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I. Introduction 
 
The properties within the Redevelopment Area of the Township of Elk were designated by 
Township Committee as a Non-Condemnation Area in Need of Redevelopment in accordance 
with Resolution 82-2016 on June 2, 2016. The Preliminary Redevelopment Needs Investigation 
Report, dated May 2016, as well as the findings of fact in Resolution 2016-14 provide an overview 
of the Township’s redevelopment planning process.  These include a description of the study 
area, an outline of the redevelopment area and rehabilitation area criteria set forth in New Jersey’s 
Local Redevelopment and Housing Law, a review of the relationship of the study area to the 
Township’s Master Plan and the State Plan. 
 
By utilizing the redevelopment planning tools provided in N.J.S.A. 40A:12A-1 et. seq., the 
Township aims to enhance opportunities for reuse, revitalization, and redevelopment of the 
designated properties and to provide a planning framework that sets a high standard for 
development and is also responsive to ever-changing market conditions.  The Township’s 
Redevelopment Plan supports redevelopment and revitalization that will benefit the Township 
overall.   
 
The properties designated in this report (and as listed in section IIA below) have been designated 
as an Area in Need of Redevelopment.  Following the designation, the next step in the 
redevelopment planning process is for the Township to prepare and adopt this Redevelopment 
Plan to govern redevelopment of the Redevelopment Area.  The Redevelopment Plan will enable 
the Township to support and implement a coordinated and proactive land use plan for the area; 
and will afford Redevelopers the opportunity and ability to market or potentially develop the 
properties in accordance with the Redevelopment Plan.  
 
The Township’s intent in initiating the redevelopment planning effort has been to enable the use 
of additional tools to facilitate and encourage private investment in the designated Redevelopment 
Area; and to allow the Township to use its experience and concerns for the long term well-being 
of the municipality to foster positive change in this underutilized area.   The adopted 
Redevelopment Plan will provide guidance as to the future use and design of the designated 
Redevelopment Area, but will also be flexible enough to accommodate an array of possible 
redevelopment scenarios.  The Redevelopment Plan will provide a framework to guide redesign 
of and investment in the designated area in a manner consistent with the Township’s overall 
vision.     
 
As a result of the scale of the buildout to be accommodated on this large site, the implementation 
of this redevelopment plan is anticipated to be organized into a series of phases, the details of 
which will be stipulated in a redevelopment agreement. It is anticipated that the redeveloper(s) 
will, in turn, engage one or more developer partners to implement this Plan, as some developers 
will specialize in the construction of various housing types or in either residential or mixed use or 
commercial development. 
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Since the area described in section IIA below has been designated as an Area in Need of 
Redevelopment, the Township Committee, as the Redevelopment Entity, is empowered to adopt 
a redevelopment plan to proactively set forth a vision for the Redevelopment Area, facilitate 
change by working with property owners and potential redevelopers, acquire land and buildings, 
and sell publicly owned property within the redevelopment area without public bidding to a chosen 
redeveloper, as set forth in the Local Redevelopment and Housing Law (N.J.S.A. 40A:12A-1 et 
seq) (LRHL).  The Redevelopment Entity’s functions and powers are further described in section 
IIE below. 
 
The Redevelopment Plan is both a regulating document and a tool that the Township will use to 
stimulate revitalization, investment, and redevelopment activities within the designated area.  
Though the Redevelopment Plan standards take the specific site conditions and constraints into 
consideration, and aim to achieve the objectives for the particular Redevelopment Area, the Plan 
also maintains some standards that are generally consistent with the Elk Commercial Zoning,  
and General Requirements for All Districts) within the Township Code so that unifying design 
elements and characteristics will tie the entire area together.  The Redevelopment Plan will be 
adopted by ordinance in accordance with the requirements of the LRHL (N.J.S.A. 40A:12A-7).  
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II. Redevelopment Plan   
 
The Elk Township Committee will serve as the Redevelopment Entity responsible for preparation 
of and the execution of the Redevelopment Plan.  This Redevelopment Plan specifically 
addresses the project area known as “Silvergate” consisting of Block 52, Lot 12.02 QFARM; Block 
53, Lot 1; Block 55, Lots 5 QFARM, and 5.01 - 5.52; Block 55.01, Lots 1 QFARM, and 2 - 7; Block 
55.02, Lots 1 QFARM, and 2 - 51; Block 55.03, Lots 1 QFARM, and 2 - 18; Block 55.04, Lots 1 
QFARM, and 2 - 18; Block 55.05, Lots 1 QFARM, and 2 - 17; Block 56, Lot 4; Block 62, Lots 3.01 
QFARM, 3.02, 3.03; Block 63, LOT 2.01 and 2.02 QFARM; Block 65, Lots 4.02 QFARM and 5 
QFARM; Block 68, Lot 7.02 QFARM; Block 170, Lots 14 QFARM, 14.01 and 18 QFARM; Block 
171, Lots 6 and 9; Block 174, Lot 1 QFARM; and Block 213, Lot 3 and 3 QFARM. The 
Redevelopment Plan includes an outline for the planning, development and redevelopment of the 
project area in accordance with the LHRL (N.J.S.A. 40A:12A-1 et. seq.).  The Township 
Committee, acting as the Redevelopment Entity, acknowledges that refinements to the 
Redevelopment Plan may be necessary from time to time in order to ensure that the Plan is 
responsive to current conditions and that it continues to reflect the Township’s evolving goals and 
objectives.  Alterations to the Redevelopment Plan will be made by ordinance in accordance with 
the requirements of N.J.S.A. 40A:12-7.  Pursuant to New Jersey law, all pre-existing uses, types 
and design of structures, parking and traffic are permitted 
 
A.  Area Description 
 
The study area consists of parcels predominantly located east of Route 55 along Buck Road and 
Aura Road in the Township, as illustrated on Map 1. The redevelopment study area is located 
within the R, MD, M-1 and C-2 zoning districts, as illustrated on Map 2. The majority of the site is 
within the MD district. Portions of the property are vacant and have been for several years. The 
majority is currently being farmed. The surrounding neighborhood can generally be described as 
rural, with some pockets of commercial.  The properties are underutilized because of their 
location, issues in obtaining sewer and water capacity and from years of vacancy. The Silvergate 
Redevelopment Area (now Villages at Still Run) executed a Water and Sanitary Sewer 
Infrastructure Agreement on June 28, 2018 that provides for the completion of infrastructure that 
will enable this redevelopment area to be developed.  A copy of the Agreement is included as 
Appendix B.       
 
The Redevelopment Area has been previously approved as part of the Silvergate Planned Unit 
Development (PUD), for which planning and site acquisition began in the mid-1980s around the 
same time as the construction of Route 55.  The General Development Plan (GDP) for the overall 
Silvergate PUD was ultimately approved by the Elk Township Planning Board on April 18, 1996 
and consisted of seven (7) phases.  All of the properties within the Redevelopment Area were 
part of a prior general development plan (“GDP”) approval which expired on June 17, 2020.  
Applications for preliminary and/or final site plan/subdivision approvals have been filed for all 
seven (7) phases; and preliminary and/or final approvals have been granted for five (5) phases.   
    
 
The following table contains pertinent information about each parcel included in the Villages at 
Still Run Redevelopment Area.  
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Block Lot Property Location Owner Acreage Existing Use Zone

52 12.02 1129 Elk Road Silvergate Associates 9.4 qfarm MD

53 1 Buck Road Silvergate Associates 4.2 Triangular shaped vacant lot C‐2

55 5 Aura Road Silvergate Associates 15.55 qfarm R

5.01 to 

5.52
Aura Road Silvergate Associates woodlands and fields R

55.01 1 Aura Road Silvergate Associates 1.79 qfarm R

2 to 7 Aura Road Silvergate Associates woodlands and fields R

55.02 1 Aura Road Silvergate Associates 12.66 qfarm R

2 to 51 Aura Road Silvergate Associates woodlands and fields R

55.03 1 Aura Road Silvergate Associates 3.93 qfarm R

2 to 18 Aura Road Silvergate Associates woodlands and fields R

55.04 1 Aura Road Silvergate Associates 4.3 qfarm R

2 to 18 Aura Road Silvergate Associates woodlands and fields R

55.05 1 Aura Road Silvergate Associates 4.22 qfarm R

2 to 17 Aura Road Silvergate Associates woodlands and fields R

56 4
500 & 540 Whig 

Lane
Silvergate Associates 159.9 qfarm, woodlands MD

62
3.01, 

3.02
555 Whig Lane Silvergate Associates 45.62 qfarm, wooded MD

62 3.03 Buck Road Township of Elk 19.3 vacant MD

63
2.01, 

2.02
555 Whig Lane Silvergate Associates wooded MD

65 4.02 670 Fairview Road Silvergate Associates 10.3 qfarm MD

5 Buck Road Silvergate Associates 69.39 qfarm MD

68 7.02 985 Whig Lane Silvergate Associates 21.86 qfarm M‐1

170 14 Fairview Road
Silvergate Associates 

Joint Venture
45.75 qfarm MD

14.01 Fairview Road
Silvergate Associates 

Joint Venture
0.166 qfarm MD

18 477 Whig Lane Silvergate Associates 33.92 qfarm MD

171 6 665 Fairview Road Silvergate Associates 1.11 vacant woodland MD

9 621 Fairview Road Silvergate Associates 12.2 vacant woodland MD

174 1 Buck Road Silvergate Associates 47 qfarm C‐2

213 3 Cedar Bridge Road Silvergate Associates 41.97 qfarm, woodlands MD
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B.  Local Goals 
 
The goals set forth below provide the framework for the Redevelopment Plan.  The goals will 
guide implementation of the plan and realization of the vision for revitalization and development 
of these properties. 
 

