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ORDINANCE NO. O-22-10 

TOWNSHIP MEETING DATE – JUNE 14, 2022 
 
AN ORDINANCE ADOPTING THE LONE PINE LANDFILL REDEVELOPMENT PLAN 
AND AMENDING CHAPTER 190, LAND USE, ARTICLE XI ZONES AND SCHEDULE 
OF REQUIREMENTS, AND ARTICLE XIII, ZONING REGULATIONS, OF THE 
REVISED GENERAL ORDINANCES OF THE TOWNSHIP OF FREEHOLD, COUNTY 
OF MONMOUTH, STATE OF NEW JERSEY 
 
 
BE IT ORDAINED by the Township Committee of the Township of Freehold, County of 
Monmouth, and State of New Jersey as follows: 

 
I. 
 

PURPOSES: The purposes of this Ordinance are to adopt the Lone Pine Landfill Redevelopment 
Plan attached hereto and amend Chapter 190, Land Use, Article XI, Zones and Schedule of 
Requirements, and Article XIII Zoning Regulations to adopt the Plan including: rezoning the 
designated parcels from R-E Rural Environmental; applicable zoning requirements; design 
standards; administrative and procedural requirements; and redeveloper obligations..  
 
Note: Additions are underlined and deletions are shown with strikethroughs. 
 

II. 
 

Article XI, Zones and Schedule of Requirements Regulations, §190-97 Zones, is hereby amended 
to add the “Lone Pine Landfill Redevelopment Area” to the list of zones where applicable: 
 

§190-97 List of Zones 
 
For the purpose of this chapter, the Township is divided into the following classes of 
zones: 
 
Lone Pine Landfill Redevelopment Area 

 
III. 

 
Article XI, Zones and Schedule of Requirements Regulations, §190-98 Zoning Map, is hereby 
amended to rezone the following block and lot from R-E Rural Environmental to “Lone Pine 
Landfill Redevelopment Area” as follows: 
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§190-98 Zoning Map 
 

Block Lots Address Acres Current Zone Proposed Zone 

91; 
92 

51 through 54;  
25, 41 

1091 Burke 
Rd. +/-122.6 R-E Lone Pine Landfill 

Redevelopment Area 

 
 

IV. 
 

Article XIII, Zoning Regulations, is hereby amended to add new subsection §190-160.2, Lone Pine 
Landfill Redevelopment Plan as follows:  
 
§190-160.2 – Lone Pine Landfill Redevelopment Plan   
 
The Lone Pine Landfill Redevelopment Plan is hereby established for the area as designated on 
the Township Zoning Map.  A copy of The Lone Pine Landfill Redevelopment Plan is located on 
the Township website at: https://twp.freehold.nj.us/planning-board_office or a copy can be 
requested at the office of the Township Clerk or Planning Board. 
 
 

V. 
 
All ordinances and parts of ordinances inconsistent herewith are hereby repealed. 
 

 
VI. 

 
If any section, paragraph, sentence, clause or phrase of this ordinance shall be held to be invalid, 
such decision shall not invalidate any remaining portion of this ordinance. 
 
 

VII. 
 
The ordinance shall take effect immediately upon passage, publication according to law, and 
filing with the Monmouth County Planning Board. 
 

 
VIII. 

 
Copies of this ordinance shall be filed with the Freehold Township Clerk, Tax Assessor, 
Planning Board, Municipal Attorney, Township Engineer, Township Planners, Zoning Officer, 
and Construction Official. 

 
 
 

https://twp.freehold.nj.us/planning-board_office
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EXPLANATORY STATEMENT:   
 
This Ordinance adopts the Lone Pine Landfill Redevelopment which is located toward the 
terminus of Burke Road and accessed from Elton Adelphia Road approximately 1.0 mile to the 
north.  The redevelopment area is comprised of Block 91, Lots 51-54; and Block 92, lots 25 & 
41.  The Ordinance amends Chapter 190, Land Use, Article XI, Zones and Schedule of 
Requirements, and Article XIII Zoning Regulations to adopt the Redevelopment Plan including 
applicable zoning provisions to permit a solar energy facility on the site while allowing for the 
existing landfill and associated remediation activities to occur unimpeded.  The Redevelopment 
Plan provides for zoning requirements, design standards, administrative and procedural 
requirements, and other redeveloper obligations.  
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Redevelopment Plan 
Lone Pine Landfill Site 

Burke Rd. 
(Block 91, Lots 51-54; Block 92, Lots 25 & 41) 

 
 
Introduction and Purpose 
 
On July 13, 2021, the Freehold Township Committee adopted Resolution R-21-163 (See 
Appendix 1) authorizing the Township Planning Board to undertake a preliminary investigation 
and public hearing to determine whether the Lone Pine Landfill property (Block 91, Lots 51-54; 
and Block 92, Lots 25 & 41) located at the terminus of Burke Road, accessed off Elton Adelphia 
Road, herein referred to as the “Study Area” meets the statutory criteria for designation as a 
“redevelopment area,” in accordance with the Local Redevelopment and Housing Law, (N.J.S.A. 
40A:12A-1 et seq.).  The Township Committee determined that the redevelopment area 
determination would authorize the Township to use all the powers provided by law for use in the 
redevelopment area, including the use of eminent domain to acquire property in the designated 
area, thus designating the property a “Condemnation Redevelopment Area.”   
 
On August 5, 2021 in accordance with Resolution R-21-163 of the Township Committee, the 
Planning Board authorized an investigation of the site and a report by the Township Planning 
Board as to whether the Study Area meets the criteria for an Area in Need of Redevelopment 
pursuant to N.J.S.A. 40A:12A-5. (See Appendix 1). The Planning Board authorized its planning 
consultant, Thomas Planning Associates, to assist the Board in undertaking the required 
investigation and report. 
 
The Planning Board reviewed a map of the Study Area and a report entitled “Area in Need of 
Redevelopment Report” describing conditions thereon from Thomas Planning Associates dated 
September 27, 2021 and held a public hearing on December 2, 2021. 
  
Based upon the Planning Board’s observations and the conclusions in the report, the Planning 
Board found that reasons existed that the Study Area, is an Area in Need of Redevelopment 
within the definitions and requirements of N.J.S.A. 40A:12A-1 et. seq. and adopted a Resolution 
to that effect pursuant to the December 2, 2021 public hearing. 
 
The Township Committee reviewed and agreed with the determination and recommendation of 
the Planning Board designating the Study Area as an Area in Need of Redevelopment under the 
Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et. seq.  On January 25, 2022 the 
Township Committee adopted Resolution R-22-36 designating the Study Area as a 
Condemnation Redevelopment Area as defined by N.J.S.A. 40A:12A-6(a) and authorized the 
preparation of a Redevelopment Plan. 
 
On February 28, 2022 the Township received a letter from the State of New Jersey Department 
of Community Affairs approving the determination that the property is an Area in Need of 
Redevelopment pursuant to N.J.S.A. 40A:12A-6 b. (5) (c). 
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Notice was forwarded to interested parties on March 8, 2022 pursuant to N.J.S.A. 40A:12A-6 
which specifies: 
 

(i) The determination operates as a finding of public purpose and authorizes the 
municipality to exercise the power of eminent domain to acquire property in the 
redevelopment area, and 
 

(ii) Legal action to challenge the determination must be commenced within 45 days of receipt 
of notice and that failure to do so shall preclude an owner from later raising such 
challenge 

 
This Redevelopment Plan sets forth the plan to redevelop the existing site including land uses, 
bulk and area requirements and design standards for redevelopment with the use of eminent 
domain. 
 
