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Municipal Plan Endorsement Guidelines

Introduction
New Jersey’s State Planning Act (N.J.S.A. 52:18A-196 et seq.) recognized that although land use decision making has been delegated to the local municipalities by the New Jersey Constitution and Legislature, the municipalities are often not supported by coordinated state and county planning and public investments.  Similarly, local plans of neighboring municipalities often conflict leading to inefficient use of the State’s already limited resources.  The Legislature found that the public purposes of maximizing economic prosperity while protecting natural resources, providing adequate and diverse housing, and redeveloping cities required coordinated state action.
To that end, in 1985, the Legislature created the State Planning Commission, a public body made up of state agencies, county and municipal officials, and public members.  The Commission is mandated to create and implement a statewide plan in order to "conserve its natural resources, revitalize its urban centers, protect the quality of its environment, and provide needed housing and adequate public services at a reasonable cost while promoting beneficial economic growth, development and renewal."

In 1992, the State Planning Commission adopted the State Development and Redevelopment Plan (State Plan).  The State Plan serves as a guide to where and when available state funds should be expended to achieve the goals of the State Planning Act.  The intent of the State Plan is to guide growth to areas capable of sustaining that growth.  By guiding growth to these areas, New Jersey is expected to save hundreds of millions of tax dollars in infrastructure and operating costs, protect tens of thousands of acres of critical natural, historic and cultural resources, and continue the viability of the agricultural industry.  
The State Plan is different from functional state agency plans and municipal and county master plans.  It is not a regulation but a policy guide for state, regional and local agencies to use when they exercise their delegated authority regarding planning, infrastructure investments, and other public actions and initiatives that affect and support economic growth and development in the State. 
Municipal Plan Endorsement is a voluntary review process designed to assess the quality and coordination of state and municipal planning efforts and, if necessary, to assist with an update of the local master plan and planning implementation strategies that achieve the goals, policies and strategies of the State Plan.  The endorsement process expands upon the Municipal Land Use Law (MLUL) targeting the master plan elements that are within the jurisdiction and authority of the municipalities.  It is through this process that local, county and State governments may together develop coordinated capital investment and planning decision-making mechanisms that are consistent with the State Plan and with each other.
The State Planning Commission has decided to overhaul the Plan Endorsement process to focus on where and how new development should be accommodated.  The improved endorsement process takes a capacity based planning approach.  Plan endorsement seeks to encourage development in locations that have the resources to accommodate long term growth utilizing present or anticipated public services and facilities, and discourage development where it may impair or destroy natural resources.  The amendments are also intended to make the plan endorsement process more reliable, predictable and transparent.  It has removed the judgment inherent in the prior process, and allows for cooperation and coordination.  Ultimately, the Commission intended through these amendments to build upon the successes of more than seventy-five years of statewide planning, and achieve better cooperation and coordination among and between all levels of government to plan for a more sustainable future. 

The Plan Endorsement Guidelines set forth the standards by which a petition will be evaluated for consistency with the State Plan.  It focuses on creating a plan and implementation mechanisms appropriate to the individual circumstances of each municipality.  The Guidelines provide a user-friendly process that can be readily applied in all communities of various types, sizes and characteristics. 
Technical assistance is provided to municipalities throughout the endorsement process by the Office of Smart Growth and the relevant State and regional agencies, including the Departments of Agriculture, Transportation, Environmental Protection, Education, Community Affairs, Commerce and Economic Growth Commission, and agencies Housing Mortgage Finance Agency (HMFA), Coalition on Affordable Housing (COAH), New Jersey Transit, Schools Construction Corporation (SCC), Board of Public Utilities (BPU), New Jersey Historic Trust, Pinelands Commission, Meadowlands Commission, and the Highlands Council.  Additional state agencies are available to assist with the endorsement process as necessary.  
Finally, the Commission, with the cooperation of the other state agencies, has linked state laws, regulations and programs to the State Plan and the Plan Endorsement process so that communities that undertake this comprehensive planning effort receive the coordinated financial and technical support from the State.
Plan Endorsement Advisory Committee (Optional).

OSG recommends appointment of a plan endorsement advisory committee to guide the plan endorsement process for your community.  The committee members should be representative of the community at large and include knowledgeable persons on a variety of relevant topics.  Success depends on involving a good mix of people and organizations to put together and implement your plan.  Important areas of expertise include:  technical, leadership, communication, education, political, and public policy.  Members should include a representative from the local governing body, the planning board, the board of adjustment, the business administrator, town or staff planners, the budget committee, the Board of Education, the sewerage authority, the Environmental and Historic Preservation Commissions, and several public members representing diverse interests, such as social, economic, housing, environmental, and agricultural.  The size of the committee should be considered.  The larger the committee, the more difficult it is to manage. 

The committee should take the lead on the initial assessment – conduct the community inventory, facilitate the build out analysis, and prepare the draft community vision statement for consideration by the local governing body.  It can also act as liaison with the State and county officials to ensure open and clear dialogue.   It can negotiate an action plan with OSG, facilitate completion of action plan items, and eventually provide the governing body with a petition for endorsement to the SPC.
Stage One:  Initial Assessment
The first stage of plan endorsement is the Initial Assessment to be performed by the municipality with assistance from OSG and the State agencies.  The Initial Assessment consists of three activities:  
1) Community inventory; 
2) Build-out analysis based on trend; and 
3) Community Visioning.  
The initial assessment activities are intended to assist the municipality in answering three questions:  Where are we now? Where are we going? and Where do we want to be?  The time for completion of each of the three activities is solely within the control of the municipality.  OSG and the State agencies are available to assist with the initial assessment.  

