offices, the precise uses have not been confirmed. 

 

Since the lands will no longer be used as a golf course, the GC Zoning designation 

and the Permitted Principal Use under §142-29 are no longer applicable.  This 

Master Plan Update recommends that the designation and schedule of permitted 

uses be amended once the nature of the property are identified. 

 

2. Certain lands within the GC Zone fall within the Air Safety and Air Hazard (AS) 

Zone.  For the reasons detailed in §6.5.1 F.5 herein, it is recommended that GC 

Zoning be eliminated from the lands under the AS Zone.  

This recommendation is graphically depicted on Master Plan Update Map 23A. 

 
3.15 Mobile Home (MH) Zoning District 
 

After an in-depth analysis of the land uses within the MH Zone, the following are 

recommended: 

 

1. In March 2019, Robbinsville took ownership of the 149-pad Mercer Mobile Home Park 

~ the lands and residential units of which were in varying states of repair ~ with the 

intention of upgrading the Park’s infrastructure and making other needed repairs; 

and to use the units to satisfy the Township’s Affordable Housing Obligation. 

Any such infrastructure improvements must address the sanitary sewer system, 

which is old and is in need of repair and/or substantial maintenance. 
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3.16 Historic Overlay (H-O) Zoning District 

1. Recommendations concerning the H-O Overlay are addressed within the context 

of recommendations for the H-1 and H-2 Zones (§6.5.5 herein). 

 
3.17 Village Transitional (VT) Zoning District  

 

After an in-depth analysis of the land uses within the VT Zone, the following are 

recommended: 

1. The use-mix could lead to vastly incompatible neighboring development.  Given 

the Purpose and Intent of this Zone to “ensure the appropriate development… of 

… commercially viable gateways in the Township,” it is recommended that the VT 

Zone be eliminated and absorbed into the neighboring ORH Zone (§6.5.11 herein). 

 

The goal of the VT Zone to “reserve or adaptively reuse the existing farmhouse 

and to incorporate the open vistas” remains and should be incorporated into ORH 

Zone language as appropriate. 

 

This recommendation is graphically depicted on Master Plan Update Map 26A. 

 

3.18    Town Center (TC) Zoning District 

 

After an in-depth analysis of the land uses within the TC Zone, the following are 

recommended: 

 
1. The initial Town Center Plan divided the TC Zone into 4 individual Zoning 

Subdistricts, designated “TC-1”, “TC-2”, “TC-3” and “TC-4”.  These are depicted 

on Master Plan Update Graphic 7. 

 
While these subdistricts are official, they are not depicted on the Township’s 

Zoning Map.  

 

Two of these Subdistricts remain further (partially) divided into Special Condition 

Areas, although former Special Condition Areas B, D, E and G have been 
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eliminated.   

 

This Master Plan Update recommends that the Town Center Subdistricts and 

surviving Special Condition Areas be included on the Township’s Zoning Map. 

 

2. A number of Permitted Uses in Special Condition Area A that are redundant with 

the uses specified for the balance of the Subdistrict.  These Special Condition 

redundancies can be eliminated. 

 

3. An in-depth analysis of the land uses within the TC-2 Subdistrict finds:  
 

a. A number of Permitted Uses in Special Condition Areas C and F that are 

redundant with the uses specified for the balance of the TC-2 Subdistrict.  

These Special Condition redundancies can be eliminated. 

 

b. Houses of Worship is listed as both a Permitted Principal Use and a 

Permitted Conditional Use in Special Condition Area F.  It is recommended 

that the Township clarify the nature of this use. 

 

c. Special Condition Area F within the TC-2 Subzone is located on the east side 

of Route 130, thereby making it detached from the Town Center.  This Area is 

located between a Route 130-fronting Highway Commercial (HC) Zone to the 

west and an Office Commercial (OW) Zone and an R1.5 Zone to the east. 

 

It is recommended that these lands be rezoned from TC-2 / Special 

Condition Area F to HC, with appropriate buffers where abutting existing 

residential uses in the R1.5 Zone. This recommendation is graphically 

depicted on Master Plan Update Map 27B (1). 

 

d. Special Condition Area G has been eliminated. It is recommended that the 

Special Conditions Map within the Town Center Plan be revised accordingly. 
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4. An in-depth analysis of the land uses within the TC-3 & TC-4 Subdistricts finds 

“Accessory Buildings” listed among the Permitted Principal Uses in the 

Subdistricts.  Accessory Uses has its own category and should therefore be 

eliminated as a Permitted Principal Use. 

 

5. §142-20 creates a financing mechanism applicable to all properties located within 

the Town Center. Given the current state of buildout in the Town Center Zone, it is 

recommended that this provision be reviewed and modified or eliminated as 

appropriate. 

 
 
3.19 Conservation (CONS) Zoning District 

 

After an in-depth analysis of the land uses within the CONS Zone, the following are 

recommended: 

 

1. A new CONS section be added to Chapter 142, with a Purpose and Intent 

Preamble and appropriate Use and Bulk controls. 

