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1: INTRODUCTION 

Purpose of Study 
This Area in Need of Redevelopment Determination Study has been prepared pursuant to Resolution 
R-2019-220, adopted by the Mayor and Township Committee of Winslow Township on August 20, 
2019, which directed the Planning Board to undertake this preliminary investigation. A copy of this 
resolution can be found in Appendix A. Following which, the Township Planning Board has contracted 
with CME Associates to review and prepare the preliminary investigation report in accordance with the 
procedures set forth in the Local Redevelopment and Housing Law (LRHL).  

The subject area is made up of six properties identified as Block 3003, Lots 15, 16, 17, 18, 19, and 20 
on the tax maps of the Township of Winslow. These six properties collectively will be referred to as 
the “Study Area.”  

This analysis will investigate the aforementioned tax lots and determine if the Study Area meets the 
statutory criteria necessary to declare it as an “Area In Need of Redevelopment.” The authorizing 
resolution specifies the study should be conducted as a preliminary investigation analysis for a Non-
Condemnation Area in Need of Redevelopment determination. The use of eminent domain by the 
Township to acquire any or all of the properties within the Study Area shall not be permitted.   

This investigation serves to formally assess the Study Area in order to identify whether said area meets 
the statutory criteria of an Area in Need of Redevelopment, pursuant to N.J.S.A. 40A: 12A-5, the New 
Jersey Local Redevelopment and Housing Law. A particular parcel or area qualifies for redevelopment 
if it meets any one of the eight statutory criteria (criteria a through h) that are listed in Section 5 of the 
LRHL. Additionally, a particular parcel can be included as part of the redevelopment area if it does 
not, on its own, meet one of the above mentioned criteria, if it is needed to effectuate redevelopment 
of an overall Study Area, per Section 3 of the LRHL. These criteria, and the degree to which the parcels 
within the Study Area meet these criteria, are outlined in detail within Section 4:  Application of 
Statutory Criteria of this report. In the preparation of the study, the following records have been 
reviewed: 

• Official Tax Maps of Winslow Township 

• Tax and Building records for the Study Area 

• Aerial photos of the Study Area 

• Ownership and sales information 

• Winslow Township Master Plan Reexamination Report 

• Relevant Redevelopment Studies and Plans  

• Zoning Map and Ordinance of Winslow Township 

CME conducted an on-site inspection of the property on September 6, 2019.  This on-site inspection 
assessed the status of existing use of the properties, improvements, surrounding context, and 
configuration of the site including evidence of occupancy or lack thereof, and physical conditions using 
a photographic inventory of the Study Area in support of the Area in Need of Redevelopment 
determination.  Photographs of the Study Area are included in Appendix C.   
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Recent Redevelopment Law to Consider  
On September 6, 2013, Chapter 159 was signed into law, deciding that a municipality’s decision to 
reserve the power of eminent domain shall be moved to the very beginning of the redevelopment 
process. This changes the process by requiring a municipal governing body to indicate whether it is 
seeking a “Non-Condemnation Redevelopment Area” or a “Condemnation Redevelopment Area” 
when asking the local planning board to investigate an area as in need of redevelopment. The Mayor 
and Township Committee has decided to pursue a Non-Condemnation Area In Need of 
Redevelopment Study. 

Redevelopment Process 
The role of the Township Committee and the Planning Board includes a multi-step process set forth 
in the redevelopment statute that must be observed by the municipal governing body and Planning 
Board in order to enable Winslow Township to lawfully exercise the powers which accrue as a result 
of the employment of redevelopment planning. This process is outlined below. 

• The Governing Body (Township Committee) must authorize the Planning Board, by resolution, 
to undertake an investigation of the delineated area to determine whether it meets the criteria 
in section 5 of P.L.1992, c.79 (C.40A:12A-5). This was accomplished through R-2019-220 on 
August 20, 2019. Additionally, the Governing Body must decide whether condemnation will be 
authorized in the redevelopment area. This report confirms this is a Non-Condemnation 
Redevelopment Area. 

• The Planning Board must conduct a preliminary investigation and hold a duly noticed public 
hearing in order to discuss the findings of the investigation and to hear persons who are 
interested in, or would be affected by, the contemplated action. The results and 
recommendations of the hearing are then referred to the Mayor and Township Committee in 
the form of a Planning Board resolution for formal action.   

• Upon receipt of the recommendation from the Planning Board, the Township Committee may 
act to adopt a resolution designating the area in question, or any part thereof, as an area in 
need of redevelopment. 

• Upon designation, the Planning Board or municipal entity is then required to prepare a 
Redevelopment Plan, which establishes the goals and objectives of the municipality and 
outlines the actions to be taken to accomplish these goals and objectives. 

• The Redevelopment Plan, after review by the Planning Board for consistency with the 
municipal master plan, is referred to the Committee. 

