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Section I:  Background Information  

I. Introduction 
 
History of Redevelopment in Pittsgrove Township 
Pittsgrove Township has considered the designation of redevelopment 
areas since the early 1990s.  In 1994, the Planning Board created a map 
proposing that the entire Township be considered for redevelopment.  The 
proposed redevelopment area was decreased in 1996 to 16 discrete areas, 
all within 1,000 feet of major intersections and roadways and within 
certain industrial and commercial zones.  Among these was an area along 
Landis Avenue, the focus of this preliminary investigation.  Also in 1996, 
the Township Committee passed Resolution No. 96-81 and Ordinance No. 
7-1996.  Resolution No. 96-81 states the areas designated on the 1996 map 
are “determined to be in need of redevelopment pursuant to NJSA 
40A:12A-5(c)(d).”  Ordinance No. 7-1996 authorizes local property tax 
exemptions for new commercial and industrial properties for five years. 
 
Pittsgrove Township is now interested in officially designating 
redevelopment areas in the Township to take advantage of the tools 
offered by New Jersey’s Local Redevelopment and Housing Law (LRHL).  
To this end, in early 2004, The Pittsgrove Township Committee authorized 
the Pittsgrove Township Planning Board to undertake a preliminary 
investigation for the designation of redevelopment areas in the Township, 
specifically for the area around Landis Avenue.  The Waetzman Planning 
Group was hired to assess the need for the creation of a redevelopment 
area in the Township pursuant to NJSA 40A:12A et seq.  This report 
provides detailed information about the Landis Avenue area and will 
enable the Township Committee to make an informed decision about 
undertaking a redevelopment plan.  Specifically, this report will indicate 
whether criteria of the LRHL exist in the study area. 
 
Redevelopment Process 
The designation of redevelopment areas provides municipalities with 
tools they would not otherwise have without designation.  Specifically, 
municipalities are authorized to undertake redevelopment of an area by: 

o acquiring property (including by exercise of eminent domain);  
o clearing an area, install, construct or reconstruct streets, facilities, 

utilities and site improvements;  
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o negotiating and entering into contracts with private redevelopers 
or public agencies for the undertaking of any project or 
redevelopment work;  

o making loans to redevelopers to finance any project or 
redevelopment work;  

o entering buildings or property to conduct investigations or make 
surveys;  

o contracting with public agencies for relocation of residents, 
industry or commerce;  

o making plans for voluntary repair or rehabilitation of buildings;  
o enforcing laws, codes and regulations relating to use and 

occupancy;  
o repairing, rehabilitating, demolishing or removing buildings; and 
o as well as exercising other powers, including the power to do all 

things necessary or convenient to carry out its powers.1 
 
This preliminary investigation is the second step in the redevelopment 
process.  Six additional steps follow the preliminary investigation as 
described below by The Redevelopment Handbook.2 

1. The municipal governing body directs the planning board to 
undertake a preliminary investigation to determine whether or not 
an identified area is in need of redevelopment.  

2. The planning board conducts an investigation and holds a public 
hearing on the proposed redevelopment area designation.  

3. Based on the planning board's recommendation, the governing 
body may designate all or a portion of the area as an area in need of 
redevelopment.  

4. The governing body prepares a redevelopment plan for the area or 
directs the planning board to prepare the redevelopment plan.  

5. The governing body adopts the redevelopment plan.  
6. The governing body or another public agency or authority 

designated by the governing body as the "redevelopment entity" 
oversees the implementation of the redevelopment plan.  

7. The redevelopment entity selects a redeveloper to undertake the 
redevelopment project or projects that implement the plan.  

                                                 
1 Babineau, Anne S. (newjerseylaw.com, DATE) The New Redevelopment and Housing Law: 
Enhanced Redevelopment Law – Not Just for Urban Municipalities. 
2 Slachetka, AICP, P.P, Stan and Roberts, AICP, P.P., ASLA, CLA David (PUBLISHER, DATE) 
The Redevelopment Handbook: A Guide to Rebuilding New Jersey’s Communities. P. 34. 
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II. Proposed Redevelopment Area 
 
Pittsgrove Township is a rural agricultural township located on the 
eastern tip of Salem County.  Cumberland County surrounds the 
Township to the south and a small part of Gloucester County borders the 
Township to the east.  The Township is roughly 45 square miles in area 
and in 2000 had a population of 8,893.  There are a number of small 
hamlets in the Township including Norma Station, which is located 
within the proposed redevelopment area at the intersection of Landis and 
Gershal Avenues.  Pittsgrove is bordered by six municipalities located in 
Salem, Gloucester, and Cumberland Counties.  Vineland City, with a 
population over 56,000, is the closest city and is adjacent to the Township 
to the east.  The proposed redevelopment area is a 756 acre (1.7 square 
miles) area located in the southern end of Pittsgrove Township roughly 
half a mile from Vineland City and the Route 55 interchange (See Map 1: 
Proposed Redevelopment Area Location).   
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The proposed redevelopment area straddles Landis Avenue, which runs 
east and west through southern Pittsgrove Township (see Map 2: 
Proposed Redevelopment Area).  Deerfield Township borders the study 
area to the west and state protected lands along the floodplain of the 
Maurice River are located on the study area’s eastern edge.  Beyond the 
state protected land is an interchange with Route 55 in Vineland City.  
Rainbow Lake, which is fed by Muddy Run, is situated to the north of the 
study area.  A large area of wetlands leading up to Rainbow Lake 
intersects the study area.   
 
