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Introduction 

“The relevant question is not simply  
what shall we do tomorrow, but  rather  

what shall we do today to get ready for tomorrow?” 
Peter Drucker 

South River Historical Society, Inc. 
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 Borough Overview 
South River is 2.9 square miles in size and is located in the central 
portion of Middlesex County, on the shore of the South River, south 
of the Raritan River.  According to the United States Census Bureau 
the Borough has a total area of 2.9 square miles of which 2.8 square 
miles is land and 0.1 square miles is water. According to the US 
Census Bureau, the 2008 population of the borough was estimated at 
15,682 persons.  What is now South River was originally formed as 
the town of Washington within East Brunswick Township on Febru-
ary 23, 1870.   South River was incorporated as an independent bor-
ough by an Act of the State Legislature on February 28, 1898.  To-
day South River borders both the Townships of East Brunswick to 
the west and Sayreville to the east.  
 
At the beginning of the 20th century South River was a magnate area 
for industrial manufacturing and shipping.  However, the decline of 
manufacturing has been visible in the borough for several decades.  
South River is now a mature suburb of the New York metropolitan 
region with approximately 4,000 families and 5,700 housing units.      

 

The Master Plan Process 
A Master Plan provides a comprehensive guide for the future land 
use, development, growth, sustainability and preservation of a com-
munity.  The Master Plan is unique from other planning studies in 
that it takes a comprehensive approach to analyzing planning issues.  
Since the several elements of a Master Plan often interweave into 
each other, a comprehensive Master Plan should encompass several 
factors relating to community life including the physical, economic, 
environmental, social and aesthetic needs of the community.  These 
should also be viewed in a regional context.  This analysis was de-
veloped as a key ingredient of the Master Plan’s Visioning Work-
shop Process. 
 

Plan Preparation  
The Planning Board is responsible for the preparation of the Master 
Plan.  A plan may only be adopted or amended by the Planning 
Board and only after a public hearing is held on the plan.  Notice to 
all residents is required.  The statute specifically states: 
 
 

“The Planning Board may and after public hearing, 
adopt or amend a master plan of components thereof, 
to guide the use of the lands within the municipality 
in a manner which protects public health, and safety 
and promotes the general welfare.” 

 
 
The New Jersey Municipal Land Use Law (Chapter 291, NJ, 1975), 
specifically N.J.S.A. §40:55D-89 further requires that the Governing 
Body, via the Planning Board, shall reexamine and review the Mas-
ter Plan at least once every six years.  The purpose of this require-
ment is to compel municipalities to periodically review current in-
formation and changing conditions within the municipality in the 
interest of keeping long range planning as up-to-date as possible.  
The previous Master Plan was adopted in 1989 and the subsequent 
reexamination report was conducted in early 1997.  However, reex-
amination reports do not comprehensively address all of the chang-
ing issues that impact the borough.  The South River Planning Board 
has determined that a completely new plan was needed to address 
the contemporary needs of the borough. 
 

 

Statutory Requirements 
The New Jersey Municipal Land Use Law (Chapter 291, NJ, 1975), 
specifically N.J.S.A. §40:55D-28 sets forth legal criteria for a Mas-
ter Plan.  Each community must prepare a plan to comply with the 
requirements of the law.  The plan is required to contain specific 
elements, and will often contain several other elements that relate to 
planning issues in a specific community.  Failure to rexamine results 
in a presumption of invalidity of the land use regulations of the mu-
nicipality. 
 

Required Content 
The Master Plan must include a statement of objectives, principals, 
assumptions, policies and standards upon which the constituent pro-
posals for the physical, economic and social development of the mu-
nicipality are based.  It must contain a housing plan element under 
N.J.S.A. §40:55D-62 if the municipality intends to adopt or amend a 
zoning ordinance.  It must also include a land use plan element indi-
cating:  
 

(a)  natural conditions of the land including soil, 
topography, water supply, drainage, flood 
plan areas, woodlands;  

(b)  existing and proposed location, extent and 
intensity of various types of future develop-
ment of land including residential, commer-
cial, industrial, agricultural, recreational, 
educational and other purposes;  

(c) the location of any airport safety zones and 
boundaries; 

(d) a statement of recommended population 
density and development intensity; 

(e)  a statement explaining the relationship of the 
above elements to the existing and any pro-
posed zone plan or zoning ordinance of the 
municipality, of surrounding municipalities, 
and the County and State planning jurisdic-
tions. 

 
 
 
 

Map I-1   South River in Middlesex County 
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 Additional Content 
The Master Plan may also contain the following elements: 
 

 circulation plan  
 utility service plan  
 community facilities plan  
 recreation plan  
 conservation plan  
 economic plan  
 historic preservation plan  
 recycling plan  
 farmland preservation plan  
 development transfer plan  
 educational facilities plan  
 any other plan element that the municipality 

sees fit to develop 
  

Contributions of Community Boards, 
Commissions, Committees and  
Stakeholder Groups 
 
Meetings with individual stakeholder groups were also held, 
including meetings with: 
 
 The South River Police Chief and Police Department 
 The Borough Administrator 
 The Fire Department 
 The South River Rescue Squad 
 The South River Board of Education 
 The Historic Preservation Society, Inc. 
 The South River Environmental Commission 
 The South River Cultural Arts and Heritage Commission 
 The South River Parks and Recreation Department 
 The South River Public Works Department  
 The South River Recreation Advisory Committee 
 The South River Economic Development Commission 
 The South River Tax Assessors Office 

 
 

 
Public Participation 
The Mayor, Borough Council and Planning Board considers 
public participation essential to a successful Master Plan.  Ac-
cordingly, the planning process provided the community with 
an opportunity to voice their thoughts, concerns and goals on a 
wide range of planning issues.  Two Community Visioning 
Workshops were held in October of 2009.  Over 80 residents 
came to the workshops to create the vision and define the goals 
of the 2010 Master Plan.  During the sessions, community 
members identified important planning issues in their commu-
nity and listed characteristics of South River that they wanted 
to preserve, create and change.  Several focus groups also pro-
vided very useful information for creating specific planning 
areas within the borough.   This plan reflects the ideas and con-
tributions of these members of the South River community.   
Meetings with individual stakeholder groups were also held, 
including meetings with the South River Police Department, 
Fire Department, Rescue Squad, Board of Education, Historic 
Preservation Society and Environmental Commission. 
 
 

Photo Courtesy M. Anita Hermstedt 
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 The Master Plan Vision Statement:   
A summary of the issues and ideas and  
community goals developed from the  
visioning workshop sessions 
 
Community Goals and Objectives 
 To create an attractive and revitalized waterfront district with a 

mix of recreational, commercial and conservation uses and   
public access 

 To create an attractive Main Street/Ferry Street corridor/district 
rehabilitation plan 

 To create an attractive downtown with quality businesses for 
shoppers, visitors and diners 

 To create a comprehensive improvement plan for the Whitehead 
Avenue corridor 

 To create opportunities for more pedestrian, bicycle and public 
transportation 

 To provide a coordinated public parking plan within the Main 
and Ferry Street district 

 To improve traffic impacts, including truck traffic  
 To create a visual entry to the borough 
 To preserve the historic charm of the community with a          

coordinated architectural/signage scheme 
 To preserve and maintain open space wherever possible 
 To create a distinct and centralized public space/plaza 
 To create a plan for future recreational facilities  
 To increase the use of sustainable energy 
 To create a plan to improve street trees and shade trees 
 To create sustainable population and housing density 
 To reduce the impacts of incompatible uses on residential    

property 
 To improve distressed neighborhoods in the borough 
 To be a more business-friendly community 
 To encourage commercial/industrial/job growth in specific areas 

to alleviate residential property taxes 
 To address the chronic flooding issues 
 To improve public safety and property maintenance 
 To rehabilitate blighted, dangerous or abandoned property 
 Bignell Planning Consultants, Inc. 
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The workshop-wide group created displays to identify which areas 
of the community they wanted to Preserve, Create and Change.  
Residents were later asked to select and identify the most impor-
tant issues on the workshop charts.  The following items were the 
most popular selections: 
 
Preserve 
 Municipal Services, Facilities and Utilities 
 Historic Buildings 
 Community Character 
 Trees/Parks, Open Space 
 
Create 
 Attractive downtown with commercial and retail uses 
 An architectural and façade scheme for the downtown 
 Inviting entrance to the borough 
 A mixed-use waterfront area with passive recreation, water ac-

cess,  and commercial and conservation elements 
 Multi-modal transportation access in the borough 
 Parks and Open space 
 
Change 
 Current waterfront uses and buildings 
 All abandoned buildings in town 
 Appearance of lower Main Street 
 Flooding problems 
 Elimination of all illegal housing units 
 Traffic impacts and volumes 
  
 
The workshop also created several focus groups which concen-
trated on creating a plan for a specific planning areas.  The areas 
were: 
 

 Creat ing a Downtown/Main Street/Ferry Street                 
Rehabilitation Area  

 Creating a waterfront revitalization area and conceptual     
use list 

 Preserving Community and Historic Character 
 Parks, Recreation and Open Space  

 
 

 
 
 
Sources for this section include: 
 “The Story of New Jerseys Civil Boundaries: 

1606-1968", John P. Snyder, Bureau of Geology 
and Topography; Trenton, New Jersey; 1969. p. 
174. 

 United States Census Bureau, Census results 
from 1960-2000. 

Bignell Planning Consultants, Inc. 
Bignell Planning Consultants, 

Bignell Planning Consultants, 
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One man of  tolerable abilities may work great changes, and accomplish great  
affairs among mankind, if  he first forms a good plan, and, cutting off  all  

amusements or other employments that would diver t his attention,  
make the execution of  that plan his sole study and business.  

 
-Benjamin Franklin  
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   Overview 
 
The South River Master Plan shall provide a general guide for the 
physical, social, and economic development of the Borough.  This 
Master Plan was prepared in accordance with the requirements set 
forth in the New Jersey Municipal Land Use Law (N.J.S.A. 40:55D-
1 et. Seq.).  It is a document that is designed to guide the develop-
ment and redevelopment of lands within the Borough in a manner 
which will promote and protect the public health, safety and general 
welfare of all present and future residents and citizens of the munici-
pality. 
 
These goals and objectives have been established for the Borough 
premised on assumptions relevant to the character and general pro-
file of the community as well as desired policies for the develop-
ment and redevelopment of municipal land.  The goals and objec-
tives which have emerged from this Master Plan reflect and rein-
force the blend of both traditional and contemporary lifestyles that 
exist in South River. 

 
Part I: Assumptions 
 
Statement of Assumptions 
 South River Borough will be able to guide its own growth in ac-

cordance with the Municipal Land Use Law and will have the 
opportunity for significant input into any county, state, and/or 
federal plans which may affect the Borough or its immediate en-
virons or interests. 

 That the State of New Jersey Development and Redevelopment 
Plan will coincide with the projected development pattern of 
South River Borough in that the existing “Town” development is 
recommended for the entire municipality. 

 The Borough will continue to provide for its fair share of low 
and moderate income housing as determined by the New Jersey 
Council on Affordable Housing, The Fair Housing Act, the 
Mount Laurel doctrine,  and the successors of these institutions, 
and the applicable laws  and programs of the State of New Jer-
sey, however they may be structured in the future. 

 That based on past growth trends and projected growth patterns; 
additional municipal services and community facilities will be 
needed. 

 Since South River is a densely populated community comprised 
of smaller lot sizes and a lack of major usable open space areas, 
its residents rely on the additional use of both public and quasi-
public spaces for their recreational enjoyment. 

 The Borough is approaching near build-out and should not ex-
pect any new large residential developments in the future from 
vacant lands. 

 That continued local commercial development (service estab-
lishments, neighborhood stores, etc.) can be anticipated. 

 That since approximately 30% of the Borough’s housing stock is 
renter occupied, occupancy turnover rates are considered moder-
ate.  Associate issues regarding absentee ownership leading to 
neglect and deterioration of property is a concern. 

 That the potential deterioration of the housing stock occupied by 
senior citizens who, at fixed income levels, are vulnerable to in-
flation and the costs of maintaining their housing unit, is a con-
cern. 

 That the conversion of single-family homes to two-family resi-
dences has occurred in the older residential sections generating 
concerns regarding:  The property values of neighboring housing 
units, the need for additional parking, and the increased demand 
for municipal services. 

 That industrial development will continue at a slow growth rate 
in the North End Industrial Park. 

 The road improvements will be required in certain areas of the 
Borough to adequately handle traffic movements from both cur-
rent and future development especially along Whitehead Avenue 
in the South End. 

 That anticipated increased traffic along major thoroughfares in 
the Borough will necessitate the upgrading or signalization of 
certain intersections. 

 
Part II: Policies 
 
Policies of the Borough of South River as articulated by this 
Master Plan 
 To acknowledge the existing character of the Borough and its 

neighborhoods as created and formulated by past and present 
development. 

 To encourage a future development pattern which will promote, 
protect and enhance the long-term economic, social and general 
welfare interests of present and forthcoming residents. 

 To permit the reasonable use and future development of land 
within the context of existing constraints, limitations, location 
and relationship to other land uses and to provide for the transfer 
of land ownership to a public body or agency in accordance with 
accepted practices or procedures. 

 To promote a quality of life which benefits all municipal citizens 
and will encourage both young adults and senior citizens to re-
main within the Borough. 

 To facilitate the social, economic and political interaction of pre-
sent and future residents within all portions of the Borough. 

 To continue to use practical and flexible development controls 
on a comprehensive basis in an effort to acquire open space, pre-
serve the natural landscape and conserve and protect the sensi-
tive ecological and environmental areas of the Borough. 

 To consider the role of future public transportation in the com-
munity by identifying potential locations for new transportation 
routes and additional bus stops. 

 

Bignell Planning Consultants, Inc. 
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   Part III: Goals and Objectives 

The over-riding goals and objectives established for South River 
Borough represent the cumulative intentions for the comprehen-
sive future development of the community and are presented be-
low.  The specific actions recommended to be taken to achieve 
and attain these goals and objectives are set forth within the indi-
vidual elements contained within this Master Plan. 
 
General 
 To prepare and adopt a comprehensive plan which will guide 

the appropriate growth, development and redevelopment of 
the Borough over the next six years. 

 To provide a higher level quality of life for the present and 
future residents and citizens of the Borough. 

 To increase energy conservation to the greatest extent possi-
ble. 

 To facilitate the reuse of existing resources in the most effi-
cient and appropriate manor. 

 
Land Use 
 To permit future residential and non-residential growth in a 

coordinated and managed approach and to promote logical 
transition uses between residential and non-residential areas. 

 To maintain an appropriate balance of land uses and a variety 
of land use types within each land use category arranged to 
minimize the potential for conflict or incompatibility among 
them. 

 To provide for and encourage the development of remaining 
vacant land, where appropriate, and the redevelopment of un-
der-utilized land consistent with land capability, surrounding 
land uses, the fiscal balance of the Borough and practicalities 
of the current marketplace. 

 To maintain the economic vitality of the community and en-
courage further economic development through continued in-
dustrial and commercial growth in appropriate locations. 

 To generate alternative land use strategies to return fallow in-
dustrial and commercial lands to a tax productive role within 
the municipality. 

 To identify the downtown business area that is in a state of 
decline and encourage redevelopment, rehabilitation and revi-

talization thereupon to assure a healthy business district which 
is adequate to serve the residents of the Borough. 

 To maximize the utilization of the South River waterfront, 
focusing on a comprehensive planning approach to capitalize 
upon the environmental and economic assets of land presently 
fallow along the river to generate new recreational, commer-
cial, and residential vitality within the Borough. 

 To promote the conservation of open space through the pro-
tection of the Borough’s natural resources and to prevent the 
degradation of the environment through the prohibition of in-
appropriate land uses and development densities. 

 To assure that adequate buffer requirements are provided that 
can protect the integrity of residential and public land uses. 

 To establish corridor links between major open spaces to the 
greatest extent possible and incorporate required buffers 
where practically feasible. 

 
Housing 
 To maintain a reasonable balance of housing types and to pro-

vide a variety of housing options and occupancy costs for a 
diverse population within the Borough including senior citi-
zen housing and adult communities. 

 To recognize the need for affordable housing and provide af-
fordable housing units through rehabilitation and filtering. 

 To preserve and improve the diversified, yet compatible and 
mature urban form of housing exemplified within the existing 
residential neighborhoods. 

 To formulate programming strategies to prevent residential 
deterioration. 

 To promote the health, safety and general welfare of the Bor-
ough’s residents through enforced code compliance and rec-
ommended aesthetic standards. 

 To discourage the creation of undersized building lots in all 
residential zones when minimum lot standards are not met. 

 
Municipal Services 
 To ensure that all residents of the Borough receive and enjoy 

satisfactory and uniform municipal services and access to 
community facilities. 

 To respond to land use and demographic changes which re-
quire adjustments in the provision and delivery of municipal 
services. 

 To develop a systematic program for maintaining and upgrad-
ing the municipal infrastructure, network of services, and 
community facilities to ensure socio-economic vitality in the 
Borough. 

 To assure that adequate facilities exist for all local govern-
ment operations and to provide the necessary information to 
all Borough agencies for use in carrying forward their specific 
functions and programs. 

 
 
Community and Recreational Facilities 
 To provide sufficient open space and developed               

parkland within the Borough in accordance with the recom-
mendations of the National Recreation and Park Association. 

 To develop, redevelop, and maintain park and recreational 
facilities within the Borough to meet the needs and demands 
of all present and future residents including senior citizens 
and the disabled. 

 To develop and provide waterfront recreational activities to 
the residents of the Borough in appropriate locations. 

 To avoid the duplication of recreational activities. 
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   Circulation and Mobility 
 To provide the safe movement of people and goods through 

the Borough. 
 To create safe and convenient vehicular and pedestrian lanes 

of circulation within the Business District and through the 
Borough. 

 To discourage traffic from outside the Borough from utilizing 
roadways internal to residential areas. 

 To propose local road improvements and road realignments to 
alleviate specific problem areas as identified herein. 

 To assure that adequate parking is provided for all types of 
development. 

 
Historic Preservation 
 To recognize and encourage the preservation of those historic 

properties and buildings that contribute to the historical char-
acter of South River. 

 
Wireless Communications 
 To encourage the safe and efficient location of wireless com-

munications utilities throughout the Borough and to guide ap-
propriate site selection for future facilities so as to minimize 
the negative aesthetic and detrimental impacts of expanding 
this infrastructure.  

 To provide for a borough-wide plan for the location of all 
wireless communications facilities and to discourage installa-
tion of new facilities at undesirable sites.  

 
Environmental Sustainability 
 To provide for and encourage the efficient collection of recy-

clable materials, with an overall increase in materials diverted 
from the municipal solid waste stream.  

 To encourage alternative, renewable sources and methods of 
energy consumption so as to reduce overall energy use 
throughout the Borough.   

 To provide for and encourage environmental education and 
stewardship for all citizens of the Borough. 

  
 
 
 Photo: South River Rescue Squad 
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   PART IV:   
PLAN IMPLEMENTATION  
 
A Master Plan sets forth the intended goals, objectives and 
policies of the community for which it was prepared.  This 
Master Plan is intended to be a guide for the Borough of South 
River with regard to land use development in a manner which 
protects the public health, safety and general welfare of         
the community.  Once a Master Plan has been adopted, the im-
plementation and realization of its ideals and objectives can        
be achieved by means of four interrelated actions:  legislative 
implementation, physical improvements, fiscal implementa-
tion, and continued planning.  The basic legal documents          
which guide the long-range development and maintenance of 
property in the community are the Zoning Ordinance, Land 
Subdivision and Site Plan Ordinance and the Official Map.  
Other enforcement ordinances, such as the housing, building 
and public health codes aid in the plan implementation on the 
short-term, day-to-day basis. 

 

Zoning Ordinances— Including Rede-
velopment, Rehabilitation and Revi-
talization Zoning Ordinances 
The Zoning Ordinance is the principal development regulation 
for controlling the use of private land and any structures or 
uses located thereon.  By dividing the Borough into designated 
zone districts wherein specified land uses are permitted subject 
to appropriate regulations, the Zoning Ordinance serves as the 
principal tool for effectuating the Land Use Plan element of 
this Master Plan, thereby achieving the goal of guiding the de-
velopment of the community towards a planned objective.  
Pursuant to the Municipal Land Use Law (N.J.S.A. 40. : D-
62a), the Zoning Ordinance “…shall either be substantially 
consistent with the Land Use Plan element and the Housing 
Plan element of the Master Plan or designed to effectuate such 
plan elements…”  Therefore, the Zoning Ordinance is one of 
the most important local land development regulations for pro-

tecting the public health, safety and general welfare from po-
tentially harmful development activity.  The zoning regulations 
to be established must be reasonable and accurately reflect the 
intent and objectives of the Master Plan.  The rights of the indi-
vidual property owner must always be considered in the prepa-
ration of the zoning ordinance or the amendments thereto.  
This Master Plan makes specific recommendations for changes 
to the zoning ordinance so as to create more specific land use 
regulations for several areas in the Borough. 
 

Subdivision and Site Plan Ordinances 
The Subdivision Ordinance sets forth the procedures for the 
subdivision of land by private and public developers and estab-
lishes standards for the design of public improvements to be 
constructed in conjunction with such subdivisions.  A Site Plan 
Ordinance establishes design standards for the development of 
parcels of land for uses other than single- or two- family 
homes, and the procedures for approval of such developments 
by the Planning Board.  Whereas the Zoning Ordinance pro-
vides the legal means of controlling the use of the land, the 
subdivision and site plan ordinances give legal control over the 
layout of land that is to be subdivided and/or developed.  Site 
plan review procedures and design standards are very often in-
cluded as a part of the Zoning Ordinance.  The Municipal Land 
Use Law requires that subdivisions and site plans conform to 
the applicable provisions of the Zoning Ordinance. 
 

Official Map 
The official map is a legal document, adopted by the governing 
body of the municipality, designating lands which shall be re-
served for future streets, public drainage right-of-ways, parks 
and playgrounds and other public areas as shown on the Master 
Plan.  It also serves as the official statement of the governing 
body identifying which streets, drainage right-of-ways, parks 
and playgrounds it has accepted for maintenance.  The Official 
Map is legally binding upon the governing body once it has 
been adopted.  The Official Map must be an engineered docu-
ment with detailed, dimensions and must be produced and    

certified by a licensed engineer or land surveyor. 
 

State and Federal Legislative Action 
The State of New Jersey has granted to individual municipali-
ties certain powers to facilitate the improvement and acquisi-
tion of land for a public purpose.  Many of the goals and initia-
tives recommended throughout this Master Plan may depend 
on the discriminating use eminent domain and condemnation.  
Eminent domain is the constitutional right of a government to 
take private property for public use upon just compensation by 
virtue of its superior domain of the sovereign power over all 
lands within its jurisdiction.  Condemnation is the power to ad-
judge property unfit for private use and to declare it convertible 
to public use under the right of eminent domain.   
 
 

Eminent Domain and Condemnation: 
Use, Not Abuse 
Condemnation is the power to adjudge property unfit for pri-
vate use and to declare it convertible to public use under the 
right of eminent domain.  Condemnation is sometimes used as 
a tool to implement the varied objectives of the various Master 
Plan elements. Eminent domain is a right of a government to 
take private property for public use upon just compensation by 
virtue of its superior domain of the sovereign power over all 
lands within its jurisdiction.  Thus, the power of eminent do-
main, as provided for in the federal and state constitutions, is 
often a valuable tool for implementing goals of the various 
Master Plan elements.  Recent Supreme Court cases and cur-
rent media have focused negative attention on eminent domain 
abuse in recent years, with the difference between abuse and 
use often misunderstood.  Several residents of the Borough 
voiced their opposition to eminent domain abuse at the com-
munity visioning workshops.  Therefore this tool should be 
used with caution, if at all, and only as a last resort in any rede-
velopment procedure.  Eminent Domain can only be used as 
part of a lawfully adopted Redevelopment Plan wherein its use 
should be specified when the plan is adopted. 
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   Capital Improvement Plan 
A capital improvement is a physical construction or enhance-
ment of relatively large size or importance, of considerable 
cost, and reasonably permanent in form or shape.  Capital im-
provements include new construction; major improvements to 
existing roads, schools, playgrounds, sewer and water systems 
and municipal buildings; land acquisition for public purposes and 
major equipment installation. The preparation and adoption of a 
Capital Improvement Plan provides a means by which many of 
the proposed public improvements in the Master Plan may be 
scheduled for implementation.  It may be characterized as a long-
range calendar which: 
 
 Lists the improvements that local officials deem necessary for 

future operations, 
 Categorizes these improvements according to their urgency 

and priority, 
 Specifies which governmental agency is responsible for each 

project, and 
 Recommends a method of financing and scheduling of the 

projects. 
 
The Municipal Land Use Law states that Capital Improvements 
Programs shall be prepared and recommended to the governing 
body by the Planning Board.  Further, the Division of Local Fi-
nance of the State Department of Community Affairs now re-
quires that every municipality prepare a six (6) year capital im-
provements program and capital budget to be updated on an an-
nual basis.  Within the financial framework and capability of the 
community, various elements of the Master Plan should be sched-
uled in the six-year capital improvements plan.  Any modification 
to the recommended Capital Improvement Program requires an 
affirmative vote of a majority of the full authorized membership 
of the Borough Council, with the reasons for such modifications 
being recorded in the minutes of the Borough Council Meeting at 
which the Capital Improvements Plan is adopted. 
 
In South River, where some of the public improvements shown 
on the Master Plan are not under the jurisdiction of the local gov-
erning body, cooperation will be required between the Borough 
and other governmental agencies to effectuate the proposals of 

the Master Plan.  Other governmental agencies, which have the 
primary responsibilities for the construction of some of the public 
improvements shown on the Master Plan, include the South River 
Board of Education and the County of Middlesex and the Federal 
Government.   This Master Plan recommends the Borough apply 
for all appropriate federal and state aid grants in implementing 
this Master Plan’s Objectives.  This pursuit of government fund-
ing should be a continuing process. 

 

Main Street New Jersey  
The National Trust for Historic Preservation created the National 
Main Street Center to help individual communities throughout the 
country develop a comprehensive revitalization strategy that 
would stimulate economic development in the downtown busi-
ness district within the context of historic preservation.  The Na-

tional Main Street Center works directly with the state program to 
provide technical assistance to a limited number of designated 
communities.  In New Jersey, the Department of Community Af-
fairs sponsors the Main Street New Jersey Program. The Main 
Street New Jersey Program and the National Main Street Center 
work closely with Main Street New Jersey communities to de-
velop each local program.  Selected communities have access to 
vast resources, training and technical assistance that would other-
wise be cost prohibitive to the program.  In addition to ongoing 
assistance from the Main Street New Jersey Program, numerous 
other important services are provided free of charge.  Periodic 
selections are held for participation in the Main Street New Jer-
sey’s Downtown Revitalization Program.  Any municipality may 
apply that meets the following eligibility criteria: 
 
 A population between 4,000 and 50,000 based on the most 

current census. 
 Commitment to employ a full-time program manager, with an 

adequate operating budget, for a minimum of three years. 
 Historic architectural resources in a defined downtown com-

mercial area. 
 The Main Street approach emphasizes a wide variety of local 

people and groups working together to improve the down-
town.  As a result, funding for a local program should be de-
rived from both public and private sector sources. 

 

Selection Criteria Include: 
The following criteria are used in reviewing and approving appli-
cations: 
 
 Evidence that both the business community and local govern-

ment support the Main Street Program philosophically and 
financially. 

 Evidence of the community’s need for, and interest in, down-
town economic revitalization. 

 Demonstration of a well-defined Downtown Commercial Dis-
trict. 

 Evidence of architecturally and historically significant build-
ings in the downtown. 

 Evidence of local historic preservation activity. 
 Demonstration of the capacity for economic growth in the 
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   downtown as a result of being a Main Street community. 
 Evidence of the community’s basic familiarity with Main 

Street Program principles. 
 

This Master Plan identifies the Borough of South River as an 
ideal candidate for the Main Street New Jersey Program and sug-
gests that the governing body consider an application to have 
South River designated to become a Main Street community. 
 

Fiscal Implementation 
The availability of funding and other financial resources is one of 
the most important elements to the successful implementation of 
the goals and objectives recommended within this Master Plan.  
Financial support for most, if not all, of the capital improvements 
and acquisitions of land, as herein suggested, is available at either 
the federal, state, county or local forms of government as well as 
from private interest groups.  The following list of funding re-
sources may be applicable to the implementation process. 
 

