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INTRODUCTION AND PROCESS

This Plan has been prepared in response to
the Settlement Agreement executed between
Moorestown Township and Moorestown Mall,
LLC, PR Moorestown Anchor-L&T, LLC, and
PR Moorestown Anchor M, LLC, collectively
the Pennsylvania Real Estate Investment Trust
(PREIT), the owner of the Mall. The Settlement
Agreement addresses a portion of the Township’s
unmet need affordable housing obligation as
it relates to the redevelopment of the Mall and
requires the designation of the Mall as an Area
in Need of Redevelopment and the preparation
of this Redevelopment Plan.

Affordable Housing

As part of the Townships planning to address
its fair share housing obligation, Moorestown
identified several properties in the Township
that could be appropriate for future housing
development. The Mall property was identified
as a site on which inclusionary housing could be
constructed to meet a portion of the Township’s
unmet affordable housing need. The property
was included in the Townships Settlement
Agreement with Fair Share Housing Center
(FSHC) dated March 18, 2018. The Settlement
with FSHC was revised several times, with the
final revision taking place in November 2019.

In response to that Settlement Agreement and
determination by the Court that the Township’s
affordable housing plan was fair to the very low-
,low-, and moderate-income population in New
Jersey, the Township Planning Board adopted a
revised Housing Element and Fair Share Plan
and amended Land Use Element on December
5,2019.

MX-1 Overlay Zone

On February 10, 2020, the Township adopted
Ordinance 02-2020, which created the MX-1
Overlay Zone District to provide an opportunity
to construct an inclusionary housing
development at the Moorestown Mall Site. The
MX-1 Overlay Zoning conditionally permits
inclusionary residential developments with
different numbers of units and corresponding
floor area ratio limits. The owner of the Mall
objected to the MX-1 Overlay on the grounds
that it rendered the creation of affordable

housing on the Mall property unrealistic.

PREIT Settlement Agreement

In response to PREIT’s objection, the Court
directed PREIT and the Township to mediation
with a court-appointed special master to resolve
the issues related to the redevelopment of the
Moorestown Mall property.

The mediation reached a successful resolution

that was memorialized in a Settlement
Agreement between the parties. The Settlement
calls for the

redevelopment plan that will provide standards

Agreement creation of a
for residential development and affordable
housing to address a portion of the Township’s
unmet need consistent with the Township
Settlement Agreement with Fair Share Housing
Center.

The Settlement Agreement envisions, among
other things, three phases to the Redevelopment
Plan. Phase 1 is to be developed in accordance
with the Concept Plan attached to the Settlement
Agreement. Specific details of the Phase 2 and
Phase 3 residential projects will be addressed in
future amendments to the Redevelopment Plan.

The Township agreed to undertake the statutory
redevelopment process to investigate the mall
as an area in need of redevelopment, adopt a
redevelopment plan for the property, and enter
into a redevelopment agreement and financial
agreement with the redeveloper.

The Settlement Agreement is attached as
Appendix B of this Plan.
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Redevelopment Study and

Designation

On October 5, 2020, the Moorestown Township
Council adopted Resolution 205-2020, which
authorized the Planning Board to conduct a
non-condemnation preliminary investigation
(“Redevelopment Study”) of the Moorestown
Mall properties. The Township retained
planning consultant Taylor Design Group, Inc.
to undertake the study of Block 3000, Lots 2, 3,
3.01,3.02,and 5, (the “Area”) which comprise just
over 84 acres of land. Michelle Taylor, PP, AICP,
principal of The Taylor Design Group, prepared
a report entitled “Preliminary Investigation
Moorestown Mall - Non-Condemnation Area
in Need of Redevelopment” dated November
24, 2020, revised December 3, 2020.

A public hearing was held by the Planning
Board on January 21, 2021, at which time Ms.
Taylor presented the findings of her report. The
Board determined that there was substantial
evidence to meet several of the criteria in
the Local Redevelopment and Housing Law
(N.J.S.A. 40A:12A-1 et seq. “the LRHI”) to
designate the Area in need of redevelopment.
The Board adopted a resolution on February 4,
2021, recommending that the Township Council
designate the Area as a non-condemnation area
in need of redevelopment.

On February 8, 2021, the Moorestown
Township Council adopted Resolution 69-
2021 that accepted the Planning Board’s
recommendations and designated the Area
as a non-condemnation area in need of
redevelopment. The resolution also authorized
the preparation of a Redevelopment Plan.

Redevelopment Plan

The next step in the redevelopment process is the
preparation and adoption of a Redevelopment
Plan for the Area. This Plan includes the
requirements specified in the LRHL and
provides a framework for the land use, site
design, circulation, and provision of affordable
housing at the Moorestown Mall property.
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STATUTORY REQUIREMENTS

The LRHL at N.J.S.A. 40A:12A-7, requires that
a redevelopment plan include an outline for

the planning, development, redevelopment or

rehabilitation of the project area sufficient to

indicate:

1.

Its relationship to definite 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;

Proposed land wuses and building
requirements in the project area;

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;

An identification of any property within
the redevelopment area proposed to
be acquired in accordance with the
redevelopment plan;

5. Any significant relationship of the

redevelopment plan to:

a. The Master Plans of contiguous
municipalities;

b. The Master Plan of the County in
which the municipality is located; and

c. The  State
Redevelopment  Plan

Development  and
adopted
pursuant to the “State Planning Act”
PL. 1985, C398 (C52:18A-196 et al.).

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.

Proposed locations for public electric
vehicle charging infrastructure within the
project area in a manner that appropriately
connects with an essential public charging
network.
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EXISTING CONDITIONS

Location and Description

The Moorestown Mall, which comprisesthe Area,
is in the southeastern corner of Moorestown
Township. The Area has frontage on NJ Route
38 which runs through Camden and Burlington
Counties from the intersection of US Routes 30
and 130 in Pennsauken Township to US 206 in
Pemberton Township. The Area also has nearby
access to Interstate 295 and NJ Route 73.

The Area is bound to the southwest by South
Lenola Road, to the northwest by Route 38, to the
northeast by Nixon Drive, and to the southeast
by existing retail / commercial development. The
Area comprises just over 84 acres. It is developed
with the Moorestown Mall, an approximately
1,076,000 square foot shopping center, a Sears
Auto Center pad site in the southwest corner, a
Mr. Tire pad site near the southeast corner, and
a multi-tenant retail pad site in the northeast
corner. The mall is surrounded by parking
and circulation aisles. Nearly all of the Area is
covered with impervious surface.

The Area is part of a larger confluence of
commercial developments that extend into
Maple Shade and Mount Laurel Townships
around the I-295, New Jersey Turnpike, NJ-
73 and NJ-38 corridors and interchanges (see
Figure 1).

Land Use

The Area is developed with the Moorestown
Mall and three outbuildings. The central
enclosed portion of the Mall consists of
approximately 475,000 square feet of floor area.
Four anchor tenant spaces branch off the mall
in approximately the four cardinal directions.
Boscovs has a floor area of approximately
202,000 square feet, the former Sears is
approximately 170,000 square feet, the former
Lord and Taylor is approximately 121,000 square
feet, and the former Macy’s, which has been
partially occupied by a Marshalls, HomeSense,
and Sierra Trading Post is approximately
200,000 square feet.

There are three existing outbuildings and
two approved, but not yet constructed pad
sites. A Sears Auto Center, with a footprint
of approximately 22,000 square feet is in the
southwest corner of the Area. A two-tenant
building in the northeast corner of the Area
containing a T-Mobile Store and a former
restaurant is approximately 7,000 square feet
in area. A tire repair facility, Mr. Tire, with a
footprint of approximately 4,800 square feet is in
the east-central part of the Area. The approved,
but not built pads include an approximately
25,000 square foot building in the northwest

corner of the property and an approximately
8,000 square foot building in the western portion
of the property near South Lenola Drive.

The as built condition of the Area includes 5,322
parking spaces. The proposed pad sites will
reduce the number of parking spaces to 5,042
when built-out. Following construction of the
approved pad sites the parking ratio would be
approximately 4.57 spaces per 1,000 square feet
of gross leasable space.

About 87.4% of the Area is covered with
impervious surfaces. There are landscaped
areas around the perimeter of the property.
Landscaped berms along Route 38 and South
Lenola Drive are the largest landscaped
areas. Other landscaped islands are scattered
throughout the parkinglot at the ends of parking
aisles.
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Figure 1 - Redevelopment Area Aerial
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Transportation
Roads

The Redevelopment Area is situated between
State Highway 38 and Interstate 295. NJ 38
is the northern boundary of the Area and
is an important commuter route providing
connections to neighboring municipalities.
Interstate 295 is outside Moorestown but is
directly accessible from the Mall approximately
a quarter mile southeast of the Area. I-295 is an
important regional link that connects to I-95 /
the New Jersey Turnpike and I-76, which leads
to Philadelphia.

Lenola Road, which is under Burlington
County jurisdiction, and Nixon Drive are both
important travel routes for commuters and
shoppers in Moorestown and the surrounding
municipalities.

Transit

NJ Transit Bus Service stops at the Moorestown
Mall. The bus stop is located at the southeast side
of Boscov’s near the area designated for Phase 1
of the multi-family residential redevelopment.
The following bus lines offer service:

o Route 317 - An express bus between
Philadelphia and Asbury Park runs 7
days a week with stops at the Moorestown
Mall approximately every two hours.

Route 407 - The 407 provides
service between the Camden Walter
Rand Transportation center and the
Moorestown Mall. The trip between the
terminals takes approximately one hour.

Route 413 - The 413 runs between the
Camden Walter Rand Transportation
Center and the Florence River Line
Station. The trip from the Moorestown
Mall to Florence is approximately an
hour and fifteen minutes. The trip from
the Moorestown Mall to Camden is
approximately 30 minutes.

Route 418 - An express bus that makes
one daily morning trip to Trenton and
one daily evening trip to Philadelphia
that stops at the Moorestown Mall.

Route 457 - The 457 runs between the
Moorestown Mall and the Camden Walter
Rand Transportation Center. The bus
runs on the hour and the trip between the
terminals takes approximately an hour
and twenty minutes. The 457 also stops
at East Gate Square, East Gate Corporate
Center, Cherry Hill, Haddonfield PATCO,
and Gloucester City.

Zoning

The Redevelopment Area is in the SRC Specialty
Restricted Commercial District and the MX-1
Mixed-Use Overlay District. The Redevelopment
Plan permits the uses allowed in the existing
SRC District zoning for the Mall in addition
to other uses outlined in the Land Use Section
of this Plan. The MX-1 Overlay District will be
repealed as part of the adoption of this Plan.

SRC Specialty Restricted Commercial
District

The purpose of the SRC District, as set forth in
the Township Zoning Ordinance is:

“SRC Specially Restricted Commercial Districts
are designed primarily to make special provision
for modern, well-planned and integrated uses
such as shopping centers, campus-type office
parks, corporate headquarters and similar
attractive large site, low-density-of-the-lot-
occupancy coverage development in areas of
the Township where traditional small single-use
business development would be inappropriate.”
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The overall goal of the Redevelopment
Plan is to promote the stabilization of
the Moorestown Mall property as a
mixed-use asset that brings together a
diverse array of commercial uses with
an inclusionary multi-family residential
development.

Account for a portion of Moorestown
Township's unmet affordable housing
obligation as identified in the Settlement
Agreement with Fair Share Housing
Center.

Modernize the Moorestown Mall to
reflect changing trends in retail and
consumer preferences.

Redevelop surface parking areas with
new uses to promote a diverse array of
economic activity.

PLAN PRINCIPLES, GOALS, AND OBJECTIVES

Provide an adequate and appropriate
amount of parking in balance with the
development in the Area using structured
parking where needed.

Modernize the Mall's infrastructure
through  utility and  stormwater
management enhancements and
green infrastructure best management

practices.

Enhance on-site circulation patterns and
connections to adjacent properties to
encourage multi-modal transportation
including transit, bicycle, pedestrian,
and micro-mobility (scooters and similar
light weight electric powered means of
conveyance) solutions.

Encourage sustainable design elements
in the rehabilitation of existing buildings
and the construction of new structures.

Provide new housing stock for a mix
of household sizes and incomes near
transportation corridors, commercial
and retail outlets, and employment
opportunities.

Incorporate electric vehicle charging
stations and infrastructure to support
the modernization and electrification of
public and private vehicles.
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RELATIONSHIP OF THE PLAN TO THE TOWNSHIP LAND
DEVELOPMENT REGULATIONS

Per the LRHL at N.JS.A. 40A:12A-7.c,
redevelopment plans are required to specify
whether they supersede existing zoning or
act as an overlay to the existing zoning. The
Redevelopment Plan shall supersede the existing
SRC and MX-1 Zones. To the extent necessary,
the Townships Ordinances shall be revised to
be consistent with this Plan and to eliminate the
MX-1 overlay zone.

When standards in this

Redevelopment Plan, Township regulations

utilizing the

affecting development that are in conflict are
superseded by this Plan. Existing engineering
standards, and

standards,  performance

definitions shall apply, unless otherwise noted.

No deviations from the Redevelopment Plan
standards may be granted which would require
a “d” variance pursuant to N.J.S.A. 40:55D-70d.
If such a deviation is requested, it may only be
addressed as an amendment to the Plan, subject
to the sole discretion of the Township Council.
Requests for “d” variance relief shall not be heard
by the Townships Zoning Board of Adjustment.

Any deviations from bulk and other specific
standards shall require “c” variance relief where
noted in the Plan. The Planning Board shall

have the power to grant relief to the same extent
as the Board may grant relief from bulk and
dimensional requirements pursuant to N.J.S.A.
40:55D-70.c.

An application requesting a deviation from the
requirements of this Redevelopment Plan shall
provide public notice of such application in
accordance with the public notice requirement
set forth in N.J.S.A. 40:55D-12a.&b.

The Planning Board may grant exceptions or
waivers from design standards for site plan
or subdivision approval as may be reasonable
and within the general purpose and intent
of the provisions for site plan review and/
or subdivision approval within the Plan. The
Board may grant exceptions or waivers if it is
determined that the literal enforcement of one or
more provisions of the Plan is impracticable or
would exact undue hardship because of peculiar
conditions pertaining to the site. 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 the Redevelopment Plan and
Master Plan.

All development must be approved by the
Planning Board and shall be submitted through
the normal site plan and subdivision procedures
as identified in applicable Township Ordinances
and by N.J.S.A. 40:55D-1, et seq.