• Upon receipt of the Redevelopment Plan from the Planning Board, the Township Committee 
may act to adopt the plan by ordinance.  The adopted plan will become an amendment to the 
municipality’s zoning district map and zoning ordinance. The amendment may be treated as 
an overlay that keeps existing zoning intact while offering a different development alternative 
or it may supersede the existing zoning entirely. Only after completion of this public process, 
is a municipality able to exercise the powers granted under the redevelopment statute. 
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2: STUDY AREA DELINEATION AND DESCRIPTION 

Study Area Description 
The Study Area consists of six contiguous properties, known as Block 3003, Lots 15, 16, 17, 18, 19, 
and 20 on the tax maps of Winslow Township. The six properties are located at the intersection of 
Sicklerville Road and Four Mile Branch Road, in the northwestern end of the Township in the area of 
Sicklerville. The study area has approximately 1,550 feet of frontage along Sicklerville Road and 590 
feet of frontage along Four Mile Branch Road. The area is mostly vacant, undeveloped land, with 
scattered brush and other sparse vegetation occupying the majority of the land. A small dwelling and 
accessory shed structure are located on Lot 17 along Four Mile Branch Road, and is the only building 
on any of the properties. A gravel driveway located on Lot 20 along Sicklerville Road is the only other 
improvement currently noted within the Study Area boundaries.  

All together, the Study Area is approximately 23.5 acres in size. The properties themselves are 
irregularly shaped and differ greatly in their size. The following chart provides the size and location of 
each parcel:  

Lot Area Location Use 
15 1.71 acres Sicklerville Road Vacant 
16 5.81 acres Four Mile Branch Road Vacant 
17 0.94 acres Four Mile Branch Road Single-Family Dwelling 
18 12.49 acres Sicklerville Road Vacant 

19 2.19 acres Sicklerville Road/ 
Four Mile Branch Road Vacant 

20 0.34 acres Sicklerville Road Vacant/Driveway 
 

The study area boundaries and individual lot lines are illustrated in the Study Area Location Map and 
Study Area Aerial Image Map found in Appendix B.  

Based on historical aerial photos of the area dating back to 1995, it appears that the lands of the Study 
Area may have been used for agricultural purposes at some point. However, it appears that the lands 
have generally been in their current vacant state for some time. A structure on Lot 20, which was used 
as a house of worship, was demolished some time between October 2013 and May of 2016.  

Surrounding the Study Area is a mixture of low density residential uses and commercial uses, 
primarily. Immediately to the south of the site is The Norways Mobile Home Community, where mobile 
home pad sites occupy the border with Lot 16 of the Study Area. To the east of the property, across 
Four Mile Branch Road, is a community of single-family dwellings of moderate density. To the 
immediate north of the property across Sicklerville Road are two cleared parcels that have been used 
for agriculture, although one of those properties at the intersection of Sicklerville Road and Andrews 
Road is currently being developed as a self-storage facility. Behind those farms is a single-family 
residential development along Thousand Oaks Drive. To the west of the Study Area there are several 
small commercial developments located near the intersection of Sicklerville Road and Williamstown – 
New Freedom Road, including a strip mall with a convenience store, a small office complex, and the 
May Funeral Home. Along Sicklerville Road, both to the northwest and southeast of the Study Area, 
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are additional commercial uses, including a Dollar General market, a Dunkin Donuts, two gas stations, 
a restaurant, and a house of worship.  

A review of New Jersey Department of Environmental Protection (NJDEP) records and the NJ Geo-
web database indicates that some portion of the Study Area may contain some environmental 
contamination, as a known contaminated site is noted on Sicklerville Road in the vicinity of the Study 
Area. However, Lot 18 is noted as an NJEMS site, meaning that it is being monitored by the NJDEP 
for environmental quality purposes. A screen capture image of the NJ GeoWeb database is shown 
below.  

 

Additional data indicates that there does not appear to be any wetlands, steep slopes, chromate waste 
site, or underground storage tanks located on this property, according to DEP records. However, 
NJDEP is currently investigating Lots 16, 18, and 19 for the potential presence of wetlands. Further 
environmental data can be seen in the Environmental Constraints map included in Appendix B.  

All parcels in the Study Area are located within a designated sewer service area.  

No parcels within the Study Area are located within the Pinelands Management Area.  

Land Use and Zoning 
The Land Use Map found in Appendix B depicts the current land use on the Study Area, and of those 
properties in the immediate vicinity of the Study Area. As noted above, the surrounding land uses are 
a mixture of commercial uses along Sicklerville Road and Williamstown-New Freedom Road, and 
moderate density single-family residential uses elsewhere. There are also several houses of worship 
in the area. Current tax assessment data indicates that all but Lot 17 within the Study Area is noted 
as being vacant land.  