A.  Community Inventory.
The community inventory answers the question – where are we now?  It is the first activity of any planning process.  It is an inventory of the key characteristics of the areas population, housing and economic conditions, public facilities and services, transportation, and natural, cultural and recreational resources.  The purpose of the community inventory is to identify the community’s existing conditions to help the community better understand its assets and challenges.  It is a working document from which broad trends, rather than high level of detail, can be gleaned.  The idea behind the inventory is to identify in a report the most important demographic and socio/economic trends facing the community, as well as the natural, historical and cultural resources in greatest need of protection.  These findings shall then be used to conduct a build-out analysis and to promote discussion during the community visioning sessions about the major trends and issues facing the community now and in the future.  As part of the long-range planning process, the community inventory also serves to create a benchmark from which to measure future progress.
The inventory has to provide enough information to describe the community accurately.  All assessments at a minimum shall identify population, employment and household projections, housing and economic conditions, agricultural lands, and natural, historic and recreational resources.  The data shall be organized using the Community Survey and Community inventory Worksheet located at ----.
OSG recommends that the Plan Endorsement Advisory Committee, if available, should be designated to take the lead on conducting the community inventory.  Broad community participation will help ensure that the information collected is complete and accurate.  The committee should elicit help from local experts – teachers, college professors, state and local scientists, engineers, planners, and others knowledgeable about your community’s cultural, social and natural resources.  Tap the talents of high school and college students; speak to agricultural organizations, environmental and conservation groups, state, county and local elected officials, chambers of commerce, women’s groups, senior citizens, religious leaders, retired persons, civic organizations, landowners and business people.  Organize the stakeholders into teams and include effective leaders for each of those teams.  Remember to keep the public informed of your progress through effective outreach tools such as the local newspaper, community events, and the official municipal website.
B.  Build-out Analysis.
The Build-out Analysis answers the question – Where are we going?  Now that you know where you are, the second activity of the initial assessment is to determine where you are going if current trends and activities continue.  A municipality is asked to predict the future by completing a simple build out analysis based on trend.  The baseline information shall be used to predict what the community will look like in the next five, ten, fifteen, and twenty years if nothing is done to change the current trends.

A petitioning municipality shall conduct the simple build-out analysis to create a probable scenario.  The probable scenario may then be used to influence your community to seek a more sustainable future.  The build-out analysis uses the zoning categories of the zoning ordinance to predict how many houses and businesses could be built, where they will be located, and where open space and farmland will be preserved.  This allows community members to visualize their future if nothing is done to intervene; to determine whether the community can sustain current patterns of land development, population change, natural resource consumption, and commercial and industrial activities.
The build-out analysis is a two phase process that involves mapping and quantitative estimates.  Instructions are provided at Appendix --- to assist communities with the build out analysis.   The results of the build-out shall be determined by the land constraints that have been identified in the community inventory and by the zoning parameters that have been taken from current zoning regulations.  When you conduct the build-out analysis, consider the community’s history of granting variances to the zoning ordinance.  If variances are common, then predictions are less accurate.  
The build-out is strictly a trend analysis to quickly determine the development potential in the petitioning community. A more detailed build-out analysis based on plan may be required as an Action Plan item.
C.  Community Visioning
Community Visioning answers the question – Where do we want to be?  A petitioning municipality is required to conduct community visioning and adopt a final Vision Statement.  Community visioning is a process by which a community envisions the future it wants, and plans how to achieve it.
  The primary purpose of the visioning process is to develop a vision statement with community goals and objectives that best articulate the desires of the citizens about the future of the community.  The process engages the public in many ways through a variety of tools. Tools include community surveys, community mapping exercises, focus groups/public forums, study circles, community workshops, community tours, media press releases, newsletters, public displays, webpage development, email distribution, and special events.  Each tool is designed to gain public input regarding the future of the community.  A well-planned and organized visioning process will ensure that your master plan and development decisions are understood and accepted by the community.
Approaches to visioning are varied, and should be tailored to the individual community and its circumstances.  At a minimum, the municipality’s community visioning shall include the actions identified at ------ to complete the process.
Community visioning captures what the residents value and incorporates that into the local decision making process.  Visioning should focus on land use, housing, economic development, infrastructure, and environmental issues.  It should also focus on social issues such as adult educational services, day care needs, health services, and family-oriented activities.  Visioning is ultimately guided by what the residents feel should be addressed to maintain, or improve, the quality of life that they envisioned when moving into the community.
Community visioning results in the adoption of a Vision Statement.  The timeframe for adopting the Vision Statement can range from one to six months depending on the nature of the issues facing the community.  The Vision Statement should set forth a clear and understandable discussion of what the community should look like in the future.  It should set forth a series of goals, policies and strategies that serve to direct the master plan and implementation strategies.  The Vision Statement, goals and objectives shall be consistent with the State Plan, and should guide your investment decisions.  It should reflect substantial outreach and input from the stakeholders, neighboring municipalities, the county within which the municipality is situated, and the general public.  It should also project, at a minimum, a twenty-year planning horizon that forecasts the conditions in the municipality at the conclusion of that period.
Consultants who specialize in facilitating community visioning are available for hire throughout New Jersey.  The costs of their services vary.  OSG and the state agencies will also work closely with your community to make sure you understand how to conduct visioning and that you have all of the information needed to successfully adopt a vision statement.
Petition for Plan Endorsement
The findings and conclusions of the initial assessment shall be summarized in the Municipal Smart Growth Assessment Report, the model for which is located at Appendix ----.  The model Smart Growth Assessment Report is a useful tool in that it sets forth the general standards by which OSG and the State agencies will assess the final municipal plan for consistency with the State Plan.  
Along with the Smart Growth Assessment Report, the municipality shall also complete the Plan Endorsement Application form, located at Appendix ---, and adopt a resolution approving submission of the Petition for Plan Endorsement to OSG pursuant to the State Planning Rules.  A draft resolution is located at Appendix ---. 