Final adoption of this Redevelopment Plan by
the Township Council shall be considered an
amendment to the Township Zoning Ordinance
and Official Zoning Map.
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LAND USE PLAN

The Land Use Plan outlines a phased approach
to the redevelopment of the Area addressing the
requirements in the LRHL at N.J.S.A. 40A:12A-
7.a(2). The Land Use Phase Map (Figure 3) shows
five distinct Areas that are split into the Existing
Mall Phase, Phase 1A Multi-Family Residential,
Phase 1B Hotel, Phase 2, and Phase 3. The phases
refer to different project areas within the overall
Area as outlined in the Settlement Agreement.

The “Existing Mall Phase” governs the mall
building, its anchor tenant spaces, existing pad
sites, approved but not developed pad sites,
and any portion of the Area not associated
with another redevelopment phase. The uses
currently permitted in the mall under the SRC
Zoning remain permitted uses and the mall
property can continue to function and change
tenants as it has throughout its history.

Phase 1 of the Redevelopment Plan will
commence when an application for site plan
approval for either the multi-family residential
development or hotel are filed with the Planning
Board. Upon commencement of “Phase 1” of the
redevelopment of the Mall, the square footage
permitted throughout the Redevelopment Area
Tract will be limited by a maximum floor area
ratio (FAR). Phase 1 will be able to proceed
without demolishing or decommissioning any

portion of the existing Mall. Phases 2 and 3
will require reduction in floor area throughout
the site in order to permit new multi-family
construction.

Phase 1 shall be developed in a manner that
is substantially consistent with the Settlement
Agreement. All phases of redevelopment shall
comply with all standards in this Plan.

Phase 1 is split into two components. “Phase
1A Multi-Family” is the southeastern corner
of the Tract on which an inclusionary multi-
family residential development with customary
accessory uses and amenities is permitted. As
part of Phase 1A, the existing Mr. Tire Facility
may be relocated depending on the layout of the
multi-family development. “Phase 1B Hotel” is
the southwestern corner of the Tract where a
full-service hotel with customary accessory uses
and amenities is permitted.

Phase 2 encompasses the southern portion of
the tract including the former Lord and Taylor
and a portion of the former Macy’s anchor
stores along with the Sears Auto Center and
associated parking and circulation Areas.
Phase 2 shall commence, and the floor area
ratio standard applicable to Phase 2 shall be in
effect, when a site plan application is filed for the
permitted inclusionary multi-family residential

development with customary accessory uses and
amenities. Until such an application is filed, the
area identified as Phase 2 on the Land Use Plan
Phases map shall be governed by the “Existing
Mall” phase permitted uses and all applicable
bulk standards in this Plan.

Phase 3 will occupy the north-central portion
of the tract including the former Sears anchor
tenant space and surrounding parking. Phase 3
shall commence, and the floor area ratio standard
applicable to Phase 3, shall be in effect, when a
site plan application is filed for the permitted
third and final phase of the inclusionary multi-
family residential development with customary
accessory uses and amenities.

In addition, as outlined in the Settlement
Agreement, the existing portion of the Mall
identified for Phase 3 may be repurposed
for medical office uses at any time. The
redevelopment of this area with medical office
uses or other uses shall not trigger the Phase 3
floor area ratio requirements. It is acknowledged
that PREIT has entered into an agreement with
Cooper University Health Care to occupy space

in the Phase 3 area.
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Definitions
For purposes of this Plan, the following terms
shall have the indicated meanings.

BUILDING HEIGHT - The vertical measurement
from the mean level of the ground adjacent to
the building to the highest point of the roof, if
the roof is flat or has a slope of less than 15° from
the horizontal, or to a point midway between the
peak and the eaves of a roof having a slope of 15°
or more; provided, however, that any permitted
chimneys, spires, elevator penthouses, tanks or
similar structures above the roof of a building
shall not be included in calculating the height of
such building.

ELECTRONIC MESSAGE CENTER - A sign
capable of displaying words, symbols, or images
on an electronic display screen that can be
changed remotely or by automatic means.

HOTEL, FULL-SERVICE - A hotel including
a restaurant with full cooking facilities, lounge
or bar area, meeting and conference rooms,
banquet facilities, fitness center, pool and/
or spa, and offering guest services including
room service, laundry, security, and concierge
within a single building. Direct access to the
lobby, common area, and rooms is provided via
internal corridors.

MALL - The Moorestown Mall consisting of
the entire attached shopping mall including the
interior commercial spaces, the anchor tenants
and exterior facing spaces, attached restaurants,
theater, and any other use or space connected
to the shopping center designated as in need of
redevelopment.

PAD SITES - Pad sites are free-standing
commercial structures with footprints less than
30,000 square feet in gross floor area located
within the Redevelopment Area Tract. At the
time of adoption of this Plan, three pad sites exist
and two more have received site plan approval.

REDEVELOPMENT AREA TRACT - For
purposes of certain standards in the Land Use
Plan, the entire Area in Need of Redevelopment
shall be considered a single tract consisting of
just over 84 acres of land. Existing lot lines and
future subdivisions of land within the tract shall
not alter the tract-wide requirements contained
in this Plan.
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Uses

The following uses shall be permitted principal
uses. Any use not listed shall not be permitted.
The Redevelopment Phases shall be permitted
to move forward concurrently or in any order
subject to timing restrictions noted in the
permitted uses.

Permitted Principal uses in the Existing
Mall Area

For purposes of the permitted use standards,
the portions of the Land Use Plan shown as
Phase 2 and Phase 3 shall be considered part
of the Existing Mall until those phases of the
redevelopment commence.

1. Any principal use permitted in the SRC
District (see Appendix A for permitted
uses)

2. Municipal use or purpose
3. Open space
4. Performing arts theaters

5. Games of chance and/or amusements
when part of another entertainment
facility, hotel, or restaurant and permitted
by law.

6. Fitness Centers

7. Wireless
including

telecommunication antennas,

small cell antennas roof
mounted, not to exceed 12 feet above
the roof. Antennas shall be subject to
site plan review and shall comply with
the mechanical equipment setback and

screening requirements in this Plan.

Permitted Principal Uses in Phase 1A
Multi-Family Residential Area

1. Multi-family housing with structured
parking consisting of up to 375 residential
units with a 20% set-aside of affordable
family rental units subject to the affordable
housing requirements in this Plan.

Permitted Principal Uses in Phase 1B
Hotel Area

1. Hotel, Full-Service. An application for
Phase 1B may be submitted and built
concurrently with or independently of
Phase 1A.

Permitted Principal Uses in Phase 2 Area
1. Uses permitted in the Existing Mall Area

2. Multi-family housing consisting of up to
345 residential units with a 20% set-aside
of affordable family rental units subject
to the affordable housing requirements in
this Plan.

Permitted Principal Uses in Phase 3 Area
1. Uses permitted in the Existing Mall Area

2. Multi-family housing consisting of up to
345 residential units with a 20% set-aside
of affordable family rental units subject
to the affordable housing requirements in
this Plan.

3. Medical offices providing health care
services, diagnosis and testing, on an
outpatient basis, by physicians or other
licensed health care professionals, not

health
Testing or treatment of overnight patients

including behavioral centers.

with 24-hour operation shall be permitted
only if there is a PILOT agreement in place
between the Township and the operator of
the medical facility.

Permitted Accessory Uses

1. Any accessory use permitted in the SRC
Zone (see Appendix A)

2. Common recreational facilities for the
use and enjoyment of residents and their
guests.

3. Dwelling for manager or other staff of a
residential building

4. Office

5. Off-street parking
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6. Parking structures not to exceed six total
levels, including the rooftop level, which
shall be screened from view as required in
this Plan.

7. Fences, walls, and street furniture
8. Signs

9. Roof-mounted or ground mounted solar
panels

10. Electric Vehicle Charging Stations
11. Outdoor Dining

12. Residential Amenities including but not
limited to a walking path around the Area,
storage spaces or lockers, community
rooms, fitness centers, pools, outdoor
seating areas, grill stations, and game
rooms shall be provided for the use and
enjoyment of residents. At the time of
site plan application for a multi-family
residential use, details regarding the
amenity package shall be presented for
review and approval.

Affordable Housing

Redevelopment Plans are permitted to require
the provision of affordable housing units per
the Local Redevelopment and Housing Law
(NJ.S.A. 40A:12A-7.b).

The Area has been identified in the Township’s
Settlement Agreements with Fair Share Housing
Center, and PREIT, and the Housing Element
and Fair Share Plan (HEFSP) adopted December
3, 2020 as a site to address a portion of the
Township’s unmet affordable housing need. The
HEEFSP calls for the development of up to 1,065
housing units, of which 213 (20%) units are to
be designated as affordable family rentals.

The with PREIT
establishes the parameters for the build-out of

Settlement Agreement
housing units in three phases. Phase One will
include 375 residential units with 75 affordable
family rentals. Phase Two will include 345
residential units with 69 affordable family
rentals. Phase Three will also include 345 units
and 69 affordable family rentals.

The redeveloper shall satisfy the affordable
housing obligation required in connection
with the redevelopment project by setting aside
twenty percent (20%) of all residential units
developed for very low-, low-, and moderate-
income households as described herein (the
“Affordable Units”). All Affordable Units shall
be non-age-restricted family rental units and
shall comply fully with the Uniform Housing
Affordability Controls, N.J.LA.C. 5:80-26.1 et
seq. (“"UHAC”), including but not limited to
the required bedroom and income distribution,
with the sole exception that thirteen percent
(13%) of the Affordable Units within each

bedroom distribution shall be required to be for
very low-income households earning less than
thirty percent (30%) of the median income.
Further the Affordable Units shall be subject
to affordability controls of at least 30 years and
affordable deed restrictions as provided for by
UHAC, which may be extended by the Township
provided that the existing PILOT is extended or
anew PILOT Agreement is reached.

The Affordable Units shall be integrated with
the market units to the extent possible, and the
Affordable Units shall not be concentrated in
separate building(s) or in separate area(s) from
the market units. In buildings with multiple
dwelling units, this shall mean that the Affordable
Units shall be generally distributed within each
building with market units. The location of
the affordable units shall be provided on the
floor plans submitted with the Planning Board
application. The residents of the Affordable
Units shall have full and equal access to all of the
amenities, common areas, and recreation areas
and facilities as the market units.

Construction of the Affordable Units shall be
phased in compliance with N.J.A.C. 5:93-5.6(d).

Applications for site plan review of inclusionary
residential developments shall be considered
pursuant to N.J.A.C. 5:93-10.1.
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Bulk Standards

Deviations from any of the standards, with the
exception of floor area ratio and height, within
this section shall be considered a “bulk variance”
that requires relief as set forth in the MLUL at
N.J.S.A. 40:55D-70.c.

The Planning Board may hear an application
for a variance to exceed the permitted height
standard provided the deviation is foran increase
of less than 10% of the permitted maximum or
10 feet whichever is less.

This Plan addresses the obligation set forth
in the Settlement Agreement for the Phase
1 residential and hotel development, and
comprehensive redevelopment of the Mall
property. Modifications or additions to specific
standards in this Plan may need to be addressed
in future phases of redevelopment as Plan
amendments.

Standards for Subdivision

shall
purposes  or
ownership with no lot area, setback,

1. Subdivisions be permitted for

financing individual
or coverage requirements within the
Redevelopment Area tract. Lot lines
for financing purposes or individual
ownership shall be permitted to traverse
existing buildings.

2. Reciprocal cross-access and utility
easements shall be provided throughout
the entire redevelopment tract to ensure
that all tax lots have access to the abutting

public rights-of-way, parking, and utilities.

Building Setbacks

Building setback requirements shall be the
same for principal and accessory structures. For
purposes of setbacks, freestanding signs shall
not be considered accessory structures. Signage
setback requirements shall be controlled by the
standards of the signage section of this Plan.

Tract Boundary

1. All existing buildings shall be permitted
to retain their existing setbacks as
conforming conditions.

2. Setbacks for
modification of existing structures where

new construction or

setbacks are further reduced shall comply
with the following setback standards to
the Redevelopment Area Tract boundary:

a. Minimum 100 foot setback to Rt. 38
right-of-way

b. Minimum 75-foot setback to Lenola
Road right-of-way

c. Minimum 17-foot setback to the
westerly curb line of Nixon Drive,
which varies along the property
frontage, within the Phase 1A Multi-
Family Residential development area.

d. Minimum 20-foot setback to any
other Tract boundary.

3. Internal setback requirements shall not
applyforlots created as part ofa subdivision
performed within the footprint of the
overall Redevelopment tract.

Between On-Tract Buildings

1. Buildings containing residential units
and hotels shall be setback a minimum
of 90 feet from the exterior facade (not
including entrance canopy extensions,
etc.) of any commercial buildings unless
they are attached as part of an integrated
redevelopment project.
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Residential Building Setbacks and Sidewalks

1.

Buildings containing residential units
shall be setback an average of 20 feet
with no areas less than 17 feet from the
curb associated with any street, drive
aisle, ring road, or other vehicular way
except loading, unloading, and drop-oft
areas, and driveways providing access to
structured parking integrated into the
building.

Ground floor patios, decks, and balconies
shall not be permitted to encroach into the
required setback area.

minimum  17-foot
setback area shall include the following

The  required

components consistent with the example
in Figure 4.

a. A foundation planting  strip
interrupted only by building
entrances or programmed outdoor
amenity spaces a minimum of 5 feet

in width.

b. A sidewalk with a clear travel width a
minimum of 8 feet.

c. Street tree trenches and furniture
area, plus curbing a minimum of 4
feet in width.

i

Sidewalk

8'

Figure 4 - Residential Setback Area Example

Street trees shall be planted in
trenches designed to function as
small-scale bioretention systems
in accordance with the NJ
Stormwater Best Management
Practices Manual (see illustrative
example in Figure 5.)

ii.

Benches and trash receptacles
shallbeinstalledatintervalsalong
the perimeter of the abutting
streets either within foundation
planting areas or between street
trees. Street furniture shall be the
models depicted in Appendix C
or equivalent models subject to
approval by the Township.
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Parking Space Location

1. Parking shall not be permitted within 100
feet of the Route 38 right-of-way.

2. Parking shall not be permitted within 75
feet of the Lenola Road right-of-way.

3. Parking shall not be permitted within 10
feet of the exterior wall of a hotel.

4. Surface parking shall not be located
within 20 feet of the exterior wall of a
residential building. Structured parking
incorporated into a residential building
shall be exempt from any parking space
location requirements.