The Study Area is located within the CM, Major Commercial district of the Township’s zoning map. 
The stated purpose of the CM district is for the development of shopping facilities and service and 
professional offices at as scale similar to a sub-regional commercial center. The CM district permits 
general office buildings, research facilities, hospitals or healthcare facilities, hotels or motels, retail 

NJEMS Site 
Lot 18 
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sales and service establishments, regional shopping centers, gas stations, day care, public facilities, 
pawn shops, and any accessory use which is incidental to the principal use.   

The Zoning Map above shows the zoning district boundaries of the lands in the Study Area and its 
immediate surroundings. The entirety of the Sicklerville Road frontage, on both sides of the street is 
within the CM district, while the single-family neighborhoods to the east and north of the Study Area 
are within the RL, Residential Low density district.  

As per Schedule III, Area, Yard, and Bulk Requirements for Non-Residential Uses in the Non-
Pinelands Area, the following bulk standards apply to development in the CM district:  

Use Minimum Lot 
Area 

Minimum Yard Setbacks 
for Principal Building Maximum 

Building 
Height 

Maximum 
% Lot 

Coverage 
By Bldg. 

Maximum 
% of 

Parcel 
Surface 

Maximum 
% of 

Impervious 
coverage 

Front 
Yard 

Side 
Yard (x2) 

Rear 
Yard 

Commercial 
Retail & Service 
Establishments 10,500 sq. ft. 40 feet 30 feet 30 feet 30 feet 35% 40% 75% 

Office Buildings 10,500 sq. ft. 40 feet 30 feet 30 feet 35 feet 15% 55% 70% 
Hospital or 
Health Care 4 acres 100 feet 50 feet 60 feet 60 feet 25% 25% 50% 

Hotel or Motel 2 acres 50 feet 40 feet 50 feet 60 feet 15% 60% 75% 
Light Industrial 
Research and 
Development 20,000 sq. ft. 40 feet 30 feet 30 feet 35 feet 15% 55% 70% 

Utility 20,000 sq. ft. 40 feet 30 feet 30 feet 25 feet 15% 55% 70% 
Warehouse 2 acres 50 feet 40 feet 50 feet 35 feet 40% 40% 80% 
Manufacturing 
or Fabrication 2 acres 50 feet 40 feet 50 feet 35 feet 40% 40% 80% 
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Master Plan Perspective 
The Township last developed and adopted a comprehensive Master Plan in 2000. That master plan 
was reexamined in 2007 and again in 2016. The 2016 Reexamination Report was prepared to analyze 
only those Non-Pinelands areas of the Township, which includes the Study Area. The Report noted 
that at the time, the Township was having an issue with vacant and abandoned properties becoming 
a nuisance to their surrounding communities. This was addressed, in part, by the adoption of an 
ordinance establishing new rules and regulations for abandoned properties in 2014. However, it is 
noted as remaining an ongoing issue in terms of code enforcement. In addition to this issue, the 
following goals, objectives, and recommendations of the 2013 Reexamination Report may be relevant 
to this Study:  

• Reduce the number of vacant and abandoned properties through proactive enforcement and 
implementation of the Abandoned and Vacant Property Ordinance.  

State Planning Area Classification 
The State Plan Policy Map classifies the Study Area and its surrounding areas in this section of 
Winslow Township as Planning Area 2 (PA-2). This area is known as the Suburban Planning Area, 
and is an area targeted for future growth and redevelopment by the New Jersey State Development 
and Redevelopment Plan (SDRP).  The primary objective of the SDRP is to guide development to 
areas where infrastructure is available, or can be readily extended, such as along existing 
transportation corridors, in developed or developing suburbs, and in urban areas. The State Plan’s 
intentions for this area are to provide for some of the state’s future development, promote growth in 
cities and other compact forms, protect the character of existing stable communities, protect natural 
resources, redesign areas of sprawl, reverse the trend toward further sprawl, and revitalize cities and 
towns. The Study Area is a versatile property with available infrastructure in a developed area and is 
consistent with the SDRP’s goals for the Suburban Planning Area. An image of the State Plan Policy 
Map for Camden County can be found on the following page.  
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3: STATUTORY CRITERIA 
Under N.J.S.A. 40A: 12A-5, a delineated area may be declared in need of redevelopment if, after 
investigation, notice, and hearing, the governing body of the municipality, by resolution, concludes that 
within the delineated area any of the following conditions are found: 

a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or obsolescent, 
or possess any of such characteristics, or are so lacking in light, air, or space, as to be 
conducive to unwholesome living or working conditions. 

b. The discontinuance of the use of buildings previously used for commercial, manufacturing, or 
industrial purposes; the abandonment of such buildings; or the same being allowed to fall into 
so great a state of disrepair as to be un-tenantable. 

c. Land that is owned by the municipality, the county, a local housing authority, redevelopment 
agency or redevelopment entity, or unimproved vacant land that has remained so for a period 
of ten years prior to adoption of the resolution, and that by reason of its location, remoteness, 
lack of means of access to developed sections or portions of the municipality, or topography, 
or nature of the soil, is not likely to be developed through the instrumentality of private capital.  