During this first stage of plan endorsement, the municipality is not asked to create new planning documents.  Rather, the municipality is simply asked to take an inventory of community characteristics, conduct a simple build-out analysis, adopt a Vision Statement and complete a Smart Growth Assessment Report attaching all existing plans and implementation strategies.  OSG, with assistance from the State agencies, will then review these documents for consistency with the State Plan.  Missing or incomplete information will be incorporated into the Action Plan.  The Smart Growth Assessment Report shall have the following attachments to the extent they exist:

· Master Plan

· Master Plan Reexamination reports

· Statement of Objectives, Principles, Assumptions, Policies and Standards upon which the comprehensive plan is based

· Land Use Plan element

· Housing Plan element

· Circulation Plan element

· Utility Service Plan element

· Community Facilities Plan element

· Recreation Plan element

· Conservation Plan element

· Economic Plan element

· Historic Preservation Plan element

· Appendices or separate reports containing the technical foundation for the master plan, land use plan element, and optional plan elements

· Farmland Preservation Plan element

· Development Transfer Plan element

· Policy statement indicating coordination between the petitioner’s master plan and the master plan of contiguous municipalities, the county master plan, and the State Plan

· A land use map with current and proposed State Plan planning area boundaries, Centers, Cores, Nodes, Areas in Need of Redevelopment/Rehabilitation, TDR receiving areas, CAFRA centers, Agricultural Planning Incentive Grant Areas, and Transit Village Areas.

· Statement of proposed changes to the State Plan Policy Map

· Natural Resource Inventory

· Zoning Ordinance and other land development standards
· Zoning map and schedule
· Redevelopment and/or Rehabilitation Plan adopted pursuant to the Local Redevelopment and Housing Law (LRHL)

· Mainstreet Plan

· Strategic Revitalization Plan

· Resource protection ordinances
· Inventory of pending development applications for projects exceeding ---- filed within the past 5 years
· Inventory of approved major development projects for the past 5 years
· Board of Adjustment reports prepared for each of the past 5 years pursuant to NJSA 40:55D-70.1
The completed Application form, the Smart Growth Assessment Report with attachments, and the Resolution shall serve as the municipality’s Petition for Plan Endorsement to be filed with the Office of Smart Growth pursuant to the State Planning Rules.

Stage 2:  State Agency Assessment
The second stage of plan endorsement is the State agency assessment.  Upon receipt of the Petition for Plan Endorsement (i.e. Application form, Municipal Smart Growth Assessment Report, and Resolution seeking Plan Endorsement), the Office of Smart Growth and all relevant state agencies shall conduct a review of a petitioning municipality’s existing master plan and implementation strategies.  The State agencies will compare petitioner’s Municipal Smart Growth Assessment Report and Vision Statement with the most up to date regional and statewide data and resources to determine the capacity of the area to sustain the envisioned growth in relation to the region and State.  The analysis shall include:

1. Transportation assessment
2. Transit score analysis

3. Wasterwater and water supply capacity analysis
4. Municipal Environmental and Health Impacts Inventory

The State agencies will also review the petitioner’s planning documents to assess the consistency between the local plans, the State Plan, and other regional and state agency planning and regulatory programs.
As part of the state agency assessment, OSG shall conduct at least one site visit.  The purpose of the site visit is to fully understand the dynamics of the community, and to enable OSG and the state agencies to visualize the community’s attributes and challenges based on personal knowledge. 
At the end of the state agency assessment, the Office of Smart Growth shall issue a consistency report and a draft Action Plan that outlines the steps required to receive Plan Endorsement.  The consistency report and draft Action Plan shall be prepared in cooperation with all relevant state agencies and the petitioning municipality, and provided to the State Planning Commission for public comment within 100 days from the date of submission of the Petition for Plan Endorsement.  Upon approval by the State Planning Commission, the Action Plan shall be the subject of a local public hearing and adopted by the local governing body pursuant to the State Planning Rules.
Action Plan

The Office of Smart Growth and the local governing body shall enter into a Memorandum of Understanding (MOU) and Action Plan to address the issues raised as a result of the state agency assessment.  The MOU and Action Plan serve as the agreement between the State and municipality to support implementation of the State Plan goals, policies and objectives into local planning decisions.  The Action Plan is a document signed by the petitioner and the Executive Director of the Office of Smart Growth that outlines the requirements the municipality agrees to perform, the time within which each item shall be completed, and identifies the State resources available to the municipality to achieve them.  The Action Plan also outlines the financial, regulatory and programmatic benefits to which the municipality is entitled when the plan is endorsed, and the timeframe within which to receive them.  The Action Plan may be amended for good cause shown at the discretion of the Executive Director of OSG.
The Plan Endorsement Guidelines set forth an exhaustive list of planning requirements and benefits.  The list represents the overall requirements for planning and regulatory programs of the relevant state agencies.  Not all requirements will apply.  Instead, each petition shall be considered on a case-by-case basis, and the Action Plan items shall be tailored to the particular circumstances of a petitioning municipality.
Once the proposed Action Plan is adopted by the local governing body, OSG shall issue a Certificate of Eligibility for Plan Endorsement.  The Certificate serves as evidence to the State agencies that the municipality has performed the initial assessment, filed all of its current planning documents, prepared a Vision Statement, and has agreed through the Action Plan to amend its plan, where necessary, to sustain the projected growth.  Upon issuance of the Certificate, the petitioner shall be entitled to apply for geographic specific planning programs including Transfer of Development Rights sending and receiving areas, DOT’s Transit Village program, Areas in Need of Redevelopment under the LRHL, and coastal center designations while simultaneously working to complete Action Plan items.
  The petitioner will also have access to tax credits, preferential interest rates on state loans, enhanced scoring for planning grant funding, and technical assistance offered by smart growth working groups established in each of the relevant state agencies.
Once all activities of the Action Plan are completed, the Office of Smart Growth shall submit a written recommendation to the State Planning Commission for endorsement of the municipal plan pursuant to the State Planning Rules.  An endorsement of the municipal plan by the State Planning Commission shall represent to the relevant state agencies that a petitioning municipality has fulfilled certain obligations under individual planning and regulatory programs of the State agencies.  State agencies have amended, or intend to amend, individual planning and regulatory programs to recognize fulfillment of certain obligations through the plan endorsement process thereby eliminating redundancies among the various programs and encouraging more efficient use of limited State, county and local resources. 
Municipal Plan Requirements
The authority to plan is delegated to the local governments through the MLUL.  This authority must be exercised in conformity with the MLUL and in a manner that promotes a long-term balance between the economic, social and environmental components of life.  
Municipal plan endorsement fulfills the spirit of the MLUL.  It requires municipalities to adopt an updated master plan and all appropriate master plan elements and supporting implementation strategies that address the economic, social and environmental needs of the community.  The municipal plan requirements are organized according to master plan elements followed by the implementation strategies for each element.
The enhanced requirements and benefits of municipal plan endorsement serve to motivate municipalities, counties and state agencies to take a holistic and coordinated approach to planning that will eventually result in an efficient use of the State’s limited capital resources and conservation of the diminishing natural resources.
The following is an exhaustive list of planning requirements.  The list represents the overall requirements for planning and regulatory programs of the relevant state agencies.  Not all requirements will apply.  Instead, each petition shall be considered on a case-by-case basis, and the Action Plan items shall be tailored to the particular circumstances of a petitioning municipality.