Impervious Coverage

1.

Impervious lot coverage in the
Redevelopment Area Tract shall not exceed
85%. At the time of site plan application for
any phase of the redevelopment project,
details shall be provided demonstrating
how the maximum 85% coverage will be
achieved throughout the Redevelopment
Area Tract as future improvements are

constructed.

Permeable paving shall be considered as
50% impervious for calculation purposes
(eg. If there is 100 square feet of porous
pavement, 50 square feet can be considered
pervious.)

................. Curb cut for runoff it

= = = =« Pervious paving
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Image Credit: Jersey Water Works Green Infrastructure

Figure 5 - Street Tree Trench Example

3. Green roofs designed and installed
according to best management practices
shall be considered 75% pervious surfaces
(eg. If there is 100 square feet of green
roof, 75 square feet can be considered

pervious.)

Floor Area Ratio

Floor Area Ratio shall be calculated based on
the lot area and gross floor area of buildings
on the entire Redevelopment Area Tract and
not only on a particular phase or portion of
the Area. Decommissioned space shall be
considered “floor area” in calculating floor area
ratio. The definitions of “Floor Area” and “Floor
Area Ratio” shall be the same as those in the
Township Zoning Ordinance. The following
floor area ratio requirements shall be triggered
upon submission of a site plan application for
the multi-family residential development or
hotel in Phase 1, and the multi-family residential
developments in Phases 2 and 3. The maximum
permitted floor area ratio in each phase is:

1. Phase 1-0.50
2. Phase2 -0.40

3. Phase3-0.40
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Building Height

Building height shall be regulated based on the
uses within the building. Rooftop mechanical

equipment, structured parking, and other

appurtenances shall be screened from public

view by architectural elements that are consistent

with the overall design of the building. Building

limits shall not exceed the following:

1.

Medical Use Buildings — 3 Stories / 45 feet
to the top of a flat roof. Rooftop mechanical
equipment and other appurtenances shall
be permitted to exceed the height limit by
up to 20 feet provided that architectural
screening elements are provided to shield
these appurtenances from public view.

Other Non-Residential Buildings - 3
Stories / 45 feet

Hotels - 4 Stories / 65 feet

Residential Buildings — 4 Stories / 65 feet;
If a sixth level of structured parking is
provided, the structured parking and its
screening shall be permitted to extend
an additional 10 feet above the required
height limit.

Landscape Buffers

1.

Landscape buffers shall consist of a
combinationofdeciduoustrees,evergreens,
shrubs, and, if appropriate, supplemental
fences or walls in sufficient quantities
and sizes designed to continuously limit
the view of and/or sound from the site to
adjacent sites or properties and residential
and hotel developments on-site. No more
than 10% of the lineal measure of the
buffer may consist of fences and walls.
The design of landscape bufters shall be in
accordance with § 158-26, deviations from
the design standards in that section shall
be considered site plan exceptions. The
following landscape buffer widths shall

apply:

a. The existing landscape buffer areas
of variable width that exist along the
Lenola Road and Route 38 property
frontages shall not be reduced in
size and shall be supplemented with
additional plantings to fill gaps and
replace dead or damaged material.

b. Bicycle and pedestrian paths and
fitness trails may be located within the
landscape area and buffer as may be
permitted by the approving authority.

c. Stormwater —management basins
shall not be permitted between any
required landscape buffer and Route

38 or Lenola Road.

d. The existing landscape buffer along
Nixon Drive shall not be reduced
in size. The required sidewalk and
planting cross-section around the
Phase 1A multi-family development,
shown in Figure 4 shall be in lieu of
the buffer requirement in this section
along Nixon Drive.

Signage

Freestanding Signs

a. Appendix D represents the existing
sign locations and signage types at
the time of adoption of this Plan.

b. Existing signs may be replaced in
kind with new signs of the same
dimension and in the same location.
Application for signage replacement
shall include the specific dimensions
of the existing sign to be replaced
and the proposed replacement sign.
In kind replacement of tenant name
bands shall not require review.
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C.

One additional monument sign for
a medical use not to exceed 12 feet
in height and 150 square feet in area
shall be permitted along the Route 38
frontage. The sign shall be setback a
minimum of 25 feet from the Route
38 right-of-way.

One additional monument sign for
a medical use not to exceed 12 feet
in height and 150 square feet in area
shall be permitted along the Lenola
Road frontage. The sign shall be
setback a minimum of 35 feet from
the Lenola Road right-of-way.

One monument sign not to exceed
5 feet in height and 25 square feet
in area shall be permitted associated
with the hotel use along the internal
ring road.

A maximum of two monument signs
not to exceed 5 feet in height and
25 square feet in area each shall be
permitted associated with a multi-
family residential use. One shall be
permitted at the intersection of Nixon
Drive and the internal ring road, and
the other shall be permitted elsewhere
along the internal ring road subject to
Board approval.

g. No freestanding or monument sign

shall be located in a sight triangle.

2. Fagade Signs

a. Medical Use

i. Three (3) fagade signs shall be
permitted per exterior wall face
of a portion of the mall building
associated with a medical use.
The combined area of all facade
signs on each exterior wall face
shall not exceed 450 square feet.

ii. Medical wuses in pad sites
or locations not physically
connected to the existing
mall building shall abide by
the signage standards for all
other non-residential uses in
subsection b.

b. All other Non-Residential Uses - One

fagade sign may be located on each
outside or exterior face of the building
housing the user, provided that the
total area of any such sign shall not
exceed whichever is the smaller of
the following: an area equal to or less
than 15% of the principal facade area
(including window and door area) on
which it is mounted; or a maximum
of 150 square feet.

Residential Uses

i. Three (3) total fagade signs shall
be permitted, not to exceed 150
square feet in area combined.

3. Directional Signs

a. Residential, and hotel uses may have

identifying signage bands added to
any existing directional signs within
the Redevelopment Area.

Directional signage shall be permitted
to identify the entrance to residential
parking garages. Facade mounted
directional signage shall not exceed
20 square feet in area. A maximum
of one directional sign per garage
entrance shall be permitted.

4. Electronic Message Center Signs

a. A variable copy electronic message

band exists on the freestanding sign
at Rt. 38, which shall be permitted to
remain, but may not be expanded.

. No new electronic message center

signs shall be permitted.

5. Billboard signs shall not be permitted.
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6. Temporary Signs

a. Medical Uses -
banner sign shall be permitted on

One temporary

each exterior wall face of a building
associated with a medical use.
Each temporary banner sign shall
not exceed 560 square feet in area.
Temporary signs shall be removed
within five days of the final certificate

of occupancy.

b. All Other Uses - One temporary
construction sign shall be permitted
which does not exceed 10 square feet
or four feet in height and is located 25
feet from the edge of the public right-
of-way. The temporary sign shall be
removed within five days of the final
certificate of occupancy.

7. Wayfinding Signage

a. Bicycle and pedestrian  scale
wayfinding signage shall be permitted
without limitation as to number of
signs or placement location when
developed as part of a comprehensive

circulation plan.

b. Bicycle and pedestrian scale
wayfinding signage shall not exceed 4
feet in height or 4 square feet in sign

area.

Circulation and Parking Plan
At the time of site plan application, a Traffic
Impact Statement including vehicle circulation

/ turning templates, and a parking evaluation
shall be provided.

Parking Requirements

The following parking requirements shall apply
to all uses within the Area. Deviation from
the parking standards requires variance relief
pursuant to N.J.S.A. 40:55D-70.c. Deviation
from the residential parking standards also
requires an exception from the Residential Site
Improvement Standards (RSIS).

Non-Residential Parking Requirements

1. All non-residential uses, except hotels,
shall provide parking at a ratio of 4.0
spaces per 1,000 square feet of gross floor
area.

2. Hotels shall provide parking at a ratio
of one (1) space per hotel room plus 10
spaces for staff.

Residential Parking Requirements

1. Residential uses shall provide parking as
required by the RSIS (N.J.A.C. 5:21-4.14)

2. Shared parking shall be permitted between
residential and non-residential uses. A plan
or report demonstrating how the shared

parking concept will be implemented
and how peak parking demands for the
uses will complement each other shall be
provided to the Board at the time of site
plan application.

General Parking Requirements

3. Parking spaces for people with disabilities
shall be provided in accordance with the
Americans with Disabilities Act.

Loading

The following loading requirements shall apply
to all developments within the Area. Deviation
from the loading standards requires variance
relief pursuant to N.J.S.A. 40:55D-70.c.

Non-Residential Loading

1. The existing mall shall be permitted to
retain its existing loading spaces. If non-
residential loading areas are expanded or
relocated, no new or expanded loading
space shall be located within 300 feet of a
residential building.

2. Loading spaces / docks shall be sized to
accommodate the appropriate vehicle
types. Loading spaces that are 10’ x 30’ are
standard for box trucks, loading spaces
that are 12’ x 45’ are standard for trailers.
The dimensions, location, and circulation
templates shall be reviewed and approved
by the Board and its professionals.
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1. A curbside loading, unloading, and drop-
offarea designed for small package delivery
vehicles (USPS, UPS, FedEx, Amazon,
etc.) and Uber / Lyft / Taxi service shall be
provided near the primary entrance of any
residential building.

2. A loading and unloading area for
residential move-in / move-out shall be
provided within the parking garage with
immediate access to the elevator lobby.
The loading area shall have a minimum
dimension of 10’ x 30

Phase 1A Circulation

Development of the Phase 1A multi-family
residential development will require a review
and possible redesign of circulation near the
southeast corner of the Boscov’s store in the
existing Mall. The corner of Boscov’s includes a
loading dock area with a sloped ramp leading to
two loading bays. Immediately to the west is the
New Jersey Transit bus stop that serves the Mall.
A dedicated bus lane is provided at the bus stop.
The following improvements shall be required
as part of the Phase 1A redevelopment:

1. A dedicated bus lane shall be maintained
to serve the bus stop in addition to the
required travel lanes.
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Figure 6 - Circulation Improvements Concept

. 'The residential building shall be designed

so that ground floor residential units
are not located immediately opposite
the Boscov’s loading dock, to the extent
feasible.

. Pedestrian spaces and landscaping shall be

provided as outlined in Figure 4.

. Vehicle movement templates showing

tractor trailers, buses, and passenger

vehicles shall be provided for review and
approval by the Board and its professionals.
The movement templates shall consider
the placement of street trees and other
landscaping and pedestrian walkways and
crosswalks. No conflicts shall be permitted
between vehicle movements and any
landscaping or other improvements.
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Ring Road Alignment

The internal private ring road that provides
circulation within the Mall property and
connections to Lenola Road, Nixon Drive,
and Route 38 may need to be realigned
to accommodate a portion of the future
redevelopment. Realignments shall be permitted
provided all setback requirements to the ring
road are maintained in the new alignment.

Pedestrian and Bicycle Plan

The Townships 2010 Bicycle Circulation and
Safety Plan and 2014 Master Plan Circulation
Element call for bicycle and pedestrian
improvements in the vicinity of the Mall. The
plans call for the addition of bicycle parking
and improvements to Lenola Road and Nixon
Drive to make them more accommodating to
non-motorized forms of transportation. The
redeveloper shall work with the Township
to undertake the following improvements as
illustrated in the conceptual circulation plan
shown in Figure 6:

1. Create a comprehensive system of
pedestrian crosswalks, sidewalks, and
plazas treated with a mix of hardscaping,
landscaping, street furniture, pedestrian
scale lighting, wayfinding signage, and
other amenities within the Mall. A
comprehensive bicycle and pedestrian
circulation plan for the Redevelopment

Area shall be developed and built-out in
phases as redevelopment activities and
other site improvements are undertaken.

Evaluate the intersection of Lenola
Road and the Mall ring road entrance
to determine the feasibility of bicycle
and pedestrian safety improvements. As
improvements are planned by NJDOT or
Burlington County in conjunction with
upgrades to the Lenola Road - Route
38 intersection, the redeveloper shall
cooperate and provide connections into
the Mall property where reasonable.

Provide bicycle parking or storage rooms
within the multi-family residential
building, either in the parking structure
or a designated storage area elsewhere
accessible to building tenants.

Provide bicycle parking at each entrance to
the mall. Lockers associated with bicycle
parking should be provided for employees.

Provide a sidewalk and/or shared use
bicycle path along the perimeter of the
Ring Road, at a minimum along the
southern portion connecting the Phase 1A
multi-family residential development and
Phase 1B hotel development.

Electric Vehicle Charging Plan

The LRHL at N.J.S.A. 40A:12A-7.a(8) requires
that redevelopment plans consider the provision
of publicly accessible electric vehicle charging
infrastructure.

1. Spacesserviced by electric vehicle charging
stations shall count toward minimum
parking requirements.

2. Non-Residential -  Electric vehicle
charging centers shall be provided within
the parking areas associated with the mall.
A minimum number of spaces shall not
be mandated, but the mall operator shall
work with a charging station operator
to provide spaces to meet current
demand with the ability to scale up the
infrastructure if future demand warrants.
When construction plans are submitted
for the next non-residential building
to be constructed at the Mall Property,
construction plans for the Electric Vehicle
Charging Stations shall be submitted at
the same time.

3. Residential -  Residential

structures shall be designed to include the

parking

installation of electric vehicle chargers.
Charging stations shall be provided at a
rate of 1% of the total number of vehicle
spaces provided. Infrastructure shall be
designed to be adaptable to allow for
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future increases in the number of charging
stations.

Shuttle Service

The residential and hotel redevelopers are
encouraged to contact local employers in the
nearby office campuses to determine if there is
potential demand for a short distance commuter
shuttle. There are large concentrations of
employers and the
neighboring municipalities of Maple Shade,
Mount Laurel, and Cherry Hill. A fixed route or
flexible shuttle service operated in partnership

within Moorestown

between the redeveloper(s) and nearby
employers could provide a valuable amenity to

all parties.

Utility Plan

1.

The redeveloper shall conduct engineering
studies to determine if the potable water
system, wastewater pumping station and
sewer mains can handle the additional
flow generated by the redevelopment.

Redeveloper shall be responsible to

construct all on-site improvements
necessary to supply each phase of the
Overall development, when needed, with

utility services.

Redeveloper
construct, maintain and operate said

shall be responsible to

utility improvements that may be required
to be constructed in the Area.

Redeveloper shall be responsible for all
applicable connection fees other than the
connection fee for the affordable housing
units in accordance with applicable laws.

