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INTRODUCTION   
Each municipality in New Jersey is required by the Municipal Land Use Law (MLUL) to re-examine its Master 
Plan and development regulations at least once every ten years.  The purpose of the Master Plan is to 
establish a vision for the community and the policy to support that vision.  In order to be valid, land use 
ordinances should have a basis in the policy of the Master Plan.  Therefore, when new land use ordinances are 
considered, their purpose should be based on the policy of the Master Plan.  In addition, the Master Plan 
should be the underpinning for any Redevelopment Areas within the municipality. 
 
Pittsgrove Township adopted a Master Plan in 2000 (Clark Caton Hintz, 12/2000) and conducted a re-exam of 
that Plan in 2006 (SarahBirdsall, Planning Consulting, 11/2006).   The Master Plan has nine elements: 
1. Conservation 
2. Housing (a new element was added in 2008 and later supplemented with a 2015 Element) 
3. Utility Services 
4. Recycling 
5. Circulation 
6. Land Use 
7. Farmland Preservation (added as Element in March, 2007). 
8. Environmental Resource Inventory (adopted February 16, 2005) 
9. Open Space and Recreation Plan (adopted as part of Master Plan in March 16, 2005) 
 
The purpose of this Reexamination is to assess the Master Plan and consider whether the goals and objectives 
require any changes in order to ensure that the Master Plan fulfills the Township’s vision for land use and 
development.   If necessary, the Reexamination will provide recommendations for land use and zoning 
changes.  These will be based on changes in policies and demographics over the past ten years as well as on 
practical considerations of what can be accomplished.  Recommendations will also be based on an analysis of 
local procedures which may be interfering with or not working to fulfil the Master Plan’s vision. 
 
Per the Municipal Land Use Law (§40:55D-89A), a Master Plan Re-examination must include: 

i. The major problems and objectives relating to land development in the municipality at the time of 
adoption of the last reexamination report.  

ii. The extent to which such problems and objectives have been reduced or have increased subsequent to 
such date.  

iii. The extent to which there have been significant changes in the assumptions, policies, and objectives 
forming the basis for the master plan or development regulations as last revised, with particular 
regard to the density and distribution of population and land uses, housing conditions, circulation, 
conservation of natural resources, energy conservation, collection, disposition, and recycling of 
designated recyclable materials, and changes in State, county and municipal policies and objectives.  

iv. The specific changes recommended for the master plan or development regulations, if any, including 
underlying objectives, policies and standards, or whether a new plan or regulations should be 
prepared.  

v. The recommendations of the Land Use Board concerning the incorporation of redevelopment plans 
adopted pursuant to the “Local Redevelopment and Housing Law”, into the land use plan element of 
the municipal master plan, and recommended changes, if any, in the local development regulations 
necessary to effectuate the redevelopment plans of the municipality.  
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The Pittsgrove Township Land Use Board believes that the Township’s Master Plan, as re-examined in 2006, 
reflects the Township’s vision for the future and continues to serve the needs of the community.   Broadly, 
Pittsgrove Township’s vision is to achieve a balance between preservation and sufficient economic 
development to provide appropriate support services for its residents.  
 
METHODOLOGY 
The five requirements of a Master Plan Reexamination are based on an analysis of the Township’s progress in 
realizing its Master Plan goals.  The Reexamination should be specific in its review of the goals for each 
element of the Master Plan.   Accordingly, this report will have three sections.  In the first, it will examine each 
of the goals and objectives of the 2000 Master Plan (and the 2006 Reexamination which validated the 2000 
goals).   The first section will discuss the extent of progress in moving toward those goals over the past ten 
years. The second section will explore any demographic, social and policy changes which have or will impact 
the achievement of the Master Plan goals.    
 
In the last and third section, this Re-exam will suggest recommendations, based on the analysis, for any 
modifications or amendments to the Master Plan or Development Regulations Ordinance.  Since the Township 
Land Use Board has indicated that it is satisfied with the goals of the original Master Plan, the 
recommendations will focus on how best to maintain, under changed circumstances, the vision that was first 
articulated in the 2000 Master Plan. 
 

SECTION ONE: EXTENT OF REDUCTION/INCREASE IN GOALS AND OBJECTIVES OF THE MASTER PLAN  

In general, the focus of the Master Plan has been to preserve the rural character of the Township through 
agricultural preservation while encouraging development along highway corridors and in villages.  The 2000 
Master Plan established goals in ten areas with the purpose of achieving the Master Plan’s vision.  The goals 
were in the areas of: 
 Agricultural preservation 
 Environmental Protection 
 Land Use 
 Open Space and Recreation 
 Community Facilities and Municipal Services 

Housing 
Circulation 
Utilities 
Recycling 
State Development and Redevelopment Plan 

 
Each of these areas has a set of objectives assigned to it.  The 2006 Reexamination evaluated progress towards 
the objectives and found that, in general, Pittsgrove was consistent in its land use regulations and actions with 
the intent of its Master Plan.   
 