1. Enable the use of additional tools as permitted by the Local Redevelopment and Housing 
Law to facilitate and encourage private investment in the redevelopment area.  

 
2. Provide guidance as to the future use and design of the designated properties, and 

maintain sufficient flexibility to accommodate an array of possible redevelopment 
scenarios.   
 

3. Highlight opportunities to revitalize the redevelopment area properties with modernization, 
adaptive reuse, or redevelopment, consistent with smart growth principles.   

 
4. Create land use, design, and building requirements specific to the Redevelopment Area 

properties that are compatible with the adjacent land uses and neighborhoods, and that 
provide sufficient development opportunity to encourage investment and redesign.   
 

5. Encourage cooperation among adjacent property owners and public agencies to enable 
coordinated design and connectivity among adjacent properties and within 
neighborhoods.   
 

6. Provide for maximization of private investment through the attraction of qualified 
developers.  
 

Ensure the provision of low and moderate income housing that remains consistent with the 
Township’s Fair Share Settlement Agreement, the adopted Housing Element and Fair Share Plan, 
and Township Affordable Housing and Development Fee Ordinances. 
 
C. Permitted Land Uses in Redevelopment Area 
 
The development and design requirements for the Redevelopment Area are intended to provide 
a framework that permits creative redevelopment and adaptive reuse of existing buildings, while 
also encouraging reconfiguration of site improvements and new construction.  The Elk Township 
Zoning Map has been amended to include the locations of the Redevelopment Area.   All changes 
of use and redevelopment proposals require site plan approval as set forth in section E below. 
 
The development regulations set forth in this Redevelopment Plan shall constitute an overlay 
zoning district within the Redevelopment Area and shall supersede the underlying zoning 
requirements in the event that a redeveloper has been designated and a redevelopment 
agreement has been entered into by the Township for the parcel in question.  In the event that no 
redeveloper has been selected and no redevelopment agreement has been entered into, the 
underlying zoning shall continue to apply and all land use matters pertaining to such parcels shall 
continue to be governed by the underlying zoning. 
 
Potential redevelopers shall approach Township Committee, in its capacity as the Redevelopment 
Entity, to initiate a dialogue about becoming the designated Redeveloper for a particular site.1  In 

                                                 
1 Potential redevelopers include current owners as well as prospective investors and buyers. 
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order to avail themselves of this Redevelopment Plan, any redeveloper must enter into a 
Redevelopment Agreement with the Township. All potential redevelopers are encouraged to work 
with the Township in developing a concept plan that embodies the intent of the Redevelopment 
Plan and conveys the redeveloper’s intentions for the site.  Once a qualified redeveloper is chosen 
and designated, the establishment of a Redevelopment Agreement may streamline the 
redevelopment process, delineate time lines, benchmarks, expectations, roles and 
responsibilities, and may open opportunities to support project feasibility.   
 
All provisions of the Elk Township Code not specifically amended or revised in the Redevelopment 
Plan are incorporated by reference. In the event of conflict between the Township Code and the 
Redevelopment Plan, the Redevelopment Plan Regulations shall prevail. 
 

1. Standards Applicable to development within the Villages at Still Run Redevelopment 
Plan: 

 
a. All development within the Redevelopment Area must connect to the public water 

and sewer systems.   
 

b. All utilities within new developments must be located underground, with the 
exception of accessory utility structures that cannot typically be located 
underground 

c. The total number of residential units within the Villages at Still Run Redevelopment 
Area shall not exceed a total of 1,472 dwelling units.  A minimum of 40% of the 
1,472 dwelling units shall be on single family detached residential lots.  A maximum 
of 30% of the 1,472 dwelling units shall be multi-family housing units, which include 
garden apartments and mid-rise apartments. 
 

d. The total square feet of commercial within the Villages at Still Run Redevelopment 
Area shall not exceed 850,250 sf.  
 

e. Minimum Open Space 
 

As illustrated in the Map 3 – Open Space Exhibit, a large amount of land is 
available to be set aside as open space.  
 
A minimum of 35% of the total land area in the Villages at Still Run Redevelopment 
Area shall be retained as open space and preserved for conservation, passive 
recreation, and active recreation, as defined in Article II, Section 96-5C of the 
Township’s Unified Development Ordinance. Block 62, lot 3.03 is specifically 
included with the open space land area calculation as it was transferred to the 
Township for a future school site.  
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2. The Villages at Still Run Redevelopment Project is an inclusionary development with a 
15% set-aside of the total number of market rate units constructed and shall adhere to the 
very low-income requirements of thirteen percent (13%) of the affordable units 
constructed. These units shall be affordable to low- and moderate-income households and 
shall strictly conform with the rules adopted by the New Jersey Council on Affordable 
Housing (COAH) or its successor, the Uniform Housing Affordability Controls (UHAC), and 
the requirements of Elk Township’s Affordable Housing Ordinances as well as the 
Township’s settlement agreement with the Fair Share Housing Center.  
 

a. The affordable units may be provided within any phase in which residential units 
are permitted, consistent with the permitted uses in each phase and in accordance 
with the required phasing per Township Code.   
 

b. Phasing of the Affordable Units shall in accordance with Township’s Affordable 
Housing Ordinance Chapter 40 Section 5. shall be as follows: 

 
In inclusionary developments, the following schedule for the issuance of certificates of 
occupancy for the required affordable housing units relative to the issuance of 
certificates of occupancy for the permitted market units shall be followed: 

 
Maximum Percentage of Market-Rate  Minimum Percentage of Low- and  
Units Completed (COs Issued)   Moderate-Income Units Completed 

       (COs Issued) 
25        0 
25+1      10 
50      50 
75      75 
90               100 

 
3. The Villages at Still Run Redevelopment Project will comply with Mandatory Development 

Fees for non-residential uses in accordance with Township Code Section 70-4 and the 
Township’s Housing Element and Fair Share Plan amended to February 21, 2018.  
 

4. Multiple buildings are permitted on one parcel of land when they are designed in a 
coordinated manner, under common ownership, and with shared maintenance, access, 
and parking. 
 

5. A variety of centrally located outdoor spaces shall be provided throughout the 
Redevelopment Area.  The outdoor spaces may be natural, passive, and active and 
should respect natural systems and relate to the neighborhoods and buildings they serve.  
The passive recreation spaces should include a variety of landscape plants, hardscape, 
and street furniture.   
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6. Sidewalks are required along all new streets and along main driveways within the sites.   
Sidewalks should be designed to connect to adjacent properties where possible and 
provide a safe and comfortable pedestrian environment.   
 

7. Crosswalks should be installed at key locations and the design of crosswalks should be 
consistent throughout the Redevelopment Area.  
 

8. Each individual residential use shall provide off street parking spaces according to the 
standards set forth in Section 96-54 or per N.J.A.C. 5:21 (New Jersey Residential Site 
Improvement Standards).  
 

9. The following non-residential parking standards supersede applicable sections of the 
Township Code.  
 

a. For retail stores and personal service establishments, 1 parking space shall be 
provided for each 250 square feet of gross floor area. 
 

b. For industrial, warehouse, and distribution facilities, 1 parking space shall be 
provided for each 1,000 square feet of gross floor area or 1 parking space for every 
two employees; whichever is greater.   

 
c. No parking area or driveway shall be located within 25 feet of the Redevelopment 

Area perimeter boundary.   
 

d. All off street parking lots associated with a multi-family or commercial use shall be 
setback a minimum of twenty-five (25) feet from the right-of-way except as 
otherwise specified for particular uses.   

 
e. No parking area or driveway associated with a multi-family or commercial use shall 

be located within 25 feet of an internal property line, except that where a driveway 
provides access to or between two adjacent properties and when a cross access 
easement is in place, there is no required setback from the shared driveway or 
shared parking to the benefitting properties.   This also applies to shared parking 
facilities when a parking easement is in place. 
  

10. Within parking areas and along pedestrian pathways on private property, decorative 
lighting fixtures should be designed to complement the architectural theme and to accent 
attractive site and landscape features. Such light fixtures may include bollard, post top, 
and arm mount styles and should be consistent throughout the redevelopment area.   
 