Federal Government 
The Transportation Efficiency Act for the 21st Century (ISTEA/
TEA21) provides for federal funds to be distributed to individual 
states to promote alternative forms of mass transportation.  In 
New Jersey, these discretionary funds, as allocated by the New 
Jersey Department of Transportation, are to be distributed 
through the direction of the State Development and Redevelop-
ment Plan and the Metropolitan Planning Organizations as incen-
tives to encourage local municipalities to develop appropriate 
plans.  Subsequent thereto, the allocation of these funds for side-
walks, landscaping and other enhancements over and above the 
minimum requirements shall occur only where municipalities 
have adopted community-wide pedestrian plans.  Hence, the any 
proposed Bicycle and Pedestrian Way  contained within this Mas-
ter Plan shall serve the Borough as the medium for meeting this 
funding prerequisite. 

 

Community Development Block Grants are also conferred 
through the federal government to those municipalities which ap-
ply for and demonstrate a significant need to improve or provide 

an important use for its community. 
 

State Government 
The State of New Jersey makes available various sources of fund-
ing to its municipalities for capital improvements.  Green Acres 
funds are available to both local and regional jurisdictions which 
demonstrate a significant need for a public use (generally open 
space or recreation land) in compliance with specific criteria to be 
met.  Additional state monies are also available through the 
Main Street Program to qualified communities generally in 
the form of matching funds as described earlier under Physi-
cal Implementation. 
 

County Government 
The County of Middlesex provides for discretionary funds to be 
distributed to those municipalities within its jurisdiction which 
demonstrates significant need for a capital improvement for a 
public use, as well as for distribution of US Dept. of Housing and 
Urban Development funds.  Middlesex County prepares and 
adopts its own Master Plan and Capital Improvements Program 
which accounts for the needs of municipalities within its jurisdic-
tion on a priority basis.  Therefore, the Borough is encouraged to 
present to the County its own desired capital improvements or 
public use needs which may coincide with, or fall under, County 
authority so that they may be implemented via county action or 
programming.  The Middlesex County Improvement Authority 
also provides the Borough opportunity for efficiencies in purchas-
ing equipment and vehicles.  

 

Local Government 
Individual municipalities implement their capital improvement 
projects through their own sources of funding.  Other means for 
financing include the sale of bonds, the procurement of loans, 
special assessments upon tax payers directly receiving the pro-
posed benefit and even local fundraisers. 

 

Private Interest Groups 
Private Interest Groups often become the principal force behind 

funding for local capital improvement projects or the provision of 
a desired public use.  Private Interest Groups may consist of local 
business associates, local community associations or quasi-public 
fraternal organizations.  The generation of said funds can be ac-
crued via donations, membership fees, fundraisers and various 
forms of grants. 

 

Continued Planning  
A Master Plan represents an overall objective which must be con-
sidered well into the future.  It is a working document which 
should be subject to constant review and updating in response to 
changing needs and development activities of the local commu-
nity.  The Municipal Land Use Law provides that the Master Plan 
and local development regulations shall be re-examined by the 
Planning Board at least every six (6) years.  The law further pro-
vides that the Planning Board shall prepare a report on the find-
ings of such reexaminations and shall send a copy of the report to 
the County Planning Board and the Municipal Clerks of each ad-
joining municipality.  It is recommended that the Borough Plan-
ning Board review, on an annual basis, the concepts and objec-
tives of the Master Plan as to how they relate to any development 
that has actually occurred in the Borough during that year.  In this 
respect, the Master Plan should be used on a continuing basis as 
the framework for considering development applications, zoning 
variances, and public improvement proposals. 
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“Community cannot for long feed on itself; it can only flourish with the coming 
of  others from beyond, their unknown and undiscovered brothe rs.”  

-Howard Thrurman, American Theologian, Clergyman 
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  General Population 
The demographic element of the Master Plan organizes the gen-
eral demographic characteristics of the Borough of South River in 
a series of tables useful for local government.  The examination 
of these characteristics, and how they have changed over time, 
reveals details about how the population is changing.  Analysis of 
past and emerging trends can be used to make projections on fu-
ture growth and decline.  Specific population traits such as popu-
lation density, and age, race and gender distribution are provided 
in this section to show how changes within specific groups of 
people are occurring.   We generate additional useful information 
by reviewing household characteristics in the Census data includ-
ing household size, household income, housing typology and 
housing stock.   With an accurate demographic assessment, the 
borough can better plan for the needs of an ever-changing citi-
zenry. 

 

South River Population Trends 
The net population of the borough has remained generally con-
sistent from 1970 to 2000.  However, within the 40-year period 
since the 1970 census, we can observe alternating trends of 
population growth and decline.  While the 1970 census repre-
sented an all-time population high of 15,428 persons, the next 
20 years were marked with a very slow and steady decline to 
the 1990 low of 13,692 persons.   From 1990 to 2000, as the 
nation and region experienced an economic expansion, raw 
land was developed under several residential developments in 
the southern section of the municipality.  That development 
period resulted in a population spike of 11% from 1990 to 
2000.  The turn of the century ended that growth spurt.  The 
2000-2020 population projects to resume no significant growth 
or decline within the data’s margin of error, which can fluctu-

ate from single-digit declines to single digit growth of approxi-
mately 2.3% per decade.    
 
Statistically, the population has risen and fallen around a 40-
year arithmetic mean of 14,731 persons.   With a standard de-
viation of 650 persons, this translates to an average fluctuation 
of only 4.4% over any given 10-year period in the last 40 
years.  Although the general trend from 1970 to 2020 shows or 
projects to show a population decline of 2% to 6%, the 11% 
growth rate seen in the 1990’s more than compensates for this 
overall trend of single-digit population loss.  Overall the popu-
lation seems to be often moving in different directions depend-
ing on the decade. If the 2020 population projects to be at 
14,617 persons, this would represent a remarkable rate of sta-
bility over the last 40 years. 
 

Table III-1 : Population Growth Trends: 1970-2010 
  

  
  
  

YEAR 

  
SOUTH RIVER 

  
MIDDLESEX COUNTY 

  
NEW JERSEY 

POPULATION 
% CHANGE 

OVER PREVIOUS 
DECADE 

POPULATION 
% CHANGE 

OVER PREVIOUS 
DECADE 

POPULATION % CHANGE OVER 
PREVIOUS DECADE 

1970 15,428 - 583,813 - 7,168,143 - 

1980 14,361 -6.9% 595,893 +2.1% 7,364,823 +2.7% 

1990 13,692 -4.6% 671,780 +12.7% 7,730,188 +5.0% 

2000 15,322 +11.9% 750,162 +11.6% 8,414,350 +8.8% 

2010 15,682 +2.3% 790,738 +5.4% 8,707,739** +3.4% 

20201 14,617* -6.8% 823,162* +4.1% 9,461,635 +8.6% 

* population projections from the Middlesex County Planning Department 
** data from 2008 & 2009 population estimates from the US Census Bureau 

*** based on average of US Census and Middlesex County projections 
1. 2020 statistics are projections from the Middlesex County Planning Department & US Census Bureau 
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  South River Population Growth Rates 
Compared to other Selected Middlesex 
County Municipalities: 1970-2010 
It is also noteworthy to recognize South River’s population stabil-
ity in contrast to the populations of other Middlesex County Mu-
nicipalities.  During the period from 1970 to 2010(2008) the 
population of the borough grew at an average rate of 1.6% over 
the 40-year period.  Comparatively, municipalities with similar-
sized populations in 1970 such as Metuchen and Highland Park 
all experienced population loss.  South Amboy and Metuchen, 
both with almost identical population size as South River in 1970, 
experienced a rate of population loss from 16% to 18%.  High-
land Park saw a population loss of approximately 1.5%.  In the 
alternative, North Brunswick, having a similar population to 
South River in 1970, has experienced over 138% population 
growth in that same time period.   

 
 
South River Population Density Com-
pared to Selected Middlesex County 
Municipalities 
Table III-3 illustrates the population density of the Borough of 
South River.  As shown in the table, the population density is 
5,408 persons per square mile.  This density is 2 to 3 times more 
dense as is neighboring townships of East Brunswick, Sayreville 
or Old Bridge.  The density is almost twice as high as South Am-
boy, a city with a comparable land area.  Population density ranks 
third in Middlesex County only behind the City of New Bruns-
wick and the Borough of Highland Park. 
 
 
 
 
 
(Continued on next page) 

Table III-2 : Population Growth Rates Compared to other Middlesex County Municipalities: 
1970-2010  

Municipality 1970 Population 2010 Projected Population Rate of Growth/Decline 

Old Bridge 48,715 69,044 (2007) 41.7% 

East Brunswick 34,166 47,279 (2008) 38.4% 
Sayreville 32,508 42,560 (2006) 30.9% 

South Amboy 9,338 7,865 (2006) -15.8% 

Edison 67,120 99,532 (2006) 48.3% 

North Brunswick 16,691 39,852 (2006) 138.8% 

Metuchen 16,031 13,216 (2006) -17.6% 

South River 15,428 15,682 (2008) 1.6% 

Highland Park 14,385 14,175 (2006) -1.5% 

New Brunswick 41,885 50,172 (2007) 19.8% 
Source: Middlesex County Planning Department, US Census Bureau 
Recent available data was used for 2010 projections based on 2006-2008 Census and American Community Survey and NJ Mu-
nicipal Data Book and economic growth trends from 2007-2010. 

Table III-3 : Population Density Compared to other Middlesex County Municipalities 
  

Municipality Population Area in Square Miles Population Density 
(Persons per Square Mile) 

Old Bridge 66,044 (2007) 40.7 1623 

East Brunswick 47,279 (2008) 22.4 2111 

Sayreville 42,560 (2006) 18.7 2276 

South Amboy 7,865 (2006) 2.7 2913 

Edison 99,532 (2006) 30.7 3242 

North Brunswick 39,852 (2006) 12.3 3240 

Metuchen 13,216 (2006) 2.7 4895 

South River 15,682 (2008) 2.9 5408 

Highland Park 14,175 (2006) 1.8 7875 

New Brunswick 50,172 (2007) 5.8 8650 
Source: Middlesex County Planning Department, US Census Bureau 
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 Population by Age and Gender 
Population statistics by age range are provided in Table III-4.  
The table shows how specific age cohorts within the popula-
tion have been changing since 1980.  Trends vary widely by 
age range.  The data shows a 30% increase in the population of 
school-aged children under 9 years of age, and a 30% decline 
population of young persons within the ages 15-24.   The me-
dian age is 36.4 years and persons between 35 and 44 years of 
age have increased by over 86% since 1980.   The highest rate 
of decrease effected people between the ages of 55 and 74.  
The highest rate of increase is seen in the over-75 population, 
where a 93% population increase was observed.  The distribu-
tion of persons by gender show a 49.4% male population and a 
50.6% female population.  This distribution follows the general 
county and regional male/female distributions. 

Table III-4 : Population Changes by Age 1980-2000 
 

Age Group 1980 Percent of Total 1990 Percent of Total 2000 Percent of Total 
Percent of 

Change from 
1980-2000 

Under 5 years 779 5.4% 904 6.6% 1,008 6.6% 29.4% 

5 to 9 years 779 5.4% 751 5.5% 1,014 6.6% 30.2% 

10 to 14 years 1016 7.1% 784 5.7% 945 6.2% -7.0% 

15 to 19 years 1255 8.7% 832 6.1% 903 5.9% -28.0% 

20 to 24 years 1349 9.4% 1056 7.7% 943 6.2% -30.1% 

25 to 34 years 2112 14.7% 2480 18.1% 2,474 16.1% 17.1% 

35 to 44 years 1414 9.8% 1956 14.3% 2,640 17.2% 86.7% 

45 to 54 years 1726 12.0% 1352 9.9% 1,936 12.6% 12.2% 

55 to 64 years 2060 14.3% 1342 9.8% 1,228 8% -40.4% 
65 to 74 years 1260 8.8% 1441 10.5% 1,048 6.8% -16.8% 
75 and over 611 4.3% 794 5.8% 1183 7.7% 93.6% 

Total: 14,361 100% 13,692 100% 15,322 100% 29.4% 
Source: US Census Bureau: 2000 Census, Data 2010 not available from American Community Survey/PUMS  

Table III-5 : Population by Race 
  

Race Number of Residents Percent of Population: 
South River 

Percent of Population: 
New Jersey 

One Race 14,885 97.1 % 98.3 % 
Two or more races 437 2.9 % 1.7 % 

White 12,801 83.5 % 70.1 % 

Black or African American 929 6.1 % 13.6 % 
American Indian and Alaska 
Native 18 0.1 % 0.2 % 

Asian 542 3.5 % 7.5 % 
Native Hawaiian and Other 
Pacific Islander 8 0.1 % 0.0 % 

Some other Race 587 3.8 % 7.0 % 

Hispanic or Latino (of any race) 1,480 9.7 % 15.9 % 

Source: 2006-2008 American Community Survey & 2000 US Census.  Some individuals reported more than one race. 

Photo Courtesy: M. Anita Hermstedt 
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 Population by Race and Ancestry 
The borough of South River continues to be comprised of peo-
ple from varied racial and ethnic backgrounds.  Approximately 
83% of the reported population is identified as white.  This is a 
decrease from a 1980 high of 95.5%.  African Americans make 
up six percent (6%) of the population.  Approximately 9.7% of 
the population identifies themselves as Hispanic or Latino.  
This represents an increase from 1980 when only 2.3 percent 
of the population was of “Hispanic origin.”  Asian, Pacific Is-

lander and Native American ethnicities combine to represent 
3.7% of the population.  A 2.9% discrepancy in the total popu-
lation versus the sum of all the racial groups comes from 2.9 % 
of the population which identifying themselves as, “more than 
one race.”  In terms of national ancestry, residents identified 
the most popular countries of ancestry as Poland, Ireland, Italy, 
Germany and Portugal, in that order.  These nationalities com-
bine to represent 68% of the population.  The category of, “all 
other ancestry” represented approximately 22% of the popula-
tion. 

Table III-6 : Significant Population Groups by Ancestry 
  

Country or Region of 
Ancestry Persons in 1990 Percent of Population in 

1990 Persons in 2000 Percent of Population in 
2000 

Arabian  - - 177 1.2 

English 348 2.5 578 3.8 

German 1,505 11 1,916 12.5 

Hungarian 730 5.3 638 4.2 

Irish1 1,108 8.1 1,985 13.0 

Italian 1,586 11.5 2,237 14.6 

Polish 2,823 20.6 2,894 18.9 

Portuguese 1,296 9.4 1,432 9.3 

Russian 648 4.7 695 4.5 

Ukrainian 208 151 290 1.9 

American 331 2.4 375 2.4 

West Indian (excluding 
Hispanic groups) - - 111 0.7 

Other ancestries 1.039 7.5 3,417 22.3 

Source: US Census Bureau: 1990 & 2000 Census.  Not all ancestries reported.  Some individuals reported more than one ancestry, therefore 
totals exceed 100%.  A general margin of error is approximately 1%.  Bignell Planning Consultants, Inc. 

Bignell Planning Consultants, Inc. 
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Bignell Planning Consultants, Inc. 

 

Household Type, Size and  
Housing Unit Characteristics 
The borough contained a total of 5,606 households as of the 
2000 Census, up from a 1990 level of 5,091 units.  A multi-
decade average of approximately 2.75 persons per household 
can be observed since the 1980’s and continues to the present 
day.  Of the 5,769 housing units, 1,724 units, or 30.8% are 
renter occupied.  Approximately 3,882 units or 69.2% are 
owner occupied.  Of all dwelling units in the borough, a major-
ity of 68.1% of units are detached, single family homes.  Two-
family homes comprise approximately 12% of the total hous-
ing units.  A small portion of units are situated in 3-unit to 4-
unit multi-family apartment buildings (6.1%) and large apart-
ment complexes of 40 units or more (4.2%).  The remaining 
10% of units are spread among mid-sized apartment buildings 
between 5-40 units, townhomes or manufactured housing. 

Table III-7 : Household Characteristics 
  

  1980 1990 2000 

Total Households 5,091 5,091 
5,606 

(3,985 Family) 
(1,621 Non-family) 

Persons Per Household 2.82 2.69 2.72 

Source: 2006-2008 American Community Survey & 2000 US Census 

Bignell Planning Consultants, Inc. 

Table III-8 : Housing Characteristics 
  

Housing Tenure Occupied Housing Units Percent 

  -  Owner Occupied 3,882 66.4% 

  -  Renter Occupied 1,724 30.8% 

  - Vacant units including seasonal units 163 2.8% 

Housing Tenure Totals: 5,769 100% 

Housing Type: (Units in structure) Dwelling Units  Percent 

  - 1-unit, detached 3,928 68.1% 

  - 1-unit, attached 164 2.8% 

  - 2 units 703 12.2% 

  - 3 or 4 units 354 6.1% 

  - 5 to 9 units 121 2.1% 

  - 10 to 19 units 212 3.7% 

  - 20 or more units 244 4.2% 

  - Mobile/Manufactured home 43 0.7% 

Housing Units Total: 5,769 100% 

Source: 2006-2008 American Community Survey & 2000 US Census. * Occupied housing units (households) total to 5,606 households. 
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  Education Attainment  
Educational attainment reflects the level, culture and trends of 
educational achievement of the adult population in the South 
River community.  The highest level of academic progress is 
shown in terms of highest grade completed and or high school 
diploma, or college or professional degree earned.  All respon-
dents were over the age of 25 at the time the data was collected, 
so the data does not reflect any person under 25 who is currently 
enrolled in a public or private educational institution.  Note that 
some of this data can be misleading.  In the past some indicators 
of educational attainment have showed decreasing levels of edu-
cational attainment in the borough.  For example, from 1980 to 
1990, the percentage of persons with a less than 5th grade educa-
tion increased by 2.3%.   Some oddities in the demographics can 
be attributed to immigration of foreign-born adults from countries 
with sub-standard education systems. 
 
Generally, since 1980, persons attending college or having earned 
a four-year college degree have been steadily increasing.  This 
data shows that more residents are attaining higher levels of edu-
cation by attending college or professional schools.  While in 
1980, only 57% of adults living in the borough had completed 
high school, that rate jumped to over 76% by 2000.  Further, the 
percentage of persons with undergraduate college degrees rose by 
48% and the percentage of persons with graduate, and post gradu-
ate degrees rose by 113%.  These changes suggests a decline in 
the older, foreign born generations of the population, which gen-
erally tend to have a lower average level of educational attain-
ment.  This trend resonates with the data show in table III-4, 
where a significant increase in the segment of the population age 
25-44 is shown, along with a population decrease in the cohorts 
age 65 and 74 years old.  The data also shows a significant up-
ward trend in college attendance and completion of college and 
graduate level degrees.  This can generally be attributed to an in-
crease in generations of persons who are products of modern, 
standardized school systems and the competitive nature of the 
regional workforce.  In-migration of persons with college-level 
educations has probably contributed to the increase in this per-
centage as well. 
 

Table III-9 : Educational Attainment 
  

Level of  
Education Attainment 1980 Percent of  

Total 1990 Percent of 
Total 2000 Percent of  

Total 

1980-2000 
Change of  
Percent by 

Level 

Total Population 25 years 
and over: 9,168 100% 9,365 100% 10,547 100% +15% 

Less than 9th grade 2,520 27.5% 1,913 20.4% 1,228 11.6% -58% 

9th to 12th grade, no di-
ploma 1,415 15.4% 1,404 15% 1,250 11.9% -22% 

High school graduate 
(includes equivalency) 3,345 36.5% 3,195 34.1% 3,693 35% -4% 

Some college, no degree 998 10.8% 1,248 13.3% 1,725 16.4% +51% 

Associate degree - - 378 4.1% 442 4.2% - 

Bachelor's degree 900 9.8% 951 10.1% 1,536 14.6% +48% 

Graduate or professional 
degree - - 276 3.0% 673 6.4% +113%* 

Percent high school gradu-
ate or higher - 57.1% - 64.6% - 76.5% +34% 

Percent bachelor's degree 
or higher - 9.8% - 13% - 20.9% +113% 

  

Source: US Census Bureau: 2000 Census 
2008 Data not available from American Community Survey/PUMS or  NJ Municipal Data Book 
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Table III-10 : Occupation Analysis 
  

OCCUPATION Total Employed Percent 

Management, professional, and related occupations 2,037 27.4% 

Service occupations 889 12.0% 

Sales and office occupations 2,141 28.8% 
Farming, fishing, and forestry occupations 0 0.0% 
Construction, extraction, and maintenance occupations 1,223 16.4% 

Production, transportation, and material moving occupations 1,148 15.4% 

INDUSTRY     

Agriculture, forestry, fishing and hunting, and mining 13 0.2% 

Construction 1,076 14.5% 

Manufacturing 973 13.1% 

Wholesale trade 308 4.1% 

Retail trade 980 13.2% 

Transportation and warehousing, and utilities 566 7.6% 

Information 208 2.8% 

Finance, insurance, real estate, and rental and leasing 502 6.7% 

Professional, scientific, management, administrative, and waste management services 740 9.9% 

Educational, health and social services 1,072 14.4% 

Arts, entertainment, recreation, accommodation and food services 364 4.9% 

Other services (except public administration) 365 4.9% 

Public administration 271 3.6% 
Source: US Census Bureau: 2000 Census 
2010 data not available from American Community Survey/PUMS or NJ Municipal Data Book 

 
Occupational Analysis 
Occupation frequencies are shown in table III-10.  As the US 
Census Bureau has changed occupational categories change 
from census to census, it has become more difficult to track 
trends and changes in this area.  Overall trends show a rise in 
management, professional and related occupations, which coin-
cides with increased levels of educational attainment.  Con-
struction and production occupations combine to employ ap-
proximately 30% of the labor force.  The most popular em-
ployment industries are construction, manufacturing, retail 
sales and educational, health and social services. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Bignell Planning Consultants, Inc. 



Borough of South River 
2011 Master Plan  

Community Profile Element     III — 10  

  
 

Bignell Planning Consultants, Inc. 

Income Demographics and  
Poverty Status 
The level of income earned within a population is one of the most 
significant factors in influencing the socio-economic fabric of a 
community.  Since 1980, average income levels in all income 
categories (per capita income, median household income, median 
family income) in the borough have risen but remain below Mid-
dlesex County and State averages.  Income trends are shown in  
Table III-11.   
 
An alarming statistic is the number of families/non-family house-
holds in the total population with earnings below the poverty 
level.  Of a 1999 total of 3,985 families, a total of 3.7% (149 
families) had earnings below the poverty line.  When examining 
families with a female householder, where no husband was pre-
sent (56 families) 11.2% of this cohort group had earnings below 
the poverty line.  When including children under 5 in that group, 
the number of families below the poverty line rises to 25.5%.  
The demographic data also found a total of 744 individuals in the 
borough who reported income levels at or below poverty lines. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Limitations on Data Quality 
This plan element was prepared at the middle of year 2009.  At 
the time this plan is being prepared, the Census Bureau is begin-
ning the data collection process for the 2010 Census.   The full 
results of the 2010 Census are not expected to be available until 
2011.  The Middlesex County Planning Department and the NJ 
Municipal Data Book provides some data elements for this ele-
ment.  Additional demographic data is available from the Public 
Use Micro-data Sample and American Community Survey.  Ad-
ministered by the federal government and based on a sample per-
centage of US residents, these surveys often reach 1 in 20 house-
holds and is conducted on 1, 3 and 5-year intervals between cen-
sus years.  These surveys generally focus on “census designated 
places” with populations of 20,000 residents or more.  Therefore, 
data sources for the Borough of South River are limited.  Further, 
surveys and The Census provide a “snapshot” count of residents 
and their characteristics in a community.  These tools always face 
the challenge of counting certain segments of a population.  The 
challenges of counting illegal housing units, transient populations 
and persons with illegal immigration status complicate the data.  
This Master Plan Element used the most recent and reliable data 
available compiled from several, sometimes conflicting, sources.  
A 2012 revision is recommended. 

Table III-11 : Income Analysis 

Income Type South River 
1980 

South River 
1990 

South River 
2000 

2008 County Av-
erage 

2008 State Aver-
age 

Per Capita Income $7,965 $16,186 $23,684 $33,315 $34,899 

Median Household Income $20,989 $37,998 $52,324 $77,315 $69,674 

Median Family Income $23,425 $44,353 $62,689 $90,769  $84,743 

Families Below Poverty Line 148 Families 216 Families 149 Families - - 

Source: US Census Bureau: 1980-2000 Census 
2008 American Community Survey 

Bignell Planning Consultants, Inc. 
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"Twenty years from now  
you will be more disappointed by the things you didn’t do  

 than by the ones you did do.”    
 

-Mark Twain  

Land Use Plan Element 
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 SECTION I: EXISTING LAND USE  
 
Introduction 
The existing land use plan identifies land uses as they are pres-
ently developed regardless of their respective zoning.  The exist-
ing land use plan was prepared in 2009 by several months of ex-
tensive field inventories of each lot in the Borough as well as re-
viewing data with the tax assessor and reviewing aerial photo-
graphs to verify land uses.  Through the land use inventory proc-
ess, any parcel that had no improvements but showed an apparent 
connection to an abutting land use was classified in the same 
category as the abutting use.  Parcels that were clearly vacant and 
had no apparent relationship to any abutting parcel were classi-
fied as vacant. Almost all developable land in the Borough is de-
veloped with a mix of residential, commercial and industrial uses.  
The results are portrayed on the Existing Land Use Plan Map(s). 
 
The Borough of South River is approximately 2.75 square miles, 
or 1,812 acres in land area.  In addition, the Borough consists of 
claims to approximately 64 acres of water rights pertaining to the 
South River.  The upland areas of the Borough is comprised of an 
assortment of land uses, including residential, commercial, indus-
trial, public, quasi-public, right-of-way’s and vacant land.  Al-
though diversity in land uses is evident, the community is pre-
dominantly comprised of single-family residential detached 
dwellings with a mature suburban character.  Numerous vacant 
parcels exist throughout the Borough, and while some are legally 
joined to other undersized residential parcels, some are vacant 
and provide the availability for infill development. 
 

Residential Land Use 
Approximately 45% of the Borough’s land area, or 815 acres, is 
dedicated to residential use.  Single-family detached dwellings 
represent approximately 97% of the residential land area, with 
two-family, three-family, and multi-family apartment buildings 
comprising the remaining percentages.  Single family dwellings 
are found almost everywhere in the Borough, except in the north-
ern industrial areas and the central business district.  Most struc-
tures are older homes located on rectangular, often undersized 

lots.   Distinct, consistent tracts of development homes are lo-
cated in the southern portion of the Borough, with many homes 
built on curvilinear streets and trapezoidal lots. 
 
Two and three family homes occupy a small (±2%) percentage of 
the land area in the Borough and are scattered throughout the 
older single-family neighborhoods in town.  These uses are most 
prevalent in the transitional areas between residential and com-
mercial uses.  Many of these types of dwellings were once single-
family homes which have been since converted.   
 
Multi-family dwellings occupy a small portion (±3%) of land 
area in the Borough but are the densest of all residential uses.  
These uses are randomly scattered throughout the Borough. Gar-
den apartments, townhouses, boarding and rooming houses are all 
included in this category.  There are several large apartment com-

plexes scattered throughout South River including near the high 
school and east of Whitehead Avenue.  There are also a smaller 
number of multi-family apartment buildings located in and 
around the transitional areas surrounding the central business dis-
trict.  The larger garden apartment complexes are of typical 1950-
1970 design, while the older, smaller buildings typically date to 
the first half of the 20th century.   
 
Several neighborhoods throughout the Borough have exhibited 
patterns of illegal conversions to higher densities within a single 
residential structure.  A similar pattern of infill development in-
consistent with surrounding neighborhood patterns and zoning 
ordinance standards has been observed.  
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Commercial Land Use 
Commercial land use only accounts for approximately 5% of the 
Borough’s land area, or approximately 83 acres.  Commercial 
land use consists of retail and wholesale sales, general businesses, 
offices, mixed uses, and personal service businesses.  Commer-
cial uses are located throughout the Borough, mainly on the prin-
cipal thoroughfares.  Retail and service businesses are concen-
trated in the central business district along Main, Ferry, Prospect, 
Whitehead, Reid streets, and along Old Bridge Turnpike.  Most 
commercial business are oriented to serve neighborhood-level or 
town-wide commercial clientele.  Most commercial uses are lo-
cated in small-format commercial spaces, several of which would 
benefit from some form of rehabilitation. 
 

Industrial Land Use 
Industrial land use accounts for approximately ±5% of the Bor-
ough’s land area, which equates to approximately 100 acres.  This 
land use consists of manufacturing, distribution, construction, 
warehouses, and quarry production.  The north end of the Bor-
ough contains a modern, large format industrial park with direct 
access to Edgeboro Road and Route 18.  Despite several distribu-
tion warehouses in the area, large portions of this area remain va-
cant.  The south end of the Borough contains smaller established 

industrial uses such as light manufacturing and shipping and con-
struction storage. 
 