Master Plan.  The municipal plan shall consist of an up to date master plan.  The master plan shall be a report adopted by the local governing body within the past six years presenting land use and development proposals with maps, diagrams and text.  It shall incorporate the goals and objectives of the Vision Statement making sure that the master plan articulates the desires of the citizens for the future of the community.  The master plan shall at a minimum include:

· Statement of objectives, principles, assumptions, policies and standards upon which the comprehensive plan is based
· Land Use Plan

· Housing Plan
Additional elements to be included in the master plan shall be expressly identified in the Action Plan.
The master plan shall also contain:
· Statement of Coordination.  A policy statement indicating the relationship of the proposed development and redevelopment of the municipality as set forth in the master plan to:

· Master plans of contiguous municipalities

· County master plan in which municipality is located

· State Plan

· District Solid Waste Management Plan pursuant to N.J.S.A. 13:1E-1 of county in which municipality is located

· Regional Plan of the Pinelands Commission, Meadowlands Commission or the Highlands Council, if appropriate.
· Growth Projections/Capacity and Sustainability Analysis.  The master plan shall contain an analysis of future growth in the municipality as it relates to the region. Population and employment projections that have been obtained from a source that has been calculated through an accepted methodology shall be included. Growth projections must also include a build-out and capacity analysis using instructions set forth in Appendix  . . . . Identification of areas where future growth can or should be accommodated must be part of this discussion. 

Growth projections must contain an analysis and assessment of the ability of existing infrastructure to support growth and any additional infrastructure that would be needed to meet the demands of anticipated growth.  There must be a reliable and quantifiable examination of the capacity of the municipality and region to support growth in terms of infrastructure and resource availability. Where growth projections exceed available capacity to accommodate growth, appropriate strategies for managing growth must be set forth in the municipal plan.

In order for a municipal plan to be endorsed it must direct proposed growth, where sustainable, in a manner consistent with the goals and policies of the State Plan and State Plan Policy Map. Center-based development that builds upon existing infrastructure and development patterns should be encouraged. Opportunities for redevelopment and utilization of greyfields and brownfields for future economic development should be maximized.  Tools for managing and directing growth, such as Transfer of Development Rights programs, should be utilized where they are appropriate.
· Build-out Analysis.  The municipality shall prepare a second build out analysis based on plan with assistance from the state agencies.  The build-out analysis will be used to demonstrate the capacity of the municipality to sustain the projected growth that will guide amendments to the master plan and implementation strategies.  When completing the build out analysis, consider the number of variances to the zoning ordinance that have been approved by the zoning board.  If variances are common, then your predictions will be less accurate.  The results should not be influenced by past development patterns or the probability that land may be developed to less than its maximum potential. They should also not be dependent on time factors nor estimate when development will occur.

The goal of completing a build-out analysis is to create maps showing probable land use scenarios for 5, 10 and 20 years in the future.  The information is then used to evaluate how changes in land use decisions will affect future demands on public infrastructure, resources, and the environment.  
The build-out analysis may be used by the municipality to satisfy the requirements of other state regulations and programs including the wastewater management plan and COAH substantive certification.  The build-out analysis shall be recognized by each of the state agencies as a valid methodology for identifying future plan scenarios based on the municipal master plan and implementation strategies adopted as part of the Action Plan. 

· Capital Improvement Program.  Required if the municipal plan proposes significant growth that will generate demand for services and facilities not addressed in the existing capital improvement program.  The planning board shall prepare for consideration by the governing body a program of municipal capital improvements projected over a term of at least six years.  The capital improvement program should be consistent with that of federal, state and county governments and establish priorities for projects.  The program should at a minimum:

· Encompass major projects, current or planned, with federal, State, county and other public funds or under federal, State or county supervision

· Classify projects in regard to urgency and need for revitalization, and shall recommend a time sequence for their implementation

· Contain estimated costs of each project and indicates probable operating and maintenance costs and probable revenues, as well as existing sources of funds of the  need for additional sources of funds for the implementation and operation of each project

· Be based on existing information in the possession of municipal departments and agencies of the municipality and shall take into account public facility needs indicated by the master plan or permitted under other municipal land use controls.

· Estimate the displacement of persons and establishments caused by each recommended project
Master Plan Elements.
A.  Land Use
· Land Use Plan.  The master plan shall have a land use plan element.  The land use plan shall present the existing and proposed location, extent and intensity of development of land to be used in the future for residential, commercial, industrial, open space conservation, agricultural, recreational, and educational purposes.  It shall serve as the basis for the zoning ordinance, and stating its relationship to the zoning plan.  It shall describe with sufficient specificity the kinds of uses deemed compatible in a particular zone.  It shall identify existing and proposed locations of airports and the boundaries of Airport Safety Zones.  It shall include a statement of the standards of population density and development intensity recommended for the municipality.  It shall also state the consistency with additional master plan elements as identified in the Action Plan.  The land use plan element shall specifically address:
· Water supply 

