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PREFACE 

Preparation of the State Development Guide Plan 

Legislation adopted in 1961 (N-.J.S.A.13:lB-15.50 et seq.) established the 

Division of Planning and _provided · as one of its functions the preparation and. 

maintenanc·e of a sta·tewide plan to facilitate· intet-?,gency coordination-.· Since 

then·the Division has conducted a series of planning.efforts~ the Horizon· Plan 

' and Ten Million Plan of the 1960s, staff. support to th:e State.Planning-Task 

Force in ·the early 1970s, and the preliminary draft of the State Development 

Guide Plan in 1977. 

Distribution of the preliminary draft of the Guide Plan.was started in late 

1977 with copies sent to a~l State· _agencies-, regional and county planning agencies, 

all ·municipalities and public. libraries. Additional copies were· made aYailable· 

to the general public on request. Of the 3.,_000 copies printed, all have 

. been distributed. A brochure outli_ning the. major elements. of the plan was also 

produced and widely distributed. In addition, staff of the. Div-ision of Planning 

have participated in over 80 presentations and discussions with a variety of 

civic and interest groups and public. agencies in all parts of New Jersey. More-

over, state agencies wi.th land use responsibilities were surveyed to obtain 

information for incorporation in future plan revisions. 

This present document builds on the· preliminary draft and the consultation,' 

discussions,_presentations and conferences held on the plan since it was- publish~d-

in 1977. 

t 



i 
j 

i 

·The Need for a State Plan 

The need for a statewide land use policy has been· acknowledged for some-

time in New Jersey. ·This has been due. to the realization. that many of the 

problems facing· the State can· be linked to the pattern of develop~ent and 

growth in New Jersey since World·War II. 

The existing pattern of residences,. industrial and. commercial· areas·, 

trans.portation routes and open land in· the _State ~as resulted from- several: 

decades of migration irito the State in conjunction with a'.dispersal of 

population from the State'·s central cities to suburban communities and rural 

areas. Federal and State highway, housing and tax. policies were inst.rumental in 

fostering ·this process of suburbanization •. However, the process and its 

consequences must be seen as unplanned. 

Both positi;v~ and negative consequences· have resulted from· this. dispersion 

of development. in- New.Jersey. It has afforded many people a desired lifastyle. 

Yet it has- also·· brought about·· a number of problems: an energy-inefficient mode 

of transportation,.a pattern of disinvestment and decline· in the central cities, 

the· encroachment on natural areas and the reduction of productive. farmland .. , and 

the wasteful and expensive duplication of public facilities- and services-. 

The conflicting.consequences of growth an4 development are difficul:t to· 

resolve. All growth is potentially disruptive .. However, it can be more or 

less disruptive depending upon how it is handled.a In the past, functional 

planning at the State level has been demand-responsive and generally has not 

been conducted in conjunction with a comprehensive growth management strategy. 
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In recent years the State government has responded to.the consequences of 

unmanaged growth-with policies and-legislation to control development in flood 

plains, tidal wetlands, the coastal areas, and the Pinelands.· Sewer moratoriums 

have been enacted,. tax. reform has taken place and an emphasis. on urban revitali-

zation has been enunciated in the s:ta-te. There is now in New Jersey· a. recognizable •· 

conse·rvation-oriented pattern of- action i~ response to the State.' s and the 

Nation's diminis_hing· resources.. The State Development Guide Plan is part of 

this re:sponse-. The following sectidn·: describes·· the Guide Plan.; what it is, 

what. it is not and t:he .functions .1~ is.· intended to serve. 

The State Developmen-t Guide Plan 

The S.tate· Development Guid.e Plan is· a broad-based ·policy guide. which 

r:e~ommends where future. development. and conservation- efforts. in New· Jersey should 

be concentrated. The plan is physically oriented, with a direct concern for the 

State's· natural and man-made resources and environments., Although the· plan may· 

have some indirect impact on socia4-, economic and psy~ho.logical goals·, it is 

essentially an advoc~cy plan for the: preservation and efficient use of the State's 

physical resources-. It functions by reco~ending where growth~inducing invest-

ments should and should not be made so that these resources are· used efficiently 

to achieve fundamental statewide goals. 

The State D.evelopment Guide Plan· is a. policy ~tatement about the State·' s 

future growth and development. It contains a Concept. Map which shows spatially 

where growth should be either discouraged, encouraged·or delayed, and. reflects 

the need to balance conservati_on areas, agricul.tural land and water resource 

impe·ratives with opportunities .for further economic and residential expansion. 

The Concept Map consists of br_oad, generalized areas w1-thout site-specific detail 
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or precise boundaries, and ar.eas designated for growth should not bf;: thought 

of as solid urbanization without· any open- space, farmland· or recreation a·reas. 

Other parts of; the Guide Plan present ·additional policy recommendations and I - . . -
implementation! str.ategies intended. to encourage more efficient use of. basic . 

I 

services, to c'onserve. en.ergy and to revitalize urban areas. 
. I . . . . . , 

, . The State Development Guide Plan· is a state-l'evel po.licy guide· which· has 
. ' . 

relevance for determining the ap:Propriateness or .. inappropriateness of publicly 

funded, growth-inducing developments such as hig:hways and . sewers.. It is the. 

irit·ention of the Division of Planning that the. Guide Plan be used. in functional · · 

planning by State agencies, and that· co.unty, regional and federa-1 agencies take-

into acccl'unt· the plan·' s: concepts. 

Plan. Implementation· 

Since ·1977, the Division of Planning has· used· the State Development Guide· 

Plan as .a .reference· in its review of .major subdivisions and of applic·ations for· 

federal assistance· proce~sed throu~h the Project ~otification and:. Review System •. 

The·Division has applied the Guide Plan in reviewing state functional plans and 

has enc_ouraged other a.genci.es to do. the same. Thus far, the results have been 

encouraging. Some~ agencies have. found the_ plan use·f~l and. have incorporated its, 

tnajor recommendations within their own programso Some progress has been made, 

though. on an informal basis, toward establishing a unified statewide land use 

and investment policy. 

The creation .of the G9vernor's,Office of' Policy and Planning in 1978 has 

given impetus to the movement toward coordinated, comprehensive land use poli.cies~ 

Part of the- purpose. of this Office is to insure that the po:J_icies of Sta:te 
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departments.are complementary and mutually reenforcing. The Office works in 

conjunction with Cabine.t· committees on special subjects such as Atlantic City, 

urban strategy and development policy to· resolve issues and further policy 

coordination. 

The Guide Plan provides a long-range, statewide perspective which 

transcends _functional and departmental_lines. It· is designed to assist the 

Governor's Office of Policy and Planning and the various Cabinet committees 

it serves, as well as other agencies of government. In the final analysis, 

implementation of the Guide· Plan will depend upon its utility to those 

agencies and the extent to- which its recommendations are expressed in the 

programs· an4 policies of. the State government o 



CHAPTER I 

·NEW. JERSEY - 1980 

New. Jersey is facing the prosp~ct of continued population growth at a. 

time· when the State's economy i"s und~rgoing major- change, wh~n real energy 

shortages.are threatening, when·natural and.agricultural resources are being 

jeopardized~· and. when· much· of. the State's infrastructure. and service sys.terns 

ar.e· nearing full capacity •.. These conditions require att.ention because of their 

impact .. on the State's future: development". Some problems· may go beyond the power 

of New Jersey·· to. solve without the help of the federal government and the private 

.sector .. However, it is the .. basic assumption of this State Development Guide Plan· 

that the actions of-the State government can influence the shap~ of the future. 

·. This chapter pres~nts information on population·, ·development and -economic· 

growth trends,. and discusses certain'. of the State's problem. areas: housing, the 

economy,. energy, the central citiEis, the environment and. natural .. resources. 

The chapter seeks to· convey some idea of the challenges which New Jersey will 

be facing in the coming years. 

Population Distribution 

In the early decades of this century most of New Jersey's population was 

concentrated in the-area around New York City and.Newark in the northeastern 

part. of the State and around Philadelphia and Camden in the southwestern part. 

Smaller centers existed along the road and ~ail links between these two large 

metropolitan areas, and some settlements occurred along the Atlantic coast and 

the Delaware River and in farming areaso 
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Development has spread out from thes~. centers -along. transpo_rtation corridors. 

By 1960 New Jersey had bec;ome·the ·II1ost urbanized. state-in the Nation. Today, 

most of the State's population is located in the northeastern part of the 

State, along the New York-Philadelphia corr-idor, in the Camden area, and in 

the shore communities along. the Atlantic coast. (Map. I). 

Corridor development has taken a consistent pattern. First residential 

areas outside the central cities became desirable because: of.· the~r access. to· 

existing employment opportunities-. ·As these residential communities ·grew -they 

began to attract ec=;onomic activity. These new employment opportunities, in 

turri-, stimulated additional residential. growth far.ther cut along the corridor. 

Population a~d empl.oyment projections indicate t·hat this pattern of more 

widespread suburbanization will continue in.to the 1980s., This could result: 

in. the development of substan·tial. amoun,ts of open land fo.r resid·ential, . 

commercial and industrial uses. A major challenge faced by the. people of 

New,; Jersey is how-to guide this projected growth so that open space.. ·and envir.on-

mental quality a-re retained· while, at the same· time, good residential areas ar.e 

made available, needed employment opportunities are created, and public invest-

ments are ef ficient+Y utilized and developed.. Future. growth. snould enhance, 

not deteriorate, t:he quality of life in the:. State. 

Population Growth 

The steady suburban expansion in New Jersey has been accompanied by long-

term population growth (Figure I). The· State's rate of. population ·growth 

accelerated after· World War II. The populaFion grew from• 4.8 million in 1950 

to 6.1 million in 1960 (a 2'5% increase.), and then to 7.2 million in 1970 (an 18% 

increase) .. ·. This growth rate was greater than for the- Nation as a whole which 
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had 19% and 13% population increases during the same decades. 

According to estimates by the New Je~sey Department of Labor and Indus·try, 

the population of New Jersey has increased at a lower rate in recent years. 

Between 1970 andmid-1978 the population increased by approximately 178,000. 

This reduction in the· State's growth rat.e reflects in part a gradual decline in 

the birth rate from a 1957 high of 22.6 births per 1;000 persons to 12.3 births 

in 1975. It has also been attributed to a shift in the Nation's migration 

pattern away from·the northeastern to the southern and southwestern states. 

The New Jersey Department of Labor and Industry has prepared population 

projections through .the year 2000. These forecasts anticipate that the population 

of New Jersey will reach 9,066,000 by the year 2000, an increase of 23.4% over 

the population in 1975 (Figure I). This would mean approximately LS million 

new residents. Where and how these people will be housed are matters of vital 

concern in planning for the future. 

Housing 

New housing will be needed to accommodate the State's growing population. 

The number of_households is expected to increase at a greater rate than the 

population as a whole since the average family _size i•s decreasing with the 

trend toward more one- and two-person households. Additional housing will be 

needed to replace units lost through obsolescence, deterioration and destructiono 

Available projections of housing demand suggest that housing construction 

needs to be increased to satisfy the demand. Since 1974 there has been a 

significant downturn in residential construction in the State and.only recently 

has a slow recovery begun .. Moreover, housing production has been selective, with 

a greater pr-eduction of higher cost, single-family units., 
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It· has b.een. estimated that an annual production rate of about 65,000 

units would sa.tisfy New Jersey's- housing requirements.. During the. past few 

years building permits. have averaged about 35,000 annually. To meet the 

65,000 unit goal, the. housing sector would have to return to the level of 

production of· 1972 when 65,500 building. P.ermits .. were authorized. 

Housing costs have risen sharply in recent years~ Steep· increases in 

mortgage interest rates, land and construction- cos~s-, property taxes and 

util·ities have increased the cost· of home ownership and. rental significantly, 

and fewer and fewer New.Jersey households are able- to afford new. suburban 

housing. As a result,- more· people. are: forced to make do with. housing tha.t 

may:be inadequate or inflated in terms of cost .. 

However,· iri ·spite of the housing supply problem some- units in urban areas 

are being abandoned~ This phenomenon· appears to· be the_result of a variety of 

factors including ehe high cost of. maintaining older housing, relatively high. 

tax· rates, and social and environmental d·eficiencies--in surrounding . ne.igli.bor-

hoCJds. Changes in urban ·employment markets may also be a factor_o 

Suburbanization and the shift. of employment locations to areas outside 

the central cit·ies. have led to problems of restricted housing- opportuniti~s for 

some income groups. Many New Jersey residents~; particularly low and moderate 

income families, have difficulty in finding affordable h.ousing n~ar their jobs. 

Recognizing· this problem~ the New Jersey Supreme.Court in the 1975 Mount Laurel 

decision hel_d ·that all "developing" municipalities should provide opportunities 

for a "fair share" of regional housing needs with.in their b·orders.. However, the· 

impact of this and subsequent decisions, at least at the present time and in 

vtew of the basic- economic constraints, has been minimal .. 



A majo;-.cha.llenge in the comingyea:t;'s will be to provide a variety·of· 

· ho~ing · opportunities in, apptopdate l~Cations tot". New, J erseyl s · µpanding 
. '. ' . ··., . ' ' . ' . : . . . . ' 

population. ·.Single.persons and you~g couples, families with growing·: children,. 

and the. t;!lderly·. all have- different, housing needs· :and tastes ... · The·: economics · 

of the housing market requires ·efforts· by poth the State and· the- Nation .•. 

· Solutions to the problems of the. cost:, varietr° and locati•on -of new housing. 

· will have· to· be fou,:nd: if present and future residents are_ to enjoy decent 
. . . . 

homes .. in·· good res;i;den'tial" environments· •. · 

Economy,. 

. . ' 

·N~w-. Jersey, hecame a majo·r indµs-trial · center in the 19th century. For· 

. many decades it continued to .. g~ow. along w~~h the·.: other. nor.the~s:ter.n states.· 

as a· center: of industry· and. commerce.· The· Northeast. is now losingi.ts. once 

· _do¢nant position·.: While·: ±t>·s,till. r,emains-.-a leader: in so~e· ar·eas of 

manufac·turing,. f.inancei, ·trade- and :research, the· manufacturing s·ector in· 
. particular has been; signifi~antiy :if f ected by competit:f.on fro.m niarkets in 

· southern and southwestern states and ov~rseas. ··. 