Public & Quasi-Public Land Use 

Public lands are contained in approximately 16% of the Bor-
ough’s land area.  This includes government offices, schools, 
public utilities, parks and recreation areas, county protected open 
space and municipal parking lots.   
Quasi-public lands account for approximately 6% of the land in 
the Borough.  This category includes houses of worship, private 
schools, fraternal organizations and social clubs.  The predomi-
nant quasi-public uses include the Russian Orthodox and Roman 
Catholic Churches, Knights of Columbus, Veterans of Foreign 
Wars, American Legion, and two private religious schools in the 
Borough. 
 
Public rights of way account for approximately 17% of the land 
area in the Borough, the second largest land use category of land 
use in South River.  This category includes Borough and county 
roads and bridges, as well as lands reserved for railroad rights-of-

way.  Middlesex County roads include Main Street, Old Bridge 
Turnpike, and parts of Whitehead Avenue, Ferry Street, Reid 
Street, Jackson Street and Prospect Street.  The Conrail Company 
owns the main east-west rail line in the Borough. 
 

Vacant Land 
Vacant lands comprise a decreasing 6% of land area in the Bor-
ough.  As large tracts of residential homes have been developed 
in the southern portion of town, vacant lands have decreased 
steadily since 1990.  Parcels range from scattered 4,000 SF lo-
cated in residential neighborhood to multi-acre parcels in the 
north end, area west of Whitehead Avenue, the Waterfront area 
and some environmentally sensitive areas between Varga Park 
and the Sayreville-South River Bridge.   These vacant sites are 
generally suitable for development contingent on the availability 
of utilities and infrastructure, although some sites contain envi-
ronmental constraints which limit their development potential.  
Many vacant parcels are environmentally sensitive areas with 
steep slopes, wetlands, marshes, or are generally located in flood-
plain areas associated with the South River.  
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 Existing Zoning Districts 
The South River Zoning Ordinance had been in effect for several 
decades and creates numerous land use categories to govern the 
use of land.   
 
R-100 Single-Family Residential District 
Permitted uses in this district include single family dwellings, 
houses of worship, public and private non-profit, educational in-
stitutions and public utility structures other than storage and 
maintenance garages.  Multi-family dwellings are permitted as a 
conditional use.  Minimum lot size is 10,000 SF with a minimum 
100’ width and minimum 90’ depth. 
 
R-75 Single-Family Residential District 
Permitted uses in this district include single family dwellings, 
houses of worship, public and private non-profit, educational in-
stitutions and public utility structures other than storage and 
maintenance garages.  This zone also permits semi-detached 
housing.  Minimum lot size is 7,500 SF with a minimum 75’ 
width and a minimum 90’ depth. 

 
R-2 Two-Family Residential District 
Permitted uses in this district include single family dwellings, de-
tached two-family dwellings, houses of worship, public and pri-
vate non-profit, educational institutions and public utility struc-
tures other than storage and maintenance garages.  This zone also 
permits semi-detached housing.  Minimum lot size is 7,500 SF 
with a minimum 75’ width and a minimum 90’ depth.  Sex clubs 
and massage parlors are prohibited in all residential districts. 
 
O-P Office Professional District  
Permitted uses in this district include business and professional 
offices, office buildings, finance, insurance and real estate of-
fices, medical offices, clinics, testing laboratories, educational 
training centers, and single-family residential dwellings.  The 
zone allows home professional offices and home occupations as a 
condition use.  Minimum lot size is 7,500 SF with a minimum 75’ 
width and a minimum 90’ depth.   
 
B-1 Neighborhood Business District  
Permitted uses in this district include banks, business and profes-
sional offices, office buildings, finance, insurance and real estate 
offices, medical offices, clinics, testing laboratories, educational 
training centers, and single-family residential dwellings, houses 
of worship, public and private non-profit, educational institutions 
and public utility structures, retail shopping facilities, personal 
services and funeral homes.  Minimum lot size is 5,000 SF with a 
minimum 50’ width and a minimum 90’ depth.   
 
B-2 Neighborhood Business District  
Permitted uses in this district include banks, business and profes-
sional offices, office buildings, finance, insurance and real estate 
offices, medical offices, clinics, testing laboratories, educational 
training centers, and single-family residential dwellings, houses 
of worship, public and private non-profit, educational institutions 
and public utility structures, retail shopping facilities, personal 
services, funeral homes private recreation and amusement, hotels, 
animal hospitals, diners and nightclubs, as well as shopping cen-
ters.  Gasoline stations and billboards are conditional uses in this 
zone.  Minimum lot size is 5,000 SF with a minimum 50’ width 
and a minimum 90’ depth.   
 

L-I Research and Limited Manufacturing District  
Permitted uses in this district include all uses permitted in the B-2 
district, except those permitted in the R-75 district, scientific and 
research laboratories, industrial public utility installations, indus-
trial uses, contractor shops, warehousing, printing and publishing, 
wholesale sales, public parking lots, and senior citizen housing 
projects.  Gasoline stations and billboards are conditional uses in 
this zone.  Hazardous materials and residential uses are prohib-
ited.  Minimum lot size is 20,000 SF.  

 
H-I Heavy Industrial District  
Permitted uses in this district include all uses permitted in the L-I 
district, assembly of products, metal processing, manufacturing of 
machinery, alcohol, building materials, stone, food, glass, rubber, 
tires, wax, paper and plastics, textiles, chemicals, canning, bulk 
processing of wood or lumber.  Billboards are conditional uses in 
this zone.  Minimum lot size is 20,000 SF.  
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 SECTION II:  
FUTURE LAND USE PLAN  
 
This Land Use Plan Element provides a sound planning basis 
upon which future decisions may be made regarding planning, 
zoning, redevelopment, and future capital improvements.  Be-
cause South River is predominantly developed, this Land Use 
Element does not propose any radical land use concepts that will 
dramatically alter the character of the community.  Land develop-
ment patterns are recommended to be continued in many 
neighborhoods.  However, as recommended in previous Master 
Plans, focused redevelopment is needed in specific areas of the 
Borough including the Central Business District and the Water-
front.  Land use policies need to be revised to keep up with 
changes in land use, changing populations, availability of land, 
and an aging built environment.  Specific corridors and specific 
areas are encouraged to be studied and redeveloped and/or reha-
bilitated to an appropriate use.  Infill development is needed 
throughout the Borough in both residential and commercial areas.  
This land use plan delineates the proposed location and future ex-
tent of developable and re-developable land within the Borough 
which should be used for residential, commercial, office, indus-
trial, public, quasi-public, recreation, educational, cemetery and 
conservation purposes. 

Goals and Objectives 
The following goals and objectives are specific to this Land Use 
Plan and represent the particular intentions of the Borough re-
garding development and redevelopment within each land use 
category so as to protect the public health, safety and general wel-
fare of all present and future citizens of the municipality. 
 
 To preserve and protect the existing viable low-density resi-

dential neighborhoods by promoting infill development of va-
cant lots within the framework of the existing land use pattern 
and zoning ordinance. 

 
 To maintain and contain the existing medium density residen-

tial neighborhoods and uses (two and three-family dwellings) 
by restricting the conversion of single-family residential 
dwellings. 

 
 To preserve and protect existing planned residential develop-

ment for the elderly in an adult community. 
 
 To preserve and protect existing senior housing facilities and 

encourage additional senior citizen housing in appropriate lo-
cations. 

 
 To encourage economic development through the revitaliza-

tion and redevelopment of the central business district along 
Main and Ferry Streets  

 
 To examine the mixed-use commercial/residential land uses 

located along Whitehead Avenue and encourage their reha-
bilitation. 

 
 To support the commercial and office attractiveness of the 

Borough in appropriate locations by encouraging existing 
compatible development along Old Bridge Turnpike. 

 
 To encourage the establishment of professional offices within 

residential structures of colonial style architecture in appropri-
ate locations along Main Street. 

 
 To establish a Waterfront Redevelopment area along the east-

ern waterfront with focus on development and redevelopment 
of the existing commercial/business/industrial uses as a water-
oriented uses incorporating mixed use residential, commercial 
and recreational activities. 

 
 To encourage infill development and expansion of industrial 

uses in the North End Industrial Park and promote the light 
industrial development on such lands designate by the zoning 
map in the southern portion of the town off Whitehead Ave-
nue. 

 
 To provide adequate and appropriate land area for the poten-

tial expansion of public uses throughout the Borough. 
 
 To provide adequate and appropriate land area for the poten-

tial expansion of public and private educational uses through-
out the Borough. 

 
 To provide adequate and appropriate land area for the poten-

tial expansion of recreation uses throughout the Borough and 
to link open spaces to the greatest extent possible so as to cre-
ate a greenbelt throughout the Borough. 

 
 To protect and conserve the Borough’s environmentally sensi-

tive areas including wetlands, steep slopes and floodplains as 
set forth in the Master Plan, the Middlesex County Master 
Plan, and the New Jersey State Development and Redevelop-
ment Plan through the comprehensive use of planning tech-
niques and the prudent control of future land development. 

 
 To acknowledge the potential need to provide for a future 

land use plan for the development and redevelopment of land 
along the south river waterfront, shoreline and floodplain area 
in anticipation of the federal government flood control pro-
ject, which will result in a significant disruption and alteration 
of existing properties, structures, and the municipal landscape.  

 
 To provide adequate and appropriate land use regulations for 

the protection of existing cemetery lands throughout the Bor-
ough and to protect such spaces from encroaching residential 
development.  
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 Residential Land Use Plan Pattern  
Residential development is the major land use in the Borough.  
This land use plan recommends maintaining the established gen-
eral pattern of developed residential land use within the borough 
wherein higher density uses are recommended to be situated 
closer to Main Street and Whitehead Avenue.  This land use pol-
icy seeks to avoid increased traffic flow through the lower density 
residential neighborhoods. 
Lower density residential housing is recommended to be situated 
farthest away from downtown business and commercial uses as 
well as industrial areas.  Medium density residential uses are rec-
ommended to be situated between higher and lower density 
neighborhoods thereby serving as a transitional residential use. 
 
 

Single-Family Residential Low Den-
sity Uses 
Single-family residential development continues to be recom-
mended throughout the majority of the Borough in accordance 
with previous 1989 and 1997 Master Plans.  There are two sig-
nificant areas designated for single family use.  One area is the 
residential neighborhood located north of Main Street, south of 
the North End Industrial Park, east of Old Bridge Turnpike and 
west of the environmentally sensitive areas situated along the 
South River.  The second principal residential area is located 
south of Main Street, north of East Brunswick Township, east of 
Old Bridge Turnpike and west of Whitehead Avenue.   A third, 
smaller area of single-family residential dwellings is located east 
of Whitehead Avenue, north of the industrial zone and is bor-
dered by the abandoned railroad line. These areas generally corre-
spond to the existing R-100 and R-75 Zoning Districts. 
 
These areas are not homogeneous single-family residential 
neighborhoods.  Several multi-family, two-family, commercial, 
garden apartment, and quasi-public uses exist intermixed 
throughout these areas.  Some are older commercial uses and 
two-family-uses that preexist the adopting of a zoning ordinance.  
This plan recognizes the existence of this land use pattern, how-
ever recommends that a zoning policy that discourages their 
enlargement or intensification be maintained.  On the whole, sin-

gle-family residential land use is recommended at a density rang-
ing between 4.4 to 5.8 du/ac.  Single-family lot sizes should re-
main at a minimum of 7,500 SF to 10,000 SF, depending on the 
character of the neighborhood. 
 

Two-Family Residential Medium Den-
sity Uses  
Two-family residential uses are recommended primarily in the 
central portion of the Borough in close proximity to the down-
town business and commercial districts.  This land use classifica-
tion has been designated for specific parcels which currently con-
sist of that use.  Although many of these medium density uses are 
present elsewhere in the community, such a designation is re-
stricted in favor of the single-family residential designation.  This 
Master Plan recommends a continuation of that policy.  This is 
intended to protect the integrity of those neighborhoods in light of 
the recognition that many structures are unsuited for conversion 
and should remain as single-family homes.  On the whole, two-
family residential land use is recommended at a density ranging 
between 4.4 to 5.8 du/ac.  Lot sizes should remain at a minimum 
of 7,500 SF to 10,000 SF, depending on the character of the 
neighborhood and the density of the dwelling. 
 

Smart Growth  
Smart Growth is the term used to describe well-planned, well-
managed growth that adds new homes and creates new jobs, 
while preserving open space and environmental resources. 
Smart Growth supports livable neighborhoods with a variety of 
housing types, price ranges and multi-modal forms of transpor-
tation. Smart Growth is an approach to land-use planning that 
targets the State’s resources and funding in ways that enhance 
the quality of life for residents in New Jersey.  Smart Growth 
principles include mixed-use development, walkable town cen-
ters and neighborhoods, mass transit accessibility, sustainable 
economic and social development and preserved green space. 
Smart Growth can be seen all around us: it is evident in larger 
cities such as Jersey City and Hoboken; in smaller towns like 
Red Bank and in the rural communities like Chesterfield and 
Lambertville/New Hope. 
 
In New Jersey, Smart Growth supports development and rede-
velopment in recognized Centers—a compact form of develop-
ment—as outlined in the State Development and Redevelop-
ment Plan, with existing infrastructure that serves the economy, 
the community and the environment.  The future land use plan 
for the Borough of South River should be guided by, among 
other objectives, the guiding principals of Smart Growth.  
 

Principles of Smart Growth: 
 Mixed land uses 
 Compact, clustered community design 
 Range of housing choice and opportunity 
 Walkable neighborhoods 
 Distinctive, attractive communities with a sense of place 
 Open space and scenic resource preservation 
 Future development strengthened and directed to existing 

communities using existing infrastructure 
 Transportation options 
 Predictable, fair and cost-effective development decisions 
 Community and stakeholder collaboration in development 

decision-making 
Source: NJDCA Office of Smart Growth 
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A note about the Future Land Use 
Plan Maps:   
The three Land Use Plan Maps have 
been prepared to show a more accurate 
level of detail on small parcels than 
other maps in this Master Plan.  The 
three sections were generated based on 
the geometry of the Borough.  Maps are 
not to scale with each other and have 
not been scaled. 



Borough of South River 
2011 Master Plan  

Land Use Element     IV — 12  

 Multi-Family & Garden Apartment 
Residential Uses  
Multi-family residential uses are presently permitted in all resi-
dential zones as a conditional use on lots of 3 acres or more with 
several other conditions.  Designated multi-family residential 
land uses represent existing isolated dwellings of three, four or 
more units which are generally located along the outskirts of 
business and commercial corridors, often arranged in multi-unit 
development complexes.  Multi-family uses are not recom-
mended for any vacant or undeveloped parcels in recognition of 
the boroughs greater need for a sustainable balance of non-
residential to residential use.  Therefore, they should be removed 
as conditional uses in specific zones, or all zones.   Multi-family 
residential land use is recommended at a density ranging between 
8 to 10 du/ac.  Lot sizes should remain at a minimum of 3 acres. 
In general, this is a land use that should be discouraged in most 
places in the Borough, except when provided as part of a housing 

rehabilitation plan or in a planned redevelopment/revitalization 
area.  
 
General Commercial Uses   
General commercial uses continue to be recommended along the 
eastern half of Main Street and within the central business district 
and situated along portions of Water and Ferry Streets.  Several 
smaller areas of general commercial development exist through-
out the Borough and continue to be recommended as neighbor-
hood commercial uses.  These areas include the area around the 
intersection of Main Street and Hillside Avenue, property front-
ing along Old Bridge Turnpike adjacent to the North End Indus-
trial Park, the intersection of Old Bridge Turnpike to the northern 
end of town, the intersection of Old Bridge Turnpike and Race 
Track Road / Gladstone Drive, the intersection of Prospect, Reid 
and Thomas Streets, the intersection of Jackson and Raritan 
Streets and clusters of commercial development along the White-
head Avenue corridor.  The smaller neighborhood commercial 
areas throughout the Borough should provide ground floor retail 
and commercial occupancy.  Off-street parking should be pro-
vided in these locations by the commercial uses.  Office and pro-
fessional uses are recommended to continue along Main Street 
and should incorporate all areas between Gordon Street and De-
Voe Street.  Professional office uses should be encouraged to lo-
cate in existing residential structures, many of which are large 
dwellings of colonial-style architecture.  Te objective of this area 
is should be to protect the existing area from undesirable or inap-
propriate land use conversions and provide for a reasonable tran-
sition between the downtown business district and the residential 
neighborhoods located north and south of Main Street. 
 

Senior Housing Uses 
This plan proposes and recommends a land use designation for 
the designation and protection of existing senior housing facilities 
in the Borough.  These facilities are recommended to continue in 
their current location in the southern end of the Borough off 
Whitehead Avenue and Wojie Way.  These facilities exist and 
currently operating as senior housing developments, however, 
this use is invaluable to the community and should be specified as 
a matter of land use policy.  

Public Land Uses 
The Land Use Plan identifies the locations for public, non-school 
uses.  In general, public land uses are established and any new 
uses may be located anywhere in the Borough.  The Borough is 
encouraged to consolidate municipal services into a central, 
prominent location through its long-term planning process. 
 

Quasi-Public Uses 
The Land Use Plan delineates locations for quasi-public uses in-
cluding houses of worship, civic and fraternal organizations, 
clubs and charitable organizations.  These land uses can be lo-
cated almost anywhere throughout the Borough depending on the 
compatibility of surrounding uses.  A minimum lot area of 3 acres 
and a site plan buffering policy is recommended to ensure that 
these uses do not create negative impacts on their surrounding 
neighborhoods.  A deed restrictions policy should be adopted for 
these uses to ensure their perpetual quasi-public use and reduce 
the pressure on these organizations from developers.  
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 Main Street and Ferry Street:  
Downtown Business District 
South River’s central business district is situated on the Main 
Street corridor, with a retail core located between Water Street 
and Gordon Street and a sparse grouping of professional office 
uses extending as far east as Jackson Street.  The business district 
also extends on a southbound axis to include the 350 foot length 
of Ferry Street between Main Street and Jackson Street.  The dis-
trict is bounded on the east by Water Street.  For almost 300 
years, there has been important commercial traffic at this loca-
tion, where over time, a succession of ferries and bridges have 
carried people and goods from Ports in New York to Perth Am-
boy to southern New Jersey and Philadelphia.  That road, now 
Main Street, is the principal reason for their being a business dis-
trict there and it remains its major commercial resource for the 
Borough.  (Houstoun, 1987) 
 
The central business district is identified in this Master Plan as 
the 10-block area bounded by Gordon, Jackson, Water and Main 
Streets; however the core of the area is located on a three block 
stretch of Main Street between Jackson and Water Streets.  The 

area contains a mix of early 20th century, mid-century, and turn-
of-the-century buildings.  Much of the area was constructed when 
the region’s industrial revolution was at its height, long before 
planning and zoning ordinances were adopted in the Borough.  
As the manufacturing base of the local economy began to change 
in the middle of the 20th century, South River’s central business 
district was left behind in an era of booming development on the 
suburban fringe.  The area’s physical decline soon followed and 
in the1970’s South River saw its first population decline in mod-
ern times.  The growth of commercial and retail shopping centers 
along the Route 18 corridor between 1970 and 1990 dealt another 
blow to the central business district.  A 1987 Planning Study de-
scribed the central business district as an area marked by, 
“scattered businesses, amidst vacant and unimproved lands, park-
ing, and housing of average to poor quality.”  (Houstoun, 1987)  
Almost 25 years later, continued signs of decline remain promi-
nent in this area. 
 
South River’s central business district was identified at the com-
munity visioning workshops as one of the most critical areas in 
the Borough where improvement is needed.  This Master Plan 
recommends that a detailed planning study of this specific area be 
conducted.  It is recommended that the governing body consider 
delineating a study area to include the blocks and lots identified 
above and consider creating a rehabilitation/revitalization zone to 
include the entire central business district.  A concept delineation 
is shown to the right. This is a more aggressive approach than 
maintaining the existing zoning designation at this location and is 
intended to serve as a “jumpstart” to improving the physical con-
ditions of the area.  The governing body will need to determine 
how aggressive the zoning ordinance should be.  In any form the 
zoning ordinance should encourage construction of new retail/
commercial buildings or rehabilitation of existing uses.  The zone 
should encourage 2-story or 3-story mixed-uses and discourage 
boarding/rooming houses, multi-family apartment buildings, all 
drive-through uses, and all one-story buildings.  Mixed uses 
should include ground floor retail and 2nd and possibly 3rd floor 
office spaces.  Restaurants in the area should be encouraged, and, 
through their design, should provide outdoor dining opportuni-
ties.  A central civic space/prominent municipal building should 
also be considered for this area.  The area should be pedestrian 
friendly and should aim to make South River a “destination 

downtown.”  Incentive programs should be considered to attract 
desirable retail, restaurant and commercial businesses to the area.   
Any new zone should review parking conditions in this area and 
provide a method to create additional public parking, if neces-
sary.  The zone should integrate transportation infrastructure into 
the design of the street and sidewalks to encourage use of NJ 
Transit’s bus system in the area.   
 
This Master Plan recommends, through appropriate land use con-
trols, that the central business district be aggressively promoted 
as the Borough’s principal commercial area and pedestrian com-
mercial corridor by providing an attractive, comfortable and con-
venient environment in which to shop, eat and expand commer-
cial activity.  On street parking should continue to be maximized 
and off-street parking is to be located behind businesses, in public 
or private lots accessed off secondary roads.  The focus of the 
central business district should be ground floor retail occupancy 
with office and personal service commercial uses above.  Adap-
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 tive reuse is of existing residential uses are recommended to cre-
ate additional viable professional office use.   
 
The Borough should also consider adopting architectural stan-
dards for the zone with an emphasis on historic preservation 
where appropriate.  Buildings should be constructed with quality 
materials with an emphasis on brick, stone and other natural tex-
tures and colors to achieve a high level of architectural detail.  
Fixtures and finishes should generally create a desirable visual 
environment and should be appropriate for a downtown/Main 
Street area.  Appropriate signage guidelines should be considered, 
along with a signage “program” for the entire area.   The Borough 
should also consider a façade improvement program for this area, 
including a matching grant or low-interest loan program, in part-
nership with mainstreet.org or other Main Street programs from 
the New Jersey Department of Community Affairs.  A streetscape 
improvement plan and/or fund should be considered for this dis-
trict.  The area plan should also consider creating a system of al-
leys and or access easements to eliminate trash and recycling 

pick-up from any visible street frontage.  The area should prohibit 
outside storage of all materials.  
 
The success of any downtown area is not only based on planning 
and zoning efforts, but is intrinsically connected to the civic and 
community organizations that administer activities and programs 
on a year-round basis to attract shoppers, workers and visitors to 
the downtown district.  This office recommends the Borough ex-
plore an aggressive campaign to energize the economic develop-
ment, civic, and business organizations of the community to help 
in any re-zoning effort.  Their long-term efforts will be as impor-
tant in maintaining momentum of the areas revitalization as any 

ordinance can be.  Several other municipalities’ organizations 
host bicycle tours of town, organize regular meetings of business 
owners, maintain employment and real estate networks of vacant 
Borough business spaces, publish municipal business directories 
and host community events such as farmers markets and street 
fairs.  Other municipalities, through their downtown economic 
entities, administer local programs to recognize “‘Gold Star’ Lo-
cal Businesses” and “Borough Dollars,” gift certificate program 
where gift certificates can be purchased from a central source and 
then used at participating businesses in the Borough.  Alternative 
ideas are encouraged; however implementation will be a continu-
ous challenge. 
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 Waterfront Revitalization Area  
South River’s waterfront was identified at the community vision-
ing workshops as one of the most critical areas in the Borough 
where improvement was needed.  This Master Plan recommends 
that a detailed planning study of this specific area be conducted.  
The governing body should delineate a study area to include the 
parcels shown on the opposite map.  This land use recommenda-
tion should include all parcels east of Water Street, all parcels on 
the north and south sides of Causeway Street, the industrial par-
cels in and around the Conrail right-of-way and most waterfront 
parcels east of Whitehead Avenue.  The Borough should deter-
mine if existing single-family, two-family and multi-family resi-
dential uses should be excluded from this area, however all other 
parcels, including all industrial parcels, the marina parcel, and 
former rail right-of-ways should be included in the study area. 
 
The Waterfront revitalization concept should be roughly divided 
into two areas; an active revitalization core located between Vet-
erans Memorial Bridge and the Marina property, as well as a pas-
sive recreation area from the Marina parcel continuing south 
along the waterfront.  The implementation of the Parks, Recrea-
tion and Open Space Zone on several open space and waterfront 
parcels in that area will satisfy with the passive recreational intent 
of this concept plan.  There continues the possibility of a limited 
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access passive recreation trail connecting these areas, however, 
this depends on municipal desire for that project and other safety 
and access issues. 
 
The upper active revitalization area is where the greatest potential 
for development exists.  Given this site’s location on the water-
front and its proximity to Main Street it is an ideal location for a 
mixed-use retail, office and commercial/restaurant development.  
Waterfront recreation uses and marinas should also be incorpo-
rated into the plan.  The Borough should consider preparing a 
comprehensive revitalization plan for the entire area so as to pre-
pare a conceptual layout of roads and pedestrian right-of-ways, 
development sites, parking, and infrastructure.  Any development 

in the area should be pedestrian friendly and interconnected to the 
central business district and the Borough’s waterfront parks.  The 
Borough may consider allowing a density or height bonus to en-
courage developers to select and develop on this site.   The poten-
tial exists for a limited number of mid-rise, high-end, loft style 
housing units, should the Borough consider such a use as appro-
priate.  Any residential units may be limited to studio and 1-
bedroom apartment units.  Any development should be designed 
so as to provide an attractive setting to enjoy the natural area of 
the waterfront, wetlands, wildlife and river. 
 
All development on this site will be affected by the Army Corps 
of Engineers flood control project, currently in the design stages 

with the US Army Corps of Engineers and the New Jersey De-
partment of Environmental Protection.  The project was author-
ized for, construction on November 8, 2007.  The project recom-
mended hurricane and storm damage protection from a 500-year 
event and ecosystem restoration of 379.3 acres of degraded wet-
lands. The protection component of the plan consists of a storm 
surge barrier spanning the South River for a length of 320 feet, 
with a clear opening of 80 feet, two combined levees (10,712 feet 
long)/floodwalls (1,655 feet long) constructed along the east and 
west bank of the South River in the Boroughs of Sayreville and 
South River, and interior drainage facilities (i.e., pump stations, 
outlets, etc.). The ecosystem restoration consists of returning 
379.3 acres of wetlands to wetland forest, upland forest, low 
emergent marsh, mudflat, and open water. (US Army Corps of 
Engineers, January 4, 2010)  The location of these future drainage 
facilities, pump stations, floodwalls and outlets will affect the po-
tential for development on this site.  A comprehensive revitaliza-
tion plan will have to be crafted to complement, not conflict with 
the proposed storm damage protection plan.  (See USACOE 
alignment on following pages.) 
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 Flood Control Area Land Use 
This Master Plan recommends, as a new land use concept, the 
Borough consider creating a specific land use district for all 
properties directly or indirectly affected by the pending federal 
flood control project.  The proposed system of levees, flood-
walls and drainage structures will impact several dozen parcels 
in the Borough, mostly north of the Sayreville-South River 
Bridge.  An overlay zone would be an appropriate method of 
land use control in this situation and could be an additional 
layer of, or supplant the existing land use zones in that loca-
tion.  The purpose of this land use policy would be to recog-
nize and delineate the properties that may be physically im-
pacted by the federal flood control project.  The land use dis-
trict should consider adopting a no-growth policy until the 
flood control improvements have been constructed, so as to 
protect the safety of residents and land owners in these loca-
tions and to prevent development that would interfere with or 
increase the difficulty of constructing an effective flood control 
infrastructure.  A draft version of the Army Corps of Engineers 
alignment is show on the right. 

South River Rescue  
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 Parks, Recreation and Open Space  
Although the Borough of South River has approximately 159 
acres of public land devoted to parks and recreational uses, the 
1990 Master Plan does not provide for any “Park and Recrea-
tion”, or a “Open Space Conservation” land use designation in 
the Land Use Plan.  Similarly, the current zoning code does not 
provide for a Parks and Recreation Zoning District.  Existing park 
and recreation properties are currently zoned within the residen-
tial or industrial zones applicable with their surrounding 
neighborhoods.  
 
A special zoning district to encompass all existing parkland, rec-
reational facilities, open space land, dedicated drainage and/or 
conservation areas and areas contemplated for Park, Recreation 
and Open Space acquisition should be considered.  This Master 
Plan recommends the creation of such a zoning district for Parks 
Recreation and Open Space.  This zone should include all exist-
ing municipal parkland, all county open space lands, and specific 
private parcels of existing, dedicated conservation or stormwater 
management areas.   The purpose of this zone is to recognize and 

consolidate all municipal park parcels, sports fields, sports courts, 
paper streets, wooded areas, ponds, wetlands and county open 
space lands into a single unified zoning district and to establish a 
protective land use policy to regulate these environmentally sen-
sitive lands. 
 