This section will review the ten focus areas’ statements and objectives and assess the extent to which they 
have been accomplished since the last Re-exam.  
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Agricultural Preservation 

“Pittsgrove is defined by its farmland and woodland and it is essential to the preservation of its economic 
wellbeing and rural character to implement policies that support the retention of agriculture.  “ 

The five objectives which accompany this goal utilize ordinances and the Farmland Preservation funds to fulfill 
it.   

1. Zone for appropriate use and intensity in order to keep contiguous agricultural areas from intrusion by 
other uses. 

2. Redefine Agricultural Development Areas (ADAs) to be consistent in conjunction with existing land use. 
3. Strongly encourage new houses within agricultural areas to be clustered on lesser soils. 
4. Acquire farmland preservation easements and development rights in ADAs and balance acquisition 

efforts between small and large farms. 
5. Support State and County farmland funding preservation efforts with permanent local budget. 

 
By the 2006 Reexam, most of the objectives associated with this goal were realized: 

1. Ordinances had been enacted to retain large contiguous areas of farmland. 
2. A new Farmland Preservation Plan redefined the ADAs to better fit current land uses.  Because ADAs 

are the area within which farms are eligible for county and state preservation funding, it is important 
to establish relatively contiguous preserved acreage across regions to ensure a strong agricultural 
economic base beyond the farm itself. 

3. The cluster ordinance was revised to clarify the requirements and further encourage clustering. 
4. A local valuation tax supplemented county and State farmland preservation funds. 
5. By 2008, Pittsgrove had preserved 2,435 acres of farmland permanently with an additional 251 acres in 

the 8 year preservation program. 
 
In the intervening ten years, Pittsgrove has continued to pursue its goal of farmland retention through 
preservation.  Between 2009 and 2016, an additional 1,114 acres of farmland was preserved for a total of 
3,549 acres of permanently preserved agricultural production.  This represents over one-quarter (28%) the 
farmland in the Township.   
 
Another, perhaps better, indicator of farmland retention is tax records and NJ DEP land use mapping.  These 
show the amount of land actually utilized for farm production which can be seen as a measure of the health of 
the agricultural industry.  The NJDEP uses satellite photos to record land use across the state.  The Agriculture 
land use category includes acreage that can be identified from satellite imagery as any sort of agricultural 
pursuit regardless of how it is taxed.  This is a method, by comparing across years, to assess gains and losses in 
agricultural land use.  From 2002 to 2012, satellite imagery shows a decrease in agricultural land use of 2,295 
acres from 20,427 acres to 18,132. 
 
Probably the best method for evaluating the extent of active farming in a community is tax information.  In 
2016, there were 196 farms, totaling 8,411 acres, listed on the tax records as qualifying for taxation as active 
farmland.  This is a decrease from the 12,178 acres recorded in 2007, probably due to the impact of the Great 
Recession. 
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Environmental Protection 

“The protection of environmentally sensitive lands from development and inappropriate agricultural practices 
will ensure that Pittsgrove will remain in ecological balance for future generations.” 

The Master Plan objectives utilize ordinances and environmental awareness to accomplish this goal. 
1. Stream corridor preservation is a high priority for protection and preservation. 
2. Use innovative zoning techniques to minimize intrusions into environmentally sensitive lands by 

development. 
3. Encourage the use of conservation easements on environmentally sensitive land to prevent future 

encroachments. 
 
The Township instituted a stream setback requirement (§60-53) with its 2002 Ordinance which requires a 200 
foot setback from the centerline of any stream.   The Environmental Commission is currently exploring funding 
to update the December, 2004 “Environmental Resource Inventory” (ERI).   The Township completed an 
“Open Space and Recreation Plan” in January 2005 which utilized the ERI information as a resource.  Both 
these documents were adopted by the Land Use Board as elements of the Master Plan.  The Open Space Plan 
has an Action Program based on its recommendations, many of which have not been implemented.  These 
should be re-examined by either the Land Use Board or the Environmental Commission to ascertain their 
continued relevance.     
 
The Township does not have a Tree Protection Ordinance, per se. This is an effective tool for general, overall 
environmental protection which will affect air quality, erosion, and aesthetics.  The Land Use Ordinance does 
have some provisions for tree removal protection, but it is buried within the larger Forestry and clear cutting 
section (§60-76) as “Woodcutting or clear cutting of small tracts, filing of letter of intent” and is rarely 
observed.  A more comprehensive Tree Ordinance would allow the Land Use Board to consider the cumulative 
impact of small lot development in heavily forested areas and might be easier to administer. 
 
