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INTRODUCTION

The EPEC Redevelopment Plan (this “Plan”) presanisique opportunity for the Township of
Woodbridge to redevelop a large tract of contaneitidénd in the Keasbey section of the
Township. This Plan is part of an overall strategyevitalize the region extending south from
Industrial Highway near Mac Lane into Edison Towpskast to the Raritan River, and west to
Raritan Center in Edison Township. The area ispresed of active industrial sites,
brownfields, and wetlands. An extensive highwayweek including the Garden State Parkway
and Route 9, which are major north-south corridans, Route 440, and Industrial Highway,
which are major east-west roads, provide accegetarea. The primary purpose of this
redevelopment effort is to comprehensively replandrea to enhance current industrial
properties; remediate brownfields; encourage resognewable energy generation; protect
environmentally sensitive wetlands; provide publicess to the Raritan waterfront for public

use and a variety of passive recreational/educatimpportunities.

In response to the physical and economic condiiiotise Keasbey area, pursuant to a
Resolution dated October 7, 2008, the WoodbridgeriBhip Council requested in October 2008
that the Woodbridge Township Planning Board evalgattain properties in the Keasbey
section of Woodbridge Township designated as B&#;K ots 2 and 3; Block 83, Lot 1; Block
93, Lot 100; Block 95, Lot 10.02; Block 99, Lot Xnhd including the roadways intersecting and
surrounding those parcels (the “EPEC Study Areas)a result, the formal redevelopment
process was initiated. The Planning Board adoptedaution dated November 24, 2008
recommending that the EPEC Study area be desighgtéte Council as an area in need of
redevelopment as defined in the Local RedevelopmetitHousing Law, N.J.S.A. 40A:12A-1,

et seq. The Woodbridge Township Council then adoptedsaltgion dated December 16, 2008
designating that the EPEC Study Area is in neaeéadvelopment pursuant to the LRHL (the
Study Area is hereafter referred to as the “Redgpraént Area”). The Redevelopment Area is
depicted on Figures 1 and 2. The overall redgretmt strategy includes parcels within
Woodbridge Township located in the Keasbey-PortdRep1996 Redevelopment Area.
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STATUTORY REQUIREMENTS

According to the Local Redevelopment and Housing 08.J.S.A. 40A:12A-1, et seq.), the
Redevelopment Plan shall include an outline forla@ning, development, redevelopment or

rehabilitation of the project area sufficient tdlicate:

1. Its relationship to definitive local objectivas to appropriate land uses, density of population
and improved traffic and public transportation, fpubtilities, recreational and community

facilities and other public improvements;

2. Proposed land uses and building requiremerttseiproject area;

3. Adequate provision for the temporary and permareocation as necessary of residents in
the project area including an estimate of the exttewhich decent, safe and sanitary dwelling
units affordable to displaced residents will beilade to them in the existing local housing

market;

4. An identification of any property within the Raelopment Area proposed to be acquired in

accordance with the Redevelopment Plan;

5. Any significant relationship of the Redevelopmfan to:
» The Master Plans of contiguous municipalities;
* The Master Plan of the County in which the munikipas located; and
» The State Development and Redevelopment Plan atipptsuant to the “State Planning
Act” PL 1985, C398 (C52:18A-196 et al.).
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PLAN PRINCIPLES

The Township of Woodbridge has an unprecedentedrtypty to create vital land use
opportunities providing for the following:
* Remediation of long contaminated, environmentadigstrained properties;
* Enhance and recreate sensitive wetlands;
» Provide long-awaited public access to the RaritaseiRwhile creating additional
recreation and educational opportunities;
* Provide a 500 acre preservation/conservation arelading a portion of the area covered
by this Redevelopment Plan;
» Creation of a new power generating resource;
» Forge a partnership between municipalities progdialutions to energy demands for the
larger Middlesex region, and the State as a whole.

The overall redevelopment strategy provides keyipubcreational waterfront access and
protection and restoration of the ecological hdldtang the Raritan River and surrounding area.
The total area of all property in this plan areapproximately 177 acres, the majority of which
will be preserved land. It is envisioned that éheill be upgrades to the entire surrounding
infrastructure in multiple ways. The current indigtuses will continue to be utilized while
contaminated brownfields will be remediated to effopportunities for passive recreation and
environmental educational facilities. Upgrading #xisting road infrastructure and utilizing
existing railways are included in this plan. Thell plan features three major public access
projects, the “Raritan River Walk” along the watertt, a circular pedestrian path through
environmental preservation areas, and an areac¢ceb#ed as a nature preserve, providing

activities, including canoeing and kayaking.

Specific to this Plan, the former EPEC-Polymers piesents a unique opportunity to locate and
develop a natural gas powered generation facilitye site is advantageously located in close
proximity to infrastructure useful to a power geaten facility. Large natural gas pipelines are
located within the immediate proximity to the skePSE&G substation is located in the
Borough of Metuchen, approximately 3.5 miles nogbktof the site. A JCP&L Raritan River
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substation is located approximately four mileshi® southwest. A Middlesex County Utilities
Authority Waste Water Treatment Plant is approxahal.5 miles across the Raritan River in
the Borough of Sayreville. Additionally the sitelarge enough in acreage and surrounded
entirely by industrial uses, with the nearest erelaf residential uses sited at least a half mile

away.

PLANNING CONTEXT

EPEC - Redevelopment Area and L ocation

The Township of Woodbridge is 24.2 square milesize and is located in northeastern
Middlesex County. The Township of Woodbridge isdeed by Clark Township, the City of
Rahway, the City of Linden, and the Borough of €aat to the north; the Arthur Kill and the

city of Perth Amboy to the east; the Raritan Ritethe south; and Edison Township to the west.
The Township of Edison is 30.6 square miles in.dt&zBson is bordered on the north by Scotch
Plains Township and Clark Township, on the wesPlsgataway Township and the Borough of
South Plainfield, on the southwest by the BorougHighland Park, on the south by the Raritan
River, and exclusively on the east by Woodbridgeiighip. The Borough of Metuchen is
located in the center.

