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Proposed Minor Map Amendment 
The State Planning Commission has decided to initiate a minor map amendment to resolve a divergence with the 
Planning Area and Center boundary in Galloway Township, Atlantic County. This change is based on new 
information related to environmentally sensitive features in the area and the impacts of the permit extension act.   
The map amendment would result in an 18 acre portion of Block 951, Lot 1.01 to be changed from a Planning 
Area (PA) 5 to a Planning Area 2 and amending the boundary of the designated Town Center to align with 
the updated Planning Area 2 boundary.  Exhibit A provides a general view of the center and Exhibit B is a more 
detailed view of Block 951, Lot 1.01, including proposed changes.  
 
Public notice of the hearing concerning the proposed map amendment is being provided pursuant to N.J.A.C. 5:85-
1.7(b). 
 
Background 
On December 5, 2001 the State Planning Commission established Town Center in Galloway including the 
Wrangleboro Estates Town Center. The 2001 report indicated the following: Most of the future residential 
development of the Township will occur in the Smithville and Wrangleboro Estates PUDs, which have approved 
general development plans. The Wrangleboro Estates PUD was approved in the 1980s as a collection of residential 
neighborhoods between Pitney Road and the Garden State Parkway which is almost completely built out. It contains 
a variety of housing types and forms, ranging from single family detached to multi-family terraces. Although the 
center has a small 15,000 square foot strip shopping center in the middle of the community at Collins and 
Wrangleboro Roads, most of the center’s non-residential activity occurs along Jimmie Leeds Road. Wrangleboro 
Estates also contains two of the elementary schools of the Township and the regional high school. The center 
petition and the master plan identify the need to develop a larger non-residential core at the intersection of Collins 
and Wrangleboro Roads. 
 
The Town Center was delineated using existing roads, freshwater wetland boundaries, lot lines of properties 
associated with the Wrangleboro Estates Planned Unit Development, consistent with the master plan of the 
Township. Atlantic County staff has confirmed that the entire Town Center is within the sewer service area proposed 
in the Atlantic County Water Quality Management Plan. 
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Table 2A: Wrangleboro Estates Town Center Criteria Profiles (source: 2001Township petition) 

 
Justification for Consideration  
 
The State Planning Rules at N.J.A.C. 5:85-8.3allow the State Planning Commission to initiate amendments to the 
State Plan Policy Map based on new information related to the goals, strategies, and policies and delineation criteria 
of the State Plan provided that the new information alters the assumptions that were the basis for adopting the State 
Plan Policy Map for a particular area or areas. The State Planning Commission has determined that it should initiate 
a map amendment to the State Plan Policy Map in relation to the matter described above and this document is 
intended to serve as the justification to be prepared and distributed to appropriate municipalities, counties, State 
agencies and regional entities.   
 
The Wrangleboro Estates Town Center is comprised of Planning Areas 2, 4 and 5. The portions of the center 
associated with the underlying Planning Area 2 and 4 were extended by the Permit Extension Act, N.J.S.A. 40:55D-
136.1 et seq. The expired sections were mapped as Planning Area 5 because previous geographic data indicated the 
presence of wetlands. DEP has issued a Letter of Interpretation (LOI) verifying the absence of wetlands in the area in 
question. This LOI is attached as Exhibit C. In addition, DEP’s Landscape 3.0 indicates that the area is not in a 
riparian zone, an area with threatened or endangered species habitat, or an area with natural heritage priority sites1

. 
 
In addition, the following information was considered by staff prior to making this recommendation:  

1. Pursuant to Coastal Zone Management (CMZ) rules, any map amendment needs to be independently 
evaluated and found by the DEP to be consistent with the goals of the Coastal Area Management Program, 
the CMZ rules and CAFRA 

2. The Municipality and County have been made aware of this proposed amendment and have reported that the 
amendment would be consistent with the Municipal Master Plan and the Proposed County Wastewater 
Management Plan, pending DEP approval  

3. The Pinelands Commission has verified that the property in question is located outside the Pinelands 
National Reserve. Therefore, the Pinelands Commission has no oversight or advisory role.   

4. The change is based on new; technical information that alters the underlying assumptions used to make the 
original Planning Area determination.  

 
Exhibit A – Area Map  
Exhibit B – Property Map  
Exhibit C – Wetlands LOI  

                                                 
1 Natural Heritage Priority Sites are critically important areas to conserve New Jersey’s biological diversity, with emphasis on rare 
plant species and ecological communities.  DEP’s Office of Natural Lands Management maintains the database and maps polygons of 
these sites.  
 

Wrangleboro Estates Guidelines 2000 2010
Area (Sq. miles) <2 3.6 3.6
Population 1,000-10,000 7,811 8,678
Gross Population Density (Pop./sq. mile) > 5,000 2,170 2,411
Housing 500-4,000 2,893 3,214
Gross Housing Density (DU/Acre) >3 1.26 1.40
Employment 500 to 10,000 723 2,250
Jobs: Dwelling Unit Ratio 1.1-4:1 0.2:1 0.7:1
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