The Pittsgrove Township Economic Development Committee 
recommended several lots to be included in the redevelopment area.  On 
the eastern side of the study area, these lots generally fall within 500 feet 
of Landis and Gershal Avenues.  On the western side, the recommended 
lots are located west of Stillman Avenue and Big Oak Road.  The 
Township Planning Board’s 1996 redevelopment map includes most of the 
lots recommended by the Economic Development Committee with some 
discrepancy at the borders.  Taking into consideration past plans and 
recommendations from the Committee, the proposed redevelopment area 
in this report includes three more lots to make the area contiguous and to 
take advantage of existing zoning district boundaries.  In total, the area to 
be investigated includes 121 lots totaling 756 acres and ranging in size 
from roughly one eighth of an acre to 40 acres.   
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III. Existing Land Use 
 
The predominant land use in the proposed redevelopment area is 
agricultural.  There are also a number of lots with industrial land uses.  In 
the eastern half of the proposed redevelopment area there is a vacant or 
abandoned asphalt plant which was used for the construction of Route 55.  
To the north of that site there is a bulk hauling company that has a large 
number of tractor trailers on site.  On the southern corner of Gershal 
Avenue and Evelyn Road there is an unused or underused food 
distribution warehouse.  Table 1 provides the number of lots that fall 
under each land use, the total number of acres the land use represents, 
and the percentage of the total proposed redevelopment area.  Lots 
containing multiple uses are listed with two predominant uses.  Map 3: 
Existing Land Use shows where the land uses are distributed. 
 
 
Table 1: Existing Land Use Areas     

Land Use Count Acres
Percentage Of 

Total Area
Agricultural 20 240 33.1%
Industrial  7 99 13.6%
Residential and Agricultural 7 95 13.1%
Residential 48 69 9.5%
Vacant 6 63 8.7%
Agricultural and Industrial 2 40 5.5%
Commercial 8 36 5.0%
Wooded 9 31 4.3%
Residential and Commercial 4 24 3.3%
Residential and Industrial 4 14 1.9%
Transportation Right-of-Way 4 9 1.2%
Church (Institutional) 2 6 0.8%
Total 121 726* 100.00%
Source: Acres calculated from a geographic information system.  
* Total acreage does not include non-deeded lands such as public roadways.  
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IV. Existing Zoning 
 
Redevelopment activities are supported by the uses and lot configurations 
of the zoning districts along Landis Avenue.  The principal land uses in 
each district for most of the proposed area are either industrial or 
commercial as described below.  Lot areas throughout much of the study 
area are less than the minimum required by the principal use of the 
relevant district.  These undersized lots present a hardship for 
development that makes redevelopment appropriate.  See Table 2 on page 
15 for a description of lots that do not conform to the principal use in each 
district. 
 
The majority of the proposed redevelopment area is zoned MC-1 
Industrial/Commercial (see Map 4: Zoning).  Principal uses in this district 
include agriculture, retail stores, select commercial business, repair and 
service business, manufacturing, and low-intensity industrial. Minimum 
lot sizes range from three (3) to five (5) acres depending on the use.  Along 
Landis Avenue, the predominant zoning district is HB-56 Highway 
Business.  Its principal uses are similar to the MC-1 District except 
industrial or manufacturing uses are not allowed and civic uses are 
allowed.  A minimum lot area of one (1) acre is allowed for parks and 
playgrounds, but three (3) acre minimums and larger are required for 
commercial uses.   
 
The principal uses for the Planned Highway Business District (PHB), 
which runs parallel to Landis Avenue in the eastern end of the proposed 
redevelopment area, are slightly less intense than those in the HB-56 
District.  One and a half (1.5) acres is the minimum lot area required for a 
principal use.  The Conservation District runs through the middle of the 
study area and mainly allows for public and residential uses.  There are 
also three residential zoning districts (R-1, R-2, and Rural Residential) that 
allow for mostly residential, educational, and agricultural uses.  Minimum 
lot areas for residences in the residential zones range from 45,000 square 
feet in the R-2 District to three (3) acres in the RR District.  No commercial 
or industrial uses of any kind are allowed in the residential districts. 
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V. Property Conditions 
 
Property conditions in the proposed redevelopment area were examined 
to determine if they meet the criteria established by LRHL (NJSA 40A:12A 
et seq) for redevelopment areas.    New Jersey’s LRHL exists to promote 
the physical development and improvement of “…conditions of 
deterioration in housing, commercial and industrial installations, public 
services and facilities and other physical components and supports of 
community life, …which…without this public effort are not likely to be 
corrected or ameliorated by private effort.”  This act aids local 
governments in reversing these deteriorating conditions and promoting 
community interests through the support of redevelopment and incentive 
programs to improve neighborhood facilities.  To declare an area in need 
of redevelopment, the Planning Board must advise the Governing Body, 
which must conclude, after investigation and public hearing, that within 
the delineated area at least one of the following conditions are found to 
exist: 

A The generality of buildings are substandard, unsafe, unsanitary, 
dilapidated, obsolescent, or possess any of such characteristics, or 
are so lacking in light, air, or space, as to be conducive to 
unwholesome living or working conditions. 