Statutory Process and Authority 
 
This Plan, and the provisions herein, have been prepared pursuant to Section 7 of the LRHL 
(N.J.S.A. 40A:12A-7), which provides that “No redevelopment project shall be undertaken or 
carried out except in accordance with a redevelopment plan adopted by ordinance of the 
municipal governing body, upon its finding that the specifically delineated project area is located 
in an area in need of redevelopment or in an area in need of rehabilitation, or in both, according 
to criteria set forth in section 5 or section 14 of P.L.1992, c.79 (C.40A:12A-5 or 40A:12A-14), as 
appropriate.” Pursuant to the requirements of the LRHL, this Redevelopment Plan includes an 
outline for the planning, development, redevelopment, and rehabilitation of the redevelopment 
area sufficient to indicate: 

1. Its relationship to definitive local objectives as to appropriate land uses, density of 
population and improved traffic and public transportation, public utilities, recreational and 
community facilities and other public improvements; 

2. Proposed land uses and building requirements in the project area; 

3. Adequate provision for the temporary and permanent relocation, as necessary, of residents 
in the project area, including an estimate of the extent to which decent safe and sanitary 
dwelling units, affordable to displaced residents will be available to them in the existing 
local housing market; 
 

4. An identification of any property within the redevelopment area proposed to be acquired in 
accordance with Redevelopment Plan; 

 
5. Any significant relationship of the Redevelopment Plans to: 

 
• The Master Plans of contiguous municipalities; 
 
• The Master Plan of the County in which the municipality is located, and; 

http://njlaw.rutgers.edu/cgi-bin/njstats/getnjstat3.cgi?yr=1992&chap=79


 
3 

 

 
• The State Development and Redevelopment Plans adopted pursuant to the "State 

Planning Act". 

6. As of the date of the adoption of the resolution finding the area to be in need of 
redevelopment, an inventory of all housing units affordable to low and moderate income 
households, as defined pursuant to section 4 of P.L.1985, c.222 (C.52:27D-304), that are to 
be removed as a result of implementation of the Redevelopment Plan, whether as a result of 
subsidies or market conditions, listed by affordability level, number of bedrooms, and 
tenure. 

7. A plan for the provision, through new construction or substantial rehabilitation of one 
comparable, affordable replacement housing unit for each affordable housing unit that has 
been occupied at any time within the last 18 months, that is subject to affordability controls 
and that is identified as to be removed as a result of implementation of the Redevelopment 
Plan. Displaced residents of housing units provided under any State or federal housing 
subsidy program, or pursuant to the “Fair Housing Act,” P.L.185 c.222 (C.52:27D-301 et 
al.), provided they are deemed to be eligible, shall have first priority for those replacement 
units provided under the plan; provided that any such replacement unit shall not be credited 
against a prospective municipal obligation under the “Fair Housing Act,” P.L.185 c.222 
(C.52:27D-301 et al.), if the housing unit which is removed had previously been credited 
toward satisfying the municipal fair share obligation. To the extent reasonably feasible, 
replacement housing shall be provided within or in close proximity to the redevelopment 
area. A municipality shall report annually to the Department of Community Affairs on the 
progress in implementing the plan for the provision of comparable, affordable replacement 
housing required pursuant to this section. 

8. Proposed locations for zero emission vehicle fueling and charging infrastructure within the 
project area in a manner that appropriately connects with an essential public charging 
network. 

The LRHL provides that “a Redevelopment Plan may include the provision of affordable 
housing in accordance with the “Fair Housing Act,” P.L. 1985 c.222 (C.52:27D-301 et al.), and 
the housing element of the municipal master plan.” Finally, the Plan is required to describe its 
relationship to pertinent municipal development regulations and must note whether the 
provisions of the Redevelopment Plan supersede applicable provisions of the development 
regulations of the municipality or constitute an overlay zoning district. 

 
Redevelopment Plan Overview 
 
This Redevelopment Plan recommends and provides for the redevelopment of the Lone Pine 
Landfill property and recommends that the property be permitted to include a solar energy 
facility in accordance with zoning standards identified within this plan.   It also recommends that 
the Landfill continue its on-site remediation and maintenance activities unimpeded. 
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Location of Study Area 
 
Appendices 2 and 3 show the boundaries of the Study Area as required by the Redevelopment 
Law.  The Study Area is located in the southwestern portion of Freehold Township adjacent to 
New Jersey Turkey Swamp Wildlife Management Area (WMA) to the east.  Per Township 
resolution R-21-163, the area of preliminary investigation consists of the Lone Pine Landfill site 
shown as Block 91, Lots 51-54; and Block 92, lots 25 & 41.  The Study Area is located toward 
the terminus of Burke Road which is accessed from Elton Adelphia Road approximately 1.0 mile 
to the north.  The Study Area is identified on the official Freehold Township Tax Map No. 45 
and contains a total of +/-122.6 acres.   
 
The landfill cap itself occupies approximately 58 acres of the site.  The landfill cap contains a 
number of wells, piping, electrical, and junction boxes around the site which contain control and 
monitoring mechanisms for wells and other instrumentation.  There are a total of 39 methane 
collection wells, 21 leachate wells, 13 recovery wells, 7 trench wells outside the fence line, 
approximately 20 to 30 monitoring wells that are scattered throughout the landfill cap, and 
approximately 50 additional monitoring wells on the site.  There is an underground electrical line 
that runs around the edge of the landfill cap as well as underground piping and other lines 
located beneath the landfill cap. The site also contains retention ponds, a slurry wall, toe drains, 
and other structures that are part of the remedy approved by the United States Environmental 
Protection Agency (USEPA). Security fencing with signage surrounds the site to prevent 
unlawful trespassing onto the site.   
 
The site contains a wastewater treatment plant building measuring approximately 4,100 s.f and is 
utilized for maintenance, storage and remediation activities. Located adjacent to the building is 
the wastewater treatment facility tank farm measuring approximately 6,500 s.f.  There is also a 
building with controls and other equipment, a methane flare and control building, a trailer, and 
other items connected to the CERCLA remediation which is ongoing at the site and includes 
activity at the site at least 5 days per week.  
 
The remaining portion of the Study Area, generally outside the landfill cap, contains wetlands 
areas that have been created, enhanced or restored. 
 
The regional Study Area location map is shown in Appendix 4. 
 

Block Lot Site Address 
Acres 

(approx.) Land Use Owner (tax records) 

91 51 1091 Burke Rd. 30.0 Former 
Landfill Site 

Lone Pine Corp. 
100 Broad Street c/o O’Mara 

Eatontown, N.J. 07724 

91 52 1051 Burke Rd. 
(rear) 48.0 Former 

Landfill Site 
Lone Pine Corp. 

100 Broad Street c/o O’Mara 
Eatontown, N.J. 07724 

91 53 1001 Burke Rd. 14.5 Former 
Landfill Site 

Lone Pine Corp. 
100 Broad Street c/o O’Mara 

Eatontown, N.J. 07724 
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91 54 1001 Burke Rd. 21.0 

Former 
Landfill Site; 
Remediation 

Building 

Lone Pine Corp. 
100 Broad Street c/o O’Mara 

Eatontown, N.J. 07724 

92 25 1018 Burke Rd. 6.1 Vacant/former 
borrow pits 

Lone Pine Corp. 
100 Broad Street c/o O’Mara 

Eatontown, N.J. 07724 

92 41 1060 Burke Rd. 3.0 Vacant/former 
borrow pits 

Lone Pine Corp. 
100 Broad Street c/o O’Mara 

Eatontown, N.J. 07724 

Total Acres (approximate) 122.6  

  
Site History / Existing Land Uses 
 
The Lone Pine Landfill began operation in 1959 and was operated by the now-defunct Lone Pine 
Corporation until it was closed in 1979 by a New Jersey Department of Environmental 
Protection (NJDEP) Administrative Order.  During that time, the landfill accepted a wide variety 
of wastes for disposal, including municipal, commercial and industrial wastes.  In September 
1983, the U.S Environmental Protection Agency (USEPA), pursuant to the Comprehensive 
Environmental Response, Liability, and Compensation Act (CERCLA), 42 U.S.C. Sec. 103, et 
seq. placed the site on the Superfund Program’s National Priorities List and the site’s long-term 
remedy is in place which includes a recorded access agreement and easement to allow for clean-
up, maintenance operations.  A group of Potentially Responsible Parties, pursuant to consent 
decrees with the USEPA and NJDEP and entered by the United States District Court for the 
District of New Jersey as United States v. Acton Corp., et al., Docket No. 89-3652 and United 
States, et al. v. Acton Corp., et al., Docket No. 91-2873 funds and manages the ongoing 
remediation and maintenance activities. 
  