Within the last several years, the Land Use Board did consider changes to Checklist E, Environmental Impact 
Statement, which is required for all major subdivision and site plan applications (as well as at the Land Use 
Board’s pleasure when considered necessary) as part of an application.  The objective was to make the EIS less 
formulaic and more attuned to Pittsgrove particularly.   A draft EIS checklist was submitted to and approved by 
the Environmental Commission but the Board voted against implementation. 
 
The Environmental Commission does receive major plans and provides advice on plans which might affect 
environmental issues, but there seems to be little collaboration between Environmental Commission and the 
Land Use Board.  Overall, there has been less progress in terms of implementing innovative zoning techniques 
for preservation and obtaining conservation easements for environmentally sensitive land.  These two 
objectives are important for protection of these lands but more difficult to implement without a concerted 
effort.   
 
Land Use 

“Land use is to be related to the existing natural capacities of the environment and the level of infrastructure 
existing or proposed in the Master Plan.  Pittsgrove is to remain a place of hamlets surrounded by farmland 
and woodland with new development appended to these existing places.” 

The Land Use objectives focus on directing land uses to areas which can accommodate their intensity. 



PITTSGROVE TOWNSHIP MASTER PLAN RE-EXAM                     Page 5 

SARAH BIRDSALL, PLANNING CONSULTING 

1. Maintain land use objectives that support agriculture and the rural landscape in nearly all locations, 
and promote the visual enjoyment of the land through retention of scenic outlooks and corridors. 

2. Direct new development and redevelopment to places in relation to their transportation and 
environmental capacities. 

3. Utilize natural features to distinguish the permitted intensity of land development.  Establish controls 
on the permitted disturbance of natural features, including tree clearance, in developments. 

4. Commercial and industrial land uses should be limited in extent and concentrated in relation to the 
state highways and where adequate sewerage facilities exist. 

 
The second part of this goal, in and of itself, is not realistic in terms of the history of land development in the 
Township.  As the 2009 “Build Out Analysis” (Clark  Caton Hintz) demonstrates, the last forty years of 
residential development in the Township have been almost entirely strip frontage  (or ribbon) development of 
single homes along established roads.  Residential growth in the Township’s ‘hamlets’ has not developed and 
is difficult to encourage due to water quality issues.  On the other hand, the objectives, particularly related to 
the first part of the goal, have enjoyed some success. 
 
The Township has consistently upheld its commitment to agriculture as an industry and, thus, in spite of 
steady residential construction, has maintained its rural, open feel.  The Build Out Analysis notes that, for all  
of the residential growth experienced in Pittsgrove, there are few large residential subdivisions built.  The 
reasons for this are myriad.  The Township’s cluster ordinance may be too complex as well as difficult to 
achieve without public sewer.  A more likely reason could be that the potential homeowner for a rural 
community like Pittsgrove may prefer building his/her own home and shy away development style residences.  
If the rural character of the community is to be maintained, there should be some analysis on how to allow for 
residential growth without impacting the rural character of the Township’s roads with ribbon development of 
homes.   
 
A continuation of this pattern of strip-frontage development has consequences in terms of maintaining 
Township services, environmental capacity for septic, and lack of transportation options.  To achieve the land 
use goal of a village-centered community will require changes in the zoning ordinance to discourage ribbon 
development.  Moreover, the hamlets would require more services, particularly community sewer, to absorb 
development.   
 
The Township has succeeded in its objective to concentrate commercial and industrial uses closer to state 
highways.  Its Redevelopment Plan utilized State Route 56 (Landis Avenue) close to Route 55 as a draw for 
development.   The Township has identified this area as a future wastewater service area (FWSA) in the Salem 
County Wastewater Management Plan submitted to NJDEP in January, 2016.   
 
Open Space and Recreation 

“Opportunities for open space acquisition, conservation and recreational purposes should be enhanced 
through public and private efforts.  Adequate active recreation facilities should be maintained through 
governmental action and citizen participation.” 

The Master Plan objectives for this area are ambitiously directed at establishing a Greenway Network 
throughout the Township.  The Master Plan envisioned implementation using development review.  The need 
for periodic review of Township recreation requirements is integral to the goal. 
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1. Plan a conservation oriented Greenway Network to connect open space, utilizing stream corridors. 
2. During the development review process, examine applications for ways to enhance and extend the 

Greenway Network. 
3. Ensure that new residential development is designed to provide for the recreational needs of future 

residents and connections to the Greenway Network. 
4. New trends in sports and the evolving needs for recreation should be periodically reviewed. 

 
The Greenway Network envisioned in the “Open Space and Recreation Plan” would consist of protection 
(through easements, Ordinances, and contributions) of a series of corridors consisting of riparian habitat, 
wetlands, and floodplain corridors with the overall intent of protecting water quality.   The Ordinance 
presently protects stream corridors with a mandatory buffer.  The two maps below of FEMA floodplain and 
Wetlands (courtesy of the ERI) demonstrate the extent, beyond floodplain areas, of space that would be 
protected with a Greenway Network.  Effort is needed, beyond the stream protection verbiage in the 
Ordinance, if a truly successful Greenway Network is to be established.   
 