d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, 
excessive land coverage, deleterious land use or obsolete layout, or any combination of these 
or other factors, are detrimental to the safety, health, morals, or welfare of the community. 

e. A growing lack or total lack of proper utilization of areas caused by the condition of the title, 
diverse ownership of the real property therein or other conditions, resulting in a stagnant or 
not fully productive condition of land potentially useful and valuable for contributing to and 
serving the public health, safety and welfare. 

f. Areas, in excess of five contiguous acres, whereon buildings or improvements have been 
destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone, 
tornado, earthquake or other casualty in such a way that the aggregate assessed value of the 
area has been materially depreciated. 

g. In any municipality in which an enterprise zone has been designated pursuant to the “New 
Jersey Urban Enterprise Zones Act,” P.L.1983, c.303 (C.52:27H-60 et seq.) the execution of 
the actions prescribed in that act for the adoption by the municipality and approval by the New 
Jersey Urban Enterprise Zone Authority of the zone development plan for the area of the 
enterprise zone shall be considered sufficient for the determination that the area is in need of 
redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) 
for the purpose of granting tax exemptions within the enterprise zone district pursuant to the 
provisions of P.L.1991, c.431 (C.40A:20-1 et seq.) or the adoption of a tax abatement and 
exemption ordinance pursuant to the provisions of P.L.1991, c.441 (C.40A:21-1 et seq.). The 
municipality shall not utilize any other redevelopment powers within the urban enterprise zone 
unless the municipal governing body and planning board have also taken the actions and 
fulfilled the requirements prescribed in P.L.1992, c.79 (C.40A:12A-1 et al.) for determining that 
the area is in need of redevelopment or an area in need of rehabilitation and the municipal 
governing body has adopted a redevelopment plan ordinance including the area of the 
enterprise zone. 
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h. The designation of the delineated area is consistent with smart growth planning principles 
adopted pursuant to law or regulation. 

In addition to the criteria, the redevelopment statute states: 

“A redevelopment area may include lands, buildings, or improvements, which 
themselves are not detrimental to the public health, safety, or welfare, but the inclusion 
of which is found necessary, with or without change in their condition, for the effective 
redevelopment of the area of which they are a part.”  

This is known as “Section 3” of the redevelopment criteria.  

  



Area in Need of Redevelopment Study – Block 3003, Lots 15-20 

Winslow Township                  Page | 10 

4: APPLICATION OF STATUTORY CRITERIA 

Overview 
Based upon the site study, existing conditions, master plan goals and objectives, and Township land 
use regulations, we find that the Study Area meets the applicable statutory criteria for designation as 
an area in need of redevelopment.  

The Study Area can be designated as a an Area in Need of Redevelopment since the Study Area 
meets Criteria “c” under Section N.J.S.A. 40A: 12A-5.  Photographs of the Study Area can be found 
in Appendix C.  

Evaluation of Properties 
Block 3003, Lot 15 

Location: 329 Sicklerville Road 

Owner: Empire TF6 Jersey Holdings  

Owner Address: 57 West 38th Street, 9th Floor, New York, NY 10018 

Area: 1.71 acres 

Description: 

This property is located along Sicklerville Road in the northwestern end of the Study Area. The lot has 
approximately 200 feet of frontage along Sicklerville Road and is approximately 475 feet deep. The 
site is currently vacant and covered in a mixture of shrubs, brush, and larger trees. There are two curb 
cuts located along Sicklerville Road, leading to a circular gravel driveway at the frontage of the lot. 
The gravel driveway is partially covered in grasses and other vegetation.  

Surrounding this property is a mix of commercial sites immediately to the west along Sicklerville Road, 
and commercial sites to the north across Sicklerville Road. To the east is Lot 18, included in the Study 
Area, and the south of the site is mostly bordered by Lot 16, also part of the Study Area. A small 
portion of the rear of Lot 15 is bordered by Lot 8, the Norways Mobile Home Community.  

Aerial photographs appear to indicate that there was a small dwelling on the lot at one time, but by at 
least October of 2008, that dwelling had been demolished and the site has been vacant since, at least 
11 years. The site, although large enough at 1.71 acres for some development in accordance with the 
current zoning, is rather narrow and irregularly shaped. This narrowness and irregularity does not lend 
itself to a modern commercial or light industrial development being constructed on the property without 
assembling additional properties.  

Records with the Township show that between July 2014 and October 2018, this property was issued 
nine notices of code violation for issues including failure to register a vacant property, hazardous 
conditions due to the need to remove dead trees, and for having overgrown weeds and grasses on 
the property that had not been properly maintained. This shows a persistent pattern of code violations 
that are detrimental to the welfare of the community. A copy of these records can be found in Appendix 
E.  