It should be noted that according to the Freehold Township Tax Collector, taxes for the study 
area are delinquent and have not been paid since the early 1980’s.  There is a municipal lien on 
the properties. 
 
Pursuant to the United States Environmental Protection Agency (USEPA) Superfund Site 
“Cumulis” website which provides detailed information regarding Superfund sites throughout the 
U.S.: 

The site has been addressed by two long-term remedial phases focused on landfill 
cleanup and groundwater cleanup. 

Construction of the two remedies at the Lone Pine Landfill has been completed. 
The landfill is now in the operation and maintenance phase. The landfill is 
encapsulated, leachate generation is being prevented by the landfill cap, existing 
leachate is being extracted and treated, contaminated ground water no longer 
migrates into the Manasquan River, and the contaminated ground water is being 
treated. To date, five five-year reviews have been performed to determine if the 
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remedies are functioning as designed. The reviews have found the remedies are 
performing as designed and are protective of human health and the environment. 

Operation and maintenance activities for the site’s remedy are ongoing1. 

A tour of the site conducted on September 24, 2021 revealed there is on-going activity at the site 
including remediation activities, operation of the wastewater treatment facility, monitoring and 
compliance activities, maintenance, and other related activities. 
 
A map of the Study Area showing the existing land uses of the site and surrounding area is 
shown on an Existing Land Use Map in Appendix 5.  
 
Generally, the area surrounding the former landfill site is vacant and either owned by the 
Township, State of New Jersey or Lone Pine Corp.  The area that is adjacent and north and west 
of the Study Area is owned by the Township of Freehold and is Green Acres property which is 
vacant/wooded.  The property is bounded on the east side by Burke Road and the other side of 
the road is vacant/wooded property owned by Lone Pine Corp and also the State of New Jersey.  
Further east is the New Jersey Turkey Swamp Wildlife Management Area (WMA) and the Fin, 
Fur and Feather Club of New Jersey.  To the south of the site are vacant properties owned by 
either the Township, State of New Jersey or Lone Pine Corp.   
 
Photo #1 is typical of what would be seen on the ground around the outside of the property and 
shows a picture taken from Burke Road at the southwest corner of the site. 
 
Photo #2 shows the remediation and maintenance building with the wastewater treatment plant to 
the adjacent west side of the building.   
 
Photos #3 and #4 show several of the various monitoring wells at the top and side of the landfill 
cap. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo #1 – Southwest corner of site – security fencing 
                                                 
1 Source: United States Environmental Protection Agency – Cumulis –Superfund Site Information website - 
https://cumulis.epa.gov/; The last five year review was issued by USEPA in 2019 

https://cumulis.epa.gov/
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Photo #2 – Remediation / Maintenance building; wastewater treatment plant 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Photo #3 – Monitoring Wells – edge of landfill cap 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Photo #4 – Methane Well – top of landfill cap 
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Redevelopment Objectives 
 
This Redevelopment Plan provides standards to facilitate the redevelopment of the existing 
Landfill to allow for an alternative energy system. The objectives of the Redevelopment Plan are 
as follows: 
 

• Protect existing facilities and uses including, but not limited to, all buildings, wells, 
equipment, piping, and other items related, directly or indirectly, to the ongoing 
CERCLA remediation at the property 

• Conserve natural resources 
• Promote renewable energy systems 
• Preserve reasonable access to all parcels so that alternative forms of energy can be 

utilized to supplement conventional forms of energy 
 
Redevelopment Plan 
 

A. Relationship to Zoning and Land Development Regulations 
 
In order to implement the Plan consistent with the objectives herein, the Study Area shall be 
redeveloped in accordance with the standards detailed in this Redevelopment Plan. This Plan 
shall serve as the zoning regulations of the Township including use, bulk, yard and design 
standards as they relate to the area governed by this Redevelopment Plan unless otherwise noted. 
Where categorically no standards are provided within this Plan, the standards found within the 
Township’s Land Use Regulations shall apply. No benefits or incentives available as per the 
Local Redevelopment and Housing Law (LRHL) to a Redeveloper shall be available unless 
development occurs in accordance with the standards put forth in this Redevelopment Plan. 
Nothing in this Plan (whether objectives, standards, or any other statement herein) shall be 
interpreted to permit or allow any interference with or change in or to the ongoing CERCLA 
remediation activities at the site and nothing in this Plan or any work or activity pursuant to this 
Plan shall be construed in any way to permit any alteration, damage, interference with, or control 
with respect to the CERCLA remediation activities. 
 

B. Terminology 
Except as otherwise provided herein, words that appear in this Redevelopment Plan shall be 
interpreted in accordance with the “Definitions” section in the Freehold Township Land Use 
Regulations set forth in Chapter 190-3 of the Township Code. 
 
"Redeveloper" shall mean the corporation, partnership or other entity designated by the 
Redevelopment Entity as Redeveloper pursuant to N.J.S.A. 40A:12A-1 et seq., and having 
entered into a Redevelopment Agreement with the Redevelopment Entity for the purpose of 
advancing this Redevelopment Plan. 
 
"Redevelopment Agreement" shall mean a contract made by and between the designated 
Redeveloper and the Township, acting in its capacity as Redevelopment Entity for the 
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redevelopment area, which shall detail the specific rights, responsibilities and obligations of each 
party related to the development of the Redevelopment Area. 

 
"Redevelopment Entity" shall mean the Township of Freehold, acting as the implementing agent 
for this Redevelopment Plan in accordance with and under the provisions of N.J.S.A. 40A:12A-1 
et seq. 
 
"Redevelopment Plan" shall mean the Lone Pine Landfill Redevelopment Plan herein. Upon 
adoption by the Township Committee, this Redevelopment Plan shall satisfy all statutory 
requirements of the Local Redevelopment and Housing Law and shall constitute a 
Redevelopment Plan under N.J.S.A. 40A:12A-3, -7 & -15. 
 
"Redevelopment Statute" shall mean the New Jersey Local Redevelopment and Housing Law 
(N.J.S.A. 40A:12A-1 et seq.). 
 
“Solar Collector” shall mean a device, structure or part of a device or structure in which a 
substantial purpose is used to transform solar energy into thermal, mechanical, chemical or 
electrical energy. 
 
“Solar Energy” shall mean direct radiant energy received from the sun. 
 
“Solar Energy Facility – Principal Use” shall mean an area of land or other area (e.g. parking 
lot canopy, landfill, brownfield, etc.) used for a solar collection system principally used to 
capture solar energy, convert it to electrical energy or thermal power, store it on-site, and supply 
electrical or thermal power primarily for off-site use. Principal solar energy systems consist of 
one (1) or more free-standing ground mounted, solar related equipment and other accessory 
structures and buildings including light reflectors, concentrators, and heat exchangers, 
substations, electrical infrastructure, transmission lines, battery/energy storage, and other 
appurtenant structures. 
 
