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 Agricultural/Rural Planning Area (PA4)
General Description
The Agricultural/Rural Planning Area—comprises much of the countryside of New Jersey, where large masses of cultivated or open land surround rural Regional, Town, Village and Hamlet Centers, and distinguish other sparse residential, commercial and industrial sites from typical suburban development. These are the areas with most of New Jersey’s prime farmland, which has the greatest potential of sustaining the agricultural industry in the future. In this planning area the continuation of the agricultural use of the land has the greatest priority therefore, growth should be focused in existing and new centers where development is mixed in use and compact. Ideally, the areas outside of these centers are maintained for agriculture by using planning techniques that support farming, address landowner equity and safeguard environmental features. Four major regions of the state where the Agricultural/Rural Planning Area can be found include portions of: Sussex and Warren counties; Hunterdon, northern Mercer and southern Somerset counties; eastern Burlington and western Monmouth counties; and southern Gloucester, Salem and northwestern Cumberland counties.
	


It is clear that the large contiguous areas of farmland and other open lands interspersed by traditional Centers and carefully planned new Centers provide a quality of life that many New Jerseyans desire. These agricultural areas serve as the greensward for the larger region and are not currently nor are they intended to be urban or suburban in nature.
The Agricultural/Rural Planning Area also contains valuable natural resources, wildlife habitats and other environmentally sensitive features. The Agricultural/Rural Planning Area is, supportive of agriculture and protective of environmental resources.  It also supports resource-based industries and economic development that ensures a diverse agricultural industry and strong rural economy. 
	Centers in the  Agricultural/Rural Planning Area
As an example, municipalities in the Rural Planning Area include Sussex Borough and Wantage Township in Sussex County; Chesterfield,  and Springfield townships in Burlington County; and Shiloh Borough and Stow Creek, Hopewell and Greenwich townships in Cumberland County. Examples of Designated Centers include Andover Borough (Sussex County), Hopewell Borough (Mercer County), New Egypt (Plumsted Township, Ocean County) and Woodstown (Salem County).


The Agricultural/Rural Planning Area also includes the small rural towns and villages of New Jersey; critical natural resources, wooded tracts which support wildlife habitat and lands with one or more environmentally sensitive features. Development that is planned in the Agricultural/Rural Planning Area must be protective of the natural resources and environmentally sensitive features of the area. In many cases, the natural resources exist because the land is in agricultural use. Sustaining these resources is critical to the agricultural industry as well as all who live and work in New Jersey. 
In the major farming regions of New Jersey, adequate water resources and large, contiguous tracts of land with minimal land-use conflicts are essential to sustaining successful farming operations and farmland productivity. Acceptable agricultural management practices are utilized to protect prime, fertile soils, water and other natural resources. As farming operations become more intensive, the planning and implementation efforts of rural municipalities should reflect and support the agricultural focus of the community through strong “right-to-farm” and other agriculturally supportive ordinances necessary to ensure a future for the agricultural industry. Other tools that provide incentives to farmers to maintain and expand their operations are also needed.  Farmland preservation, open space retention techniques along with tools such as Transfer of Development Rights are necessary to maintain the agricultural character of the community while minimizing conflict with the environmental resources.  As farming operations become more intensive, proper agricultural management and soil conservation practices need to be implemented to properly support and sustain the industry and adequately protect important natural habitat and environmental features. 
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Prudent land development practices are required to protect these resources and retain large contiguous areas of agricultural land. If a viable agricultural industry is to be sustained in the future, the conversion of some of these lands to non-farm uses must be sensitive to the area’s predominant rural character and agricultural land base. Throughout New Jersey, some Agricultural/Rural Planning Areas are subject to greater development pressure than other areas. Without a greater attention to maintaining and enhancing our rural areas, agricultural economic activities are at risk. Tools and techniques need to be tailored to address the distinctive situation. In particular, new development will require additional attention in areas with environmentally sensitive features.
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The Agricultural/Rural Planning Area also includes economic activities such as resource extraction, hunting and fishing, support and service businesses, and scattered commercial, industrial and low-density residential uses. These activities continue to provide important services to area residents and workers. The recreation and tourism sector, including agri-tourism a growing portion of New Jersey’s economy, is heavily dependent on careful management of these lands and the services rural towns and villages can provide for visitors. A number of municipalities in agricultural areas are high on the list of New Jersey’s distressed communities and look for land uses that contribute jobs and revenue to their economies. “Main Street” businesses in our traditional downtowns, in the face of increasing competition, continue to provide important services to area residents and workers. Without a greater attention to maintaining and enhancing our agricultural areas, these economic activities are at risk.
But the Agricultural/Rural Planning Area is more than just farmland. People have consistently chosen to live or work in these rural areas not just because of the beauty of farmland and other open lands, but also the community character of the existing Centers where development is compact, rural in nature and often historic. The Cores of these Centers have and may still provide local or regional opportunities for employment, shopping and other personal services. Neighborhoods in the Centers provide opportunities for more reasonably priced housing and social interaction. Public infrastructure that supports development is often found in these Centers, as are public and private facilities and services that make these places so desirable. Public transportation services may connect these Centers to others throughout New Jersey, while roads, bridges and rails are designed to move people and goods in a manner that respects the agricultural and often historic character of the area. Many rural Centers are surrounded by greenbelts that are cultivated or maintained in a natural state. With increasing development pressure, the lifestyle and environment that many have known for years in Agricultural/Rural Planning Areas are threatened. The costs associated with new development and the provision of infrastructure and services are borne by both new and existing residents and businesses. National and local studies indicate that preserved farmland requires less public dollars to service than developed lands. Other studies support the demand for agri-tourism opportunities by suburban or urban residents. Fiscal responsibility mandates that serious attention be paid to planning the future of these agricultural areas.