The causes of· this economic and ·demographic.· shift are beyond_ the . power 

of New- JercSey' s. infl,uence. Technology. has· rr.iade· it. possible for ·many firms, 

· to research and des.ign pr<?ducts in one location., manufacture then ±n another 

. and market the finished products in yet other areas. Although New Jersey 
. . . ' . . ' ', -

continues to be· a national.leader in research and. development, other regions 

-are, now- 1:>ett·er located· for manufactur.ing'. ~ertain. products. For some industries, 

New Jersey suffers f.rom, -cos_t disadvanta~es in· ener.gy, taxes and labor which -
. . ' 

can. result in higher manufacturin·g· costs. Obsolescence .of factories is 

another disadvantage~ 
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Employment in_ tne<; manufacturing sector has changed markedly during t:he past -

thirty years. ·In 1947 New Jersey had 48% of its job$· 'in manufacturing and the 

Ut1-it·ed States had only 35%. In 1978 New Jersey had 27% of· its jobs ir. manuf ac-

turing while the Um.ted States had _24%·. New Jersey and the- Nation as a whole 

have· moved to almos.t identical levels of manufacturing vs.. service and other 

·non-manufacturing employment. Table-I shows the- pattern of· emplo~ent in 
_ New Jersey among the various employment sectors between 1950 and 1978~ 

· New .Jersey's economy has shown· a lag during· the 1970s. which can· be partly· 

attributed· to the Nation's worst recession since World War II. The decline-
. ,' ' ' 

. . ' 

has- been· steeper· in New Jersey than in the Nation as·. a ~-1hole:, and recovery is 

lagging behind the national economy. However, New Jer.sey does- have- economic 

. strengths, in terms o~ the- large market in the Northeast and its. accessib.ility 

to forei~. marke-ts. New Jersey also has. extensive r.esources· in human talent· 

and sc_ientific and. financial capabilities which can promote economic expansion 

if properly utilizedc 

P-roj ections of futur·e employment in New Jersey to 1985 have been· made by 

the New Jersey Department. of· Labor:and Industry (Figure II)e In general, the 

outlook is . for slower growth wi.th a continuing shift -from manufacturing to 

other types of emP,loyment. 

The basic economic challenge which the State must face is how to reduce 

the impact of these changing employment requirements. ·rwo major consequences 

of the. shift in employment are high: unemployment, particularly in urban areas, and 

the increased need for training a. labor force for more highly skilled positions. 

Future economic expansion needs to oe encouragede Ye-t it needs to be 

integrated within a· developmen·t framework which recognizes that· economic 

vitality depends not only on market accessibility and the availability of a 

suitable labor force, but also on- adequate water and energy· supplies, good 



TABLE I 

WAGE AND SALARY.WORKERS IN NON-AGRlCUT:.TURAl.. ESTABLiSllMENTS 
. NEW JERSEY 1950-1978 
(NUMBER OF EMPLOYEES IN THOUSANDS) 

Percentage Percentage Percentage 
Change 

1970 
Change_ . Change 

1950 1960 1950-1960. 1960-1970 1978 1970~1978 

Manufad:tir_ing 756.4 808;.6 6.9 - 863.0 6.7 783.4 - 9 .. 2 

Trade 273.7 374.6 36.9 538.2 43. 7 652.4 2L2 

Services 166.8 252.0 51.1 4io.4 62 .. 9 , 541.1 3L8 

°' Government tn.o .242. 2 41.6 374:. 8 54.7 511.4 36.4 

Ttanspor-tat:-fon and· 
Public Ut:l.iities 135.4 149 • .5 10.4 182.2 2i.9 i89 .1. 4.0 

Contract 
Construction 81.2 98i,i 20.8 119. 2 . 21.5 108.3 - 9.1 

Finance, Insurance 
and Real.Estate · 68.3 88.6 29.7 117. 7 32.8 149~9 27.4 

Mining 4.3 3~5 -18.6 3.2 - 8.6 2.8 -12.s 

TOTAL EMPLOYMENT 1,657.1 2,0i7.i 21..7 2,608.6 29.3 2,939.2 12.7 

SOURCE: ·New Jersey Department of Labor and Industry, Division of Planning and Research 
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living c~mditions and efficient government. 

Energy· 

Until the. cur:rent decade; the United States. had access to relatively 
' ' ' 

· abundant and ine.."<'Pensive supplies of energy. Conservation of energy resources· 

was, not a· major- concern and adequat:e future supplies could be safely antici~ 

· pated. This. situation served. to inrluence the d.evelopment pattern which now 

characterizes the State- of. New Jersey. Population and. employment shif-ts .away. 

from the central cities to,suourban areas, constTUCtionof, a.widespread highway 

network,. dispersed land development, a reliance on the private au.tomobile and a· 
, ' 

· lack· of commitment ·in the past to rail · at1d public transit systems- are all. 

· elements. of New Jersey's-_ motorized, energy-consuming way of life made·· possible 

by th,e availability of low-cos.t energy resources, principally .Petroleum~ . 

New Jersey. has ~o _energy .. supplies _of its own and it. receives its-. fuel 

from other sta.tes and:<increasingly from· other: countries. This was. no.t viewed 

· as a problem until recently. Now, however,. this dependence is a severe 
1 ' ' 

liability due t<;> the. steep. escalatio·n of the cos,t of petroleum·, the periodic 

disruptions of supply and- the uncertainty of future supplies be"cause · of 

. um ertain int~rnationa·l politics. · New Jersey relies . heavily on this now. 

precarious fuel supply. 'In 1974, · over 75% of the State's energy needs were 

met by oil.. This compares with 61% for. the Northeast and 44% for the Nation. 

Moreover, New ·Jersey is· mor.e dependent than the Nation as a whole• -on foreign oil. 

Tr:ansportation accounts for about 30% of New Jersey's. gross, energy consump-

. tion and over 40% of all petro-leum· products consumed in the State (Table 2). 

From 1960 · to 1974, New J,ersey' s gross energy consumption increas.ed 30%, whereas 

the transportation sector showed a 62% increase·. The use of all. other sources 
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of energy rank well below petroleum, although natural gas· is critically 

important for some industrial and residential uses (Table 3). 

The need to reduce the State's dependence on imported oil by developing 

alternative sources and by encouraging more efficient use of available supplies 
fl 

has been recognized. Alternative energy sources such as nuclear reactors, coal, . 

the sun, the wind, and solid waste are receiving greater attention. The possi--

bility of. using heat,· which is now vented into the atmosphere· by industrial 

users is being explored to provide additional f;nergy resources. The· federal 

government has leased oil drilling sites along the outer continental shelf 

adjacent to New Jersey. At the same time, all energy ccnsumers are being 

encouraged to reduce their demand for energy as much as possible .. 

New Jersey's options are limited for petroleum substitutes over the n!=!ar 

term. However well intende4 and well executed, none of these innovations can 

provide immediate relief from the threat of major shortages or higher prices. 

Even if new sources of energy are developed and technological problems are 

surmounted, it is extremely unlikely that energy prices will fall to the level 

of. a few years ago., Any plan for future de.velopment in New Jersey, must, 

therefore, recognize that the days of low-cost energy are over. 

The challenge of the future l:':i.es in making more ·efficient use of existing 

energy supplies, developing new energy sources and relating these activities to 

land use,policies which promote efficient energy' use·and the safe development 

of new sources .. These problems are not easily solved, nor can they be solved 

by New Jersey alone. The energy problem is a national problem and requires a 

national solution .. However~ state development policy can promote more energy-

efficient land use patterns which could reduce the dependence on automobiles, 

encourage the expansion. of mass transit, and shorten commutation and. distribu-

tion distances., Such a policy can also identify the loca,tions in the State 
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NEW JERSEY 

Total Petroleum 
Products 

Gasoline 

Je·t Fuel 

Distillate 
Fuel Oil 

Residual Fuel 

Liquified Petro-
leurn Gases 

Other (Kerosene, 
Asphait) 

SOURCE: 

tABLE-2 

TOTAL GROSS ENERGY CONSUMPTION AND TOTAL GROSS TRANSPORTATION 
ENERGY CONSUMPTION, BY PETROLEUM FUEL-TYPE FOR NEW.JERSEY: 1960, 1970 and 1974 

(in trillion BTU's) 

1960 1970 
Total Gross Transportation Total Transportation Total 

Energy Energy Gross· Energy Gross 
Consumption Consumption Consumption Consumption Consumption 

1208.2 321.3 1839. 3 · 489.6 1669.'3 

: 844 .o 320.7 1320.7 488.6 1277. 1 

256.2 256.2 354.3 354.3 396.7 

LS 1.5 26.4" 26.4 23.2 

265.2 21. s_· 369.6 · 49. 8 395.1 

268.9 35.4 508".3 57.0 40L9 

5.6 0.1 10.5 LI 10.7 

46.6 -- 51.6 49.5 

The New Jersey Deparbnent of Ener~y _Mast~r Plan; October i978 

NOTE: Figures may not add to tot.a.ls due to rotind:ing. 

1974 
Transportation 

Energy 
Consumption 

518.8 

'- 518. 2 

396.7 

23.2 

58.1 

39.0 

i.2 



New Jersey. 

Coal* 

Petroleum Products 

Natural Gas 

Nuclear & Hydro-
electric 

Total Gross Inputs 

Utility _Electricity 
Distributed** 

Total Net Inputs*** 

SOURCE: The New 

TABLE 3 

TOTAL GROS~ ENERGY CONSUMP'rION BY FUEL-TYPE FOR 
NEW JERSEY; 1960, 1970 and i974 

(in trillion B U's) 

1960 1970 
•Number PercenJ:age Number Percentage 

- 207. 7 17.1 142.5 7.7 

844.0 69.8 1320. 7 71.8 

156.1 12.9 344.1 18.7 

0.4 Negli.gible 32.1 1.7· 

120~.2 100.0 1839~3 100.0 

66,,9 6.2 143 .. 5 9. 2. 

107603 lOQ.O 1551.6 100.0 

Jersey Department of Energy Master- Plan, October 1978 
. . 

~The coal sector is a compilation of anthracite, bituminous and lignite~ 

1974 
. -~umber Percentage 

77.1 · 4.6 

1277 .1 76.5 

279. 3 16.7 

35.9 · 2.1 

1669.3 100.0 

165.7 11.3 

1453.8 100.0 

**Utili.ty Electricity Distributed is the amount of electricity genera~ed and transmitted to the 
household-commercial, industrial and transportation sectors based on 1=otal net generation 
(inputs). Percentage figures for total net consumptiono 

**~Total Net Inputs (generation) is the total energy inputs into.the three final consuming ~ectors. 

NOTE: Figures may not add to totals due to rounding. 
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where energy· gener.ating facilities_w,uld result in minimum environmental 

damage. 

Urban Areas 

Prior to. the end of World War I New Jersey's older urban _areas had. 

considerabl~ vitality.·. They were th · focal points·. for manufacturing, commerce 

and housing. After the war., howev~r, the· demand for new housing resulted in a 

shift. in population to the suburbs·~ ere large amounts of undeveloped land made 

_the .ideal of a single-f am.ily house· a possibility., The availability of large 
. . . . 

pare-els of land ·also made the suburb attractive to urban industries seeking ·to·· 

expand. · Gradually the. suburbs becam established as complete· communities,· 

offering.connnercial and employment o portunities, as well as pleasant residential 

neighborhoods •. 

. Increasingiy! · thoi,e who· could l (ve the older cities .did so., and these 

. cities· ·gradually became iess desirable places to -live. The. people who remained 

did so because of the iack of oppo'ttlnity to leave or because, having migrated 

there from rJ.tral areas, they conside,ed the city as their first step_toward a 

better way of life. 

The older ·cities .began a cycle. , f decline which, ~espite. some signs of 

l abating·, continues today. As there is. little riew private capital investment, 
I 

buildings become old and obsolete and are abandoned rather than replaced. 

Housing conditions in many urban neilhborhoods are poor. The age of the housing·,• 
- I . 

the high tax rates, the high insurance costs and the frequent lack of mortgage 

financing have all served to discourlge improvements. 

The relative decline in the urbL tax base, combined with the heavy reliance 

on local property taxes• to finance c,stly services, has led to· a decline in the 



- 16 -

I 
·qual:i.ty · of municipal services as. well.• As service needs: increase to meet the 

demands of·predominantly·lower· income residents, taxes are increased and 

busine·sses and the more affluent residents are even mor.e inclined to leav·e 

for the advantages of the suburbs. 

In no· other developed areas.- of the State are social conditions such a 

~j or consideration in planning for the future. The challenge· will be to• 

reve~se the- declining· trend and to revitalize urban areas. · Not only is such 

an objective justified by the existing investments in these· places, it is. also 

justified. by what can b'e- seen of the future. Land is finite. If New Jersey 

is·. to preserve· water supplies, recreation land, farmland and other 11atural 

areas for a gr_owing· population, then the cities must be retained and. restored 

as living and working places for large numbers of people·. If efficient. use of 

.energy is to be achieved through. ma.ss transit and other approaches,. urban 

densities must be realized. If a prosperous economic structure is to· be 

maintained, thep cities must remain as specialized and ~onc·entrated centers 

of trade and commerc,e .•. 

Infrastructure and Environmental Quality 

· Our present-day, modern society requires s~bstantial investments in .. 

utilities and services.. PubU.c health considerations necessitate sewerage 

systems to coilect, treat and discharge liq~id Wa$t~s .. Sanitary landfills 

· and inci~erators have to be provided to dispose of solid wastes. Sufficient·. 

water has to be· obtained, tr·eated and distributed. Transportation ne·t:works 

are needed to move large volumes of goods and people. 

In recent year~ additional health considerations. have been recognized . ., 

In many places the quality of the water supply has deteriorated as a result of. 

indiscriminate development and new types of industrial discharges .. Similarly, 

-· 



air quality has been· affected by the ·ncreasing amounts of vehicular.·, 

residential and industrial. e~ssions. Further, the ab.undance of disposable 

goods has. created problems for.landfi 1 and ·incineration techniques fo--c 

solid waste disposal. 