“Solar Panel” shall mean a structure containing one or more receptive cells or collector devices, 
the purpose of which is to use solar radiation to create usable energy. 
 

C. Permitted Principal Uses 
 
(1) Solar Energy Facility 

 
(2) Existing landfill as of the passage of this ordinance section 

D. Permitted Accessory Uses 
 
(1) Monitoring wells and/or vent pipes associated with existing landfill remediation and 

associated CERCLA remediation activities. 
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(2) Water treatment plant facility, structures or equipment for groundwater remediation 
pursuant to N.J.S.A 40:55D-66.8. 
 

(3) Solar battery/energy storage or any other uses which are subordinate and customarily 
incidental to a permitted use. 
 

(4) Fences 
 

(5) Parking  
 

(6) Electric vehicle charging station 
 

(7) Garbage storage / recycling solely related to the CERCLA remediation activities or the 
solar facility 
 

(8) Signage 
 
E. Prohibited Uses 

 
Any use not provided for in this Redevelopment Plan is prohibited. 
 
F. Solar Energy Facility 
 
(1) Application requirements. 

 
a. Permit. A zoning permit and construction permit shall be required for the installation of a 

solar energy facility. 
 

b. A major site plan application, including all elements noted within the Major Site Plan 
Application Checklist B shall be required for a solar energy facility.  Requested waivers 
will be reviewed at completeness. The major site plan application shall include the 
following additional items: 

 
[1] The location of key components of the CERCLA remediation activities. 

 
[2] Engineering study of the landfill cap including but not limited to the integrity of 

the cap and load bearing capacity to support the Solar Energy Facility. 
 

[3] The location of all of the components of the renewable energy system, including 
the Solar Collector, substations, inverters and transformers. 
 

[4] The location of proposed and existing overhead and underground utility and 
transmission lines. 
 

[5] Proposed (or comparable) energy system capacity specifications, including 
manufacturer and model. 
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[6] General plan of proposed layout of interconnection facilities. 

 
[7] If applicable, a description of any necessary upgrades or modifications to existing 

substations or the necessity for a new substation; for projects over 2 MW, the 
location and elevations of all transmission lines, support structures and attachments 
to a substation(s); proof of initiation and current state (i.e., feasibility study, system 
impact study, interconnection facilities study, or executed interconnection service 
agreement and construction service agreement) of the PJM2 generation 
interconnection planning review process shall be provided for any projects over 2 
MW, along with copies of the executed interconnection service agreement and 
construction service agreement, if available.  Copies of all submissions concerning 
the above if they are required for the proposed Solar Energy Facility, or a 
statement of non-applicability. 
 

[8] The location and condition of existing hedgerows and tree lines.  Removal of trees 
shall be identified and in accordance with Chapter 336 – Trees of the Township 
Code.  
 

[9] A copy of the application to the local electric utility for interconnection. 
 

[10] A grading and drainage plan under the seal of a licensed professional engineer, 
which shall provide the details necessary to adequately demonstrate to the 
reviewing agency engineer that stormwater management is in compliance with 
Township ordinance standards. Notwithstanding that the surface of a solar panel 
shall not be considered to be impervious for the purpose of calculating stormwater 
runoff, the reviewing Board Engineer, as applicable, shall require the submission 
of stormwater calculations and/or improvements to determine if the installation of 
the ground-mounted system and associated site improvements will create a 
potential impact to the on-site or off-site drainage or increase stormwater runoff 
from the predevelopment condition. Prior to issuance of a certificate of occupancy 
and/or placing the facility online, an as-built grading and drainage plan, prepared 
by a licensed professional surveyor, shall be submitted to the Township Engineer 
for review and approval. The plan shall show that the as-built conditions are 
substantially the same as those shown on the approved grading and drainage plan. 
 

[11] A maintenance plan and land surface management plan shall be submitted that sets 
forth provisions for all solar panels and associated equipment, required plantings, 
area not devoted to solar production, including a schedule of specific maintenance 
activities to be conducted on site and outside of the solar facility, and shall be 
maintained to a level that will discourage successional growth or the establishment 

                                                 
2 PJM Interconnection is a regional transmission organization (RTO) that coordinates the flow of electricity from 
generators to local utilities across a web of high-voltage transmission lines in all or parts of Delaware, Illinois, 
Indiana, Kentucky, Maryland, Michigan, New Jersey, North Carolina, Ohio, Pennsylvania, Tennessee, Virginia, 
West Virginia and the District of Columbia. Local utilities distribute this power directly to consumers. PJM was an 
abbreviation for the Pennsylvania, New Jersey and Maryland but now includes the wider area.   
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of invasive species. The Plan shall be consistent with the approved land surface 
management plan for the overall landfill site. 
 

[12] A construction staging and sequencing plan shall be provided which details all 
pertinent information related to construction activities, including, but not limited 
to: 

 
[a] Days and hours of construction activities. 
[b] Location of parking and loading areas. 
[c] Location of truck washing areas, if applicable. 
[d] Location of construction trailers and associated facilities. 
[e] Location of stockpile areas in accordance with the CERCLA standards. 
[f] Location of materials and equipment staging areas. 
[g] Designated truck routes to and from the site. 
[h] Temporary lighting. 
[i] Site security.  

 
[13] The Redeveloper shall provide initial and periodic familiarization to local first 

responders on safe entry, shut-down and operations within the solar array site. 
 

 
(2) Yard and Building Requirements.  The following yard and building requirements shall 

apply for a solar energy facility: 
 
a. The location of ballasted ground mounted arrays and freestanding collectors shall be 

setback a distance of 100 feet from the property line of the perimeter of the 
Redevelopment Area. 
 

b. Ground mounted arrays shall not exceed twenty (20) feet in height when oriented at 
maximum tilt. 
 

c. Setback from any building, equipment, leachate collection well, recovery well, 
methane well, monitoring well, vent or similar use for the operation or cleanup of the 
landfill or treatment plant shall be a minimum of twenty (20) feet.  Setback shall be 
twelve (12) feet from methane wells or as required so as not to interfere with the 
ongoing CERCLA remediation activities. 
 

(3) Other Design Standards.   
 

a. If glare is anticipated as a potential impact to adjoining residential properties and 
streets, and an adequate visual buffer does not exist, the affected portion of the solar 
energy facility shall be screed to the extent possible. 
 

b. Access to any building, equipment, leachate collection well, recovery well, 
monitoring well, vent, piping, electrical line, or similar item or use for the operation 
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or cleanup of the landfill or ongoing CERCLA remediation activities plan shall not be 
impeded. 
 

c. Solar energy facilities shall utilize ballasted racking technology on the cap to avoid 
landfill cap penetration. 
 

d. There shall be no excavation or penetration of the landfill cap to place solar 
equipment. 
 

e. Security Fencing – The site of the Solar Energy System shall be enclosed by security 
fencing not less than six (6) feet in height subject to requirements of §190-165 – 
Fence regulations. However, no fencing may penetrate or pierce the landfill cap. 
 

f. Signage. There shall be no signs that are visible from any public road posted on a 
solar energy system or any associated building, except for the manufacturer's or 
installer's identification, appropriate warning signs, or owner identification. Solar 
energy systems shall not be used for displaying any advertising except for small and 
reasonable identification of the manufacturer or operator of the system.  

 
g. The existing on-site parking lot shall be maintained, but shall be reserved for the sole 

use of the ongoing CERCLA remediation activities and maintenance and operation of 
the solar facility. 
 

h. No public parking is permitted, however, electric vehicle charging stations shall be 
provided if applicable pursuant to the Redevelopment Law (N.J.S.A. 40A:12A-7(8). 
 