11. Signs shall be in accordance with Section 96-60 except that each residential development 
may have one monument style site identification sign not to exceed 8 feet in height and 
50 square feet in area on each county road frontage.  The base must be complementary 
to the primary building style and shall be landscaped.   
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12. Trash enclosures or central trash compaction and recycling areas are required for all multi-

family and non-residential development and must comply with the requirements of Chapter 
84 of the Township Code and the requirements below.    
 
a. Trash enclosures or compactors must be sufficiently sized to contain both trash and 

recyclable materials, such that dumpsters are not permitted to sit in the open anywhere 
on the site. 
 

b. Trash enclosures or central trash compaction/recycling areas shall be constructed of 
an opaque fence or wall with an exterior façade to complement the principal building.  
 

c. If required, trash enclosure gates shall be decorative fencing materials to complement 
the buildings with a steel frame and self-locking.  
 

d. Trash enclosures shall be a minimum of six feet in height, or higher as needed to shield 
the dumpsters. Landscaping may also be used in combination with structures to shield 
the trash and recycling area.   
 

e. Trash enclosures for multi-family residential units must include a door or opening for 
pedestrian access in addition to the truck access. 

 
13. Buffering and Landscaping.  

 
a. Clearing of trees and vegetation shall be limited to those areas needed for construction 

of the proposed improvements and reasonable and necessary site grading.  Wooded 
areas intended to remain shall be protected as needed with appropriate temporary 
fencing.   
 

b. All pervious areas that are not utilized by buildings or paved surfaces shall be 
landscaped with lawn, ground cover, shrubbery, trees and other landscape treatment 
to maintain or reestablish a natural area and to lessen the visual and environmental 
impact of structures and paved areas.   

 
c. Buffer and screen areas shall be required along lot lines and street lines with the 

purpose of screening views, providing a natural appearance, and reducing noise 
perception. No structure, activity, storage of materials or parking of vehicles shall be 
permitted in a buffer area.  The design of the buffer shall consider the use of the portion 
of the property being screened, the distance between the use and the adjacent 
property line and use, differences in elevation, the composition, height, and width of 
the buffer, and natural features.  
 

d. Agricultural buffers and buffers between uses shall be in accordance with Elk 
Township Code Sections 96-47 and 96-47.1.  
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e. Off street parking shall be in be in accordance with Elk Township Code Sections 96-
47 and 96-47.1.  

 
14. Electric Vehicle Charging Infrastructure.  Electric vehicle charging stations are specifically 

permitted as accessory uses in Phase I, Phase IV, Phase V and Phase VI and are 
permitted as principal uses in Phase VII.  A redeveloper shall use its best efforts to provide 
at least one (1) public electric vehicle charging station within the Redevelopment Area 
along one of the following roadways: (1) Route 533 (a/k/a Buck Road); (2) Route 610 
(a/k/a Aura Clayton Road); or (3) Route 637 (a/k/a/ Clayton Glassboro Road). 

 

Single Family Detached Residential Lot Standards 
Where single family detached residential dwelling units are permitted within the Redevelopment 
Area, the following standards apply. 

Minimum Lot size 8,450 square feet 
Minimum Lot width at 
building setback 

75 feet 

Minimum Lot Depth 110 feet 
Minimum Front Yard 
Setback  

25 feet 

Minimum Rear Yard 
Setback 

35 feet 

Minimum Side Yard 
Setback 

10 feet each side/25 feet 
aggregate 

Accessory structure setback 
(not permitted in front yard) 

5 feet from rear and side 

Swimming pool setback 10 feet from side and rear 
Maximum Building Height 35 feet 
Maximum Impervious Cover  
per lot 

45% 

 

Attached Twin Single Family Residential Lot Standards 
Where attached twin single family residential dwelling units are permitted within the 
Redevelopment Area, the following standards apply. 

Minimum Lot size 4,950 square feet 
Minimum Lot width at 
building setback 

45 feet 

Minimum Lot Depth 110 feet 
Minimum Front Yard 
Setback  

20 feet 

Minimum Rear Yard Setback 30 feet 
Minimum Side Yard Setback 0 feet one side 

10 feet one side 
Accessory structure setback 5 feet rear and side 
Maximum Building Height 35 feet/3 stories 
Maximum Impervious Cover  
per lot 

70% 

*each unit on fee simple lot 
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Townhouse Single Family Residential Lot Standards 
Where townhouse single family residential lots are permitted within the Redevelopment Area, the 
following standards apply. If townhouse lots are developed with a condominium form of 
ownership, the intent of the standards shall be satisfied by applying width requirements to the 
individual units, by adding the yard areas together to determine required distances between 
buildings, and adding setbacks to buffers to determine setbacks from perimeter property lines. 

Minimum Lot size 2,000 square feet 
Minimum Lot width at 
building setback 

20 feet 
24 feet if 2-car garage 

Minimum Lot Depth 110 feet 
Minimum Front Yard 
Setback  

20 feet with on-lot parking, 10 
feet with no on-lot parking     

Minimum Rear Yard 
Setback 

20 feet 

Minimum Side Yard 
Setback 

0 feet inside lots 
10 feet end units 

Accessory structure 
setback 

5 feet rear and side 

Maximum Building 
Height 

45 feet/ 3 stories 

Maximum Impervious 
Cover  
per lot 

85% 

Maximum number of 
units per building 

8 

 
a. Each attached townhouse or twin unit must have 10 square feet of floor area available for the 

storage of trash and recycling containers within the garage in addition to the area required for 
vehicle storage. 
 

b. Garages shall be prohibited from being converted to living space. 
 

c. If townhouse lots are developed with a condominium form of ownership without private 
garages, storage areas for trash and recycling containers shall be included within each 
townhouse unit. 

 
  



Page 15                      Elk Township Redevelopment Plan 
November 11, 2020     The Villages at Still Run                        

 

Stacked Townhouse Residential Standards2 
Where stacked townhouse residential units are permitted within the Redevelopment Area, the 
following standards apply. 

Minimum Tract Area 5 acres 
Minimum Width per Unit 20 feet 
Maximum building depth per unit 70 feet 
Minimum Front Yard Setback from sidewalk 10 feet 
Minimum Distance between buildings back to 
back or back to front 

65 feet 

Minimum Distance between buildings side to 
back 

40 feet 

Minimum Distance between buildings side to 
side 

20 feet 

Accessory structure setback 25 feet rear and side 
Maximum Building Height 45 feet (3 stories) 
Maximum Impervious Cover entire tract 40% 
Maximum Building Width 160 feet 

 

Garden Apartment Multi-family Residential Standards 
Where garden apartment multi-family residential units are permitted within the Redevelopment 
area, the following standards apply. 

Minimum Lot width at building setback 100 feet 
Minimum Lot Depth 100 feet 

Minimum Front Yard Setback  0-10 feet 
Minimum Rear Yard Setback 20 feet 
Minimum Side Yard Setback 20 feet 
Minimum Distance between buildings 50 feet 
Accessory structure setback 25 feet 
Maximum Building Height 45 feet (3 stories) 
Maximum Impervious Cover  65% 
Minimum Storage Area in addition to 
typical closets 

90 cubic feet 

Maximum number of units per building 36 units 
 

  

                                                 
2 See Appendix A Definitions 
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Mid-rise Apartments/Mixed Use Commercial Standards 
Where mid-rise apartment dwelling units / mixed use commercial are permitted within the 
Redevelopment area, the following standards apply. 

Minimum Lot size 20,000 SF 
Minimum Lot width at building setback 100 feet 
Minimum Lot Depth 150 feet 

Minimum Front Yard Setback  0-30 feet 
Minimum Rear Yard Setback 50 feet 
Minimum Side Yard Setback 0-10 feet 
Minimum Distance between buildings 50 feet 
Accessory structure setback 25 feet 
Maximum Building Height 65 feet (5 stories) 
Maximum Impervious Cover  85% 
Minimum Storage Area in addition to 
typical closets 

90 cubic feet 

  
 

a. Commercial uses, parking, or amenities space may be provided on the first floor of a mid-rise 
apartment building. 
 

b. Mid-rise mixed-use buildings must be oriented toward one another or toward the public realm 
(such as toward a walkable street with pedestrian amenities, or a common green or park area) 
in order to encourage synergy between the buildings, to create spaces that are not dominated 
by parking lots, to encourage social and commercial interaction, and to create a sense of 
place. If a building is oriented toward a parking lot, the sidewalk area in front of the building 
must be a minimum of 12 feet wide and must include planters, decorative lighting, and street 
furniture.   
 

c. Buildings must be designed to avoid long, monotonous, uninterrupted walls or roof planes. 
Building wall offsets, including projections and recesses shall be used in order to add 
architectural interest and variety, and to relieve the visual effect of a simple long wall.  
 

d. Where parking is proposed on the first floor of a building, a wall a minimum of 24” in height 
must be constructed of materials consistent with the architectural design of the building (such 
as brick).   
 

e. Where parking is proposed on the first floor of a building, at least 50% of the façade area 
oriented to the public view (excluding vehicle access areas) must be enclosed with 
architectural wall treatment.  The open areas of the first-floor parking should be enclosed with 
a transparent decorative fence (such as iron or aluminum).  
 

f. The pedestrian access door to the building must be prominent with double doors and an 
overhead projection (such as canopy or awning). 
 

g. Indoor amenities must be provided for the benefit of the residents of the development and 
must be available to all tenants of residential units. Indoor amenities may include a fitness 
facility, conference room, library, party room, etc.   
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h. Outdoor passive or active recreation space must be provided for the benefit of the residents 
of the development. Outdoor amenities may include pools, tennis courts, sitting areas, dog 
parks, grill and picnic areas, pavilions, etc. These areas must be landscaped to provide shade 
and to beautify the area. 