The Land Use Board does not presently utilize the Greenway Network concept when weighing applications.  
Recreation needs are considered when a larger development is submitted but, as noted earlier, most 
development in Pittsgrove is for fewer than five lots.  The Ordinance does not allow consideration of 
recreational needs for less than a 20 lot development so the objective to provide for recreational needs is 
usually not raised as part of an application.   
 
The 2005 “Open Space and Recreation Plan” contained over 30 recommendations for action in a one, three 
and five year sequence.  Many require volunteer, Township Committee and other participation.  Very few of 
these have been accomplished or approached.  The Land Use Board should review the recommendations and 
analyze whether any are still relevant and whether they are within the purview of the Board. 
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Community Facilities and Municipal Services 

Establish and maintain a level of community facilities and public services sufficient to satisfy the needs of 
present residents and to allow for the well-planned expansion of facilities to meet future needs. 

1. Provide for adequate police and emergency response personnel and facilities, community use facilities 
and recreation sufficient to meet the needs of the Township. 

2. Based upon the Master Plan and development trends, periodically assess the need for new services. 

 

The first of the two objectives that accompany this goal is outside of the area of the Planning Board since it is a 
Township Committee capital planning and budgeting functioning.  To date, the Township Committee has not 
requested the Land Use Board to prepare a program of municipal capital improvement projects per 
MLUL 40:55D-29.  The Land Use Board should strive to be cognizant of the impact of development decisions 
on the need for new municipal services. 

 
Housing 

“Implement the Housing Plan Element and Fair Share Plan to meet Pittsgrove’s affordable housing obligation.” 
1. Meet the fair share requirements within the five population centers in a manner that does not 

substantially affect existing neighborhoods. 
2. Petition COAH for certification. 
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The first affordable housing goal objective is specific in how and where the Township should fulfill its 
obligation.   Pittsgrove was granted judicial immunity from builders’ remedy suits in June, 2007 based on its 
May 1, 2007 Third Round Fair Share Plan.  When the NJ Supreme Court invalidated the Third Round Approach, 
the Township was pro-active in seeking and gaining a judgement of repose based on a revised 2015 Housing 
Element & Fair Share Plan through the courts.  This gives the Township continued protection through 2018 as 
long as it moves forward with the still relevant parts of its affordable housing obligation. 
 
Pittsgrove has no rehabilitation obligation.  It has satisfied its Prior Round Obligation of 58 units.  The agreed 
upon (by judicial consent order) Third Round Obligation is 14 units.  The Township has committed to funding 
five accessory apartment units through applications from its residents to convert space for controlled rental 
apartments.  There are three units to be constructed in conjunction with the approved Briar Hill Estates single 
family development of 24 homes (2 onsite and 1 offsite).    
 
In addition, the Fair Share Plan calls for 3 municipally sponsored units.  Habitat for Humanity has already 
constructed one which is occupied.  Habitat for Humanity will construct two additional units at one location 
within the Redevelopment Area.  The Township is utilizing a special needs facility to account for its very low 
income obligation. 
 
Circulation 

“Provide for the efficient movement of people and goods within and through the Township in a manner 
compatible with the objectives of the Land Use Plan Element.” 

1. Recognize and preserve the scenic characteristics of local roadways in order to promote a positive 
community identity. 

2. Discourage the widening of existing two lane arterial roads in rural areas. 
3. Limit heavy truck uses to state highways through weight limits on local roads. 

 
Circulation has become increasingly important in Pittsgrove since the 2000 Master Plan and 2006 Reexam.  A 
combination of older roads and bridges and more ferocious storms has resulted in multiple road and bridge 
outages over the last ten years.  This is mainly an issue outside the purview of the Land Use Board, but it does 
raise larger issues concerning intensive development and sprawl and the ultimate cost. 
 
The “Open Space and Recreation Plan” proposes scenic byway corridors as part of its Green Network which 
would highlight the scenic view sheds which are intrinsic to Pittsgrove’s rural character.  The yellow lines on 
the map below (from the Open Space Plan) show the byway routes proposed.  For this to be successful, the 
zoning around the designated routes would have to be analyzed and recommendations made for changes in 
the Land Use Ordinance to protect the views. 
 



PITTSGROVE TOWNSHIP MASTER PLAN RE-EXAM                     Page 9 

SARAH BIRDSALL, PLANNING CONSULTING 

 
 
Utilities 

“All areas of Pittsgrove Township will remain on individual well and septic systems, except in very limited 
circumstances where larger commercial or industrial uses can provide their own facility.” 
 