The zone should allow for the continuation of all existing Parks 
and Recreation facilities throughout the Borough.  Permitted uses 
in this zone should include parks and recreation fields, facilities 
and offices, storage and maintenance buildings and equipment 
related to recreational use, recreation centers, sports fields and 
courts, public water fountains and restroom facilities, concession 
stands, benches, picnic facilities, shelters, safety and facility 
lighting and facilities necessary for public safety infrastructure.  
The zone should also allow outdoor fundraising activities, such as 
carnivals, fairs, etc., upon issuance of the necessary permits from 

the Borough agencies, on lands of existing quasi-public organiza-
tions in the Borough.  
 
The zone should allow for privately owned drainage structures 
and basins and all municipal utilities.  Inclusion of select private 
land in this zone is not necessarily a recommendation for acquisi-
tion. However, it does seeks to protect the health, safety and wel-
fare provided to the community by these specifically designed 
stormwater management  areas. 
 
The zone could allow commercial sports and recreation facilities, 
should the Borough contemplate such uses into designated loca-
tions within the zone.  The zone could also allow environmental 
and/or outdoor or experiential educational uses in this zone.  The 
zone should discourage and prohibit residential, commercial or 
industrial uses.  
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 Cemetery Conservation  
This Master Plan recommends the creation of a Cemetery Con-
servation Zone for the Borough.  All existing cemetery sites 
and burial grounds, both public and private, should be included 
in this zone.  Permitted uses and structures should include 
cemeteries, mausoleums, monuments, buildings/structures for 
funeral or memorial services, gazebos/arbors and similar orna-

mental structures, buildings for cemetery administration and 
maintenance purposes, interior roads and paths, small parking 
areas, landscape/hardscape elements, traditional flagpoles, and 
fencing walls and gates and all other uses that are customary 
and incidental to the operation of a cemetery. 
 

The purpose of this zone should be the recognition and protec-
tion of existing cemetery lands and the conservation of vacant, 
“cemetery owned” land for future cemetery use.  The purpose 
of the zone should be to discourage the subdivision and/or sale 
of such parcels for residential or commercial development. 
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 Educational Land Uses 
This Master Plan recommends the creation of an educational 
properties district for the Borough.  Existing municipal and/or 
Board of Education property should be considered for inclusion 
in this zone.  They are the parcels containing: 
 
 South River High School  
 South River Middle School 
 South River Elementary School 
 South River Primary School  
 Deny Stadium 
 Board of Education offices and buildings 
 All publicly owned parcels abutting the school campus con-

taining sports fields and school parking lots 

In addition to the public school educational properties, the zone 
could include all of the Block 191 parcels, should the Borough 
wish to acquire them, and all functioning private day school prop-
erties in the Borough.  Any zoning change should allow existing 
residential uses in the zone to continue forever but would prevent 
new residential growth in this zone.  
 
Permitted uses and structures should include all school buildings 
for public or private institutions teaching a state-approved cur-
riculum and all buildings and structures directly related to the ad-
ministration and maintenance of such an educational institution.  
This should include sports fields and stadiums, playgrounds, 
parking areas, flagpoles, fencing, walls and gates and all other 
structures that are customary and accessory to the operation of a 
day school for children between 4 and 18 years of age. 
 
The purpose of this zone should be the recognition and protection 
of existing lands for educational use and the conservation of va-
cant lands for the future expansion of school facilities, should the 
need ever arise.  The intent of the zone should be to discourage 
the subdivision, sale or conversion of any such parcels for resi-
dential development. 

Bignell Planning Consultants, Inc. 
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 Light Industrial (Research and Lim-
ited Manufacturing) and Heavy In-
dustrial Uses 
 
The Borough contains several industrial uses scattered 
throughout the Borough with several light or heavy industrial 
uses on or near the waterfront.   This Master Plan recognizes 
society’s need for these uses, their valuable contributions to the 

Borough in terms of jobs and tax revenues and their minimal 
use of municipal services.  This plan further recognizes the in-
formation found in the Community Profile Element showing 
the high frequency of industrial, construction and trade work-
ers in the community.    
 
The intent of this Master Plan is to provide a land use recom-
mendation for the growth of these industrial uses in two spe-
cific areas in the Borough, so as to allow for their continued 
use and expansion in these appropriate locations.   It should be 

the responsibility of good government to clearly designate ar-
eas for industrial use and to encourage industrial businesses to 
locate there, instead of at alternative sites where their negative 
impact could be detrimental to existing residential neighbor-
hoods and destructive to local roads.     Therefore, it is the de-
sire of this Master Plan to account for all industrial businesses 
that may be affected by any zoning changes recommended by 
this plan, and ensure that an equal or greater amount of land is 
available elsewhere in the Borough so as to allow for the vol-
untary relocation of these uses in a more appropriate area, 
should the need ever arise.  To that end, this Master Plan 
makes the following land use recommendations: 
 
Light industrial use should be concentrated the LI (Research 
and Limited Manufacturing) Zoning district in the industrial 
area in the northern portion of the Borough on William Street, 
Gates Avenue and Brick Plant Road.  This area has existed for 
several decades as a light industrial area, but still contains sev-
eral large vacant, developable parcels.   This area has direct 
access to Route 18 via Edgeboro Road.  Expanding industrial 
uses there would eliminate the heavy truck traffic generated by 
these users on local access streets.  This area should remain as 
a Light Industrial zone.  The Borough should actively encour-
age businesses to relocate to this area with municipal programs 
and incentives  As a destination for light industrial business the 
borough may, through its economic development entity, con-
sider connecting employment opportunities to this area. 
 
The second, smaller commercial area is located on the west 
side of Whitehead Avenue between Whitehead Avenue and 
Charter Drive, south of Wojie Way.  The area contains several 
light industrial and commercial uses fronting on Whitehead 
Avenue, as well as three industrial buildings/sites on the east 
side of Whitehead Avenue and north of Ivan Way.  This com-
mercial area is appropriate for Light Industrial Use and should 
be restricted to indoor commercial, manufacturing and light 
industrial activities.  Several mapping discrepancies have de-
veloped in the past as to the zoning designation for this area.  
This Master Plan recommends this area be designated as an L-I 
Zone. 
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 Reid Street Corridor Improvement  
& Whitehead Avenue Corridor  
Improvement 
 
Both the Prospect/Reid Street Corridor and the Whitehead Ave-
nue Corridor were areas identified by the community as areas in 
need of improvement.  However, these areas were not prioritized 
as “most important” items for attention.  The Reid/Prospect Street 
corridor serves as a highly traveled entrance route into the Bor-
ough and serves as a Main Street avoidance road to circumvent 
the congestion and traffic signals on Main Street.  The corridor 
contains a winding right-of-way surrounded by residential hous-
ing, bars, commercial sales and service uses, light industrial, fra-
ternal, government, gasoline station, public park, a vacant school 
building and retail uses.  The tempo and scale of buildings along 
this right-of-way is chaotic and does not reflect well upon the 
Borough.   
 
The Whitehead Avenue corridor from Jackson Street to Kamm 
Avenue is marked by dilapidated buildings, distressed housing, 
vacant lands, and a general state of disinvestment.   Some por-

tions of the corridor appear to be well maintained, however many 
parcels appear blighted and undesirable.   Some buildings are va-
cant and abandoned.  A strong zoning code and property mainte-
nance code and housing code enforcement effort should be con-
sidered as first steps for this area.   Additionally, this Master Plan 
recommends planning studies be conducted for both areas and 
that appropriate redevelopment, rehabilitation and/or revitaliza-
tion efforts be undertaken in these locations.   
 
The Prospect/Reid Street Corridor should provide a welcoming 
residential, park and civic appearance for vehicles traveling along 
the Prospect/Reid Street.  Scattered manufacturing and light in-
dustrial uses should be discouraged.  Commercial and retail uses 
should be encouraged to locate in the central business district.  

Any future uses on this corridor should contemplate the high traf-
fic flow on this road and should discourage vehicle backing 
movements onto the county right-of-way.   The former school/
municipal property opposite Daily’s Pond Park should be consid-
ered for commercial redevelopment. 
 
The Whitehead Avenue corridor should provide the appearance 
of a healthy housing stock and a small central cluster of retail and 
personal services.  The corridor should provide an attractive inter-
section where Whitehead Avenue intersects with the Conrail 
right-of-way.  Both corridors should be considered for a mixed-
use land use policy with ground floor commercial uses and upper 
floor residential space.  All uses in these areas should provide off 
street parking.   
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“Cities have the capability of  providing something for every body,  
only because, and only when,  
they are created by everybody.” 
 
-Jane Jacobs 



Borough of South River 
2011 Master Plan  

Community Facilities Element     V — 2  

 

Community Facilities Element 
 



 

V— 3    BIGNELL PLANNING CONSULTANTS, INC    

 SOUTH RIVER SCHOOLS 
 
 

Current Facilities and School System 
Serving a community of over 15,000 residents, the South River 
Board of Education operates four schools in the borough.  The 
schools are situated in three separate buildings on a 32-acre edu-
cational campus at the corner of Johnson Place and Montgomery 
Street.  This site also includes Denny Stadium, a football and  
track facility as well as several other athletic fields for baseball, 
softball, soccer and tennis activities.   
 
The district serves a racially, ethnically, and economically diverse 
student population from Pre School and Kindergarten through 
twelfth grade.  For the 2009-2010 school year, the district re-
ported a total enrolment of 2,334 students.  School officials have 
experienced a pattern of slow and consistent growth over the past 
several years.  Enrollment statistics show an average growth rate 
near two-percent per year.  School officials expect student popu-
lation growth to continue at this rate as the borough approaches 
the “build-out” of all available land.  The campus design provides 
for an efficient consolidation of facilities and services.  The geo-
graphic location of the campus in the central portion of the bor-
ough keeps transportation costs to a minimum.   
 
 

Strategic Planning  
Long range public school facility planning in South River is the 
responsibility of the Board of Education.  The New Jersey De-
partment of Education requires boards of education to develop 
long-range plans and update them regularly.  The South River 
Board of Education is currently within the 2009-2012 Strategic 
Plan.  The current plan, and its successors, are required to be co-
ordinated with the Municipal Master Plan and as such, are incor-
porated herein by reference.  A copy of the Board of Education’s 
2009-2012 Strategic Plan is available at the district’s website: 
http://www.srivernj.org. 
 
 

Google.com/maps 
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South River Primary &  
Elementary School 
The South River Primary School is located at the corner of David 
Street and Johnson Place.  Constructed in 1997, the building was 
designed to consolidate several older school buildings from 
around the borough.  The school serves students n Kindergarten 
through second grade.  For the 2009-2010 school year, the school 
had an enrolment of 507 students.  School officials expect the ca-
pacity of this building to meet their needs for the next decade. 
 

The South River Elementary School is located at the corner of 
Johnson Place and Montgomery Street.   The school serves stu-
dents in Kindergarten and third through fifth grade.  For the 
2009-2010 school year, the school had an enrolment of 634 stu-
dents.  The modern building is shared with the South River Mid-
dle School.  The school’s website states the elementary school 
infusion of technology including modern computer labs, class-
room computers with internet access and SmartBoards.  The fa-
cility provides a wireless environment to enhance student and 
staff access to the schools internal network and to the Internet.       

 

South River Middle School. 
The South River Middle School is located at the corner of John-
son Place and Montgomery Street and shares a facility with the 
South River Elementary School.  For the 2009-2010 school year, 
the school had an enrolment of 551 students.  The modern build-
ing is shared with the South River Elementary School and allows 
integration of internet and computer technology into the educa-
tional curriculum. School officials expect the capacity of the Ele-
mentary/Middle School building to meet their needs for he next 
decade. 

Bignell Planning Consultants, Inc. 
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 South River High School 
South River High School is located at 11 Montgomery Street.  
New Jersey Monthly magazine recognized South River High 
School as one of the ten "most improved" high schools in New 
Jersey.  According to the magazine, the school improved from 
#271 in 2006 to #186 in 2008.  For the 2009-2010 school year, 
the school had an enrolment of approximately 641 students.   
 
School officials have indicated a need for additional classroom 
space in the next decade to accommodate the growing size of in-
coming grade cohorts.  In reviewing the number of students cur-
rently in grades two through eight, the population of high school 
students can be projected to grow to approximately 750-800 stu-
dents by the year 2020.  The 2009-2012 Strategic Plan recognizes 
this issue and calls for the expansion of classroom space at South 
River High School for the year 2010.  
 

Board of Education & 
Administration Office 
The Board of Education maintains a central administration office 
at 15 Montgomery Street.  The 2009-2012 Strategic Plan, under 
the Facilities subsection, plans for the remodeling of the district 
offices to comply with ADA requirements and expand room for 
Special Education classrooms in the year 2011. 
Sources for this section have been compiled from the South River 

Board of Education Website, The New Jersey Department of Edu-
cation 2007-2008 School Report Card, and interviews with For-
mer Superintendent of Schools Ronald C. Grygo, School Business 
Administrator Kenneth Kokoszka, High School Athletics Director 
Carl Buffalino and the members of the South River Board of Edu-
cation. 

Bignell Planning Consultants, Inc. 
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Table V-1 
2010 District Enrollment by Grade 

  
GRADE ENROLLMENT 
GRADE 12 140 

GRADE 11 168 

GRADE 10 165 

GRADE 9 172 

HIGH SCHOOL TOTAL: 645 

    

GRADE 8 197 

GRADE 7 191 

GRADE 6 160 

MIDDLE SCHOOL TOTAL: 548 

    

GRADE 5 172 

GRADE 4 145 

GRADE 3 188 

LEARNING/LANGAUGE DISABLED 19 

KINDERGARTEN 104 

ELEMENTARY SCHOOL TOTAL: 628 

    

GRADE 2 194 

GRADE 1 180 

KINDERGARTEN 76 

PRE SCHOOL 34 

VERBAL BEHAVIOR 10 

LEARNING LANGUAGE DISABLED 19 

PRIMARY SCHOOL TOTAL: 513 

    

DISTRICT ENROLLMENT TOTAL: 2,334 

Source:  Superintendent’s Report, January 28, 2010 



Borough of South River 
2011 Master Plan  

Community Facilities Element     V — 6  

 School Athletic Facilities 
 
The Board of education maintains a natural grass football field in 
Denny Stadium, two natural grass soccer fields, two baseball 
fields and one softball field, as well as track and field space, and 
a tennis facility with four individual tennis courts.  Both the cost 
of maintenance and the natural wear and tear of the 
football field is problematic for the athletic department.  Poor 
weather conditions often affect the usability of these fields for 
several days. The 2009-2012 Strategic Plan calls for the replace-
ment and/or refurbishment of Denny Stadium facility and playing 
field.  The addition of a synthetic playing surface would eliminate 
maintenance costs, field saturation problems, and would provide 
a playing surface for both football and soccer games.  This would 
improve field conditions elsewhere on the campus where soccer 
and baseball/softball teams share fields.    
 
The athletic department also has use of two municipal parks for 
soccer and baseball teams.  A baseball field at the Bissetts Pond 
Park/Edward A. Grekoski Park on Whitehead Avenue provides 
lighted baseball facilities for evening games.  Veterans Park near 
Veterans Way also provides a lighted field for evening soccer 
games. Both municipal parks provide ample parking for specta-
tors.   
 
A single indoor gymnasium in the high school is provided for 
both basketball and wrestling events.  Although this space pro-
vides a practice area for basketball teams, wrestling practice is 
conducted in the high school cafeteria.  The need exists for an 
additional sub-gym or other multi-purpose indoor athletic space 
somewhere on the property.  The addition of a sub-gym in the 
high school or primary school building should be considered.  
The 2009-2012 Strategic Plan also calls for the refurbishment of 
the tennis court surface, fencing and lighting.  This renovation 
should include the addition of one additional tennis court to the 
complex, allowing for more efficient scheduling when the teams 
participate in standard 5-court tennis match events. 

Bignell Planning Consultants, Inc. 
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 Planning for expansion/protection 
of School Properties 
The Superintendent of Schools and Board of Education have also 
identified a number of physical planning issues affecting the 
school facility.  With a growing high school population, and an 
educational complex almost entirely surrounded by existing sin-
gle family residential development, the options for physical ex-
pansion of the campus are limited.   
 
Block 191 Lots 3, 3.01, 3.02, 3.04, 6, 6.01, 4.01 & 4.02 are lo-
cated on the south side of the Denny Stadium.  Future acquisition 
of these parcels could allow for the contiguous expansion of 
Board of Education property and would allow the Board of Edu-
cation to occupy the entirety of the block surrounded by Johnson 
Street, Montgomery Street, David Street and Lexington Avenue.  

These lots are currently occupied by eight (8) detached single-
family residential dwellings, thus making site assembly a difficult 
task.  Given the shape and size of these parcels, the significant 
cost of this option, the disruption to existing residential home-
owners and the marginal benefit received may render any expan-
sion at that location unrealistic. 
 
Another option would be an acquisition/lease agreement/public 
private partnership with the Corpus Christi School property, lo-
cated immediately south of South River High School.  This 
would include Block 339, Lots 1 and 2, Block 201, Lots 1 and 3, 
Block 382, Lot 2, Block 383, Lots 1 and 2 and Block 384, Lot 1. 
 

Educational Campus Zone 
Since the expansion of school facilities may become a real need 
for the Board of Education in the long term, a new educational 
campus zone should be considered by the Governing Body.  The 
purpose of this zone would be to provide for the orderly expan-
sion of the educational campus and to discourage encroachment 
of new single-family uses into existing private lands near the 
campus.  This would include all existing Board of Education 
property and could include all of the Block 191 parcels abutting 
the existing educational campus, should the Borough wish to ac-
quire them.  The zoning should also allow for the continuation of 
all functioning private day school uses. Any zoning change 

should allow existing residential and school uses to continue 
forever but would prevent new residential growth in these loca-
tions.  See the Land Use Element for further discussion.   
 

Parking and Transportation  
Parking remains a moderate issue for the high school complex.  
Adequate parking is provided for faculty and staff.  No on-site 
student parking is provided.  No general parking is provided.  
This leaves only on-street parking for students during school 
hours which affects quality of life for the local residents.  Any 
future facility expansion should consider the creation of addi-
tional on-site, secure, supervised, and buffered parking for stu-
dents as well as general parking for large school events. 
 
Since the school district is an entirely walking district, the provi-
sion of safe and adequate sidewalks on all school routes are a pri-
ority.  The district does participate in National programs like Na-
tional Walk to School Day and the Federal Safe Routes to School 
program.  The Governing Body should consider adopting a “Safe 
Routes to School” map identifying the most common routes to 
the educational campus and should provide and/or require safe 
sidewalks and other pedestrian-friendly improvements along 
these routes.  Development along these routes should be discour-
aged from seeking sidewalk waivers. Approving agencies should 
use caution when considering sidewalk waiver applications in 
these locations. 

Google.com/maps 

Bignell Planning Consultants, Inc. 
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SOUTH RIVER LIBRARY 
 
The South River Public Library, located at 55 Appleby Avenue, 
was constructed in 1977 and is approximately 8,500 square feet. 
The Library houses a collection of approximately 38,000 items in 
various formats, including a large collection of DVDs. It has added 
audiobooks  and eBooks in a downloadable format within the last 
couple of years. The South River Library is part of the Libraries of 
Middlesex (LMx) and belongs to LMxAC, memberships which ex-
pand its collection to 2.6 million titles via a shared catalog and a 
robust Inter-Library Loan service. 
 
In addition to traditional library services, the library offers pro-
gramming for children and adults, meeting room space for commu-
nity groups and tutors, databases available from home, as well as 
12 computers for public access via a broadband connection for all 
ages. The Library also offers wireless connectivity.  The Library is 
open six days a week throughout the year.  The original plan for the 
1977 library was a 15,000 sq ft building. The Library has been 
working on an expansion plan for many years, and hopes to add 
needed space in the very near future. 
 

 

MUNICIPAL FACILITIES  
 
The Borough of South River Municipal Government maintains 
three (3) municipal buildings for administrative use.  The building 
at 48 Washington Street contains the Mayor’s Office, and offices 
for the business administrator, municipal clerk, tax assessor and 
collector, financial services, code enforcement/zoning departments.  
This one-story facility provides small meeting spaces and general 
counter services for general local government needs. 
 
The Human Services building located at 55 Reid Street provides 
senior services, and parks and recreation offices and other munici-
pal services.   
 
A Criminal Justice Building is located at 61 Main Street.  This 
building has been recently renovated and contains police headquar-
ters, holding cells, police storage and office spaces, municipal 
court/council chambers, court offices, and a portion of the bor-
ough’s emergency communications system.  On site parking is pro-
vided for police vehicles only.   Other public works,  recreation and 
utility buildings are located throughout the borough and are dis-
cussed in other elements of the plan. 

Bignell Planning Consultants, Inc. 

Bignell Planning Consultants, Inc. 

            Bignell Planning Consultants, 
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 POLICE DEPARTMENT 
 

Police Department 
The South River Police Department provides 24-hour law en-
forcement services to the borough.  The department is located at 
61 Main Street and consists of 31 police officers including com-
mand staff.  The police department is divided into patrol, opera-
tions/detective bureau and administrative divisions and maintains 
a fleet of 13 police vehicles.  The department facilitates commu-
nity outreach programs such as in-school D.A.R.E programs and 
bicycle safety programs such as the “Bike Rodeo.” 
 

Current Facilities 
The South River Police Department is located on the 1st floor and 
basement of a nearly century-old building at 61 Main Street, 
(Block 151, Lots 3, 6.01 and 4.01) which has been recently re-
modeled.   Although the remodeling was necessary and has dras-
tically improved this facility, the amount of space in this building 
is no longer sufficient for a modern police department of 31 offi-
cers and civilian administrative staff.  Additional space is need 
for general office space, file storage space and general meeting 
and training space.  When municipal court is in session the build-

ings small lobby is often filled to capacity.  The department also 
needs additional space for dedicated processing and holding fa-
cilities for both adult and juvenile offenders.  For operational pur-
poses, additional space is needed for locker rooms, evidence stor-
age space, secure ammunition storage space, and communications 
system/computer mainframe storage spaces.  The location of 
some of these areas in the basement of the building make them 
prone to flooding and/or water damage.   
 

Strategic Planning 
Any future relocation of South River Fire Department from the 
George Street Firehouse to a new location on Main Street would 
present a realistic opportunity for the police facility to expand in 
a northerly direction onto lots 4.01 and 6.01.  All these lots are 
located in the B-2 Zone.  If the total of this land area will be suffi-
cient for an expansion, and since the borough tax office has con-
firmed that all these parcels are owned by the borough, no land 
use designation changes are needed.  Given the historical signifi-
cance of the George Street Firehouse, the borough should 
strongly consider the adaptive reuse of this building, instead of its 
removal. 
 

Improving Quality of Life  
Meetings with the Police Chief and administrative staff have pro-
duced a list of planning issues that are linked to a high frequency 

of police activity.  All issues relate to land-use planning by im-
pacting the health, safety and welfare and morals of the commu-
nity.  They include: 
 
 Nuisance calls stemming from existing bars/taverns in the 

borough which are close to residential areas.  These include 
noise, trash and trespassing complaints as well as instances of 
assault by tavern patrons. 

 
 Local fraternal/civic organizations renting social halls for 

large and disruptive events, often occurring late into the night 
and producing large crowds of people who are parking in and 
disturbing residential areas. 

 
 With the other emergency service agencies, frequent and re-

petitive rescue calls when flooding occurs in areas near 
Causeway Street and east of Water Street. 

 
 Frequent “false alarm” calls to the senior citizen housing 

complexes: Willet Manor Senior Apartments, 340 Whitehead 
Avenue and South River Landing at 20 Wojie Way. 

 
 Frequent police calls and reports of various criminal activity 

at the boroughs several boarding houses: 11 Main Street, 65 
Ferry Street, 18 Washington Street, 27 Jackson Street, 27 
Washington Street. 

            Bignell Planning Consultants, Inc 

Table V-2 : Crime Statistics in South River: 1999-2008 
  

  1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 
Murders 1 1 0 1 0 0 0 0 0 0 
Rapes 1 1 0 1 1 0 2 1 0 2 
Robberies 5 6 10 7 13 6 10 4 5 8 
Assaults 12 32 31 18 24 20 20 15 20 32 
Burglaries 28 26 42 58 79 83 46 43 38 49 
Thefts 136 87 82 105 113 143 127 159 113 173 
Auto theft 6 8 17 9 17 20 6 9 12 9 
Arson 4 1 1 1 2 3 3 0 7 5 

Source:City-data.com 
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 FIRE DEPARTMENT 
 

Current Facilities 
The South River Fire Department has been keeping South River 
safe from fire for over a century.  The department is a completely 
volunteer organization with approximately 75 volunteer firefight-
ers and company officers.  The South River Fire Department re-
ceives approximately 500 calls each year from the Borough of 
South River and from surrounding communities.  The department 
has ten (10) vehicles, including four (4) pump trucks, one (1) lad-
der truck, one (1) off-road utility vehicle, three (3) chief vehicles 
and one (1) mobile command vehicle.  Besides firefighting ser-
vices, the fire department participates in Fire Prevention Week by 
visiting South River schools for fire safety programs as well as 
appearances at other community and civic events. 
 
The fire department is situated in two separate buildings in the 
borough, each containing at least one engine company.  All facili-
ties respond to fire calls in the borough regardless of where the 
incident is located.  Both fire companies have the ability of re-
sponding to any call, anywhere in the borough, within minutes.   

The borough’s main fire house is located in a century year-old 
firehouse building on George Street.  This building was con-
structed circa 1918.  The building is located on Block 151, Lots 
3, 6.01, and portions of 4.01.   A second building is located on 
Appleby Avenue between Second and Third Streets (Block 234 
and Block 237).  That building was constructed circa 1974.  That 
facility provides three vehicle bays no sleeping quarters for fire-
fighters volunteering for an overnight shift.  The consensus of the 
several fire chiefs is that the two existing fire houses in the bor-
ough are appropriately located for maximum incident coverage, 
and that no additional facilities are needed.  
 

Future Facility Needs: Vehicles 
Firefighting apparatus are a significant part of a municipal 
budget.  The following table provides an inventory of the depart-
ment’s current fleet of vehicles and their life expectancy.  Sched-
uled  replacement should be anticipated in the borough’s future 
capital budgets.  

Future Facility Needs: Firehouse 
The George Street Firehouse is approaching the century mark in 
age and is in need of a significant renovation and or complete re-
placement.  Discussions with the Fire Chief and the several Ex-
Chiefs have determined the need for a modern, 5-bay fire house.  
Any new facility should have a minimum of five vehicle bays ca-
pable of serving several SU-30 and one SU-47 fire apparatus, 
sleeping areas, small office/administration space, bathroom 
space, and a general meeting space.  Any new facility should also 
have modern decontamination showers.  The current George 
Street site is not large enough to contain this new facility.   
                                       

 
At the time of this report, the Fire Department is considering sev-
eral large parcels on or near the Main Street Corridor as potential 
sites for a new firehouse.  The minimum required land area would 
contain 1 to 1.5 acres, frontage on or near Main Street, and be lo-
cated at least 500’ away from traffic control signals. From a land 
use planning prospective, any new site should be designated on 
the Master Plan for municipal use.  Any site abutting the residen-
tial zone should be significantly buffered so as to minimize the 
impact of this use from existing residential homes.  The Borough 
should also be aware of the property tax implications of purchas-
ing any private land and converting it to tax-exempt status.      

Table V-3 : Fire Department Vehicles, Age in 
2010 and Projected Replacement. 
  
APARATUS: AGE IN 

YEARS: 
PROJECTED RE-

PLACEMENT 
YEAR: 

Engine #2 20 2010 
Engine #4 15 2016 
Ladder Tower 12 2014 

Engine #5 11 2019 
Engine #3 6 2024 
Mobile Command Vehicle 28 No Replacement 

Needed 
Utility Vehicle/Brush Truck 43 No Replacement 

Needed 
Chief Vehicle #001 2 2018 
Chief Vehicle #002 3 2017 
Chief Vehicle #003 8 2012 

Source:  South River Fire Chiefs, January 25, 2010 

  Bignell Planning Consultants, Inc. 

Photo Courtesy: Steven M. Baron 
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SOUTH RIVER RESCUE SQUAD 

All Photos V 14-V-15 Courtesy South River Rescue Squad 
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 RESCUE SQUAD 
 

The South River Rescue Squad was formed in 1936.  For over 
seventy five years the organization has served the residents of 
South River by providing emergency medical and life saving ser-
vices to the community and the surrounding areas. 
 

Organization 
The organization is comprised of approximately 20 paid and vol-
unteer members.  Twelve paid Emergency Medical Technician’s 
provide emergency coverage during the day while the remaining 
evening and weekend shifts are covered by other volunteers.  
 