 
Neighborhood Commercial Standards 
Where neighborhood commercial uses are permitted within the Redevelopment Area, the 
following standards apply. 

Minimum Lot Area 20,000 square feet 
Minimum Lot Width  100 feet 
Maximum Lot Depth 150 feet 
Minimum Front Yard Setback 0-30 feet 
Minimum Rear Yard Setback 50 feet 
Minimum Side Yard Each Side 20  feet 
Minimum Distance between Buildings 50 feet for vehicle circulation 

25 feet for pedestrian only3 
Accessory structure setback 
Rear and side (not permitted in front yard) 

25 feet 

Maximum Building Height 3 stories/ 35 feet 
Maximum Impervious Cover  85% 

 
Town Center Commercial Standards 
Where town center commercial uses are permitted within the Redevelopment Area, the 
following standards apply. 

 Required for retail, 
service, office 

Required for Hotel 
(100 Rooms Min.) 

Minimum Lot Area 20,000 square feet 2 acres 
Minimum Lot Width  150 feet 200 feet 
Maximum Lot Depth 150 feet 200 feet 
Minimum Front Yard Setback 50 feet 50 feet 
Minimum Rear Yard Setback 50 feet 50 feet 
Minimum Side Yard Each Side 50 feet 50 feet 
Minimum Distance between Buildings 50 feet for vehicle 

circulation 
25 feet for pedestrian 
only 

50 feet for vehicle 
circulation 
25 feet for pedestrian 
only 

Accessory structure setback 
Rear and side (not permitted in front yard) 

25 feet 25 feet 

Maximum Building Height 3 stories/ 45 feet 5 stories/65 feet 
Maximum Impervious Cover  65% 65% 

  

                                                 
3 This setback shall not prohibit covered pedestrian walkways when the walkway extends between two buildings 
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Regional Commercial Standards 
Where regional commercial uses are permitted within the Redevelopment Area, the following 
standards apply. 

 Required for 
Mixed Use 
Building 

Required for 
Hotel (100 
Rooms Min) 

Required for 
Warehouse/Light 
Industrial 

Required for 
Hospital/Medical 
Center 

Minimum Lot 
Area 

5 acres 5 acres 5 acres 5 acres 

Minimum Lot 
Width  

200 feet 200 feet 250 feet 250 feet 

Maximum Lot 
Depth 

200 feet 200 feet 250 feet 250 feet 

Minimum 
Front Yard 
Setback 
(see 1. Below) 

50 feet 50 feet 50 feet 50 feet 

Minimum Rear 
Yard Setback 

50 feet 50 feet 50 feet 50 feet 

Minimum Side 
Yard Each 
Side 

50 feet 50 feet 50 feet 50 feet 

Minimum 
Distance 
between 
Buildings 

50 feet 50 feet 50 feet 50 feet 

Minimum 
Front Yard 
Parking 
setback 

30 feet 30 feet 50 feet 50 feet 

Accessory 
structure 
setback 
Rear and side 
(not permitted 
in front yard) 

25 feet 25 feet 25 feet 25 feet 

Maximum 
Building 
Height 

5 stories/65 feet 5 stories/65 feet 48 feet 3 stories/45 feet 

Maximum 
Impervious 
Cover  

65% 65% 65% 65% 

 

a. Where the right-of-way width of Route 55 exceeds 500 feet, the setback and buffer may be 
reduced to five feet from that right-of-way.   
 

b. All storage of products, equipment, materials must be inside a building. 
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c. All building walls facing any street or common area, or any residential use shall be designed 
consistent with the primary façade and suitable finished for aesthetic and placemaking 
purposes.   

 

Phase I - Block 56/Lot 4 
 
1. Permitted Uses 

 
a. Single Family Detached Residential dwelling units. 
b. Neighborhood Commercial including:  

i. Professional, Medical, and Business Offices4 
ii. Personal Service uses5 
iii. Business service uses6 
iv. Indoor recreation and fitness facilities. 
v. Child development centers and day care center 
vi. Adult day care centers 
vii. Veterinary services and animal day care centers 
viii. Sanitary Sewage Pumping Station 

 
2. Permitted Accessory Uses 
 

a. Off street parking in accordance with the requirements set forth in Township Code Section 
96-54 and in Sections C(8) and (9) above. 

b. Electric vehicle charging stations (may be counted as parking spaces). 
c. Off Street loading in accordance with the requirements of Township Code Section 96-54. 
d. Signs as regulated in accordance with Township Code Section 96-60 and the 

requirements in Section C(11) above. 
e. Storm water management structures and facilities including green infrastructure. 
f. Water and Sewer Infrastructure.7 
g. Trash enclosures in accordance with Chapter 86 and as required by Section C(12) above. 
h. Recreational amenities to serve the residents of the development.   
i. Gazebos, picnic shelters, picnic tables, and other outdoor furniture as shown on a site 

plan prior to final approval.   
j. Any customarily incidental accessory use shall be by permitted subject to the site plan 

requirements.   
 
3. Prohibited Uses. In addition to the prohibited uses in Section 96-82 of the Township Code, 

any use not specifically permitted above is prohibited.  

                                                 
4 See Appendix A Definitions 
5 See Appendix A Definitions 
6 See Appendix A Definitions 
7 Water and sewer infrastructure serving an individual lot is considered accessory, but necessary utility infrastructure 
such as pump stations, wells, water storage tanks, or other buildings, equipment or facilities owned or operated by a 
public utility for purposes of providing utility service to permitted development, may be the principal use on a lot.  
Parcels containing utility infrastructure which are permitted to be a principal use on a lot are not required to meet 
minimum lot size, dimensional requirements nor minimum setback requirements, provided however such lots shall 
be a minimum of 50 x 50 feet or 2,500 s.f. 
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Phase II- Block 63/ Lot 2.01 and 2.03 and Block 68/Lot 7.02 
 
1. Permitted Uses 

 
a. Single Family Detached Residential dwelling units  
b. Water and Sewer Infrastructure.8 

 
2. Permitted Accessory Uses 
 

a. Off street parking in accordance with the requirements set forth in Township Code Section 
96-54 and in Sections C(8) and (9) above. 

b. Electric vehicle charging within private garage. 
c. Signs as regulated in accordance with Township Code Section 96-60 and the 

requirements in Section A(11) above. 
d. Storm water management structures and facilities including green infrastructure. 
e. Recreational amenities to serve the residents of the development.  
f. Gazebos, picnic shelters, picnic tables, and other outdoor furniture as shown on a site 

plan prior to final approval.   
g. Any customarily incidental accessory use shall be by permitted subject to the site plan 

requirements.   
 

3. Prohibited Uses. In addition to the prohibited uses in Section 96-82 of the Township Code, 
any use not specifically permitted above is prohibited.  
 

Phase III - Block 55/ Lots 5 through 5.52, Block 55.01/Lots 1 through 7, Block 
55.02/Lots 1 through 51, Block 55.03/Lots1 through 18, Block 55.04/Lots 1 
through 18, Block 55.05/Lots 1 through 17 
 
1. Permitted Uses 

 
a. Single Family Detached Residential dwelling units 

b. Water and Sewer Infrastructure.9 
 

                                                 
8 Water and sewer infrastructure serving an individual lot is considered accessory, but necessary utility infrastructure 
such as pump stations, wells, water storage tanks, or other buildings, equipment or facilities owned or operated by a 
public utility for purposes of providing utility service to permitted development, may be the principal use on a lot.  
Parcels containing utility infrastructure which are permitted to be a principal use on a lot are not required to meet 
minimum lot size, dimensional requirements nor minimum setback requirements, provided however such lots shall 
be a minimum of 50 x 50 feet or 2,500 s.f.  
9 Water and sewer infrastructure serving an individual lot is considered accessory, but necessary utility infrastructure 
such as pump stations, wells, water storage tanks, or other buildings, equipment or facilities owned or operated by a 
public utility for purposes of providing utility service to permitted development, may be the principal use on a lot.  
Parcels containing utility infrastructure which are permitted to be a principal use on a lot are not required to meet 
minimum lot size, dimensional requirements nor minimum setback requirements, provided however such lots shall be 
a minimum of 50 x 50 feet or 2,500 s.f. 
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2. Permitted Accessory Uses 
a.  Off street parking in accordance with the requirements set forth in Township Code Section 

96-54 and in Sections C(8) and (9) above. 
b.  Electric vehicle charging within private garage. 
c.  Signs as regulated in accordance with Township Code Section 96-60 and the 

requirements in Section C(11) above. 
d.  Storm water management structures and facilities including green infrastructure. 
f.  Recreational amenities to serve the residents of the development.   
g.  Gazebos, picnic shelters, picnic tables, and other outdoor furniture as shown on a site 

plan prior to final approval.   
h.  Any customarily incidental accessory use shall be by permitted subject to the site plan 

requirements.   
 