i. Easement and design restrictions shall be in accordance with Environmental 
Protection Easement and Declaration of Restrictive Covenants dated January 13, 
1998 and the recorded Consent for Access dated April 25, 1990 as provided 
collectively in Appendix 6 of this Redevelopment Plan. 
 

j. All solar energy system collector installations must be performed by a qualified solar 
installer, and prior to operation the electrical connections must be inspected by the 
Construction Office’s respected sub-code official/inspector or other appropriate 
electrical inspection agency as determined by the Township.  In addition, any 
interconnection to the public utility grid must be inspected by the appropriate public 
utility agency. 
 

k. When solar storage batteries are included as part of the solar energy collector system, 
they must be placed in a secure container or enclosure meeting the requirements of 
the New Jersey State Building Code when in use and when no longer used shall be 
disposed of in accordance with the laws and regulations of the State of New Jersey 
and other applicable laws and regulations. 
 

l. Clearing of natural vegetation for the installation of a solar energy facility shall be 
limited to that which is necessary for the construction, operation and maintenance of 
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the system and as otherwise prescribed by applicable laws, regulations and ordinances 
and shall not in any way interfere with, compromise, alter, or damage the landfill cap 
and ongoing CERCLA remediation activities. 
 

m. Decommissioning Plan 
 

[1] Any solar energy system that has generated no electricity for a period of twelve 
(12) months shall be deemed to be abandoned and shall be decommissioned 
within six (6) months.  A Decommissioning Plan shall be submitted to the 
Planning Board as part of the site plan application process.  The 
Decommissioning Plan shall include, but not limited to the following: (1) a time 
schedule and methods for the removal of the entire solar panel array and all 
associated facilities and equipment connected there to from the premises; (2) 
cleaning and restoration of the property to its pre-installed condition, including 
grading and vegetative re-stabilization to eliminate any negative impacts to 
surrounding properties; and (3) posting of a performance bond prior to the start 
of the decommissioning work at the time of issuance of a demolition permit, in 
an amount to be determined by the Township Engineer, to insure the completion 
of this work in accordance with this and other relevant ordinances and codes. 
The Decommissioning Plan shall be consistent with any ongoing CERCLA 
remediation activities and shall not in any way interfere with, compromise, 
alter, or damage the landfill cap and any ongoing CERCLA remediation 
activities.  
 

[2] If said decommissioning has not been completed within the requisite six (6) 
month period, then the Township Zoning Officer shall provide written notice by 
certified mail to the solar energy facility owner and operator requiring that 
decommissioning be completed within thirty (30) calendar days of receipt of 
said notice. 
 

[3] If the decommissioning has not been completed within thirty (30) calendar days 
of the receipt of said notice, the Township may either undertake the 
decommissioning and charge the facility owner and operator for all costs and 
expenses thereof, including reasonable attorney’s fees, or take appropriate legal 
action to compel the decommissioning.   
 

Planning Relationship With Other Plans 
 
As required by the Redevelopment and Housing Law, this section describes the significant 
relationship between the Redevelopment Plan and the Monmouth County Master Plan, adjacent 
municipal Master Plans, and the New Jersey Development and Redevelopment Plan; and the 
consistency between the Redevelopment Plan and the Freehold Township Master Plan. 
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A. Freehold Township Master Plan 
 
This Redevelopment Plan is consistent with the Freehold Township Master Plan as last amended 
July 15, 2021.  It is particularly consistent with several objectives that are stated in the Township 
Master Plan Objectives, Principles, Assumptions, Policies and Standards (Chapter 6) including: 
 

Objectives: 
 

• To encourage municipal actions which will guide the long-range appropriate use and 
development of lands within Freehold Township in a manner which will promote the 
public health, safety, morals and general welfare of present and future residents. 
 

• To promote the conservation of open space and valuable natural resources and prevent 
degradation of the environment through improper uses of land. 
 

• To encourage energy efficient site designs and provisions for renewable energy resources 
including solar, wind and recycled heat. 
 

Policies: 
 

• To consider and evaluate innovative development proposals which would enhance and 
protect environmental features, minimize energy usage and encourage development 
densities consistent with existing patterns of development. 

  

B. Monmouth County Master Plan 
 
This Redevelopment Plan is consistent with the goals, principles, and objectives (GPOs) of the 
2016 Monmouth County Master Plan (adopted October 17, 2016) particularly with respect to 
Master Plan Goal #3 which states: “Promote beneficial development and redevelopment that 
continues to support Monmouth County as a highly desirable place to live, work, play, and 
stay.” The following principles and objectives from Master Plan Goal #3 are applicable to this 
Redevelopment Plan: 
 

Principle 3.1 - Vibrant and Sustainable Communities: Encourage the creation of vibrant 
communities through a variety of housing choices, energy and transportations options, 
recreational and cultural offerings, health and safety initiatives, and business 
opportunities that result in a more sustainable and higher quality-of-life for all residents. 

 
3.1 objectives: 
 
K. Encourage the use of green technology and design to reduce the impact of 

property improvements on natural systems. 
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L.  Promote the redevelopment or reuse of environmentally degraded places such as 
brownfields and grayfield sites into safe, new uses and public amenities that 
promote healthy community design. 

 
Principle 3.7 - Investment in Priority Growth Areas and Growth Impacted Locations: 
Aligning state, county, and local investment strategies that improve efficiency, minimizes 
incompatible land use conflicts, and reduces costs associated with repairing, replacing, 
and expanding systemic infrastructure. 

 
A. Encourage public infrastructure investments in county recognized priority growth 

areas and locations that support economic development and redevelopment; 
particularly locations in existing and planned service areas. 

 
B.  Coordinate infrastructure and utility upgrades with economic development and 

redevelopment activities. 
 
C.  Encourage the repair and replacement of aging infrastructure systems that 

eliminate deficiencies, enhance conservation and recreational opportunities, 
improve public safety, and increase efficiency and capacity as needed. 

 
The Lone Pine Landfill is located within a Priority Growth-Reinvestment Area/Site Overlay 
(PG-RAS), and Priority Growth-Water Supply Watershed Area Overlay (PG-WSWA) per Figure 
2.14 of the Monmouth County Master Plan. 
 
The Utilities 7.0 Element of the County Master Plan – “supports the use of alternative, renewable 
energy resources such as geothermal, solar, hydro, tidal, and wind power” as a general 
stakeholder strategy. 
  

C. New Jersey State Development and Redevelopment Plan 
 
The New Jersey State Development and Redevelopment Plan was adopted March 1, 2001. The 
entire Study Area is contained within the Environmentally Sensitive Planning Area (PA5). 
 
The Environmentally Sensitive Planning Area (Planning Area 5) contains large contiguous land 
areas with valuable ecosystems, geological features and wildlife habitats. In the Environmentally 
Sensitive Planning Area, the intent of the State Plan is to:  
 

• protect environmental resources through the protection of large contiguous areas of land;  
• accommodate growth in Centers;  
• protect the character of existing stable communities;  
• confine programmed sewers and public water services to Centers; and  
• revitalize cities and towns. 
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D. New Jersey Municipal Land Use Law 
 
The New Jersey Municipal Land Use Law includes solar as an “Inherently Beneficial Use” per 
40:55D-4: “Inherently Beneficial Use – means a use which is universally considered of value to 
the community because it fundamentally serves the public good and promotes the general 
welfare.  Such a use includes, but is not limited to, a hospital, school, child care center, group 
home, or a wind, solar or photovoltaic energy facility or structure.”  
 
The New Jersey Municipal Land Use Law also includes solar on the site of any landfill as a 
permitted use per 40:55D-66.16: “Solar, photovoltaic energy facility, structure, certain, permitted 
use within every municipality – a. notwithstanding any law, ordinance, rule or regulation to the 
contrary, a solar or photovoltaic energy facility or structure constructed and operated on the site 
of any landfill or closed resource extraction operation, shall be a permitted use within every 
municipality.” 
 