The Redevelopment Area consists of a total of@)parcels in the Keasbey section of
Woodbridge Township. The majority of the propastyrivately owned with some publicly
owned parcels. The Redevelopment Area is apprdgigné77 acres and consists of parcels
within blocks 62, 83, 93, 95, and 99 on the Woadipi Township Tax Map and is bound by
Riverside Drive to the north, the Raritan Rivethe south, and industrial properties to the east
and west. The dominant property owner in the &&PEC Polymers Inc. The EPEC Polymers
Inc. property consists of vacant land with a lomgidry of industrial uses predominantly in
chemical manufacturing, and an extensive amounetands, concentrated along the southerly
side of Riverside Drive. Federal Business Cenastral has a major presence in the
surrounding areas of Woodbridge and Edison wittridigtion facilities, most notably FedEx. A
FedEx Ground Facility and a Wakefern distributiemter, owned by Center Realty, are located
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in the Woodbridge surrounding area. Besides thesdacilities the majority of the surrounding

area is comprised of vacant land, consisting ofamelt.

Brownfield Development Area

In October 2009, this section of Keasbey, a lagtign of the Redevelopment Area, was
designated as a Brownfield Development Area (“BDBY)the New Jersey Department of
Environmental Protection. Under New Jersey Lawaavifield is defined as any former or
current commercial or industrial site that is cathgvacant or underutilized and on which there
has been, or there is suspected to have beerghadie or contaminant. Brownfields are often

properties that are abandoned or underutilizedusecaf either real or perceived contamination.

The NJDEP Brownfield Development Area program iopportunity to reuse and remediate
existing brownfields. This program allows commiestto identify brownfield sites for
coordinated remediation and reuse according tararamity-based plan and also provides
opportunities for developers.

The Redevelopment Area was proposed to the NJDIBP tiesignated as a BDA in order to
redevelop industrial properties where environmetdatamination has stalled redevelopment
and expansion. These areas have been utilizeddostrial properties for a number of years and
much of their environmental values have been ld$ie redevelopment of these brownfields

may be the only realistic option for revitalizatioBDA designation provides access to enhanced

funding dollars and provides a single NJDEP caseager for the entire designated area.

The NJDEP’s Brownfield Development Areas prograloved communities to designate clusters
of Brownfield sites for the coordinated remediatéord redevelopment. Municipalities that have
been designated are eligible for grants up to $somieach year from the NJDEP’s Hazardous

Discharge Site Remediation Fund for investigatiod eemediation.

Communities bring together various stakeholdeideteelop applications for designation. These
stakeholders include owners of contaminated pragsemotentially responsible parties,

developers, community groups, technical expertd,rasidents. Municipal adoption of a formal
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Figure 1: Area Map
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Figure 2: Aerial Map
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History and Growth of the Area

The Keasbey area within the Township of Woodbridige the adjacent area of Edison
Township were the locations for industrial usefaadack as the late 1800’s. The soil in the area
was conducive for the mining and manufacturingrafks. As industrial uses sprung up along
the Raritan River, railroad lines were extendesgevice them. The pattern of industrial
development during this time reflected the useadfto transport manufactured goods. The
platting of industrial properties was created idesrto facilitate and take advantage of the
location of railroad siding and many properties@itincluded railroad right-of-ways or were
bounded by them. As the use of motorized transpontaxpanded during the 20th century, the
use of rail to transport goods diminished. The trmietion of a number of roads in the area,
including the construction of Route 440 and Ro@é, Route 9, and Industrial Highway further
facilitated the use of motorized transport ovel Bubsequently, the uses of rail rights-of-way
have been largely unused or abandoned, while ttterpaf industrial development from that
time period has been largely retained. This hadtezsin a parcel configuration that reflects the
historic pattern of development and its relianceah The area was used by the U.S. Military
during World War 1l (WWII) to manufacture ammuniti@nd mustard gas, which was
transferred to ships at the dock on site. Thikditl exists, but is no longer in use. Following
WWII, the EPEC Polymers site was used for chemmzahufacturing with an extensive amount

of wetlands concentrated along the southerly sid@iverside Drive.

MASTER PLANNING AND ZONING DESIGNATION HISTORY

The Woodbridge Township Master Plan, adopted irB28€cognized that this area has been
historically zoned for heavy industrial uses, andurrently designated as a redevelopment area.

The previous Master Plan in 1990 designated tleia as M-2 Heavy Industrial Zone.

In the overall area, the majority of the WoodbridRggcels planned for redevelopment are
located in the Keasbey Port Reading 1996 Redevedop@one and one parcel is located in the
Keasbey 2 Redevelopment Zone, which was establish2@00. The 2009 Master Plan

recommends the area be designated for redevelopmismiand Use Plan.

=)
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PLAN GOALS

The overall goal of this Redevelopment Plan isddrass the existing conditions that have
negatively impacted the EPEC Redevelopment Areg@ondmprehensively upgrade the Area as
a major industrial area; a wetlands preserve; aipasecreation area providing access to the

Raritan River in accordance with the following:

» To stimulate economic investment in the Area, wifhassive and active recreation
component, providing riverfront public access;

» To promote the effective use of all the Redevelapmieea property;

» To develop new economic generating activities winehefit the Townships;

» To redevelop land occupied by obsolete structundsuses;

» To improve property values within the Area to irase local revenues;

» To remediate brownfields and potentially contanedagites as part of the redevelopment
process;

* To maximize the leveraging of public and privatads to accomplish comprehensive
redevelopment of the Area;

» To preserve open spaces for public use and regreati

* To preserve wetlands;

* To exclude residential uses from Industrial Areas;

* To enhance wetland habitats;

* To provide rare opportunities to access those wettabitats and provide long-awaited
access to the Raritan River;

* To take advantage of an unique opportunity to joes® heavy industrial uses with

preservation and enhancement of environmentallgithes habitats;
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RELATIONSHIP OF PLAN TO THE WOODBRIDGE TOWNSHIP LAND
DEVELOPMENT REGULATIONS

The Redevelopment Area shall be redeveloped inrdance with the standards detailed in this
Redevelopment Plan. The Redevelopment Plan supgsr¢leel use and bulk provisions of the
Township Land Use and Development Regulations (@nd»0) for the Redevelopment Area
unless specifically referenced. Other Township l&gns affecting developments that are in
conflict are superseded by this Plan; however teg®ngineering standards, performance

standards and definitions shall apply.