-New Jersey is facing serious problems-with regard to the_ adequacy of 

its service.-facilities. At the pres, t time some areas in the northeastern 

part -of. the. ·state are drawing more witer than can ~e safely predicted for 

low:...flow years. Many communities ar unable· to expand because sewage treatment 
. . 

systems are over capacity. The tranyortation system is. generally inadequate. 

~e railroad lines are: in the proces of transition from, bankruptcy· to •govern--

. ment subsidization, bus systems are eavily subsidized and many highways are 

overcrowded_and needing repair • 

. The challenge for the fu.ture li s in planning for suburban growth and 

urban·revitalization which is in ha,ony with the environment. Planning for 

·the·· future.- involves conflicts and . trrde-offs between short-run. advantages 

and long-term benefits· and between different areas of conce_rn - economic, 

environmental, energy, social. Whet er planning and management. efforts will 

be adequate to meet the challenges w ich growth will bring is not certain. 

But land. us.e planning and management are needed, and. choices must be made. 

Natural ·Resources 

While New Jersey has the reputation of being an urban state, less than 

a third of its land area is actuall classified as. urban o;- developed .. 

Approximately one million acres is evoted to active farming and another 

two million acres is woodland. 
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Open land is·an essential.resource to satisfy unforeseen needs of the 

future .. It is also a basic part of the environment, affecting air and water 

quality, wildlife and fisheries, and. recreation. Several of New Jersey's 

·large natural areas have been identified by the State for conservation. One 

such area is the Pinelands, a large area of cedar-lined streams surrounded by 

rare- trees and plants which provide a home for fish and wildlife. The. Skylands 

area and the Delaware River: and Bay are other larg~ natural areas which deserve 

special attention for conservation. 

The streams and rivers in the State are sources of water and also the 

habitat~£ many species of marine life. The lands adjoining them provide. 

space for the natural stream flow and periodic flooding. Development: has 

been permitted to intrude into these flood plains, which are ac.tually safety 

valves in times of high rainfalL 

The-. quantity of agricultural land in New Jersey has· decreased since 1950 

from 1.7 million acres to about l million acreso This land, with its gentle 

topography, is attractive for· residential development .. Unfortuantely, such 

development tends to intrude on adjacent agricultural activities and the open 

space attributes that· farmland provides. 

The challenge in future years will be to PFOtect· the State's key natural 

resources including agricultural land. Expanding population, development and 

economic activity increase the possibility that the attributes of a.pen land 

will be decreased for future generations. We need to protect and use such 

resources wisely as the State continues to grow. 
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Summary. 

At' this time,· New· Jersey has 7. tltj.llion. people living.· on. approximately 

counties. The State's commercial an industrial.base is substantial, but some 

adverse impacts are b·eing felt as, em~loyment shifts from manufacturing. to 

service.employment •. Past developmen~ has generated extensive suburbanization 

while urban· areas ·;,ave. suffered' serijus· ~edines. · ThiS trend has seen the· 

conversion of much. agricultura'l 1aJ to develo~nt, and has 

.resulted in.an energy-inefficien~ d1elopm~nt pattern whiCh is a.Hability in 

.the:· uncertain international energy . situation. .In addit:.on,. much of. the State's 
. . 

service infrastructure is at or 

This picture of New Jersey 

. assumptions and judgements 

done ·to affect the State's· 'future. 

capacity. 

with it a number of·values, 

iti'ons in the St:ate, and, what should be· 

is perspective needs. to.be made. explicit; 

it is· the point of ·view. which results ,in the . recommendations of the s·tate 
. . , I 

Development· Guide Plan. -Set forth below are six premises. which show the 

reasoning behind the Guide Plan •. Thl goals which are described in the. next 

chapter provide further _clarificatiot of the Plan's perspective. 

Premise. 1: Po ulation will continue to row in New Jerse · and 
will affect the Sta, e's development. Available pro-
je. ctions show contf·. nued growth througµ ;h.e remainder 
of this. century. B.· the· year 2000 as· many as 1 1/2 
million more people may be living in New Jersey, 
raising the populatfon to about nine million. , In 
addition to this moder.ate population growth, the 
State· can als.o expett continuing changes in age 
structure, ih house*old sizes, and in the·• distri- · 
bution of the popul tion. · . 



Premise 2: 

Premise 3: 

Premise 4: 

Premise-5: 
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Investments in facilities will be needed to 
accommodate the expected growth. A corollary 
to the first premise -- that of increased 
growth -- is- the need to build more housing, 
sewerage and water supply facilities, transit 
systems and other facilities. 

Critical natural and man-made resources can be 
jeouardized bv the exuected growth. Based on 
past experience, growth can be di~ruptive of the 
environment. Unplanned growth in New Jersey has 
resulted in a loss and degredation of natural 
areas.. It has also resulted in the decline of 
central cities through disinvestment. 

Diminishing resources require conservation 
measures. The prospect of dwindling and 
irreplaceable s-ources of energy will influence· 
all aspects of life in New Jersey in the decades 
to come .. This will be felt in marked price 
increases for all types of energy and a resulting 
high rate .of inflation which will impose fiscal 
limitations on governments· as well as individuals. 
These conditions all contribute to the growing 
recognition that conservation is an· essential 
practice in a time of diminishing resources. 

A state-level development plan and policies are· 
needed to prepare· properly for the future .. If 
New Jersey is to grow in harmony with its natural 
and man-made environments, a sense of a desirable 
future grounded in an understanding of t:he State's 
strengths and weaknesses must be incqrporated into 
the decision-making process. The New Jersey of 
the year 2000 can be very different from that of 
the New Jersey of 1980. However, to create a 
better future, a development plan needs to be 
formulated and implemented, and State government 
is the place to start. 

Premise 6: Planning for future development should include a 
determination of places in the State where develop-
ment would and would not be appropriate~ Some· areas 
of New Jersey are appropriate for future growth and 

.development; others are inappropriate. Still others 
can accommodate growth only if the choice is made to 
invest substantially in public facilities~ Such 
choices ought to come from a conscious set of 
policies, and not from a catch-as-catch-can approach 
which attempts to ac.commodate growth after the· fact. 
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GOALS AND GRO~ GEMENT STRATEGY 

A statement of goals and a growjh management strategy are presented here 

to reflect the dev.elopment iss~es an, pro~lem areas described in. Chap~er· I. 

The goals provide the perspective upon.which the State Development Guide Plan 
. . 

is. based·.· No priorities are implied in the· order in which they are listed. 

GOALS 

The six goals which follow have been ·expanded from the. original goals 

· which were revised in response to. pu lie comments on t.he preliminar.y draft 
. . . . . : I . . . . 

of the·Guide Plan. These goals are jounded in State, regional and county 

policies, programs. and legal decisiols. They do not encompass all of the 

State's needs, but rather are focuse on those· concerns with direct -~·: 

implications., for land use and develojment .policy •. Other .goals for health, 

education, social services and justicte, for example, are not included because 

they are outside the scope of. the pl n, not· because they are less important. 

GOAL I. To protect the States air, water, wildlife 

and land resources f om the adverse affects 

of man's activities nd to correct past 

misuses 

Where growth does or does not take place has a great affect on th.e 

environment. Planning for the year COO.and for an increase in population 
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must recognize the· importance of maintaining and restoring the nat1.1ral 

systems and resources which have an important role. in the attainment of a 

good quality of life in New ·Jersey. Adequate supplies of potable water need 

to be available, the air should be clean and there should. be, sufficient 

facilities .for disposing· and recycling solid wastes. 

There is now and will continue to be discussion about how much water is 

.needed, how. clean the air and water should be and to·what· degree solid waste. 

should be recycled.· There will also· continue. to be debat·e about. the proper 

rol.e of governmen·t in formulating and implementing policies affecting· natural 

resources.. However, it must be agreed that these are essential resources, 

and that any plan for the State's future development· must respect their 

importance and. maintain and restore. them for future generations-. 

GOAL II., To preserve the open .. space necessary for a-

quality environment- that would be adequate 

for the population· of the.State 

While highly urbanized, New _Jers.ey· contain~ large open a·reas., The 

preservation of _such open space-· whether for agricultural use, water supply 

protection, flood control, fish ·and wildlife management or public recreation 

-- is an essential part of a development pol.icy. Not only are these open space 

areas important to the environmental quality and aesthetics ·of the State, they 

also have the potential, if left undeveloped, to satisfy unforeseen. needs of 

the future., The·re may not be. agreement on how much open space· is enough or · 
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where it should be located, but the value of open space in the State is evident. ·t 

Some of the State's open space ar·eas are protecteci as _state fores ts and parks, 

but others may be subject to future development pressures unless positiv.e steps 

to preserve them are ins ti.tuted. 



· .GOAL. III. · · . To maintain a viable agricultural economy in 

New-Jersey 

New Jersey,· though an·. urban stat , has· an. agricultural sector which produces 

fresh food for the State's. use and sp. cialty · crops for .national consumption. The 

State contains land ~ith prime_ agricu tural soils suitable for a wide. rang.e of 

crops. The problem facing agricultur is that fertile· farmland in many areas is 

being-converted to urban and. suburban · Because farmland is available in 

large, cleared and well-drained parce is attractive· to.· developers.. Gonse- · 
. - - . . 

- q~ently,. much farmland-:.has b~en conve ted already and- the- remainder is in jeopardy-. 

Development policy must. halt the con. ~.1--r __ s_io. n wh. ic. h.· would r~sult 
loss of · the State's· resource. of prime soils. . · 

. . 
. . . . . . 

- ' . . 

GOAL IV.· _To enhance·. the. q.uality of life in urban, · 

in. the irreversible 

suburban-and rural. reas with special 

priority·for izing older·urban areas 

During the 1950s and 1960s gov.~rnmen·t focused much of its investment and. 

de,relopment activities to crea.te and support growth in suburban and rural. areaso 

The construction of major highways c eated new opportunities for industrial, 

residential and commercial developme tin areas·outside the State's central cities, 

and housing, programs. and. tax· policiJ eilcouraged single-family housing in the .... • 

suburbs. The· thrust of government p • licy was· heavily weighted in favor of' 

building.new settlements.rather than improving those-which already existed. 

As a result of .this suburbanizafion emphasis, seine of the older municip3.lities 

·in the State.became overwhelmed by otsolescenceand abandonment, and the. conse-

quences have been felt throughout th State. The deterioration of these central 

cities and older suburbs is a conseq ence of inadequate levels of public and 
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· private investment., and there is . a need- to· revitalize· these dee.lining·. conmrunit.ies 
. . 

through compensato;t"y levels of inves~ment •. 

The revitalization of urban areas is an important aspect-a£ the. State's 

development policy. However, if the disinvestment cycle is not to spread, 

attention must also· be directed toward curr.ently sound co~un~ties which DlaY 
. . 

. ' ' ' 

also be vulne·r~ble fo the cycle. Ongoing _revitalization· should: not be neglected.·· 

s:Lnce it· is· far less costly-to maintain urban areas·than to rebuild them. 

GOAL V •. To cluster the settlement pattern in the State 

. . in ord.er to p_romote'· the conservation of energy_, . ,,,.. . ' - . 
. . 

to.encourage a proper jobs/housing balance, and 

to foster the efficient use: of the· State's 

cap~tal f.acilities · such· as highways, rail lines 

and sewer sys,tems 

The pattern of developmen·t has an important relationshi.p to social and 

economic interaction within the. State., .and also to the cos.t of such. interac.tion •. 

The State's growth after: World War. II expanded outward -from the cen.tral ~ities ·. 

along major transportation routes. This suburb.anization · process required major 

new capital facilities:such as roads, sewers~ power lines· and water mains, and 

expanded education, health and social services. The public and private inves·tment 

·was immense. The expa~sion extended into rural areas but not unif.ormly, and 

tended to. skip past many ar.eas. 

This suburbanization process has proved to be expensive and wasteful. 

Facilities and services· were duplicated elsewhere while ··ti.rban facilities and 

services, declined. Travel· shifted to the less efficient· mode .. of automobile 
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travel, and increased gr.eatly du.e to the expanded. travel. distances and the: 

disassociation:Pf residexices and jobs·. There is . a need now' in New Jersey 

to alter this unplanned pattern of spread, development. A compact. development: 

pattern for the future can _serve to promote. the utilization of the existing 

infrastru~ture·and service.systems:in an economical way •. This is especially 

important in an, eri:Lof scarce and e.--q,ensive fuels, and at a· time when limited 

public funds are ·needed to: ·restore. and maintain. rather· than duplicate what 

already exists • 

. It is now suggested that a :major portion of the State's development -efforts. 

should.be directed.to areas within and. contiguous to existing development. 

GOAL VI. To provide. opportunities for economic 
' . 

expansion and new employmetit in New Jersey · 

A sound economic base, providing. employment opportunities and .. income, 

generates . the. resources. necessary to,, maintain and improve the. quality o.f lifei 

in New. Jersey. Availab·le information indicates; that the.· S.t:ate will continue 

to be an.attractive location for a variety of industrial, commercial and agri-

cultural a.ctivities despite the growth of new markets in the southern and. 

southwest~rn par.ts of the Nation. How attractive New Jersey will be to 

business, however, will depend in part on public efforts to provide the services 

and infrastructure necessary for economic expansion. 

Sus-tained economic growth. may require varying degrees of suppo.rtive g.overn-

men_tal policies and programs in certain areas of the. State and in certain. sectors 

of the economy. For example, industrial buildings in some ·urban areas. stand 

idle, unable to attract new tenants because of local conditions such as high 

taxes, poor services, traffic congestion and obsolete building design.. Greater· 

utilization of such space-would help reverse the decline which has plagued such 

areas. 
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It is. essenti'al to· reflect in the· S t::ate' s development policy· the need 

for a growing economic.base·and to meet.that need without. incurring excessive 

public costs. 