B The discontinuance of the use of buildings previously used for 
commercial, manufacturing, or industrial purposes; the 
abandonment of such buildings; or the same being allowed to fall 
into so great a state of disrepair as to be untenable. 

C Land that is owned by the municipality, the county, a local housing 
authority, redevelopment agency or redevelopment entity, or 
unimproved vacant land that has remained so for a period of ten 
years prior to adoption of the resolution, and that by reason of its 
location, remoteness, lack of means of access to developed sections 
of the municipality, or topography, or nature of the soil, it is not 
likely to be developed through the instrumentality of private 
capital. 

D Areas with buildings or improvements which, by reason of 
dilapidation, obsolescence, overcrowding, faulty arrangement, lack 
of ventilation, light and sanitary facilities, excessive land coverage, 
deleterious land use or obsolete layout, or any combination of these 
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or other factors, are detrimental to the safety, health, morals, or 
welfare of the community. 

E A growing lack or total lack of proper utilization of areas caused by 
the condition of the title, diverse ownership of the real property, 
therein or other conditions, resulting in a stagnant or not fully 
productive condition of land potentially useful and valuable for 
contributing to and serving the public health, safety, and welfare. 

F Areas, in excess of five contiguous acres, whereon buildings or 
improvements have been destroyed, consumed by fire, demolished 
or altered by the action of storm, fire, cyclone, tornado, earthquake 
or other casualty in such a way that the aggregate assessed value of 
the area has been materially depreciated. 

G In any municipality in which an enterprise zone has been 
designated pursuant to the “New Jersey Urban Enterprise Zones 
Act” P.L. 1983, C.303 (C.52:27H-60 et seq) the execution of the 
actions prescribed in that act for the adoption by the municipality 
and approval by the New Jersey Urban Enterprise Zone Authority 
of the zone development plan for the area of the enterprise zone 
shall be considered sufficient for the determination that the area is 
in need of redevelopment pursuant to sections 5 and 6 of P.L. 1992, 
C.79 for the purpose of granting tax exemptions within the 
enterprise zone district pursuant to the provision of P.L. 1992.  The 
municipality shall not utilize any other redevelopment powers 
within the enterprise zone unless the municipal governing body 
and planning board have also taken the actions and fulfilled the 
requirements prescribed in P.L. 1992 C.79 for determination that 
the area is in need of redevelopment or any area in need of 
rehabilitation and the municipal governing body has adopted a 
redevelopment plan ordinance including the area of the enterprise 
zone. 

 
None of the properties within the study area meet criteria of condition G. 
 
One-hundred-one of 121 lots representing 518 acres of the proposed study 
area‘s 756 acres have conditions that reflect the LRHL criteria.  Map 5: 
Existing Property Conditions shows the location of those properties.  
Property conditions for each parcel are described in Table 2: Local 
Redevelopment and Housing Law Properties.  Map 6: Block and Lot 
Numbers indicates the location of each of the parcel in the Proposed 
Redevelopment Area.   
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Table 2: Local Redevelopment and Housing Law Properties 

Block Lot Location and Description Photo 
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Acres Zoning*

Con-
forms 

with Lot 
Area‡ 

2503 18 731 GERSHAL AVE        1.03 R-2 Yes 

2503 19 711 GERSHAL AVE      X  2.58 HB-56 No 

2503 20 1240 LANDIS AVE      X  0.14 HB-56 No 

2503 21 1226 LANDIS AVE        7.19 HB-56 Yes 

2503 22 LANDIS AVE  X    X  19.59 PHB/R-2 Yes 

2503 22.01 1218 LANDIS AVE      X  2.07 HB-56 No 

2504 16 1268-1272 LANDIS AVE 
This building has been in disuse 
for a number of years.  Its 
vacancy poses a safety threat as 
it is situated at the intersection 
of Gershal and Landis Avenues, 
a high-profile location. 
 
 

X X  X   6.28 HB-56 Yes 

2504 18 LANDIS AVE      X  0.17 HB-56 No 

2504 19 1290 LANDIS AVE      X  0.24 HB-56 No 

2504 20 1294 LANDIS AVE      X  0.31 HB-56 No 

2504 21 LANDIS AVE      X  0.48 HB-56 No 

2504 22 1318 LANDIS AVE        4.78 HB-56 Yes 

2602 6 641 CAN HOUSE RD        3.1 R-1 Yes 

2602 7 649 CAN HOUSE RD      X  1.14 HB-56 No 

2602 8 1184 LANDIS AVE      X  0.84 HB-56 No 

2602 9 1172 LANDIS AVE      X  2.39 HB-56 No 

2602 10 LANDIS AVE 
Wooded Lot 

     X  1.1 HB-56 No 

2602 11 LANDIS AVE      X  0.23 HB-56 No 

2602 12.01 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ALVINE RD + LANDIS AVE 
This is the largest lot in the 
proposed redevelopment area 
and is qualified farmland.  There 
are two buildings on this lot that 
are visible from the road whose 
safety is a concern.   The 
condition of the barn at right 
suggests an unsafe building.  
The lower image is the remains 
of what appears to have been a 
home that burned.  The 
vegetative growth on the 
structure suggests that it has 
been in its same condition for a 
while. 