Area in Need of Redevelopment Study – Block 3003, Lots 15-20 

Winslow Township                  Page | 11 

Redevelopment Criteria: C 

This lot meets criteria “c” of the LRHL. It has been vacant for a period of greater than 10 years and is 
unlikely to be developed through the instrumentation of private capital alone, due to the irregular shape 
and narrowness of the site. The persistent pattern of lack of maintenance on the vacant property is 
also detrimental to the welfare of the community.  
 
Block 3003, Lot 16 

Location: 511 Four Mile Branch Road 

Owner: Empire TF4 Jersey Holdings   

Owner Address: 57 West 38th Street, 9th Floor, New York, NY 10018 

Area: 5.81 acres 

Description: 

This property is the southern end of the Study Area, with approximately 90 feet of frontage along Four 
Mile Branch Road. The narrow lot is over 1,600 feet deep, currently vacant and cleared, being covered 
in a mixture of scrub vegetation and larger trees.  There are no physical improvements on the property 
and aerial imagery dating to March of 1995 does not appear to indicate that any improvements have 
been made on the property in the past 24 years. This property is very narrow and its lack of frontage 
along Sicklerville Road makes it unattractive as a commercial development site, which is what the 
current zoning allows. Although it is relatively large at nearly 6 acres, the bulk of the area of the 
property is located away from the street and lacks visibility from a major roadway. Due to this, it is 
unlikely to be developed in its current state unless it could be assembled with other properties.  

Surrounding this property to the north are additional parcels in the Study Area, namely Lots 15, 17, 
and 18, also are described in this Report. To the south of the lot is the Norways Mobile Home 
Community. Along the southern boundary is a chain link fence, topped with barbed wire, separating 
this lot from the mobile home park. To the west are commercial sites along Sicklerville Road and 
Williamstown - New Freedom Road and to the east across Four Mile Branch Road, is a single-family 
residential community.  

Records with the Township show that between November 2016 and August 2017 this property was 
issued three notices of code violation for issues including failure to register a vacant property, a lack 
of a proper cover on a cess pool, and for having overgrown weeds and grasses on the property that 
had not been properly maintained. This shows a persistent pattern of code violations that are 
detrimental to the welfare of the community. A copy of these records can be found in Appendix E.  

Lots 16, 17, 18, 19, and 20 were the subject of a subdivision and site plan approval by the Township 
Planning Board in 2007 (preliminary), and again in 2010 (final approval). The applications were 
proposals to merge and subdivide these 5 lots into 4 new lots, and construct a retail building of 
approximately 16,000 square feet. The proposal included the demolition of all of the existing structures 
on these properties. Final approval for the project was granted in 2010. However, despite the approval 
of the Township, no construction activity has taken place to date, in relation to this approval. It should 
be noted that the application included a Dollar General as the primary retail tenant of the retail building. 
While this building was not constructed, a Dollar General has since been constructed on a different 
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parcel on the opposite side of Sicklerville Road from this site. Copies of the preliminary and final 
resolutions of approval from the Township Planning Board can be found in Appendix F. 

Redevelopment Criteria: C 

This lot meets criteria “c” of the LRHL. It has been vacant for a period of greater than 10 years, and is 
unlikely to be developed through the instrumentation of private capital alone due to its lack of frontage 
on a major thoroughfare and the narrowness of the lot. In addition, even though there has been a 
development approval on this property along with several other properties, no development activity 
has taken place. The proposed primary retailer, Dollar General, sought out a different location after 
this site had already received approval for a similar development. This indicates that private capital 
alone may not be sufficient to entice appropriate development on the site. The persistent pattern of 
lack of maintenance on the vacant property is detrimental to the welfare of the community.  
 
Block 3003, Lot 17 

Location: 509 Four Mile Branch Road 

Owner: Santiago, Hector Jr.   

Owner Address: 4247 North 8th Street, Philadelphia, PA 19140 

Area: 0.94 acres 

Description: 

This small lot of less than 1 acre, located on Four Mile Branch Road, is currently developed with a 
single family home. The lot has approximately 90 feet of frontage on Four Mile Branch Road and has 
a depth of 450 feet. There is one driveway along the street. The house on the property is a single-
story ranch dwelling, and appears to be in good condition. At the time of visit on September 6, 2019, 
the home appears to be occupied by residents. The current zoning of the property is for commercial 
or industrial uses, making the residence an existing non-conforming use.  

Records with the Township show that between June 2014 and May 2018 this property was issued 13 
notices of code violation for issues including failure to register a vacant property, garbage and debris 
being located scattered around the property, and for having overgrown weeds and grasses on the 
property that had not been properly maintained. A copy of these records can be found in Appendix E. 
However, at the time of this Study, it appears that these issues have been addressed, as the dwelling 
is now occupied, there is not any garbage or debris on the property, and the vegetation appears to be 
regularly maintained.  