In connection with site plan or subdivision apptioas, the Planning Board may grant deviations
from the regulations contained within this Redepatent Plan where by reason of exceptional
narrowness, shallowness or shape of a specifiemeproperty or by reason of exceptional
topographic conditions, pre-existing structureploysical features uniquely affecting a specific
piece of property, or by reason of an extraordirsarg exceptional situation uniquely affecting a
specific piece of property of the structures lalwfelxisting thereon, the strict application of any
provision of, or regulation adopted pursuant tg RRedevelopment Plan would result in peculiar
and exceptional practical difficulties to, or extiepal or undue hardship upon, the developer or
redeveloper of such property. The Planning Boarg atso grant a deviation from the
regulations contained within this RedevelopmenhPéated to a specific piece of property
where the purposes of this Redevelopment Plan wmeilgldvanced by such deviation from the
strict application of the requirements of this Péemal the benefits of granting the deviation would
outweigh any detriments.

The Planning Board may grant exceptions or waifrers design standards from the
requirements for site plan or subdivision appr@asmay be reasonable and within the general
purpose and intent of the provisions for site panew and/or subdivision approval within the
Redevelopment Plan, if the literal enforcementraé or more provisions of the Plan is
impracticable or would exact undue hardship becatipeculiar conditions pertaining to the
land in question.
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No deviations may be granted under the terms sfdéction unless such deviations can be
granted without resulting in substantial detrimenthe public good and will not substantially
impair the intent and purpose of the RedeveloprRént. No deviations may be granted which
will result in permitting a use that is not a petted use within this Redevelopment Plan. Any
deviation from standards of this Redevelopment BHahresults in a “d” variance pursuant to
N.J.S.A. 40:55D-70d shall be addressed as an anmetdmthe Plan rather than via variance
relief through the Township’s Zoning Board of Adjuent. All development must be approved
by the Planning Board and shall be submitted thndhg normal site plan and subdivision
procedures as identified by N.J.S.A. 40:55D, et seq

Final adoption of this Redevelopment Plan by the/fighip Council shall be considered an
amendment to the Township of Woodbridge Land UskRZevelopment Regulations Ordinance
and Zoning Map. Unless otherwise defined in theRlerms used in this Plan shall have the

same meaning as defined in the Township’s LandddseDevelopment Regulations Ordinance.
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EPEC REDEVELOPMENT AREA STANDARDS

It is the intent of this Plan to encourage the vettgoment of the Redevelopment Area by
improving current infrastructure, remediating conitaated brownfields, protecting
environmentally-sensitive land, and providing pabé&creational areas, including waterfront
access to the Raritan River. It is also the inténihe plan to permit the siting of a power

generating facility.

The following standards contain information periiagnto the purpose of the area; the permitted
and accessory uses; bulk standards; and otheictigtecific standards. The evaluation of any
proposal submitted under this Redevelopment Plah Isé in conformance with all District and
Design Standards set forth herein subject to amjatens granted in accordance with terms of

this Redevelopment Plan.

Purpose: The purpose of this Redevelopment Zoteenhance current industrial properties;
remediate brownfields; encourage new developmedltiding a power generation facility;
protect environmentally sensitive land; and propdélic access to the Raritan waterfront for

public use.

Permitted Uses:

» Warehousing, distribution centers, light industrreinufacturing

» Power generating facilities and ancillary infrastrue

» Passive/Active recreation/Riverwalk Areas

* Land preservation

» Environmental Education Centers

» Manufacturing and assembly of light machinery, sashhe following: carburetors and
small machine parts; cash registers; sewing masharel typewriters, calculators and
other office machines

» Fabrication and assembly of metal products, su¢che®llowing: baby carriages,

bicycles and other light vehicles; metal foil, alanm, gold and the like, metal furniture;
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» Fabrication of paper products, such as the follgwirags; books, bookbinding, boxes
and packaging materials; office supplies; and toys

» Fabrication of wood products, such as the followimgats; boxes, cabinets and
woodworking; furniture; and toys

» Fabrication of concrete and plastic products

* Food and associated industries comprising anyefdhowing: bakeries; bottling of
food and beverages; food and cereal mixing andnmgjlfood processing; food sundry
manufacturing and distribution

» Television and radio studios and antennas

» Other permissible industrial uses comprising antheffollowing: brush and broom
manufacturing; electronic products; glass and ghasducts, including soluble glass and
derivative products; jewelry manufacturing, incloglipolishing; laundering and cleaning
establishments; leather goods manufacturing, exaeptg, tanning and finishing of
hides; and sporting goods manufacturing

* Warehouses, wholesale sales, storage and distributi

* Newspaper and publishing plants

» Manufacturing of light or heavy machinery

* Manufacturing of food products

» Manufacturing of spirituous liquors

» Laboratories, including manufacturing, but not id& comprising any of the following:
biological, chemical, dental, pharmaceuticals amtanability, research, and technology

» Petroleum refining, oil storage for wholesale pwgmor accessory to a plant for the
refining of crude oil or the manufacture of petrote products, including pipelines for the
transportation of oil and refined products accessmisuch storage, refining or
manufacturing uses