As part of any site plan approval for
of the
redevelopment, the Redeveloper shall be

a particular phases overall
responsible for contributing its pro rata
share towards the cost of reasonable and
necessary off-site utility improvements
that are necessary for the particular
phase of the overall redevelopment in
accordance with N.J.S.A. 40:55D-42 and
Moorestown Ordinance Section 158-9F,

Off-tract improvements.

Design Standards

The following are site plan design standards.
The standard for relief for any deviations from
these standards shall be consistent with the
MLUL requirements at N.J.S.A 40:55D-51. The
design standards are intended to reinforce the
physical, visual, and spatial characteristics of
the Redevelopment Area. Any elements not
covered by these standards shall be subject to
the appropriate provisions of the Moorestown
Township Zoning Ordinance.

Architectural Standards

All New and Renovated Buildings

1. Each new and renovated building shall
have a cohesive architectural design
that provides an attractive view from all
vantage points.

2. All building mechanical equipment and
rooftop appurtenances shall be screened
in an attractive manner with parapets
or similar architectural features that are
consistent with the overall architectural
design of the development.

3. Building facades shall be finished with
durable material. EIFS and vinyl siding
shall be prohibited.

4. Change in material or a string course that
differentiates between the ground floor
and upper floors shall be provided.
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Residential Buildings

1.

Exterior walls of buildings shall not
have large blank or featureless expanses.
Building facades shall include design
elements such as decorative lintels or
cornices, recessed windows or projecting
window bays, balconies, and decorative
elements.

Through wall or window HVAC systems,
such as PTACs, shall not be permitted.

Parking structures shall be wrapped by
residential units and screened from view
on any portion of the building(s).

Parking structure sections not wrapped
shall have
exterior designs that obscures the visibility
of headlights and lends interest to the
building fagade. Design features such as

with residential building

screening elements, louvers, and other
architectural or artistic features shall be
incorporated to prevent blank massing
and excessive visibility of the parking
structure from public view.

No exterior storage of bicycles, strollers,
chairs, etc. is permitted and shall be
enforced by the multi-family residential
property manager. This shall also be a
condition in leases.

Fences and Walls

1.

Fences shall not exceed four (4’) feet in
height except where required for screening
purposes outlined elsewhere in this Plan.

Fences and walls shall not be located in a
required setback area.

Chain link fence, barbed wire, razor
wire, and electrical wire fence shall be
prohibited.

Walls shall not exceed four (4°) feet
in height, except where required for
screening purposes elsewhere in this Plan
or retaining walls required as part of an
approved grading plan, subject to review
by the Planning Board.

Landscaping

1.

All open space areas shall be landscaped
and maintained in an attractive condition
with appropriate plant materials.

All trees shall be selected from and shall
be planted according to guidelines as are
periodically recommended by the Tree
Planting and Preservation Committee in a
document entitled “Recommended Trees
for Moorestown Streets,” which is kept on
file with the Department of Community
Development.

3. For

other  than
recommended in the Township guide,

plantings trees
native species shall be utilized to the
extent feasible. Native plant species can
be found at: http://www.npsnj.org/pages/
nativeplants Plant Lists.html and other

similar sources.

Invasive species shall be prohibited. A
list of invasive species and non-invasive
alternatives can be found at: https://www.
invasive.org/alien/pubs/midatlantic/

midatlantic.pdf

5. Parking Lot Landscaping

a. Landscape islands with tree plantings
throughout the
existing parking area to reduce

are encouraged

impervious  coverage,  improve
stormwater management, and
provide shading.

b. Trees plus ground level plantings
shall be provided around buildings
and in the parking area.

c. Restriped or reconfigured parking
areas shall be designed so not more
than 25 parking spaces are in an
uninterrupted row without the

inclusion of a landscape island.
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Lighting

1.

Alighting plan shall be provided for review
by the Planning Board showing new light
fixtures and replacement and upgrade
of all light fixtures within the proposed
limit of disturbance. The proposed level of
illumination shall be shown for all areas of
the site in either lux or foot-candles.

Minimum Illumination Levels shall be as
follows:

a. Pedestrian Walkways - 5 lux / 0.5
foot-candles

b. Parking Areas — 11 lux / 1.0 foot-
candles

c. treets / Driveways — 5 lux / 0.5 foot-
candles

d. Parking Garages - 20 lux / 2.0 foot-
candles

Light fixtures shall specity a Kelvin value
not to exceed 3,000K within 300 feet of a
residential building. Elsewhere on site, the
Kevlin value shall not exceed 4,500K.

A cohesive light pole and fixture design
shall be applied throughout the Area
using models shown in Appendix C
or a model subject to approval by the
Township. These models shall be used

for site plan applications and for regular
replacement and upgrade of lighting
fixtures not undertaken as part of a site
plan application.

. All light fixtures shall use LED lamps.

. All light fixtures shall be shielded to

prevent off-site spillage and glare visible
from residential units.

. Light poles in parking lots shall not exceed

twenty-five (25’) feet in height.

. Light poles along pedestrian walkways

shall not exceed twelve (12°) feet in height.

1,900K
Candle

2,200K
High Pressure
Sodium Lamp

2,700-3,000K 4,000-4,500K
Warm White Natural White
Halogen Metal Halide
Incandescent

TOWNSHIP OF MOORESTOWN

Parking and Loading Design

1.

2.

4,800K
Direct Sun

Parking and loading design shall be subject
to review of the Township Fire Official to
ensure placement and signing of fire zones
where needed.

Parking Design

a. Parking space size and spacing shall
comply with the design standards

in the Township Ordinance at

180-73.J(1) and other applicable
Ordinance standards related to
parking design.

b. Every parking lot or area for off-street
parking shall be separated from the

street or highway by a raised curb,

5,000-6,000K 7,000-7,500K
Day White Cool White

10,000K
Blue Sky

Figure 7 - Kelvin Color Temperature Scale (Source: Inline Electric)
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a. Non-residential

planting strip, wall or other suitable
barrier against unchanneled motor
vehicle entrance or exit, except for
necessary accessways or exits, and the
layout of such lot or area shall be not
such as to require vehicles to back out
into a street or the Mall ring road.

3. Loading Design

loading  areas
or docks shall be screened from
view of residential buildings using
walls, fences, landscaping, or other
architectural design elements to the

extent feasible.

. Residential loading, pick-up, and
drop-off areas shall be
designated with pavement markings

clearly

and signage.

Recycling and Refuse Storage and
Removal

1.

Adequately sized facilities with separate
areas for the storage of recycling and
refuse shall be provided as part of all
developments, subject to review and
approval by the Planning Board and its
professionals.

Multi-family residential facilities shall
utilize trash rooms / chutes conveniently
located throughout the building for use
by residents. Centralized collection and
storage areas shall be provided within the
building. Carting of refuse and recycling
shall be coordinated with a private hauler.

For non-residential portions of the Area,
exterior dumpsters or similar refuse
storage areas shall be surrounded by
concrete block enclosures a minimum of
six (6°) feet in height with opaque gates.
The design of the dumpster enclosure shall
be subject to the approval of the Planning
Board and its professionals.

Dumpsters shall be placed on the property
screened from public view.

Stormwater Management

1.

All developments shall comply with
the Moorestown Township Stormwater
Management Ordinance at Section 158-25
and NJ DEP Stormwater regulations.

Utilities

1.

All new utilities shall be installed

underground.

Building mounted utility meters shall be
placed in enclosures, rooms, alcoves or
otherwise integrated within the design
of the building and screened from public
view.

Utility boxes and ground level utility
structures shall be screened on at least
three (3) sides by landscaping that will
conceal the box throughout the year while
permitting access by the utility company.
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SUSTAINABILITY PLAN

Green Building Standards

The Redeveloper is encouraged, but not
required to, register the buildings in the Area
in the USGBC LEED certification program. In
addition, a minimum of 25 of the following 30
sustainability actions shall be included in the
development of any new residential buildings
and 20 of the following 30 shall be included in
the development of any new non-residential
buildings:

1. Passive Solar, Ventilation & Shading
Design

a. Passive Solar - The basic natural
processes used in passive solar
energy are the thermal energy
flows associated with radiation,
conduction and natural convection.
When sunlight strikes a building,
the building materials can reflect,
transmit or absorb the solar
radiation. These basic responses to
solar heat lead to design elements,
material choices and placements
that can provide heating and cooling
effects in a home. Passive solar energy
means that mechanical means are not
employed to utilize solar energy.

b. Solar Photovoltaic Readiness -
Roofs should be constructed to
accommodate a future solar PV
system. Thisincludes ensuring that the
roofing structure and finish material
can bear the structure required to add
a solar PV array. In addition, there
must be a 2” (minimum) conduit run
that provides roof-to-electrical panel
room connectivity.

c. Passive Ventilation & Shading -
Buildings and windows should be
oriented to resist cold northern
winds and lack of sun in the winter
and open to warmer southern breezes
in the summer. Apply suitable roof
overhangs, awnings and/or deciduous
trees.

2. Pedestrian Paths (Sidewalks) - Build

sidewalks that are wide, pleasant, and
buffered from automobile traffic. Create
pleasant walkways and bikeways through
site to community areas, between
buildings, surrounding neighborhoods,
and parking.

Ducts and HVAC protected from dust
during construction and/or cleaned prior
to occupancy - Completely seal duct and

HVAC equipment openings with plastic
film and tape, or other suitable material,
until after final cleaning of unit. If system
is used during construction, install MERV
8 filters on all return grills. In addition (or
as an alternative), thoroughly flush and
vacuum all ducts prior to system startup
and upon completion of all construction
and finish work.

Low VOC Interior Paints and Finishes -
Follow VOC limits for all paints.

Low VOC Adhesives and Sealants - Follow
VOC limits for all adhesives and sealants.

MERV 8 (or higher) air filters in ducted
forced air systems - Install pleated furnace
filters, minimum MERV 8, during testing
and balanced of HVAC system and for the
life of the system. If running ducted forced
air system during construction, use MERV
8 filters during construction, replace
regularly, and prior to system testing and
balancing.

Combustion Devices Directly Vented or
Sealed - With the exception of gas stoves,
all combustion devices must be power
vented or sealed combustion.
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8.

10.

11.

Automatic Bathroom Ventilation - Install
fans that directly vent to the outside in
bathroom with automatic timer control.
This is also a minimum requirement for
ENERGY STAR Certification. Fans shall
have a maximum of 1.5 sones (noise level).

Direct Vent of Kitchen - All kitchen
exhausts shall be directly vented to the
outside.

non-UF  (Urea
Formaldehyde) free composite cabinets

Encapsulation  of

- If Urea Formaldehyde is in any
particleboard or other composite wood
product incorporated into the interior of
the project (cabinetry, countertops, etc.),
all exposed edges (those not covered by
another, sealing material - including
backs) must be coated and sealed with
water-based polyurethane or approved
paint to slow the out-gassing rate of
harmful toxins. Sealing can be done in
shop, before delivery, however, if the
cabinetry is cut on-site, the cut faces must
be resealed prior to installation.

Insulation with Low Formaldehyde

Content

a. The most common form of insulation

in homes today is fiberglass,
fabricated primarily from silica sand,

which is spun into glass fibers and

held together with an acrylic phenol-
binder.
brands of fiberglass insulation that

formaldehyde There are
do not contain phenol-formaldehyde
binding agents and are an unfaced
white batt insulation bonded with
a formaldehyde free thermosetting
resin. The Uniform Construction
Code prohibits urea-formaldehyde
foam insulation. The binder used in
batt insulation should be phenol-
formaldehyde-free.

b. One of the more reasonable priced
alternatives to fiberglass insulation
is cellulose spray-in insulation;

of which recycled newspaper is a

major component. Other alternative

insulation systems to consider are
soy foam, recycled denim, and oyster

shell insulation.

12. Operable Windows - Choose windows that

can be opened. Operable windows provide
opportunities for natural heating, cooling,
and ventilation as well as providing a
direct connection to the outdoors and
the neighborhood. Also, ensure that the
window is easily operable. For example, if
the window is too heavy to lift and does
not have a lip to grab then it is not readily
operable; this could really be an issue for
frail or elderly residents, who would have
to call for assistance.

13.

14.

15.

16.

17.

Smoke-Free Building - Implement and
enforce a “no smoking” policy in all
common and individual living areas of
all buildings. Common areas include
rental or sales offices, entrances, hallways,
resident services areas and laundry rooms.

Exterior Wall Drainage Plane - Provide
exterior wall drainage plane using building
paper, housewrap or layered water-
resistant sheathings (rigid insulation or
a foil covered structural sheathing) with
seams taped or sealed.

Window Flashing Details - All windows
and exterior openings must demonstrate
best practices for flashing details in order
to create a weather resistant barrier. Details
must be developed to meet the intent
for both the window and wall system
manufacturer’s products. Window details
will show pan and sill flashing, damming
the edges of the bottom sill flashing, and
location of weep holes to exterior facade.

Roof - Roof warranty should be 30 years
for pitched roofs and 20 years for flat roofs.

All Units ENERGY STAR Certified - All
Projects are required to be Energy Star
Certified or Equivalent as a threshold.
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18.

19.

20.

21.

22.

ENERGY STAR Appliances - Refrigerator,
clothes washer, and dishwasher must be
ENERGY STAR rated.

ENERGY STAR Lighting Fixtures -
Install ENERGY STAR labeled lighting
fixtures or the ENERGY STAR Advanced
Lighting Package in all interior units, and
use ENERGY STAR or high-efficiency
commercial grade fixtures in all common
areas and outdoors. Also, install ENERGY
STAR or equivalent energy eflicient lamps
in all fixtures.

Windows with Low-E coating - All
windows installed should meet ENERGY
STAR guidelines and have a low-E coating.

Occupancy and Daylighting Controls
- Lighting in community and meeting
rooms, laundry, and other common spaces,
must have occupancy and automatic
daylight controls to reduce energy use
when unoccupied. Common space does
not include hallways, stairwells and any
means of egress. For example, exterior
porch and site lighting has daylight sensors
and controls.

High Energy Factor Water Heaters beyond
ENERGY STAR Requirements - Install
water heater with energy factor greater
than 60% AFUE for gas fired units and
0.95 for electric. For unit-by-unit water

23.

24.

25.

26.

heaters, use electric water heater (tank
type) of 0.91 EF (efficiency) or greater; a
natural gas water heater (tank type) of 0.60
or greater for 50-gallon, 0.62 EF or greater
for 40-gallon, or 0.65 EF or greater for an
instantaneous model (tankless).