E. Master Plans of Adjacent Municipalities 
 
Due to its remote location, there is no significant relationship of this Redevelopment Plan to the 
Master Plans of other adjacent municipalities. 
 
Electric Vehicle Charging Infrastructure 
 
The New Jersey Redevelopment and Housing Law (N.J.A.C. 40A:12A-7) was amended by P.L. 
2021, C.168, approved July 9, 2021 by the New Jersey Legislature requiring that 
redevelopment plans indicate the: 

 
40A:12A-7(8) “proposed locations for zero-emission vehicle fueling and 
charging infrastructure within the project area in a manner that 
appropriately connects with an essential public charging network.”  

 
Additional requirements for the installation of electric vehicle supply equipment or Make-Ready 
parking spaces are provided pursuant to P.L. 2021, c171 adopted July 9, 2021 which include 
amendments to N.J,A.C. 40:55D-66.18 through 40:55D-66.21. 
 
If applicable, electric vehicle supply equipment or Make-Ready parking spaces parking facilities 
must comply with N.J.A.C. 40:55D-66.18 through 40:55D-66.21.    
 
Administrative and Procedural Requirements 

A. Acquisition and Relocation 
 
The Redevelopment Area governed by this Redevelopment Plan is an Area in Need of 
Redevelopment and confers condemnation power to the Township of Freehold.  The general 
policy with respect to property acquisition shall require the Township, if necessary, to facilitate 
the completion of the Redevelopment Plan within a reasonable period of time. If it appears 
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necessary or prudent for the Township to acquire title interest in any property, then it may 
proceed to do so either by negotiation or by eminent domain proceedings in accordance with 
applicable statute. Therefore, all of the lands within the Lone Pine Redevelopment Area not 
owned by the Township of Freehold are subject to acquisition for redevelopment. This 
Redevelopment Plan authorizes the Township to exercise its condemnation powers on all 
properties in the Redevelopment Area, including the acquisition of property. 
 
The Redevelopment Area does not currently contain any residential uses. Therefore, provisions 
related to acquisition and relocation assistance are not required. In the event that it is determined 
that relocation assistance is necessary, the Township will provide the appropriate relocation 
assistance pursuant to applicable State and Federal law as necessary. 

B. Easement and Restrictions on Use of The Property  
 
An environmental protection easement on the property includes a declaration of restrictive 
covenants which will affect any future redevelopment of the property.  In summary, the 
declaration protects the operable unit remedies of the site and prohibits interference with, or 
excavation of, the groundwater cut-off (slurry) wall and surface seal cap of the landfill; the 
installation, interference with the operation of the groundwater extraction or collection wells; 
removal, excavation, disturbance dredging, dumping, filling of any materials within the slurry 
wall or beneath the cap.  The Easement for Lone Pine Landfill Superfund Site – dated January 
15, 1998 including specific restrictions that will remain in full effect and a related and recorded 
Consent for Access dated April 25, 1990 are found collectively in Appendix 6 – Easement.   

C. Inventory and Replacement of Affordable Housing 
 
The Redevelopment Area governed by this Redevelopment Plan contains no housing units 
affordable to low and moderate income households, as defined pursuant to section 4 of P.L.1985, 
c.222 (C.52:27D-304). No affordable units will be removed as a result of implementation of this 
Redevelopment Plan.  

D. Amending the Redevelopment Plan 
 
Upon compliance with the requirements of applicable law, the Township Committee may amend, 
revise, or modify the Redevelopment Plan in general or for specific properties within the 
Redevelopment Area as circumstances may make such changes appropriate. The review and 
approval of any proposed amendments shall be undertaken in accordance with the procedures set 
forth in the LRHL. Any proposed changes in permitted uses, the land use plan, building height, 
or other core design concepts of this Plan shall require notice and public hearings in a manner 
similar to the adoption of the original Plan. 

E. Redevelopment Entity 
 
The Township of Freehold shall serve as the Redevelopment entity. 
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F. Selection of a Designated Redeveloper 
 
Potential redevelopers will be required to submit to the Redevelopment Entity for review and 
approval prior to the designation of a redeveloper at a minimum: 
 
(1) Financial responsibility and capability 
(2) Estimated development cost 
(3) Estimated time schedule for outside agency review/approval, construction and 

decommissioning of proposed solar facilities and equipment 
(4) Conceptual site plans including visual plans and elevations at a minimum 
(5) Fiscal impact analysis 

 

G. Appointment of a Designated Redeveloper 
 
Upon the selection of one or more Redevelopers to become a designated “Redeveloper” (each, a 
“Redeveloper”), the Redevelopment Entity shall then proceed to negotiate a formal 
Redevelopment Agreement with the Redeveloper (each, a “Redevelopment Agreement”). 
Designation of a Redeveloper(s) by the Redevelopment Entity shall be subject to the execution 
of an appropriate Redevelopment Agreement. The estimates referred to in the previous section 
shall be finalized by the designated Redeveloper(s) at the time of execution of such 
Redevelopment Agreement. 
 
Prior to the commencement of construction of any improvements on Redevelopment Area land, 
final plans and specifications must be submitted to the Township and then to the Planning Board 
for site plan approval as required pursuant to the Municipal Land Use Law (NJSA 40:55D-1 et 
seq.) by the Redeveloper(s) for review and approval. 
 

H. Phasing 
 
The project may be developed in phases. The phasing plan shall include phased start and 
completion dates among the various land use components, as well as internal phasing schedules 
within sections. 

I. Infrastructure 
 
In addition to the new development resulting from the implementation of the Redevelopment 
Plan, several other actions may be taken to further the goals of this Plan.  These actions may 
include, but are not limited to: (1) provisions for new or upgraded infrastructure necessary to 
service new development in accordance with the “Solar Energy Facility-Principal Use” 
definition; (2) environmental remediation; (3) vacation of public utility easements and other 
easements and rights-of-way which are not needed to effectuate redevelopment or for the 
continued CERCLA remediation activities at the property. 
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J. Adverse Influences 
 
No use shall be permitted which, when conducted under proper and adequate conditions and 
safeguards, will produce corrosive, toxic or noxious fumes, glare, electromagnetic disturbance, 
radiation, smoke, cinders, odor, dust or waste, undue noise or vibration, pollution, or other 
objectionable features so as to be detrimental to the public health, safety or general welfare, nor 
shall any use be permitted which in any way is detrimental to, interferes with, compromises, 
damages the CERCLA remediation activities at the property. 
 

K. Duration of the Plan 
 
The Redevelopment Plan, as it may be amended from time to time, shall be in full force and 
effect upon its adoption by ordinance by the Township Committee and shall be in effect until the 
redevelopment of the Redevelopment Area is completed as evidenced by the issuance by the 
Township of a Construction Approval (CA) in accordance with the Redevelopment Plan and the 
LRHL. 
 
Redeveloper Obligations 
 
Redevelopment under the terms of this Redevelopment Plan shall only be undertaken pursuant to 
a Redevelopment Agreement entered into between the Township and the designated 
Redeveloper. The following restrictions and controls on redevelopment shall apply 
notwithstanding the provisions of any zoning or building ordinance or other regulations now or 
hereafter in force: 
 
(1) The Redeveloper will be obligated to carry out the specified improvements in accordance 

with this Redevelopment Plan. 
 

(2) The Redeveloper, its successors or assignees shall develop the Redevelopment Area in 
accordance with the uses and building requirements specified in this Redevelopment 
Plan. 
 