This goal is straightforward and has no objectives associated with it.  There is ample evidence that 
construction of single family houses with septic systems in close proximity has a deleterious effect on the 
overall water quality of the watershed.  Even without enforcement of NJDEP’s once proposed nitrate dilution 
model for municipal development, Pittsgrove should investigate, for its denser areas, alternative de-
centralized sewage technologies such as community package plants and advanced treatment systems that 
remove non-industrial pollutants.  The US EPA actively promotes decentralized treatment systems for small 
communities because they avoid the enormous cost and disruption of sewer line extensions through rural 
areas.   
 
Recycling 

Adopt the recycling goals of Salem County and the State of New Jersey. 
 
Pittsgrove’s recycling program is in compliance with the Salem County Recycling Plan.  The Township recycling 
center is open five days per week including Saturdays.   
 
State Development and Redevelopment Plan 

Follow the precepts of the planning policies for Planning Areas 4b and 5. 
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1. Concentrate development in and around existing hamlets. 
2. To the extent consistent with the State Plan, add commercial nodes along State Route 40 according to 

the State Plan Resource Planning and Management Map (in addition to within the hamlets) 
 
As discussed previously, the objective of concentrating development in and around the existing hamlets is not 
supported by the Land Use Ordinance and, in fact, presents public health difficulties in terms of water quality.  
While the Township zoning does conform to the objective of concentrating business along Route 40, it also 
promotes a business corridor on Route 56 (Landis Avenue).  This encompasses the Redevelopment Area as 
well as already established commercial areas on the State Highway. 
 
In general, Pittsgrove conforms with the State Plan in its goals.  In practice, the strip frontage development 
which has dominated residential growth is not in congruence with the State Plan’s ‘center-oriented’ 
development themes.  On the other hand, the State has not strongly supported its own State Plan and has not 
moved forward on a revised State Plan since holding public hearings in 2012. 
 

SECTION THREE: SIGNIFICANT CHANGES IN ASSUMPTIONS, POLICIES, OBJECTIVE 

This section will look at demographic, social and policy changes which have or will impact the achievement of 
the 2000 Master Plan goals and objectives.   The Municipal Land Use Law is particularly interested in 
municipalities exploring the extent to which there have been significant changes in the assumptions, policies 
and objectives forming the basis for the master plan or development regulations due to local changes in 
demographics and development patterns.  In addition, the basis for the master plan and development 
regulations can be affected by alterations in approach toward land use at the county, regional and State level. 
 
Demographics     

Over the last half century, Pittsgrove has consistently been one of the fastest growing municipalities in Salem 
County with a doubling of the population from 1970 to 1980 followed by continued growth of 16.8% and 
15.6% for the 1990 and 2000 censuses.  The Township continued to grow between 2000 and 2010, but at a 
substantially slower rate of less than 1% growth and the American Community Survey (which has a large 
margin of error so is somewhat suspect with such a small data pool) estimates a slight population loss 
between 2010 and 2014 to 9,287.  Nevertheless, the Township remains the second largest (after Pennsville) 
municipality in Salem County. 
 
More significantly, the ACS 2014 population estimate shows an additional increase in median age to 43.1.  For 
comparison, the 2014 estimate of the New Jersey median age is 39.3.  This is an additional increase to the 
previous 3-1/2 year increase in median age from 38.1 years in 2000 to 41.6 years in 2010.  Much of the 
Township’s increase in median age can be attributed to a significant growth in ‘young retired age’ (55-65 
years) population.   This cohort went from 8.9% of total population to 14.7% during the census interval.   
 
The Township should investigate what factors are attracting this segment of the population and what present 
and future services they may require.  Many municipalities are intent upon wooing this age group because 
they are often active participants in civic life but require fewer services than the elderly or school children. 
 

Table #1: 2000-2010 Population 
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PITTSGROVE TOWNSHIP 
COMPARATIVE CENSUS DATA 2000 2010 

     Number Percent Number Percent 

Total population 8,893 100% 9,393 100.0 

    Under 5 ye      Under 5 years 472 5.3 471 5.0 

    5 to 9 years 624 7.0 515 5.5 

    10 to 14 years 791 8.9 688 7.3 

    15 to 19 years 760 8.5 791 8.4 

    20 to 24 years 436 4.9 577 6.1 

    25 to 34 years 929 10.4 828 8.9 

    35 to 44 years 1,545 17.4 1310 13.9 

    45 to 54 years 1,528 17.2 1657 17.6 

    55 to 59 years 471 5.3 742 7.9 

    60 to 64 years 323 3.6 637 6.8 

    65 to 74 years 547 6.2 648 6.9 

    75 to 84 years 359 4.0 376 4.0 

    85 years and over 108 1.2 153 1.6 

    Median age (years) 38.1 (X) 41.6 (X) 

  US Census Summary Data, 2000 and 2010 

 
Pittsgrove, like much of rural Salem and rural areas of neighboring Cumberland County, is predominantly 
white.  African Americans make up approximately 7% of the Township population and 4.3% identifies as 
Hispanic.  While the Hispanic population saw a slight increase from 3.4% in 2000 to 4.8% in 2010, there was a 
similar percentage decrease in the Black population from 8% in 2000 to 7% in 2010.   
 