3. Prohibited Uses. In addition to the prohibited uses in Section 96-82 of the Township Code, 
any use not specifically permitted above is prohibited.  
 

Phase IV  - Block 62/Lots 3.01, 3.02, 3.03 
 
1. Permitted Uses 

 
a. Garden Apartment Multi-family residential units 
b. Mid-rise Apartments residential units / Mixed-Use Commercial that contain residential 

dwelling units and Town Center commercial uses  
c. Town Center Commercial including: 

i. Professional Offices, Medical Offices, and Business Offices10 
ii. Personal Service uses11  
iii. Business service uses12 
iv. Grocery store/Supermarket and Convenience store 
v. Restaurants and coffee shops including sit down, fast casual, take-out, 

microbrewery, distillery 
vi. Retail stores and shops 
vii. Banks and financial services 
viii. Indoor education, recreation, and fitness facilities. 
ix. Child development centers and day care centers 

 
d. Public transit bus stop and ride share stops and shelters 
e. Municipal Facilities 
f. Water and Sewer Infrastructure.13 
 

                                                 
10 See Appendix A Definitions 
11 See Appendix A Definitions 
12 See Appendix A Definitions 
13 Water and sewer infrastructure serving an individual lot is considered accessory, but necessary utility 
infrastructure such as pump stations, wells, water storage tanks, or other buildings, equipment or facilities 
owned or operated by a public utility for purposes of providing utility service to permitted development, 
may be the principal use on a lot.  Parcels containing utility infrastructure which are permitted to be a 
principal use on a lot are not required to meet minimum lot size, dimensional requirements nor minimum 
setback requirements, provided however such lots shall be a minimum of 50 x 50 feet or 2,500 s.f. 
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2. Permitted Accessory Uses 
 

a. Off street parking in accordance with the requirements set forth in Township Code Section 
96-54 and in Sections C(9) and (10) above. 

b. Electric vehicle charging stations (may be counted as parking spaces). 
c. Off Street loading in accordance with the requirements of Section 96-54. 
d. Signs as regulated in accordance with Township Code Section 96-60 and the 

requirements in Section C(11) above. 
e. Storm water management structures and facilities including green infrastructure. 
f. Trash enclosures in accordance with Chapter 86 and as required by Section C(12) above.  
g. Recreational amenities to serve the residents of the development.   
h. Gazebos, picnic shelters, picnic tables, and other outdoor furniture as shown on a site 

plan prior to final approval.   
i. Any customarily incidental accessory use shall be by permitted subject to the site plan 

requirements.   
 
3. Prohibited Uses. In addition to the prohibited uses in Section 96-82 of the Township Code, 

any use not specifically permitted above is prohibited.  
 

Phases V and VI - Block65/Lots 4.02 and 5, Block 170/Lots 14, 14.01 and 18, 
Block 171/Lots 6 and 9 
 
1. Permitted Uses 

 
a. Single Family Detached Residential dwelling units 
b. Attached Twin Single Family Residential dwelling units 
c. Townhouse Single Family Residential dwelling units 
d. Stacked Townhouse Residential dwelling units 
e. Garden Apartment Multi-family residential units 
f. Mid-rise Apartments residential units / Mixed-Use Commercial that contain residential 

dwelling units and Town Center commercial uses  
g. Town Center Commercial including: 

i. Professional Offices, Medical Offices, and Business Offices14 
ii. Personal Service uses15  
iii. Business service uses16 
iv. Grocery store/Supermarket and Convenience store 
v. Restaurants and coffee shops including sit down, fast casual, take-out, 

microbrewery, distillery 
 
 
 
 
 

                                                 
14 See Appendix A Definitions 
15 See Appendix A Definitions 
16 See Appendix A Definitions 
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vi. Retail stores and shops 
vii. Banks and financial services 
viii. Indoor education, recreation, and fitness facilities17 
ix. Child development centers and day care centers 
x. Gasoline Fueling Station 

 
h. Public transit bus stop and ride share stops and shelters 
i. Sanitary Sewage Pump Station 
j. Water and Sewer Infrastructure.18 

 
2. Permitted Accessory Uses 
 

a. Off street parking in accordance with the requirements set forth in Township Code Section 
96-54 and in Sections C(9) and (10) above. 

b. Electric vehicle charging stations (may be counted as parking spaces). 
c. Off Street loading in Township Code Section 96-54. 
d. Signs as regulated in accordance with Township Code Section 96-60 and the 

requirements in Section C(11) above. 
e. Storm water management structures and facilities including green infrastructure. 
f. Trash enclosures in accordance with Chapter 86 and as required by Section C(12) above.   
g. Recreational amenities to serve the residents of the development.   
h. Gazebos, picnic shelters, picnic tables, and other outdoor furniture as shown on a site 

plan prior to final approval.   
i. Any customarily incidental accessory use shall be by permitted subject to the site plan 

requirements.   
 

3. Prohibited Uses. In addition to the prohibited uses in Section 96-82 of the Township Code, 
any use not specifically permitted above is prohibited.  

 

Phase VII - Block 52/Lot 12.02, Block 53/Lot 1, Block 174/1, Block 213/Lot 3 
 
1. Permitted Uses 

 
a. Mid-rise Apartments 
b. Mixed-use mid-rise apartments with commercial uses, parking, or other amenities on the 

first floor.   
 
 
 
 

                                                 
17 See Appendix A Definitions 
18 Water and sewer infrastructure serving an individual lot is considered accessory, but necessary utility 
infrastructure such as pump stations, wells, water storage tanks, or other buildings, equipment or facilities 
owned or operated by a public utility for purposes of providing utility service to permitted development, 
may be the principal use on a lot.  Parcels containing utility infrastructure which are permitted to be a 
principal use on a lot are not required to meet minimum lot size, dimensional requirements nor minimum 
setback requirements, provided however such lots shall be a minimum of 50 x 50 feet or 2,500 s.f.   
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c. Regional Center Commercial including: 
i. Professional Offices, Medical Offices, and Business Offices19 
ii. Personal Service uses20  
iii. Business Service uses21 
iv. Grocery store/Supermarket and Convenience store 
v. Hotel22 
vi. Restaurants and coffee shops including sit down, fast casual, take-out, and drive-

through facilities 
vii. Retail stores and shops 
viii. Banks and financial services 
ix. Indoor education, recreation, and fitness facilities23 
x. Hospital and inpatient medical and rehabilitation facilities 
xi. Warehouse and distribution 
xii. Light Industrial 
xiii. Child development centers and day care centers 
xiv. Motor Vehicle Service Station 
xv. Gasoline Fueling Station 
xvi. Electric vehicle charging stations 

 
d. Public transit bus stop and ride share stops and shelters. 
e. Water and Sewer Infrastructure.24 

 
2. Permitted Accessory Uses 
 

a. Off street parking in accordance with the requirements set forth in Township Code Section 
96-54 and in Sections C(9) and (10) above. 

b. Electric vehicle charging stations (may be counted as parking spaces). 
c. Off Street loading in accordance with the requirements of Township Code Section 96-54. 
d. Signs as regulated in accordance with Township Code Section 96-60 and the 

requirements in Section C(11) above. 
e. Storm water management structures and facilities including green infrastructure. 
f. Trash enclosures in accordance with Chapter 86 and as required by Section C(12) above.   
g. Recreational amenities to serve the residents of the development.   
h. Gazebos, picnic shelters, picnic tables, and other outdoor furniture as shown on a site 

plan prior to final approval.   
i. Any customarily incidental accessory use shall be by permitted subject to the site plan 

requirements.   

                                                 
19 See Appendix A Definitions 
20 See Appendix A Definitions 
21 See Appendix A Definitions 
22 See Appendix A Definitions 
23 See Appendix A Definitions 
24 Water and sewer infrastructure serving an individual lot is considered accessory, but necessary utility 
infrastructure such as pump stations, wells, water storage tanks, or other buildings, equipment or facilities 
owned or operated by a public utility for purposes of providing utility service to permitted development, 
may be the principal use on a lot.  Parcels containing utility infrastructure which are permitted to be a 
principal use on a lot are not required to meet minimum lot size, dimensional requirements nor minimum 
setback requirements, provided however such lots shall be a minimum of 50 x 50 feet or 2,500 s.f.   
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3. Prohibited Uses. In addition to the prohibited uses in Section 96-82 of the Township Code, 
any use not specifically permitted above is prohibited.  
 