Easy to Use Programmable Thermostats -
Provide a seven-day, digital programmable
thermostat that runs on 24volts of the
HVAC system, with battery backup, and
no mercury. Make buttons large and
system easy to use.

Recycle or salvage construction and
demolition debris - Develop plan and
protocol to properly sort and dispose of
construction waste material separate from
recycled material. Establish a system for
daily collection and separation of materials
designated to be recycled including
concrete, metals, wood, recyclable plastics,
bottles and cardboard, at a minimum.

Recycling Centers in Common Areas
- Design buildings with easy access to
recycling stations that are well marked,
easy to understand and accessible and
compatible with county or municipal
recycling programs

Low-Flow Fixtures - Faucets shall be a
maximum of 1.5 gpm in the kitchen, and

27.

28.

29.

30.

0.5 gpm for the bathroom. Showerheads
shall be a maximum of 2 gpm.

High Efficiency Toilets - Toilets shall have
an efficiency of 1.3 gallons per flush, or
better (less). Dual-flush toilets can also be
used with a maximum flush of 1.3 gallons.

Green Roofs - Green roofs (roofs with a
vegetative surface and substrate) provide
for better stormwater management, better
regulation of building temperatures, and
reduced heat island effect. An additional
benefit of green roofs is that they have
been shown to increase the marketability
of a building and provide a significant
aesthetic benefit to building occupants.

Cool Roofs - Cool roofs are designed
to reflect more sunlight and absorb less
heat than a standard roof. Cool roofs
are implemented

through coatings,

membranes, built-up layered roofs,
and other methods. A cool roof shall
be specified to have a minimum 3-year
aged solar reflectance of 0.55 or a solar

reflectance index of 64.

Pursue LEED Certification (Leadership
in Energy and Environmental Design) -
This certification program is a nationally
accepted benchmark for the design,
construction, and operation of high-
performance green buildings.
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Renewable Energy

Redevelopment projects shall explore the
feasibility of incorporating renewable energy,
particularly photovoltaic solar panels, into the
design of projects. Roof mounted systems or
canopy systems on the top floor of structured
parking or over surface parking lots are
encouraged.

Green Infrastructure

TheRedevelopershall utilize greeninfrastructure
in accordance with Best Management Practices
(BMPs) as part of stormwater management
plans to reduce stormwater runoff and improve
groundwater recharge on the site. Examples of
BMPs that may be used as green infrastructure
include, but are not limited to:

« Rain gardens/bioswales: Landscaped
areas with native vegetation that capture,
filter, and retain rainwater and allow to
be absorbed back into the groundwater
system, reducing the amount of runoft
flowing to the municipal sewers.

« Green roofs: Roofs partially or completely
covered with vegetation, soil beds,
drainage layer, and a water-proofing
medium. Benefits include retention and
filtration of rainwater, reduction of urban

heat island effect and insulation, creation
of habitats for wildlife, and a more
aesthetically pleasing landscape.

Permeable pavement: Surface layer
that allows for the infiltration of water
back into the ground instead of into the
sewers. Permeable pavement can be used
for sidewalks as well as other hardscaped
surfaces such as parking stalls and driving

aisles.

Vegetation = = = = = = = =
Growing media= = = =
Filter layer= = = = = =
Drainage layer = = = = = =g
Protection fabric= = =
Root barrier = = = = =

Insulation = = = = = =

Water proofing= = = =
membrane

Roofdeck = = = = = =

Green Roof
Image Credit: Mekobre

Figure 8 - Green Roof Diagram
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CONFORMANCE WITH TOWNSHIP OBJECTIVES

The LRHL (N.J.S.A. 40A:12A-7.a(1)) requires
that redevelopment plans be reviewed for
consistency with local policies and objectives,
which includes a review of the Township Master
Planning documents.

Moorestown Township Master
Plan

The Townships most recent comprehensive
Master Plan was adopted in 2002. The 2002
Master Plan
Conservation Plan, Open Space and Recreation

includes a Land Use Plan,

Plan, Historic Preservation Plan, Community
Facilities Plan, Circulation Plan, Town Center
Sub-Element, and a statement of Goals and
Objectives.

The Master Plan was reexamined in 2008, 2014,
and most recently in 2018. Other Plan Elements
updated or adopted since the 2002 Master Plan
are the 2009 Economic Plan Element, 2009
Open Space and Recreation Plan Element,
2013 Conservation Element, 2014 Circulation
Element, 2019 Land Use Plan, and several
Housing Element and Fair Share Plans with the
most recent having been adopted in 2020.

2014 Circulation Element

The 2014 Circulation Element
review of the Township’s regional context, an

includes

inventory of local roadway networks, accident
data, bicycle and pedestrian routes, bus routes,
and recommendations for streetscape, traffic
calming, and street designs.

Roads

The Redevelopment Area is situated between
State Highway 38 and Interstate 295, which are
both identified as “Principal Arterials”, which is
the highest classification of road in and around
the Township. Principal Arterials handle large
volumes of regional and through traffic. Per the
2014 Plan, Route 38 has daily traffic volumes of
about 42,000 vehicles in Moorestown. Interstate
295 is outside Moorestown but is an important
regional link.

Lenola Road, which is under Burlington County
jurisdiction, and Nixon Drive are identified
as “Major Arterials’, the second highest
classification of road. Major Arterials carry
volumes of traffic over 10,000 vehicles per day
and are important travel routes for commuters
and shoppers.

The intersection of Lenola Road and Highway
38, located at the northwest corner of the
identified as a
The Plan indicates
that past expansions have likely brought the

Redevelopment Area is

“Constrained Intersection”.

intersection to its “maximum feasible limit”,

Bicycle and Pedestrian

According to the 2014 Township Circulation
Plan, Route 38, Lenola Road, and Nixon Drive
are identified as “Planned Class I Bike Routes”,
which are described as “A non-motorized paved
cartway, physically separated from motorized
vehicular traffic by an open space strip or curb
barrier. This is also called a Bicycle Path, Bike
Trail, Multi-purpose Trail, or some combination
thereof.

Bus Routes

There are six bus routes identified in the Plan,
all of which stop at the Moorestown Mall. The
routes have changed since the adoption of
the Plan, but generally service is available to
Camden, Trenton, Philadelphia, and other local
points.
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Recommendations

The following recommendations are relevant to

the Redevelopment Plan:

Intersection improvements identified in
the Circulation Plan should be studied as
funding permits.

The bicycle route system should continue
to be expanded a indicated on the Bicycle
Route Map as funding permits.

Bicycle parking facilities should be
required as part of new non-residential
development.

Transportation Demand Management
techniques should be implemented on
a Township-wide basis among business
park owners to aid in reducing the
demand for greater road capacity as
circumstances warrant.

Existing Class | Bike Route
Proposed Class | Bike Route
Planned Class | Bike Route
Planned Class Il Bike Route
Existing Class Ill Bike Route

Proposed Class Il Bike Route

Figure 9 - Excerpt from 2014 Circulation Element Master Plan
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2018 Master Plan Reexamination Report

The 2018 Reexamination Report includes a
review of the 2002 Master Plan Goals and
Objectives, which are reaffirmed and carried
forward in the Reexamination Report.

o Protect the land within Moorestown and
safeguard its natural heritage.

o Secure the heritage of the Township of
Moorestown for future generations by
preserving its cultural, social, economic,
and architectural history.

o Maintain the necessary services,
capacities, and opportunities sufficient to
satisfy the needs of present residents and
to allow for their well-planned expansion

to meet future needs.

« Bringaboutanimprovementto the quality
of life for the people of Moorestown by
promoting, through the implementation
of this document, the sense of a shared
community with a consensus about the
future of the town.

« Improve the image of Moorestown from
an already high standard as an attractive,
thriving, and productive community.

The 2018 Reexamination Report notes that
changes in retail trends have created challenges
for retail center owners. In 2018, the report cited
that on-line sales represented approximately
9% of retail activity up from about 4% in 2009
(which has risen to approximately 14% as of
the fourth quarter of 2020 showing that the
trend is accelerating). The Reexamination
Report acknowledged that both the statutory
redevelopment process and planning for
affordable housing could be factors in the future
of the Moorestown Mall.

The Plan
goals and objectives of the Master Plan. The

Redevelopment supports  the
redevelopment of a previously developed,
impervious tract of land protects the natural
heritage of the Township. Redevelopment of the
Mall property supports its continued economic
vitality. The Redevelopment Plan promotes the
reuse of existing infrastructure and services
and encourages new uses to be integrated with
existing ones. The design standards in the Plan
encourage a high quality development that
enhances the aesthetic of the existing property
and reinforces the image of Moorestown as an
attractive, thriving, and productive community.

2020 Housing Element and Fair Share
Plan (HEFSP)

The 2020 HEFSP outlines the terms of the
Settlement Agreement for the Moorestown Mall
site. The HEFSP predates the designation of the
property as an area in need of redevelopment,
so some of the language is not up-to-date.
However, the basic parameters of the Settlement
Agreement, which are incorporated into this
Redevelopment Plan, are outlined in the HEFSP.
The Redevelopment Plan effectuates the HEFSP
and Settlement Agreement.
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RELATIONSHIP TO OTHER PLANS

State Development and

Redevelopment Plan

The LRHL requires a review of the relationship
between the Redevelopment Plan and the State
Development and Redevelopment Plan (SDRP)
(N.J.S.A. 40A:12A-7.a(5)(c)).

In 2001, the State Planning Commission adopted
the SDRP. The SDRP is a document that, while
not binding, guides State-level development
and redevelopment policy as well as local and
regional planning efforts. Eight statewide goals
are articulated in the Plan, along with dozens of
corresponding implantation policies. The goals
are as follows:

1. Revitalize the State’s cities and towns.

2. Conserve the State’s natural resources and
systems.

3. Promote beneficial economic growth,
development and renewal for all New
Jersey residents.

4. Protect the environment, prevent and
clean up pollution.

5. Provide adequate public facilities and
services at a reasonable cost.

6. Provide adequate housing at a reasonable
cost.

with
historic, cultural, scenic, open space, and

7. Preserve and enhance areas

recreational value.

8. Ensure sound and integrated planning
and implementation statewide.

This Plan meets stated goals 1, 3, 5, 6, and 8 of
the SDRP.

o The redevelopment of the Moorestown
Mall will prevent further economic
decline of the mall, bring new activity to
the site, and bolster the Township’s tax
base.

o The Redevelopment Plan will convert
an outdated commercial property into
a mixed-use center of activity with
complementary uses and activities that
will support each other and promote the
economic vitality of the property.

OThC

the reuse and improvement of existing

Redevelopment Plan promotes

utilities,  parking  facilities, and

encourages public pedestrian and bicycle
connections.

o The Redevelopment Plan includes three

phases of inclusionary multi-family
development that provide for a portion
of the Township’s unmet need affordable
housing obligation and further the State
Plan’s goal of providing a mix of housing

types at affordable prices.

o« The Plan includes

sustainability requirements, circulation

Redevelopment

improvements, site design standards that
promote high-quality modern design,
and envisions the transformation of
an outdated design into an integrated
mixed-use development.

The SDRP also includes a State Plan Policy Map,
which divides the state into regions known as
Planning Areas. This Redevelopment Area is in
the Metropolitan Planning Area (PA-1), which is
characterized by intensive existing development
and is the target for redevelopment efforts. The
goals for PA-1 include the following:

1. Provide for much of the state’s future
redevelopment.

2. Revitalize cities and towns.

3. Promote growth in compact forms.
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4. Stabilize older suburbs.
5. Redesign areas of sprawl.

6. Protect the character of existing stable
communities.

This Plan meets stated goals 1, 2, 3, 4, and 5 for
Planning Area 1.

State Strategic Plan

The final draft of the State Strategic Plan was
released in 2012. While the State Strategic Plan
has not been officially adopted, and the SDRP
is still the official State Plan, it is still prudent
to review the relationship between this Plan
and the State Strategic Plan Draft. This Plan
is consistent with the stated goals of the State
Strategic Plan. This Plan exemplifies the guiding
principle of “Spatial Efficiency”, where new
development is encouraged to be located in
areas where infrastructure is already in place to
support growth.

This Plan meets the following “Garden State
Values” of the State Strategic Plan:

o Concentrate development and mix uses.

o Prioritize Redevelopment, infill, and
existing infrastructure.

o Increase job and business opportunities
in Priority Growth Investment Areas.

o Create high-quality, livable places.

o Diversify housing opportunities.

Burlington County Plans

The LRHL requires a review of any significant
relationship between the Redevelopment Plan
and County Plans (N.J.S.A. 40A:12A-7.a(5)(b)).

The only recent Burlington County Plan that
is relevant to the Redevelopment Area is the
2019 County Highway Master Plan. There are
no specific recommendations in the Highway
Master Plan that impact the Redevelopment
Area. Traffic Management Strategies for the
DVRPC 2040 Long Range Plan are proposed for
Route 38 and Interstate 295 and both corridors
are identified as warranting attention. These
strategies include:

o Operational Strategies

o Transportation Demand Management
Strategies

« Increase Existing Transportation System
Capacity

o Add New Transportation Capacity
+ Goods Movement Strategies

The 2010 Transit Score for the Redevelopment
Area is identified as “Marginal”.

Master Plans of Adjacent
Municipalities

The LRHL requires a review of any significant
relationship between the Redevelopment
Plan and the Master Plans of adjacent
(N.JS.A.  40A:12A-7.a(5)(a)).
The Redevelopment Area is adjacent to the
Townships of Maple Shade to the south and

west, and Mount Laurel to the south and east.

municipalities

Maple Shade

Maple Shade’s most recent comprehensive
Master Plan was adopted in 1982. The most
recent Reexamination Report was adopted
on April 27, 2016. The following problems,
objectives, and recommendations are relevant
to the redevelopment of the Moorestown Mall.

o Bring about a fiscally beneficial mix

of retail, office, and industrial uses

to achieve economic strength and
stability in the municipal tax base, while
maintaining community character and
promoting municipal health and safety.
The redevelopment of the Moorestown

Mall is consistent with this goal.

o Encourage modernization of the Route 38
and 73 commercial corridors, upgrading
their appearance, safety, and function.
The Redevelopment Plan promotes

continued enhancement of the Route 38

corridor.
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infill
redevelopment as

« Encourage development and
a Smart Growth
technique. The Redevelopment Plan
proposes infill redevelopment within

existing disturbed and impervious areas.

o Promote redevelopment projects that

provide economic benefits for the entire
through the
design, and redevelopment of designated

community, planning,
areas that are vacant or underutilized.
The Redevelopment Plan is consistent
with this goal.

o Promote pedestrian walkway systems
and bicycle pathways throughout the
community, particularly that connect
residential neighborhoods with places
of business. The Redevelopment Plan
encourages pedestrian and bicycle

connections within Moorestown and to

the neighboring municipalities.

o The portion of Maple Shade adjacent
to the Redevelopment Area is in the
BD Business Development Zone with
a Redevelopment Plan overlay. The
permitted uses and scale of development
in the BD Zone and Redevelopment
overlay are consistent with the existing
Moorestown Mall property and the
Redevelopment Plan.