GROWTH MANAGEMENT STRATEGY 

The above goals attempt to provide the perspective from which the State 

Development Guide Plan. moves on to-define where future, residential and economic 

expansion in New Jersey should be encouraged and. where major natural and agri-

·cultural areas. should be preserved.· The following is. a description of a growth 

management strategy which takes these. specific goals into ac.count. It indicates 

the rationale behind. the s.election ·of planning guidelines, the assignment of 

land use types-and the.develc:,pme~t of popqlation targets. 

The· growth management s.trategy advocates: 

I. .. A suitable balance between conservation and growth 

in New Jersey wi:th s-pace for both the c.onser-ration 

of agricultural and .critical envi~onmental areas 

and for residential and economic growth. 

II. The conservation of areas characterized by prime 

agr~cultural soils., public open space, steep 

slopes, wetlands and water supply resources. 

III. The, concentration of. development and supporting 

publi~ investments within older urban centers 

and areas which are currently developed or in 

proximity to existing development .. • 
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IV. · A policy of lim:i.ted investment which neither 

encourages nor discourages development in the areas. 

_of· the State where conserva~ion or development 

prior:i.ties have not been·established. 

This growth management ·strategy and the go.als which it reflects provide 
. . . , 

the basis for · the z-ecommendations which follow. Achievement of. the goals w:i.11 

reqµire. a public concern and a public role in how. -land. is used and· available.· . 

. resources·. allocated. The·re. a.re resources· and room 'in the State: to sustain the 
' . 

existing population and to accommdoate ·further growth in. the' years ahead~-
' ' 

However, Stat·e 'gover.nment ·mus•t provide the •direction that is necessary .to· 
' . 

facilitate continuing· growth w:i.thin a limited space.. Without public inter-· 
' ' ' . 

vention, the, State wiJ.i continue to find· itself in ·a non-competitive position 

re·lative to other states and regions which· are less encumbered by urc,an blight·. 

arid' which.· ha~e more· attractive investment opportunities~ 

The.State government has majdi· responsibilities and powers. It ailocates 

funds. for highways and public transit, institutions and educational facilities, 

industrial development, water supply and-sewerage systems and for a variety of 

other functions. It levies taxes and issues bonds to finance.its programs and 

.. investments. How it performs 'its responsibilities can significantly affect· 

the·attainment of these goals. 
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CHAPTER III 

GUIDELINES FOR PLANNING 

This ·chapter discusses ·and maps ten factors which,-when considered together 

wt th. ther goals and ;he: growth management strategy discussed in the prev~ous 

· chapter·, were· used. to -create- the Concept Map described· in Chapter IV.· These· ·ten 

·. f ~ctors indic~te tbe locations of significant natural areas and existing develop-

. ment. Five factors, repre_sent suitabi~ity_ for conservation (agriculturally 

favorab.le· soils, public open space~. steep slop.es,. wetlands, and water supply 

resources:) and. f.ive show suitab:(lity for development. (sewerage, public water 

supplies,. highway· and rail facilities .. , intensive· employment co~centTations and 

development concentratiotiS) • 

. The. natural area-factors indicate land which either should not or·. cannot 

be developed. in th~· foreseeable future. The other five factors represent 
, . . ' . ,, . ' 

faciliti~s.andimprovements w~ich tend to encourage growth. In. the following 

~iscussion, each of these· is· described,· and: ma.p.s are presented which show 

their locations. in New Jersey. 

Agricultural S.oils. (Map II) 

If.agriculture is to.remain an important economic activity in New Jersey, 

then t:he areas most suitable for agriculture must be protected from intensive· 
' ' 

urbanization,, The location of prime agricultural. soils an4 . existing farms. are·· 

indicants for determining such areas.c 

Map II shows. the locations of open areas where soil conditions ar~· app_ro-

. , priate to varying degrees for agricultural useo · Class. I soils,. as defined by. 

the Soil Conservation Service, ar·e those which are best suited for crop 

,, 
I 
I 
I 

i 

'i 
I 

• 

I 
I 
I 
I 
I 
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production. The. other two classes require more investment in inputs. such as 

fertilizers· and drainage improvements to obtain reasonabl.e yields. Special\ 

lands are also shown. Although they are only suitable for certain crops 

such as' blueberries and cranberries, the cultivation of these crops is a 

major activity in New Jersey. 

Public Open Space (Map III) 

Government agencies.have acquired and now maintain large parcels of land 

in New Jersey for conservation, resource protection, recreation and. national 

defense p_urposes. These lands are not available for development and must, 

therefore, be identified and removed from the supply ·of. land available to 

accommodate future growth. Map III indicates the major land holdings of 

public ·agencies. 

Steep Slopes and.Wetlands ·(Map IV) 

Steep slopes and wetlands serve important functions in flood control 

and water resource protection. Development in such areas is possible, although 

site preparation and construction costs may be high. However, there are 

environmental costs. The State's undeveloped hillsides protect the quality 

of water flowing into water supply storage areas. The vegetation on steep 

slopes serves to retard the flow of storm water ru~-off and soil. erosion and, 

thereby, flooding in river valleysc Steep slopes are also important sites 

for recreation. 

Wetlands are important areas for retarding storm water run-off and for 

protecting water supply resources. They also serve as important fish and 

. wildlife habitats. Map IV shows the locations of these two types of environ-

mentally important arease 

Iii' 
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Map IV 
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Water Supply·Resources· (Ma9s V .&'.V:I:). 

Map V shows p·otable watershed. lands owned by public or quasi~publj_c· 
' ' 

' ' 

agencies. These areas should be·. protected from extensive development· to 
,, , ,·' . . 

protect their qu.ality· and.· yield~ ~P VI sh,ows water. s~rvice areas ... These· 

are·locations which. contain maj,or.ihvestments in pipes, pumping. stations 

and: treatment. plants· needed . to .. provide· basic. water supply services and. 

are.; therefore-, places where further: growth would be both possib'ie and 

economi·cally desirable. · 

Sewerage .Service Areas - (Map· VII} 

' • ' , > •• 

Sewerage_ sys'tems in- addition to water supply systems are essential, for 
. '., - . . 

intensive:' suburban and. urbandev~l~p:ment~. They require· major investments 

and are,. an· important factor in the:. determination. of where growth· would be 

·appropriate. G~nera.lly;<sewage• treatment,plants, have: been. co.nstructetl:tq 
' ' ' 

handle cap~cities in e~cess~ of: existing needs so that. population increases 

could be accommodated for some. time into tfte future.. The presenc,e of sewerage 

services. is, therefore, .,an essential a·ccompaniment of_ the State's existing 

in:tensive· development and· an indicator of appropriate· areas for expansion. 

Map VII indicates the sewerage service areas in the State. 

Existing, Highway and. Rail Systems- (Map VIII) 

'Highway and· rail systems 'a.re major public investments\, . The . access they 

provid.e both fost_er and sustain development in the State. , As a result of. 

past investments in transport~tion, ,some areas. ·of New. J·ersey are more access-

• ible than others• and are, therefore,,relatively more appropriate for .future 

growth. Map VIII shows ma.·jor highways and co~uter rail 'lines serving the, 

State. 
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Employment Concentrations (Map IX) 

The location of the State's labor force is another factor in dete:':'mining 

where continued development would be appropriate. Most.future grow~h should 

be encouraged in areas which are in P.r6ximity to employee residences 

to minimize commutation distances and energy costs. Map IX indicates such 

employment concentrations. 

Existing Develoomen t . (Map X) 

Fora considerable portion of the State, it is too late. to determine 

whether or·not the area is suitable for development; the development has 

already occurred. Such. areas represent major private,. as well as, public, 

investments. The development pattern shown on Map Xis· information obtained 

from 1972 aerial photographs, updated with information pr.ovided by county 

planning agencies. 

Combining the Ten Factors 

Map overlays of these ten factors were prepared and superimposed for use 

in preparing the Guide Plan Concept Map. All areas of the State were 

categorized according to these factors. The final area designations, however, 

were not made by formula; judgements were made in an attempt to achieve a 

suitable balance between conservation and growth in the State and also to 

reflect the dynamics of growth which are missing from the b~sically static 

characteristics. Additional modifications were made as the result of 

information ocrt~ined from county ·and regional as well. as other state agencies. 

No one characteristic was a determinant by itself. For example, just 

because an area is overlain with Class I agricultural soils does not by 
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i~self indicate that the area should be preserved for _agr:tcul.tural use. 

· Similarly;· .the presence of a major highway is not sufficient reason, by. 

itself,. for encouraging development in an area~ · All ten factors were 

judged together -in the creation 

in the following chapter. 

of the Concept :Map which is described 
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CHAPTER IV 

' THE CC>NCtPT MAP 

A statement of major goals which State·policy· should try_ to·achieve, the 
. " ' ' 

identification and analysis of +na,j.or natural resource characteristics and 

current develop~ent patterns,· and di.scussions with planners in 'many agencies 

and with the public. these. combine to provide the basis for the· Guide 

Plan' ·s recommendations contained in this· and. 'the following chapters·o 

These recommendations incorporate- suggestions and new information received 

since the prelimir1,ary·· draft was published in 1977. 

The Guide· Plan-is .directed. to achieving a balance between conservation· 

and development,: and is based on· four premises. 

Older urban areas should be conserved~ 
· strengthened and. revfta.lized .. 

Land should be dev~loped efficiently, so 
that·public investments are made ecoriomically 
and energy use is minimiz~d ·• 

Criticai natural resdurces· should. be 
protected, so that future ·development can . 

·be adequately served at le~st cost. 

Agriculture should. be retained' as an active 
economic land use .. 

These. land use premises are reflected ·both .in· policies which _expres·s statewide 

concerns and_ in the Concept Map which sho~s future land use patterns. The 

Concept Map __ , how it was prepared, what it means and what. it does not mean 

will be the focus of this chapter. Chapter .. V will present implementation 

strategies and guidelines.,' These two chapters taken.together constitute the 
, 

reconnnendations of the Plan,, 
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Preparation of the Concept Map 

The Concept Map presented in this -chapter reflects the basic goals, premises, 

conditions and priorities set forth in the.preceding chapters and is- intended to 

show·visuaily their implications for the New Jersey landscape. It is designed to 

· show where future growth should be encouraged by those kinds of public investments 

over which the State· government exercises some degree of. control.. The Map also 

indicates where cons.ervation and agricultural resources of· statewide-- s-igriificance 

are located and where major new development should not be- supported at this time~ 

· Since it is not_ the- purpose of the Gu:i.de Plan to supplant more detailed plans 

_-_ : prepared by municipalities and counties or-. other State departments, the categories 

depicted-on the Concept Map are general. It is recog1,1ized that environmental 

· constraints~ as well as development ·opportunities may· be- found in virtually every 

p·art: o.f · the· State, and· that the, principal responsibility to plan· and regulate larid 

use is performed _at the local ievel. The Guide Plan r~s:ponds- to a differ.ent need; 

specifically, where limited public ftmds should be spent to. attain lortg".'9range, 

statewide. develo.pment · and conservation goals. Each land use category on the 

Concept Map.indicates the predominant character of a given area and suggests.a 

.direction of land use which State investments should encourage. 

The· Concept Map (Map XI) indicates four generalized land· use types.: Growth, 

Limited Growth, Agriculture· and Conservation, as well as Urban Aid Municipalities, 

e~cept within-areas subject .to the provisions of the Coastal_ Area Facilities Review 

Act. In·these areas, the designations and growth patterns recommended by the 

Department of Environmental Protection in i.ts publication, "Coastal Management 

Program, Bay and Ocean Shore Segment.," 1977, have been incorporated. The Pinelands 

Preservation and Protection Areas have also been indicated, -as detailed .planning 
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of growth and conservation areas within- this region is b·eing done by·. the Pinelands 

Commission.. Each category· is discussed- in the: following• secti.ons. . A. discuss-ion 

c,f ·each county and accompanying maps are found: in Chapter VI.. Estimates. of .the 

· · 1and in each category_ and the extent of developed lands, publicly ow"Iled lands,' 

·. potable watersheds, wetlands and open developable land in each category are· found 

in the Appendixes A and B .• · . The methodology used to compute these estimates is 

-also in the.Appendix. 

Urban Aid Municipalities 

It is ·critically important that future growth in N~w J'ersey_not occur at the 

expense of the State's major. ·cities. If basic natural resources. are .to be protected., 

if a. viable agricultural' base- is to,-be- sustained, if increasingly e..~pensive energy 

supplies are to be used efficiently, if limited public funds for capital invest-
' . . " 

ments are to be allocated to effectively serve future needs -.then t:he· State's 

;major cities must_ continue. to.-- serve ;,_as centers -of; employment· and housing. 
;t:~; 
·r 

The challenge in these cities. is not how to accommodate future growth, but 

how. to revers·e current trends of population. and economic .decline. It is not 

possible.· or desirable to channel. all future growth into the State's older cities, 

but efforts should 'be, made- to ep.c.ourage the stre:ngthening of' ·these communities 

so they may share in the State's future growth and prosperity and provide a viable 

alternative to continued suburbanization. 

These cities,, in many cases the nuclei of metropolitan regions, have suf'f ered 
. . . 

serious. declines -as higher income, residents, · industries and commercial· enterprises 

have moved to the expanding suburbs. As a result, they have significant social, 

. _ economic and physical problems and require additional public assistance to· strengthen 
. . 

their financial base' and restore a more attractive. climate for private investment~ 
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By- statute, municipal~ties may b·e_ designated as Urban. Aid Municipalities 

and be eligible for additional funding if ·they meet the _foilowing criteria: 

•a populatiop. of greater than 15,000 persons 

·more than 350 childr~n between the ages_ of 5 arid. 
17 enrolled in the Aid to Dependent. Children. Program 

•publicly financed housing. -· 

• equalized· tax _rates which exceed the State equaliz.ed 
tax rate 

•equalized valuations per capita .lower than- the State 
equalized valuatio~ per capita 

The following cities have been designated as Urban _.Aid Municipalities and 

are indica,ted on the: Concept Map: 

Asbury Park 
Atlantic City 
Bayonne · 

- Belleville 
.Bridgeton 
Camden· 
East Orange 
Elizabeth _ -
Hoboken 
Irvington 

· ·Jersey City 
Keansburg 
Lakewood 
Long Branch 

- Millville -

Montclair· 
Neptune 
New-Brunswick. 
Newark 

-· North Bergen-
Orange 
Passaic 
Paterson 
Perth Amboy 

- Phillipsburg 
Plainfield 
Trenton 
Union City 
Vinelap.d 
West New· York . ·, 

Toe use of the Urban Aid formula to identify urban centers within the context. 

o.f the State Development Guide- Plan does not imply that. -these are the only muriici-

. palities in New Jersey which are in need of assistance., There may well be 

other· municipalities which do not meet the Urban Aid criter:i:a, yet exhibit many 

of the same needs. Certainly, while the municipalities listed share common 

characteristics, there may also qe significant differ~nces in the ·eypes and levels . 

of problems- they face and, consequently, in· the kinds of governmental remedies 

required .. 