While New Jersey should not stop growth, it must plan for it in ways that protect the state’s most valuable farmland and other natural resources and ensures the continued viability of its agricultural industry. By integrating land use planning with preservation planning, New Jersey will be able to ensure the continued viability of its agricultural industry and environmental features of its rural communities.

Delineation Criteria
The following criteria are intended as a general guide for delineating the Agricultural/Rural Planning Area.  Local conditions may require flexible application of the criteria to achieve the Policy Objectives of this Planning Area.
1. Population density of less than 1,000 people per square mile.
2. Area greater than one square mile.
3. Land currently in agricultural or natural resource production or having a strong potential for production:

a. prime and unique soils as determined by the U.S. Department of Agriculture Natural Resources Conservation Service; or
b. soils of statewide importance as determined by the New Jersey Department of Agriculture State Soil Conservation Committee.
c. soils of local importance as determined by the County Agriculture Development Board;
 
4. Large contiguous tracts of agricultural land that includes undeveloped wooded tracts; fallow or unproductive lands; and other areas outside Centers predominantly served by rural two-lane roads and individual wells and septic systems, with some Centers served by sewers and public water.
Intent
In the Agricultural/Rural Planning Area, the State Plan's intention is to:

· Promote a viable agricultural industry; 

· Protect sensitive environmental resources and maintain the Environs as large contiguous areas of farmland and other open lands; 

· Revitalize cities and towns; 

· Accommodate growth in Centers; 

· Protect the character of existing, stable communities; and 

· Confine programmed sewers and public water services to Centers and Agricultural nodes. 

The State Plan recommends protecting the rural character of the area by encouraging a pattern of development that promotes a stronger agricultural economy in the future while meeting the immediate needs of residents, and by identifying and preserving farmland, natural resource areas and other open lands. The Plan also promotes policies that can protect and enhance the agricultural economy and agricultural industry, thereby maintaining a rural environment.
To accommodate an appropriate level of growth, the Agricultural/Rural Planning Areas needs strong Centers. These Centers should attract private investment that otherwise might not occur. Second, the Plan recognizes the growing need to retain, expand or locate certain farm services and businesses (for example, farm suppliers, processors and marketing services) in the Agricultural/Rural Planning Areas to promote a viable agricultural industry in New Jersey. The Plan encourages and promotes their concentration within Centers and Agricultural Nodes supported by the necessary infrastructure and investment. Accordingly, the Plan recommends strengthening the economic capacities of existing Centers and strategically locating new Centers to minimize the negative impacts of growth on present and future farming operations and environmental resources. Such a pattern of development will strengthen non-farm economies at the same time that it assures maintenance of a strong, viable agricultural industry. These policies also recognize that farm families and workers have become increasingly reliant on off-the-farm income.
	The State Plan recommends … encouraging a pattern of development that promotes a stronger rural economy in the future while meeting the immediate needs of rural residents, and by identifying and preserving farmland and other open lands.