Mount Laurel Township

Mount Laurel most recent

comprehensive Master Plan was adopted on

Township’s

April 20, 2006. Amendments were adopted on
May 14, 2009 (Open Space and Recreation)
and March, 2010 (Housing Element and Fair
Share Plan). The most recent Master Plan
Reexamination Report was adopted December
14, 2017. The following observations, problems,
objectives, and recommendations are relevant
to the redevelopment of the Moorestown Mall.

Master Plan - 2006

o The Land Use Element indicates that
the portion of Mount Laurel adjacent to
the Redevelopment Area is in the MCD
Major Commercial District. The 2018
Zoning Map shows that the MCD remains
in effect. The Land Use Element indicates
that the MCD has a minimum lot area
of 50 acres and permits retail, motels,
theaters, and convention-amusement

centers. The East Gate Shopping Center

was developed in the portion of the

MCD adjacent to the Moorestown Mall

Area. The existing Moorestown Mall and

Redevelopment Plan are both compatible

in terms of use and scale with the MCD

Zone in Mount Laurel.

Master Plan Reexamination Report - 2017

o Mount Laurel has seen the loss of some
larger office, business, and retail uses.
This commentary on Mount Laurel is
consistent with the state of these markets
in Moorestown, with the vacancy and
redevelopment designation of the

Moorestown Mall being a prime example.

o 'The hotel industry has thrived in Mount
Laurel to the point that there is a challenge
associated with the proliferation of
hotels. The Redevelopment Plan includes
a new hotel as part of Phase 1 of the
redevelopment. Moorestown does not
currently have any hotels within its
borders.

o The Reexamination Report recommends
implementing a complete streets policy
that includes the expansion of bicycle

connections.

lanes and pedestrian

The Redevelopment Plan promotes
connections between the Area and
surrounding properties and destinations,
which is consistent with the Mount Laurel

Plan.
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ADMINISTRATIVE AND PROCEDURAL REQUIREMENTS

Redevelopment Entity

The Township Council shall serve as the
Redevelopment Entity to
Plan. The
designate or

implement this
Redevelopment Redevelopment
Entity must conditionally
designate a redeveloper prior to the submission
of an application to the Planning Board for
any approval based on the standards of this

Redevelopment Plan to the Planning Board.

Property to be Acquired

The LRHL at N.J.S.A. 40A:12A-7.a(4) requires
an identification of any property to be acquired
within the Redevelopment Area. The Area
has been designated as a non-condemnation
redevelopment area. No property acquisition
using eminent domain is authorized or

anticipated as a part of this Plan.

Relocation Assistance

The LRHL at N.J.S.A. 40A:12A-7.a(3) requires
a provision for temporary or permanent
relocation of residents in the Area. There are no
residential properties in the area. No residents
will be displaced temporarily or permanently as
a result of this Redevelopment Plan.

Inventory of Existing Affordable

Housing

The LRHL at N.J.S.A. 40A:12A-7.a(6) requires
an inventory of housing units affordable to low-
and moderate-income households that are to
be removed as a result of implementation of
the redevelopment plan. There are no housing
units in the Area, so there are no affordable
housing units identified for removal as part of
the implementation of this redevelopment Plan.

Amending the Redevelopment
Plan

Upon compliance with the requirements of
applicable law, the Moorestown Township
Council may amend, revise or modify this
Redevelopment Plan, as circumstances may
make such changes as appropriate.

This Redevelopment Plan involves multiple
potential phases and different development
entities (i.e. multi-family residential, hotel,
medical). Certain matters discussed during the
preparation of this Redevelopment Plan may
need to be revisited as the redevelopment of the
Area moves forward.

Plan,
prospective medical facility operator expressed

While preparing this Cooper, the
interest in long-term flexibility to expand
its parking area into the portion of the Area
between the ring road and Route 38. The
Plan prohibits parking in this location, but
the Township acknowledges that revisiting
this request in the future as an amendment
to the Plan may be appropriate if operational
conditions demonstrate that there is a proven
need for additional parking to support the
medical facility.

Duration of the Redevelopment

Plan

This Redevelopment Plan shall be in full force
and effect for a period of thirty (30) years
from the date of approval of this Plan by the
Township Council. The Plan may be amended,
and its duration extended if needed to coincide
with the extension of a PILOT as set forth in the
Settlement Agreement.
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IMPLEMENTATION OF THE REDEVELOPMENT PLAN

The mechanisms by which a redevelopment
plan is implemented are statutorily imposed by
the Local Redevelopment and Housing Law. All
relevant provisions of the LRHL shall apply to
the implementation of this Plan.
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APPENDIX A - EXISTING ZONING

SRC Specialty Restricted
Commercial District

Permitted Uses

A. A planned shopping center or shopping
mall

1. A planned shopping center or
shopping mall designed as a single
architectural unit or scheme with
appropriate common landscaping
and parking. Such shopping center or
mall may include retail department
stores, other retail stores and
personal service shops customarily
identified with shopping centers and
restaurants, theaters and office uses,
provided that the initial construction
of such shopping center shall
include at least 16,000 square feet of
ground floor area and a minimum
of four separate retail stores or other
permitted uses.

2. Each individual retail sales and/or
personal service use shall be located
in an attached, semidetached or
detached structure with a separate
entrance or entrances to the

outdoors or to a common area where
included in a mall-type structure, in
accordance with the Building Code
of the Township of Moorestown,
provided that every individual retail
sales and/or personal service use
located within a mall-type structure
or within an otherwise permissible
structure shall have not more than
two sides open or constructed of
other than fire-resistant partitions
but equipped with a grill or other
device or devices which are capable
of closing off said sides and locking
for security purposes. All other sides
shall be enclosed with fire-resistant
partitions from floor to ceiling.

No building in an SRC District shall be
used for open-area sales operations or
open-area service operations such as
flea markets, bazaars, open markets,
farmers’ markets or other markets
or areas where sales of two or more
kinds of goods or services take place
within areas not complying with the
above requirements for enclosing
areas, except as may be permitted
under § 180-62.

4. A use of a temporary nature which
is permissible in accordance with
Subsection A(1) above, provided
that the use will be entirely within a
buildingpermissibleunder Subsection
A(1), above, and is contemplated for
and in fact exists for no more than 90
days may be permitted by the Zoning
Officer of the Township without the
approval of the Planning Board. In
considering an application under
this subsection, the Zoning Officer
shall give consideration to standards,
make determinations and findings
and impose conditions as set forth in
Ordinance § 180-107.

B. A single retail department store with

an initial construction of at least 16,000
square feet of ground area

An office building for administrative,
executive or professional offices, a
corporate headquarters office building or
training center, a telephone central office,
telegraph or other public utility office, or a
political campaign office (for a period not
to exceed three months).

D. An insurance company, bank or other




MOORESTOWN MALL REDEVELOPMENT PLAN

TOWNSHIP OF MOORESTOWN

financial institution.

A restaurant or cafeteria which is one of
a group of uses in a shopping center or
which is part of a retail department store
or a restaurant, cafeteria or dining room
as an accessory use to a permitted use
and which is designed and used primarily
for the employees or occupants of the
permitted use. Any such restaurant or
cafeteria shall be subject to the provisions
of Ordinance § 180-58 Q(1) and (2) hereof.

A scientific  research, testing or
experimental laboratory or similar
establishment for research or product
development, provided that there is no
commercial production or storage of any
commodity or substance except for the
accessory indoor storage necessary for
such research.

A wholesale establishment where the main
use does not involve warehouse, storage or
truck terminal activities.

A publishing or printing establishment.

Business and other signs in accordance
with the provisions of Ordinance Article
XXIV hereof.

Accessory uses. The following accessory
uses shall be permitted when used in

conjunction with a principal use on the
same lot:

1. Personal sales and  services,
restaurants and cafeterias designed
and used primarily for the employees
and occupants of the principal
permitted use when integrated into
an office building and occupying no
more than 15% of the gross floor
area of said building or 12,500 square
feet, whichever is less, but not to
exceed 60,000 square feet of the total
buildings on the entire tract, in office
parks on tracts of 25 acres or larger.

2. Accessory uses customarily incidental
to any of the permitted or conditional
uses.

K. An arcade located within a planned

shopping center or shopping mall
permitted under Subsection A(1) of this
section, which arcade is not within 1,500
feet of another existing arcade nor within
1,000 feet of any school premises nor
within 500 feet of any church premises;
and an indoor amusement park consisting
of at least 35,000 square feet but no more
than 60,000 square feet of a retail shopping
center or mall that is indoors, open to the
public on a regular basis, designed and
themed as an arcade, and incorporates

at least 70 automatic commercial games,
three rides, and a casual family dining
area. An indoor amusement park shall be
a “recognized amusement park” within
the meaning of N.J.A.C. 13:3-1.1 et seq.

Municipal uses shall be permitted through
the district.

An indoor skateboard, in-line skating and
nonmotorized bicycling activity center
located within a shopping mall. Said
center may include rental or sale of related
equipment; sales of apparel, footwear
and accessories; snack and/or beverage
vending machines; and up to 20 automatic
commercial game machines as accessory
uses. Said center shall not be deemed to
be an arcade as defined in this chapter,
but any automatic commercial game shall
be subject to the annual per game fee as
required in Ordinance § 87-7B(4).

Breweries, Distilleries and Winery
Salesrooms are permitted when authorized
as a conditional use by the Planning Board
in the SRC zoning district in accordance
with the standards set forth in §180-96
E.(3).
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AFFORDABLE HOUSING SETTLEMENT AGREEMENT

THIS AFFORDABLE HOUSING SETTLEMENT AGREEMENT (“Agreement”) is
made this day of _, 2020, by and between:

TOWNSHIP OF MOORESTOWN, a municipal corporation of the State of New Jersey,
County of Burlington, having an address at 111 W 2" Street, Moorestown, New Jersey 08057
(“Township”); and

MOORESTOWN MALL, LLC, a Delaware limited liability company with a business
address of 2005 Market Street, Suite 1000, Philadelphia, Pennsylvania 19103 (the “MM”); and

PR MOORESTOWN ANCHOR-L&T, LLC, a New Jersey limited liability company
with a business address of 2005 Market Street, Suite 1000, Philadelphia, Pennsylvania 19103 (the
“PRLT”); and

PR MOORESTOWN ANCHOR M, LLC, a New Jersey limited liability company with a
business address of 2005 Market Street, Suite 1000, Philadelphia, Pennsylvania 19103 (the
“PRM”, together with MM and PRLT collectively defined as “Developer”)

Collectively, the Township, Board and Developer shall be referred to as the “Parties.” All
references to Developer shall include its successors, affiliates and assigns.

WHEREAS, the Township filed a declaratory action with the Superior Court of New
Jersey (“Court”), entitled In the Matter of the Township of Moorestown, County of Burlington,
Docket No. BUR-L-1604-15 (the “Declaratory Action™), seeking a declaration of its compliance
with the Mount Laurel doctrine and the Fair Housing Act of 1985, N.J.S.A. 52:27D-301, et seq.,
in accordance with In re N.J.A.C. 5:96 and 5:97, 221 N.J. 1, 30 (2015); and

WHEREAS, the Township entered into a Settlement Agreement with Fair Share Housing
Center (“FSHC”) dated March 18, 2018, revised on June 10, 2019 and again on November 11,
2019, that determines the Township’s affordable housing obligation and the means of addressing
such obligations (the “FSHC Settlement”), which allowed for a vacant land adjustment to the
Township’s affordable housing obligation; and

WHEREAS, the Moorestown Township Planning Board (the “Board”) adopted a
Reexamination Report of the Master Plan, dated December 6, 2018, that reviews and analyzes the
land use and development policy of the Township, including the need for the implementation of
the Housing Element and Fair Share Plan of the Township through ordinance amendment; and

WHEREAS, the Board adopted a revised Housing Element and Fair Share Plan (the “Fair
Share Plan”), as well as a modified Land Use Plan Element of the Master Plan on December 5,
2019, that addresses the Township’s affordable housing obligations; and

WHEREAS, the Developer, collectively, are the owners of the Moorestown Mall in the
Township, containing approximately 84.023 acres and designated as Block 3000, Lots 2, 3, 3.01,



3.02 and 5 on the Tax Map of the Township (the “Property’’), which contains a shopping mall
known as the Moorestown Mall (the “Mall”);

WHEREAS, the Property is identified in the FSHC Settlement and the Township’s Fair
Share Plan as a site available for a mixed-use development that provides for up to 1,065 residential
units, of which 20% or up to 213 would be affordable units as a means to address a significant

portion of the Township’s “unmet need” for affordable housing based upon the Township’s vacant
land adjustment; and

WHEREAS, the Township subsequently introduced Ordinance 2-2020 on January 27,
2020 proposing to rezone the Property with an “overlay zone” to allow for a mixed-use
development that could provide up to 213 affordable units, but only if the existing Mall on the
Property were demolished (the “Rezoning Ordinance”); and

WHEREAS, the Developer objected to the Rezoning Ordinance on the grounds that the
Rezoning Ordinance includes zoning standards and restrictions, which it argued rendered the
creation of affordable housing on the Property unrealistic; and

WHEREAS, the Developer submitted an objection to the Court as part of the Township
seeking a Judgment of Compliance in connection with the Declaratory Action (“Developer’s
Objection”) on these and other grounds; and

WHEREAS, the Court did not rule on the Judgment of Compliance and directed the parties
to mediation with the court-appointed special master to resolve the dispute with respect to the
future development of the Property; and

WHEREAS, as a result of mediation with the Township, Developer, FSHC and the special
master, the Township and Developer have come to an agreement that contemplates the adoption
of a Redevelopment Plan to permit a three-phased mixed-use inclusionary development on the
Property which provides for up to 1,065 residential units, including up to 213 affordable housing
units, and a full-service hotel, while maintaining parts of the existing shopping Mall on the
Property (the “Overall Development”), as generally shown in the concept plans attached as Exhibit
A (the “Overall Concept Plan”), all of which may be developed and constructed by successors and
assigns of Developer; and

WHEREAS, as a result of negotiations, the parties have come to a resolution of
Developer’s Objection by proposing that the Township designate the Property as an “area in need
of redevelopment”, (i) adopt a Redevelopment Plan that permits the Overall Development as set
forth on the Overall Concept Plan and(ii) enter into a Financial Agreement with the Developer to
permit a Payment in Lieu of Taxes on the Property through the Long Term Tax Exemption Law,
N.J.S.A. 40A-20.1, et seq. (the “LTTE Law”); and

WHEREAS, this Agreement is intended to memorialize the terms of the Parties’
agreement to resolve the Developer’s Objection; and

NOW, THEREFORE, in consideration of the promises and the mutual obligations set



forth in this Agreement, and other good and valuable consideration, the receipt and sufficiency of
which are acknowledged, the Parties hereto, each binding itself, its successors, affiliates and
assigns, agree as follows:

ARTICLE I — PURPOSE

1.1 The purpose of this Agreement is to create an opportunity for the construction of
affordable housing by creating zoning incentives for redevelopment and the production of
affordable housing.