 

X   X X X 40.47 PHB/R-1 Yes 
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2602 12 1160 ALVINE RD      X  1.45 HB-56 No 

2701 63 1161 ALVINE RD        7.87 PHB/R-1 Yes 

2702 2.01 701 KENYON AVE      X  1 RR No 

2702 2 707 KENYON AVE      X  8.87 RR Yes 

2702 4 LANDIS AVE      X  0.26 HB-56 No 

2703 1 823 BIG OAK RD      X  0.23 HB-56 No 

2703 2 714 KENYON AVE      X  0.27 HB-56 No 

2703 3 710 KENYON AVE      X  0.46 MC-1 No 

2703 4 704 KENYON AVE      X  0.46 HB-56 No 

2703 5 698 KENYON AVE      X  0.46 HB-56 No 

2703 6 694-856 KENYON & LANDIS        3.1 HB-56 Yes 

2703 7 833 BIG OAK RD      X  1.92 HB-56 No 

2703 8 849 BIG OAK RD        7.87 HB-56 Yes 

2703 9 882 LANDIS AVE      X  0.69 HB-56 No 

2703 10 888 LANDIS AVE      X  1 HB-56 No 

2703 11 863 BIG OAK RD      X  1.05 HB-56 No 

2703 12 871 BIG OAK RD      X  1 HB-56 No 

2703 13 896 LANDIS AVE      X  1 HB-56 No 

2703 14 904 LANDIS AVE      X  1.49 HB-56 No 

2703 15 912 LANDIS AVE      X  1.28 HB-56 No 

2703 16 LANDIS AVE      X  1 HB-56 No 

3001 1 LANDIS AVE        17.82 HB-56 Yes 

3001 2 LANDIS AVE      X  24.49 HB-
56/MC-1

Yes 

3001 3 671 CAN HOUSE RD      X  2.26 HB-56 No 

3001 4 675 CAN HOUSE RD      X  1.92 HB-56 No 

3001 5 679 CAN HOUSE RD      X  0.77 HB-56 No 

3001 6 LANDIS AVE 
Lot is partially wooded. 

     X  12.48 PHB/MC
-1 

Yes 

3001 7 1221 LANDIS AVE      X  0.85 HB-56 No 
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3001 8 1237 LANDIS AVE 
This is one of the most dominant 
structures in the proposed 
redevelopment area and is also 
one of the most obsolescent.  
The structure was previously 
used as silo and is adjacent to 
the railroad. 

X X  X X  4.4 HB-56 Yes 

3001 9 1247 LANDIS AVE      X  0.38 HB-56 No 

3001 10 1251 LANDIS AVE      X  0.3 HB-56 No 

3001 11 ALVINE RD        8.25 HB-56 Yes 

3001 12 695 GERSHAL AVE      X  0.72 HB-56 No 

3001 13 687 GERSHAL AVE      X  2.53 HB-56 No 

3001 14 681 GERSHAL AVE      X  2.41 HB-56 No 

3001 15 673 GERSHAL AVE      X  2.78 HB-56 No 

3001 16 667 GERSHAL AVE      X  2.44 HB-56 No 

3001 17 GERSHAL AVE    X  X  7.57 HB-56 Yes 

3001 18.01 42 EVELYN AVE      X  2.81 HB-56 No 

3001 18 32 EVELYN AVE      X  0.8 HB-56 No 

3001 19 EVELYN AVE    X  X  10.22 HB-
56/MC-1

Yes 

3001 20 EVELYN AVE    X  X  11.55 MC-1 Yes 

3001 21 83 EVELYN AVE      X  0.48 MC-1 No 

3001 22.01 EVELYN AVE    X  X  .54 MC-1 No 

3001 22 EVELYN AVE        20.05 MC-1 Yes 

3001 23 73 EVELYN AVE      X  1.15 MC-1 No 

3001 24 61 EVELYN AVE      X  1.15 MC-1 No 

3001 25 53 EVELYN AVE 
This is a large residential lot 
from which a significant amount 
of junk (auto bodies and other 
mechanical remnants) can be 
seen from the road and from this 
aerial. 
 
 
 
 
 
 
 

    X  4.39 MC-1 Yes 
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3001 26 649 GERSHAL AVE 
This property contains a large 
food warehouse that is disused 
or underutilized.  Although the 
property is fenced, the front 
gates were open at the time of 
the site visit.  An abandoned 
fueling area is located in the rear 
of the lot. 
 