Permitted Temporary Uses 

Temporary uses in all phases of the Villages at Still Run Redevelopment Area are subject to the 
Elk Township General Code or as otherwise provided for by the Township Committee on a case 
by case basis. Temporary uses include but are not limited to:  
 

1. Street vendors  

2. Farmer’s markets  

3. Seasonal outdoor retail sales  

4. Outdoor art and craft shows, antique shows, flea markets, or group activities, within parking 
lots and private open space areas.  

5. Circuses, carnivals, or similar amusement enterprises  

6. Outdoor entertainment such as music, concerts and performing groups  

7. Outdoor dining  

8. Community sponsored events   

9. Temporary Signage 

 

Prohibited Uses 
 
The following uses are specifically prohibited in the Still Run Redevelopment Area: 
 

1. Any use which utilizes, stores, processes, or disposes of toxic substances which may pose 
a threat to surface or ground water quality is prohibited.  This shall in no way prohibit the 
use of ordinary household cleaners or chemicals used in the normal course of business.  
 

2. Underground fuel storage tanks (except as permitted as an ancillary use by State law). 
 

3. Auto related services such as gasoline service stations, repair garages, car wash facilities, 
motor vehicle sales, etc. 
 

4. Any other use that is not specifically listed as a permitted use, except as otherwise approved 
by the Redevelopment Entity. 

 
Submission Requirements 
 
In addition to the submission requirements as set forth above and under the Township of Elk  - 
Land Development Ordinance, the following submission requirements and standards shall apply 
to all redevelopment projects in the Redevelopment Area.  
 
1. A general land use plan at a scale of not less than 1” = 50’ indicating the tract area and general 

locations of the land uses to be included in the planned development.  The total number of 
dwelling units and amount of nonresidential floor area to be provided and proposed land area 
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to be devoted to residential and nonresidential use shall be set forth.  In addition, the proposed 
types of nonresidential uses to be included in the planned development shall be set forth, and 
the land area to be occupied by each proposed use shall be determined.  The density and 
intensity of use of the entire planned development shall be set forth, and a residential density 
and a nonresidential floor area ratio shall be provided.  

 
2. A circulation plan showing the general location and types of transportation facilities, including 

facilities for pedestrian access within the planned development and any proposed 
improvements to the existing transportation system outside the planned development; and all 
parking areas with a calculation showing adequate parking is being provided. A traffic impact 
report shall be included which shall detail estimated traffic generation on a daily and peak 
hour basis, the existing traffic on adjacent right-of-way and intersections, impact of proposed 
traffic, resulting changes in level of service, and means of mitigating impact. 

 
3. An open space plan shall be provided showing the proposed land area and uses proposed as 

open space.  The plan shall include a general description of improvements to be made 
thereon, including a plan for the operation and maintenance of the landscaped and 
recreational areas. 

 
4. A utility plan indicating the need for and showing the proposed location of sewage and water 

lines, any drainage facilities necessitated by the physical characteristics of the site, proposed 
methods for handling solid waste disposal; and a plan for the operation and maintenance of 
proposed utilities. 

 
5. A storm water management plan setting forth the proposed method of controlling and 

managing storm water on the site with preliminary calculations. 
 
6. An environmental report prepared by an individual or firm qualified by education or experience 

detailing any remediation necessary and status of same, including copies of all 
correspondence and reports to any responsible agency. 

 
7. A traffic impact report prepared by an individual or firm qualified by education or experience 

providing: 

i. Full documentation of existing conditions on adjacent streets which provide direct site 
ingress/egress, including roadway pavement width, rights-of-way, parking conditions, 
pavement conditions, sight distances, grades and alignment of the roadway(s).  Existing 
traffic-control devices (traffic signals, speed limits, etc.) shall be described, as well as any 
pertinent signing or pavement markings;  

ii. Existing traffic volumes for peak-hour conditions shall be presented with the source of 
these data denoted; 

iii. Projections of traffic to be generated by the proposed development for an average, daily, 
morning peak hour(s), an average daily, afternoon peak hour(s) and any other peak hour 
traffic condition deemed applicable as a result of the type and/or location of the proposed 
generator. Traffic generation rates should be based upon the latest edition of the ITE Trip 
Generation Handbook or upon local indices which can be substantiated by supporting 
documentation. Also, a trip distribution relating to the site traffic and the assignment of the 
site traffic to the adjacent street system shall be provided. The resultant trip 
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distribution/site traffic assignment shall be fully documented. Any assumptions regarding 
the diversion of existing traffic to or from alternative routes should be clearly specified in 
the Statement;  

iv. An assessment of the traffic impact to proposed devoted; including a capacity study of 
each site impacted intersection or roadway segment. These capacity studies shall be done 
for existing conditions, site pre-development conditions and site "build-out" conditions. The 
site build-out analysis shall be based on traffic volumes projected forward to the 
anticipated build-out year with adjustments for area-wide growth and seasonal traffic flow 
variations. Capacity determinations shall be based upon normally accepted standards and 
documentation, with the basis of these capacity analyses clearly indicated and provided 
as documentation. In the event the project is staged over a period of time, traffic volume 
projections for each stage with corresponding capacity analyses shall be provided and 
documented. The assessment shall include trip generation credits for mass transit, shared 
transportation, internal capture, and other transportation management programs; 

v. Traffic volume contribution to the overall background traffic at each site impacted 
intersection and/or roadway segment shall be determined;  

vi. A determination of any roadway/intersection deficiencies for existing and/or future 
conditions. Specific recommendations for the resolution of these deficiencies shall also be 
addressed in the Statement. The Statement shall contain a listing of any and all actions to 
be undertaken by the applicant to mitigate any traffic problems and, as such, shall be 
considered a firm offer by the applicant to undertake said actions. 

8. Landscaping:   A comprehensive landscape plan which provides for shade, buffering to 
adjacent uses, planting beds within parking areas, foundation plantings adjunct to buildings, 
and other landscaping elements designed to complement and enhance the overall site and 
building design. 

9. Architectural design plans consisting of floor plans and elevations of areas visible to the 
general public, including colors and materials.  The features scale and details of the buildings 
shall demonstrate a comprehensive design approach. 10. Elevations shall be prepared 
consistent with the goals and design intent of the architectural requirements. A materials board 
depicting the proposed building materials shall be included along with the materials identified 
on the elevations of the buildings.  

10. Fire escapes. Fire escapes shall not be permitted on exterior building facades. Internal stairs, 
or other routes of egress, shall be used.   

Planning Board Review 
 

1. In accordance with N.J.S.A. 40A:12A-13, Site Plan and Subdivision review shall be conducted 
by the Elk Township Planning Board pursuant to N.J.S.A. 40:55D-1 et seq.  Site plan review 
shall consist of a preliminary site plan application and a final site plan application.  
Subdivisions shall consist of a preliminary major subdivision application and a final major 
subdivision application.  Subdivisions shall be filed with the county recording officer by plat.  
Applications may be submitted for individual buildings, groups of buildings, entire blocks or 
portions thereof, or a project group. 



Page 28                      Elk Township Redevelopment Plan 
November 11, 2020     The Villages at Still Run                        

2. As the zoning standards set forth in this Redevelopment Plan constitute an overlay zoning, 
this overlay zoning shall only apply in the event that the applicant has been designated as a 
redeveloper by the Township of Elk and after a redevelopment agreement has been signed 
by the designated redeveloper and  the Township of Elk.  Execution of a redevelopment 
agreement shall be a mandatory checklist item for any land use application seeking to apply 
the zoning set forth in this Redevelopment Plan and any such application shall not be deemed 
complete pursuant to N.J.S.A. 40:55D-10.3 until proof of an executed redevelopment 
agreement has been submitted as part of the application. 

3. The Elk Township Planning Board may grant deviations from the strict application of the 
regulations contained within this Redevelopment Plan, in accordance with the provisions of 
N.J.S.A. 40:55D-60 and -70c., with the exception of those standards and regulations specified 
in paragraph 4 below. ,  

4. No deviations shall be granted by the Joint Land Use Board that result in any of the following 
effects or conditions: 

a. To allow a use not specifically permitted within the redevelopment district; 

b. Exceeding by ten (10) feet or 10% of the maximum building or structure height. ; 

c. To allow a deviation from any contractual obligations of the redeveloper to the Township;   

d. Any deviation sought that would necessitate the granting of a variance under N.J.S.A. 
40:55D-70.d shall require an amendment of this Redevelopment Plan (with the exception 
of off-site signage along Route 55). 

D. Potential Acquisition of Property: Properties and Interests Subject to Acquisition through 
Eminent Domain.   

 
1. This Redevelopment Area has been designated as a non-condemnation area in need of 

redevelopment and therefore eminent domain cannot and will not be utilized.  