1.2 For the purposes of settlement only the Parties acknowledge PREIT’s position that
that portions of the Property are available, approvable, developable and suitable for the proposed
Development as those terms are used in the New Jersey Fair Housing Act, N.J.S.A. 52:27D-301,
et seq. (“FHA”) and Council on Affordable Housing (“COAH”) regulations, for the use permitted
by this Agreement. The Township is not aware of any water or sanitary sewer capacity issues that
would impact the Development.

ARTICLE II — BASIC TERMS AND CONDITIONS

2.1  In the event of any legal challenges to the Required Approvals (as defined in
Section 5.3), including a challenge by any third party, the Developer and, to the extent applicable,
the Township shall diligently defend any such challenge and shall cooperate with each other
regarding said defense. In addition, except as provided for in Section 7.5 if any such challenge
results in a modification of this Agreement or of the Overall Development, the Parties must
negotiate in good faith with the intent to draft a mutually-acceptable amendment to this Agreement.

2.2 This Agreement is to resolve Developer’s Objection and any other issues the
Developer may have relating to the Declaratory Action.

2.3 If necessary, this Agreement may be subject to approval by the Federal Bankruptcy
Court of the District of Delaware.

2.4  Developer represents that the it or the parties to this agreement own and/or control
the entire site as calculated in Exhibit B as 84.0235 acres and that no third party can challenge the
validity of this agreement by way of preexisting ownership or development rights, which are
inconsistent with the terms of this Agreement. The provision does not apply to any entities that
Developer has contracted with for purposes of development per the terms of this agreement.

ARTICLE IIT - REZONING

3.1 Redevelopment Plan: As provided for in Section 5.1, the Township shall
incorporate the zoning discussed below, including the Affordable Housing Requirement in Section
4.2, for the Property in a redevelopment plan prepared by the Township in cooperation between
the Developer and adopted by the Township with the consent of the developer, which consent shall
not be unreasonably withheld.(the “Redevelopment Plan’) pursuant to the Local Redevelopment



& Housing Law, N.J.S.A. 40A:12A-1, et seq. (“LRHL”). The Redevelopment Plan shall permit,
in addition to the uses allowed for in the existing zoning for the Mall, a residential inclusionary
development and a full-service hotel, in three separate phases, on the Property substantially in
accordance with the Overall Development and the Overall Concept Plan as further described
below. Nothing herein shall preclude Developer from seeking site plan approval for modifications
to the Mall in accordance with the existing zoning (which shall be incorporated into the
Redevelopment Plan). In connection with any residential development on the Property, the
Redevelopment Plan for the Property shall require the Property to be developed in three distinct
phases, and in accordance with certain requirements, each as set forth below:

3.1.1 Phase One. In the first phase of the Overall Development (“Phase One”),
the Redevelopment Plan shall permit the Developer to develop the Property,
without the need for any demolition or decommissioning of any portion of
the Mall, with (A) 375 residential units (including 75 affordable family
rentals) in a multi-family apartment building that is 4-stories with structured
parking (the “Phase One Inclusionary Apartment Building”); and (B) a
separate and distinct full-service, detached hotel (the “Full-Service Hotel”),
each generally shown on the Overall Concept Plan. Phase One shall also
include not yet built pad sites with preexisting approvals as identified in the
Overall Concept Plan (the “Pad Sites”). The floor area ratio of the Property
for Phase One, including the existing Mall, the Inclusionary Apartment
Building, the Full-Service Hotel, and the Pad Sites shall not exceed .50. The
projected floor area ratio for Phase One as shown on the Overall Concept
Plan is calculated in Exhibit B, which was based upon PREIT’s calculation
of building sizes and its representation as to the accuracy of those
calculations in conjunction with an ALTA survey, which is also included in
Exhibit A The floor area ratio calculation shall include decommissioned
space as floor area. The Parties recognize that Phase One Inclusionary
Apartment Building and Full-Service Hotel will be the subject of separate
site plan applications independent of each other. Phase One of the Overall
Development can stand on its own without the need for future development
of Phase Two and Phase Three (defined below). Phase Two and /or Phase
Three shall proceed at Developer’s sole discretion, provided they are in
conformance with the Redevelopment Plan

3.1.2 Phase Two. The Redevelopment Plan shall permit the Developer to
develop the second phase of the Overall Development of the Property with
an additional 345 residential units (including 69 affordable family rentals)
(“Phase Two”) in a four-story multi-family apartment building, which may
or may not include structure parking (the “Phase Two Inclusionary
Apartment Building”), in the area on the Property designated as
“Development Area A” on the Concept Plans. The floor area ratio of the
Property for Phase Two shall not exceed 0.40.

3.1.3 Phase Three. The Redevelopment Plan shall permit Developer to develop
the third phase of the Overall Development of the Property with an
additional 345 residential units (including 69 affordable family rentals)
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(“Phase Three”) in a four-story multi-family apartment building, which
may or may not include structured parking (the “Phase Three Inclusionary
Apartment Building”), in the area on the Property designated as
“Development Area B” on the Concept Plans. The floor area ratio of the
Property for Phase Three shall not exceed 0.40. The Parties recognized that
at least initially, the existing portion of the Mall identified for Phase Three
on the Overall Concept Plan, may be repurposed for medical office or use
to be permitted by the Redevelopment Plan. For instance, Developer can
build Phase One but still propose changes to the Mall so long as the changes
comply with the Redevelopment Plan and development standards for Phase
One.

3.1.4 Floor Area Ratio. When calculating floor area ratio for the Property, the
calculation shall apply gross floor area to the 84.023 acre Property as a
whole and not only to a particular phase or portion of the Property, and
decommissioned space shall be considered “floor area” in calculating floor
area ratio.

3.2  Timing of Rezoning / Redevelopment Area: Either simultaneously with or prior
to the Township’s approval of this Settlement Agreement, the Township Council shall adopt a
resolution directing the Board to conduct a preliminary investigation of the Property to determine
whether it meets the criteria to be designated as a Non-Condemnation Area in Need of
Redevelopment (as defined in N.J.S.A. 40A:12A-5) (“Redevelopment Area Investigation”) in
accordance with the LRHL. The Board shall complete the Redevelopment Area Investigation
within sixty (60) days of the Township Council’s resolution directing the Redevelopment Area
Investigation. Following the Board’s recommendation that the Property be designated as a Non-
Condemnation Redevelopment Area (and within thirty (30) days of the same), the Township
Council shall adopt a resolution designating the Property as a Non-Condemnation Redevelopment
Area (N.J.S.A. 40A:12A-6b(5)(b)).

Provided that PREIT timely provides the Township and/or Planning Board with all
information necessary for the redevelopment process, within one-hundred and eighty y (180) days
of the Township Council’s adoption of the resolution designating the Property as a Non-
Condemnation Redevelopment Area, the Township shall introduce, by ordinance in accordance
with the LRHL, a Redevelopment Plan for the Property. The Redevelopment Plan, as agreed to
between the Township and Developer, shall include the zoning described in Section 3.1 herein.
The Redevelopment Plan shall include the Overall Development and Overall Concept Plan and the
standards contained within the Redevelopment Plan shall allow for the development contemplated
in the Overall Concept Plan so that such concept plans do not require any variance or waiver relief
from the Board. The Board shall review the Redevelopment Plan for consistency with the Master
Plan, and within thirty (30) days of introducing the ordinance for the Redevelopment Plan, the
Township Council shall conduct a public hearing and approve on second reading the ordinance
adopting the Redevelopment Plan. The Redevelopment Plan relative to Phase One will allow for
the Phase One Inclusionary Apartment Building and Full-Service Hotel in conjunction with the
Mall in a manner generally consistent with the Concept Plan attached hereto as Exhibit A. The
Parties recognize that Phase Two and Phase Three are more conceptual at this point and, as a result,



that the Redevelopment Plan will contain less prescriptive and less specific standards relative to
those phases, with more definitive standards to be worked out between the Developer and the
Township in the Redevelopment Plan at a later date.

33 Assignment. Developer shall is permitted to transfer or partially assign any phase,
or portion of any phase, of the Overall Development to third parties in its discretion, subject to
notice to and consent of the Township, which consent shall not be unreasonably withheld or
delayed. Transfers to any entity that controls, is controlled by or under common control with
Developer does not require consent from the Township, though Developer shall provide notice of
such transfer.

3.4  The Parties agree and recognize that Fair Share Housing Center’s (FSHC’s) support
for this settlement and concept is material consideration for the entry of this Agreement.

ARTICLE IV - DEVELOPER OBLIGATIONS

4.1 Obligation To File Development Applications In Accordance With
Redevelopment Plan and Concept Plans: It is the intention of the Parties to have the Developer
file development applications, which will be consistent with the Overall Concept Plan attached
hereto as Exhibit A. Nothing herein shall preclude the Developer from seeking reasonable bulk
variances, waivers or de minimis exceptions as part of the development applications, which shall
reasonably be considered by the Board in accordance with N.J.A.C. 5:93.10.1(b) and N.J.A.C.
5:97-10.3(a

4.2 Affordable Housing Requirements. Developer shall satisfy the affordable
housing obligation required in connection with the Overall Development by setting aside twenty
percent (20%) of all residential units developed for very low-, low- and moderate-income
households as described herein (the “Affordable Units™). All Affordable Units shall be non-age-
restricted family rental units and shall fully comply with the Uniform Housing Affordability
Controls, N.J.A.C. 5:80-26.1, et seq. (“UHAC”), including but not limited to the required bedroom
and income distribution, with the sole exception that thirteen percent (13%) of the Affordable
Units within each bedroom distribution shall be required to be for very low income households
earning less than thirty percent (30%) of the median income. Further, the Affordable Units shall
be subject to affordability controls of at least 30 years and affordable deed restrictions as provided
for by UHAC, which may be extended by the Township provided that the existing PILOT is
extended or a new PILOT Agreement is reached.

The Affordable Units shall be integrated with the market units to the extent possible, and
the Affordable Units shall not be concentrated in separate building(s) or in separate area(s) from
the market units. In buildings with multiple dwelling units, this shall mean that the Affordable
Units shall be generally distributed within each building with market units. The residents of the
Affordable Units shall have full and equal access to all of the amenities, common areas, and
recreation areas and facilities as the market units.

Construction of the Affordable Units shall be phased in compliance with N.J.A.C. 5:93-
5.6(d).



4.3 Obligation To Support Township’s Application for Approval of its Affordable
Housing Fair Share Plan As May Be Amended. As it pertains to the Township’s application
for approval of its Fair Share Plan under the Declaratory Action, as same may be amended, and
provided the Township has complied with its obligations herein and is not in default under this
Agreement, the Developer shall support the Township’s efforts to secure approval of its Fair Share
Plan. Provided that the Township has complied with its obligations herein and is not in default
under this Agreement, the Developer shall also support the Court’s implementation of the Fair
Share Plan, as it may be amended in any form, unless the Fair Share Plan deprives the Developer
of any rights created hereunder, or unless the Township undertakes any action to obstruct or
impede the Developer from securing such approvals as it needs to develop the Development. After
the Township adopts a Redevelopment Plan, as agreed to by Developer, and provided further that
the Township has not defaulted on the terms of this Agreement or an agreement associated with
the Redevelopment Plan (including, but not limited to, the Financial Agreement in Section 5.2),
Developer, including all successors in interest and assigns, will be foreclosed, in perpetuity, from
challenging the zoning standards for the inclusionary development in Phase 1, Phase Two and
Phase Three in the Redevelopment Plan on the grounds of economic feasibility in the context of
the Township's continuing obligation to meet its affordable housing obligation. This obligation
extends beyond "Round 3" into all future affordable housing rounds, whether or not those rounds
are under the jurisdiction of trial courts, COAH, other State Agencies or any other entity having
competent jurisdiction.

4.4  Obligation to Establish Escrow Account. Within thirty (30) days after the of
execution of this Agreement, Developer shall enter into an escrow agreement pursuant to the
Municipal Land Use Law for the deposit of monies by Developer in escrow with the Township to
be utilized to tender payment of reasonable fees for professional services, including legal,
engineering, planning services and construction inspection, that are to be provided in conjunction
with the Preliminary Investigation, drafting of the Redevelopment Plan, required Board approvals,
and the review and construction inspection of the Overall Development and any on or off site
improvements of an initial amount of $ . None of the Developer monies placed in escrow
pursuant to this Section shall be used towards any fees associated with the Declaratory Action
(though the parties recognize the Redevelopment Plan is required for the DJ Action).

4.5 Obligation for Infrastructure Improvements. Developer shall be responsible to
construct all on-site improvements necessary to supply each phase of the Overall Development,
when needed, with utility services. Developer shall be responsible to construct, maintain and
operate said utility improvements that may be required to be constructed on the Property.
Developer shall be responsible for all applicable connection fees other than the connection fees for
the affordable housing units in accordance with applicable laws.

As part of any site plan approval for a particular phase of the Overall Development,
Developer shall be responsible for contributing its pro rata share towards the cost of reasonable
and necessary off-site utility improvements that are necessitated for that particular phase of the
Overall development in accordance with N.J.S.A. 40:55D-42 and Moorestown Ordinance §158-
9F, Off-tract improvements.