Encouraging appropriate patterns of development in agricultural areas would be considerably enhanced by a number of planning and equity mitigation tools. (See Implementation Strategy and Glossary.) Such tools include clustering, capacity-based planning, development phasing, privately coordinated multi-tract development, sliding-scale zoning, density-transfer programs, including Transfer of Development Rights, public land banking, purchase of development rights programs, use assessment and “right-to-farm” laws. Such planning and regulatory tools help to encourage land-use patterns that ensure appropriate development and economic growth, while maintaining ongoing agricultural operations, land values and the environmentally sensitive features of these areas.

The Agricultural/Rural Planning Area in New Jersey contributes substantially to the state’s quality of life and will play an increasing role in its economic growth. New Jersey’s agricultural areas should contain both strong economic Centers and an ambiance and character that make living and working in the Agricultural Planning Area attractive. Centers and their Environs should complement each other.

Development and redevelopment in the Agricultural/Rural Planning Area should be encouraged in well-defined Centers located and designed to achieve the area’s Policy Objectives. Development should be guided to Centers with capacity to absorb growth in cost-effective ways that minimize impacts on agriculture and safeguards the natural resource features of the area. Public water, wastewater, and other capital-intensive infrastructure should be provided only in Centers, except to mitigate life threatening and emergent threats to public health and safety. Private sector investment should provide the infrastructure for new Centers, except where public/private partnerships in Centers would benefit the public interest.

The Environs should be protected from the impacts of Center development and should be maintained as agricultural land, either in cultivation or a natural state. Greenbelts and other conservation techniques are recommended to serve as buffers between or to mark the edge of Centers, which are delineated by Center Boundaries. Rural Centers should serve as receiving areas for density transfers. Existing and new Centers should absorb the growth otherwise projected for the Environs.

Centers and Environs in the Agricultural/Rural Planning Area should follow the Policy Objectives presented in this section.

Policy Objectives
The following Policy Objectives should be used to guide the application of the State Plan’s Statewide Policies in the Agricultural/Rural Planning Area, the criteria for designation of existing or new Centers and agricultural nodes, the policies for delineating Center Boundaries, and local and state agency planning.
1. Land Use:
Enhance economic and agricultural viability and rural character by guiding development and redevelopment into Centers. In the Environs, maintain, enhance and encourage viable agricultural uses, and preserve agricultural and other environmentally sensitive lands to form large contiguous areas and greenbelts around Centers. Development and redevelopment should use creative land use and design techniques to ensure that it does not conflict with agricultural operations, and protects areas where public investments in farmland and open space preservation have been made. Consideration should also be given to the natural resources that exist in the area to ensure that growth does not exceed the capacity of natural and built systems. Land use and design techniques should be accompanied by land use policy that ensures that the most productive farmland is retained while accommodating development on less productive land. Development and redevelopment in the Environs should be compact and enhance the character of the area while avoiding impacts to natural resources.
2. Housing:
Provide for a full range of housing choices primarily in Centers at appropriate densities to accommodate projected growth, recognizing the special locational needs of agricultural employees and minimizing conflicts with agricultural operations. Ensure that housing in general—and in particular affordable, senior citizen, special needs and family housing—is developed with maximum access to a full range of commercial, educational, recreational, health and transportation services and facilities in Centers. Focus multi-family and higher-density, single-family housing in Centers. Any housing in the Environs should be planned and located to maintain or enhance the cultural and scenic qualities and with minimum impacts on agricultural and environmental resources.
3. Economic Development:
Promote economic activities within Centers that complement and support agricultural communities and that provide diversity in the agricultural economy and opportunities for off-farm income and employment. Encourage tourism related to agriculture and the environment, as well as the historic and rural character of the area. Support appropriate recreational and natural resource-based activities in the Environs.  Economic development activities in the Environs should be planned and located to maintain or enhance the cultural and scenic qualities and with minimum impacts on agricultural and natural resources.
4. Transportation:
Maintain and enhance a rural transportation system that links Centers to each other and to the Metropolitan and Suburban Planning Areas. Provide appropriate access of agricultural products to markets, with special consideration to accommodating the size, weight and variable speeds of modern agricultural equipment in conjunction with transportation development and traffic patterns. In Centers, emphasize the use of public transportation systems and alternatives to private cars where appropriate and feasible, and maximize circulation and mobility options throughout. Support the preservation of general aviation airports as integral parts of the state’s transportation system.
5. Natural Resource Conservation:
Minimize potential conflicts between development, agricultural practices and sensitive environmental resources. Promote the use of effective agricultural management practices and other agricultural conservation techniques that protect soil and water resources. Protect and preserve large, contiguous tracts and corridors of farmland, recreation, forest or other open space lands that protect natural systems and natural resources.
6. Agriculture and Farmland Preservation:
Guide development to ensure the viability of agriculture and the retention of farmland. Encourage farmland retention and minimize conflicts between agricultural practices, environmental resource protection and the location of Centers. Ensure the use of available water resources and large, contiguous tracts of land for agricultural purposes and minimize environmental impacts and inappropriate nonagricultural land-use development. Actively promote more intensive, new-crop agricultural enterprises and meet the needs of the agricultural industry for intensive packaging, processing, value-added operations, marketing, exporting and other shipping through development and redevelopment.  