,_ 47 -

Nevertheles.s, until more information is developed, application of the 
' ' 

. . - . . . 

Urban Aid·· criteria ,su_ggests ;her·e public investment should receive high 

priority. . Such iiives tment may be nee~ed · to imprQve basic services; to acquire 

needed recreational lands _.or to'. foster employment and h.ousing opportunities; 

Tht? improvement of these municipalities ls a major challenge facing the State. 

Growth Areas 

The Growth. Areas·include those-regions of New Jersey where development 

has · a~ready • occurred to :an· e~tensive: degree, : as. ·well as. partially subu·rbanized · 

areas where accessib'ility to·employment and services make:. th.em.particularly· 

suitable for development. Several .exist.ing rural centers in th.e more peripheral 

regions have also been designated as locations, where continuing development 

· would be, appropriate.· 

.The Growth Areas were.delineated by-applying the following criteria: 

•location within··or adjai;;:ent to major population 
and/ or employm~t. · centers 

•location within or in proximity to existing major 
water supply and se~er service areas 

• location within or in proximity to areas· served by 
major highway and commuter rail facil_i.t:ies. 

·absence of large concentrations of agricultural land 

• absence of large blocks of ·public open space or. 
environmentally~sensitive land 

These areas have developed largely because of · their proximity to Ne.w York 

City and Philadelphia which have- provided the stimulus for extensive. suburbani-

zation in the area between them. These areas contain major transportation 

facilities and energy sources· and ac·cordingly are the location of many of . I 
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New· Jersey's major business and industrial facilities. ·Pa.st development has· 

been accompanied by the construction of public facilities and,services .. 

Additional portions of the State have developed. in part as a result of indige-

nous economic growth, continuing metropolitan expansion and, in th.e case of 

the coastal area, natural features. The Atlantic City area, which. has grown 

largely as a result of its resort potential, is presently in transition and. 

revitalizing its economic base .• 

Substantial quantities of vacant land still remain within the. suhurban 

areas and around the rural centers. In many ins.tances, water mains, sewers, 

roads and other public facilities are already in place•, and additional develop-

ment in these areas would allow these facilities to be-more efficiently utilized~ 

If properly channeled, -this growth. could result in.more amenable and ene-rgy 

effi.cient patterns of development than would occur with continued low density 

sprawl or scattered residential concentrations in semi-rural areas .. 

Development in these areas would also reduce grow.en. pressures, on la:rge 

areas of agriculturally productive and environmentally significant lands which, 

might otherwise undergo scattered and potentially detrimental development. It 

would also discourage growth in fringe areas which. have neither the infrastruc".""' 

ture nor the employment opportunities upon which. growth. depends .. 

To the greatest extent possible, the boundaries of the. Growth. Areas have 

been drawn to avoid areas with excessive environmental constraints to develop-

ment such as steep slope areas in the northern part of the State and coastal 

wetland areas., In some instances, a compromise had to be made between recog-

nized growth pressures stemming from economic and locational factors and the 

desirability of environmental preservation or the continuation of agricultural 

usese 



It should be emphasized t:hat. the Growth Area _designation. ·does not .imply 
: . . ' ·. , . ·.. . ' ' '. '. . . . ' 

that. only_ growth. supporting inves'tments will be. made within this area ·or that . 

the development of environmental~y sensitive lands is encouraged. Land 

acquisition for recreation and resource conservation, as well as local 

controls protecting, floodplains., steeply-sloped. areas, wetlands, agricultural_ 

uses and forested. areas constitute valid components of. the- kind of land use 

pattern which should characterize .such _Growth Areas .•. 

To - facilitat.e a discussion of- -the Growth Ar.eas identified on the · 

Concept Map·, _ nine regio1:1s have been def_ined ,. along with eight rural. c·en ters 

· where additional growth is. considered. appropriate (Map XII),~ These regions 

and designated rural. centers. ar.e list·ed on· the following page .. 

In t.h:e following discussion-, each Growth Area. is described in terms 

of the major· characteristics which make further· development appro.priate. 

Mention is also made of someof'the major environmental constraints within 
. . . . 

these areas- which must be. cons,ide:red in local and county land use. planning. 

While a comprehensive, detailed listing of all such environmental constraints-

- is. not included in the discussion wh~ch-follows, the.types of sensitive 

areas mentioned are indicative of aatural conditions. which.should,be 

considered. 



Area 

Northeast 

Rockaway Co-rridor 

Clinton Corridor 

Central Corridor 

Parkway-Route 9 Corridor 

Burlington Corridor 

Camden Area 

Atlantic City Area 

South Jersey Corridor 

New""ton 

Hackettstown 

Washington 

Phillipsburg 

Flemington 

Millville-Vineland 

Bridgeton 

Salem 

- 50 -

·GROWTH AREAS 

County Components 

Passaic, Bergen, Hudson, Essex, Morris, and 
Union Counties 

Morris County (West of I-287) 

Hunterdon and Somerset Counties 

Mercer, Middlesex and Somerset Counties 

- Monmouth and Ocean Counties 

Burlington County 

Camden, Gloucestel: and Atlantic Counties 

Atlantic County 

Salem County 

RUV.L CENTERS 

Sussex County 

Wanen and Morris Counties 

Warren County 

Warren and Hunterdon Counties 

Hunterdon;County 

Cumberland County 

Cunberland County 

Salem County 
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NORTHEAST AREA 

Current Development Character 

.. This is. the ·most extensive area of relatively dense urban. and suburban 

development in New· Jersey. It contains. several aging urban c·enters and a 

substantial number of. largely developed· suburban ·communities.. There are. 

extensive and diverse employment opportunities· within the region, and 

New York City is wittlin easy commuting distance of most lo.C:a.tions. 

Transportation 

This area has many north~south and east-west fo,tir-lane divided ·highways, 

including: the New Jersey Turnpike;· the Garden State Parkway; the Palisades 

Parkway; Routes 1, 3,. 10., 17, 0 22, 46, and 208.; and Interstates 280, 287 and 80:. 

A high level of. public transpor.tation service is available in the area. 

Rail. service is provided by ConRail on the lines o~f the former Erie Lackawanna. 

Railroad, the Central Railroad of New Je·rsey 5 the New York and Long Branch 

Ra'ilroad, and .the Penn Central, and by AMTRAK on the fonuer Penn Central Main 

Line.. The Port Authori.ty Trans-Hudson Corporation (PATII) provides additional 

rapid-rail links between Newark, Jersey City and Hoboken. and midtown and 

downtown Manhattan. 

Pass·enger bus. service consis.ts of local service in most of th.e la-rge cities 

and their adjacent -ar.eas, and extensive commuter service oetween the municipali-

ties in the six-colh~ty- region and Newark and New York City. 

Newark International Airport is situated- in the heart of the area, and. 

shipping facil_ities have been developed aloµg th~ extensive waterfront. Rail~ 

road.freight lines and trunk terminals are located thrdughout the area. 
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Public Services 

The area is extensively served by public water systems and sanitary 

sewerage systems, but imp_rovements are needed to adequately serve future and, 

in some cases, existing demand. 

Sensitive Areas 

Development should be avoided adjacent to the Great Swamp, Piece Meadows_ 

.. and Troy Meadows,. . Public acquisit;ion and protection of these areas are 

recommended. The Hackensack Meadowlands has been identified· as an area of 

State concern and is being developed under the guidance of the Hackensack 

Meadowlands Development ·Commission. . Undeveloped areas of steep slopes and 
. . . 

. . . . 
•, . . 

the_rock outcrops of. the Palisades should remain in their natural·sta~e. 

ROCKAWAY CORRIDOR 

Current Development· Character 

This corridor .extends westward from the metropolitan Northeast.Area along 

Interstate Route 80 to the .. Lake Hopatcong area. The corridor is predominantly 

suburban with older industrial centers located 'along the Rockaway River and 

the Boonton line of the Erie Lackawanna Railroad. Morristown, the county seat 

of Morris County, is· the major commercial and cu:I.tural center.. Commuting to 

the employment centers of New York City and northeastern New Jersey is faciiitat·ed 

by passenger railroad service and limited access highways. 

Transportation 

Major highways move commuters and freight ·to the east and west. These 

routes include ·Interstate 80 and Routes 49 and 10. Interstate 287 facilitates 

north~south movement along the eastern end of the corridor. 
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Public transpc;rrtation consists of both rail and bus services. ConRail 

provides regular all-day service-from Dover to Newark-and. Hoboken and limited 

service from Netcong to Hoboken on the former Erie Lackawanna Railroad which 

parallels I-80. At Hoboken, commuters can conveniently make connections via 

PATH for travel to.midtown and downtown.Manhattan. The.Erie Lackawanna service 

consists of electrified.trains on· the Morristown- Line to Dover and diesel trains 

on the Boonton Line to Netcong. A branch of the Morristown Line also extends 

. to Glads.tone and serves the area between the- Rockaway Corridor and Clinton Corridor. 

Only a.limited amount of commuter· bus service to Newark. and New York City 

is- avaiL~ble in the ·corridor·. Most express bus service is between Morristown 

and New York City. However, intra-county service is available between communities 

in the.western part of.the corridor and Morristown, where. connections- can be 

made . via . rail or expr~ss:. bus to Newark and- New York ·city-., 

Rail freight service is also available .. 

Public Services 

Public water systems and sanitary sewerage systems are available in 

existing settlements and in the. developing arease 

Sens-itive Areas 

_, Development should be restricted _on steeply sloped terrain. Attention 

should also be given to potential development impacts; particu_larly ~torm water· 

runoff, that could affect the Rockaway Wate-rshed. This wate,rshed is a major 

water supply resource for northeastern New Jersey. 

·-
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CLINTON CORRIDOR 

Current Development Character 

This corridor extends westward from the Northeast Area along Interstate 

73·· to Clinton·. The area includes older· centers such as Somerville, Raritan· 

and Clinton, but much of the land is either open or developed at very. low 

densities. Many. communities are within easy reach of northeastern New Jersey 

and.New.York employment centers-by improved highways. and interstates. 

Tram;portation . · 

Interstate 78 and. Routes 22 and 202 provide east-west access through the 

corridor·~- Inter-state Rout·e 287 and Route. 202 link the corridor with locations to 

the north and west. Routes: 206 and. 31 provide north-south access· ·through the 

corridor. 

The corridor contains both bu~ and rail transportation facilities. ConRail 

provides diesel ·service on the ~..ain Line of the former Central Ra_ilroad of 

New Jersey between Phillipsburg. and Newark, where commuters can make connections 

via the· Penn Central or PATH for travel to New York City. ConRail service on 

the Gladstone Branch of t;he former Erie Lackaw~nna Railroad also provides rail 

access. to a small portion of the northeastern tip of the corr.idor. 

Bus service consists of regular all-day service along U. S •. 22 from 

Phillipsburg· ·to New York and additional express bus service from Raritan and 

· Somerville to Newark and New·York City. 

Rail freight service also is available in the corridor. 
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Public Services 

·, 
Public water supply and sewerage service is availab.le in existing 

developments. 

Sensitive Areas 

Development should be restricted on excessive slopes. Growth should be · 

controlled around Six Mile Run, Spruce Run and Round Valley· Res.ervoirs to 

avoid damage to. these water storage _areas. 

CENTRAL CORRIDOR 

Curren.t· Development Character 

"The ,central Corridor has developed along the tr~nsportation lines. linking 

.New York City· and Philadelphia. The two major cities, New Brunswick in the 

north and. Trenton in the. south, are surrounded by suburban development. Several 

older boroughs. and scattered residential development charac,terize tne central 

po:rtions of this corrido·r Farmland is scattered throughout. the more open areas. 

Transportation 

The corridor has an extensive number of major high.ways including th.e 

New Jersey Turnpike, Garden State Parkway, Interstate Routes 95 and 29.5, and 

Routes 1, .9, 18 and 130. Most of thes~ roads link New York· and Philadelphia_; 

others provide east-west access to and from New Brunswick and Trenton. 

A high level of public transportation is available in the corridor.. Commu- _ • 

ter and express rail s·ervice is available to New York City and Philadelphia by 

ConRail and AMTRAK on the former Penn Centr~l Mai~ Line. Additional commuter 
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.. trains to Newark and Manhattan·· o:peratia· from South: Amboy on tht? former. Penn 
' . . . 

c'en:trai Pe~thAmboy, .and'. Woo.dbr~die: ~ranch. ConRai_l also_ provides· limited: commuter:' 

service to Newark from Phila_delphia on the former Reading Railroad, and ConRail 

-· service on .. the former Central. Rail.road of New -Jersey. links the. northwes.tern 

·· part of the .corridor with Newark~ · At Newark, connections ·ca.n be made _via ·PATH.· 
·, - , , .. ' 

·for. midtown and- downtown.Manhatt~n·. · Railroad freight service is also available; . . ' . 
. . . . 

' Bus ·service:_con~ist's of J..ocaL ·service in; the _large ·cities ·and. their: 

adjacent. areas. and commuter and. ~ress l:>us. servic;e to New York City· and.· · 
·, . . ,• .. 

·Philadelphia from poirits within the corridor •. 

Public Services · 

P~blic water supply and sewerage serve existing development concerntrations; 

ot_her areas• are: s·erved bY,- e..~panding.; r~gional . autho·r.ities. 

: Sensit:ive. Areas: · .. 