Table #2: Race and Ethnicity 

 
American Community Survey 2014-15 (B03002) 

 

Table #3: Household Income 

 
 
As seen in Table #3, the median household income in Pittsgrove is close to that of New Jersey.  It is the fourth 
highest of the sixteen Salem County municipalities and about 10% higher than the County in total.  In general, 
Pittsgrove’s population is fairly affluent, especially in the context of Salem County.  But there are pockets of 
poverty within the Township.  An estimated 15% of children under 18 years live in poverty in the Township 
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and 7.3% of the overall population is living below the poverty line.  The rate of poverty among youth is 
considerably lower in Pittsgrove than in Salem County and on a par with poverty rates for under 18 years in all 
of New Jersey. 
 

Table #4: Poverty Levels under 18 Years 

American Community Survey 2014-15 (B17001) 

 
In contrast, poverty among the over 65 age group is only about one-half the rate of poverty for this cohort in 
New Jersey.  Pittsgrove appears to be attractive to older residents who are financially comfortable.  More data 
should be collected on what attracts this older, relatively affluent group to the Township. 
 

Table #5: Poverty Levels for Seniors (over 65) 

 
American Community Survey 2014-15 (B17001) 
 
The relative prosperity of most of the Township is reflected in the solid educational background of the 
population.  Close to 90% of the population 25 years and older has a high school degree and almost a quarter 
of the adult population has a bachelor’s degree or more.   This is about 20% higher than Salem County 
although significantly less than the state which 36.4% of the adult population holds a bachelor’s degree.  
 

Table #6: Educational Attainment 

 
American Community Survey 2014-15 (B15002) 

Higher percentages of income and education are two factors which contribute to the ability of a municipality 
to control its land use.  This cushion gives citizens an easier option to be involved in land use decisions and to 
work with Township officials for ordinances that meet the needs of the community. 
 
The growth of Pittsgrove’s population demonstrates a qualitative change after 2000.  Previous growth had 
been largely indigenous.  Census data shows that, after 2000, the rate of immigration from outside the 
Township grew explosively.  Almost 50% of occupied housing is composed of residents who moved into 
current residences after 2000.  While this does not indicate that all are new to the Township, it is reasonable 
to assume that a significant proportion of residents are ‘newcomers.’ 
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Table #7: Year Moved to Residence 

 
American Community Survey 2014-15 (B25026) 

Most residences in Pittsgrove are single family units although the two mobile home parks account for 15% of 
total residential structures.   This figure is significantly higher than mobile home occupancy for the County or 
the State.    
 

Table #8: Type of Residences 

 
American Community Survey 2014-15 (B25024) 

 

Home ownership is relatively high in Pittsgrove with almost 90% of units owner-occupied.   The median home 
value in Pittsgrove was $212,800 in the 2014-15 survey.  While this is 10% higher than the County, it is only 
about two-thirds of the median value for New Jersey.   Salem County is a rural area with generally lower 
property values than the northern part of the state.  Lower value for homes, most residents’ major asset, does 
hamper mobility and choice for residents.  
 

Table #9: Home Value 

    
 
Pittsgrove is a relatively stable community which appears to be growing older.   The community is apparently 
attracting newcomers who may have different expectations.  This could affect the Township’s long held goals 
of maintaining its rural character and agricultural nature.   
 
Although poverty is not widespread in the Township, there are a significant number of children living in 
poverty.  Land Use decisions will most likely be controlled by the more vocal, older and affluent segment of 
the population.  The other end of the age and socio-economic spectrum should be included in deliberations 
and choices about the Township’s future to ensure community coherence.            
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Changes in policy and assumptions at the State and County Level 

There has been a generalized change in land use policy at the State level over the last six years.  The State 
Plan, with its strong environmental and center based vision, has faded from the forefront of State strategy 
replaced by a ‘business first’ approach.   Under the State Plan, Pittsgrove’s area was mapped in either Planning 
Area 4 - Rural (mostly 4B, environmentally sensitive rural) and Planning Area 5 – Environmentally Sensitive.  
While this complements Pittsgrove’s Master Plan goal of rural character and agricultural preservation, it does 
complicate the Township’s economic development plans for its State highway corridors.    
 
The State Plan continues to influence development in the Township even with its reduced importance.  
Pittsgrove developers, except for the small area in PA4 in the southwest corner of the Township, did not 
benefit from the 2008 Permit Extension since it exempted State Plan Areas 4B and 5 from extension 
priveleges.   
 