 

2. §6.5.1 of this Master Plan Update recommends that certain lands within the Rural 

Residential (RR) Zone be reclassified from RR to Conservation (CONS) Zoning.   

 
These recommendations are graphically depicted on Master Plan Update Maps 9A. and 

28A. 

 

3. Certain lands within the CONS Zone fall within the Air Safety and Air Hazard (AS) 

Zone.  Without established Use or Bulk regulations, it is not possible to know how 

any use or development permitted in the CONS Zone will conform with the uses and 

development permitted in the AS Zone.  Accordingly, and for the reasons detailed in 

§6.5.1 F.5. herein, it is recommended that CONS Zoning be eliminated from the 
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lands under the AS Zone.4 This recommendation is graphically depicted on Master 

Plan Update Map 28A. 

 

4. While no additional changes are recommended for the CONS Zoning District, this 

Master Plan Update recognizes the ongoing Township policy to protect and 

preserve existing open space.  Accordingly, it is envisioned that additional lands 

will be added to the CONS Zone over time. 

 
3.20 Airport Safety and Air Hazard (AS) Zone 

 

After an in-depth analysis of the land uses within the Zones subject to AS regulations, the 

following changes are recommended: 

 

1. As detailed in the individual sections of this Master Plan Update addressing the 

AC, CONS, GC, HC, R1.5, RR and VD Zoning Districts, there are a number of 

uses permitted by Chapter 142 in the lands subject to the Airport Safety and Air 

Hazard Zone that are not permitted by superseding Airport [NJDCA] regulations.  

Recommendations to address these uses are found in the applicable subsections 

of this Land Use Plan Element.  The resulting impact to the Zoning Map is 

graphically depicted on Master Plan Update Map 29A. 

 

2. Given the use restrictions in the AS Zone, it is recommended that “Transportation 

Uses” permitted under §142-28 G. be revised to read “Aviation-Dependent 

Transportation Uses.” 

 

3. To more accurately describe the “Airport Safety and Air Hazard Zone”, it is 

recommended that the designation of the Zone be changed from “AS” to “AS&H”. 

 
3.20 Town Center South Redevelopment Area (TCS-RA)  

After an in-depth analysis of the land uses within the TCS-RA Zone, the following are 

recommended: 

 
4 Issues related to the AS Zone are addressed in §6.5.21 of this Master Plan Update. 
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1. The Redevelopment Plan divides the Redevelopment Area into an approximately 

26 gross acre Northern Tract and an approximately 36.8 gross acre Southern 

Tract; with each Tract programmed for specific land uses and building controls 

designed to provide standards for the physical (re)development of each 

Redevelopment Tract (graphically depicted on Master Plan Update Graphic 11).  

 

Within this framework, Redevelopers and their designers are encouraged to 

exercise maximum ingenuity and creativity in order to achieve the Goals & 

Objectives of the Redevelopment Plan.  

 

i. The intent of the Northern Tract (Redevelopment Plan §7.4.1) is to: 

 

…complement the development on Town Center North and thereby 

complete the Town Center Commercial Core, which is envisioned by the 

Town Center Plan as the area with the highest density and the most 

activity within the Town Center.  Permitted uses may be integrated to 

form mixed-use facilities.  

 

ii. The intent of the Southern Tract (Redevelopment Plan §7.4.2) is to: 

 

…create a community focal-point / gathering area (what Planners call a 

Sense of Place) for the residents of Robbinsville (and others), with a 

central core of civic facilities surrounded by residences and specialized 

Retail, cultural and food & beverage uses. 

 

2. Consistent with the Goals & Objectives of the Redevelopment Plan, the intent of 

this Parcellation Plan is to provide various areas within which specified land uses 

and building types may be situated in order to master plan a vibrant mixed-use 

community with such commercial and recreational amenities as may be 

appropriate while remaining sensitive to the environmental conditions 

surrounding the area. 

 

The Township reserves the right to permit an Alternate Parcellation Plan should a 

particular Expression of Interest (i.e., redevelopment proposal) merit such action.   
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3. As is evident from the history of the Town Center South Redevelopment Area, 

each Redevelopment Project is unique.  Changes required facilitate an individual 

Project are typically not transferrable to other Projects. 

 

In addition to adopting Redevelopment Plan amendments designed to facilitate 

specific Projects, the Township has, in 2014 and 2017, adopted more generalized 

amendments to the Redevelopment Plan applicable to the entire Redevelopment 

Area.  It is unlikely that additional general amendments will be required.  

 

No changes to the Town Center South Redevelopment Plan are recommended. 