 
E.  Township and Implementation of Redevelopment Plan  
 

1. The Elk Township Committee is the Redevelopment Entity to implement this 
Redevelopment Plan (N.J.S.A. 40A:12A-4). 

 
2. Elk Township Committee, acting as the Redevelopment Entity, is authorized to take the 

actions authorized by New Jersey Redevelopment and Housing Law (N.J.S.A. 40A:12A-
1 et seq) in order to effectuate the plan. 

 
3. The following powers are retained by the Township in its capacity as Redevelopment 

Entity: 
 
a. Undertake redevelopment projects and issue bonds in support of same. 

 
b. Construct improvements to prepare sites for use in accordance with the 

redevelopment plan. 
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c. Arrange or contract for professional services in support of redevelopment projects and 

arrange or contract with redevelopers with the undertaking of redevelopment work 
(and collect revenue from a redeveloper to defray the Township’s costs). 
 

d. Lease or convey property within the redevelopment area without public bidding, at 
prices and terms deemed reasonable 
 

e. Arrange or contract with a public agency for the relocation of residents, industry, 
commerce displaced from a redevelopment area (pursuant to “Relocation Assistance 
Law” and “Relocation Assistance Act”).  This requires a Workable Relocation 
Assistance Plan (WRAP) and approval of DCA. 
 

f. Make plans for carrying out a program of voluntary redevelopment/rehabilitation and 
plans for the enforcement of laws, codes, and regulations relating to redevelopment.  
 

g. Publish or disseminate information concerning any redevelopment area, plan, or 
project. 
 

h. When necessary for the implementation of the Redevelopment Plan, enter into a 
contract with a redeveloper for any improvement, construction or other work forming a 
part of this redevelopment plan.  The redeveloper may be chosen through a Request 
for Proposals, a Request for Qualifications or through direct negotiations.   
 

i. Enter Agreements with Redevelopers setting forth roles and responsibilities, 
expectations, obligations, time frames for redevelopment. 
 

j. Exercise such other powers as may be vested in the Township Committee, in its 
capacity as Redevelopment Entity, under N.J.S.A. 40A:12A-22. 

 
4. In the event there is a Redevelopment Agreement between a Redeveloper and the 

Township, the Redevelopment Plan standards supersede existing and underlying zoning 
requirements, and will be accompanied by an amendment to the zoning map showing the 
locations of the redevelopment area.   

 
5. Approval Process. 

 
a. All applications for development within Redevelopment Area shall be submitted to the 

planning board for site plan/subdivision review and approval in accordance with the 
requirements of Municipal Land Use Law. The Redeveloper shall be required to furnish 
escrows and performance guarantees as required by the Elk Township Planning 
Board (N.J.S.A. 40:55D-53).  
 

b. Expedited Planning Board review. The Township will facilitate a fast track review 
process for redevelopment projects that are the subject of a redevelopment 
Agreement with the Township.   

 
c.  “C” variances may be reviewed and considered by the Planning Board in accordance 

with Municipal Land Use Law and Township procedures.   “D” Variances may not be 
granted by the Joint Land Use Board. Instead the Redeveloper must discuss potential 
changes to use (including the boundaries of use restrictions), height, and set-back 
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requirements with Township Committee and may request that the redevelopment plan 
be amended by the Township. 
 

d. Redevelopment Agreements.  Township Committee, acting as the Redevelopment 
Entity may enter into a redevelopment agreement with a designated redeveloper in 
order to identify redevelopment objectives for the site, specify roles and responsibilities 
of both the redeveloper and the Township, set forth time frames for performance and 
completion of the project, identify any required off tract improvements required as part 
of the redevelopment, and provide for any special tax treatment or incentives for the 
proposed redevelopment. 

   
6. The Redevelopment Entity is empowered under N.J.S.A. 40A:12A-1 et. seq., N.J.S.A. 

40A:21-1, et seq., and N.J.S.A. 40A:20-1 et. seq. to allow for the implementation of 
alternative tax structures to assist in realizing the redevelopment plan objectives and to 
make redevelopment projects economically feasible.  The establishment of 
redevelopment agreements including provisions for short term or long term tax abatement 
or exemption may benefit the Township by making private investment in the properties 
attractive and feasible, and by increasing the long term value of the properties.  The 
alternative tax structures may be mutually beneficial for the Township and the redeveloper.   
Each project and payment structure shall be subject to an individualized program through 
negotiation and will be based on the specific circumstances and development budget.   
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F.  Master Plan Consistency (State, County, Municipal) 
 
Township Master Plan 
 
Elk Township’s Master Plan Reexamination was adopted in July 2016 and sets forth a vision 
of Elk as a balanced community of agricultural, residential and business uses and provides a 
framework for land use and development in the Township.  The Master Plan is a policy guide 
that lays out the Township’s overall goals and the steps needed to implement the Township’s 
vision, but also maintains an awareness that the social, economic and policy environments 
are dynamic and may change over the six year planning horizon.  The Master Plan lays the 
foundation to support land use decisions and upon which the recommendations and plans 
can be incrementally implemented to realize the Township’s goals and objectives.  
 
The Master Plan was reviewed in its entirety for this planning report.  The relevant Goals and 
Objectives are listed below, as they provide support for the Township’s revitalization efforts 
or may point to changes that may be needed. For the reasons set forth below, the 
Redevelopment Plan is consistent with the Township’s Master Plan  
 

Land Use - Goal #1:  Provide a balanced land use development pattern which can be 
effectively serviced by the transportation, the utility and the community facilities systems 
of the Township. 
 
Objective: 
 

b. Utilize the P.U.D. and phasing concepts, where appropriate, to regulate pace and 
intensity of development within the Route 55 growth corridor.  This area should 
include the development of a "Town Center" with a strong visual identity as an 
identifiable municipal core.  A "Town Center" should include a mix of residential 
and commercial uses, with consideration given to incorporating appropriate 
government uses and open space to reinforce the core as the hub of activity in 
the Township. 
 

d. Encourage growth of tax ratable uses through addition of manufacturing and 
commercial areas in locations which are environmentally, socially and 
economically suitable. 
 

Housing Plan - Goal #2:   Provide a broad range of housing types for permanent 
residents. 
 
Objectives: 
 

a. Plan future residential development areas in a manner which will permit Elk 
Township to provide its fair share of the housing supply for all segments of the 
future regional housing demand through utilization of its existing supply and 
proposed future housing development.  This is to be done in accordance with the 
Township's Housing Element and Fair Share Plan as required under the New 
Jersey Fair Housing Act. 
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b. Provide for varied housing types, including single-family detached homes, and 
limited areas of apartments and townhouses to satisfy the desires and needs of 
the anticipated future housing demand in the Township. 
 

d. Promote housing growth at a rate and in locations consistent with the 
community's ability to provide sanitary sewers and other community services. 

 
Circulation Plan  - Goal #3:   Provide for more efficient movement of people and goods 
through the improvement of the Township transportation system. 
 
Objectives: 
 

d. Orient future Township growth and development to the Route 55 growth corridor 
and the Planned Unit Development zone (P.U.D.) in that portion of the Township. 

 
Utility Plan - Goal #4: Promote the orderly development of utility services to satisfy the 
needs of the Township population. 
 
Objectives: 

 
b. Provide long range plans for solid waste management and coordinate solid waste 

facility planning with studies conducted by the Gloucester County Planning 
Department under the auspices of New Jersey Law C:326.  Comply with the 
requirements of the State Recycling Plan by: 

 
1. Providing for the collection, disposition and recycling of recyclable 

materials to be designated in a municipal recycling ordinance. 
 

2. Requiring that a plan for the collection, disposition and recycling of   
recyclable materials be included within any proposal for the construction 
of 50 or more units of multi-family residential housing, and any 
commercial or industrial development proposal for the utilization of 
1,000 square feet or more of land. 

 
e. Maintain a sound and balanced municipal structure while delivering the optimum 

level of services and facilities to encourage orderly development of the Township 
through the provision of a Planned Unit Development (P.U.D.) zone district. 
 

f. Provide for a balanced delivery of services and facilities to Township residents 
within the limits of a sound fiscal system. 

 
g. Provide locations for future school, firefighting and first aid squad facilities 

necessary to service future development. 
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Economic Plan - Goal #5:   Encourage the continued diversification of a viable Township 
economic base. 
 
Objective: 
 

a. Make provisions to sustain and to enhance a viable and diverse economic base 
in order to provide job opportunities and economic security to the Township's 
residents. 

 
Recreation Plan - Goal #6:    Provide for a comprehensive system of public recreation 
facilities to serve all segments of the population. 
 
Objectives: 
 

a. Provide for the development and the expansion of existing Township recreation 
areas with facilities to satisfy the needs of all age groups within the Township. 
 

b. Promote the provision of recreation areas within future residential developments 
by providing appropriate recreational standards for cluster developments and 
Planned Unit Developments. 
 
 

 2006 Master Plan Reexamination Report Goals:  
 

 Provide a balanced land use development pattern 
 Provide for a broad range of housing types 
 Promote the orderly development of utility services 
 Encourage the diversification of viable Township economic base 

 

Redevelopment Plan 
 
 The 2016 Master Plan Reexamination indicates that since 2009 Master Plan 

Reexamination Report, there have been two redevelopment area designations. The subject 
area of this redevelopment plan was part of one of these two areas.  
 