Pittsgrove has smoothly navigated the ongoing State tumult over affordable housing, obtaining a repose of 
judgement which is in conformance with the Township’s commitment to affordable housing.  Considering the 
Township’s rural nature, lack of public transportation and reliance on individual septic systems, the number of 
affordable units to which the Township is committed is reasonable.  Nevertheless, the affordable housing 
imbroglio is not over at the State level and the Township should remain aware of any new developments as it 
works to fulfill its obligation under the judgement of repose issued in March 2016. 
 
In 2008, the State added a new optional element to the Master Plan titled “Green Buildings and Environmental 
Sustainability Plan.”   Since 2008, the State has given mixed messages on renewable energy and efficient use 
of natural resources, but it is clear that a ‘Sustainability Element’ in a municipality’s Master Plan indicates a 
commitment to (as the legislation stated) “…provide for the encouragement and promotion of the efficient 
use of natural resources and the installation and usage of renewable energy systems, considering the impact 
of buildings on the local, regional and global environment, allowing ecosystems to function naturally, 
conserving and reusing water resources, treating stormwater on-site and optimizing climatic conditions 
through site orientation and design.” 
 
Salem County exerts a minimal role in terms of land use planning policy on Pittsgrove.  Over the past ten 
years, the County has dissolved a full time Planning Department, per se, relying on a consulting firm when 
necessary.  The County does have a Farmland Preservation Plan (2008) and the County Agricultural 
Development Board is active in farmland preservation.   In January 2016, the County submitted a Wastewater 
Management Plan to NJDEP as required.  Both plans cover Pittsgrove Township.   
 
The most significant impact on Pittsgrove of the County’s detachment from planning is in economic 
development.   The County “Economic Development Strategic Plan” states at the onset that “Although 
agriculture remains a foundation of the County’s economic engine, the western section of the County forms 
the industrial and commercial base of the County.”  Economic development is virtually ceded to the western 
side of the County which is already well serviced with necessary infrastructure for economic expansion.   
 
As part of a four county process, Salem, Camden, Gloucester and Cumberland are in the process of collaborating 
on an update of their 2010 Multi-Jurisdictional Hazard Mitigation Plans.   A draft appendix for Pittsgrove has been 
completed as well as a regional Hazard Mitigation Plan.  While Pittsgrove is not as vulnerable as some of the State’s 
coastal communities, the Township knows how the impact of one or two storms can disrupt community life and 
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economy.  This regional approach to planning is increasingly seen as the most effective in terms of long term 
outcomes and the Township should participate in regional efforts. 
 
Changes in policy and assumptions at the local level 

Pittsgrove remains committed to its Master Plan goals but it realizes that it must generate more development, 
particularly business and commercial development, to sustain the level of services it offers its citizens.  Over 
the past ten years, the Economic Development Commission has sought out new business and commercial 
interests with limited success.  The question of whether the land use policies are restricting the Township 
economy is a valid one which should be examined.   
 
The Township’s Master Plan vision is to achieve a balance between growth and preservation.  The Economic 
Development Committee, in response to this Re-exam, has suggested fostering additional business and 
commercial development in the Centerton area.  After analyzing this area in terms of current land use 
patterns and transportation possibilities and examining the zoning patterns immediately north of Centerton 
Village along Route 553, they recognize an area which has potential as a neighborhood business/commercial 
district in conjunction with the current Centerton business zoning.   
 
The Economic Development Committee envisions matching the Neighborhood Business (B-1) extant zoning on 
the east side of Centerton Road with similar zoning on the west side.  This commercial/business district would 
be compatible with the residential neighborhoods (R-2 and R-4) which would border it to the west and north.  
Provision would be made for existing residential uses to continue and, perhaps, be permitted under the new 
zoning.      
 

The 2006 Master Plan Re-exam made three central recommendations for the Master Plan.  The first, updating 
the Fair Share Affordable Housing Plan, has been accomplished.  The second and third relate to economic 
development and are emblematic of the Township’s conundrum.  The second recommendation was to realize 
the primary goal of preserving the Township’s rural character and farm economy by better utilizing the Land 
Use Regulations in order to restrict strip frontage development and encourage clustering.  The strip frontage 
development has only abated in the Township as far as building has decreased due to the recession. 



PITTSGROVE TOWNSHIP MASTER PLAN RE-EXAM                     Page 16 

SARAH BIRDSALL, PLANNING CONSULTING 

 
The third action recommended was to incorporate the Redevelopment Plan for Landis Avenue into the Master 
Plan.  In 2007, the Township Committee adopted the Redevelopment Plan on the recommendation of the 
Land Use Board which find it ‘consistent with the Master Plan.’  But the Plan was never integrated into the 
Master Plan as part of the land use element.  The major rationale for such an action is to underscore the policy 
of the Redevelopment Plan as part of planning decisions at the Board level.   The underlying zoning of the 
Redevelopment Plan is better supported if it is part of the Master Plan. 
 