· Topography

· Soil conditions

· Drainage

· Flood Plain Areas

· Marshes 

· Woodlands

· Land Use Map.  The land use plan shall have a current land use map that depicts locations of both current land uses and desired future development.  It shall define land use by acreage, including developable land, undeveloped land, undeveloped land, different types of housing, public facilities, agriculture, forested lands, recreational land, and land for commercial and industrial activities.  The land use maps shall be drawn with specificity using block and lot data.  This specificity will greatly assist the planning and zoning boards on how to treat particular parcels of property within the municipality when considering applications for development and variances.  
Land use maps shall include existing and proposed State Plan centers, affordable housing sites, areas designated in need of redevelopment or rehabilitation, Transfer of Development Rights receiving and sending areas, and Transit Village Areas.  It should also include notations of local points of interest and community facilities within your community such as the town hall, schools, hospitals, scenic areas, and special recreational areas.  
The map shall depict a land use inventory utilizing the following classification system:
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· Vision Statement.  The land use plan shall reflect the Vision Statement adopted by the governing body during the initial assessment.  .
· Updated Zoning Ordinance and Map.  The municipal plan shall have an updated zoning ordinance and zoning map that clearly set forth the nature and extent of uses of the land and the buildings and structures thereon in a manner that is consistent with the master plan and State Plan.  The zoning ordinance and map shall correspond to the State Plan Policy Map, including planning areas, centers, and Critical Environmental Sites.  The zoning ordinance shall be drawn with consideration to the character of each district to encourage the most appropriate use of land.  The regulations in the zoning ordinance shall be uniform throughout each district for each class and kind of buildings and structures or uses of land.  The zoning ordinance shall be consistent with the land use plan element and housing plan element of the master plan, or designed to effectuate such plan element.  It shall provide for the regulation of land adjacent to State highways in conformity with the State Highway Access Management Code adopted by the Commissioner of Transportation at -----.  It shall provide for the regulation of airport safety zones delineated under the Air Safety and Zoning Act in conformity with standards adopted by the Commissioner of Transportation.
· Land Use Ordinances consistent with the Master Plan and State Plan.    OSG, the State agencies and municipalities shall identify land use ordinances that must be adopted or revised to bring the local planning documents into consistency with the State Plan and State Plan Policy Map.  Land Use ordinances to be considered are site plan and subdivision ordinances.  Land use ordinances shall take into consideration the findings and conclusions of the Initial Assessment and regional efforts.  OSG and the State agencies shall provide models and samples of required ordinances.    
· Community Design Program.  Petitioner shall consider implementation strategies to shape the architectural aesthetics of the municipality.  Design and streetscape standards shall be established.  Form-based codes are encouraged.
B.  Housing. 
· Housing Plan.  The municipal plan shall have a housing plan prior to filing a municipal petition for substantive certification to the Council on Affordable Housing.  The Housing Plan shall be designed to achieve the goal of providing affordable housing to meet present and prospective housing needs, with particular attention to low and moderate income housing.  Housing should be located in pedestrian friendly, mixed-use centers.  These centers can be rural hamlets or more urban downtowns depending on the vision and community design standards established by the residents in the initial assessment.  Residential buildings should be mixed use when possible allowing businesses on the lower level.  Housing should respect the architectural style and character of surrounding structures.  Towns should strive for diversity of housing to provide for citizens of all ages and lifestyles.  Mandatory components of the housing plan are identified at N.J.S.A. 52:27D-310.

· Affordable Housing.  The Housing Plan shall discuss where affordable housing is to be located.  Prospective housing sites should not be encumbered by environmental constraints, and should be in areas with water and wastewater infrastructure. Housing should be appropriate to the scale and resources of the area.  Regulatory changes to fulfill these objectives should be part of amendments to development regulations called for by the PIA.

· Petition for Substantive Certification.  The petitioner shall prepare and file a petition for substantive certification with the Council on Affordable Housing.

· Formulation of Appropriate Affordable Housing Plan

· Development Fee Ordinance and Spending Plan

C.  Circulation.

· Circulation Plan.  The municipal plan shall have a circulation plan that demonstrates a partnership between adjacent municipalities and counties to solve regional transportation issues.  The plan shall:
· Show location and types of facilities for all  modes of transportation required for the efficient movement of people and goods into, about and through the municipality;
· Take into account the functional highway classification system of the Federal Highway Administration; and
· Take into account the types, locations, conditions and availability of existing and proposed transportation facilities, including air, water, road and rail.
· Infrastructure Capacity Assessment.  The circulation plan shall provide a detailed statement describing how existing or planned transportation infrastructure will be able to accommodate anticipated growth and development described in the Land Use Plan.  The plan shall include a transit score for nodes and environment.

· Statement of Inter-modal linkages.  The circulation plan shall detail the municipality’s efforts to support an efficient transportation network regarding connections between roads, transit, bus, rail, light ferry, bike, pedestrian, truck, freight, air and waterborne transportation.

· Airport Safety Zoning.  The circulation plan shall be in compliance with Airport Safety and Zoning Act if the municipality contains, or is affected by a public use airport.

· State Highway Access Management Plan.  The circulation plan and zoning ordinance shall be in compliance with the State Highway Access Code to be addressed in the PIA and completed within two years of the date of endorsement.  In order to be in compliance with the State Highway Access Code, a municipality must demonstrate that it has not approved any non-conforming uses since the adoption of the Act.  If unable to demonstrate compliance, the petitioner must agree to take steps necessary to come into compliance with the Act.  
· Parking Analysis.  The circulation plan shall contain a parking strategy that addresses on street parking, as well as potential for parking decks.  It shall provide evidence of shared time parking arrangements.  Core areas will be required to have a parking management plan that focuses on parking pricing, remote parking, and park and ride opportunities.
· Land Use Ordinance.  If the town has an existing or proposed rail, light rail, bus rapid transit, ferry or major bus terminal, petitioner must put in place a land use control ordinances that allow for land uses capable of supporting a Transit Village.  These land use control ordinances may be included as a PIA item.
D.  Infrastructure and Utilities. 