 

 
 

 X  X X  18.55 MC-1 Yes 

3001 27 GERSHAL AVE        4.19 MC-1 Yes 

3001 28 615 GERSHAL AVE        4.76 MC-1 Yes 

3001 29 611 GERSHAL AVE 
This is a large property and only 
a portion is visible from the 
road.  The remains of the 
dilapidated asphalt plant at right 
can be seen, however. 
 
 
 
 
 
 

X X X X X  29.38 MC-1 Yes 

3001 30 595 GERSHAL AVE      X  1.15 MC-1 No 

3001 31 GERSHAL AVE 
Same conditions as 611 
Gershal Avenue above. 

 X X X X X  20.77 MC-1/C Yes 

3001 37 ALVINE RD    X  X  3.6 MC-1 Yes 

3001 38 ALVINE RD    X  X  22.83 MC-1 Yes 

3001 39 ALVINE RD    X    26.66 MC-1 Yes 

3002 1 LANDIS AVE 
Lot is partially wooded. 

     X  25.95 C/HB-56 Yes 

3002 31 951 LANDIS AVE        26.64 MC-1 Yes 

3002 32 971 LANDIS AVE      X  1 C No 

3002 33 981 LANDIS AVE      X  37 C Yes 

3002 34 1039-1041 LANDIS AVE 
Lot has a vacant commercial 

  X   X  13.75 C/HB-56 Yes 
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*  C Conservation  R-1 Residential PBH Planned Business Highway 
    A Agricultural  R-2 Residential MC-1 Industrial/Commercial 
   RR Rural Residential  HB-56 Highway Business 
‡ The primary use in each zoning district was used to determine whether lot conforms to minimum area standards. 

structure & is mostly wooded.  

3002 35 1033 LANDIS AVE      X  0.78 HB-56 No 

3003 1 899 LANDIS AVE      X  30.41 MC-1 Yes 

3003 2 871 LANDIS AVE      X  2.39 MC-1 No 

3003 3 913 LANDIS AVE        11.2 MC-1 Yes 

3003 4 STILLMAN AVE        9.05 MC-1 Yes 

3003 5 LANDIS AVE (REAR)      X  1.78 MC-1 No 

3003 6 612 KENYON AVE    X    6.51 MC-1 Yes 

3003 6.01 613 KENYON AVE    X  X  2 MC-1 No 

3003 7 KENYON AVE      X  6.05 MC-1 Yes 

3003 7.01 KENYON AVE      X  0.55 MC-1 No 

3003 7.02 LANDIS AVE (REAR)        4.32 MC-1 Yes 

3003 7.03 KENYON AVE      X  1.91 MC-1 No 

3003 7.04 KENYON AVE      X  1.06 MC-1 No 

3003 8 STILLMAN AVE    X  X  2.89 MC-1 No 

3003 9 STILLMAN AVE    X  X  1.74 MC-1 No 

3101 8 GERSHAL AVE        19.04 MC-1 Yes 

3101 9 590 GERSHAL AVE      X  0.84 MC-1 No 

3101 10 GERSHAL AVE        6.76 MC-1 Yes 

3101 11 GERSHAL AVE        17 MC-1 Yes 

3101 12 624 GERSHAL AVE        7.71 MC-1 Yes 

3101 13 632 GERSHAL AVE      X  4.9 MC-1 Yes 

3101 14 640 GERSHAL AVE      X  4.94 MC-1 Yes 

3101 15 644 GERSHAL AVE      X  3 MC-1 Yes 

3101 16 650 GERSHAL AVE      X  6.9 MC-1 Yes 

3101 17 GERSHAL AVE      X  5.83 MC-1 Yes 

3101 18 662 GERSHAL AVE      X  4 MC-1 Yes 

3101 19 668 GERSHAL AVE      X  1.94 MC-1 No 

3101 20 GERSHAL AVE      X  3.91 MC-1 Yes 

3101 21 GERSHAL AVE      X  2.93 MC-1 No 

3101 22 682 GERSHAL AVE      X  4.9 MC-1 Yes 

3101 23 1279 LANDIS AVE    X  X  13.4 PHB/MC
-1 

Yes 

3101 24 LANDIS AVE      X  0.57 HB-56 No 

3101 25 LANDIS AVE      X  0.4 HB-56 No 

3101 26 LANDIS AVE    X  X  1 HB-56 No 

3101 27 1283 LANDIS AVE      X  0.37 HB-56 No 

3101 28 1287 LANDIS AVE      X  0.33 HB-56 No 

3101 29 1293 LANDIS AVE      X  2.25 HB-56 No 

3101 30 1305 LANDIS AVE      X  1.85 HB-56 No 

3101 31 LANDIS AVE    X  X  2.33 PHB/MC
-1 

Yes 

3101 32 LANDIS AVE      X  2.2 HB-56 No 
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VI. Property Ownership and Assessed Values 
 
A significant amount of land is under common ownership in the study 
area.  Of the 121 lots, 58 are owned by individuals, families or companies 
that own at least one other property (see Map 7: Property Ownership).  
These 58 properties total 522 acres with an assessed value of over $10 
million (see Table 3: Major Property Holders).  Many of the lots, especially 
the larger ones, are assessed as Qualified Farmland3, and have discounted 
assessed values.  Salem County Refrigeration and Logistics owns the most 
land in the proposed study area with 92 acres assessed at almost $1.3 
million (roughly half is qualified farmland).  The most valuable lots 
however, are owned by Eatmor Inc., whose 12 acres are assessed at just 
under $2 million.  While common property ownership is not a 
requirement of the LRHL, it is important to the Township’s 
redevelopment efforts.  
 