Pittsgrove is expectant that its Redevelopment Area has potential to create a business hub which will benefit 
the Township and the region.  The location on a State Highway close to Route 55 fits into the transportation 
and circulation goals of the Master Plan.  The Township is willing to consider redevelopers’ plans which further 
this and to consider working with the existing standards to ensure a successful project.  The permitted uses 
are broad enough to encompass myriad businesses.   

 

SECTION THREE: SPECIFIC RECOMMENDED CHANGES TO THE MASTER PLAN 

As noted in the Introduction, the Pittsgrove Township Master Plan’s vision and intent, as stated in 2000 and 2006, 
remain valid for the Township and continue to serve the community well.  The following recommendations are 
intended to clarify objectives in order to maintain the Township’s vision for itself in light of changes which have 
occurred locally, regionally and statewide over the past ten years.    
 
The following specific changes are recommended for the Master Plan based on the findings as presented.   Some of 
the recommendations will require changes to the Land Development Ordinance.  These are indicated by a §. 

• AGRICULTURAL PRESERVATION 
This goal remains fundamental to Pittsgrove’s vision as a community.  The Township has been successful 
preserving farmland through zoning and preservation.  

§ The wording of the Ordinance should be examined to investigate avenues for encouraging clustering 
and discouraging strip frontage development.  The Township Land Use Board should investigate 
whether zoning techniques such as non-contiguous clustering  would serve to encourage the use of 
clustering in the Township and better preserve farmland and open space.  

 

• ENVIRONMENTAL PROTECTION 
Pittsgrove has been successful in protecting its extensive environmentally sensitive areas, particularly 
wetlands.   The Township’s widespread woodlands are also crucial to maintaining its “ecological balance for 
future generations.”   

§ The Township should consider a distinct tree protection ordinance separate from the forestry 
section with increased emphasis on preventing the slow but ongoing diminution of woodlands in the 
Township. 

§ The Land Use Board should follow-up on its earlier effort to revise Checklist E, Environmental Impact 
Statement, to make it more customized to the needs of Pittsgrove. 

➢ The Land Use Board should work with the Environmental Commission to update the Environmental 
Resource Inventory which is over a decade old. 
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• LAND USE 
The Land Use goal should be reformulated to reflect the difficulty of concentrating development within the 
existing hamlets due to lack of public sewer.   It is not clear that the cluster ordinance is working effectively 
to preserve open space. 

➢ A method of increasing density in villages and on state highways through innovative community 
sewage treatment should be investigated. 

§ The cluster ordinance should be assessed to ascertain whether bonus density would make it 
more attractive to developers (see Agricultural Preservation above). 

 

• OPEN SPACE AND RECREATION 
Pittsgrove has an active recreation program supplemented by vast areas of open space.  Although 
much of this open space is privately owned, it still contributes to the character of the Township.  The 
idea for a Greenway Network which would connect woodlands and stream open space throughout the 
Township is environmentally sound.  Large areas of contiguously non-developed land will help preserve 
flora and fauna for the entire Township. 

➢ The concept of the Greenway Network should be upheld and the Land Use Board should be 
aware of its contours and scenic byways when considering development. 

➢ The “Open Space and Recreation Plan” from 2005 has over thirty action items which should be 
re-examined and considered in light of the changes over the last decade.   

§ Consider changing the threshold for recreation/open space requirements in a development to less 
than 20 units since the Township is not ‘capturing’ most of development with the current threshold. 

 

• REDEVELOPMENT PLAN 
Inclusion of the Redevelopment Area in a sewer service area and extension of public sewer lines from 
Vineland are important for the success of the Redevelopment Plan.  The Township has taken the first step 
with its Wastewater Management Plan submission via the County to NJDEP.   

 

• ORDINANCE CHANGE RECOMMENDATIONS 
§ Add Master Plan Goals and Objectives verbiage to Development Regulations Introduction.  This will 

assist the Land Use Board in its deliberations when considering Site Plan Review and it will provide 
applicants with insight into how the Township wants to direct development. 

§ Add a description of each Zoning District as outlined in the Master Plan to the Development 
Regulations Ordinance (§60-52).  

§ Update the sign ordinance (§60-82) to include standards for electronic and digital signs in order to 
better preserve the rural character and scenic viewsheds intrinsic to the Master Plan’s vision. 

§ Evaluate the number of variances requested for accessory structures/additions to the numerous pre-
existing residential properties located within the business districts along the state highways and 
consider changing the ordinance to allow more flexibility for existing residential within highway 
business districts.   

§ Consider re-zoning the west side of Route 553 immediately north of Centerton to correspond with 
the B-1 zoning on the east side. 