7. Recreation:
Provide maximum active and passive recreational and tourism opportunities at the neighborhood and local levels by targeting the acquisition and development of neighborhood and municipal parkland within Centers. Provide regional recreation and tourism opportunities by targeting parkland acquisitions and improvements that enhance large contiguous open space systems and by facilitating alternative recreational and tourism uses of farmland.
8. Redevelopment:
Encourage appropriate redevelopment in existing Centers and existing developed areas that have the potential to become Centers, or in ways that support Center-based development to accommodate growth that would otherwise occur in the Environs. Redevelop with intensities sufficient to support transit, a broad range of uses, efficient use of infrastructure, and design that enhance public safety, encourage pedestrian activity, reduce dependency on the automobile and maintain the rural character of Centers.
9. Historic Preservation:
Encourage the preservation and adaptive reuse of historic or significant buildings, Historic and Cultural Sites, neighborhoods and districts in ways that will not compromise either the historic resource or the ability for a Center to develop or redevelop. Outside Centers, coordinate historic preservation needs with farmland preservation efforts. Coordinate historic preservation with tourism efforts.
10. Public Facilities and Services:
Phase and program for construction as part of a dedicated capital improvement budget or as part of a public/private development agreement the extension or establishment of public facilities and services, particularly wastewater systems, to establish adequate levels of capital facilities and services to support Centers; to protect large contiguous areas of productive farmlands and other open spaces; to protect public investments in farmland and open space preservation programs; and to minimize conflicts between Centers and surrounding farms. Encourage private investments and facilitate public/private partnerships to provide adequate facilities and services, particularly wastewater systems, in Centers. Make community wastewater treatment a feasible and cost-effective alternative.
11. Intergovernmental Coordination:
Coordinate efforts of various state agencies, county and municipal governments to ensure that state and local policies and programs support and promote rural economic development, agriculture, protection of environmental resources and the agricultural/rural character of the area by examining the effects of financial institution lending, government regulation, taxation and other governmental policies and programs.
Implementation Strategy
The Challenge
Maintaining and enhancing the character of the Agricultural/Rural Planning Area will require considerable attention by all levels of government, as well as the private and nonprofit sectors. With significant market pressures, the Agricultural/Rural Planning Area is often viewed as prime real estate for new development. However, in some traditional rural Centers where development once located, there is evidence of disinvestment: diminishing funds for capital improvements; local businesses moving out of the downtown area or closing; or new development that is incompatible with the surrounding environment. Even in the greenfield areas, limited infrastructure capacity is quickly used up by poorly planned development, leading to additional problems of congestion, pollution and rising taxes. New development continues to be suburban, automobile oriented and antithetical to the form and function of the rural areas in which it is located. Land owners and the public have long known that if we do not sensitively accommodate growth in Centers, retrofit areas of sprawl into viable Centers, and protect the Environs, we will lose our agricultural and rural areas forever.
	Maintaining and enhancing the rural character of the  Agricultural Planning Area will require considerable attention by all levels of government, as well as the private and nonprofit sectors…the  Agricultural Planning Area is often viewed as prime real estate for new development.