Neighboring Municipalities’ Master Plans 
 

The neighboring municipal master plans and zoning were reviewed for consistency 
(Harrison Township, South Harrison Township, Franklin Township, Borough of 
Glassboro, and Clayton Borough in Gloucester County; and Upper Pittsgrove Township 
in Salem County). While each municipality is its own entity, they are all similar in that they 
value the rural and environmental nature of their town while at the same time realize the 
importance of providing housing and services for residents of all ages regardless of 
economic status in appropriate locations.  

County Comprehensive Plan and State of New Jersey Development and Redevelopment 
Plan (SDRP) 
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While the Township has not seen a fundamental shift in the assumptions, goals and 
objectives that formed the basis for the 2016 Master Plan Reexamination; there have 
been some circumstantial changes in and around the Township, some changes to 
statewide policies and regulations that impact the Township, and some new perspectives 
on how to respond to economic and social changes. However, the Township has 
proactively addressed new requirements and has reached out to the state, regional, 
county, and other local planning entities to play an active role in the land use planning 
and regulation process.   
 
Redevelopment planning to promote economic development advances one of the State 
Plan’s primary goals which is to revitalize the State’s towns and cities. 

 
County Comprehensive Plan 

 
Gloucester County Comprehensive Plan has common goals that align with this 
Redevelopment Plan. The relevant goals are as follows, from the GC2040 Plan.  
 
“Healthy Communities Goal: Enable residents to live healthy lifestyles regardless of age, 
income, or ability;  
 
Education Goal: Increase local opportunities for knowledge and success;  
 
Promotion Goal: Attract new residents and visitors to the county;  
 
Connectivity Goal: Make strategic infrastructure improvements;  
 
Preservation Goal: Maintain the county’s rural character and variety of community types;  
 
Economic Development Goal: Develop high quality jobs and local amenities;  
 
Affordability Goal: Maintain the relatively low cost of living while retaining the quality of 
life valued by county residents.” 

 
State of New Jersey Development and Redevelopment Plan (SDRP) 

 
This Redevelopment plan falls in line with the General Plan Strategy of the SDRP as well 
as Goals 3 and 6. This redevelopment plan not only provides a range of housing types, 
but creates an atmosphere that will help to provide a holistic approach by providing 
housing, health facilities and commercial opportunities. Specifically, the below excerpts 
apply:  
 
“General Plan Strategy: Achieve all the State Planning Goals by coordinating public and 
private actions to guide future growth into compact, ecologically designed forms of 
development and redevelopment and to protect the Environs, consistent with the 
Statewide Policies and the State Plan Policy Map. 
 
Goal #3: Promote Beneficial Economic Growth, Development and Renewal for All 
Residents of New Jersey Strategy. Promote socially and ecologically beneficial 
economic growth, development and renewal and improve both the quality of life and the 
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standard of living of New Jersey residents, particularly the poor and minorities, through 
partnerships and collaborative planning with the private sector. Capitalize on the state’s 
strengths—its entrepreneurship, skilled labor, cultural diversity, diversified economy and 
environment, strategic location and logistical excellence—and make the state more 
competitive through infrastructure and public services cost savings and regulatory 
streamlining resulting from comprehensive and coordinated planning. Retain and expand 
businesses, and encourage new, environmentally sustainable businesses in Centers 
and areas with infrastructure. Encourage economic growth in locations and ways that 
are both fiscally and environmentally sound. Promote the food and agricultural industry 
throughout New Jersey through coordinated planning, regulations, investments and 
incentive programs—both in Centers to retain and encourage new businesses and in the 
Environs to preserve large contiguous areas of farmland. 
 
Goal #6: Provide Adequate Housing at a Reasonable Cost Strategy.  Provide adequate 
housing at a reasonable cost through public/private partnerships that create and maintain 
a broad choice of attractive, affordable, ecologically designed housing, particularly for 
those most in need. Create and maintain housing in the Metropolitan and Suburban 
Planning Areas and in Centers in the Fringe, Rural and Environmentally Sensitive 
Planning Areas, at densities which support transit and reduce commuting time and costs, 
and at locations easily accessible, preferably on foot, to employment, retail, services, 
cultural, civic and recreational opportunities. Support regional and community-based 
housing initiatives and remove unnecessary regulatory and financial barriers to the 
delivery of housing at appropriate locations.” 

 
G.  Affordable Housing Provisions 

 
1. Inventory of affordable residential units in the redevelopment area.  There are currently no 

affordable residential units located within the redevelopment area.  Therefore, no affordable 
units are proposed to be removed or relocated.  
 

2. Plan for the provision of affordable replacement housing.  A plan for the provision of affordable 
replacement housing is not needed since there are no existing affordable residential units 
within the designated redevelopment area or rehabilitation area.   
 

3. The Villages at Still Run is an inclusionary development.  Fifteen percent (15%) of the total 
number of market rate units constructed will be set aside for low and moderate income 
households. These residential units shall be set aside for low and moderate income 
households as set forth in the Settlement Agreement between Elk Township and the Fair 
Share Housing Center, Article 1 of the Elk Township Code, this Redevelopment Plan, and 
consistent with the New Jersey Uniform Housing Affordability Controls. The Redeveloper will 
contract with a qualified Administrative Agent to manage the affordable units. 
 
 
 
 

4. The Township Committee, acting as the Redevelopment Entity, reserves the option to amend 
the Redevelopment Plan in the future to alter the inclusionary housing requirements as may 
be necessary to provide ample and appropriate affordable housing opportunities in the 
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Township, if it is determined that such change is needed to ensure a viable redevelopment 
plan or to satisfy the Township’s fair share affordable housing obligations.   

 
H. Time Limits.   

 
1. The Redevelopment Plan does not have an expiration date.  Once a redevelopment project 

has been completed in accordance with the Redevelopment Plan and Redevelopment 
Agreement, and the Redevelopment Entity has affirmed that all obligations have been 
satisfied; the conditions that warranted the redevelopment area designation shall be deemed 
to no longer exist.  This shall also be reflected in covenants established between the 
Township/Redevelopment Entity and a redeveloper in accordance with N.J.S.A. 40A:12A-9. 
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APPENDIX A 
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Redevelopment Plan Definitions 
 

Bed and Breakfast Inn- An establishment with no fewer than two and no more than ten guest rooms 
offering overnight accommodations that include a morning meal to transient guests in exchange for 
compensation.  Guests/customers at a Bed and Breakfast Inn may stay no more than seven (7) nights 
in any month. 
 
Business Office- A place of business where professional, bookkeeping, clerical duties, financial 
transactions are performed. Such offices include real estate, insurance, and contractors offices.   
 
Business Service Uses-  Establishments typically providing services to businesses though the services 
may be provided to individuals, such as printing, mailing, and copying facilities, computer and business 
machine repair, personnel and employment services. 
 
Hotel- A facility offering transient lodging accommodations for overnight guests with a minimum of 100 
rooms; and may include restaurant, meeting rooms, personal services, and recreation facilities to serve 
the guests.   
 
Indoor Education, Recreation, and Fitness Facilities- Facilities that include indoor lessons, training and 
activities such as health and fitness club, personal training, martial arts, gymnastics, yoga, aquatic 
center, dance studio, art studio, music schools, trampoline park, rock climbing, miniature golf, movie 
theater, bowling. 
 
Medical Office- Office uses concerned with the diagnosis, treatment, and care of human beings.  These 
include doctor offices, dental offices, chiropractic offices, outpatient physical therapy and rehabilitation, 
urgent care facilities, outpatient surgery centers, testing laboratory, alternative medicine (such as 
acupuncture). 
 
Multi-family Residential- A building containing three or more dwelling units in which some units are 
located over other units.  Multi-family buildings include garden apartments and midrise apartment 
buildings. 
 
Personal Service Uses- Establishments providing non-medical personal services such as barber 
shops, beauty salon or spa/hair salon/nail salon/tanning salon/massage therapy/aesthetician services, 
dry cleaning, laundromat, shoe repair and tailor, tattoo parlor, funeral home. 
 
Stacked Townhouses-  Share a sidewall and have typically two or three units stacked vertically 
together. They have a front and a back. The lower unit typically has outside access in the form of a 
patio or terrace, while the upper unit usually features a balcony.  Each upper unit contains private stairs 
to access upper units from the exterior rather than shared hallways or an elevator. Each unit has its 
own front door.  Stacked townhouses are not multi-family residential. 
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MAP 1  - Villages at Still Run Redevelopment Area – 

Aerial Exhibit (Bach Associates, PC)  
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MAP 2  - Villages at Still Run Redevelopment Area – 
Zoning Exhibit (Bach Associates, PC)  
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MAP 3  - Villages at Still Run Redevelopment Area – 
Open Space Exhibit (James Sassano Associates, Inc) 
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