· Utility Service Plan.  The master plan shall include a utility service plan that analyzes the supply and demand for and showing the future general location of water supply and distribution facilities, drainage and flood control facilities, sewerage and waste treatment, solid waste disposal, and stormwater management pursuant to N.J.S.A. 40:55D-93 et seq.  The utility service plan should also include municipal information about electric and cable services.
· Solid Waste Management Plan   The utility service plan shall provide for adequate solid waste disposal.  The most environmentally sound management of municipal solid waste is achieved when these approaches are implemented according to EPA's preferred order: source reduction first, recycling and composting second and disposal in landfills or waste combustors last.     
· Green Building Program.  A percentage of the residential and commercial development should be LEED certified. OSG staff can assist local governments with this requirement. We encourage green low income homes to reduce the cost of electricity to the residents.
· Water Infrastructure Plan.  The water infrastructure plan shall include a capacity analysis of existing public sewer and water infrastructure, a needs analysis determining potential need based on the build-out analysis, a comparison of capacity and need, and an analysis of alternatives to address the difference, (through reuse and conservation).  The analysis should consider the quality and age of the existing public sewer and water infrastructure.  This plan must work towards achieving the quality of surface and ground water to meet standards, and ensure quantity for surface and drinking needs.
· Septic Management Plan and Ordinance.  Must establish implementation measures to ensure septic systems are properly maintained and new systems are designed, located, installed and maintained with State Statute and Regulation.

· Municipal Stormwater Management Plan and Ordinance.  This petition must include a storm-water management plan which is adopted by ordinance to implement the plan pursuant to NJSA 40:55D-93 et seq and NJAC 7:8-11. The plan must incorporate all elements and the design and performance standards set forth in the Stormwater Management Rules. This requirement also pertains to Tier A and Tier B NJPDES permits under N.J.A.C. 7: 14A-25.6 and 25.8 which implements the USEPA’s Phase two stormwater permit program.
· Flood Control Plan.  

· Wastewater Management Plan.   Adopt an updated wastewater management plan.

E.  Community Facilities.
· Community Facilities Plan element.  The municipal plan shall have a community facilities plan as part of the master plan.  The community facilities plan should show the existing and proposed location and type of:

· educational facilities

· cultural facilities
· historic sites
· libraries
· hospitals
· firehouses
· first aid squads
· police stations; and

· other related facilities
The plan shall describe the relationship of the community facilities to the surrounding areas

· Educational Facilities.  In addition to identifying the existing and proposed location and type of educational facilities, the municipal plan shall include:   
· Long-Range Facilities Plan (NJSA 18A:7G-4g).  The municipal plan must include appropriately scoped long range facility plan.  OSG staff will work to determine how far ahead the plan should scope.  School boards should prepare a long term plan based on the buildout data.  The plan should be coordinated with the local government to adjust zoning if necessary.

· Coordination of Local Government and School Board plans.   The amount of single family detached housing in town is related to the number of school children the town will have to accommodate them. Plans should be coordinated between the school board and town to determine the potential number of students and to consider the correlation between zoning decisions and demand on school and other public facilities.
· School Site Selection.  Schools should be appropriately sited. Where possible they should be within walking distance from students. Walking paths or sidewalks should be located away form fast moving traffic to accommodate younger students.
F. Open Space and Recreation.  
· Open Space and Recreation plan element.  The municipal plan shall contain an Open Space and Recreation plan as part of the master plan.  The Open Space and Recreation Plan articulates the local government’s vision for the preservation, conservation and utilization of open space and natural resources.  It should establish a philosophical and practical justification for the protection and preservation of open space and recreational opportunities.  The purpose of the OSRP is to provide a framework for implementation.  Through the OSRP, you identify and examine, to the extent appropriate, energy, open space, water supply, forests, soil, marshes, wetlands, harbors, rivers and other waters, fisheries, and endangered or threatened species wildlife.  It should lay out an implementation strategy that serves to protect, manage and improve these resources.  The petitioner should consider establishing an open space committee and engage non-profit specialists if necessary.  Financing options such as a dedicated municipal open space tax should be utilized as an integral component of the plan.  Guidelines for creation of the Open Space and Recreation Plan are available at http://www.nj.gov/dep/greenacres/osrpg.doc.

· OSRP Inventory.  The Open Space and Recreation plan shall have an inventory showing a comprehensive system of areas and public sites for recreation.  It should document the public and private resources that provide existing recreation and open space opportunities for the community. The inventory should present a catalog of the public and private land and water areas available for recreation or presently protected as open space and of recreation facilities.  The inventory considers the type, size, location, facilities, degree of protection, form of ownership, and other information for areas which are significant recreation and the conservation resources valued by the community. Such areas include:
· public and private land and water areas available for active and passive recreation;

· public and private land and water areas maintained as conservation areas dedicated to the preservation of natural and cultural resources; and

· lands that provide access to coastal and inland water bodies.
G.  Conservation
· Conservation Plan.  The municipal plan shall have a conservation plan element as part of the master plan.  The conservation plan shall provide for the preservation, conservation and utilization of natural resources including:
· energy

· open space

· water supply

· forests

· soil

· marshes

· wetlands

· harbors

· rivers and other waters

· fisheries

· endangered or threatened species wildlife
· Water Conservation Ordinance.  Manages potential sources of contamination and threats of contamination in a source water protection area. This plan shall include a delineation of the source water area, inventory of known contaminated sources, potential sources of contamination, public outreach about contamination threats, and implementation methods to prevent, reduce or eliminate threats, as well as contingency strategies for water supply contamination or service interruption.

· Wellhead Protection Ordinance
· Stream Corridor Protection Plan and Ordinance.  This plan will establish a waterways map considering all waterways within or forming the boundary of a municipality and any state required setback, wetland transition area, riparian buffer, and the standard limits of construction disturbance for each waterway based on current information. The plans should identify present development that conflicts with the state required setback, wetlands transition area, and riparian buffer, id locations with disturbed corridors and rehabilitate them.
· TMDL Implementation Plan and Ordinance.  When a TMDL has been adopted for a local water body, the IP must include a plan to obtain these standards, or support the use designated (drinking, fishing, swimming etc.). These measures typically include effluent limits for wastewater discharges, point source storm-water controls, best management practices for point sources of storm-water, and non point sources of pollutants.

· Municipal Environmental and Public Health Impacts Plan.  DEP will provide petitioners with an inventory of sites known to emit pollution or be contaminated. Petitioners must cross-apply this information with demographic information to ensure that planning does not adversely or disproportionately affect minority and low income individuals.
· Habitat Conservation Plan.  Specifies Conservation requirements and implementation measures to fully mitigate and incidental take of suitable habitat of a state listed endangered or threatened species consistent with the requirements at NJAC 7:25B. Conservation Plan requirements may include a mix of options encompassing the creation, enhancement, restoration, acquisition or preservation of habitat.