Planning initiatives throughout the Agricultural/Rural Planning Area over the last few decades have not always promoted the rural character. Master plans with goals to preserve agriculture or maintain a rural community may have policies that encourage the provision or extension of wastewater treatment facilities, water lines or roads that induce sprawl. Regulations and capital plans can also create more problems if not consistent with comprehensive master plans. Even techniques like larger lot zoning and lot-size averaging, while beneficial in some aspects, have the effect of destroying the large contiguous areas of farmland and habitat that are so vital to the sustainability of agricultural and rural areas and may consume land at a faster rate.

The planning challenge is to rethink how we accommodate growth in agricultural and rural areas and what tools we need on all levels of government and in the private and nonprofit sectors to achieve a common vision. New initiatives may include capacity and build-out analyses and broad-based visioning processes that create master plans, development regulations and capital budgets. It is also important to consider a variety of tools and strategies based on a number of factors, including development pressure, the nature and profitability of farming, and fiscal considerations. Because agricultural areas are found in many parts of New Jersey, there may be different solutions tailored for different municipalities.

Historic towns, villages and hamlets in the Agricultural/Rural Planning Area warrant special attention. Capital improvements (for example, water, sewer, road, public buildings, etc.) for existing and potential development need to occur in a manner that enhances rather than ignores or destroys the rural or historic nature of these Centers. Typical municipal ordinances requiring one-to-three acre lots, large setbacks, and uniformity and separation of uses are contrary to the small lots and mixed-use developments of these existing places. Also, new development surrounding these Centers negatively impacts them by increasing traffic through the historic areas and introducing new development that is incompatible in design and scale. Some municipalities shared these concerns during Cross-acceptance; however, it continues to be a problem and needs to be addressed through new and creative planning and design guidelines. In addition, state and county regulations and infrastructure investments must be sensitive to local desires, the need for tourism and facilities to serve the agricultural industry.

In areas where development over the last 40 years has followed market forces and infrastructure investments along highways, the challenge is to expand opportunities for economic development, jobs and housing, while maintaining the capacities of natural and manmade infrastructure. Strip malls and other single-use areas that are or may become economically, architecturally or functionally obsolete should be retrofitted into Centers that enhance the rural character. Single-story developments surrounded by parking lots could be redeveloped into multilevel buildings containing shops, housing units and offices, mirroring the traditional downtowns that attract people to rural areas. Using technology to accommodate and anticipate demographic trends and market forces, these places become prime opportunities for new housing, jobs and entertainment for the young, elderly, less affluent, and others often left out of conventional subdivisions. Just as the regional malls of the ’80s became the magnet for people and jobs, so these places could become attractions for rural residents and visitors by 2020.
	The planning process has enabled the creation of new partnerships among government, academia and the agricultural industry, as well as other business and nonprofit entities to advance agriculture’s well-being, to conserve our farmlands and provide an array of environmental amenities to New Jersey.


Where development cannot be accommodated in existing Centers or retrofitted single-use areas, new Centers should be planned for and developed in a manner compatible with the agricultural character of the area. Wastewater and potable water should be planned to serve these Centers. Development should follow established guidelines, and be compatible with the character of the area. These Centers should absorb the growth that would otherwise sprawl into the countryside, through clustering, density transfers and other tools. Wherever possible, a greenbelt should be established around Centers. Greenways should connect these greenbelts and other open lands. Any development in the Environs should follow carefully developed guidelines established in plans and regulations that conform to the capacities of natural systems, using techniques such as open space ratios, models of soil capacity, including nitrate dilution, availability of on-site potable water supplies from a sustainable yield source, performance levels for rural roads, sliding scale zoning, etc.  Environmentally sensitive areas should be identified in Environmental Resource Inventories and Master Plans and development should be guided to more appropriate areas.