» Railroad classification, freight or storage yamdslroad shops and all appurtenances
thereto

» Green technology development and green manufagturin

» Chemical manufactures not involving noxious odardanger from fire or explosives

» Concrete central mixing and proportioning plants
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» Electricity production plants

» Manufacturing of metal and metal products, procggsdabrication and assembly
» Solar Panel Field/power generation

» Steam processing and generation

* Municipal facilities

Prohibited Uses:
» Transfer Stations, including any facility whereidabaste is collected, stored, and
transferred to landfills or other treatment or disal facilities

» All other uses not specifically permitted above arehibited

Accessory Uses:

» Offices connected to the principal use; privateagarspace for the storage of vehicles
operated exclusively as part of a permitted uggissifences and hedges, parking and
other customary accessory uses and structures ateotiearly incidental to the
principal structure and use

» Parking for public access; educational; and/oraa&tonal facilities

Bulk Standards:

* Minimum lot area: 10 acrgandnon-contiguous properties that are under common
ownership and designated as a single redevelopmaybe considered as a single lot for
the purposes of meeting the minimum lot size utiebulk standards

* Minimum front yard setback: 50 feet

* Minimum setbacks to property boundaries, other fhamt yard setback: 3@#&

* Maximum building height for principal buildings:5Q feet

» Maximum height for accessory structures, includitagks: 250 feet

* Maximum impervious coverage: 100% for each indraidot and 85% for the entirety
of the Redevelopment Area

* Number of parking spaces: 1 parking space for eagbloyee at one time on the

maximum shift, plus 10% of employee spaces fotatis| not to exceed 20 visitor
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spaces. One additional parking space for each evniah vehicle operated by the
facility shall be provided

Defined, dimensioned parking area for recreatiah @ublic access elements

Additional Sandards for Power Generation Facility:

Facility must use natural gas as the primary resotor power generation
Facility may use treated waste water for coolingrehappropriate
o Consideration should be given to utilization ofygveater technology
Process wastewater cannot be directly dischardedhe Raritan River, except pursuant
to NJDEP permitting requirements
Use of Best Available Control Technology
o0 Dry low-emissions combustors
o0 Selective Catalytic Reduction for NOx control
o Oxidation Catalyst
o Continuous Emissions Monitoring Systems
o All air-permitting requirements of the NJDEP mustrhet and documented to the
Township (as NJDEP is the authority issuing airssmins permits)
Noise Attenuation
o All appropriate fixtures and processes must be émginted to ensure ambient
noise controls (including, but not limited to: vesilencers; low noise fans; etc) in

compliance with State regulations

Additional Sandards for Riverwalk/Recreation Area:

Riverwalk Path: Minimum 10 feet wide shared usegpaent and handicap accessible
where feasible

Path Design: Meandering walkway and ornamentaldeaping encouraged

Path Materials: Natural materials recommended lfriek pavers, gravel, timber
boardwalk, woodchips, crushed stone and any otla¢enmal approved by the NJDEP)
Riverwalk Furniture: Benches and trash receptaatiesgular intervals

Riverbank Clear View: With the exception of treanks, allow for unobstructed views
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Install railings, where necessary, by site desmptedo provide a safe walking
environment

Signage: Public wayfinding signage, environmentédrimation and informational park
map encouraged

Solar power lighting encouraged

DESIGN STANDARDS

These design standards shall be applied with teeand bulk requirements detailed in this

Redevelopment Plan. The design standards are edendeinforce the physical, visual and

spatial characteristics of the Redevelopment Aféa.following standards shall apply:

Access and Circulation:

Driveways: minimum of 15 feet wide. Maximum widthdriveway, exclusive of curb-
to-curb return radii, shall not exceed 40 feet.lOw@turn radius shall be a minimum of 15
feet

Cul-de-sacs: Minimum turn-around radius shall bées

Curb Cuts: The minimum distance between any tweediray-road intersections shall be
75 feet. No driveway shall be located closer thd@ feet to the intersection of the
pavement of the two public roads. Curb cuts shalblated at least 10 feet from abutting
property line. Curb cuts for any two driveways segwthe same property shall be at least
50 feet apart

Driveways and/or travel aisles shall provide unanlited access for vehicles and
personnel in conformance with building code requeats for emergency access,
building maintenance, and garbage collection acaedslearance

Pedestrian circulation must be provided from thekipg lots on an individual lot to all
buildings and all sidewalk areas designated toraocodate pedestrian activity

Internal pedestrian walkways within a parking laishbe distinguished from the driving

surface by use of pavers, brick, integrally colom@dscored concrete
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» Except for roadways providing access to a publadranternal roadways within the

property shall not be closer than 10 feet to ammyperty line except in the front yard,

where internal roadways shall not be closer thafedd

Parking:

* Minimum parking space - perpendicular or angleteé x 18 feet

* Minimum parking space - parallel: 10 feet x 22 feet

* Minimum aisle width: 24 feet wide for two-way perukcular parking, 16 feet wide for

one-way sixty-degree parking, 13 feet wide for aresrforty five-degree parking

* Number of spaces:

o

o

Power Generating Facilities: 1 parking space feheamployee at one time on
the maximum shift, plus 10% of employee spacesifitors, not to exceed 20
visitor spaces. One additional parking space fohemmmercial vehicle operated
by the facility shall be provided

Light Industrial - Manufacturing, Assembly and Rahtion: 1 parking space for
each employee employed at one time on the maxinifity glus 10% of
employee spaces for visitors, not to exceed 2@ovispaces. One additional
parking space for each commercial vehicle operayettie facility shall be
provided

Warehouse and Distribution Facilities: 1.25 parkspgces per 1,000 square feet
of gross floor area, or 2 spaces per 1,000 sqeateof leaseable area
Multi-tenant industrial parks: 1 parking space ped square feet of building.
Office, Office-Research: 4 parking spaces per 1sifitare feet of gross floor
area, not including stairways and common areas