 

4. Redevelopment Plan §14.2 provides: 

 

Upon the issuance of the final… Certificate of Completion & Compliance 

for the final Component of the Redevelopment Project, the conditions 

determined to exist at the time the specific portion of the Redevelopment 

Area was declared to be In Need of Redevelopment shall, by definition, 

no longer exist.  At such time, the controls contained in [the] 

Redevelopment Plan for such portion of the Redevelopment Area, with 

the exception of the Development Regulations (Redevelopment Plan 

§7.4), Architectural Controls (Redevelopment Plan §7.5) and the Equal 

Opportunity provisions (Redevelopment Plan §11.0), shall terminate and 

the subject portion of the Redevelopment Area shall revert to such 

Township Zoning as may be adopted at that time pursuant to N.J.S.A. 

40:55D-1 et seq. [emphasis added] 

 

 

At Publication of this Master Plan Update, the only Redevelopment Project that 

has received a Certificate of Completion and Compliance is the Walgreens on 

Block 1, Lot 1.02.  It is noted, however, that the Starbucks and Malvern School 

Project on Block 1, Lot 71 were completed and opened in or about October 2017.  

It is therefore likely that this Project is eligible for a Certificate of Completion and 

Compliance. 
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Accordingly, it is recommended that the Township explore the termination of 

Redevelopment Plan status and instituting traditional zoning for these Lots. 

 

3.21 Block 41 Redevelopment Area 

 
1. At Publication of this Master Plan Update, the Township’s Zoning Map had not 

been amended reflect either the 2001 or 2017 Redevelopment actions. 

It is therefore recommended the Township’s Zoning Map be amended to eliminate 

the PCD Zone underlying the 2011 and 2017 Redevelopment Area lands ~ with 

such lands being designated “Block 41 Redevelopment Area.” 

 

3.22 Foxmoor Redevelopment Area 

1. Based on observed conditions of deterioration in commercial facilities and other 

physical components and supports of community life, and improper (or lack of 

proper) development resulting from forces which are amenable to correction and 

amelioration by concerted effort of responsible public bodies ~ and without this 

public effort have not been corrected or ameliorated by private effort ~ the Township, 

in July 2016, designated the Shopping Center as being an Area In Need of 

Redevelopment under the Local Redevelopment & Housing Law. 

 

Since no Redevelopment Plan has been adopted, the Foxmoor Shopping Center 

remains under its R1.5 (PVD Option) Zoning. Whether or not a Redevelopment 

Plan is ultimately adopted, it is recommended that Foxmoor be rezoned to best-

support the rehabilitation of the Shopping Center.  
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4.0 Additional Recommendations 

 

4.1       Zoning Map 

 

1. Upon acceptance of any of the changes to the Township’s Zoning District 

boundaries as recommended herein, a new Zoning Map will be required.  It is 

recommended that any such map be created as an overlay to the most current 

electronic Parcel Map available.   

 

4.2 Land Use Ordinance 

 

1. Principle §5.3.1 M. of this Comprehensive Master Plan Update recognizes that 

various provisions in the Land Use Ordinance may be interpreted as being vague, 

internally inconsistent and, in certain cases, work at cross-purposes with the intent 

of the Zones they are intended to support.  The Strategy recommended under this 

Principle is to “[r]eview the entirety of the Land Use Ordinance and revise / 

eliminate provisions that do not support or advance the Policies, Principles, 

Strategies and Recommendations of this Comprehensive Master Plan Update. 

 

2. This Master Plan Update further recognizes that amendments to the Land Use 

Ordinance that took place over time contained subject-specific definitions, and that 

these occur throughout the document.  This leads to potential confusion as to whether 

or not specific definitions are intended to apply Township-wide, or only where placed 

in the Ordinance.  

 

It is therefore recommended that all definitions be relocated to §142-7 and be 

standardized where appropriate. 

 
4.3 Redevelopment 

 

1. Over the course of time, Township Policymakers have identified approximately 258 

Route 130-fronting / adjacent lots that appear to exhibit conditions of deterioration 

in housing, commercial and industrial installations, public services and facilities 

and other physical components and supports of community life, and improper, or 
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lack of proper, development.  Such conditions appear to result from forces which 

are amenable to correction and amelioration by the concerted effort of responsible 

public bodies via the Local Redevelopment & Housing Law, and, as evidenced by 

the lack of improvement over time, are not likely to be corrected or ameliorated 

without this effort.  

 

The Township has commissioned the Township Planner to determine whether or 

not any of these Lots conform with the statutory criteria under which an area may 

be determined to be In Need of Redevelopment.  The purpose of this assignment 

was to undertake a threshold analysis to determine conformance without 

proceeding with a formal (and expensive) Preliminary Redevelopment 

Investigation required by N.J.S.A. 40A:12A-6 as a means to determine whether or 

not to proceed with a formal Investigation for specific, qualifying properties; thereby 

saving taxpayer funds for lands which ultimately would be found not to qualify. 

 

The results of this analysis had not been completed at the time of Publication of 

this Master Plan Update.  

 

 