As noted in the discussion of Lot 16 above, this property was the subject of a development approval 
in 2010, which called for the demolition of this house and the construction of a retail building. No 
construction activity has taken place in the 9 years since that development was approved, and the 
home remains. Copies of the preliminary and final resolutions of approval from the Township Planning 
Board can be found in Appendix F. 

Redevelopment Criteria: Section 3 

This lot does not meet any of the statutory criteria. However, its inclusion may be necessary to 
effectuate a productive redevelopment of the area as a whole, due to its location in between Lots 16, 
18, and 19.   
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Block 3003, Lot 18 

Location: Sicklerville Road 

Owner: Empire TF4 Jersey Holdings 

Owner Address: 57 West 38th Street, 9th Floor, New York, NY 10018 

Area: 12.49 acres 

Description: 

This site makes up over half of the study area and occupies 950 feet of frontage along Sicklerville 
Road. The site is vacant, being covered in a mixture of brush vegetation, some larger trees, and 
grasses. Historic aerial imagery indicates that the property has been in this state since March of 1995, 
or for a period of at least 24 years. The site, as noted above, is listed in NJDEP records as an 
Environmental Management System (NJEMS) site that NJDEP has an interest in or is being regulated 
by NJDEP. Records indicate that in 2007, Five State Construction and Management Inc. applied for a 
letter of interpretation for wetlands on the site. That LOI expired and the site remains subject of NJDEP 
regulatory action.   

The lot is surrounded to the south, east, and west by other lots within the Study Area, which are also 
vacant. To the north, across Sicklerville Road, is a self-storage facility under construction and an 
agricultural lot to the northwest of Thousand Oaks Drive.  

This property, along with lots 16, 17, 19, and 20, was the subject of a subdivision and site plan approval 
in 2010. The approval was for the merging of the lots, and further re-subdivision into 4 new lots, with 
the construction of a 15,970 square feet retail store on one of the new lots, having frontage on 
Sicklerville Road. That project was never constructed and the subdivision was never recorded. Copies 
of the preliminary and final resolutions of approval from the Township Planning Board can be found in 
Appendix F. 

There are no property code violations on record within the last five years associated with this particular 
property.  

Redevelopment Criteria: C 

This lot meets criteria “c” of the LRHL. It has been vacant for a period of greater than 10 years, and is 
unlikely to be developed through private capital alone. As indicated by the prior approval for 
development on the property, and the lack of development since that approval, no activity has taken 
place on this lot despite interest. This is evidence that private capital may not be sufficient to realize 
any new development on the site. It may also be that although NJGeoWeb data does not indicate 
wetlands on this site, the prior NJDEP action discovered that portions of the property may include 
wetlands, which would inhibit its development potential.  
 
Block 3003, Lot 19 

Location: Sicklerville Road 

Owner: Empire TF4 Jersey Holdings  

Owner Address: 57 West 38th Street, 9th Floor, New York, NY 10018 
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Area: 2.19 acres 

Description: 

This vacant lot is the southeastern end of the Study Area and is covered in vegetation; including 
shrubs, grasses, and other trees. The 2.16 acre property is located on the corner of Sicklerville Road 
and Four Mile Branch Road. Aerial imagery indicates that the site has been vacant since at least 
March 1995, or a period of at least 24 years. The site has significant road frontage on both Sicklerville 
Road and Four Mile Branch Road, however it lacks depth, as it is an “L” shaped lot, which functionally 
makes it rather narrow. This narrowness can make adequate, modern commercial or industrial 
development difficult, as a building and any necessary parking lots may not be able to be 
accommodated within the irregular boundaries of the lot.  

Surrounding the site to the south and west are Lots 20, 18, and 17 within the Study Area. Across Four 
Mile Branch Road to the east is a small commercial structure on Sicklerville Road and a single-family 
residential community. To the north across Sicklerville Road is the self-storage facility under 
construction, and a gas station.  

As with the other properties in the Study Area, other than Lot 15, in 2010 a subdivision and site plan 
application was granted approval by the Township Planning Board. The approval to construct a 15,970 
square feet retail building never materialized. Copies of the preliminary and final resolutions of 
approval from the Township Planning Board can be found in Appendix F. 

There are no property code violations on record within the last five years that are associated with this 
particular parcel.  

Redevelopment Criteria: C 

This lot meets criteria “c” of the LRHL. It has been vacant for a period of greater than 10 years, and is 
unlikely to be developed through private capital alone due in part to its “L” shaped narrowness. 
Additionally, the lack of construction on the site, in spite of the granting of a final subdivision and site 
plan approval for this property along with several others, is an indication that private capital has not 
been sufficient, and the property can only reach its potential through redevelopment efforts.  
 