. ·Prime farmland ·and senstt.ive aquifer recharge• areas are- found throughout., 

. -· ' - .. 

but: par1:icularly in the southeastern portion. ·. Development should be. channeled,.· 
. ' . , ' 

. if possible, so · as to ··conserve these. partly natural, partly manmade assets.· The 

wetlands in and.adjacent to P~geon Swamp should be.conserved. 

P A.Pr'llAY' - ROUTE 9 CORRIDOR 

Curr.erit Development Character 

.. Most .. of·. the old~r _development ·in th;i.s. corridor consists of seashore resorts, · 

such as· Asbury :Park, and ·node~ of growth along. Route 9. The seasonal character 

o.f: portions _of the corridor has b.ecome. less domin~nt·, as- housing conversions and. 
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new construction have significantly increased the number of year-round residents •. 

:Many of these new residents. reside in the retirement communities that have become· 

a prevalent feature. The northern portion of this corridor .is within P.asy commu-

ting distance of employment centers in the Northeast Area and Central. Corridor. 

Much of this area falls 'within the jurisdic·tion of the State's coastal resources 

management area and is subject to tlle provisions of /the Coastal Area Facilities 

Review Act, administered by the State Department of Environmental Protection. 

Transportation 

Major highways in the corridor includ.e the Garden State Parkway, Interstate 

Route 195 and Routes 9, 18, 35 and 36. 

Public transporta-tion by rail and bus. is available in the corridor.. Commu-

ter rail service is: limited to the no-r.thern· coastal area, east of· the Garden 

State Parkway. ConRail operates rail service over the f.ormer New York and Long 

Branch Railroad. from-Bay Head in northern Ocean County to South Amboy, wh.ere 

· _the. trains utilize the tracks of the· former Penn Central for· access to Newark 

and New York City. Not all of the trains. provide service dir_ectly to New York 

·city; several stop·at Newark where connections can be made via PATR for travel 

to midtown or downtown Manhattan. Railroad freight s-ervice is also avai+able. 

Bus service consists of local service among communities along t:he Monmouth. 

·county coast and considerable commuter service from communities in the corridor 
. . 

to Newark and New York City and to Atlantic City. 

Public Services 

Public water supply and sewerage systems serve th.e older centers·and nearby 

suburbs. Service expansions to outlying areas are provided oy· regional authorities. 
.a 
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Sensitive,Areas '.·,.· 

· Aquifer recharge. areas,. coastal ·wetlands.,. sandy soil and. vege.:tation .. 
, ,·.. . 

characteristic of the Pine Barrens·are· important environmental factors in 

·this corridor. · Maj,or· portions. of · the area are subJect to the provisions_. of 
. ' . . 

·, ' ,' .. ·.·' ... , .· 

· the State Coastal Area Fa_d.lity,_ Review .Act. 

. . 
. . 

.BURLINGTO~ -CORRIDOR 

Current Development Character 

_ This corridor is.· comprised<oi:- a series of small centers- -- ~ordentown, 
.·. . . : 

·Burlington, Beverly _-_ .. along.: the: Delaware River, as well as others such ··-as . 
- . 

- -Mount· Holly in· the- rural fringe: •. _ There has been- extensive suburban· devel.~p-

men.t. in ~any . of. the· remaining,: areas . of . the cor.ridoi becaus.e of·. it.s :proximity 

to· -Trenton and· Camd·en •. 

. . 

. Transportation--

North-south·access· through_the Burlington corridor is facilitated by the 

New- Jersey Turnpike, Interstate Route 295 and Route 130. Access between 
. . ' ' . 

. Pennsylvania areas to the no~-thi.re.st and New· Jer~ey. areas to the· southeast is 

provided. by Route -73. Public .transit facilities are limited to commuter and 

express bus s.ervice to Camden and J?hiladelphia and to:. New York City. . Rail 

-freight service is also available. 

Public Services. 

Public water.supply and sewerage systems serve the older·centers and 
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suburbs·.. Th.ere is limited service in the out-lying, rural· areas:. 

Sensitive Areas 

' . 
Development should l:?e controlled in areas. adjacent to prime agricultural. 

ar.eas and in the headwaters and aquifer recharge areas. of the Pine Barrens.· 

CAMDEN-AREA 

Current Development Character 

·ntis area includes tl'ie urban core of Camden and adjacent inner suburbs, 

such as Pennsauken and Haddonfield, which are largely ·developedo The eastern 

portion is primarily suburban development. The Lind:enw.o·ld High. Speed Line, 

which provides access to .. center city Philadelphia,. has: been an impetus, to 

development in the suburban portion. of this Growth Area, .. 

Transportation 

The New Jersey Turnpike, Interstate 295 and Route 130 provide ri.orth-south 

access through the area •. The· Atlantic City Expressway and Routes 30, 38, 42, 

70 and 73 facilitate movement among. the urbanized pc;,rtion, the sub.urban sect:i,.on 

and areas to the east of this area.· · Access- to ··center city Philadelphia is pro-

vided by the Benjamin F.ranklin and Walt Whitman Br:ldges .. 

A high level of public transportation service is available in the area. 

Extensive rail service is. provided by :eort Authority Transit Corporation 

(PATCO) on the Lindenwold High Speed Line which links this -·area with Philadelphia •. 
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A comprehensive system of commut·er· bus service provides extensive local 

_service in the· city of Cainden and links most major points in Burlington, Camden. 

and Gloucester Counties with Camden and Philadelphia. This service al.;;o includes 

extensive feeder service to the PATGO stations. Bus service is also available 

from Philadelphia and Camden to New lark City, Trenton, Atlantic City, Wildwood, 

Cape May, Bridgeton, Millville, Vineland: and· Salem· City. Toe express· service 

. to New York City stops· at a major park-and-ride facility at Exit. 5 on the 

New. Jersey Turnpike. 

There are also rail freight and. waterfront facilities .• 

Public Services 

Public water supply and sewerage systems are available in the. older 

developed areas. There are limited public. services in the outlying areas. 

Sensitive Areas 

The headwaters and, groundwater· sources of existing and potential water 

s4pply resources should be protected, as well as elements of the Pine· Barrens 

in outlying areas •. 

SOUTH JERSEY CORRIDOR 

Current Development Character 

This corridor includes a string of older settlements along the-Delaware 

River with scattered suburban development in the west. Employment centers in 

the corridor are augmented by the area's proximity to Wilmington, Delaware 

and Chester and Philadelphia, Pennsylvania. 
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Transportation 

Interstate 295, with connections to the New Jersey Turnpike, the Delaware 

Memorial Bridge and the Commodore Barry Bridge, provides good access between points t, 

in the corridor and major east coast markets. There is also access to waterfront 

transport along the Delaware River. Public transit is limited to inter~urban bus 

service. 

Public Services 

Pu:blic water suppiy and· sewerage systems serve the older centers .. 

Sensitive Areas 

Wetlands, primarily along the eastern edge of the corridor, are particularly 

vulnerable to development and should be protecteds 

ATLA!.'1TIC CITY AREA 

Current Development Character 

The dominant feature of this area is the seaside r.esort development.. Scat-

tered suburban development has occurred in the interior portione It is expected 
... 

that the recent development of casino gambling in Atlantic City and the offshore 

oil drilling will encourage new growth in the suburban portions as well as exten-

sive redevelopment in Atlantic City .. This area is subject to the provisions of 

the Coastal Areas Facilities Review Ac.t, administered by the Department of 

Environmental Protection., 

Transportation 

The Atlantic City Expressway and Routes 30 and 322 link this area with the 

Camden Area. The Garden State Parkway provides north-south access to other shore 

areas, as well as to the urbanized Northeast Area .. 

e 



Public transportati,on consists of. rail and bus service. ConRail provide_s 

limited rail. service on. the former Pennsylvania-Reading Seashore,. Lines from 

·Atlantic City to Lindenwold, where passengers can. transfer to the Lindenwold 

High Speed Line for· travel to Camden and Philadelphia. This service also 

extends -t:o Ocean City and Cape May Point in Cape May' County •. 

Passenger bus service consists.of local service in Atlantic City and 

adjacent municipalities and. express bus service.·to Phi·ladelphia and New· York· City. 

Public Services 

There is public water supply and· sewerage systems ~erving the presently 

_developed areas. 

Sensitive Areas 

The· a""<:tensive areas of coastal wetlands should be protected. 

RUiAI. CENTERS 

... Other _designated Growth Areas are proposed not because of their accessibility 

to metropolitan regions, but because of thei.r function as service centers for 

designated Agricultural and Limited· Growth Ar.eas·. Such centers were originally 

established as places where farmers could purchase supplies and sell their 

produce. They also became sites for some manufacturing activities, drawn to the 

area by specific natural resources which the· area offered. Thus, the glass . 

industry located in towns like Salem and Bridgeton because o·f the large deposits 

of silica sands nearby. The .combination of water power and. abundant forests 

provided some of the requirements for the wood products industry in Vineland and 

.Millville. Similarly, towns such as Phillipsburg and Flemington in the northern 

part .. of the State also developed. as manufacturing,. as well as commercial, cente~s. · 



These towns continue to serve .a$. centers, al tl'.tough some of. their residents 

may comm~te to jobs:well_beyond th:e :immediate area., All are served by at lea.st 

one major highway. Freight.rail. service is also:available, in. some locations, 

although such service may be reduced by proposed consolidations. As established 

settlements, these towns are served by public water supply and sewer systems 

and· often. include regional. hospitals,· educational facilities and other specialized 

services for surrounding; areas·. · 

The Guid~ Plan recognizes. the important function these centers play as 

regional service center:s by designating· them as Growth Areas, within larger 

areas designated as· Agricultural or Limited Gr~owth... By encouraging. futu~e-

growth within these areas, pressures to develop in Agricultural or Limited 

Growth Areas may be relieved with future· grow-th better faciliting the efficient 

use· of public services. anc~·financial and energy resources. 

In addition ·to encouraging development in these Rural.Growth Areas, the 

5 ta te also recognizes . the needs of o.ther rural centers for support in meeting 

municipal. service costs •. The Depressed Rura_l Centers Aid Program is directed 

·a~ municipalities which were formerly economically viable centers of rural areas 

but have declined as a.result of· changes. in transportation routes and modes, 

in commercial and manufacturing activities and in housing preferences. Because 

of these ch~nges, these municipalities ·are not considered suitable for designa-

tions as Growth Areas, but the func.tions they continue to provide shoµld be 

supported. They serve as .home and workplace, as town centers and as locations 

of commercial and professional services. 

of rural life. 

As such., they-are an essential part 

The Rural Centers Aid Program assists muni.cipalities -which. meet. th.e 

following cri t.eria: 

• 
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··•a population not ~ceeding ·5, ooo· 

• a po,;ul.atio~· density- ;hich is . ~ot: less .than. 
1,000 per .. squar.e mile, nor less than, four· 
times -the population dens.ity· _of each neigh-
.boring. municipality 

• ratables ·per . capita not exceeding four-fifths.· 
the· .. ratab.les per ~,P.ita of· the: county· 

. • either· ari. effective local tax rate above the. 
-State average or a per·capita.personal income 
-that does-not exceed 0.8 times the' State 
average per capita income-

.. The,_. f~llowing. mu11icipalities were . designated: for financial a'ssistanc'e·. in 1980':. · 

· • Allentown .Boreugh 
" Alpha Borough-
Bev~rly City·,-~ _ .. 

· Calif.on Borough· · 
Elmer Borough 

._Englishtown Boro~gh. 
French town Borough ·: 

· Hamburg_ .. Borough · -. · 
· . .Hamp.ton Borough · . 
:,High ·Bridge ·Borough 

. __ · · Jamesburg; Bor.ough. 
. Lakehurst -Borough- . 

·conservation. Areas 

· . · Lambertvill.e. City 
. National Parle- Borough -

Netcong· Borough . ·. 
Ogdensburg -Borough 
Shrewsbury Township 

_South Bound Brook. Borough· 
Sussex Borough · _· 
Swedesboro Borough . 
Victory Gar.dens:: Bo rough 
Win£ ield · Township · 
Woodst.own Borough· 
Wrightstown Borough •· 

· Open space· is a key ·element of any balanced land. use plan. Such·· areas are-

necessary to· protect. important: natural ·resources from the effects of d~velopment· 

· and· to provide opportunitie.s for a varie·ty of. rkcreational and leisu~e'."'"time. acti~ : · 
. ' . " . ' ' 

vi ties. · Through the combination· of local and county initiatives and· state and · 

federal f'inancial support, considerable. progress has .. been made , to· provide su.ch , . 

opportunities throughout the: State. The continuation of this _partnership -is. 

strongly recommended as. a vitaL part of New Jersey's overall land-. use policy. 

However,. since the Guide Plan is not intended to duplicate other leyels.- of· 

planning, the Conservation· Areas deJJicted ori. the· Concept Map. are limited to 

areas of statewide _significance. They are too. large. or too expensive to be 

/ 



acquired and managed by locai or county governments, yet they contain 

resources and recreational opportunities which should be enjoyed by present 

and future generations. While public agencies already own portions of each 

area, the plan recommends further e.~ansion through ownership,. management 

or some combination of investment and regulatory practice. 

However, it should be emphasized. that the· delineation ·of each area 

shown oi?- the Concept Map is suggestive, not definitive. The Conservation 

Are~s meet the following criteria: 

low density development with little or no public. 
water supply or sewerage services 

• large blocks of _existing publicly-owned open space 
with room for further expansion as future needs 
dictate 

e major areas of environmentally-sensitive land 
within or adjacent to existing public holdings. 

• limited accessibility from population and employment 
centers by major highways and commuter rail facilities 

Patches of development already exist in some of the areas indicated, 

and outright acquisition of all the land shown is probably beyond either 

the State's financial resources or projected needs. More detailed planning 

would be necessary to define the extent of the State's interest and to 

develop appropriate management ~trategiese Nevertheless, the areas noted 

should receive such attention and investments should reflect their importance 

as unique natural areas •. 

Two of the areas noted are already receiving such attention. The Delaware 

Water Gap area along the State's northwestern border presently includes state 

parks, wildlife preserves and a national recreation area. It is an· area whic.q offers 

not only the scenic beauty of the river and surrounding bluffs but also 

adjacent hills covered with forests and dotted with lakes. The Plan recommends 



·-,, 

-67 -

the preservat:ion of the entire area and supports continued federal acqui-· 
. ' 

s·i_tions of land within and. around the present public open space holdings. 