R&D, high-tech industries, flex-space buildingpa@king spaces per 1,000
square feet

Parking areas shall be provided for any recreatiosa

» Off-street parking and loading areas should bedinated with the public street system

serving the Area to reduce conflicts with througdffic, obstruction with pedestrian

circulation, and vehicle thoroughfares

* Dead-end aisles are prohibited

EPEC Redevelopment Plan 17
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If upon credible testimony, it is determined a sfi@ase requires less than the number of
stalls required above, a parking plan showing #uglisite number of stalls must be
provided, however, the number of spaces instalidl be in accordance with the user’s
requirements. All remaining space shall be appatply landscaped. Stormwater

management shall be sized for parking buildout

Loading and Unloading:

Minimum size: 14 feet in width x 55 feet in lengtith 15 feet minimum vertical
clearance

Additional space for maneuvering, depending oratih@ngement of the
loading/unloading facilities, shall be provided

Number of spaces:

Gross Floor Area (square feet) Minimum Spaces Required
4,000 to 25,000 1
25,001 to 50,000 2
50,001 to 75,000 3
75,001 to 100,000 4
Each additional 50,000 1 additional

Location: Loading areas, outside storage, and semasieas shall be located in areas of
low visibility such as at the side or rear (norestrside) of buildings

Screening: All loading areas shall be screened frdjacent public roads and adjacent
residential properties by 6 feet high fence. Sdregmaterials must be the same as, or of
equal quality to, the materials used for the pryrarilding and landscaping

Loading docks, truck parking, outdoor storagejtytiheters, HVYAC equipment, trash
dumpsters, trash compaction, and other servicditurecshall be incorporated into the
overall design of the building and the landscagoghat the visual and acoustic impacts
of these functions are fully contained and outiefwfrom adjacent properties and public
streets. All service areas must be screened wathnmination of low walls, decorative

fencing and/or landscaping
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Buffering and Screening:

A minimum 10-foot landscaped buffer shall be regdialong all public rights-of-way
and adjacent to residential uses. No parking ermat roadways shall be permitted in the
buffer

A minimum of 10% of all parking areas shall be lscaped

Any industrial development that abuts any existiegjdential development or abuts any
parcel planned or zoned for housing developmerit saacreened from view from the
housing site using a combination of fencing, plaggiand/or berming

Any outdoor storage or display of goods, matedad/or equipment shall be screened
from view from any public right-of-way and residehtuses to the satisfaction of the
Planning Board using a combination of fencing, temous and deciduous plantings
and/or berming

The trash collection facility area shall at leastemclosed by an opaque block wall or

solid wood fence at least six feet in height amaiseaped on all street frontages

Sorage of Materials:

The height of baled, paletted, or otherwise codstdid materials stored outdoors shall be
limited to 15 feet

All other exterior storage of materials shall besinrdy weather and rustproof containers
which are covered, secured, and maintained in goadition

Storage for flammable materials shall be in nonffaahble containers

Storage for the recycling of oil shall be in contais approved by the Township Health
Department

Containers provided for after-hours donation sbalket back at least 50 feet from any
property zoned or occupied for residential use,sdrall be constructed of sturdy and
durable containers that have sufficient capacitgdomommodate materials collected, and
be secured from unauthorized entry or removal deneds. This area shall be

illuminated to ensure safe operation if the corgria accessible between dusk and dawn
Storage shall not be visible above the height efréguired solid masonry walls or solid

wood fence, or located within an enclosed structure
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Sgnage:

A sign clearly identifying all recycling and soldaste collection and loading areas and
the materials accepted therein shall be posted@uljao all points of direct access to the
recycling areas

The facility and/or containers shall be clearly kel to identify the type of material to
be deposited, operating instructions and hourstlamdentity and phone number of the
facility operator to call if the machine is inopeva, and shall display a notice stating
that no material shall be left outside the recyrkmclosure of containers

There shall be consistent sign design throughgatracular project. The design elements
include style of lettering, construction matergke and illumination

No sign shall extend or project above the highkestation of the wall to which it is
attached or above the lowest part of the rooflingne building, whichever is less
Way-finding signage to direct visitors toward pakiareas and activity centers is
encouraged

Wall sign — One wall sign is permitted per tendatt tshall not exceed 5 percent of the
primary building fagade or 200 square feet, whighes less

Directory sign — One free-standing sign is perrdifter a multi-tenant development, not
to exceed 6 feet in height and 30 square feetzm si

A comprehensive signage plan shall be submitteédoh site which clearly indicates the
location, dimension, area, color and materialdlaasting and proposed permanent
signs and provides a detail of each proposed sign

Free-standing sings — Two free-standing sings emnitted for a single occupant project,

each of which shall not exceed 50 square feet

Lighting:

Uniformly-spaced street lights should be provide@tighout the development along all
internal streets, driveways, parking lots, and ing@dnd service areas

Lighting shall be shielded to prevent glare on eelje properties

Site lighting shall be provided at the minimum leteeaccommodate safe pedestrian and
vehicular movements, without causing any off-sltrey

Parking lot lights shall not exceed 20 feet in heig

=)
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Landscaping:

» Landscaping should extend into the surface par&iegs

» All setback areas fronting public roadways showddlbfined by a combination of low
walls, decorative fencing and/or landscaping. Emelscape area within should contain a
variety of flowering trees, shrubs, perennials,.ais, and bulbs to complement the
architecture and provide seasonal interest

* Landscape areas may also contain decorative lghdimd signage, which should be
designed to complement the overall buffer design

» Landscape design should be integrated into oveitaldesign and plans should include a

watering and maintenance schedule for each area

Ste Design:

* With the exception of those accessory structurdsiddings associated with power
generating facilities, no accessory structuresuddimgs shall be permitted in the front,
side or rear yards