Block 3003, Lot 20 

Location: 307 Sicklerville Road 

Owner: TBB Avandale LLC  

Owner Address: 4730 North Crescent Boulevard, Merchantville, NJ 08109 

Area: 0.34 acres 

Description: 

This small lot along Sicklerville Road is currently vacant, except for an asphalt driveway. The driveway 
is in poor condition, with several cracks and vegetation overgrowing the pavement. There is also a 
utility pole with a street light in the rear of the property. The site is now vacant, although historic imagery 
from Google, found in Appendix D, indicates that there was previously a house of worship on the site. 
The structure is evident in imagery up to 2011, but by 2013 the structure had been removed. This 
indicates that the site has been vacant for a period of at least 6 years. In addition, the site is not large 
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enough to accommodate most of the commercial or industrial uses contemplated by the current zoning 
ordinance. In order to accommodate a modern industrial or commercial development, a significantly 
larger parcel might be required.  

Surrounding the site is Lot 18 and 19 to its west, south, and east. Across Sicklerville Road to the north 
is the site of the self-storage facility.  

This Lot was also subject to the subdivision and site plan approval granted by the Board in 2010 for 
the development of a Dollar General as a part of a retail building. This building was never constructed, 
nor was the subdivision recorded. Copies of the preliminary and final resolutions of approval from the 
Township Planning Board can be found in Appendix F.  

Records with the Township show that between June 2014 and June 2019 this property was issued 
three notices of code violation for issues including; having overgrown weeds and grasses on the 
property that had not been properly maintained, and for lack of maintenance on vegetation which had 
overrun the sidewalk along Sicklerville Road. A copy of these records can be found in Appendix E.  

Redevelopment Criteria: Section 3 

Despite the several code violations noted, this lot does not necessarily meet any of the statutory criteria 
on its own. However, its inclusion may be necessary to effectuate a productive redevelopment of the 
area as a whole, due to its location being surrounded by Lot 18.   
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5: STUDY CONCLUSION & RECOMMENDATIONS  
The Study Area is identified primarily as unimproved land that has remained vacant albeit being 
located in a growth corridor region of the area, and not fully contributing to the economic well-being 
and serving the public health, safety, and welfare of the community. The lands have been vacant for 
a period of over 10 years, and are unlikely to be developed through private capital alone. It is our 
conclusion and recommendation that the site be designated as a “Non-Condemnation Area in Need 
of Redevelopment,” under criteria “c” of the LHRL.  

Lots 17 and 20 can be included through Section 3 of the LHRL, even though they do not necessarily 
meet the criteria on their own, as their precarious location as smaller parcels in the middle of the larger 
Study Area would make an effective redevelopment of the area as a whole difficult without their 
inclusion. Including these two smaller lots will help to create a single, sizable redevelopment area that 
would be more conducive to new development and in implementing the goals of the Township’s Master 
Plans.  
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6: Appendices 
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Appendix A - Governing Body & Planning Board Resolution 
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Appendix B – Study Area Maps 

 

  



Esri, HERE, Garmin, © OpenStreetMap contributors, and the GIS user
community,  Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics,
CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community