The Rescue Squad receives approximately 1,400 calls each year 
for the Borough of South River and from surrounding communi-
ties via mutual aid to other municipalities.  With the geographic 
size of the borough and the central location of the current Rescue 
Squad facility, the organization has the ability to respond to all 
emergency calls within the borough with a response time of  3-5 
minutes.  The majority of emergency calls are for medical emer-
gencies and for medical transportation services to hospitals.  The 
Rescue Squad also handles heavy rescue, vehicle extrication and 
water rescue operations in the borough.  

Current Facilities 
The Rescue Squad occupies an existing ±2,500 SF building on 
the corner of George Street and Thomas Street.  The building 
contains four vehicle bays and twelve parking spaces for addi-
tional equipment and member vehicles.  The organization has 
three ambulance apparatus, one heavy rescue vehicle, one marine 
support vehicle, one responder vehicle, two rescue boats and one 
wave-runner rescue vehicle. 
 

 
Future Facility Needs 
The current Rescue Squad building was constructed in the 1930’s 
and is in need of building upgrades and improvements.   The Res-
cue Squad leadership has not expressed a need for a new or a re-
located facility, but rather for improvements at their current loca-
tion.  Improvements should include space for equipment and ve-
hicle storage, sleeping quarters for night shift volunteers, storage 
space/locker space for volunteers’ personal belongings, general 
office space, communications space, storage space of special 
items (tanks, tools, fuels) and disposal areas for any bio-hazard 

material.  The Rescue Squad is also in need of decontamination 
showers and general showering facilities.  Finally, capital and op 
erating revenues, as well as levels of volunteer par all continue to 
remain a concern for the organization.  It is therefore recom-
mended that adequate means of funding be provided to the Res-
cue Squad so as to serve the public as proficiently as possible. 
 

 

Sources for this section have been compiled from interviews with 
Captain William Synek, and from www.southriverrescue.org. 
 
 

 
 
 
 



South River 
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 “Forests are the lungs of  our land, purifying the air and giving 
fresh strength to our people.” 

- FDR  
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 PARKS, RECREATION AND OPEN 
SPACE ELEMENT 
 
Introduction 
The purposed of this element is to provide a realistic guide for the 
planning, development and expansion of public parks, recreational 
facilities, and open space in South River for the use, benefit and 
enjoyment of all citizens of the borough.  Parks and recreation op-
portunities plan a vital role in maintaining a high quality of life.  
Clean, safe, and well-located park facilities, which provide an am-
ple opportunity for various types of active and passive recreation, 
are closely related to a community’s reputation as a desirable place 
to live.  In communities where development conditions are near 
build-out, parks and open space play a key role in providing com-
mon public spaces where the community can gather for civic, social 
and family activities. 

 
This Parks, Recreation and Open Space Plan Element addresses the 
provision of all public parks, recreational facilities and open space.  
In 2009-2010, an open space/land use inventory was conducted as 
part of the master planning process.  The recommendations set 
forth in this plan element are based upon the findings of that exist-
ing land use inventory and the proposed Land Use Plan.  This ele-
ment highlights areas for improvement at existing park facilities 
and proposes future acquisition, designation and development of 
new facilities throughout the borough.  The Parks, Recreation and 
Open Space Plan Map shows the locations of existing and proposed 
public parks, recreation facilities and open space lands recom-
mended for development and/or preservation.  Finally, this element 
makes recommendations for specific parcels to be included in a 
new Parks Recreation and Open Space Zoning District. 
 

Goals and Objectives 
The following goals and objectives are specific to the Parks, Rec-
reation and Open Space Plan and represent the intentions of the 
Borough of South River with regard to the provisions of public 
parkland, recreation amenities and open space so as to protect the 
public health, safety, morals and general welfare of all present and 
future citizens of the borough.  These goals and objectives are as 
follows: 
 
 To provide the recommended recreation space standard of park-

land to the residents of the borough as set forth by the New Jer-
sey Department of Environmental Protection and the Division 
of Parks and Forestry.   

 
 To provide the recommended and desired amount of recrea-

tional facilities to the residents of the borough, especially ball 
fields, sports courts, and multi-purpose fields. 

 
 To provide the Recreation Commission and Recreation Depart-

ment Director and other pertinent Borough agencies with spe-
cific information on community demographics for use in deter-
mining the types of facilities and equipment to be installed at 
various park locations. 

 
 To utilize the borough riverfront to the greatest extent possible 

for providing additional recreational amenities to the residents 
of the community with an emphasis on providing marine facili-
ties in conjunction with other active and passive recreational 
facilities. 

 
 To develop a bicycle and pedestrian network in conjunction 

with the Middlesex County Open Space and Recreation Plan. 
 
 To develop additional pocket parks within both the older and 

newer residential neighborhoods of the borough. 
 
 To provide conservation areas as well as active and passive rec-

reational facilities.  
 
 To provide adequate parking and pedestrian/bicycle access and 

storage at all public parkland locations.  Bignell Planning Consultants, Inc. 

Bignell Planning Consultants, Inc. 
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 Recommended Recreational Standards 
The National Park and Recreation Association (NRPA) recom-
mends that recreational planning be carried out on a community 
wide basis, placing a premium on integrating and relating all park-
land and associated facilities into the public domain to more effec-
tively serve the municipal population.  Recreation land should be 
located so that all citizens will be provided with opportunities for 
participating in the recreational activity of their choice.  The NRPA 
recommends that a community’s needs for the special segments of 
the population, including the aged, the young, the handicapped, and 
the economically and socially disadvantaged, be addressed through 
the provision of recreational facilities specifically designed to serve 
those with special needs. 
 
Based upon current planning standards promulgated by the NRPA, 
it is possible to calculate the recreation areas necessary to service 
the Borough of South River.  The NRPA employs a population 
multiplier factor to indicate the total acres required for each type of 
recreational use and establishes a minimum suit size criterion. 
 
The NRPA recommends that the total community park system pro-
vide a minimum of 6.25 to 10.5 acres of developed open space per 
1,000 population.  Of this total, the local government should pro-
vide for the largest portion of parkland.  The remaining parkland is 
than to be provided at the county, state and/or federal government 
level. 
 
Using this standard and based on the Borough’s estimated 2010 
population of approximately 15,500 persons, a range of 96 to 162 
acres of total recreational land should be provided within the Bor-
ough.  These parks fall into one of the following categories 
 
Mini-Parks of one (1) acre or less are recommended at the rate of 
0.25 to 0.5 acres per the 1,000 population, or a total of 3 to 7 acres 
throughout the Borough.  These parks are intended to serve an area 
within a ¼ mile radius of residential concentrations and should con-
tain specialized facilities for specific use groups such as tots, ado-
lescents, or senior citizens. 
 
Neighborhood parks/playgrounds of fifteen (15) or more acres 
are recommended at a rate of 1 to 2 acres per 1,000 population, or a 

total of 15 to 31 acres Borough wide.  These parks should be de-
signed to serve a population of up to 5,000 persons within a ½ mile 
radius and should provide for intense recreational facilities such as 
field games, court games, playground apparatus, and picnicking, all 
of which may be included within a school/park facility. 
 

Community Parks of twenty-five 25 or more acres are recom-
mended at a rate of 5 to 8 acres per 1,000 population, or total of 
77 to 124 acres Borough wide.  Community parks should serve 
several neighborhoods within a 1 to 2 mile radius and should in-
clude both natural features, such as water bodies and areas for 
walking, and intense recreational facilities. 

Bignell Planning Consultants, Inc. 
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 Existing Park and Recreational  
Facilities 
There are approximately 128 total acres of public land devoted to 
recreational use in the Borough of South River, of which approxi-
mately 61 acres have been actively and purposefully developed.  
Public parkland accounts for 92 total acres, of which approximately 
41 acres are developed for recreation.  Public school facilities ac-
count for 36 acres of total land, of which approximately 18 acres 
are developed for recreation.  A breakdown of the land devoted to 
public recreation for each designated park facility is provided in 
Table VI-1.  There are no park facilities provided in the Borough 
by any county, state or federal government agency. 
 
The general classifications for the parks in the Borough are also 
provided in Table VI-1.  According to this classification system, 
South River, should provide 3-7 acres for mini-parks,  a total of 14-
27 acres for neighborhood parks, and a total of 68-140 acres for 
community parks.  A summary of the lands devoted to recreational 
use by type of park is provided in Table VI-2.  A description of 
each park facility provided in the Borough and the amenities each 
offers is discussed below. 
 
 

Borough Parks and Recreation  
Facilities 
Varga Park – This Park is located in the northeastern portion of 
the Borough between the South River and the abandoned Raritan 
River Railroad with direct access off Eastern Street.  The park con-
sists of 21.7 total acres of which approximately 7 acres are devel-
oped for recreation.  The undeveloped areas are encumbered with 
environmental constraints.  The amenities offered at this site in-
clude two (2) ball fields and picnic facilities near the river.  The 
park also provides parking for approximately 35 cars and a storage 
rack for 10 bicycles, and a skateboard facility. 
 
Pacer’s Field – This Park is located adjacent to Varga Park to the 
north with direct access off William Street.  The park consists of 
18.8 total acres of which approximately 6 acres are developed for 
recreation.  The undeveloped areas are encumbered with environ-

mental constraints.  The amenities offered at this site include one 
ball field, one basketball court, two tennis courts and various play-
ground equipment including swings, seesaws, a slide, a merry-go-
round, and jungle-gym apparatus.  The park also provides parking 
for approximately 10 cars, contains several bicycle racks and has 
potential roadway access to the river bank. 
 
Leonardine Park – This park is also known as Sheldon Sheinfine 
Park and consists of approximately 8 acres excluding approxi-
mately 3 acres utilized for the South River Library site.  This Park 

is located in the southwestern portion of the Borough near the inter-
section of Leonardine Avenue and Grand Avenue with direct ac-
cess from the terminus of Sixth Avenue.  Approximately 4 acres are 
developed for recreation.  The amenities offered at this site include 
two (2) basketball courts, one multi-purpose field, one large play 
structure, picnic tables, and various playground equipment consist-
ing of swings, a see-saw, a slide, and a jungle-gym apparatus.  
There are no provisions for off-street parking and there are no bi-
cycle racks. 
 

TABLE VI – 1 
EXISTING RECREATIONAL FACILITI ES INVENTORY 
  

Facility Total Acreage Developed 
Acreage 

Classification 
 of Park 

Borough Property:       
Varga Park 21.7 6.6 Community 
Pacer’s Field 18.8 6.0 Community 
South River Little League Field 4.3 2.2 Community 
Daley’s Pond Park/Vasco De Gamma Field 14.0 12.7 Community 
Veterans Drive Athletic Field 4.0 4.0 Community 
Leonardine/Sheldon Sheinfine Park) 8.6 4.3 Neighborhood 
Edward A. Grekoski Park 
(Formerly Bissett’s Pond Park) 

58.6 5.0 Neighborhood 

Fitzpatrick Field 2.3 2.3 Neighborhood 
Volunteer Memorial Park 
(Liberty Park,  Veteran’s Park) 

1.5 1.5 Neighborhood 

Causeway Park 1.0 1.0 Neighborhood 
JFK Park/Anne Street Park .8 .8 Mini-Park 
Edward A. Wolak Park .1 .1 Mini-Park 
Subtotal: 135.7 46.5   
        
Public School Property:       
South River Educational Campus 23.5 18.0 Community 
        
Total Recreation Area: (Acres) 159.2 64.5   
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Daley’s Pond Park – This Park is located in the north central 
portion of the Borough between Prospect Street and John Street.  
Direct access to the facility is attained off Prospect Street al-
though additional pedestrian points of access include Bright 
Avenue, Clinton Avenue, and Leland Avenue.  This park con-
sists of 14 total acres of which approximately 13 acres are devel-
oped for recreation.  The amenities offered at this park include 
one soccer/multi-purpose field called Vasco De Gamma Field, a 
walking path around the pond complemented with several 
benches, one basketball court, one large play structure and play-
ground equipment consisting of swings, a see-saw, a slide, and a 

jungle-gym apparatus.  The park also provides parking for ap-
proximately 28 cars and contains bicycle racks. 
 
Fitzpatrick Field – This Park is located in the southern central 
portion of the Borough near the Willett Avenue railroad cross-
ing.  Direct access to the facility is attained by either Southside 
Avenue, Union Avenue, or Center Street.  The park consists of 
2.3 acres, all of which is developed for recreation.  The amenities 
offered at this site include one ball field, one basketball court, 
and playground equipment consisting of swings, a slide, a see-
saw and a jungle-gym apparatus.  There is no off-street parking 

and there are no bicycle racks available on-site.  However, park-
ing is permitted along the surrounding site streets and at the ter-
minus of Union Avenue which is a gravel turnaround area. 
 
Edward A. Grekoski Memorial Park – This park is located in 
the southeastern portion of the Borough between Whitehead 
Avenue and the abandoned Raritan River Railroad with direct 
access off Whitehead Avenue.  This park is formerly known as 
Bissett’s Pond Park and consists of 58.6 total acres of which ap-
proximately 5 acres are developed for recreation.  Bissett’s Pond 
is located within the park boundaries but swimming is not cur-
rently permitted.  The amenities offered at this site include one 
multi-purpose court, 1 tot-lot consisting of a large play structure, a 
sand area with several children’s’ toys, benches, picnic tables and Bignell Planning Consultants, Inc. 

Bignell Planning Consultants, Inc. 
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 barbeque grills.  The park also provides parking for approximately 
30 cars and contains bicycle racks.  The facility is particularly 
suited to meet the needs of the elderly residing within Willett 
Manor located directly across Whitehead Avenue. 
 
Volunteers Memorial Park – This Park is located in the south 
central portion of the Borough along Bryan Street at the terminus of 
Johnson Place.  There is direct access to the park off Bryan Street, 
Herbert Street, Bray Avenue and Oak Street.  Some sources refer to 
this location as Veteran’s Park or Liberty Park in the past and 

consists of 1.5 acres, all of which is developed for recreation.  The 
amenities offered at this site include one basketball court, one large 
play structure, several swings, a see-saw and bicycle racks.  There 
are no provisions for parking although parking is permitted along 
the surrounding side streets where recent improvements have estab-
lished a portion of Bray Street as a gravel lot area. 
 
JFK Park/Field – This Park is located in the southeastern portion 
of the Borough between Whitehead Avenue and the abandoned 
Raritan River Railroad just north of Bissett’s Pond.  Direct access is 

attained off Anne Street, Marie Street and Brant Street.  This park 
is also known as Anne Street Park and consists of three-quarters 
of an acre, all of which is developed for recreation.  The amenities 
offered at this site include two (2) basketball courts and playground 
equipment consisting of swings, a slide, a see-saw, a merry-go-
round and jungle-gym apparatus.  There are no provisions for bicy-
cle racks.  The park is enclosed with a 3 foot high fence but has a 
gate opening along each side.  There are no provisions for off-street 
parking although cars are permitted to park along the surrounding 
side streets. 
 
South River Little League Field - This field is located in the 
northwestern portion of the site with direct access off Burton Ave-
nue.  The facility consists of 4.3 acres of which approximately 2 
acres are developed for recreation.  The complex is comprised of 
one regulation little league field and a clubhouse/press box facility.  
The field also provides bicycle racks and parking for approximately 
40 cars on a gravel lot. 
 
Edward A. Wolak Park – This sitting plaza is located in the cen-
tral portion of the Borough at the intersection of Raritan Avenue 
and Jackson Street.  The mini-park is approximately 2,500sf in size 
and is actually situated within the Raritan Avenue right-of-way 
where it is exceptionally wide (approximately 100 feet).  The 
amenities offered at this site include six seat benches places in a 
passive landscaped setting.  There are no off-street parking provi-
sions and no bicycle racks although cars are permitted to park along 
the nearby side streets. 
 
Causeway Park – Causeway Park is the newest of South River’s 
parks and is located at the eastern terminus of Causeway Street. 
The park is currently utilized for passive recreation along the north-
ern end of Borough's waterfront, just south of the Sayreville-South 
River Bridge.  The area of Causeway Park is estimated to be one 
(1) acre.  This park is also know as Cannon Brothers Park. 
 
Veteran’s Drive Athletic Field – Veteran's Drive Athletic Field is 
located at the eastern terminus of Veterans Drive.  The park and has 
four acres of useable land, 32 parking spaces with two handicapped 
accessible spaces. It s an irrigated athletic field, currently set up for 
soccer use.  The field is lighted.  The field usage is governed by the 
Recreation Commission. 
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 School Recreation Facilities  
School facilities can also be considered as providing for recrea-
tional area although public access to such facilities can be more re-
stricted.  The recreational amenities located on South River Educa-
tional Campus are described below.  The South River Educational 
Campus is located in the southwestern portion of the Borough with 
access off Montgomery Street.  The complex is comprised of 23.5 
total acres and devotes approximately 18 acres to recreational pur-
poses. 
 
The Board of education maintains a natural grass football field in 
Denny Stadium, two natural grass soccer fields, two baseball fields 
and one softball field, as well as track and field space, and a tennis 
facility with four individual tennis courts.  Both the cost of mainte-
nance and the natural wear and tear of the football field are prob-
lematic for the athletic department.  Poor weather conditions often 
affect the usability of these fields for several days. The 2009-2012 
School Facility Strategic Plan calls for the replacement and/or re-
furbishment of Denny Stadium facility and playing field.  The addi-
tion of a synthetic playing surface would eliminate maintenance 
costs, field saturation problems, and would provide a playing sur-
face for both football and soccer games.  This would improve field 
conditions elsewhere on the campus and throughout the borough 
where soccer and baseball/softball teams share fields.   See the 
School Facility section of the Community Facilities Element for 

additional details. 
 

Assessment of Existing Parks &  
Recreational Facilities and Open Space 
There are approximately 160 acres of parkland located in the Bor-
ough of which approximately 65 acres are developed for recrea-
tional use.  This data suggests that South River satisfies the mid-
range for the provision of total parkland but is deficient in devel-
oped recreational land.  However, considering that no parkland is 
provided within the Borough by any county, state or federal gov-
ernment agency, it can be reasoned that South River provides a 
commendable amount of parkland to its residents.  This contention 
is also supported by the knowledge that an extensive contingency 
of quasi-public institutions reside in the community which provide 
additional recreational amenities.  Further, the Borough is situated 
in the heart of Middlesex County which provides for fourteen (14) 
county parks that encompass over 5,000 acres.  In addition, the 
state also provides for three state parks in the county area.  The 
NRPA also recommends that the Borough provide between 3 and 7 
acres of land for mini-parks, 15 to 31 acres of land for neighbor-
hood parks and between 77 and 124 acres of land for community 
parks.  In attempting to satisfy this criteria, it has been determined 
that South River provides 0.9 acres of mini-parks, of which 0.9 
acres is developed for recreation; 72 acres for neighborhood parks, 
of which 14 acres is developed for recreation; and 86 acres for 

community parks, of which only 49 acres is developed for recrea-
tion.  A summary of these findings is provided in Table VI-2.  This 
data suggests that the Borough is deficient in providing for mini-
parks by approximately 3 acres and also needs to develop at least 
20 more acres within the existing boundaries of its community 
parks. 
 

 
Continued on following page.

Bignell Planning Consultants, Inc. 

TABLE VI – 2 
  
EXISTING RECREATIONAL FACILITI ES INVENTORY BY PARK CLASSIFIC ATION 

 
Classification of Park 

 
Recommended Acreage for 

South River 

 
Total  

Acreage 

 
Developed  

Acreage 

Mini-parks 3-7 0.9 0.9 

Neighborhood Parks 15-31 72 14.1 

Community Parks 77-124 86.3 49.5 

Total 95-140 159.2 64.5 
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 Future Parks, Recreation &  
Open Space Planning 
This Recreation and Open Space Plan recommends a number of 
initiatives which focus upon maintaining, expanding and improving 
the parkland and recreational facilities offered to the residents of 
the Borough.  The proposed recommendations are based on the ex-
amination and analysis of data presented in previous sections of this 
Master Plan.  That evaluation recommends acquisition of the most 
desirable lands as well as the improvement of existing facilities.  
These recommendations are described below and are shown graphi-
cally on the combined Existing Recreational Facilities Map and 
proposed Parks Recreation and Open Space Plan where appropri-
ate. 

 
Parks, Recreation & Open Space Zone 
Although the Borough of South River has over 159 acres of public 
land devoted to parks and recreational uses, the current Master Plan 
does not provide for any “Park and Recreation”, or a “Open Space 
Conservation” land use designation in the Land Use Plan.  Simi-
larly, the current zoning code does not provide for a Parks and Rec-
reation Zoning District.  Existing park and recreation properties are 
currently zoned within the residential or industrial zones applicable 
with their surrounding neighborhoods.  
 
This zone should include all existing municipal parkland, all county 
open space lands, and specific private parcels of existing, dedicated 
conservation or stormwater management areas.   The purpose of 
this zone is to recognize and consolidate all municipal park parcels, 
sports fields, sports courts, paper streets, wooded areas, ponds, wet-
lands and county open space lands into a single unified zoning dis-
trict and to establish a protective land use policy to regulate these 
environmentally sensitive lands. 
 
Permitted uses in this zone should include parks and recreation 
fields, facilities and offices, storage and maintenance buildings and 
equipment related to recreational use, recreation centers, sports 
fields and courts, public water fountains and restroom facilities, 
concession stands, benches, picnic facilities, shelters, safety and 
facility lighting and facilities necessary for public safety infrastruc-

ture.  The zone should also allow outdoor fundraising activities, 
such as carnivals, fairs, etc., upon issuance of the necessary permits 
from Borough agencies, on lands of existing quasi-public organiza-
tions in the Borough.    
 
The zone should allow for drainage structures and basins and all 
municipal utilities.  The zone could allow commercial sports and 
recreation facilities, should the Borough contemplate such uses into 
designated locations within the zone.  The zone could also allow 
environmental and/or outdoor or experiential educational uses in 
this zone.  The zone should discourage and prohibit residential, 
commercial or industrial uses. 

 
Planning For Park Expansion and 
Open Space Preservation 
The following items should be considered for the expansion of ex-
isting parkland and preservation of existing open space: 

 
Former Rail Right-of-Way 
 As identified in the 1997 Master Plan, the Borough of South 

River has acquired the abandoned Raritan River Railroad 
R.O.W. south of the Conrail Railroad line.  This railroad right-
of-way totals 9.25 acres in area and extends nearly 1¼ miles 
north from the Borough DPW complex to the Conrail Rail Line.  
It consists of a uniform 66’ width for a majority of its route and 
a variable width for the remaining segment.  This property is 
also situated adjacent to, and parallel with, a similarly config-
ured parcel of Borough-owned property.  This abutting land is 
located directly to the west and extends almost ¾ of a mile (at a 
width of 12’) from the DPW complex to Kathryn Street.  This 
Master Plan identifies the abandoned railroad property valuable 
land.  This Master Plan recommends this parcel be designated 
for parks, recreation and open space use in the Land Use Ele-
ment of this plan, and that any future zoning changes should 
include this parcel into a Parks, Recreation and Open Space 
Zoning District.   

 

Grekoski Park Area 
 The 1997 Master Plan identified Lot 1 in each of Block 373, 

374, and 375 (as located along the South River in the southeast-
ern portion of the Borough) as highly desirable private land 
consisting of 34.86 total acres.  It recommended that this land 
be acquired and developed as recreational fields (football/
soccer) and a riverfront beach area in conjunction with the de-
velopment of the abandoned railroad property.  At this time, all 
parcels have been acquired by Middlesex County as open space. 

 
 The 1997 Master Plan identified Block 370, Lot 1 and Block 

371, Lots 1.01 and 2 as municipal property ideally suited to be 
developed as an active recreational area with direct access and 
parking off Bissett Place and linkages to Edward A. Grekoski 
Park and the proposed pedestrian way within the abandoned 
railroad property.  This property has been acquired and is now 
under borough ownership.  This Master Plan recommends this 
parcel be designated for parks, recreation and open space use in 
the Land Use Element of this plan, and that any future zoning 
changes should include this parcel into a Parks, Recreation and 
Open Space Zoning District. 

 
 The 1997 Master Plan identified Block 362, Lot 1 (located west 

of Whitehead Avenue in the southeastern portion of the Bor-
ough) as highly desirable private land consisting of 13.7 acres.  
This property currently contained a pond surrounded by envi-
ronmentally sensitive type wetlands.  It was recommended that 
this land be preserved as open space.  Block 362 has been sub-
divided since the last Master Plan and this parcel has been re-
designed as Block 362.1, Lot 1.  The current lot area is show on 
the tax map as 7.2 acres.  This Master Plan recommends this 
parcel be designated for parks, recreation and open space use in 
the Land Use Element of this plan, and that any future zoning 
changes should include this parcel into a Parks, Recreation and 
Open Space Zoning District.  The Borough, when conducting 
any zoning changes to this lot, should also consider including 
two nearby parcels: Block 363.04, Lot 33 and Block 362.01, 
Lot 12 in the Open Space district.  All these parcels are associ-
ated with the residential development surrounding Charter 
Drive/Rotunda Lane and contain drainage facilities for this de-
velopment.  The parcels are shown on the following plan. 
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 Veteran’s/ Volunteers Park  
 This Master Plan recommends that those sections of Bray 

Avenue and Herbert Street (which are currently undeveloped 
and located adjacent to Veteran’s Park) be vacated and made 
part of Veteran’s Park.  This action will increase the size of a 
neighborhood park by approximately ½ acre thereby achiev-
ing one of the goals of this Master Plan. 

 
 This Master Plan recommends that the section of John Street 

that is currently undeveloped (0.28 ac) and located within 
Dailey’s Pond Park be vacated and made part of the park.   

 

Daily’s Pond Park 
 The 1997 Master Plan identified Block 30, Lot 23 as highly 

desirable private land consisting of 1.6 acres and recom-
mended that said property be acquired and made part of 
Dailey’s Pond Park.  This property has been acquired and is 
now under borough ownership.  This Master Plan recom-
mends this parcel be designated for parks, recreation and 
open space use in the Land Use Element of this plan, and that 
any future zoning changes should include this parcel into a 
Parks, Recreation and Open Space Zoning District.  Two ad-
ditional abutting parcels: Block 146, Lot 3 and Block 30, Lot 
23 should be also be designated for parks, recreation and 
open space use in the Land Use Element of this plan, and that 
any future zoning changes should include this parcel into a 
Parks, Recreation and Open Space Zoning District.  All lots 
should be combined into a single park parcel. 

 

South River Little League Property 
 The 1997 Master Plan identified several parcels surrounding 

the existing “South River Little League” property as Block 
59, Lot 1; Block 60, Lots 1 and 1.01 (2.2 acres) and those un-
developed sections of Hollander Street and Jacob Place (0.5 
acres) as municipal property ideally suited to be developed as 
active recreational land consisting of additional Little League 
and softball fields.   This plan recommends all parcels listed 
above, and also Block 58, Lot 1 (“South River Little 

League”) be designated for parks, recreation and open space 
use in the Land Use Element of this plan, and that any future 
zoning changes should include this parcel into a Parks, Rec-
reation and Open Space Zoning District.  Also, several par-
cels of Borough owned open space are located along the 
northern boundary of the Little League parcel.  These are 
Block 49, Lots 1,2,3 & 1.01.  These lots should be designated 
for parks, recreation and open space use in the Land Use Ele-
ment of this plan, and that any future zoning changes should 
include this parcel into a Parks, Recreation and Open Space 
Zoning District.  All parcels, and abandoned street rights-of-
way should be consolidated into a single parcel.   

 

Causeway Park  
 Several Parcels of Borough owned land are located on the 

western terminus of Causeway Street and have been included 
into Causeway Park.  Although some of the parks parcels are 
clearly identifiable, others are not due to the obsolete ar-
rangement of lot lines.  The following Borough owned par-
cels should be merged with the existing park lots:  Block 325, 
Lots 8-16, Block 327, Lots 21, 22, 23 (all presumed merged 
into County-owned lot 22), and lot 26.  The abutting lot 25 is 
under private ownership and currently contains an abandoned 
dwelling unit.  The Borough may wish to consider acquisition 
of this lot.  All lots should be merged into a single parcel. 

 

Varga Park & the South River 
Bridge Area  
 Several large parcels of wetlands and wooded areas are lo-

cated south of Varga Park/Pacers Field and are now under 
Borough ownership.  These parcels should be merged with 
the existing park parcel and designated for parks, recreation 
and open space use in the Land Use Element of this plan, and 
that any future zoning changes should include this parcel into 
a Parks, Recreation and Open Space Zoning District.  Addi-
tionally, parcels of Borough ownership are located around the 
base of the Bridge.  These parcels should also be included 
into the Parks, Recreation and Open Space Zone. 