ARTICLE V - OBLIGATIONS OF THE TOWNSHIP

5.1  Redevelopment Designation. The Township shall comply with the requirements
of Article 3 concerning the designation of the Property as a Non-Condemnation Redevelopment
Area and adoption of the Redevelopment Plan.

5.2 Payment in Lieu of Taxes. The Parties acknowledge that, given the significant
costs and improvements associated with the Overall Development and Phase One Development,
including the production of a structured parking lot, the development of the Property is appropriate
for a payment in lieu of taxes (“PILOT’) under the LTTE Law. Upon adoption of the
Redevelopment Plan, in connection with the Phase One Development, Developer shall submit an
application to the Township for a PILOT (also known as a Financial Agreement) under the LTTE
Law for a maximum term of 30 years. So long as Developer’s PILOT application complies with
the requirements of the LTTE Law, the Township shall grant the PILOT application and enter into
a PILOT agreement (a.k.a Financial Agreement) with the Developer for the Phase One
Development for a maximum term of 30 years, which provides for an annual service charge (as
defined in the LTTE Law) of 12.5% of gross revenue, within thirty (30) days following
Developer’s submission of the PILOT application. As the development plans progress for Phase
Two and Phase Three, the Township may consider future PILOT applications by Developer in
connection with Phase Two and Phase Three.

5.3  Obligation To Cooperate: The Township acknowledges that in order for the
Developer to construct the Overall Development on the Property, the Developer will be required
to obtain any and all approvals and permits from (1) entities, boards or agencies which have
jurisdiction over the Parties to this Agreement and the Development contemplated hereby, and (2)
all relevant public entities and utilities; such as, by way of example only, the Township, the Board,
the County of Burlington, the Burlington County Planning Board, the New Jersey Department of
Environmental Protection, and the New Jersey Department of Transportation (collectively,
“Required Approvals”). The Township agrees to use all reasonable efforts to assist the Developer
in its undertakings to obtain the Required Approvals provided that if such cooperation requires the
Township or its boards to retain outside professionals at the request of the Developer, the
Developer shall be responsible for all reasonable costs for these services through the escrow
account contemplated by Section 4.4 above. The Township further agrees to take all necessary,
reasonable steps to ensure that the Development obtains adequate water and sewer, including
expediting all municipal endorsements and approvals and to ensure that the Developer’s sanitary
sewer and potable water facilities receive all appropriate approvals from all relevant agencies for
construction, expansion and upgrading so as to be able to serve the Development consistent with
Section 4.5 above. The Township further agrees to not oppose, and to the extent necessary support,
any attempts by Developer in securing federal Low Income Housing Tax Credits, and similar
governmentally sponsored financial incentives and affirmative measures to facilitate the
construction of lower income housing.

5.4 Obligation to Maintain Proposed Re-Zoning of Property: The Township agrees
that if a decision of a court of competent jurisdiction in Burlington County, or a determination by
an administrative agency responsible for implementing the FHA, or an action by the New Jersey
Legislature, would result in a calculation of an affordable housing obligation for the Township for
the period 1987-2025 that would lower the Township’s affordable housing obligation below that
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established by COAH for the period 1987-1999 and/or the Court for the period 1999-2025, the
Township shall nonetheless implement the Redevelopment Plan contemplated by this Agreement
and take all steps necessary to support the development of the Development contemplated by this
Agreement. Further, after adoption of the Redevelopment Plan, the Township shall not seek to
extinguish, amend or change the Redevelopment Plan, without Developer’s written consent.

5.5 Obligation to Refrain From Imposing Cost-Generative Requirements. The

Property shall be exempt from cost generative features of the Township Code pursuant to N.J.A.C.
5:93-10.1.

ARTICLE VI - MUTUAL OBLIGATIONS

6.1 Obligation To Comply with State Regulations: The Parties shall comply with
any and all Federal, State, County and local laws, rules, regulations, statutes, ordinances, permits,
resolutions, judgments, orders, decrees, directives, interpretations, standards, licenses, approvals, and
similarly binding authority, applicable to the Development, or the performance by the Parties of their
respective obligations or the exercise by the Parties of their respective rights in connection with this
Agreement.

6.2 Mutual Good Faith, Cooperation and Assistance. The Parties shall exercise
good faith, cooperate, and assist each other in fulfilling the intent and purpose of this Agreement,
including, but not limited to, the introduction and adoption of the Redevelopment Plan, the
Required Approvals, the development of the Property consistent with the terms hereof, and the
defense of any challenge with regard to any of the foregoing.

6.3  Notices: Any notice or transmittal of any document required, permitted or
appropriate hereunder and/or any transmittal between the Parties relating to the Property or this
Agreement (“Notice[s]”) shall be written and shall be served upon the respective Parties by
certified mail, return receipt requested, or recognized overnight or personal carrier such as, for
example, United Parcel Service, with certified proof of receipt, and in addition, where feasible (for
example, any transmittal of less than fifty (50) pages), by electronic mail. All Notices shall be
deemed received upon the date of delivery set forth in such certified proof, and all times for
performance based upon notice shall be from the date set forth therein. Delivery shall be effected
as follows, subject to change as to the person(s) to be notified and/or their respective addresses
upon ten (10) days’ notice as provided herein:

TO DEVELOPER: Pennsylvania Real Estate Investment Trust
2005 Market Street, Suite 1000
Philadelphia, PA 19103
Attn: Lisa Most, General Counsel

With a copy to: Craig M. Gianetti, Esq.
Day Pitney LLP
One Jefferson Road
Parsippany, NJ 07054



Phone: (973) 966 8053
E-mail: cgianetti@daypitney.com

With a copy to: Marc B. Kaplin, Esquire
Kaplin Stewart Meloff Reiter& Stein, PC
910 Harvest Drive
P.O. Box 3037
Blue Bell, PA

TO THE TOWNSHIP: Township of Moorestown
c/o Municipal Clerk

111 West Second Street
Moorestown, NJ 08057

Phone: 856-914-3000

Email: phunt@moorestown.nj.us

With a Copy to: Michael Edwards, Esq.
Surenian, Edwards & Nolan LLC
707 Union Avenue, Suite 301
Brielle, NJ 08730
Phone: (732) 612-3100
E-mail: mje@surenian.com

In the event any of the individuals identified above has a successor, the individual identified shall
name the successor and notify all others identified of their successor.

ARTICLE VII - MISCELLANEOUS

7.1 Necessity of Required Approvals: The Parties recognize that the site plans
required to implement the Development provided in this Agreement, and such other actions as may
be required of the Board or Township under this Agreement, cannot be approved except on the
basis of the independent reasonable judgment by the Board and the Town Council, as appropriate,
and in accordance with their duties and the procedures established by law. Nothing in this
Agreement is intended to constrain that judgment or to authorize any action not taken in
accordance with procedures established by law, it being understood that any such action shall be
in accordance with procedures established by law.

7.2 Court Approval. The Parties acknowledge that this Agreement requires Court
approval following a Fairness Hearing as contemplated by Mount Laurel jurisprudence.

7.3  Release of Claims. Provided each party fulfills its obligations under this
Agreement, the Developer and the Township release each other from all claims, whether known
or unknown, as of the date of this Agreement in connection with this Declaratory Action, except
nothing herein shall preclude the Developer of challenging any denial, or approval with
unreasonable conditions, by the Township or the Board in connection with any of the Required
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Approvals associated with the Development.

7.4  Default. In the event that any of the Parties shall fail to perform any material
obligation on its part to be performed pursuant to the terms and conditions of this Agreement,
unless such obligation is waived in writing by all of the other Parties for whose benefit such
obligation is intended, such failure to perform shall constitute a default of this Agreement. Upon
the occurrence of any default, the non-defaulting Party shall provide notice of the default and the
defaulting Party shall have a reasonable opportunity to cure the default within forty-five (45) days
or such reasonable period of time as may be appropriate. In the event the defaulting Party fails to
cure within forty-five (45) days or such reasonable period of time as may be appropriate, the
Party(ies) for whose benefit such obligation is intended shall be entitled to exercise any and all
rights and remedies that may be available in equity or under the laws of the State of New Jersey,
including the right of specific performance to the extent available.

7.5  Unseverability: It is intended that the material provisions of this Agreement are
not severable. If any material provision of this Agreement shall be fully adjudged by a court
(including all appeals) to be invalid, illegal or unenforceable in any respect, the entire Agreement
becomes invalid, illegal or unenforceable and the Parties shall be returned to their respective
positions.

7.6  Successors Bound: The provisions of this Agreement and the obligations and
benefits hereunder shall be binding upon and inure to the benefit of the Parties, their successors,
affiliates and assigns, including any person, corporation, partnership or other legal entity which at
any particular time may have a fee title interest in the Property which is the subject of this
Agreement. This Agreement may be enforced by any of the Parties, and their successors, affiliates
and assigns.

7.7 Governing Law: This Agreement shall be governed by and construed by the laws
of the State of New Jersey.

7.8  No Modification: This Agreement may not be modified, amended or altered in
any way except by a writing signed by each of the Parties or, in the event of a partial assignment
reference above in Section 3.3, signed by the assignee whose rights and obligations are affected
by such modification, amendment, or alteration.

7.9  Effect of Counterparts: This Agreement may be executed simultaneously in one
(1) or more facsimile or PDF counterparts, each of which shall be deemed an original. Any
facsimile or PDF counterpart forthwith shall be supplemented by the delivery of an original
counterpart pursuant to the terms for notice set forth in this Agreement.

7.10 Voluntary Agreement: The Parties acknowledge that each has entered into this
Agreement on its own volition without coercion or duress after consulting with its counsel, that
each party is the proper person and possesses the authority to sign the Agreement, that this
Agreement contains the entire understanding of the Parties and that there are no representations,
warranties, covenants or undertakings other than those expressly set forth in this Agreement.
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7.11 Interpretation: Each of the Parties hereto acknowledges that this Agreement was
not drafted by any one of the Parties, but was drafted, negotiated and reviewed by all Parties, and,
therefore, the presumption of resolving ambiguities against the drafter shall not apply. Each of the
Parties expressly represents to the other Parties that: (a) it has been represented by counsel in
connection with negotiating the terms of this Agreement; and (b) it has conferred due authority for
execution of this Agreement upon the person(s) executing it.

7.12  Schedules: Any and all Exhibits and Schedules annexed to this Agreement are
hereby made a part of this Agreement by this reference thereto. Any and all Exhibits and Schedules
now and/or in the future are hereby made or will be made a part of this Agreement with prior
written approval of both Parties.

7.13 Entire Agreement: This Agreement constitutes the entire agreement between the
parties hereto and supersedes all prior oral and written agreements between the parties with respect
to the subject matter hereof except as otherwise provided.

7.14 Effective Date: The effective date (“Effective Date”) of this Agreement shall be
the date upon which the last of the Parties to execute this Agreement has executed and delivered
this Agreement.

7.15 Waiver. The Parties agree that this Agreement is enforceable. Each of the Parties
waives all rights to challenge the validity or the ability to enforce this Agreement. Failure to
enforce any of the provisions of this Agreement by any of the Parties shall not be construed as a
waiver of these or other provisions.

7.16 Captions. The captions and titles to this Agreement and the several sections and
subsections are inserted for purposes of convenience of reference only and are in no way to be
construed as limiting or modifying the scope and intent of the various provisions of this Agreement.

7.17 Construction, Resolution of Disputes. Jurisdiction of any litigation ensuing with
regard to this Agreement exclusively shall be in the Superior Court of New Jersey, with venue in
Burlington County. Service of any complaint may be effected consistent with the terms hereof for
the delivery of “Notices,” hereinafter defined. The Parties waive formal service of process. The
Parties expressly waive trial by jury in any such litigation.

7.18 Conflicts. As to any inconsistencies between the Required Approvals and this
Agreement, the Required Approvals shall control.

7.20 Recitals. The recitals of this Agreement are incorporated by reference.

[Signature Page to Follow.]
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IN WITNESS WHEREOF, the Parties have caused this Agreement to be properly
executed, their corporate seals affixed and attested and this Agreement to be effective as of the

Effective Date.

Attest:

Name:

Attest:

Name:

MOORESTOWN MALL LLC,
a Delaware limited liability company

By: PR Moorestown Limited Partnership,
a Pennsylvania limited partnership, its sole member

By: PR Moorestown LLC,
a Pennsylvania limited liability company, its general partner

By: PREIT Associates, L.P., its sole member

By: Pennsylvania Real Estate
Investment Trust, its general partner

By:

Name:
Title:
Date:

PR MOORESTOWN ANCHOR-L&T, LLC,
a New Jersey limited liability company

By: PREIT Associates, L.P., its sole member

By: Pennsylvania Real Estate
Investment Trust, its general partner

By:
Name:
Title:
Date:

PR MOORESTOWN ANCHOR-M, LLC,
a New Jersey limited liability company

By: PREIT Associates, L.P., its sole member

By: Pennsylvania Real Estate
Investment Trust, its general partner
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Attest:

Name:

Attest:

Name:

Title:
Date:

Name: Patricia L. Hunt
Title: Township Clerk

14

TOWNSHIP OF MOORESTOWN,
A Municipal Corporation of the
State of New Jersey

By:

Name: Nicole Gillespie
Title: Mayor

Date:

, 2020
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EXHIBIT B



EXHIBIT B

Phase One Floor Area Ratio Calculation

Mall Building = 475,994 SF

Boscov’s =202,765 SF

Sears = 170,591 SF

Sears Auto = 21,555 SF

Former Lord & Taylor = 121,200 SF
Former Macys = 200,000 SF

Existing Out-Parcels = (Good Year)4,800+ (PEI WEI) 3,010+ (Sprint) 3,934 =
11,744 SF

Approved (not yet built) out-parcels = 25,825+8,025 = 33,850 SF
Phase One Hotel = 112,000 SF
Phase One Inclusionary Residential Development (375 units) = 412,500 SF

Total = 1,845,195 SF

Floor Area Ratio: 1,845,195 SF Gross Floor Area / 3,660,477 SF (84.023 acres)
Lot Area = 0.50

106784847.1
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MOORESTOWN MALL REDEVELOPMENT PLAN TOWNSHIP OF MOORESTOWN

APPENDIX C - STREET FURNITURE / STREETSCAPE ELEMENT
STANDARDS
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MOORESTOWN MALL REDEVELOPMENT PLAN TOWNSHIP OF MOORESTOWN

APPENDIX D - EXISTING SIGNAGE EXHIBIT
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