· Natural Resource Inventory (NRI).  The NRI should be adopted by the local planning board as part of the master plan, either as an appendix or as part of conservation element. The Master Plan should reflect the information in the NRI.
· Coastal Consistency Plan.  Coastal consistency plan must address Management and Natural resource protection through demonstration of consistency of the local zoning with the goals of the Coastal Zone Management Program. The Coastal Consistency Plan should be consistent with any existing Federal River Management plan for a wild and scenic river.  
H.  Economic Development.

· Brownfields Inventory.  Petitioner shall complete a brownfields inventory and prioritize sites based on their potential for smart growth development, for example, location, walkablity, access to transport, economic development opportunity, etc.) and should include proposed use.  The brownfield sites shall be depicted on a map overlay or layer.  A SiteMart nomination form is required for each of the brownfield sites to be added to the SiteMart.

· Greyfields Inventory.  Petitioner shall complete a Greyfields inventory and prioritize sites based on their potential for smart growth development.  The inventory should consider proposed use based on building and lot size, location to transportation hubs or major highway corridors and traffic flow in and out of the lot.  Consideration of alternative mix uses is encouraged.  
· Economic Plan.  The petitioner is asked to complete an analysis of the consumer market to identify viable options for Commercial or Central Business Districts.  Economic development plans should align with the State Plan as well as regional economic plans.  Assessment shall include a comparison of the types of employment expected to be provided by the economic development to be promoted with the characteristics of the labor pool resident in the municipality and nearby areas and analysis of the stability and diversity of the economic development to be promoted.  Petitioner should consider participation in the Main Street Program and involve local business community.  The petitioner should inventory and categorize existing businesses to identify potential demand. 
· Comprehensive Redevelopment Strategy.  Cross apply brownfield inventories, greyfield inventories and Areas in Need of Rehabilitation to the needs determined by the commercial district assessment to establish the most appropriate development for each site.  Redevelopment efforts should be mixed use whenever feasible.

· Identification of Redevelopment Opportunities.  Areas should undergo an OSG review of designations of areas in need of redevelopment.  Redevelopment effort should align with the goals, policies and strategies of the State Plan and coordinate with regional efforts.

I.  Historic Preservation.  Historic preservation is a recognized public policy and activity. The public commitment to implement historic preservation is defined by three distinct designation types: the National Register of Historic Places, the New Jersey Register of Historic Places, and designation by a municipality pursuant to the authority of the Municipal Land Use Law.

· Inventory of Historic/Cultural Resources.  Develop an inventory that identifies and evaluates historical and cultural resources already listed or potentially eligible for listing on the NJ Register of Historic Places using GIS mapping, photography and detail on survey methodology used.  Inventory should consider impact of the master plan on the preservation of these resources, and the strategies for their preservation and productive use of these properties.

· Historic Preservation Plan.  Petitioner shall adopt as part of the municipal master plan a historic preservation plan element indicating the location and significance of the historic site or district; identifying the standards used to assess the worthiness for historic site or district identification; and analyzing the impact of each element of the master plan on the preservation of the site or district.

· Historic Preservation Ordinance.  
J.  Recycling.

· Recycling Plan. The municipal plan shall have a recycling plan that incorporates the goals of the State Recycling Plan including:
· overall collection, disposition and recycling of recyclable materials designated in municipal ordinance
· collection, disposition and recycling of recyclable materials within any development proposal for construction of 50 or more units of single-family residential housing or 25 or more units of multiple family residential housing
· collection, disposition and recycling of recyclable materials for any commercial or industrial development proposal for the utilization of 1000 square feet or more of land
K.  Farmland Preservation/Agricultural Retention Plan.  Municipalities with a significant agricultural industry or where agricultural uses comprise at least 5% of the overall land use within the municipality shall: 
· Farmland Preservation/Agricultural Retention Plan.  Prepare and adopt a Farmland Preservation/Agricultural Retention Plan element of the master plan.  The Retention Plan shall contain:

· Inventory of farm properties and a map illustrating significant areas of agricultural land;
· Evidence of ordinances that support and promote agriculture as a business;
· Plan for preserving as much farmland as possible in the short term by leveraging monies made available by N.J.S.A. 13:8C-1 et al. through a variety of mechanisms including utilizing option agreements, installment purchases, encouraging donations of permanent development easements;
· Plan for establishing and maintaining a dedicated source of funding for farmland preservation or an alternative means of funding for farmland preservation, such as, but not limited to: 

· A dedicated tax

· Repeated, continuing annual appropriations; or

· Repeated issuance of bonded indebtedness

· Description of how the Agricultural Retention Plan addresses the agricultural policies of the State Plan

· Agriculture Retention Strategy approved by the New Jersey State Department of Agriculture which should include policies supportive of agricultural economic development opportunities including fencing, wildlilfe control, accessory uses, (agricultural sales) trespass and vandalism, buffers.
· List of planning techniques that encourage mixed use compact development forms, including small scale clustering in agricultural areas

· Description of the buffer requirements as adopted by the municipality that separates agricultural uses from other uses

· Statement of coordination among local retention plan with those of the neighboring municipalities and the County Farmland Preservation Plan

· Statement of existing farm characteristics and potential direction for the future

· Projection of acreage to be preserved in year one, three, five and ten by leveraging monies made available by the Garden State Preservation Trust Act

· Comparison of areas targeted for growth versus areas targeted for agricultural preservation and the relationship with the county’s growth projections  
· Right-To-Farm Ordinance.  Adopt a right to farm ordinance that includes regular notices to all residents and landowners.  Petitioner shall include a statement showing how the municipality supports implementation of the Right to Farm Act.  The ordinance shall be in conformance with the Right to Farm Act, shall include a statement of how the municipality supports implementation of the Right to Farm Act, and shall be no more restrictive than the state’s right to farm model ordinance.