The total assessed value for all the 121 lots within the proposed 
redevelopment area is $22,995,800.  Map 8 describes the value per acre of 
the properties in the area.  
 

                                                 
3 Qualified farmland is the productive farmland that ranges from five acres to hundreds of acres 
where crops are grown or animals roam.  It is taxed at farmland value instead of development 
value.  A statewide oversight committee annually recommends farmland values for use by tax 
assessors, so they can assess and levy an accurate and fair tax. 
 



�

�.�
���!�"
����

������

���������
���


��
���

�

�
������������
��	�����

��	�����
���	��

������ ��������

��
	���
��������

��
���

������
��$
�
 
����

����
�
��������	������� �	�!	���	�"�#�$�

/�!*,$
0,���,�
1/$*��
1,$/�!2
*�3/$�/1�
�/4��4�/$

�,$*�
$���
��1/*��,�$/�$5��
�����/$
���*5!21/$
�,4!���!�!/�5��

��5�/115
�/$!,115
�/��/$
�5���/�!/$�6��/�
�,24�7

����
��������	����

���������	
����
���������
����������������
����
������������ ����!��"�#������������ �$$�

�5**/$*��



 

 
Pittsgrove Township Redevelopment Needs Assessment 23 
January 03, 2004 
 

 
 
 
 
 
 
 
 
 
 
 

THE  
WAETZMAN 
PLANNING 

GROUP 
 
 

 
Table 3: Major Property Holders 

Name (from Assessment Records) Location Acres
Qualified 
Farmland

Land 
Assessment

Building 
Assessment

Total 
Assessment 

EATMOR MARKET 694-856 KENYON & 3.10  $48,700 $1,401,800 $1,450,500 
EATMOR MARKET INC. 701 KENYON AVE 8.87  $60,800 $482,400 $543,200 
EATMOR Total  11.97  $109,500 $1,884,200 $1,993,700 
       
JOHNSON, WANDA RENEE 53 EVELYN AVE 4.39  $47,900 $45,700 $93,600 
JOHNSON, MICHAEL ALAN 61 EVELYN AVE 1.15  $36,500 $4,300 $40,800 
JOHNSON Total  5.54  $84,400 $50,000 $134,400 
       
LERMAN MILES % SICO CO 1251 LANDIS AVE 0.30  $40,300 $98,000 $138,300 
LERMAN MILES ENTERPRISES LANDIS AVE 0.40  $33,900 $0 $33,900 
LERMAN Total  0.70  $74,200 $98,000 $172,200 
       
LORENTZ, GRANT & RAYMOND ET ALS LANDIS AVE 19.59  $11,800 $0 $11,800 
LORENTZ, GRANT & RAYMOND ET ALS LANDIS AVE 12.48  $3,900 $0 $3,900 
LORENTZ Total  32.07  $15,700 $0 $15,700 
       
MAYERFELD FARM + SUPPLY CO INC 1226 LANDIS AVE 7.19 Qualified $39,700 $269,200 $308,900 
MAYERFELD FARM + SUPPLY CO INC 1279 LANDIS AVE 13.40 Qualified $59,100 $173,000 $232,100 
MAYERFELD FARM & SUPPLY CO INC 1293 LANDIS AVE 2.25  $40,400 $47,900 $88,300 
MAYERFELD FARM & SUPPLY CO INC 650 GERSHAL AVE 6.90  $56,700 $67,000 $123,700 
MAYERFELD, BERNARD & HENRY 640 GERSHAL AVE 4.94  $49,800 $313,200 $363,000 
MAYERFELD FARM & SUPPLY CO INC 632 GERSHAL AVE 4.90 Qualified $38,300 $49,000 $87,300 
MAYERFELD FARM & SUPPLY CO INC 624 GERSHAL AVE 7.71 Qualified $40,000 $30,600 $70,600 
MAYERFELD Total  47.29  $324,000 $949,900 $1,273,900 
       
NEUHAUSER, ESTER 682 GERSHAL AVE 4.90  $49,700 $67,500 $117,200 
NEUHAUSER, ESTER GERSHAL AVE 2.93  $42,800 $0 $42,800 
NEUHAUSER Total  7.83  $92,500 $67,500 $160,000 
       
NORMA MILL INC C/O DUESTCH 1221 LANDIS AVE 0.85  $35,500 $136,400 $171,900 
NORMA MILL INC C/O DUESTCH 1237 LANDIS AVE 4.40  $57,500 $901,700 $959,200 
NORMA ENTERPRISES INC 644 GERSHAL AVE 3.00  $51,600 $421,900 $473,500 
NORMA Total  8.25  $144,600 $1,460,000 $1,604,600 
       