Another challenge is the maintenance of large contiguous areas and support services for farming. Significant adaptations in the agricultural industry over the last few years (for example, better marketing, greater intensification and diversity of uses, agricultural management practices, etc.) will be lost if New Jersey does not preserve sufficient land for the industry. Land is the most important infrastructure item for agriculture and the rural character of a community Other infrastructure needs include access to water, processing facilities, machinery and markets—all of which may be in competition with new development. And, land intensive operations may also have residual impacts found to be undesirable by residential neighbors. More effective implementation of the State Plan will require a greater sensitivity to the unique needs and circumstances of the agricultural industry by all levels of government, non-agricultural businesses and the public. In addition, it will require the tools and techniques listed in the State Plan as well as others in practice throughout the country to ensure that all affected—be they farmers, land owners, neighbors, businesses, taxpayers, etc.—share equitably in the burdens and benefits.

The planning process has enabled the creation of new partnerships among government, academia and the agricultural industry, as well as other business and nonprofit entities to advance agriculture’s well being, to conserve our farmlands and provide an array of environmental amenities to New Jersey. The continuing challenge is to foster these partnerships and promote results that meet the expectations of all residents.
The Response
To achieve consistency with State Plan Goals, municipal, county, regional and state agencies should implement Statewide Policies by undertaking the following activities:
· Strengthen master plans to maintain and enhance the agricultural/rural area by preparing Agriculture Retention Plans and the Farmland Preservation Plan elements of the Master Plan.   Use capacity and build-out analyses, and a comprehensive, citizen-based "visioning" process to create or update various elements, including those related to land use, housing, circulation, utility, economic development and conservation. Make sure these plans and subsequent regulations and investments accommodate growth in Centers while identifying and protecting large contiguous areas of agricultural resources and environmental resources, including greenbelts around Centers. 

· Prepare and maintain Environmental Resource Inventories (ERI) and incorporate ERI information into master plans.
· Perform a community build-out analysis to determine opportunities for and impacts of future development under existing zoning. 
· Promote collaborative efforts through new public or public/private partnerships (for example, by establishing an Agricultural Advisory Committee to the governing body and planning board; by forming a Centers task force; by organizing a regional open space or greenbelt committee or land trust, etc.). 

· Incorporate an agricultural Center-based development plan into the local master plan and related ordinances. 

· Identify opportunities to accommodate growth and development in Centers through provision of infrastructure, particularly small-scale, on-site wastewater systems. 
· Adopt local ordinances promoting clustering of development between contiguous or noncontiguous parcels, the phasing of infrastructure, sliding-scale zoning, the provision of affordable housing in Centers, the creation of higher density housing and commercial development in Center Cores to support transit, development compacts, rural redevelopment, rural access plans that only permit access to arterial roads from public streets, and scenic buffer or easement ordinances. 

· Use investment tools, such as: a long-term capital plan; density transfer strategies including transfer of development rights where appropriate; public land banking to acquire sites for future growth and density transfers; acquisition of targeted farmland and other open spaces; agricultural enterprise districts, use assessment and inheritance and transfer tax relief; purchase of development rights programs; permanent and stable source of funding for land and capital assets on the municipal, county and state levels; privately coordinated multi-tract development; development rights bank; impact fees; rehabilitation or revitalization grants or loans; special improvement district; community wastewater utility and pre-approved designs for localized stand alone wastewater treatment systems to bring down the cost and ensure a limited number of new hookups compatible with maintaining the rural character; and expanded, reactivated or new public transportation systems within and between Centers. 

· Encourage efforts to maintain a hospitable business environment for agricultural economic activities such as agricultural production, tourism, recreation, resource extraction and "Main Street" businesses. These efforts may include public/private partnerships, incentive and marketing programs, access to new markets, skills training and finance capital. 

· Support needed improvements for downtown business communities by establishing programs such as "Special Improvement Districts" in Centers. 

· Capitalize on the opportunities for redevelopment in Centers afforded by redevelopment laws and brownfields redevelopment programs. Establish and maintain a publicly accessible inventory of sites recommended for redevelopment. 
· Map and protect Critical Environmental Sites and Historic and Cultural                          Sites.
Agricultural Smart Growth Plan





The Department of Agriculture’s Agricultural Smart Growth Plan provides realistic and practical approaches to ensuring that New Jersey’s agricultural industry remains strong.





The Plan identifies 5 linked key components that are critical to the agricultural industry:


Farmland Preservation


Innovative Conservation Planning


Economic Development


Natural Resource Conservation


Agricultural Industry Sustainability