1The Pinelands in the State's southeastern quadrant is currently being 

studied, and management and acqu_isition plans are being formulated as a result 

of -recently. adopted State and federal legislation. -The area consists. of. two 

parts~ the- Preservation Area.where additional acquisition is contemplated· 

.and. the Protection Area which may include a mix of development, agriculture 

and· conservation uses in accordance_ with a management plan now being dr_afted. 

-While this management plan is being prepared, new. development rithi~· both the 
' . . . . . . ' . . 

protection .and· the- preservation areas is subject - to. -review and approval by tfie 

PiI?,elands Commiss~on. The Concept Map classifies the entire Pinelands. ar.ea as 

Conservation. When an approved management plan has been. completed by the 

Pinelands Commission, appropriate amendments to the- Guide Plan. and the Concept 

Map. will be made .• 

· An additional area --- the' Skylands region along. th.e State's northern 

border--:- should also be considered. as a significant resource to ce appropriately 

managed and conserved. by the State. Portions 0£ this. rugged area have oeen 

developed but major tracts owned by public agencies remain for water supply 

and recreational uses. Due to its proximity to heavily populated areas., 

pressures to develop the area can be expected to intensify despite its 

considerable resource and recreational importanc_ee Accordingly, it is recom-

mended that the State, in conjuction with other levels of government, initiate 

_and implement a management plan for the Skylands region .. _ As witfi. tli.e Pinelands 

Plan, this would allow suitable -development in appropriate locations while 

protecting the-' vital natural and recreational resources of th.e area.,. 

These three. areas can provide recreation exper.iences of a different 

nature than-those which can be found in smaller state, county or local parks .. 



- 68 -

Within these· areas; a. variety of activities - camping, cano_eing, and _hiking --

can be pursued whil_e protecting important water supply and forest resources. 

Yet, these areas are readily accessible. from some of the nation's largest 

cities and most densely populated metropolitan areas. 

There is also a great need for close-in open space arid.recreational areas 

· for urban residents, particularly in the northeastern ·portion, of the State. 

Accordingly, the Plan supports the continued acquisition of land aroqnd the 
. . . 

_Great Swamp Nation~! Wildlife Refuge· in Morris· County, appropr.iate. park and 

conservation areas:within the Hackensack Meadowlands and. the· acquisition of the · 

Great :Piece and Troy Meadows in Morris and Essex Counties.. The Plan.also supports 

continued acquisition and development of recreation areas such as Liberty State 

Park within urban areas. The Guide Plan does not identify specific sites fo·r 

such acquisition or development, but supports the program of the -Gr:een Acres 

Office of the Department of Environmental Protection to identify, acquire and 

develop additional parks of this type-. 

This need for open space acquisition within and adjacent to developed 

areas is. reflected in a. state acquisition priority list which is being· developed 

by the Green Acres Office. The evaluation and assignment of priorities to 

potential acquisition proposal.s considers numero~s factors including cost, 

accessibility, and the benefits of the area in terms of historic and recreational 

value, flood control and other environmental considerations •. The four smaller 

open space areas shown on the Concept Map should not be excluded from the priority 

system. They also represent the types of areas which should- be cons~dered as 

part of the State's overall open space pr~gram., 

It should also be emphasized that the designation of such Conservation 

Areas in this Plan does not imply that other public efforts to acquire small 
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,: ·.· consep,ation ar·eas·. t~oughout the· ·S'.t;ate:,: $ho.uld be discont:inued. -Aithough smaJ_l 

:·stat.e,· .c.oun~y and local parks are·not shown on the,- Concept ~P, .. the Guide ~J.an 
. . . . 

O · · · ; r.ecogn:izes:. the need for such ,areas. through9.ut_ the:. State. and ·.supports suc.h efforts· 

within tlie .scope of .county and loc·a1 plans·, th.e· State Comprehensive Outdo.or 

' Recreation Pian· and .the acquisition· priority system of the Green-: Acres. Office-. 

The .need :to. protect floodp·lains·, wetlands, steep slopes, stream corridors· 

and: citlie~ ertv~ronmenta~ly critical. areas, from. de;elopmen,t:.is· als.o<r.ecogni.ied.,, 

The. Conservation. recommendatio~ shown• on the·_ Concept Map,· therefore, should 

·.be·. vie°tY'ed. as ·only- one" part· ·of' 'a: broader program· 6£'. natural .. resour.de and recre~ 

. ad:~n-. lan~ _preservation involving· local, county arid. federal ag·encies as. well. as 

the .State government. 

- . . . 
. ' 

. Agricultural Areas. -· 

·Farming, ·is· carried out, in many places throughout · the. Stat;e·, ... but is largely·._ 
. . - . . . 

.• concentrated· in:- semi~rural areas ~:L,~h 'good_,soils and gen1:1·e topograp-hy •. ·.,Farming· 

acti'T.rities· have declined where a· considerable degree of suburbanization ·has 

.occurred. as .a. resui·t of the e~onomic and environmental. incompatib.ilit·ies that 
' ' . ' 

have· arisen.: ·This is because many agricultural activities· require· large blocks _.· 

of contiguous land,. free o~. suburb~n developmen·t;~, where,- mechanized equipment can 

be used and· where. fertilizers and insecticides can be safely applied. They also 

req:uire.stipport·services ·~·material· and equipment suppliers and marketing. 

facilities 

business. 

which need. a sizable market of agric~ltura.l activity· t;o remain •in 

Recognizing this need for land comparatively free of development and of 
' ' ' 

· sufficient size to reta~n ~gricultural. s·upport· services, several ar·eas. have been 
' . . . . 

design~ted as appr_opriate· for predominantly agricultural. uses. Several. of. these,·· 
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· are- in the qorthwestern section- of· the S.tate, one-. is located .in the central 

portion, and. s_till other areas are found i~ the southern· portion. .Curren·tly, .. 

much of the farming- activity within. the St;ate is located i~ these regions. 

Development is relatively sparse, and_the areas lack extensive water and sewer 

sys·teID.s or other public facilities which encourage non-ag~icultura-1 developm~nt. 

These areas· also contain Class I, IT and III soils., th~ mos-~ . favorable soils 

for productive agriculture~ 

It· is.acknowledged that agricultural activities· also occur in areas not 
a 

shown as Agricultural. on the C~ncept Map. Areas o.f prime agricultural ~oils 

and farming· activities also exist. within. Growth and Limited. Grow~h Ar·eas. _ Dairy 

fa~, orchards and many small vegetable farms may be found even where prime 

soils, level terrain ·and sparse development do not predominate._ There are also 

.. ·.areas.within the Pinela.nds region- which are currently in agricultur-~ and which· 

meet the.criteria used to designate Agricultural Areas~ Such areas ·in the 

Pinelands are not indicated on the Concept Map at this•· time in light -of the 

more .detailed: study now being undertaken by. the Pinelands Commiss-ion. It is 

expected that the Guide Plan will. be amended accordingly following the completion 

of the Commission's plane 

The Concept Map depicts Agricultural Areas· as those which meet the_ following 

criteria: 

• generally low-density -developmen:t with litt-le · or no 
public. water supply or sewer services 

•. relatively poor accessibility to existing ~ommuter · 
rail and major highway facilities 

•large blocks of land classified as prime agricul-
tural s•oils by the Soil Conservation Service 

·accessibility to rural centers, agricultural 
support·services and markets 
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The Guide Plan· reconnnends tha.tSt:ate agricultural and investment policy 

focus on maintaining such areas in agricultural use. Agricultural uses in other 

areas should not be ignored but those areas shown on the Concept Map should 

receive particular attention, since they represent a major. part of the State's 

'total resource of agricul.tural land. 

Agriculture in other portions .. of the. Stat.e - no matter. how they are 

.assigned on the Concept Map· -- should be protected from incompatible development 

to· the extent· f·easible within· the· context of local planning and land use regulations. 

Limited Growth Areas 

Not-all of the. State is assigned to one of the preceding categories. Siz-

able areas remain which meet the following cri.teria: 

·relatively poor accessibility to existing connnuter 
·. rail and highway facilities 

• low-density development with limited public water 
supply and sewer· ser:vic_es· 

•absence of.large· concentrations of prime agricul-
tural lands lo·cated in semi-rural areas 

•absence of concentrations of public open space and 
environmentally-sensitive land of. statewide. significance 

Except for the older centers, most of the development in Limiteq Growth Areas 

has occurred at very low densities. To some exfent, development has oeen curbed T:,y 

natural features such as steep slopes which interfere with easy access and increase 

construction costs. Mostly, however, these areas· have only scattered, lowdensity 

development. b_ecause other portions of the State are mor.e accessible to markets and 

population centers. 

It is neither desirable nor feasible· to prohibit development· in these areas. 

However·, to support significant levels of new growth in such areas would require 
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major ·public investments in services and facilities and an energy-inefficient 

pattern of scattered development would be continued. In addition,, there would 

be significant· indirect costs due to the diversion of _necessary investments 

and other assistance from urban areas~ 

Accordingly, Limited Growth Areas· should be left to gr.ow at·. their own 

· .. -- moderate pace.· Public resources should. be targeted toward other areas where 

growth can be accommodated more readily. In this way, the needs of future 

generations - for additional land to develop or to set aside.for purposes which 

·camiot,no,;.r be anticipated -- are recognized. Areas which do not: now appear to 

be necessary to accommodate projected population increases may become criticaliy 

important resources for the New Jerseyans of the 21st century. 

· Summary 

'rh,e Concept Map portrays the _regions into which growth. should be channeled,. 

other areas ·which should be- conserved for na.tural resource or agricultural uses, 

· and spaces which should remain as a res_erve for growth aft;er the· end of the century. 

Such a plan envisions New Jersey as being composed of areas of sufficient 

size and contrast to have visually recognizable and functionally significant 

characteristics.. At present, this quality exists to a considerable extent within 

the. State, but continuing unguided growth will progressively blur ·the distinctions 

between urban-suburban and low density conservation areas .• _ Unguided growth. W:ill 

result in continuing incursions into vital, irreplaceable natural resource 

areas and jeopardize the possibility of retaining agriculture as an economically 

viable .activity in the State. It will also generate a demand for increasingly 

more expensive· services, facilities and energy supplies, while reducing· the 

range of development and conservation alternatives which future generations may 

exercise. 

• 
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CHAPTER V 

IMPLEMENTATION 

The legislation which authorized the Division of Planning to "promote 

programs· to insure the. orderly development of the State's physical assets b.y 

(among other things) preparing and maintaining a cpmprehensiveguide. plan ••• 
( ' 

. for the future improvement and development of the State~ ••. ,'.'* did not provide 

directives regarding the content·. -of such a p·lan, the extent to which· other 

agencies. and the general public were t·o be- involved in its preparation, 

procedures for adoption and 'amendment, or means· to guide its implementation. 

In the absence of specific statutory guidance and in· response· to ever 

increasing needs for policy coord.ination, implementation strategies. have been 

developed .for the Guide Plan. These uses involve ·the·guidance of capital 

investments,· legislative initiatives and program .development effo.rts. 

IMPLEMENTATION ~ETHODS 

The principal use for the Guide Plan·is to provide direction for 

capital investment decisions. Major facilities·, -- highways and public 

transit systems, water supply and sewer installations, and open space 

acquisition - have a significant impact· on the direction of growth. within 

the State. The capacities and. locations of these facilities: determine 

to a: considerable extent how much growth will occur in various areas. Almost 

all municipalities, counties and regional entities utilize outside funding 

*N.J.S.A.13:lB-15.50 et seq. 
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requiring State and often federal approval and monies for major installations 

of this type. Many of the facilities funded totally' by the State -- hospitals, 

colleges, institutions and other facilities - also have an impact on 

development. Thus, long range planning. of capital improvements, in agreement 

with an overall State development policy, is an effective way to inf;luence 

growth patterns in the State. 

The Guide Plan can also effect capital investment patterns by being 

reflected in the long-range plans of· other departments. Tlle policies and 

geographic delineations·recommendedin the Guide Plan are a response to 

concerns _which transcend any one ag.ency' s responsibilities~ and are a step 

in the direction of comprehensive coordinated state land use policies. The 

frame of reference it provides is designed both to guide and to reflect the 

responsibilities of state agencies whose actions influence the direction of 

growth in New Jerseye 

Plans relating to energy, air quality, water quality and supply, trans-

portation, economic development, solid waste, open. space, the coastal zone 

and the Pinelands have been prepared or are underway at this time. Also, 

urban and rural strategies are currently being formulated. These s.eparate 

activities are essential to identify problems ap.d needs, and to bring the 

special skills of each agency to bear on the many different land use related 

concerns of State government. 

However, these functional plans will only be coordinated if the broader. 

perspectives· such as those put forth in the Guide Plan are recognized. Through 

this mechanism, it is possible for each agency to consider the impact that 
', 

its independent decisions may have on long range development. This kind of 
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coordination should.minimize· program.conflicts such as building· new highways 
• ,. • , J '. • _· • 

through prime agricultural lands- or· assisting public facility construction 

in outlying areas while ·inner-city systems decay. 

In turn,. the Guide Plan and subsequent revisions seek to reflect the 

maj-or findings and. concerns of functional plans. At present, it is a general 

framework which provides. guidance for ·some types of decisions, and a starting 

point for the integration and refinement of the st~te" planning and budgeting· 

process. It is also a framework within which· regional and. county plans. have 

been and will. continue to be·· coordinated to obtain: consistency among plans. 

Legislative Initiatives· 

Agreed ·upon sta-te· policies; regarding conservation and development can. 

also: be.used to highlight.areas.in which new legislation is needed to ilnpleIIlent 

these policies. In-recent years legislative acts, such as the Wetlands. Act, 

the· Floodplains Act,: the Coastal Area Facility Review, Act and the. Pinelands . 

Act, have strengthened conservation efforts considerablye Other acts, such 

· as· thos·e which establi~hed the New Jersey Economic Development Authority and 

the New Jersey Housing Finance Agency·, have broadened economic and housing . 