RAAB GROUP % IRVING RAAB ALVINE RD + 40.47 Qualified $23,400 $32,000 $55,400 
RAAB GROUP THE % IRVING RAAB 1161 ALVINE RD 7.87 Qualified $37,400 $58,900 $96,300 
RAAB GROUP THE % IRVING RAAB LANDIS AVE 25.95  $7,100 $0 $7,100 
THE RAAB GROUP ET AL C/O A RAAB LANDIS AVE 17.82  $10,700 $0 $10,700 
RAAB Total  92.11  $78,600 $90,900 $169,500 
       
SALEM CO REFRIGERATION & LANDIS AVE 24.49  $14,700 $0 $14,700 
SALEM COUNTY REFRIG. & LOGISTICS GERSHAL AVE 7.57  $59,000 $0 $59,000 
SALEM CO REFRIGERATION & EVELYN AVE 10.22  $6,100 $0 $6,100 
SALEM CO REFRIGERATION & EVELYN AVE 11.55  $6,900 $0 $6,900 
SALEM CO REFRIGERATION & 649 GERSHAL AVE 18.55  $116,900 $976,700 $1,093,600 
SALEM CO REFRIGERATION & EVELYN AVE 20.05  $102,700 $0 $102,700 
SALEM CO REFRIDG Total  92.43  $306,300 $976,700 $1,283,000 
       
SCHAPER, LURETTA G STILLMAN AVE 9.05  $5,400 $0 $5,400 
SCHAPER, KENNETH A + KAREN 913 LANDIS AVE 11.20  $82,700 $133,400 $216,100 
SCHAPER, KEITH + JULIE INGRID 612 KENYON AVE 2.00  $36,800 $163,500 $200,300 
SCHAPER, KEITH + JULIE INGRID 613 KENYON AVE 6.51 Qualified $40,000 $163,500 $203,500 
SCHAPER, FRANK KENYON AVE 4.32  $2,600 $0 $2,600 
SCHAPER, MARY L KENYON AVE 1.91  $1,100 $0 $1,100 
SCHAPER, KEITH LANDIS AVE (REAR) 6.05  $3,600 $0 $3,600 
SCHAPER, MARY L KENYON AVE 1.06  $600 $0 $600 
SCHAPER Total  42.10  $172,800 $460,400 $633,200 
       
SCHMITZLER, JON E & NORA STILLMAN AVE 2.89  $1,700 $0 $1,700 
SCHMITZLER, JON E & NORA STILLMAN AVE 1.74  $1,000 $0 $1,000 
SCHMITZLER Total  4.63  $2,700 $0 $2,700 
       
SIMMERMAN ALVINE AVE 22.7  $11,500 $0 $11,500 
SIMMERMAN ALVINE AVE 26.39 Qualified $3,6000 $107,100 $143,100 
SIMMERMAN TOTAL  49.09  $47,500 $107,100 $154,600 



 

 
Pittsgrove Township Redevelopment Needs Assessment 24 
January 03, 2004 
 

 
 
 
 
 
 
 
 
 
 
 

THE  
WAETZMAN 
PLANNING 

GROUP 
 
 

Table 3: Major Property Holders (Continued) 

Name (from Assessment Records) Location Acres
Qualified 
Farmland

Land 
Assessment

Building 
Assessment

Total 
Assessment 

SOUTH STATE INC 611 GERSHAL AVE 29.38  $135,300 $638,200 $773,500 
SOUTH STATE INC 595 GERSHAL AVE 1.15  $36,500 $40,800 $77,300 
SOUTH STATE INC GERSHAL AVE 20.77  $105,200 $0 $105,200 
SOUTH STATE INC. ALVINE RD 3.60  $45,100 $0 $45,100 
SOUTH STATE INC Total  54.90  $322,100 $679,000 $1,001,100 
       
J SPINELLI + SONS INC GERSHAL AVE 4.19  $47,200 $0 $47,200 
J SPINELLI + SONS INC 615 GERSHAL AVE 4.76  $49,200 $647,600 $696,800 
SPINELLI Total  8.95  $96,400 $647,600 $744,000 
       
VERTOLLI, LAWRENCE F 1318 LANDIS AVE 4.78  $49,200 $208,000 $257,200 
VERTOLLI, LAWRENCE LANDIS AVE 0.48  $34,200 $0 $34,200 
VERTOLLI Total  5.26  $83,400 $208,000 $291,400 
WENGER, LLOYD & PAULINE R GERSHAL AVE 17.00  $9,100 $0 $9,100 
WENGER, LLOYD & PAULINE R GERSHAL AVE 6.76  $4,100 $0 $4,100 
WENGER, LLOYD & PAULINE GERSHAL AVE 19.04  $11,000 $0 $11,000 
WENGER Total  42.80  $24,200 $0 $24,200 
       
WINCHESTER & WESTERN RAILROAD LANDIS AVE 0.57  $34,500 $0 $34,500 
WINCHESTER + WESTERN RAILROAD ALVINE RD 8.25  $61,400 $0 $61,400 
WINCHESTER + WESTERN RAILROAD LANDIS AVE (REAR) 1.78  $36,000 $0 $36,000 
WINCHESTER & WES Total  10.60  $131,900 $0 $131,900 
       