Eastern Waterfront 
 Almost all parcels on the eastern waterfront of the Borough, 

between the marina parcel and the Public Works yard are 
now under Borough or County ownership.  Except for one (1) 
remaining privately owned lot: Block 303, Lot 12 all parcels 
can now form a contiguous greenway from Grekoski Park to 
the marina.  The Borough should consider acquiring the re-
maining parcel: Block 303, Lot 12 and should consider com-
bining all parcels into Grekoski Park.  The consolidation of 
these parcels would facilitate the construction of passive rec-
reation oppurtunities in this area with linkages to the marina, 
Grekoski Park and the future Waterfront revitalization and 
rehabilitation area. 

 

South End Parcels  
 Four large and vacant parcels of open space are located south 

of Kamm Avenue and west of Whitehead Avenue.  Block 
353, Lot 1 is unofficially referred to as “Seven Acres Park” 
and is under private ownership by a local house of worship.  
Since the property is privately owned and rarely used except 
for fundraising carnivals and similar events by the owner, the 
Borough should consider protecting the property from devel-
opment pressure by including it the Parks, Recreation and 
Open Space Zone.  This zone, by design, would allow for the 
non-profit organizations, by right, to use the land for carni-
vals and similar uses, upon issuance of the appropriate permit 
from the Borough. 

 
 Block 354.01, Lot 15 is located directly south of Block 353, 

Lot 1.  This parcel is heavily wooded and contains several 
delineated wetlands and wetland buffer areas, as well as 
drainage facilities for the development of single-family 
homes along Heritage and Continental Courts.  The property 
tax records for this parcel indicate that a development/
property management company: M&M Co.  (Mazel & Mun-
ford Co.) remains the owner of the property.   With the sev-
eral environmental constraints on the property and given its 
current use as a drainage spillway and detention basin the 
storm-water control benefits of this property should be pro-
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 tected.  For this reason, the Borough should consider protect-
ing the property from development pressure by including it 
the Parks, Recreation and Open Space Zone.   This property 
is not recommended for acquisition.   

 Block 356, Lot 1.06 and Block 351.06, Lot 1 are two vacant, 
Borough-owned parcels in the south end of the Borough.  
Both are under Borough ownership.  The Borough should 
consider including both lots the Parks, Recreation and Open 
Space Zone.   

 

Facilities Maintenance 
The 1997 Master Plan Parks and Recreation Element provided a 
diverse set of recommendations for improvements to all of the 
identified park facilities.  This document is more a list of short-
term goals and maintenance items than a long-term facilities 
plan.   As such, the residents of the Borough would be best 
served when the elected and appointed officials of the Borough 
manage and maintain that document.  This Parks, Recreation and 
Open Space Plan element endorses and references that standing 
list of improvements and in coordination with the Mayor, Coun-
cil, Recreation Advisory Committee, and recommends continued 
implementation of all improvement listed therein.   
 

Conclusion 
The Borough of South River has many needs regarding devel-
oped recreational space.  However, many opportunities exist to 
provide Borough residents with not only the facilities they de-
mand, but also desirable facilities found in other communities.  It 
is therefore recommended that a separate Parks, Recreation and 
Open Space Plan be prepared to specifically outline the develop-
ment opportunities available to the Borough and the degree of 
feasibility each opportunity presents. 
 
 
 

Bignell Planning Consultants, Inc. 
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"In our every deliberation, we must  

consider the impact of  our decisions on the next seven gener ations." 
- From The Great Law of The Iroquois Confederacy 
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Environmental Sustainability:  

Recycling Element — Sustainability Element — Green Building  
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 RECYCLING ELEMENT 
 
General Overview 
The passage of New Jersey’s mandatory recycling legislation in 
1987 was a major milestone in our state’s solid waste management 
history and helped establish New Jersey as a leader in this field. 
The “New Jersey Statewide Mandatory Source Separation and Re-
cycling Act” (Recycling Act), N.J.S.A. 13:1E-99.11 et seq., set 
forth an ambitious program that reshaped a key aspect of the every-
day lives of state residents, businesses and institutions.  
 
The Recycling Act required New Jersey’s twenty-one counties to 
require all municipalities to adopt ordinances based upon their 
county’s recycling plan.  County recycling plans were also required 
to designate the strategy to be utilized for the collection, marketing 
and disposition of designated recyclable materials.   
 
The Municipal Land Use Law (N.J.S.A. §40:55D-28b(12)) also 
states that recycling plan elements in municipal master plans must 
incorporate the State Recycling Plan Goals, including providing for 
the collection, recycling and disposal of all materials designated in 
the municipal recycling ordinance.   

  

Goals and Objectives 
The purposes of the Mandatory Statewide Source Separation and 
Recycling Program include: 
 

 The removal of various recyclable materials from the mu-
nicipal solid waste stream. 

 The reduction of flow of solid waste to sanitary landfill fa-
cilities 

 The conservation and recovery of valuable resources 
 To increase the supply of reusable raw materials for industry 

 
This Recycling Plan Element shall, therefore, provide a realistic 
guide for the establishment of a municipal solid waste program 
which fulfills the Borough’s obligation to both Middlesex County 
and the State of New Jersey. 
 
The primary objective of this Recycling Plan Element is to reduce 
the solid waste stream of the community.  An additional objective 
is to encourage all new development and redevelopment in the bor-
ough to incorporate appropriate recycling facilities into their con-
struction and design.  These objectives can be accomplished 
through the following actions: 
 

 Continued participation in the Middlesex County recycling 
 program. 
 Encourage increased recycling efforts and were possible, 
 increase the number of substances that are recycled. 
 Continue and expand recycling educational programs 
 Expand opportunities for recycling in public places. 
 Ensure future development applications for the construction 
 of and new single family or two-family units or 3 or more 
 multi-family units provide for the collection, storage and 
 disposal of recycling materials. 
  Ensure future development applications for the construction 
 or renovation of 500 SF or more of building space in non-
 residential uses provide for the collection, storage and dis
 posal of recycling materials. 

 
 

Borough, State National Recycling  
USEPA reports an average nationwide generation of Municipal 
Solid Waste to be an average of 1.16 tons/year (2,320 lbs/year), or 
6.4 lb./day.  New Jersey residents now generate over nineteen mil-
lion tons of solid waste in per year.  We recycle 10.3 million tons or 
51.8% and 9.5 million tons are sent for disposal. Of the 9.5 million 
tons disposed, 1.5 million or 8% of the total waste we generate goes 
to resource recovery facilities, 3.8 million or 20% is disposed at 
landfills in New Jersey and 3.9 million or 19% is sent for out-of-
state disposal. (NJDEP 2003) 
 
Between 1985 and 2003, the generation of total solid waste in New 
Jersey has risen by an annual average of approximately 4%, how-
ever, the waste stream continues to grow faster than our ability to 
recycle it.  If the total waste stream continues to increase, resulting 
in a 2015 waste stream of 33.0 million tons, we will have to recycle 
72 percent of the stream to avoid growth in disposal.  Currently, we 
are only recycling 51.8 percent.  We must also do more to prevent 
the generation of waste. (NJDEP 2003) The Borough of South 
River generates approximately 4,000 tons of solid waste each year 
since 2005.  (MCSWDP) 
 

Photo Courtesy Middlesex County 

Photo Courtesy Middlesex County 
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 Municipal Recycling Program  
Municipal Recycling programs in New Jersey are regulated under 
the Statewide Mandatory Source Separation and Recycling Act of 
1987,  the State of New Jersey Solid Waste Management Plan of 
2006 and, in the Borough of South River, the Middlesex County 
Solid Waste Management Plan, revised through: November 2008 
and the Middlesex County Recycling Plan of 1994.    
 
The borough is required to comply with the Middlesex County 
Solid Waste Management Plan and Recycling Plan and as such,  
said plans are hereby incorporated into this plan by reference. Any 
future revisions, amendments and successors to those enabling 
documents shall be also incorporated in this plan by reference.  Re-
sponsibilities under the county recycling plan include: 
 
a) Mandating Recycling of Materials Prescribed in County Plan 
Each municipality in Middlesex County must adopt an ordinance 
mandating the source separation and recycling of at least the mate-
rials identified in the County’s adopted and approved Plan.  Mu-
nicipalities may mandate other materials not designated in the 
County Plan. 
 
b) Source Separation of Leaves 
Municipal ordinances must also include source separation of 

leaves for composting. 
 
c) Amending Ordinance to Mandate Additional Prescribed Ma-
terials 
Municipal ordinances must be amended if the county plan is re-
vised. 
 
d) Providing a Recycling Channel for Each Mandated Material 
Municipalities shall provide, either curbside collection or a drop-
off center that will enable all generators to recycle each of the 
mandated materials. 
 
e) Enforcement and Penalty Provisions 
Municipal ordinances shall specify enforcement provisions and es-
tablish fines which will be imposed for failure of to comply with re-
quirements of the recycling ordinance. 
 
f) Municipalities to Market Recyclable Materials 
Each municipality shall develop a method of marketing the col-
lected materials. 
 
g) Municipal Responsibility for Meeting 50% and 60% Goals 
Each municipality is responsible for all actions which are necessary 
to ensure that the 50% and 60% Countywide recycling goals are 
met. This includes programs of education, inspection and enforce-
ment.  
 
h) Municipal Recycling Education Requirements 
Each municipal education program must include notification every 
six months to all persons concerning the municipality’s recycling 
program, the materials being recovered, procedures required for 
separation and collection and hours of drop-off center operation.  
 
i) Reporting 
Each municipality must provide report tonnage statistics to the 
county each year. 
 
j) Requiring Registration of Haulers, Scavengers or Volunteer 
Groups Municipal ordinances may provide that collectors of recy-
clables register and provide data on the results of their collection. 
 
k) Single/Dual Stream Recycling 

Municipalities may opt to collect their recyclables in a single 
stream or dual stream. South River collects comingled items.   
 
l) Compliance with Municipal Land Use Law 
Municipalities must update their ordinances to include require-
ments/design standards to ensure that a proper recycling system 
for all mandated recyclables will be provided for in develop-
ments consisting of 50 or more single family units, 25 multifam-
ily residential housing units and any commercial or industrial 
development proposal of 1,000 square feet or more of land. A 
recycling system must also be in place throughout the construc-
tion phase. 
 
m) Construction and Demolition Waste 
Municipalities must update their ordinances to include the fol-
lowing section: At the time of issuance of any building permit, 
the building code official must provide written instruction on 
proper disposal and recycling of construction and demolition 
waste and furnish a Notification of Construction/Demolition Ac-
tivity Form that must be filled out by the permittee and faxed to 
the DSWM within 48 hours of the issuance of a municipal per-
mit.   

Bignell Planning Consultants, Inc. 

Bignell Planning Consultants, Inc. 
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 South River Solid Waste Disposal  
& Recycling Program 
The Borough of South River has established the following recy-
cling plan as part of the municipal program. 

 Since 1985, a recycling ordinance has been in effect which 
requires the separation of glass bottles, aluminum cans, 
newspapers and leaves from other solid waste for comingled 
collection and ultimate recycling. 

 The borough has, by ordinance, adopted the position of re-
cycling coordinator.  The municipal solid waste program is 
directed by the coordinator who serves under the supervi-
sion of the Director of Public Works. 

 The borough is a participant in the county solid waste pro-
gram and has constructed a recycling center within the mu-
nicipal public works complex. 

 The recycling element of the county program provides for 
the collection, storage and disposal of all recyclable materi-
als within the borough including newspaper, mixed paper, 
cardboard, glass, metal, plastic, appliances, oil, leaves, com-
post material, etc. 

 All recycling material is collected by the Middlesex County 
Improvement Authority twice per month and deposited with 
approved recycling centers.   

 All non-recyclable household solid waste is collected curb-
side by the South River Sanitation Department. 

 Non-residential generators of solid waste must dispose of 
their refuse by contractual agreement. 

 The recycling center at the public works facility operates 
Saturday drop off hours for recycling only, from 8AM to 
1PM. 

 Residents of the borough can, through the MCIA, recycle 
household hazardous waste, paint, tires and electronic 
equipment on designated drop-off days throughout the year. 

 
Recommendations for  
Future Program Planning 
In order to assure that future land development and rehabilitation in 
the borough will encourage and accommodate recycling programs, 
the Borough should consider the following: 

Trash Collection Program Continuation  
 The Department of Public Works operates on a 3-day per 

week schedule of trash pick-up falling on Tuesdays, 
Wednesdays and Thursdays.  A total of nine (9) trash routes 
are used.  Mondays are designated for seasonal organic 
pickup (leaves, grass, branches).  Fridays are designated for 
special bulk pick up (large appliances, furniture, etc.)  The 
Director of Public Works recommends continuation of this 
system. 

 The department maintains a fleet of approximately six (6) 
rear-loading garbage collection vehicles.  Vehicle life span 
is approximately 5 years.  Continued fleet replacement is 
necessary and should be included in municipal financial 
planning. 

 Consider alternative fuel technologies when making planned 
fleet vehicle replacements 

 
Recycling Program Development 

 Expanded recycling programs should be considered, as rec-
ommended by the recycling coordinator, for tire collection 
program.  Tire collection would be handled through the ex-
isting public works/recycling center.   

 Consider streamlining and improving leaf recycling and col-
lection practices.  Alternative collection methods, including 
requiring bio-degradable leaf bags should be considered and 
are recommended by the recycling coordinator. 

 School recycling remains an ongoing effort in the borough. 
Areas for improvement include increased availability and 
convenience for source separation in classrooms, cafeterias, 
offices, sporting venues and general spaces. This should be 
considered for student/staff use and in foodservice areas. 

 Consider examining Main Street trash collection and recy-
cling practices and programs, receptacle improvements and 
signage, as this is an area of concern for the Public Works 
department. 

 
Recycling Education  

 The borough should consider, along with the Department of 
Public Works, implementing a recycling education program 
for both children and adults and increased recycling oppor-
tunity, ease and signage for adults. 

 
Residential Development 

 Each Application for residential development of three (3) or 
more dwelling units of multi-family housing must inclusion 
provisions for the collection, disposal and recycling of all 
materials designated by ordinance.  A single family unit or a 
unit within a two-family dwelling should provide a desig-
nated area with at least 12 square feet of floor area conven-
iently arranged and located as a holding area for a four-week 
accumulation of materials.  Such an area may be inside the 
building. 

 
Non-residential Development 

 Each application for a non-residential use must inclusion 
provisions for the collection, disposal and recycling of all 
materials designated by ordinance.  Each use should quan-
tify the amount of recyclable materials and should provide a 
designated area conveniently arranged and located as a hold-
ing area for a one-week accumulation of materials.  Such an 
area may be inside the building.   

 Such storage areas shall be designed for truck access pick-
up of materials. Such areas shall be suitable screened from 
view if located on the exterior of the building. 

Bignell Planning Consultants, Inc. 
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 SUSTAINABILITY ELEMENT  
(From the New Jersey Sustainable State Institute (NJSSI) & Sus-
tainable Jersey) 
 
Recent amendments to New Jersey's Municipal Land Use Law 
(MLUL), NJSA 40:55D 28(b)(16), have authorized the inclusion of 
a Green buildings and environmental sustainability plan element.  
The revision states: A municipal master plan may include: Green 
buildings and environmental sustainability plan element which 
shall provide for, encourage and promote the efficient use of natu-
ral resources and the installation and usage of renewal energy sys-
tems; consider the impact of buildings on the local, regional and 
global environment; allow ecosystems to function naturally; con-
serve and reuse water; treat storm-water onsite; and optimize cli-
mate conditions through site orientation and design.   
 
According to the NJSSI, The concept of sustainability is built on 
the understanding that the three systems that support humanity- our 
society, our economy, and the natural environment- are interde-
pendent.  We cannot address one system without impacting the 
other two areas, and the pursuit of a sustainable society occurs 
through recognition that we must factor these implications into all 
of our decisions in order to ensure we are able to meet future needs 
as well as current ones.  To sustain a high quality of life and to en-
sure that those conditions are preserved future generations we must 
recognize: 
 
The economic component of sustainability is about living today at 
a level of income and material comfort that our descendants will 
also be able to enjoy.  
 
The environmental component of sustainability is about main-
taining our natural resources and the quality of our environment so 
that future generations will reap the same benefits from them as we 
do.  
 
Social sustainability is about ensuring we have a culturally rich 
life, that we are a fundamentally fair and just society, and that we 
and our civic institutions can effectively work to solve our prob-
lems.   
 

 
The principal goal of this Sustainability Plan Element is to make 
sustainability inherent in Borough policies and regulations.  The 
sustainability of the municipality’s resources, including the built 
and natural environments, is dependent on the implementation of 
the goals, policies and strategies of this plan element.  
 
Through the adoption of this plan element, municipal residents may 

learn the components of sustainability and how planning for sus-
tainability advances the means for the environment, the economy 
and the community to become more sustainable.  Understanding the 
interdependence of the three elements of sustainability, this plan 
element seeks to reduce activities that encroach upon nature, meet 
human needs fairly and efficiently, and reduce dependence upon 
fossil fuels, underground metals, and minerals. 

Bignell Planning Consultants, Inc 
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 Sustainable Jersey 
One way to implement the 
goals of this plan element and 
to create a more sustainable 
community is participation in 
t h e  S u s t a i n a b l e  J e r -
sey certification program. Sus-
tainable Jersey is an initiative 
of the New Jersey State 
League of Municipalities’ 
Mayors’ Committee for a 
Green Future, the Municipal 
Land Use Center at The Col-
lege of New Jersey, The New 
Jersey Sustainable State Insti-
tute at Rutgers University, the NJ Department of 
Environmental Protection, the Rutgers Center for 
Green Building, the New Jersey Board of Public 
Utilities, and a coalition of NJ non-profits, state 
agencies, and experts in the field.  This is an in-
centive program for municipalities in New Jer-
sey that want to go green, save money, and take 
steps to sustain their quality of life over the long 
term.  Sustainable Jersey has a list of required 
and elective “actions” (see below) that munici-
palities can implement to receive the certifica-
tion. These actions address issues such as global 
climate change, pollution control, biodiversity, 
buying locally, community outreach, green build-
ing, and sustainable agriculture.  The process of 
participation in their certification program is de-
signed to make communities more sustainable.  
Sustainable Jersey provides municipalities that 
enter the program with a comprehensive package 
of tools, resources, guidance materials, training, 
and financial incentives, to support and re-
ward progress.  
 
The following list of actions from Sustainable 
Jersey are listed by category and are explained in 
more detail on the website: 

www.sustainablejersey.com:   
       
Community Partnership & 
Outreach  
Create Green Team   
Community Education and 
Outreach       
Energy Outreach and Incen-
tive Programs    
Organize a Community En-
ergy Outreach Program     
Purchasing Clean and Green 
Energy     
Efficient Home Heating and 
Cooling Subsidies     

Home Energy Audits and Upgrades     
ENERGY STAR Appliances and Products      
Refrigerator-Freezer Recycling      
  
School-based Energy Conservation Programs    
Education for Sustainability Programs      
Green Challenges & Community Programs      
Hold a Green Fair    
 
Diversity & Equity 
Diversity on Boards & Commissions      
Environmental Justice in Planning & Zoning     
Lead Education and Outreach Programs      
Lead-Safe Training Programs      
Cumulative Risk Assessment      
 
Energy Efficiency  
Energy Audits for Municipal Facilities     
Energy Audits for One Building    
Inventory and Audit All buildings    
  
High Efficiency Municipal Buildings     
High Performance Building Portfolio    
  
Greenhouse Gas 
Municipal Carbon Footprint  
Community Carbon Footprint      

Climate Action Plan     
Wind Ordinance       
 
Green Design Funding  
Green Building Policy/Resolution      
Green Building Training      
Design Commercial and Residential Buildings     
Green Building Scorecard    
Site Plan Green Design Standards       
Green Building Education    
  
Green Design Municipal Buildings    
New Construction    
Upgrade/Retrofit-Water Conservation   
Upgrade/Retrofit-Light Pollution     
Construction Waste Recycling    
  
Health and Wellness  
Building Healthier Communities      
Anti-Idling Education & Enforcement Program      
Safe Routes to School       
 
Land use & Transportation  
Sustainable Land Use Pledge  
Sustainability Master Plan Revision      
Complete Streets Program      
Municipal Planning and Zoning Self-Assessment      
 
Local Economies 
Buy Local Programs     
Support Local Businesses     
  
Green Business Recognition Program   
Green Jobs/Economic Development       
Food Funding Bronze  
Support Local Food     
Buy Fresh Buy Local Programs     
Farmers Markets     
Institutional Purchasing Program    
  
Natural Resources 
Environmental Commission       

Caring for Conservation Easements     
Easement Inventory and Outreach      
Easement Inspections and Evaluations      
  
Natural Resource Inventory 
Open Space Plans       
Natural Resource Protection Ordinances   
Habitat Conservation Ordinance    
Environmental Assessment Ordinance    
Tree Protection Ordinance     
Clustering Ordinance     
 
Tree & Woodlands Management   
Community Forestry Plan and Canopy Goal     
Tree Planting Programs     
Tree Maintenance Programs     
Tree Hazard and Health Assessment   
 
Water Conservation Education Program      
Water Conservation Ordinance  
 
Operations & Maintenance 
Green Purchasing Program    
Adopt a Green Purchasing Policy      
Recycled Paper    
Green Cleaning Products    
Green Maintenance Equipment and Materials     
Energy-Efficient Appliances or Equipment     
  
Grounds & Maintenance     
Integrated Pest Management    
Efficient Landscape Design     
Minimize Water Consumption       
Recycled Materials and Composting     
  
Green Fleets     
Fleet Inventory   
Driver Training    
Purchase Alternative Fuel Vehicle     
Vehicle Conversions    
Retrofit Diesel Vehicles     
Meet Target for Green Fleets    
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Adopt Behavioral Policies       
Sustainability Planning  
Community Asset Mapping      
Community Visioning      
Sustainable Community Plan    
Vision Statement and Goals     
Indicators and Targets     
  
Waste Management  
Recycling     
Recycling Depot     
Construction and Demolition Waste Recycling Ordinance    
Food Waste     
Carpet and Foam Padding     
Bulky Rigid Plastics  
Shrink Wrap    
Community Paper Shredding Day     
  
Waste Reduction     
Waste Audit of Municipal Buildings Schools     
Pay-As-You-Throw Program     
Grass - Cut It and Leave It Program    
Backyard Composting Program       
Materials Reuse Program     
EPA WasteWise Partner       
  
Innovative Demonstration Projects  
Solar       
Wind      
Geothermal        
Green Roofs       
Raingardens       
Other       
 
Animals in the Community 
Companion Animal Management Plan        
Pledge Supporting NJ Wildlife Action Plan       
Wildlife Interaction Plan       
Animals in the Community Education       
 
Green Buildings & LEED 

A nationwide movement has been observed over the last 5 years 
centering around Green Building and the Leadership in Energy 
and Environmental Design (LEED).  LEED is internationally rec-
ognized green building certification system.  Administered by the 
US Green Building Council, the LEED certification program has 
created a rating system to encourage and recognize environmen-
tally friendly construction.  The LEED process and rating system 
is a performance-based system which awards points to encourage 
the use of environmentally sustainable materials, designs, con-
struction practices and energy systems.   When a minimum 
amount of points are earned to satisfy several criteria in the rating 
system,  the USGBC will certify a building as a “green building.”   

The principal goal of this Green Building Plan Element is to 
strongly encourage participation in the LEED certification pro-
gram for all future buildings built, or rehabilitated in the borough.  
The Borough Council, should, through its future land use ordi-
nance revisions, encourage LEED participation in all future site 
plan, subdivision, and redevelopment/rehabilitation ordinances.  
This topic should be considered by the borough’s Environmental 
Commission and their recommendations directed to the Borough 
Council for appropriate action.   As this is an innovative area of 
planning, the borough should periodically refer to the US Green 
Building Council as the state of the art evolves. 
 
 

 
 
Sources for this section have 
come from: 
New Jersey Department of En-
vironmental Protection, Avail-
able: http://www.state.nj.us/
dep//dshw/recycling 
Middlesex County Solid Waste 
Management Plan (Revised 
through 2008) 
Middlesex County Recycling 
Plan (1994)   Middlesex County 
Improvement Authority,  Avail-
able: mciauth.com/
recycling_faqs.htm 
New Jersey Sustainable State 
Institute, Available: http://
policy.rutgers.edu/njssi/
about.asp 
Sustainable Jersey, Available: 
www.sustainablejersey.com 
United States Green Building 
Council, Availalble : 
www.usgbc.com, George Ly-
ons, Director of Public Works, 
and Donna Sotddard, Recycling 
Coordinator  
 Bignell Planning Consultants, Inc. 
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 Historic Pr eser va tion Element 
 

We regret much of  what we've built; we regret much of  what we've torn down. But 
we've never regretted preserving anything."  

--Daniel Sack 
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 HISTORIC PRESERVATION  
 
General Overview 
The National Historic Preservation Act of 1966, as amended in 
1980, has encouraged states and their component municipalities to 
assume active roles in historic preservation.   New Jersey’s Munici-
pal Land Use Law (N.J.S.A.   40:55D-1   et.   Seq.)   sets forth the 
standards, criteria and procedures by which municipalities may 
regulate the use of land including the designation and regulation of 
historic sites or districts. 
 
The New Jersey Register of Historic Places was set up by legisla-
tion (N.J.S.A.    13-1B-15.128) in 1970 with the intention to pre-
serve the State’s historic, architectural, archeological and cultural 
heritage.  The State Register mirrors the National Register and lists 
the buildings, districts, sites, structures and objects of national, 
state, and local significance. 
 
In January 1986, New Jersey adopted historic preservation enabling 
legislation.  These amendments to the Municipal Land Use Law 
(MLUL) allow for a “historic preservation plan” element of the 
Master Plan, a local ordinance and a commission officially estab-
lishing historic preservation planning as part of zoning.  By making 
historic preservation an element of the Master Plan, the concept of 
historic preservation is incorporated into the planning process.  Af-
ter July 1, 1994 all historic sites and districts designated in the 
zoning ordinance must be based on identification in the His-
toric Preservation Plan element.  The statute provides that the 
Zoning Ordinance may provide design criteria and guidelines.  
Therefore, the Historic Plan Element shall provide a realistic guide 
for the planning, development and expansion of historic and poten-
tially historic land uses and districts in the Borough of South River. 

 
Goals and Objectives 
The following goals and objectives are specific to the Historic Pres-
ervation Plan and represent the particular intentions of the Borough 
with regard to the preservation of historic sites and possible provi-
sion of historic districts so as to protect the public health, safety and 

general welfare of the present and future residents and citizens of 
the municipality.  These goals and objectives are as follows: 
 To preserve the historical, cultural and architectural integrity of 

any and all land uses or structures located within the Borough 
considered to have significant historical importance. 

 To nominate and have placed on the Federal or State Register as 
many places of historical significance deemed worth of such 
prestige. 

 To consider the establishment of historic district(s) in areas of 
the Borough considered historically significant and which could 
benefit from such a designation. 

 

Photo Credits: All photos this section: South River Historical Preservation Society, Inc. 
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 Places on the National and State Regis-
ters of Historic Places: 
 Camden and Amboy Railroad Main Line Historic District 

(ID#2970) 
 Camden and Amboy Railroad right-of-way 
 SHPO Opinion: 7/12/1991 
 
 Old School Baptist Church and Cemetery (ID#1940) 
 64-66 Main Street 
 NR: 1/7/1992 (NR Reference #: 91001926) 
 SR: 11/19/1991 
 
 St. Mary’s Church (ID#4206) 
 Corner of Jackson Street and Whitehead Avenue 
 NR: 12/10/2003 (NR Reference #: 03001276) 
 SR: 10/24/2003 
 
 Willett Elementary School (ID#1941) 
 Charles Street 
 SHPO Opinion: 12/21/1976 
 SHPO: 1/04/77, 2/08/78 
 

Criteria for Historic Consideration  
This Master Plan review provides a checklist of planning criteria 
for the evaluation of historic properties to be used as a possible ba-
sis for new or enhanced zoning standards to protect historic re-
sources in the Borough.  These criteria cover historic, architectural, 
setting, use and cost considerations. 
 