(3) Until the required improvements are completed and a Construction Approval (CA) is 
issued, the Redeveloper covenants provided for in N.J.S.A. 40A:12A-9 and imposed in 
any Redevelopment Agreement, lease, deed or other instruments shall remain in full force 
and effect. 
 

(4) The Redevelopment Agreement(s) shall contain provisions to assure the timely 
construction of the redevelopment project, the qualifications, financial capability and 
financial guarantees of the Redeveloper(s) and any other provisions necessary to assure 
the successful completion of the project. 
 

(5) The Redeveloper shall not interfere with CERCLA remediation activities and shall be 
responsible for any damage to remediation activities caused by the redeveloper or its 
subcontractors. 
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Planning Board Review Process  
 
Pursuant to N.J.S.A. 40A:12A-13, all development applications for the development of sites 
governed by this Redevelopment Plan shall be submitted to the Planning Board for review and 
approval. The following provisions shall govern review of any proposed redevelopment projects 
for the Redevelopment Area: 
 
(1) No building or zoning permit shall be issued by the Construction Official or Zoning 

Official for any work resulting in a change of intensity of development or change of use 
for any properties or buildings within the area of the Redevelopment Plan without prior 
review and approval of the work by the Township Committee and the Planning Board. 
 

(2) Regular maintenance and minor repair including work related to existing CERCLA 
remediation activities shall not require Planning Board review and approval  
 

(3) Where any change of tenancy or site alteration is proposed which would not require 
subdivision or site plan approval as per the Township’s Planning and Development 
Regulations, or would not result in a change in the intensity of the development, review 
of the proposed change by the Planning Board shall not be required and a Building 
Permit or Zoning Permit may be issued by the Construction or Zoning Official. 
 

(4) The Planning Board shall conduct site plan review pursuant to N.J.S.A. 40:55D-1 et seq. 
and the Freehold Township Land Use Ordinance. 
 

(5) As part of site plan approval, the Planning Board may require the redeveloper to furnish 
performance guarantees pursuant to N.J.S.A. 40:55D-53 and as required in the Freehold 
Township Land Use Ordinance. The performance guarantees shall be in favor of the 
Township of Freehold, and the Township Engineer shall determine the amount of any 
performance guarantees. 
 

(6) Once a property has been redeveloped in accordance with this Redevelopment Plan, it 
may not be converted to any use not expressly permitted in this Redevelopment Plan. No 
non-conforming use, building, or structure may be expanded or made more non-
conforming in nature after adoption of this Redevelopment Plan. A use or structure not 
conforming to the requirements of this Redevelopment Plan may not be reconstructed in 
the event of its destruction. The Zoning Officer shall determine the issue of whether the 
non-conforming use or building structure has been "destroyed."  
 

(7) The Planning Board may grant “C” variances, exceptions or waivers from design 
standards from the requirements for site plan approval. Any exceptions or waivers 
granted shall be reasonable within the general purposes and intent of the provisions for 
site plan review and approval within this Redevelopment Plan. No deviations may be 
granted under the terms of this section unless such deviations can be granted without 
resulting in substantial detriment to the public good and will not substantially impair the 
intent and purpose of this Redevelopment Plan or the Township Master Plan. 
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(8) No deviations may be granted which will result in permitting a use that is not a permitted 
use within this Redevelopment Plan. Any deviation from standards of this 
Redevelopment Plan that results in a “D” variance, pursuant to N.J.S.A. 40:55D-70d, 
may only be addressed as an amendment to the Redevelopment Plan by the Township 
Committee rather than via variance relief through the Planning Board. All development 
must be approved by the Planning Board and shall be submitted through the normal site 
plan procedures as identified by N.J.S.A. 40:55D-1, et seq. 
 

(9) The regulations and controls of this Redevelopment Plan shall be implemented, where 
applicable, by appropriate covenants, or other provisions and through agreements 
between the Redeveloper and the Township pursuant to N.J.S.A. 40A:12A-8 and 
40A:12A-9. 
 

(10) The extent of the Redeveloper’s responsibility for any installation or upgrade of 
infrastructure related to the development of the Redevelopment Area, or contribution 
thereto, shall, whether on-site or off-site, be subject to the Redevelopment Agreement 
with the Township of Freehold, as the municipal Redevelopment Entity. 
 

(11) Any and all definitions contained within this Redevelopment Plan shall prevail. In the 
absence of a definition, the definition found within the Township Land Use Ordinance 
shall prevail. Any and all definitions inconsistent with N.J.S.A. 40A:12A-3 shall be 
considered invalid. 
 

(12) A redeveloper shall be required to pay all applicable escrow and major site plan 
application fees and other required fees in accordance with applicable provisions of the 
Township Ordinance and State law.  
 

The above provisions are all subject to approval by ordinance and/or resolution according to law. 
If a court of competent jurisdiction finds any word, phrase, clause, section, or provision of this 
Redevelopment Plan to be invalid, illegal, or unconstitutional, the word, phrase, clause, section, 
or provision shall be deemed severable, and the remainder of the Redevelopment Plan and 
implementing ordinances shall remain in full force and effect. 
 
Amendment to Zoning Map and Land Use Ordinance 

 
The Township Zoning Map is hereby amended to reference this Redevelopment Plan as a Zoning 
District encompassing the Redevelopment Area in its entirety. Additionally, the listing of zoning 
districts in the Freehold Township Land Use Ordinance is hereby amended to include a reference 
to this Redevelopment Plan constituting such a Zoning District and shall be named “Lone Pine 
Landfill Redevelopment Area”.  
 
Where specifically provided for herein, the development standards set forth in this 
Redevelopment Plan shall supersede the Freehold Township Land Use Ordinance. In all other 
instances, the Township Land Use Ordinance shall remain in full force and effect. 
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This Redevelopment Plan may be amended from time to time in compliance with the 
requirements of law. 
 
Other Provisions 
 
In accordance with the LRHL, the following statements are made: 
 
(1) The Redevelopment Plan herein has delineated a definite relationship to local objectives 

as to appropriate land uses, density of population, and improved traffic and public 
transportation, public utilities, recreation and community facilities, and other public 
improvements. The Plan has laid out various programs and strategies needed to be 
implemented in order to carry out the objectives of this Plan. 
 

(2) The Redevelopment Plan lays out the proposed land uses and building requirements for 
the Redevelopment Area. 
 

(3) The Redevelopment Plan permits the acquisition of privately-owned property. 
 

(4) The Redevelopment Plan is substantially consistent with the Master Plan for the 
Township of Freehold. The Plan also advances the goals and objectives of the Monmouth 
County Master Plan and the New Jersey State Development and Redevelopment Plan. 
 