» Building types that are least industrial in appaaesand function (such as offices, R&D,
and flex-spaces) shall be located on the mostleigiart of the property, close to major
roads

» Secondary entrances, where practical, should badad to avoid conflicts between
visitor and employee traffic

* Intersections of major roads with internal stresttsuld be controlled by stop signs
and/or traffic signals, subject to County and NJDg&&fmitting requirements and
approvals

» On-street parking should be eliminated along misj@rnal roadways (especially those
shared by trucks and cars)

» All buildings are encouraged to be LEED-qualifiadl®ngs
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Additional Standards:

» The facility shall be maintained in a clean andtsay manner free of litter and any other
trash or rubbish, shall be cleaned of loose deliria regular basis, including mobile
facilities. The site shall be maintained in a rexdae manner to deter rodents and other
disease vectors

» During facility operation, dust, fumes, odor, smo&evibration, above ambient levels,
shall not be detectable on adjoining parcels

* Noise levels shall conform to The New Jersey Depant of Environmental Protection
(NJDEP) noise regulations pertaining to statior@mmercial and industrial sources,
pursuant to the Noise Control Act of 1971, N.J.SA&.1G-1 et seq.

» All properties must comply with the Woodbridge Tahip Property Maintenance Code
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Figure 3: Conceptual Public Access Plan
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PROPERTY TO BE ACQUIRED

This Redevelopment Plan authorizes the Townshgxéocise its condemnation powers on all
properties in the Redevelopment Area, to acquiopgmty or to eliminate any restrictive
covenants, easements or similar property inter@sicsh may undermine the implementation of
the Plan. The Township plans, however, to assestidsignated redevelopers in working with
affected property owners and businesses to proptMate redevelopment, where appropriate,
of the parcels within the Redevelopment Area.

AFFORDABLE HOUSING

There are no housing units affordable to low andenate income households with the EPEC
Redevelopment Area. Thus, there is no obligatioprovide any comparable, affordable
housing units to replace existing affordable hogsinits that are identified as to be removed as
a result of implementation of the redevelopmenhpla

RELOCATION PLAN

There are no tenants or occupants within the Rédewent Area, therefore, the Redevelopment

Plan will not cause the need for any relocation.
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PLAN RELATIONSHIPWITH OTHER PLANS

Relationship to the Woodbridge Township Master Plan

The Township of Woodbridge’s last comprehensive tetaBlan was prepared in February 2009.
A Green Buildings and Environmental Sustainabifitgn Element was completed in August

2009. The Master Plan recommended this area beeatkbto redevelopment.

The Master Plan adopted the following goals thatratevant to this Plan:

* To control industrial development by limiting indual development to land suitable for
industrial use, including sites with flat topogrgpgood drainage and access to arterial
and primary roadways

* To control industrial development by permittingaage of industrial lot sizes and uses
within industrial districts

» To exclude residential uses from industrial areas

» To control existing chemical storage facilitiesecking and monitoring regularly for
impacts on air and water quality

* To provide a network of recreation areas, bothipubid private, and permanently
preserved open space

* To provide a full range of recreational facilitiémth active and passive, to meet the
needs of age groups

* To utilize the Environmental Resources Inventorpreserve environmentally sensitive

areas within the Township, including wetlands, éigiains, water bodies and areas of
significant vegetation

Relationship to the Edison Township Master Plan

The EPEC Redevelopment Area is located next td@ twenship of Edison. This Redevelopment

Plan has been coordinated with the Township Edisoa regional partnership to revitalize the

=)
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Raritan River waterfront and is not anticipatethé&we any adverse impact on the Township of
Edison.

The Edison Township Master Plan recommends theaaiaaent to the EPEC Redevelopment
Area as a “Raritan River Revitalization District'The Master Plan notes the Raritan River
waterfront has the potential to become a seapanpdsed of commuter ferry service, a
boardwalk, marina, science center, restaurantsrtamtment, limited residential, as well as

significant acres of active and passive open réiomrea

The following goals and objectives of the Edisowhship Master Plan are relevant:

» Consistent with recommendations in the State Dg@wmént and Redevelopment Plan for
Metropolitan Planning Areas, capitalize on oppoittes for redevelopment

» Create a Seaport Village along the Raritan Rivetfbmlancing economic development
and environmental preservation

* In accordance with State Plan policies and proegjwncourage future development to
occur at appropriate locations and intensity iroadance with transportation and
environmental capacities and anti-sprawl activities

» Continue to work towards the preservation of appnaxely 2000 acres of open space in
Edison

» Limit the permitted disturbance of natural featuiasluding tree clearance and the vistas
along the waterfront

Master Plans of Other Adjacent Municipalities

The EPEC Redevelopment Area is also adjacent tBdineugh of Sayreville, although the lands
between the Township of Woodbridge and Sayrevibephysically separated by the Raritan
River. The Sayreville Master Plan was adopted®8land recommends industrial uses along

the Main Street Corridor in the borough, which éarest to the EPEC Redevelopment Area.

=)
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The EPEC Redevelopment Plan is consistent withetbigective Master Plans of both

municipalities.

Middlesex County Growth Management Strategy (GM S)

Between 1990 and 1995, Middlesex County prepatbdeg-phase Growth Management

Plan to address infrastructure need, regional desygtem and growth management strategies.
The County was subdivided into four regions. Wodattie Township is located in the northeast
region, along with the municipalities of Edison Treship, the Borough of Metuchen, the
Borough of Carteret, the Township of Perth Ambayd ¢he Borough of Highland Park.

Phase | of this Strategy found that large publipr&ate investments would be required towards
maintaining a significant level of service for grojed growth in the County. The report
estimates that the highest infrastructure cosiadatie County are for maintaining and
improving existing sewerage systems, parks, andstoehe report determined that this
investment could be significantly reduced for ttisystems (water & sewer) if growth occurred

in areas where utilities are already in place.