The following list is recommended as one step in the process: 
 
Historic Considerations 
Is the place or structure associated with: 
 The life or activities of a significant historic person or any ac-

tivities of significant importance to the Borough (i.e., military 
hero or famous battlefield) 

 A major group or organization of historic importance with the 
nation, state or local community 

 A major historic event (i.e., cultural, social, military, economic 

or political) 
 A major recurring event in the history of the nation, state, or 

local community (i.e., an annual celebration) 
 A past or continuing institution which has contributed substan-

tially to the history of the Borough (i.e., a prominent institution) 
 
Architectural Considerations 
Is the structure or building: 
 One of only a few of its age which remains in the Borough? 
 A unique example of a particular architectural style of period in 

the Borough 
 One of only a few good or remaining examples of a particular 

architectural style of period in the Borough 
 The work of a nationally famous architect or a notable work of 

a major local architect or master builder 
 An architectural curiosity or picturesque work of particular ar-

tistic merit 
 Showing evidence of original materials and/or workmanship 

which has significant historic value 
 Retaining the integrity of a historically significant original de-

sign 
 
Location and Setting Considerations 
Is the structure or building: 

 Generally visible and/or accessible to the public 
 An important element in the historical character of the Borough 

or a neighborhood of the Borough or could it be both 
 Contributing to the architectural continuity of any street in the 

Borough. 
 Located on its original site 
 Appropriate for historic preservation (i.e., trees, walls, fences, 

yards, gardens, etc.) 
 Subject to the encroachment of any detrimental influences 
 
Use Considerations 
Is the structure or building: 
 Threatened by demolition form any public or private action 
 Eligible to warrant consideration for its use as an exhibit or mu-

seum by having sufficient educational value 
 Able to be obtained for its original or present use 
 Adaptable to an appropriate reuse or activity without detriment 

to its architectural integrity 
 

Cost Considerations 
 Is the preservation or restoration required economically feasi-

ble? 
 Is the continued maintenance economically feasible once the 

preservation or restoration has been completed? 
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TABLE IX – 1:  SOUTH RIVER REGISTER OF HISTORIC PLACES 
  
EXISTING INVENTORY OF PLACES OF HISTORICAL IMPORTANCE AS IDENTIFIED BY THE SOUTH RIVER CULTURAL ARTS AND HERITAGE COMMISSION AND THE 
SOUTH RIVER HISTORIC PRESERVATION SOCIETY 
  

BLOCK: LOT: LOCATION: BLOCK: LOT: LOCATION: 
157 8 44 Main Street 155 1 35,41 Ferry Street 

161 8 Old Bridge Baptist Church-Main Street 154 1 21 Ferry Street 

151 2-1 South River Municipal Main Street 154 2 7,13 Ferry Street 

151 1 First National Bank-Main Street 154 3 1,3 Ferry Street 

157 3 John Whitehead Building-Main Street 154 7 15,17 Ferry Street 

147 25 South River Trust Company- 25 Main Street     Klauser’s Alley 

150 5 American House Hotel-Reid Street & Main Street 212 1-1 126 Old Bridge Turnpike 

157 8 30 Main Street 131 16 J. Van Ness House-OBT -New Brunswick Turnpike 

177 6 36 Main Street 167 1-A 238 Main Street 

157 6 44 Main Street 167 3 232 Main Street 

157 11 & 12 50, 56 Ferry Street 166 30 230 Main Street 

157 13 46 Ferry Street 166 8-1 226 Main Street 

158 2 Ferry Street & Jackson Street 166 7 224 Main Street 

158 3 8 Ferry Street 166 6 222 Main Street 

158 4 10 Ferry Street 166 5 190 Main Street 

158 5 12,14,16 Ferry Street 103 21 187 Main Street 

158 6 18,20 Ferry Street 103 14 Clark House -163 Main Street 

158 7 22, 24 Ferry Street 164 12 154 Main Street 

158 8 16 Mark Place 164 13 152 Main Street 

156 1 63,65 Ferry Street 169 14 150 Main Street 

156 2 63,63 Ferry Street 162 1-1 124 Main Street 

156 3 57,59 Ferry Street 103 3 German Presbyterian Church-Washington Street 

156 4 55 Ferry Street 163 4 70 Washington Street 

156 5 49 Ferry Street 321 11 S. Willet House-211 Whitehead Avenue 

156 6 45 Ferry Street 321 7 Holy Trinity Baptist Church-Whitehead Avenue 

156 7-1 43 Ferry Street 320 3 181 Whitehead Avenue 

155 8 33 Ferry Street 306 7 181 Whitehead Avenue 

155 7 25 Ferry Street - - Hermann Street 

155 6-1 27 Ferry Street 304 1-1 Hermann-Aukam Handkerchief Factory 
155 6-2 29,31 Ferry Street 302 8 Raritan River Hotel-107 Whitehead Avenue 
285 3 Orthodox Church of Sts. Peter & Paul 30 17 116 Prospect Street 
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 Places of Historical Importance 
A number of buildings and places within the Borough date back to 
the Colonial American period resulting from the community’s early 
days of settlement.  The Middlesex County Cultural and Heritage 
Commission (MCCHC) compiled an inventory of historic, cultural 
and architectural resources for the county between the years 1977 
and 1979.  The table to the left was created from data taken from 
the Middlesex County Cultural Heritage Commission (MCCHC) 
inventory and should be considered part of the Historic Preserva-
tion Plan for South River Borough.  None of those buildings, how-
ever, are officially listed on either the State or Federal Register of 
Historic Places, although the Willett School was previously nomi-
nated for the State Register by the MCCHC.  The Commission also 
published a supplemental inventory in 1985 which considered the 
properties previously surveyed for National Register eligibility.  
This supplemental survey identified five possible places eligible for 
the National Register. 
 
  The St. Peter and Paul Orthodox Church 
  The Hermann-Aukamm Handkerchief Factory & Housing 
  The Main Street District 
  The Jay Van Ness House 
  152 Main Street 
 

The original list of properties identified by the Cultural and Heri-
tage Commission are listed in this table and were made part of the 
Historic Plan Element of the 1997 Master Plan.  This Master Plan 
updates by reference, the “Register of Historic Places” as docu-
mented in the 1997 Master Plan.  This listing can be used as a guide 
for the Planning Board when considering future development in the 
Borough.  The Borough may also wish to consider adding the 
above properties and buildings for nomination on the State and Na-
tional Register. (See Table VIII –1.) 

Places of Historical Interest 
Table VIII-2 shows a list of the buildings, places in the Borough of 
South River which do not meet the criteria for historical considera-
tion but are of local historic interest.  The “known as” column was 
generated from an inventory taken by the Historic Preservation So-
ciety, Inc. 
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TABLE IX - 2 
  
BUILDINGS AND PLACES OF HISTORICAL INTEREST IDENTIFIED BY THE SOUTH RIVER HISTORIC PRESERVATION SOCIETY, INC  

NUMBER: STREET: KNOWN AS: NUMBER: STREET: KNOWN AS: 
DOWNTOWN COMMERCIAL RESIDENTIAL AREAS 

20-22 Main Street Union Hotel Main Street  from downtown to Hillside Ave. 
30 Main Street Ram’s Head Whitehead from Jackson to Elizabeth St. 
36 Main Street Italianate Building CHURCHES 

42-44 Main Street Krakowiak 30 Jackson Street St. Mary’s Church 
46 Main Street Beckers - Holmes Avenue St. Mary’s School 
50 Main Street - 22 Holmes Avenue St. Mary’s Convent 

52-54 Main Street Duchocks 76 Whitehead Ave Sts. Peter & Paul Russian 
Church 

56-58 Main Street White glazed brick 199-201 Whitehead Ave Burning Bush of God 
60 Main Street John Alexander bldg 20 William Street St. Stephens Church 
62 Main Street Ben Franklin 82 Main Street Conklin United Methodist 

64 Main Street White glazed brick 42 Thomas Street 1st Reformed Church 
64-66 Main Street SR Museum 76 Washington Union Baptist Church 

66 Main Street SR Pub SCHOOLS 
7 Main Street Laffin Chevrolet - Prospect Street Lincoln School 

9-11 Main Street Hotel Pershing - Charles Street Willet School 
19 Main Street Restaurant - Thomas Street Old High School 
25 Main Street SR Trust INDUSTRIAL 

41-43 Main Street Brick Building - Herman Street Silk Mill – Herman-Aukerman 
Factory 

  Main Street 1st National Bank 11 Russel (corner of Water)   
65 Main Street Stucco covered brick - Martin Avenue Lace Embroidery Works 
65 Ferry Street Grand Hotel CIVIC 
45 Ferry Street Polish Falcons - George Street George St Firehouse 
22 Ferry Street Ice Cream 330 Old Bridge Turnpike Serenity Spa 
18 Ferry Street Spitilari Furniture - Jackson Street Knights of Columbus 

43,1, 2, 60-62, 56 Ferry Street     
2,10, 12, 14 Ferry Street   

11 Jackson Street Willis Hall-Portuguese Fisher-
man 

15-17 Jackson Street   

23 Jackson Street Pawlowski Property 
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 Recommendations 
This Historic Preservation Plan Element recommends several initia-
tives which are focused upon maintaining and improving the 
places, structures and buildings of historical importance that are 
located throughout the Borough. 
 The Borough should make a concerted effort to place eligible 

historic sites for consideration on the State and National Regis-
ter of Historic Places.  An historic designation could result in 
federal or state funding to assist in the rehabilitation, restora-
tion, or preservation of any identified historic building or sit. 

 There are a concentration of historic sites along Main Street and 
Ferry Street in the Downtown Business District.  Land use plan-
ning and aesthetic objectives for this area must consistently fo-
cus upon the historic sensitivity of these buildings and places.  
The Borough should consider creating a Historic Preservation 
Designation for this district. 

 A majority of the historic sites identified in the Borough are lo-
cated on Main Street and Whitehead Avenue outside of the 
Downtown Business District.  The municipal review and ap-
proval process for the conversion, rehabilitation, redevelop-
ment, or additions/alterations to those structures must be sensi-
tive to their inherent historic and/or archaeological value with 
the goal of preserving and enhancing those values. 

 Sensitivity to the impacts of the historic and archaeological leg-
acy of the Borough should be a common objective throughout 
all of the elements of this Master Plan.  Therefore, the remain-
ing vestiges of the history of South River should be identified 
and integrated into the future land use planning considerations 
of the Borough. 

 Historic Preservation work should follow the U.S. Department 
of the Interior’s standards for rehabilitation. 

 

Sources for this element include:  
New Jersey Department of Environmental Protection - Historic 
Preservation Office  
South River Historical and Preservation Society Inc. 
South River Cultural Arts and Heritage Commission 
 Federation Planning Information Report, Historic Preservation 

Law, New Jersey Federation of Planning Officials, Vol. XX No. 
2., p. 217. 
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Home is not where you live but  where they understand you.   
       -Christian Morgenstern 

 
 
 

 

Housing Element 
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 COAH AND THE CHALLENGES OF 
PREPARING A HOUSING ELEMENT  
With the Mount Laurel I & II decisions, the Supreme Court of 
New Jersey has established the doctrine that all municipalities in 
the State have a constitutional obligation to provide a realistic 
opportunity for the construction of low and moderate-income 
housing.  In response, the New Jersey Legislature adopted the 
Fair Housing Act.  This act established the Council on Afford-
able Housing. (COAH) and administrative agency within the 
state government tasked with administering how municipalities 
should address their affordable housing need.  Since 1986 
COAH has promulgated three “rounds” of controversial and 
complex housing regulations.  Several dozen court rulings on the 
matter, most of them objecting to the regulations, have been de-
cided by the courts.  The result has produced an environment of 
conflicting policies, burdensome regulations and municipal offi-
cials frustrated with the confusing methods of calculating and 
satisfying local housing obligations. 
 
Despite the challenges to administering a court-mandated hous-
ing doctrine, the goal of proving affordable housing to all resi-
dents or the Borough is a noble one.  However, the high costs of 
housing within the region makes this a more difficult task.  Fur-
ther, since the median household income in this part of the coun-
try is among the highest in the nation and, since median incomes 
in the Borough historically lag behind the county average, many 
South River households may be surprisingly eligible for moder-
ate income housing.  
 
This Housing Element is intended to guide the orderly and effi-
cient implementation of the Borough’s housing  policies.   How-
ever, at the time this Master Plan is being created, the Governor 
and New Jersey Legislature are considering legislation to abolish 
the State’s Council on Affordable Housing.  Independent of any 
changes to the State’s affordable housing policies and institu-
tions, all municipalities are still subject to the other Legislative 
and Judicial mandates created by the Fair Housing Act and the 
Mount Laurel decisions.  This situation leaves the Borough of 
South River, and many other municipalities, in a difficult situa-

tion.  The Borough needs to create a housing policy to comply 
with COAH regulations at a time when that agency’s future is 
uncertain.   The following Housing Plan Element has been pre-
pared as an draft Housing Plan Element.  Should the Borough 
find it necessary to update this plan in the future, it can easily be 
revised to reconcile with changes in state policy. 
 

STATUTORY REQUIREMEN TS 
New Jersey's Fair Housing Act of 1985 and the Municipal Land 

Use Law (MLUL) require municipalities to adopt a housing ele-
ment that addresses the municipal present and prospective hous-
ing need, with particular attention to low and moderate income 
housing. A housing element shall contain at least the following: 
 
1. An inventory of the municipality's housing stock by age, con-
dition, purchase or rental value, occupancy characteristics and 
type including the number of units affordable to low and moder-
ate income households and substandard housing capable of being 



 

IX — 3    BIGNELL PLANNING CONSULTANTS, INC    

 rehabilitated; 
 
2. A projection of the municipality's housing stock, including the 
probable future construction of low and moderate income hous-
ing, for the next 10 years, taking into account, but not necessarily 
limited to, construction permits issued, approvals of applications 
for development and probable residential development of lands; 
 
3. An analysis of the municipality's demographic characteristics, 
including but not necessarily limited to, household size, income 
level and age; 
 
4. An analysis of the existing and probable future employment 
characteristics of the municipality; 
 
5. A determination of the municipality's present and prospective 
fair share for low and moderate income housing and its capacity 
to accommodate its present and prospective housing needs, in-
cluding its fair share for low and moderate income housing; and 
 
6. A consideration of the lands that are most appropriate for con-
struction of low and moderate income housing and of the exist-
ing structures most appropriate for conversion to, or rehabilita-
tion for, low and moderate income housing, including a consid-
eration of lands of developers who have expressed a commit-
ment to provide low and moderate income housing. 

 
Neighborhood character 
Like many older cities in the State, the Borough has a diverse 
housing stock.  The Borough provides a broad range of housing 
choices including detached single family residential homes, two-
family homes, duplexes, low rise garden apartment complexes, 
2-3-4-5 dwelling unit homes, manufactured housing and board-
ing houses.  The majority of land area is devoted to providing the 
most frequent and prolific housing type in the Borough: single 
family detached dwellings.  In fact, 68% of all dwelling units in 
the Borough are single family detached structures.  Additionally 
the Borough provides a wide range of housing options for resi-
dents of all incomes.  While approximately 70% of the units in 

the Borough are owner-occupied, the remaining 30% (about 
1,700 units) are renter occupied. 
 
The development patterns in South River vary by neighborhood.  
The south section of the Borough generally contains planned 
neighborhoods of medium density, homogenous single-family 
detached housing, where many of  the structures are less than 20 
years old. This area has experienced significant residential con-
struction since 1990.   Many parcels in this area provide 7,500 to 
10,000 sf of lot area.  Most neighborhoods in this area of the 
town contain post-WWII housing types arranged on grid patterns 
or curvilinear streets.  
 
The central portion of the Borough (generally between Main 
Street and Hillside/Kamm Avenues) contains neighborhoods of 
small, dense rectangular lots.  Most single parcels contain an av-
erage of 4,000 sf.  Many of these pre-WWII era housing were 
built as working-class row houses when the Borough was domi-
nated by manufacturing uses. These neighborhoods generally 
contain smaller, less expensive housing, intermingled with for-
mer commercial and manufacturing buildings, many of which 
have been converted to residential use.  These areas are charac-
terized by higher frequencies of 2-family and multi-family and 
mixed uses, sometimes all within a single building. as well as an 
aging housing stock.  This area also contains most of the Bor-
ough’s garden apartments, condominiums and multi-family 
apartment complexes.  This area is characterize by on-street 
parking problems since many of the existing dwellings were con-
structed  without adequate parking for a modern household.  
Streets in this area are arranged on a grid pattern, however the 
existing local and collector streets were never designed to pro-
vide high degrees of interconnectivity.  
 
The northern portion of the Borough contains predominantly sin-
gle family residential housing.  Many of these dwellings are on 
parcels comprised of one or more 40’-wide lots.  All streets are 
arranged in grid patterns, some of which are “diagonal” to other 
grid layouts. The area is almost completely built out.  Similar to 
neighborhoods in the central portion of the Borough these 
neighborhoods contain a scattering of 2-family and multi-family 

uses, as well as former industrial buildings converted into resi-
dential 1 or 2-family houses.  The northern residential neighbor-
hoods are neatly contained in an area south of the light industrial 
land uses in the northern portion of the Borough. 
 

Housing Goals 
The Borough of South River should continue to address the 
housing needs of its broad range of residents.  In doing so, the 
Borough should continue to address the housing issues within 
the Borough.  They include: 
 
 Providing adequate and affordable housing within the Bor-

ough.   
 Through land-use planning, provide a realistic opportunity 

for the creation of low and moderate income housing to sat-
isfy all legally imposed obligations under COAH and/or any 
of its successors. 

 Requiring all housing in the Borough to be safe and code-
compliant. 

 Reducing substandard housing through rehabilitation and/or 
redevelopment. 

 Ensuring housing units provide appropriate densities 
 Reduce overcrowded units through enforcement and other 

pro-active means. 
 Encouraging a variety of housing options attractive to house-

holds of varying types and income levels 
 Increasing/maintaining owner occupancy 
 Containing the spread of urban decay from dilapidated build-

ings to surrounding properties and neighborhoods 
 Reducing the pattern of illegal housing units and illegal con-

versions. 
 Synthesizing the demographic data found in the Community 

Profile Element so as to comprehensively plan for Borough’s 
future. (This element incorporates the findings and analysis 
found in that section.) 
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Draft Housing Element 
In an attempt to meet its affordable housing obligation under COAH, the Borough directed a hous-
ing consultant to prepare a Housing Element for the Master Plan.  The report was prepared and sub-
mitted to the Borough in November 2008.  Based upon the recommendations of the housing con-
sultant at that time, Bernard and Nebenzahl, LLC, the Borough has yet to formally adopt this report 
as the Housing Element of the Master Plan.  The intent of the delay was to prevent adoption of a 
housing plan that would be irreconcilable with upcoming changes in state housing policies and 
agencies.  This Master Plan incorporates that Draft Housing Element: Interim Report herein as the 
(draft) Housing Element of this Master Plan.  The document contains approximately 33 pages, plus 
appendices.  The document is available through the Borough Clerk’s Office.   The draft Housing 
Element contains the following analysis elements: 
 
 Analysis of Housing Stock  
 Units Affordable to Low and Moderate Income Households 
 Characteristics of Housing Stock 
 Projected Housing Stock  
 Demographic Characteristics  
 Household Size and Age Distribution  
 Income  
 Employment Characteristics  
 Education  
 Projection of Future Employment  
 Land as a Scarce Resource  
 Vacant Land Inventory and the Growth Share Adjustment  
 Compliance Options  
 Rehab Share  
 The Regulatory Framework for New Construction  
 Zoning and Fees  
 Regional Contribution Agreements  
 Redevelopment  
 Municipal Construction  
 Supportive and Special Needs Housing  
 Accessory Apartments  
 Market to Affordable Program  
 Assisted Living Units  
 Affordable Housing Partnership Program  
 Extension of Expiring Control 
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“Restore human legs  

as a means of  travel.   

Pedestrians rely on food for f uel  

and need no special  

parking facilities.”    
-Lewis Mumford 
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 CIRCULATION AND MOBILITY 
ELEMENT 
 
Overview 
This Circulation and Mobility Plan Element shall provide a real-
istic guide for the planning and development of a thorough and 
comprehensive traffic and circulation system in the Borough.  
This element summarizes existing traffic conditions, illustrates 
existing traffic circulation patterns, portrays the location and 
types of facilities supporting all modes of transportation, dis-
cusses planned traffic improvements and recommends additional 
traffic improvements beyond these planned by all the other gov-
ernmental agencies.   
 
The Existing Traffic and Circulation Element includes data on 
traffic volume, safety and congestion, transit activity, and classi-
fies the existing road network according to function and jurisdic-
tion.  Although there is relatively little land remaining in South 
River for new development or redevelopment, strategies are pre-
sented that can reduce unnecessary transportation demands and 
alleviate unwarranted traffic congestion. 
 
The Plan Element addresses the location and types of facilities 
for all modes of transportation required for the efficient move-
ment of people and goods into, about and through the Borough 
of South River.  The plan element takes into account the func-
tional highway classification system of the Federal Highway Ad-
ministration and the types, locations, conditions and availability 
of existing and proposed transportation facilities regarding all 
water, road and rail.  The plan element recognizes that most of 
the existing system of roadways will all likely remain in place 
for the next 50 years and will continue to experience high traffic 
volumes in select corridors.  The intent of this plan element 
should therefore be to examine and make recommendations to 
improve efficiency and access to the Borough’s transportation 
networks. 
 

Goals and Objectives 
The following goals and objectives are specific to the Circulation 
and Mobility Plan and represent the particular intentions of the 
Borough with regard to vehicular and pedestrian travel ways so 
as to protect the public health, safety and general welfare of all 
present and future residents and citizens of the municipality. 
These goals and objectives are as follows: 
 Provide improved inter- and intra-municipal traffic move-

ment. 
 Provide improved roadways for the safe and efficient move-

ment of vehicles. 
 Provide a safe and efficient circulation system for pedestrians 

and bicyclists. 
 Provide for a variety of modes of transportation, including 

vehicular, pedestrian, bicycling and mass transit. 
 Provide for an increased parking supply convenient to the 

downtown business area of the Borough. 
 Continue to review and evaluate strategies to reduce vehicle 

trips in the Borough in an effort to address the Clean Air Act 
and its subsequent amendments. 

 
Planned Improvements 
Inquiries were made to the New Jersey Department of Transpor-
tation (NJDOT), the Middlesex County Planning Board and the 
Borough Engineer to determine whether any improvements to 
the South River circulation system are planned by each respec-
tive government entity. 
 

State of New Jersey – Department of 
Transportation 
There are no planned roadway or transportation improvements 
for South River Borough identified under NJDOT’s 2009-2018 
Transportation Improvement Program. 
 

Middlesex County – Department of 
Transportation 
The Middlesex County Planning Department has issued a Mid-

dlesex County Comprehensive Transportation Study in 2003.  
That report and its successors are hereby incorporated herein to 
this Master Plan and are available from the Middlesex County 
Planning Department.  Since transportation networks are best 
viewed using a county, state and regional lens, and because of 
the relative size of the Borough, the County Transportation Plan 
becomes a very useful tool in preparing the Borough’s Mobility 
and Circulation Element.   The Middlesex County Planning De-
partment also provides and coordinates several transportation 
programs, activities and projects affecting the County including: 
 The federally funded Sub-regional Transportation Planning 

Program 
 Monitoring of Transportation projects and federal and State 

transportation programs 
 Transit ridership volumes on Middlesex County bus and rail-

road facilities 
 Traffic volumes and their trends 
 Review of transportation proposals required by the North Jer-

sey Transportation Planning Authority, and other State, re-
gional or local agencies 

 Processing of project modifications of the federally funded 
Transportation Improvement Program and the State funded 
Capital Transportation Program 

 Processing of Bus Stop and Bus Shelter requests affecting 
County Roads 

 Periodic update of the Middlesex County Transit Guide 
 Periodic update of the Middlesex County Bikeway Suitability 

Map 
 There are no planned roadway alterations for South River 

Borough identified under the current Middlesex County 
Capital Improvement Program.  In addition, the Middlesex 
County 2003 Comprehensive Transportation Study did not 
identify any corridor wide congestion problems, spot conges-
tion problems or deficient bridges being located in South 
River Borough. 

 

Borough Engineering Programs 
The Borough of South River formulates six-year Capital Im-
provement Programs which does not currently propose any ma-
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 jor capital roadway improvements.  Future Borough Capital Im-
provement Programs will rely on this municipal Master Plan and, 
in particular, this Circulation Plan Element to identify roadway 
and transportation improvement projects in need of funding.   
 

Recommended Improvements 
This Circulation Plan recommends a number of initiatives which 
are focused upon improving the circulation pattern and transpor-
tation safety of the travelling public.  The proposed recommen-
dations are based on the examination of data presented in previ-
ous sections of this Master Plan.  These recommendations are 
listed below and shown graphically on the combined Circulation 
Map and Proposed Circulation Plan. 
 The construction of the unimproved section of Oak Street be-

tween Bryan Street and Kamm Avenue to facilitate residen-
tial transportation movement in the south central portion of 
the Borough. 

 A traffic/parking study to identify and develop locations for 
additional municipal parking lots in the Downtown Business 
District.  These locations should be situated behind commer-
cial businesses on Main Street to be unobtrusive to the pub-
lic, but convenient and readily accessible to the local business 
patrons. 

 The vacation of certain municipal streets should be carried 
out to facilitate the expansion and improvement of certain 
municipal parks and public school facilities as described in 
detail in the Parks, Recreation and Open Space Plan Element. 

 A traffic engineering study of the geometry and design crite-
ria of Reid Street should be conducted to improve the hazard-
ous roadway bend between George Street and Stephen Street. 

 A traffic engineering study of the geometry and design crite-
ria of Prospect Street should be conducted to improve the 
hazardous roadway bend between William Street and Nelson 
Street. 

 Coordination of efforts with the Middlesex County Transpor-
tation Department should be pursued to improve and expand 
public mass transit opportunities by way of creating new and/
or revised bus routes and locating additional bus stops and 
related facilities, particularly along Main Street. 

 The development of the Vitatrail Bicycle and Pedestrian Way 
proposed near Grekoski Park, Whitehead Avenue, Kuberski 
Court and Samuel Drive. 

 The procurement of land along Whitehead Avenue, through 
acquisition or dedication, for adequate public right-of-way to 
facilitate the safe realignment of this collector road as pro-
posed in this Circulation Plan and required by the Middlesex 
County Engineering Department. 

 The requirement for appropriate pedestrian walkways to be 
incorporated within any new residential or commercial devel-
opment and to be linked to any existing or proposed munici-
pal bicycle or pedestrian way.  

 The previous Circulation Plan in the 1989 & 1997 Master 
Plan proposed that “the sharp S-Turn at the southern end of 
Whitehead Avenue be improved by enlarging the radius to 
provide for easier turning movements.”  Since Whitehead 
Avenue is under the jurisdiction of Middlesex County, the 
Borough is required by County policy to enter into an agree-
ment with the County whereby the municipality must first 
obtain the necessary right-of-way prior to the County making 
the necessary improvements.  The Borough of South River 
reaffirms its endorsement for this proposal and acknowledges 
the prescribed procedure for its implementation. 
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 Future Intersection Improvements 
The following intersections are potential candidates for modifi-
cation.   A traffic engineering study should be conducted to in-
vestigate the need for the provision of traffic control devices or 
the redesign of roadway geometry at identified problematic street 
intersections which have exhibited high frequencies of traffic ac-
cidents for several years. 
 
 These intersections are: 
 Prospect Street & Nelson Street 
 Main Street & Ferry Street 
 Prospect Street & William Street 
 Main Street & Water Street 
 Willett Avenue & Hillside Avenue 
 Main Street & Gordon Street 
 Willett Avenue & Johnson Place 
 Washington Street & Obert Street 
 

Roadway Access and Classification 
There are no major regional roadways that traverse through the 
Borough.  However, this circumstance does not preclude South 
River from having adequate regional access.  The Borough is di-
rectly impacted by State Route 18, located a short distance from 
the Borough’s western boundary.  This thoroughfare is a princi-
ple north-to-south arterial roadway serving central New Jersey 
that provides direct linkage to the New Jersey Turnpike which 
lies a mile to the north.  Access to Route 18 from South River is 
accomplished through the use of several county routes and local 
streets in nearby East Brunswick Township.  The Garden State 
Parkway and State Route 9 are located approximately five miles 
east of the Borough and are readily accessible via several county 
routes through the adjoining municipality of Sayreville. 
 
Roadways and streets are classified based upon the functions 
which they are expected to perform.  There is a functional hierar-
chy of roads and streets that directs the higher level of service 
with providing both interregional and inter-municipal travel, 
whereas the lower level of service roadways are regulated with 
providing intra-municipal and local travel.  The intermediate 

level of service roadways are generally inclined to collect and 
distribute traffic between the higher capacity thoroughfares and 
the lower capacity access roads.  The different functional classi-
fications of roadways as standardized by the New Jersey Depart-
ment of Transportation (N.J.D.O.T.) are described in Table X-1.  
 
There are three (3) basic classifications of roadways identified as 
serving the Borough:  Minor Arterial, Collector, and Local Ac-
cess.  The Borough further classifies the Collector Road designa-

tion into Major Collector, Minor Collector and Local Collector 
and had added the classifications Local Street and Private Street 
within the Local Access designation to distinguish between road-
ways maintained by the Borough and those maintained by the 
private sector.  There are no roadways located in the Borough 
identified as Freeways, Expressways or Principal Arterials.  The 
types of roadways serving the Borough are illustrated on the Cir-
culation Plan Map. 
 

Table X-1 : Functional Classification of Roads 
  

Roadway Class Typical Access Type Notes 

Freeway/Expressway 
  Limited or no access to abutting land uses. Access only from major streets, at inter-

changes (eg. Turnpike). 