Study Area Aerial Imagery Winslow Township

Winslow Township
Camden County

New Jersey

Preliminary Investigation
Block 3003
Lots 15-20

Legend
Study Area Parcels

Source: DATE SCALE CREATED BYLAST REVISED
09.09.19 N/A CD

CONSULTING & MUNICIPAL  ENGINEERS 
3141 BORDENTOWN AVENUE, PARLIN, N.J. 08859

1460 ROUTE 9 SOUTH HOWELL, N.J. 07731
3759 ROUTE 1 SOUTH SUITE 100, MONMOUTH JUNCTION, NJ 08852

ONE MARKET STREET SUITE 1F, CAMDEN, NJ 08102

WWW.CMEUSA1.COM

1 inch = 250 feet

0 250 500125
Feet

Ê

15

16

17

18

19

20

Block 3003

Sicklerville Road

Thou
san

d O
aks

 Drive
Fou

r M
ile 

Bra
nch

 Ro
ad

Maple Drive
Oak Drive

Elm Drive

Sassafras Drive



 Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community

Land Use Winslow Township

Winslow Township
Camden County

New Jersey

Preliminary Investigation
Block 3003
Lots 15-20

Legend
Land Use Classification

No Data

Vacant

Public/Church

Residential

Farm

Commercial

Industrial

Apartment

Source: DATE SCALE CREATED BYLAST REVISED
09.09.19 N/A CD

CONSULTING & MUNICIPAL  ENGINEERS 
3141 BORDENTOWN AVENUE, PARLIN, N.J. 08859

1460 ROUTE 9 SOUTH HOWELL, N.J. 07731
3759 ROUTE 1 SOUTH SUITE 100, MONMOUTH JUNCTION, NJ 08852

ONE MARKET STREET SUITE 1F, CAMDEN, NJ 08102

WWW.CMEUSA1.COM

1 inch = 250 feet

0 240 480120
Feet

Ê

15

16

17

18

19

20

Block 3003

Sicklerville Road

Thou
san

d O
aks

 Drive
Fou

r M
ile 

Bra
nch

 Ro
ad

Maple DriveOak Drive
Elm Drive

Sassafras Drive



_̂̂_̂_̂_̂_̂_̂_

_̂

_̂̂_̂_̂_̂_
_̂̂_̂_̂_̂_̂_̂_̂_̂_̂_̂_̂_

_̂

_̂

_̂

_̂

_̂

_̂

 Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community

Environmental Constraints Winslow Township

Winslow Township
Camden County

New Jersey

Preliminary Investigation

Block 3003
Lots 15-20

Legend

_̂ Known Contaminated Site

_̂ Underground Storage Tank

Streams

Wetlands

Study Area Parcels

Source: DATE SCALE CREATED BYLAST REVISED
09.09.19 N/A CD

CONSULTING & MUNICIPAL  ENGINEERS 

3141 BORDENTOWN AVENUE, PARLIN, N.J. 08859
1460 ROUTE 9 SOUTH HOWELL, N.J. 07731

3759 ROUTE 1 SOUTH SUITE 100, MONMOUTH JUNCTION, NJ 08852
ONE MARKET STREET SUITE 1F, CAMDEN, NJ 08102

WWW.CMEUSA1.COM

1 inch = 500 feet

0 500 1,000250
Feet

Ê

15

16

17

18

19

20

Block 3003

Sicklerville Road

Tho
us

an
d O

ak
s D

riv
e

Fo
ur

 M
ile

 B
ra

nc
h R

oa
d

W
illi

am
sto

wn -
 N

ew
 Fr

ee
do

m R
oa

d

_̂ NJEMS Site



© OpenStreetMap (and) contributors, CC-BY-SA, Esri, HERE, Garmin, ©
OpenStreetMap contributors, and the GIS user community

Study Area Location Winslow Township

Winslow Township
Camden County

New Jersey

Preliminary Investigation

Block 3003
Lots 15-20

Legend

Study Area Parcels

Source: DATE SCALE CREATED BYLAST REVISED
09.09.19 N/A CD

CONSULTING & MUNICIPAL  ENGINEERS 

3141 BORDENTOWN AVENUE, PARLIN, N.J. 08859
1460 ROUTE 9 SOUTH HOWELL, N.J. 07731

3759 ROUTE 1 SOUTH SUITE 100, MONMOUTH JUNCTION, NJ 08852
ONE MARKET STREET SUITE 1F, CAMDEN, NJ 08102

WWW.CMEUSA1.COM

1 inch = 500 feet

0 500 1,000250
Feet

Ê

15

16

17

18

19

20

Block 3003



Area in Need of Redevelopment Study – Block 3003, Lots 15-20 

Winslow Township 

Appendix C – Photos of the Study Area 

Photos of Study Area taken on September 6, 2019 

Lot 15 

 

  

View of lot from Sicklerville Road 
 

Remnants of driveway 

View of lot from Sicklerville Road 
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Lot 16  

 

  

View of lot from Four Mile Branch Road View of property looking northwest 

View of vegetation, looking north 
View of fence on southern end of  
property 
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Lot 17 

 

 

 

 

  

Debris on property View from southern end looking north 

View existing home on lot  View of existing driveway 
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Lot 18 

 

 

 

 

 

 

 

 

 

 

 

  

Edge of driveway View of home from Lot 16 

View of vegetation on property Sidewalk along Sicklerville Road 
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Lot 19 

  

Vegetation in central  
portions of lot View of Sicklerville Road frontage 

View of lot from Four Mile Branch Road Garbage and debris on property 
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Vegetation along Four Mile Branch 
Road  Sidewalk along Sicklerville Road 

Frontage along Sicklerville Road Grass and vegetation along Four Mile 
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Remnants of parking area and driveway 

Lot 20 

 

 

 

 

 

 

 

 

 

 

 

  Remnants of driveway 

View of lot looking north View of lot looking south 
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Appendix D – Historical Aerial Imagery and Street View Images 

 

View of Lot 15, October 2008 showing remnants of demolished structure, from Google Maps.  

 

 

View of Lot 20 from October 2008, showing House of Worship on property. From Google Maps.  
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View of Lot 20 from August 2013, showing that the structure has been removed. From Google Maps.  

 

Google Earth Aerial Imagery, March 1995 
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Google Earth Imagery, December 2002 

 

Google Earth Imagery, August 2006 
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Google Earth Imagery, August 2008 

 

 

Google Earth Imagery, October 2011 
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Google Earth Imagery, May 2016 

  



Area in Need of Redevelopment Study – Block 3003, Lots 15-20 

Winslow Township 

Appendix E – Property Code Violation Records  
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Appendix F – Resolutions of Approval for Subdivision and Site Plan 
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