The next phase in the County’'s Growth Managemeat&}y was a Phase Il Report which
focused on alternative approaches to managing lagitosath in Middlesex County. In order to
analyze the approaches, five specific case stuekes conducted in the report. None of these

five areas are located in Woodbridge Township.

The last phase of Middlesex County’s Growth Managenstrategy was the Phase IIl Report,
which examined four additional case study areasgthy analyzing nearly all of the potential
growth areas in the County. In this Phase, additigchniques by which the County may assist
and further coordinate with municipalities in plamnand development review were also
identified. The Township of Woodbridge was includedhree study areas. The Metropark Case
Study Area includes portions of Iselin, Menlo Pagkrace, Fords, and Woodbridge Proper. The
Raritan Center Case Study Area includes portioréealsbey and Fords. The Arthur Kill/Raritan
Bay Case Study Area includes portions of Keasbeyds; Hopelawn, Woodbridge Proper,

Sewaren, and Port Reading.
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The Arthur Kill/Raritan Bay Case Study in Phaseéhprovides three primary

recommendations:

The Arthur Kill shoreline would benefit from thedevelopment of underutilized and
abandoned heavy industrial sites as businesséseméal and recreation sites.
Redevelopment planning also needs to address enwinatal concerns regarding past
contamination of land, water and air quality aldhg shoreline

Improved road access is needed between redevelbpdeselopment parcels and major
highways in order to avoid burdening local roadslevproviding accessibility. This
recommendation includes the proposed signalizagioject on Route 35 and improved
connections between Route 9, Route 35 and the G&td¢e Parkway

Because several areas along the Raritan estuaiyafiRBay, and Arthur Kill are subject
to tidal flooding, a shore protection master plaawdd be extended for this area. Where
relevant, this Redevelopment Plan is substanttahsistent with the recommendations

discussed in the Middlesex County Growth ManagerSamtegy

New Jersey State Development & Redevelopment Plan:

The EPEC Redevelopment Area Plan is consistentywantt effectuate, the plans and policies
of the New Jersey State Development and Redevelupfian (SDRP), adopted in 2001. The

SDRP is a unique document that guides State-leaxedldpment and redevelopment policy as

well as local and regional planning efforts. ThigrPis consistent with the following statewide
goals in the SDRP.

Revitalize the State’s cities and towns

Promote beneficial economic growth, developmentraneéwal for all residents of New
Jersey

Protect the environment, prevent and clean up potiu

Provide adequate public facilities and services i@asonable cost

Preserve and enhance areas with historic, cultszahic, open space, and recreational
value

Ensure sound and integrated planning and implerhentstatewide
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The SDRP includes statewide policies which areddiinto 19 substantive areas. The policies
are designed to improve both the planning and dloedination of public policy among all levels
of government. Policy Category #6, “Urban Reviation” includes Policy #20,

“Environmental Cleanup,” which states: “Maintaimdamprove local and regional cooperative
planning efforts that reinforce state, local, angaie brownfield and other environmental
cleanup initiatives, giving first priority to sitélsat present a threat to the public health.” This
plan is consistent with Policy #20 in that browidgewill be cleaned up. Policy Category #14,
“Waste Management, Recycling and Brownfields” applies to this plan. The following
policies of Policy Category #14 are being effeadahrough this plan: Policy #9

“Redevelopment of Brownfield Sites” and Policy #Btownfields Reuse.”

This plan requires the preservation of wetlandsemdronmentally sensitive land; in doing so,
this plan furthers policies in Policy Category #M\/ater Resources.” Specifically, this plan
effectuates Policy #7, “Wetlands,” which statesigtect and enhance wetlands as a means of
protecting and improving water quality, controllifigods and ensuring habitat diversity through
watershed planning, local and regional land-usemiey, incentives, education and regulation”
and Policy #28 “Flood Plain Development and Redgwalent,” which states, “Protect and
enhance wetlands and avoid development and regewveltt in designated flood plains.” All of
the land being preserved in this plan is privatiyned, as such, this plan also is consistent with
Policy Category #12, “Open Lands and Natural Systéspecifically Policy #9, “Retention of
Recreational and Open Space Land in Private Owipgttsthich states, “Promote and
encourage the protection and enhancement of piyvatened tracts of open space, wetlands or
forest lands, as well as privately owned recredtailities such as golf courses and ski resorts,
as appropriate, through technical assistance, eagguurchases, density transfers and deed
restriction programs at the state level.”

The SDRP also includes a State Plan Policy Mapchvilivides the state into regions, known as
Planning Areas, and includes specific goals foheaea. The Policy Map also identifies
“Centers,” locations into which development is eodirected, and “Environs,” areas to be

protected from future growth. The Township of Wondge falls in the ‘Metropolitan Planning
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Area’ (PAl). The State Plan recognizes that all mamities in this planning area are essentially

fully developed; hence much of the change in lasgswvill occur as redevelopment.

The State Plan’s planning objectives for the ‘Mptitdtan Planning Area’ includes:
* Providing for much of the state’s future redevelepi
* Revitalizing cities and towns;
* Redesigning areas of sprawl; and

» Protecting the character of existing stable comtresi

The State Planning Act requires the State Plan@mmmission to adopt a State Development &
Redevelopment Plan at least every three yearsof k& writing of this Plan, a new State Plan is
being developed, called “The State Strategic Rmw Jersey’s State Development and

Redevelopment Plan. As of April 2012, public comtsemere being accepted for the draft plan.

New Jersey Energy Master Plan

The development of a power plant in the EPEC Rddpwugent Area is in compliance with the
2011 New Jersey Energy Master Plan. Accordingéd2011 Energy Master Plan, New Jersey
should manage energy in a manner that saves msiiaylates the economy, protects the
environment, mitigates long-term cumulative impaatd is consistent with the goals of the
proposed State Strategic Plan. The 2011 New Jé&nsesgy Master Plan specifically mentions
this site as potentially one of three in-state Ciorath Cycle Generators, which would provide
energy cost savings for New Jersey residents andda reliability, economic development and

employment benefits during construction and opegapieriods.