· Agricultural Advisory Committee.  Establish an Agricultural Advisory Committee.  The Committee shall be made up of at least three, but no more than 5 residents, with the majority of the Committee being actively engaged in farming and owning a portion of the land they farm.  The Agricultural Advisory Committee is responsible for:
· Encouraging farmers to participate in state and federal farm conservation programs

· Landowner surveys

· Educational forums

· Assistance in development of an agricultural component of the community’s Economic Development plan element of the master plan

· Review of existing and planned programs for agricultural impacts

· Review of existing and proposed ordinances for potential negative agricultural constraints

M.  Transfer of Development Rights.

· Development Transfer Plan.  Sets forth public purposes; location of sending and receiving areas; and technical details based on provisions of N.J.S.A. 40:55D-141.
· Real Estate Market Analysis
N.  Public Safety

· Inventory of Hazards.  Municipal plan shall identify any hazards that may impact the safety of the residents.  Hazards are defined as natural disasters (hurricanes, floods), nuclear hazards, . . . .

· Municipal Emergency Plan.  The municipal plan must contain evidence that it has an Emergency Operating Plan approved by the NJ State Police if at risk for flooding, nuclear hazards and other disasters.  
Benefits

The State Planning Commission, Office of Smart Growth, and the other State agencies have committed to providing the resources and incentives to assist municipalities to enter into and complete the Plan Endorsement process.  State agencies have identified program funding and regulatory provisions that will be available to municipalities as they progress through the plan endorsement process.  These benefits represent an unprecedented effort to fundamentally restructure and coordinate the planning priorities and investments in smart growth at the State level, integrate State decision making with local planning decisions and make plan endorsement into a rewarding and productive process for all participants.  
Once the State Planning Commission has endorsed a petitioner’s plan as consistent with the State Plan, state agencies will provide benefits to the municipality that will assist in implementing the endorsed plan.  This assistance will include providing technical assistance, direct state capital investment, priority for state grants and loans, and substantive and procedural (permit streamlining) regulatory changes.  The municipality should consider as part of the benefit package all future projects for which it seeks state financial and technical assistance for OSG consideration of inclusion in the Action Plan or PIA.
Some benefits will be available once the municipality receives the Certification to Petition for Plan Endorsement.  These benefits are aimed primarily at geographic specific planning designations, i.e. Areas in Need of Redevelopment, Transfer of Development Plans, Transit Village Area designations, and CAFRA centers.  Other benefits are available once the petition for Plan Endorsement is approved.  These benefits are aimed primarily at providing technical and financial assistance to the petitioner for implementing its endorsed plan.  The specific commitments on behalf of the State agencies to provide funding and regulatory benefits to the petitioner, along with the petitioner’s planning requirements, will be set forth in the Action Plan.  Other benefits will become available to the community through the PIA, as particular planning requirements are met.  Not all of the benefits will apply to or be of interest to every municipality with an endorsed plan.
To help petitioners with submitting the documents required for plan approvals from different agencies, such as a Water Quality Management Plan from the Department of Environmental Protection or a petition for substantive certification from the Council on Affordable Housing, the State Planning Commission can arrange a consolidated approach through Plan Endorsement.  Frequently, similar information is required for different programs.  The State Planning Commission will bring all the parties to the table, to streamline the process and make it easier for petitioners to meet the qualifications for several programs.
Planning and Implementation Agreement
Upon completion of the review and evaluation of the petition for Municipal Plan Endorsement and completion of all items agreed to in petitioner’s Action Plan, there may be additional activities that are necessary to implement the goals, policies and strategies set forth in the Municipal Plan. In that case, Plan Endorsement shall be conditioned upon successful enactment of specified tasks by the petitioning municipality.  These items will be expressly enumerated in a Planning and Implementation Agreement (PIA). The PIA is a written agreement between the State Planning Commission and the petitioning municipality that sets forth the additional requirements and benefits needed to successfully implement the State Plan goals, policies and strategies and the rewards for completion of them.  Like the Action Plan, the PIA is meant to be flexible.  The additional requirements and benefits will be considered on a case by case basis depending on the circumstances of the individual municipality.  

The PIA will be incorporated into the resolution of the State Planning Commission granting Municipal Plan Endorsement.  Plan Endorsement will be contingent upon fulfilling the obligations in the agreement within the time frames provided by its terms.  Master plan elements and implementation strategies appropriately left for the PIA are:
Monitoring
Once the petition has been endorsed, the State Planning Commission requires that the municipality submit annual status reports to the Office of Smart Growth.  This provides an opportunity for the petitioner to monitor the success of its plan, assess the level and quality of assistance by the state agencies, and identify the need to amend or update the endorsed plan, the State Plan Policy Map, or the PIA.  A sample monitoring report is found at …. Failure by a petitioner to honor the terms of the endorsement or the PIA, or submit an annual status report, shall form the basis for revocation of plan endorsement by the State Planning Commission, unless the petitioner’s action was dependent on a state agency action that did not occur.  Revocation occurs upon proof by the Office of Smart Growth or interested parties to the SPC that a municipality has failed to comply with the terms of the endorsement or PIA with absolutely no fault attributed to the State agencies for the failure.   The SPC must, by majority vote at a public Commission meeting, revoke the endorsement once it has considered the proof.  The burden is on the petitioner to reinstate plan endorsement if the endorsement is revoked. 
� Steven C. Ames, Oregon Visions Project: A Guide to Community Visioning: Hands-On Information for Local
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� The transit score analysis will indicate opportunities for transit oriented development-redevelopment projects to maximize the use of mass transit, bike, and pedestrian travel.


� Plan endorsement is essential to the successful implementation of not only the State Plan, but other state and local planning initiatives.  The State agencies have agreed that the benefit of undertaking the initial assessment and adopting an Action Plan should now be directly tied to the authority to commence designations through New Jersey’s more specific geographic planning programs. The Certificate of Eligibility for Plan Endorsement allows a municipality to consider designating certain areas for growth under other state laws while considering the impact of those designations on the community as a whole through plan endorsement.  It does not automatically entitle the municipality to receive approval, or support, for these specific designations, but rather gives them the opportunity to assess the community before identifying specific growth areas and any constraints for that type of development.  A municipality will still have to fulfill the legal requirements for each of the growth oriented programs it chooses to undertake.  
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