(5) Non-Discrimination Provisions - No covenant, lease, conveyance, or other instrument 
shall be affected or executed by the Township Committee or by a Redeveloper(s) or any 
of its successors or assignees, whereby land within the Redevelopment Area is restricted 
by the Township Committee, or the Redeveloper, upon the basis of race, creed, color, 
sexual orientation, or national origin in the sale, lease, use, or occupancy thereof. 
Appropriate covenants, running with the land forever, will prohibit such restrictions and 
shall be included in the disposition instruments. There shall be no restrictions of 
occupancy or use on the basis of race, creed, color or national origin. 
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Resolution of the Township of Freehold 
Monmouth County, New Jersey 

 
 

No: R-21-163      Date of Adoption: July 13, 2021 
 
 
TITLE:     RESOLUTION AUTHORIZING THE UNIFIED PLANNING BOARD  
                  TO  DETERMINE IF BLOCK 91, LOTS 51, 52, 53 & 54 AND BLOCK  
                   92, LOTS 25 & 41 IS AN AREA OF PROPERTY IN NEED OF  
                   REDEVELOPMENT      
 
 

- - - R E S O L U T I O N - - - 
 
     WHEREAS, Block 91, Lots 51, 52, 53, & 54; and Block 92, Lots 25 & 41, shown in 
blue on the copy of the tax map attached hereto as Exhibit “A” (collectively, the 
“Property”) is located off Burke Road in the Township owned by  Lone Pine Corp.; and 
 
 WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et. 
seq.  sets forth the specific procedure for establishing an area in need of redevelopment; 
and 
 
 WHEREAS, pursuant to N.J.S.A. 40A:12A-6, prior to the Township Committee’s 
determination whether a particular study area qualifies as an area in need of redevelopment, 
the Township Committee must authorize the municipal Planning Board, by Resolution, to 
undertake the preliminary investigation to determine whether the area meets the criteria of 
a redevelopment area as set forth in N.J.S.A. 40A:12A-5; and 
 
 WHEREAS, the Township Committee has determined that the Township Unified 
Planning Board (hereafter “Planning Board”) should undertake such a preliminary 
investigation and hearing to determine that the Property qualifies under the Local 
Redevelopment and Housing Law as an area in need of redevelopment; and 
  
 WHEREAS, N.J.S.A. 40A:12A-6(a) further provides that, in making such a 
determination, the Resolution authorizing the Planning Board to undertake the preliminary 
investigation shall state if the redevelopment area determination shall authorize the 
municipality to use all the powers provided by the legislature for use in a redevelopment 
area, including the power of eminent domain; and 
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 WHEREAS, the Township Committee has determined that the redevelopment area 
determination should authorize the Township of Freehold to use all its powers provided by 
the legislature for use in the redevelopment area, including the use of eminent domain, thus 
designating the Property a “Condemnation Redevelopment Area” under N.J.S.A. 
40A:12A-6(a). 
 
 NOW, THEREFORE BE IT RESOLVED, by the Township Committee of the 
Township of Freehold, that the Township Planning Board be and is hereby directed to 
conduct the necessary investigation including the holding of a public hearing to determine 
whether or not the Property is or is not an area in need of redevelopment under the criteria 
set forth in N.J.S.A. 40A:12A-1 et. seq.  
 
 BE IT FURTHER RESOLVED that the Planning Board is directed that the 
redevelopment area determination shall authorize the Township to use all the powers 
provided by the legislature for use in redevelopment, including the power of eminent 
domain. 
 
 BE IT FURTHER RESOLVED that the Planning Board shall submit its findings 
and recommendations to the Township Committee in the form of a Resolution with 
supporting documentation. 
 
 BE IT FURTHER RESOLVED that a copy of this Resolution certified by the 
Township Clerk to be a true copy be forwarded to the following: 
 
 1.  Freehold Township Planning Board 
 2.  Lone Pine Corp., c/o O'Mara, 100 Broad Street, Eatontown, NJ 07724  
            3.  Roger McLaughlin, Esq., Planning Board Attorney 
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No. R-21-163  
 
 
 
 
 
 

VOTE OF THE TOWNSHIP COMMITTEE 
                     COMMITTEEMAN                                  I       S                                      Y      N       NV     AB 
Mr. Ammiano   X  X       
Mrs. Fasano      X       
Mr. Preston      X       
Mr. Walker X    X       
Mayor Cook      X       

I-Introduced By     S-Seconded By   X- Indicates Vote   NV- Not Voting      AB- Absent 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  







 

 

 

 

 

 

 

 

 

 

Appendix 2 - Aerial Map 
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Appendix 3 - Tax Map 
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Appendix 4 - Regional Location Map 

 

 

 



 

 



 

 

 

 

 

 

 

 

 

 

Appendix 5 - Existing Land Use Map 

 



 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Appendix 6 – Easement for Lone Pine Landfill Superfund Site  

(dated January 15, 1998); Consent for Access (April 25, 1990) 

 

 

 

 

 

 

 

 

 





















































coNSEtm FoR ACCEAA TO
IPNE PIIIE L {DFIIL SOPERTmID aIrE

IREEEOTJD TOTNSETP' HONIrcUTE COInl]tY ,' trEr arERaEY

I, the undersigned, aE authorized to represent the ouner of the
icne plne landfill'whlch is listed on tax naPs sheets 45 and 45

for the TornshiP of Freehold, New Jersey as Block 91, Lots 5L, 52'
s:, sc .rra Bloclk 92, Lts 24, 25, 41 and {5 (the n ProPeny-:L: 

--- 1
consent to the offlcers, euPloyees and authorlzed rePresentatlves
i""i"di"s wiihout llnitatlo-n c.ontractors, subcontractors and any
iirtrr.iiiZa p"i="" acti.ng on their behalf, or the united states
r""ii""r""ti1 Protectlon- Agency (xEPAn), the state o! Nel, Jersey'
il-il;;ifiit"ry a"re"aan€s t6 the consent Decree related to the
pi"piiiv-i6 r" eiterea ln the united states District eourt for the
oisiricl of Neu Jersey, enterlng and having iurnediate, continued
ina ""fr,t""r"pted 

accels to the iroperty and any ad1 ac€nt ProPerty
;;.4 ;y r-one'pine corporation for the fotlowing purposes 3

PerforEance of soil' water, alr sarplinE
actions relatinE to the investigation of
subsurface contaEinatlon

Anv other activities authorized by EPA

unier the terEs of the consent Decree'

and other
surface or

Actlvitles r€latad to the preParation of- detalled design
soecificatlons to carry 6ut-the reEedial .alternatives
ii;; - -"-R;;"-JF) serect6d for the lone Pine r'andeirl
Superfund s lte

InpleBentation of the ReEedy as approved or aDended by
EPA

Activlties relatlng to the operatlon and Maintenance and

tng tern Honltorlng of the ReDedY

or undertaken

Prepared bY:

0850 t0-0032

Joanne M. walker, Esquire



I uJrder8tand that these actlons ale undertaken pursuant to EPArs
respon6e qnd enforcenent responsibllltles under the Conprehenslve
Environrental Response, conpenFation and I.labiltty Act, as aEended,
42 U.S.C. S 9601 et seo.

4z-s77c'
.r' z';.,.,"r o/z? 4n17.

Date ,/, John W. otMara. Esquire
Attorney for r,one Pine, rnc.

STATE OF NEW JERSEY COUNAY OF I4ONMOUTH SS.:
I CERTIFY that on April 25 , 1990

JOHN !i. O I MARA
p"ii6""iri cine uefore ne, and thls Person acknor'ledged under oath,
to Ey satisfactj.on, that:

(a) lhis person is the attorrey for Lona Pine, Inc', the
corpolation naned in thLs docuEent;

(b) this docunent ua6 slgned and detlvered by this
Person as a volurtary act du'I'y authorized by Lone
Pine, Inc. i

(c) this person knolrs th€ Proper seal' of the corPoration
whicd was affixed to thE docuEent 

' 
and'

(d) this person signed thls proof to attest to the truth

'i\: ' Sj.;..

of th€se facts.

to before
rsra

,..:,..j: :t .:i ';' ::i

(.)

+

'. :1, 11

tri j

ill Ll rlrJlt 11f;' 'Ii
:ti'rililu'tlt 1BWIY

irl.liiii-,i dIFICE

I (.) ii ,,:l l:r ,i,\,
.I l ./i{' ;l;l i' t9?0

:i:.)ii L:, cLAYTall

Lr,l,riil CLtjlX

, r,! ;i.'rltn . tr.

PUBLIC Gr f{E!v JEllSiY
NOV, 27. 1994

Joanne lIa r 4ft'tlManta and welga
suite 600
Lo4o North xinqs- Highway
C:rerry i". j; 1. NJ 08034

0B50 t0-0033
END OF DOCUMEN{
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