WOZUNK, ROBERT 641 CAN HOUSE RD 3.10  $40,600 $76,400 $117,000 
WOZUNK, HARRY L SR & JACQUELINE 687 GERSHAL AVE 2.53  $41,400 $206,500 $247,900 
WOZUNK Total  5.63  $82,000 $282,900 $364,900 
       
GRAND TOTAL  522.16  $2,192,800 $7,962,200 $10,155,000 
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VII. Master Plan, Regional, and State Planning 
Considerations 

 
The Master Plan for Pittsgrove Township (December 2000) describes most 
of the lands within the proposed redevelopment area as a Commercial 
Node.  The Plan states, “Along the Rt. 56 [Landis Avenue] corridor, 
industrial and commercial uses most suitable for this land area would  be 
agribusiness services, food processing, nurseries and garden centers, 
trucking, and small scale offices provided that water and sewage 
treatment could be met on-site (Master Plan p. IX-23.)”  The uses 
described in the Master Plan are consistent with desired uses for a 
redevelopment area.  On page V-10 of the Master Plan, the utilities map 
shows that the majority of the proposed redevelopment area has potential 
for future public sewerage.   Conversations with the Township, however, 
make it clear there is concern that public sewerage would compromise the 
rural nature of the Township.  Redevelopment would be aided by the 
presence of package wastewater treatment system, which could be kept 
on-lot to maintain consistency with the Master Plan. 
 
While the Master Plan supports the redevelopment of Landis Avenue, the 
State Development and Redevelopment Plan (SDRP) needs to better 
reflect Pittsgrove’s land use and economic development goals.  The SDRP 
designates lands throughout New Jersey into land categories ranging from 
Metropolitan (Planning Area 1) to Environmentally Sensitive (Planning 
Area 5).  The majority of Pittsgrove Township is designated 
Rural/Environmentally Sensitive (Planning Area 4B) with large swatches 
of Environmentally Sensitive areas (Planning Area 5), a small amount of 
Rural area (planning Area 4), and some State Park lands (see Map 9: State 
Development and Redevelopment Plan).  Within the study area, the 
majority of land is designated Rural/Environmentally Sensitive, followed 
by Rural, and some Environmentally Sensitive around wetland areas.   
 
The State Plan within the proposed redevelopment area is not consistent 
with the Township’s desired uses for that area.  The Master Plan calls for 
industrial and commercial uses as does the Township’s zoning ordinance.  
While industrial uses are allowable in Planning Area 4B without public 
water and sewer, the PA5 designation in does not adequately fit the 
Township’s stated plans for the area.  It should be noted that although 
located in Cumberland County, nearby portions of the Landis Avenue 



 

 
Pittsgrove Township Redevelopment Needs Assessment 27 
January 03, 2004 
 

 
 
 
 
 
 
 
 
 
 
 

THE  
WAETZMAN 
PLANNING 

GROUP 
 
 

Corridor in Deerfield Township are designated PA4.  In Vineland, to the 
east, the Landis Avenue Corridor is designated PA2. 
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Section II:  Statutory Criteria  

VIII.  Areas in Need of Redevelopment 
 
This report recommends that Pittsgrove Township prepare a 
redevelopment plan for the proposed area along Landis Avenue.  This 
recommendation is supported by the information provided on individual 
property conditions and by the land uses prescribed by the Township’s 
Master Plan and its Zoning Ordinance.  Of the 121 properties examined, 
101 meet the criteria for redevelopment.  These 101 properties represent 
69% of the land area.  Table 4: Redevelopment Lots and Acres provides a 
breakdown of properties by each criterion.  (The total number of lots 
exceeds 101 as many parcels meet more than one criterion.)  A full 
description of each criterion can be found on page 12.  
 
Table 4: Redevelopment Lots and Acres 
 Number 

of Lots 
 

Acres
Percent of Total 

Redevelopment Area*
Condition A:  7 123 16%
Condition B:  6 93 12%
Condition C:  15 164 22%
Condition D:  6 120 16%
Condition E:  95 494 65%
Condition F:  1 40 5%
Total Properties 101 518 69%
* Total proposed redevelopment area is 756 acres 
 
The 20 properties that do not meet the LRHL criteria are included in the 
redevelopment area to create a contiguous corridor along Landis Avenue.  
Although not in need of redevelopment, these properties stand to benefit 
from their inclusion and are essential to creating the redevelopment area. 
 
Pittsgrove Township should prepare a redevelopment plan as soon as 
possible to meet its economic development goals along Landis Avenue.  
Once adopted by the Township, the plan will provide additional tools and 
powers to redevelop Landis Avenue.  The redevelopment plan will also 
support recommendations in this report to change the SDRP, which is 
instrumental in gaining state support and resources for economic 
development activities.  With a redevelopment plan in place, and the 
support of the SDRP, Pittsgrove will be well positioned to attract new 
commercial and industrial businesses and increase its tax base. 