As technology has evolved with inventions suckthasmicrowave, personal computer, plasma
and LCD televisions, the demand for energy hasas®d dramatically. This demand has
challenged our power plants to supply more powdére increase in demand is expected to
continue at a rate of 1.38% per year through 20Rte higher the peak demand rises, the more
infrastructure is needed to provide the capacityatisfy that peak, and the greater the cost to

New Jersey electricity customers.
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Projected Electricity Growth in New Jersey
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While energy demands increase, electric generatipacity in New Jersey only increased at an
average annual rate of 0.71 percent between 2002@08. Furthermore, according to the U.S.
Energy Information Agency, less than 40 percei@iv Jersey’s generation capacity is 20 years
old or less, while over half is 30 years old oresldAs existing power plants age, more are likely
to retire, leading to an even greater challenggaviding enough capacity to satisfy peak
demand. The development of a power-generatingitfawiill increase the state’s electric

generation capacity.

As a proposed combined-cycle generation naturabgasing power plant, the proposed power
plant will be consistent with the Energy MasterrPasustainable strategy for the state. New
Jersey’s electric generation power plants havegdover time from coal burning plants to
increasingly natural gas fueled plants. One reésotiis change is that natural gas based
electric generation units emit fewer greenhouseegaissions than coal fired plants. As a
combined-cycle generation power plant, the prop@ssder plant will be more energy-efficient
than other fossil fuel fired plants. Combined eyplants approach 60% efficiency, while other
forms of fossil fuel fired plants have efficienciesging at less than 40%. Natural gas fired
plants also have the ability to power up and padesvn much quicker than coal or nuclear

counterparts, are better suited to meet the Stdie‘sal and peak energy demand.
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IMPLEMENTATION OF THE REDEVELOPMENT PLAN

Redevelopment Entity
The Woodbridge Township Redevelopment Agency will/e as the Redevelopment Entity.

Phasing
* Projects may be developed in phases
* The phasing may include phased start and compldates among the various land use
components, as well as internal phasing scheduteswsections, subject to specific

provisions in a Redevelopment Agreement

Selection of a Designated Developer ()
Potential redevelopers will be required to submithe Redevelopment Agency for review and
approval prior to the designation of a redevelagea( a minimum:

» Financial responsibility and capability

» Estimated development cost

» Estimated time schedule

» Conceptual site plans including elevations

» Fiscal impact analysis

Appointment of a Designated Developer

The Redevelopment Entity may select one or morevwadpers to participate in the
implementation of the Redevelopment Plan.

As part of the process to be designated a redeseltpe Redevelopment Entity will negotiate a
formal Redevelopment Agreement.

Designation of a Redeveloper(s) by the Redevelopetity shall be subject to the execution
of an appropriate Redevelopment Agreement.
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CONDITIONS IN REDEVELOPMENT AGREEMENT(S)

Each Redevelopment Agreement will be contingentiipe following conditions, restrictions,
and/or requirements.

1.

Each Redevelopment Agreement will incorporate #réiqent aspects of the selected
redeveloper’s proposal and will address finana@siderations, planning, phasing,
development and such other issues as deemed ajapecnd/or as required according to
state law in order to implement the Redevelopméant.P

A designated redeveloper will be obligated to catgbn-site improvements as
approved, together with any specified off-site immments, as may be required in
accordance with the Redevelopment Plan and theVekxgement Agreement.

Any necessary deed of conveyance shall includsteagton that the designated
redeveloper and his successors or assigns shaltedend to the use(s) specified in the
Redevelopment Plan and shall not devote such taadyt other uses.

Except as previously provided in a Redevelopmenefment, no designated
redeveloper will be permitted to dispose of properitil all required improvements are
completed, unless the prior written consent ofRledevelopment Entity has been
obtained.

Except as previously provided in a RedevelopmentAgent, the consent of the
Township of Woodbridge and Redevelopment Entityldiearequired prior to the
disposition of all or any of the designated redepel’s interest in the Redevelopment
Area.

No covenant, agreement, lease, conveyance, or ioteument shall be effective or
executed by the Township of Woodbridge and the Reldpment Entity or by the
purchasers or lessees from them, or by any suasassoterest of such purchasers or
lessees, by which land in the Redevelopment Areastsicted as to sale, lease, or
occupancy upon the basis of race, color, creedjoal ancestry, national origin,

sex, or marital status.

The Redeveloper(s) shall pay to the RedevelopmetittyEan application fee for
consideration of redeveloper as a designated rémfereand will fund an escrow for the
Agency’s costs in implementing redevelopment.

The Redevelopment Entity and the Township of Womldjer reserve the right to
terminate any Redevelopment Agreement with a daséghredeveloper subject to the
terms and conditions of the Redevelopment Agreement
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DEVELOPMENT REVIEW

An application for preliminary and/or final sitegpl approval for uses authorized in this Plan
may be filed by: (i) a redeveloper designated leyRledevelopment Entity; or (ii) an assignee of
the redeveloper as approved by the Redevelopmeity.Eim addition to any requirements of
the Redevelopment Entity, preliminary and/or fisé plans and/or subdivisions, with details
sufficient to comply with the Municipal Land Usewand Local Ordinance, shall be submitted
for Planning Board review and approval for eachettggment parcel, pursuant to N.J.S.A.
40:55D-1 et seq.

DURATION OF REDEVELOPMENT PLAN
The Redevelopment Plan will remain in effect fory@@rs.
AMENDING THE REDEVELOPMENT PLAN

This Redevelopment Plan may be amended from tintientdin compliance with the
requirements of law, and subject to the terms gfRedevelopment Agreement.
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