Principal Arterials 
  

An Inter-regional road that conveys traffic be-
tween centers. 

Should be excluded from residential areas (eg. 
Route 18). 

Minor Arterials    
  

Collects and distributes traffic between lower-
order residential streets and arterials and ex-

pressways. 

Designed to promote free traffic flow;  there-
fore, parking should be prohibited and direct 
access to homes should be avoided.Should be 
designed so they cannot be used as shortcuts 
by non-neighborhood traffic (eg. Old Bridge 

Turnpike). 

Collectors 
  

Provides frontages for access to lots and carries 
traffic of adjoining residential access streets.  Is 

not intended to interconnect adjoining 
neighborhoods or subdivisions. 

Should not carry regional through traffic  
(eg. Whitehead Avenue). 

Local Access Roads 
  

Provides frontage for access to lots and carries 
traffic having destination or origin on the street 

itself. 
Carries least amount of traffic at lowest speed. 
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 Roadway Jurisdiction 
Roadways in New Jersey can be under the jurisdiction of either 
the federal, state, county, or local forms of government.  There 
are no roadways located in South River that are under the juris-
diction of the federal government or the New Jersey Department 
of Transportation.  There are, however, four roadways under the 
jurisdiction of Middlesex County. 
 
-Main Street (County 535) traverses east-to-west through the 
center of the Borough and is the prime thoroughfare through its 
downtown business district.  This roadway is classified as a Mi-
nor Arterial by the Borough with a recommended 66 foot right-
of-way width. 
-Old Bridge Turnpike (County Route 527) traverses north-to-
south along the Borough’s entire western border and serves as 
the municipal boundary between South River and East Bruns-
wick Township.  This roadway has been classified as a Major 
Collector by the Borough and a 49.5 foot right-of-way has been 
recommended. 
-County Route 677 traverses through the Borough form north to 
south and is principally located within the eastern portion of the 
municipality.  The route through the Borough follows Prospect 
Street to Reid Street across Main Street to Ferry Street and 
through Whitehead Avenue back into East Brunswick Township.  
This roadway is classified as a Major Collector and has an ex-
tremely variable right-of-way width throughout its length rang-
ing from 33’ wide on Reid Street to 80’ wide on parts of White-
head Avenue. 
-County Route 675 is comprised of the Causeway and Water 
Street terminating at Main Street.  The importance of this route 
diminished with the removal of the Old Causeway Bridge which 
continued the passage through the Borough of Sayreville along 
Jernee Mill Road.  This route remains under county jurisdiction.  
The Borough classifies this roadway as a local collector with an 
existing variable right-of-way width.  
The remaining roadways throughout the municipality fall under 
the jurisdiction of the Borough of South River.  These roadways, 
as identified by their functional classification, are illustrated on 
the Existing Circulation Plan Map and listed in Table X-2. 

Traffic Congestion 
Certain areas of the Borough experience some traffic congestion 
during the morning and afternoon peak rush hours.  Most of the 
traffic congestion occurs within South River’s downtown busi-

ness area and along other smaller commercial traffic corridors.  
Main Street serves as an inter-municipal county route that con-
veys traffic between town centers and is the center of the Bor-
ough’s economic activity, containing most of its commercial es-
tablishments.  Main Street provides direct access to on-street 

LEVELS OF SERVICE 
 
LEVEL OF SERVICE A represents free flow.  Individual users are virtually unaffected by the presence of others in the traffic stream.  Free-
dom to select desired speeds and to maneuver within the traffic stream is extremely high.  The general level of comfort and convenience pro-
vided to the motorist, passenger, or pedestrian is excellent. 
 
LEVEL OF SERVICE B is the range of stable flow, but the presence of other users in traffic stream begins to be noticeable.  Freedom to 
select desired speeds is relatively unaffected, but there is a slight decline in the freedom to maneuver within the traffic stream for LOS A.  The 
level of comfort and convenience provided is somewhat less than at LOS A because the presence of others in the traffic stream begins to af-
fect individual behavior. 
 
LEVEL OF SERVICE C is in the range of stable flow, but marks the beginning of the range of flow in which the operation of individual 
users becomes significantly affected by interactions with others in the traffic stream.  The selection of speed is now affected by the presence 
of others, and maneuvering within the traffic stream requires substantial vigilance on the part of the user.  The general level of comfort and 
convenience declines noticeably at this level. 
 
LEVEL OF SERVICE D represents high density, but stable flow.  Speed and freedom to maneuver are severely restricted, and the driver or 
pedestrian experiences a generally poor level of comfort and convenience.  Small increases in traffic flow will generally cause operational 
problems at this level. 
 
LEVEL OF SERVICE E represents operating conditions at or near the capacity level. All speeds are reduced to a low, but relatively uniform 
value.  Freedom to maneuver within the traffic stream is extremely difficult, and it is generally accomplished by forcing a vehicle or pedes-
trian to “give way” to accommodate such maneuvers.  Comfort and convenience levels are extremely poor, and driver or pedestrian frustra-
tion is generally high.  Operations at this level are usually unstable, because small increases in flow or minor delays within the traffic stream 
will cause breakdowns. 
 
LEVEL OF SERVICE F is used to define forced or broken-down flow.  This condition exists wherever the amount of traffic approaching a 
point exceeds the amount which can traverse the point.  Queues form behind such locations.  Operations within the queue are characterized by 
stop and go waves, and they are extremely unstable.  Vehicles may progress at reasonable speeds for several hundred feet or more, then be 
required to stop in a cyclic fashion.   
 
Source: Highway Capacity Manual, Special Report 209, Transportation Research Board, National Research Council, Washington, D.C. 
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 parking for the patrons of those commercial establishments, on-
street parking thereby slowing down the traffic volume.  The in-
tersection of Main Street with Reid Street also has an impact on 
traffic congestion as a result of a long cycle associated with the 
traffic signal located there.  Additional traffic congestion occurs 
to a lesser extent where Main Street and Prospect Street both in-
tersect separately with Old Bridge Turnpike and where Prospect 
Street, Reid Street and Thomas Street all converge.  The degree 
to which the roads and intersections are impacted by traffic con-
gestion is determined by the level of service assigned to each af-
fected roadway location.  A description of the levels of service 
classification system is given in the previous table.  . 
 
Alternative Modes of Mobility 
The Borough of South River offers alternative modes of trans-
portation to automotive travel relevant to bus transit, freight rail 
transportation, bicycle and marine transportation.  Pedestrian 
travel is served by the Borough’s sidewalk system serving the 
community’s pedestrian population. 
 
Bus Transit 
Local and regional bus transportation is provided by New Jersey 
Transit and Suburban Transit.  Local bus transportation is acces-
sible within South River and includes a designated point of trans-
fer on Main Street between Obert Street and Ferry Street.  Re-
gional bus transportation is not directly accessible within South 
River itself, but is readily accessible via the East Brunswick 
Transportation Center.  This facility is located at the corner of 
Tices Land and Old Bridge Turnpike which is adjacent to the 
municipal boundary at the north end of the Borough.  Regional 
bus transportation is considered readily accessible to South River 
residents.   
 
NJ Transit 
NJ Transit serves Old Bridge, East Brunswick and South River 
providing express service to New York via the New Jersey Turn-
pike.  This route originates in the Browntown Shopping Center 
and travels along County Route 516 to State Route 18 to the East 
Brunswick Transportation Center prior to embarking onto the 

Turnpike.  Routes originate in New Brunswick and provides ser-
vice to North Brunswick, North Brunswick Shopping Center, 
Milltown, East Brunswick, Brunswick Square Mall, South River, 
Rutgers University and St. Peters Hospital.  This route travels 
along Easton Avenue and a portion of Clifton Avenue to Route 
18 and along Route 18 into East Brunswick.   
Another route originate in New Brunswick and serves Rutgers 
University, East Brunswick, Mid-State Mall, Brunswick Square 
Mall, Old Bridge, Browntown Shopping Center, South River, 
Sayreville, South Amboy, Perth Amboy, Woodbridge and 
Woodbridge Center. 
 

Senior Citizen Bus Service 
The Borough provides a jitney bus pickup/drop-off service for 
the Borough senior citizen population to facilitate transportation 
for convenience trips to supermarkets, pharmacies, doctors/
offices, the Central Business District Area, senior center, etc. 

 
Rail Transit 
Freight rail transportation facilities exist in South River although 
passenger rail do not.  The Conrail-Raritan River Railroad main-
tains and operates the rail line in the Borough.  There are two 
passenger rail lines available to the residents of South River that 

are located some distance outside of the municipal boundaries.  
The N.J. Transit-North Jersey Coast Line lies east of South River 
with the closest available train station located in South Amboy.  
The N.J. Transit Northeast Corridor Line lies west of South 
River with the closest available train station located in New 
Brunswick.  Each station is accessible through regional bus 
transportation services. 
 
Bicycle Transit 
There are no officially designated bicycle paths that exist in 
South River although bicycles are a prevalent mode of transpor-
tation in the Borough, particularly for residents who do not drive 
automobiles.  Bicyclists currently utilize existing streets and 
sidewalks throughout the municipality. 
 
Marine Transportation 
There is a private marina located in the eastern portion of the 
Borough along the Raritan River that services small pleasure 
craft.  This facility has numerous boat slips and a boat storage 
yard.  Since the depth of the water is relatively shallow along 
this stretch of the river, boats requiring a deeper draft cannot be 
served by this marina. 

Table X-2 : Roadway Classification of South River Roads 
  
Minor Arterials: Main Street (Country Route 535)   County Route 527 (Old Bridge Turnpike) 

Major Collectors: County Route 677 (Prospect St., Reid St., Ferry St., Whitehead Ave.) 
 

Minor Collectors: 
  

Kamm Avenue, Moscow Avenue,  Willett Avenue (from Clayton Ct. South), Raritan Avenue (from Clayton 
Ct. North), Hillside Avenue,  Jackson Street, William Street, Brick Plant Road, North End Drive,  

Local Collectors: 
  

Burton Avenue, Thomas Street, Albourne Street, DeVoe Street, Johnson Place, David Street, First Street, 
Leonardine Avenue, Caroline Avenue, Prentice Avenue, Sheldon Avenue, Causeway Street, Water Street. 

Private Streets: North End Industrial Park Loop Road 

Local Streets: All other roads not indicated above. 
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“Apparently we love  

our own cell phones  

but hate  

everyone else’s”  
- Author Unknown 

Wir eless Communica tions  
Element 
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 Wireless Communication Priority Sites 
& Land Use Policy 
This Master Plan recommends the creation of a wireless communi-
cations ordinance as a portion of the Land Use ordinance of the 
Borough.  The purpose of the ordinance should be to establish sev-
eral desirable locations and policies for the continued and future 
location of wireless communications monopoles, antennas, and 
equipment structures throughout the Borough. 
 
The ordinance should identify several existing locations where 
monopoles or existing towers are located and encourage co-location 
at these sites.   The Borough should consider creating a priority sys-
tem by which specific locations would allow equipment as a per-
mitted use and which would require site plan review and approval.  
The ordinance should discourage construction of new monopoles 
and/or installation of new antennas except at locations where new 
poles are contemplated by the Master Plan. Setback requirements 
for all poles and antennas, as well as stealth, camouflage and 
screening requirements for all equipment should be established.  A 
minimum distance to residential, school and park uses should be 
established.  The ordinance should also require submission of a 
Borough-wide wireless communications plan from each applicant. 
 

Priority Locations 
The priority locations for new wireless communication antennas 
and facilities are shown on the map on the opposite page and are 
recommended to be: 
 
 The existing monopole at the eastern end of Causeway Street. 
 The existing tower in the public works yard on Ivan Way. 
 The existing municipal water tank at the corner of Appleby 

Avenue and 2nd Street.  
 The newly proposed municipal firehouse, which, although the 

final location has yet to be determined, is expected to be situ-
ated along the Main Street Corridor in the central portion of the 
Borough.  The purpose of this location should be the efficient 
co-location of commercial wireless carriers and municipal 
emergency communications.  

 The existing monopole within the North End Industrial Park 
near the intersection of Brick Plant Road and William Street.  
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 Introduction 
Pursuant to N.J.S.A. 40:55D-28d. of the Municipal Land Use 
Law, a Municipal Master Plan shall include a specific policy 
statement indicating the relationship of proposed development 
for the municipality as set forth in its Master Plan to: 
 
 The Master Plans of contiguous municipalities 
 The Master Plan of the County in which the municipality is 

located 
 The State Development and Redevelopment Plan 
 The District Solid Waste Management Plan of the county in 

which the municipality is located. 
  
This requirement seeks to insure that individual master plans and 
zoning ordinances are generally compatible with those of sur-
rounding communities and that individual municipalities view 
themselves within the context of regional planning issues. The 
South River Borough Master Plan has been designed to achieve a 
high degree of consistency and compatibility with the planning 
efforts of its adjoining communities, the County Planning Board 
and the State Planning Commission. 

 

Contiguous Municipalities 
The Borough of South River is surrounded by two (2) munici-
palities.  The Township of East Brunswick borders the Borough 
to the north, south and west, whereas the Borough of Sayreville 
borders South River to the east.  Both of these municipalities are 
located in Middlesex County.  The South River separates the 
Borough from Sayreville and the Old Bridge Turnpike delineates 
the common western boundary of the Borough with East Bruns-
wick Township.  No distinct features distinguish the northern or 
southern common boundaries between South River and its adja-
cent municipality, other than property lines. 
 

 

 

Southern Boundary 
The East Brunswick Township Master Plan provides for single-
family residential development on 15,000 SF lots land located 
adjacent to the southwest boundary of South River and provides 
for planned multi-family residential development on land located 
adjacent to the southeast boundary.  The South River Master 
Plan provides for compatible single-family residential develop-
ment on lots averaging between 7,500 SF and 15,000 SF for the 
southwestern areas of the Borough adjacent to East Brunswick.  
To the southeast, the South River Master Plan provides for pub-
lic land as comprised of the Borough’s Department of Public 
Works Complex, parkland and open space.  These uses are com-
patible with the established pattern of low density single-family 
residential dwellings in the adjacent section of East Brunswick 
Township. 

East Brunswick Township: Northern 
Boundary 
The East Brunswick Township Master Plan provides for indus-
trial and manufacturing types of uses on land located adjacent to 
the northern boundary of South River.  One of the most notable 
uses in the Township is the section of Edgeboro Landfill, just 
north of the municipal border.  The South River Master Plan pro-
vides for similar types of industrial development on large tracts 
of land for the area of the Borough adjacent to East Brunswick.   
The “Golden Triangle” development, bordering the Borough on 
Old Bridge Turnpike, is currently planned for mixed use devel-
opment consisting of 200-400 housing units, retail medium for-
mat shopping/strip malls and a “big box” shopping development.  
 

Western Boundary  
The East Brunswick Township Master Plan provides for High-
way Commercial uses on land located along Old Bridge Turn-
pike north of the Raritan River Railroad Line.  Interspersed 
among the Highway Commercial Land Use District are small 
areas designated for single-family residential development on 
lots less than 15,000sf.  This same type of residential develop-
ment is also designated for all land located along Old Bridge 
Turnpike south of the railroad line. 
 

The South River Master Plan provides for compatible commer-
cial use districts and single-family development on lands located 
along Old Bridge Turnpike adjacent to East Brunswick Town-
ship.  There are three small General-Commercial Land Use Dis-
tricts recommended to be located predominantly along the north-
western portion of the Borough in close proximity to the similar 
highway commercial districts designated by the East Brunswick 
Master Plan.  The single-family development recommendation in 
the South River Master Plan for the area along Old Bridge Turn-
pike in the southwestern portion of the Borough Provides for 
7,500sf to 10,000sf residential lots.  This is compatible with the 
adjacent residential type development as specified by the East 
Brunswick Master Plan. 
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 Sayreville Borough: Eastern Boundary 
The 1998/2004 Borough of Sayreville Master Plan provides for 
Waterfront Development along the South River to the north, com-
mercial development to the south and general business uses within 
a small area centrally located along Washington Avenue opposite 
the Sayreville-South River Bridge to the east.  The Waterfront De-
velopment District provides for waterfront oriented uses (ie., mari-
nas, restaurants,) on presently underutilized and undeveloped tracts 
of land.  The Special Economic Development Districts are intended 
to provide for industrial uses on large environmentally constrained 
tracts of land.  The General Business District provides for local 
commercial uses located along an intra-municipal traffic corridor. 
 
The South River Master Plan primarily provides for conservation 
and recreation areas for land located along the South River.  The 
Conservation and Recreation land use designation is compatible 
with all land areas located adjacent to it across the South River, 
particularly the Waterfront Development District.   
The South River Master Plan also provides for a Waterfront Rede-
velopment Areas located along the South River just south of the 
Sayreville-South River Bridge.  This land use designation provides 
for waterfront oriented commercial uses which are similar to, and 
compatible with, the general commercial district located across the 
river in Sayreville. 
 

Middlesex County Comprehensive 
Master Plan  
Middlesex County has several documents relating to county plan-
ning efforts.  The 2003 Middlesex County Open Space and Recrea-
tion Plan details the county’s open space and recreational facilities.  
Although no new county facilities are planned for the Borough, this 
Master Plan shares the County’s goals of identifying acquisition 
targets and improving recreational facilities.   The Middlesex 
County Bicycle and Pedestrian Plan aims to establish a network of 
bike and pedestrian access throughout the County.  Both that plan 
and this Master Plan encourage bicycle and pedestrian mobility.   
The Middlesex County Comprehensive Master Plan provided for 
seven (7) types of general land use categories for South River 
which consisted of Heavy Industrial, Light Industrial, Commercial, 
Urban, Suburban, Open Space and Vacant Lands.  The Heavy and 

Light Industrial land use designations coincide with the north end 
Industrial Park.  The commercial land use designation is consistent 
with similar development along Main Street and Whitehead Ave-
nue.  The Urban land use designation reflects the multi-family and 
higher density residential developments encompassing the local 
commercial districts.  The Suburban land use designation reflects 
the lower density residential developments located outside of the 
urban districts.  The Open Space land use designations are gener-
ally representative of the location of water bodies and environmen-
tally sensitive areas in the Borough.  The vacant land use designa-
tion is reflective of current and previous undeveloped tracts of land 
situated in the southeastern portion of the municipality. 
The Borough of South River is a relatively mature community and 
minimal development has occurred since 1979 in comparison to 
other surrounding communities.  Thus, the Middlesex County Land 
Use Plan for the year 2000 still maintains a high degree of applica-
bility to South River’s existing land use development patterns and 
subsequently portrays a high level of compatibility with the Bor-
ough’s existing and proposed Master Plans. 
 
Middlesex County Growth Manage-
ment Strategy  
The Middlesex County Master Plan Management Strategy case 
studies.  In January of 1995, Phase II of the Growth Management 
Study had been prepared which focused on four case study areas 
within the county.  The Borough of South River and parts thereof, 
were recognized and evaluated from a land development perspec-
tive within the Route 18 Case Study Area. The Growth Manage-
ment Strategy update specifically identified the North End Indus-
trial Park and South River’s Downtown Business District along 
Main Street as two key areas for study. 
 
North End Industrial Park 
The North End Industrial Park, consisting of several Frank A. 
Greek & Sons properties, was considered to have a positive interre-
lationship with Route 18.  Traffic into and out of this industrial de-
velopment is principally correlated with Route 18 via Edgeboro 
Road for direct accessibility via Old Bridge Turnpike (County 
Route 527) and its secondary roadways.  The Growth Management 
Strategy, therefore, recognizes the need for roadway and infrastruc-

ture improvements to adequately support this activity. 
 
Main Street Business District 
The Downtown Business District of South River was identified as 
having a negative inter-relationship with Route 18 in that the 
through traffic bound for this major arterial highway congests Main 
Street during peak periods and the competing commercial develop-
ment located along Route 18 draws business away from South 
River’s downtown retail development.  Thus, the County Growth 
Management Plan states: “The Central Business District has mar-
ginal viability.  Shoppers tend to gravitate toward Route 18, and the 
considerable amount of traffic using the Sayreville-South River 
Bridge does not typically stop for shopping because of a lack of 
parking, diversified shopping, and popular retail outlets.  Hence, 
most patronage is local.  In the face of uncertain profits, both land-
lords and tenants are reluctant to make major investments to reno-
vate and restore the commercial district. 
In the future, the business district should be restructured to be com-
petitive with businesses on Route 18.  The best approach to accom-
plishing this would be to avoid direct competition with the types of 
business established on Route 18 and instead favor alternative 
shopping.  Ultimately, South River’s businesses may consist chiefly 
of small shops carrying specialty items located in a downtown care-
fully preserved or remodeled as the kind of traditional small town 
center which South River has been in the past. 
 

Middlesex County Solid Waste Man-
agement Plan 
The Solid Waste Management Act designated every County in the 
State as a solid waste management district, and requires each dis-
trict to prepare a Solid Waste Management Plan.  The Middlesex 
County Planning Department is responsible for preparing the Mid-
dlesex County Solid Waste Management Plan.  The County 
adopted a Solid Waste Management Plan in 2008.  The Borough of 
South River is in compliance with the Middlesex County Solid 
Waste Management Plan.  The Borough participates in the recy-
cling of solid waste, including newspaper, cardboard, glass, alumi-
num, tin, white goods, office paper, waste oil, and grass and leaves.   
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 New Jersey State Development and Re-
development Plan 
The State Plan provides a vision for the future that will preserve 
and enhance the quality of life for all residents of New Jersey. The 
State Plan is the result of a cross-acceptance process that included 
thousands of New Jersey citizens in hundreds of public forums, dis-
cussing all of the major aspects of the plan - its goals, strategies, 
policies and application. This process ensures that the plan belongs 
to the citizens of New Jersey, whose hopes and visions have shaped 
it. The purpose of the State Plan is to: 
 
Coordinate planning activities and establish Statewide planning 
objectives in the following areas: land use, housing, economic de-
velopment, transportation, natural resource conservation, agricul-
ture and farmland retention, recreation, urban and suburban rede-
velopment, historic preservation, public facilities and services, and 
intergovernmental coordination. 

 

Planning Areas 
The State Development and Redevelopment Plan provides a bal-
ance between growth and conservation by designating planning ar-
eas that share common conditions with regard to development and 
environmental features: 
 
 Areas for Growth: Metropolitan Planning areas (Planning Area 

1), Suburban Planning Areas (Planning Area 2) and Designated 
Centers in any planning area. 

 
 Areas for Limited Growth: Fringe Planning Areas (Planning 

Area 3), Rural Planning Areas (Planning Area 4), and  
 
 Areas for Conservation: Fringe Planning Area (Planning Area 

3), Rural Planning Areas (Planning Area 4), and Environmen-
tally Sensitive Planning Areas (Planning Area 5).  

 
 Environmentally Sensitive Planning Areas (Planning Area 5). In 

these planning areas, planning should promote a balance of con-
servation and limited growth—environmental constraints affect 
development and preservation is encouraged in large contiguous 
tracts. 

 
All buildable land in the borough of South River is located in 
Planning Area 1: Metropolitan Planning Area.  This MPA in-
cludes many developed urban areas throughout the state and has 
strong ties to major metropolitan centers. Most of the communities 
in Planning Area 1 are fully developed or almost fully developed 
with little or no vacant land available for more development.  
Therefore, much of the change in Planning Area 1 will occur in the 
form of re-development and infill development.  South River’s des-
ignation as a Metropolitan Planning Area in the State Plan is not 
expected to change. 
 

State Plan Policy Map 
The State Plan Policy Map reflects these planning polices 
graphically. Therefore, the State Plan Policy Map serves as the 
underlying land use-planning and management framework that 
directs funding, infrastructure improvements, and preservation 
for programs throughout New Jersey. Simply stated the State De-

velopment and Redevelopment Plan with the State Plan Policy 
Map is a dynamic vision of New Jersey's development and con-
servation patterns. With that in mind, the State Planning Com-
mission incorporates new data from state agencies, counties and 
municipalities on an ongoing basis. 
 

Goals of State Planning 
The State Plan concentrates on three fundamental issues: 
 
 Where are the most appropriate locations where future develop-

ment and redevelopment should be encouraged, and conversely 
where are the locations where future growth and development 
should be discouraged? 

 
 What should be the nature of the future development and rede-

velopment that should be encouraged in those appropriate loca-
tions and how might the locations where development and rede-
velopment should be discouraged be protected? 

 
 How should the numerous participants engaged in the planning 

process, organize themselves to effectively devise and employ 
the State Plan to guide development decisions and the imple-
mentation of those decisions? 

 
Addressing these three fundamental issues and providing the guid-
ance necessary to arrive at the answers is central to the purpose of 
the State Plan. While other important issues inevitably arise in the 
course of attempting to address these issues, these three issues are 
the fundamental ones that the State Plan attempts to address. 
 
Since the development of the Middlesex County Master Plan in 
1979, a regional planning approach has come to the forefront of 
land use planning and development in the State of New Jersey.  The 
New Jersey State Planning Act, promulgated on January 2, 1986, 
set the stage for the preparation of the New Jersey State Develop-
ment and Redevelopment Plan (State Plan).  Subsequent to a 
lengthy preparation process, the State Plan was adopted on June 12, 
1992 by the New Jersey State Planning Commission. 
 
The State Plan sets forth statewide policies to guide development 
and redevelopment in New Jersey.  In order to implement these 

Map I-1   South River in Middlesex County 
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 policies, the State Plan developed a Resource Planning and Man-
agement Structure, which integrates two planning concepts – State 
Plan Centers and Planning Areas.  Centers are “central places” 
within planning areas where growth should either be attracted or 
not attracted, depending upon the unique character and growth op-
portunities of each Center.  There are five types of Centers:  
 

 Urban Centers 
 Towns 
 Regional Centers 
 Villages 
 Hamlets                                   (Continued on next page) 
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 Planning areas are large masses of land that share certain charac-
teristics which suggest that growth must be guided to certain lo-
cations and land use patterns within the Planning area to take ad-
vantage of, or to protect, the characteristics of the Planning area.  
Planning areas have two components; centers and environs.  The 
six categories of Planning Areas are as follows: 
 

 PA1 Metropolitan Planning Area 
 PA2 Suburban Planning Area 
 PA3 Fringe Planning Area 
 PA4 Rural Planning Area 
 PA4B Rural/Environmentally Sensitive Planning Areas 
 PA5 Environmentally Sensitive Planning Areas 

 
The State Plan designates South River as being a Town with a 
core area identification (ie., having a downtown).  According to 
the State Plan, the Borough is located in the PA1 Metropolitan 
Planning Area.  The PA1 designation reflects the enormous 
amount of public and private sector investments in the building 
and maintaining of a wide range of facilities and services to sup-
port these such communities.  As described in the State Plan, 
communities in a PA1 Planning Area, such as South River, are 
almost fully developed with little vacant land available for new 
development.  New growth will take the form of redevelopment, 
as anticipated in South River. 
 
The policy objectives for the PA1 Planning Area are instilled in 
the South River Master Plan as follows: 
 
LAND USE: Guide new development and redevelopment to en-
sure efficient and beneficial utilization of scarce land while capi-
talizing on the inherent public facility and service efficiencies of 
the concentrated development patterns. 
 
HOUSING: Preserve the existing housing stock through mainte-
nance and rehabilitation and provide a variety of housing choices 
through development and redevelopment. 
 
ECONOMIC DEVELOPMENT:  Promote economic develop-
ment by encouraging redevelopment efforts such as infill and 

land assembly, public/private partnerships and infrastructure im-
provements. 
 
TRANSPORTATION: Capitalize on the high density settlement 
patterns that encourage the use of public transit systems and al-
ternative modes of transportation to improve travel among major 
population centers, employment centers and transportation termi-
nals. 
 
NATURAL RESOURCE CONSERVATION:  Reclaim environ-
mentally damaged sites and mitigate future negative impacts, 
particular waterfronts, scenic vistas, any remaining wildlife habi-
tats and Critical Environmental/Historic sites.  Give special em-
phasis to addressing air quality concerns; and provide open space 
and recreation amenities. 
 
RECREATION: Provide maximum recreational opportunities by 
concentrating on the maintenance and rehabilitation of existing 
parks and open space while expanding the system through rede-
velopment and reclamation projects. 
 
HISTORIC PRESERVATION: Integrate historic preservation 
with redevelopment efforts in a way that will not compromise 
either the historic resource or the area’s need to redevelop. 
 
PUBLIC FACILITES AND SERVICES: Complete, repair or re-
place existing infrastructure systems to eliminate deficiencies 
and enable future development and redevelopment efforts. 
 
INTERGOVERNMENTAL COORDINATION: Provide for the 
regionalization of as many public services as feasible and eco-
nomical.  Coordinate the efforts of State, county and municipal 
governmental to ensure sound redevelopment by encouraging 
private sector investment and providing supportive government 
regulations, innovative tax policies and other governmental poli-
cies and programs. 
 

 
 