. opportunities. 

The growing public concern about critical natural areas can be seen in 

the passage of those legislative acts desig~ed to regulate development. The 

purpose of the Coastal Area Facility Review Act of 1973.is to guide growth so 

as to avoid adverse environmental impacts in the coastal zone. It authorized 

. the State· gove_rnment to prepare a plan for coastal management and to regulate 

most proposed industrial uses, as we11 as residential developments of 25 units 
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or more. As noted previously, growth patterns generated by the State's Coastal 

Management Program have been incorporated within the Concept Map and the policies 

and regulations administered by the Department of Environmental Protection within 

the coastal zone constitute refinements of the policy recommendations of the 

Guide Plan. 

Other legislation -- the Wetlands Act of 19i0 and the Floodplains Act of 

1972 - also protect ciritcal areas by providing that the State formulate guide-

lines, and map and regulate proposed.- development in these areas. A legislative 

·action which should significantly affect land use patterns is the Pinelands Act 

of 1979 .. This act created a Pinelands Co~ission and chsrged it with developing 

a management plan for the area.· The goal is to maintain the essential character 

of the Pinelands while accommodating regional growth in an orderly waye 

The principal of regulatory control can also be·applied to conserve other 

key resources of the. State: reservoir and aquifer areas, riverbanks, inland 

wetlands and forest areas .. Standards established for the Pine· Barrens prohibit 

degradation of water quali·ty and control development in· the region., In the 

case of the Skylands, legislation has been proposed that would establish a 

regional system of controls over land use which would be used to retain the 

amenities that make the region unique. 

Legislative initiatives may also be directed toward spprring development 

or redevelopment. The Hackensack Meadowlands Development Commission was created 

by legislation specifically concerned with regional land developmente The 

Commission has the authority to create a land use plan and to control develop-

ment in the area. Development in the Meadowlands is curren;ly well underway. 

The New Jersey Housing Finance Agency was created in 1967 to increase 

the production of lower cost housing in the State .. This agency sells 
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bonds and ::uses . · the proceed~- to make:• below-mar.ket-rate loans ·for. housing __ 
·,i. 

". . .· .. _·:•,·' . : .. 
construction· or rehabilitation.. - · -

The NewJerseyMortgage Finance Agency was created bYthe Legishture 

in 1970":-to.: increase the availability of mortgage and home-_ improvement 1·ending·. 

- The-programs .. of this-.agency have·~ontributed substantially to·urban home 

o~ernship- and· the_ preservation· _of· stable- nei.gfiliorfioods. 
' '_· ' .·:· ':" ' ,: ' ',' _.' ' ' ''- ' '. ,' _, 

The-_ Economic ·Development .Authori.ty _was created.-_in 1974 to arr:ange _ low~: 

'i~ter~st,·. lc.?ng,. t~~- fin_ancing 'for industrial' and .commercial proj_ects. The· 

irogramS:•.·Of" this agency have :··expanded' l~b-. opportunities:, br providing·:: assis_tanc_e' ' 
''' _- ', ' '' ' ' . 

t·o bU'Siiiesses and ind.us tries;. pa~ticularly ' thos~- interested: ~n loc~tio,g in;· ' ' 
. . . . 

. ' ,·. . . 
·. urban ·areas~.,· 

' ' 

- -The s:tate Uniform Construction ·code Act was adopted in. -1975~ -.: This -act. 

:provicle~- :that·_ the·: Department". of, Community Affai~s,. promulgate·regulations. , . 

desi~ed:. to, _fost'er; conservation and rehabilitation. practices, to· ~~and 
' . . ' 

. housing :oppor.tunitiesr and to author±ze, S ta.te enfor·cement in the- absence of 

local _act:i:on·.·_ 
. ' ' ' . . 

The Interloca1 s·ervices Act and the Inter local. -Services Aid Act allow · 

local -governments to _ ~onsoiidate, vario\1S s~r,,ices or to utilize-- joint admin-- · 

is.trative proc~dures •. This ·act promo.tes revitalization. by encouraging_ a, 

regional· -~pproach to probl<amS which often caus·e- urban distress and. decay. 
' . ' ' ' 

Thus, legis'lative action may be used for· a variety of purposes: · to insure-

that valuable. natural resources will be protected-and to encourage develop-
' . ' 

._ . ' , I , , 

ment, as -well as t:o· conserve existing neighoornoods.,. -facilitie·s · and --

employment opportunities.· The Guide Plan's function with respect·to legisla-
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la.tion ·is on~ ·of ind1cating· areas· of ~oncerri . where• legislative initiative 

might. be desirable. :tn particular, it can provide locational guida11ce so tha~ 
' ' ' 

the impacts of certain types of legislative proposals can be evaluated for 
' ' 

their effect on State land use patterns, and other State a.cti·ons can be· targeted 

so that.their objectives are·more closely·realized. 

Program ])evelopm·ent . 

Stat·e .development and conservation policies can also .be implemented through 
' . ' - - ', . . 

progJ;am.dev.eiopment. There are many· State programs in operation, with some-more 

direc.tly related ~o: the physical improvement· of the State· than others.. In recent 

yea:i::s, the effective and innovative ·programs. of 'the Green Acres Office· of· the 

Depa-rtment of Environmental Protection, th~ New Jersey Housing Fi~ance Agency, 

_the.New Jersey Mortgp.ge Finance Agency and the Department of Community Affairs 

have improved· h~using conditions and strengthened neighborhoods and recr'eation 

facilities in New Jersey's· cities. 

The -Department of Environmental Protection is improving the q'.llality of urban 

areas by- providing grants covering·· up to 90 perc;ent of the cost of acquiring and 

developing .regionally significa~t··recreation areas in urban aid. communities. The 

Department alsq administers the Green 'Acres ·boncf' iss:ue, approved in 19:73, which. 

provided $100 million to assis,t in acquiring and developing urban recreation areas. 

These· p.rograms significantly improve the attractiveness of New Jersey citi~s.· 

The Neighborhood Preservation Program, which was. initiated in 1975, is 

currently operating in 36 municipalities. This program, administered by the 

Department of ·community Affairs' Division of Housing, sets standards for the 

selection of neighb.orhoods, approves programs d.eveloped by the municipalities, 
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and monitors and evaluates the progres·s being made toward program. objectives •. 

The. 'New Jersey Economic ·Development .Authority directs' the Urban Industrial 

Park Development Program and can act as a developer in the acquisition, prepara-

tion and marketing of large tracts of land in urban areas. · Industrial park 

projects. are currently underway in Elizabeth and Jersey City. 

The Sa£ e and ·cleah Neighborhoods Program provides financial and technical 

assistance to neighborhoods suffering the effects of high crime rates and· blighted 

conditions •. Security is increased through the addition of walking patrolmen, and 

.neighborhood appearance is improved through the construction or ·r.epair· _of recrea".'"' 
. I . 

tionfacilities~. lighting, streets, curbs and sidewalks. 

The.· Guide Plan, in its· present form, does not provide enough- detail. to go 

from_ the plan to the development of a program. However, it helps identify e~ist-· 

ing and emerging needs :that should be addressed and provides a frame..rork within 
' .'. • • •: ' , •; ' l > 

which the objectives and effects of particular programs can be assessed. This 

should help prevent inconsistencies among various. State programs, as w:ell as 

wasteful duplication. As mentioned earlier, incorporation of the _guidelines of 

this· plan into the planning activities of other State departments would insure 

that.the Guide Plan premises with respect to growth and conservation were included 

not only in the long range planning of each agency, but in program development 

activities as well. Programs should complement, rather than duplicate or conflict, 

and the Guide Plam may facilitate the kind_of coordination which is required. 

The Plan may also be used in State. review and comment activities with r-~spect 

tc;> applica_tions for federal funds. Projects subject ~o "A-95 Review" are also 

considered by designated regional and county agencies. Since many of the projects 

funded by these programs influence growth patterns, the Guide Plan would provide 
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a cons·istent policy against which individual applications could be measured •. 

This would thereby- further statewide development and conservation objectives~ 

The Guide Plan may also be used- to evaluate the suitability of· major sub-·-

division proposals (defined by the Municipal Land Use Law·of 1975 as· involving 

at least .500 housing units or 150 acres· of·land). This review provides, a. basis 

for assessing major development proposals in terms. of statewide-priorities a-nd. 

policies~ and a process for sharing such assessments with _the private sector 

and local governments concerned. It may also serve as· a source of information 

regar.ding land developme~t trends and private sector· investment plans which may 

be useful in evaluating-the Guide Plan. 

Summarv 

Thus_, by means of capi.tal investment guidance, legislative actions and 

prograIJJ. development, state govermn.ent can do much to guide future growth and· 

conservation efforts in ways which will provide Qptimum benefits t.o the people 

of. the State. 'The Guide Plan can be the- first st-ep in creating: the comprehensive 

set of policies· needed to insure complimentary and reinforcing.efforts• among the 

many State government activities that affect land use. j This effort requires 
! 

agreement about the future pattern of growth and conser:vation, and the direction 

governmental efforts should.follow to attain those goals~ 

IMPLEMENTATION STRATEGY 

The overall strategy of the.Guide Plan is to attain a sharper focus in govern-

mental efforts directed to urban, suburban and open space- areas so that -the pro-

posed patterns of conservation and development can be realized. Public investments 

should be geared -to the development and conservation objectives o-f the Guide Plan .. 

... 
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Implementing th.is stra:tegy would. require modification in cur.rent activities . to .. 
I 

attain a mor~ equitab~e · and desirable .. balance among activities directed toward 

urban revitalization, suburban.concentration and open space conservation. 

Within each of these areas different techniques are required. to realize 

the goals of the Guide: Plan. Met~ods which are appropriate for urban area 

revitalization~ downtown redevelopment, and neighborhood preservation--, are 

neither needed nor suitable for many places within- the Growth Areas •. Public 

inve$tments to improve and extend. t~ansportation, water and sewerage systems 

.are· common to· all areas, but they are· a principal tool in• guiding development 

within the Growth Areas. Conservation measures - acquisition· and. regulatory 

protection - are suitable for preserving large-scale open space areas. · •The 

following sections present guidelines which are appropriate to each of these areas. 

Urban Areas 

Revitalizing older urban centers requires a subst:antial investment of both 

public. and private monies to· counteract years of decline·. This requires efforts 

to conserve e::ds ting buildings and neighborhoods, to maintain support systems,. 

to· construc.t new buil4ings and faciliti~s, and to acquire and develop recreation 

areas. Monies also have to be spent to ameliorate social and economic problems. 

A combination .of assistance to improve both soc,;:f.al and physical conditions is 

required if the cities are to be viable again. The recommendations in the Guide 

Plan, however, will be primarily concerned with the structural restoration and. 

rebuilding of urban areas. 

In spite o·f blight and abandonment in our .cities, many sound neighborhoods, 

historic buildings and still usable facilities remain. These buildings may often 

need extensive renova.Jions because of their age... However, structures of historical 
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. . . 

value are irreplaceable and viable neighborhoods should be conserved: and remain 

as ·a· part of the. ~ban fabric· ·as a ccimp_lement and contras,t. to· .new development:. 

Many urban neighborho.ods still offer adequate·, conveniently located. hous-ingi• 

Some of· these neighborhoods are-being improved now, as there is increasing 

recognition of the potential value of urban housing. Many mo.r.e neighborhoods 
. . . 

are in need of renewed care and some of renovation and restoration. Revitalized,. 

these neighborhoods can provide a diversity of housing choi.ces in. good environments·. 

Investment. is· also needed in the-. systems that sustain our cities -- the· 

wa.ter supply, sewerage, · transportati·on and solid. waste collection and disposal 

systems. Often these system~. have deteriorated from long· years· of u~e and are • 

functi9riing inadequately.- Another common problem is · tha.t the systems were either 

designed.at a time.when.technology was not as advanced, or demand not. as great, 

or both. 

These facilities must: be upgraded as· needed if our cities are to be revi-

talized. An adequate water supply is ·essential. So:, too, is proper sewage 

disposal.. Further, a mass transit system which meets'. at. least a minimum level 

of· convenient service must be maintained. The problem· o_f. solid waste disposal, 

in conjunction with landfill and energy shortages, suggests the need for movement 

into resource recovery technologies .. 

The third major aspect o.f ur.ban revitalization is new construction. A 

fairly substantial rebi:;-th of the urban core seems to be required before faith 

is generated that a city has ceased to decline. Most capital investment in new 

office buildings will have to come fro~ private monies with m_unicipal guidance 

and planning. The State can contribute.to the attractiveness of the center city 

by locating its own offices on downtown sites, through concerted efforts to up-

grade urban services and facilities, and by encouraging neighborhood conservation 
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and economic . development activities •. 

Due to the limit~tions on public resources, State' inves.tments. must· be 

viewed in terms of their potential effectiveness in encouraging. private 

revitalization activities. Accordingly, government investments· should. stimulate 

private a~enditures by providing . the assurance that supportive efforts are 

going. forward. Rehabi.litation of a single home or building, for· a.'"'tample, seldom 

has a significant and _lasting effect unless it is part of a larger-, effort 

reinforced. by changes in.surrounding· houses and the neighborhood. · So government 

investments and programs should be. s.tructured to provide a framework that. will. 

encourage priva.te investment. 

Accordingly, the following .. guidelines are recommended: 

Resto.re, rehabilitate and renovate aging 
residential, commercial and industrial areas. 

Promqte higher densities for·infilling or 
·redevelopment, if.appropriate to the character 
of th!e area and the availability of facilities. 

Improve the transportation network and seri1ice· 
by integrating diff.eren1= modes of travel: rail 
and expr·ess buses, coordinated collection and 
distI:ibution through feeder buses or park-n-ride 
facilities and local buses. 

Give funding priority to the public transportation 
investments needed to sustain the economic func-
tions of older urban areas and. to provide alterna-
tives to the private automobile·. 

Give :funding priority to wastewater t~eatment 
faci~ities which need improvement and expansion 
in order- to adequately serve urbanized areas. 

· Locate State office buildings in urban centers and 
a~company such development with appropriate payments 
in lieu of taxes to the municipality involved. 
Monitor the siting of federal facilities and 
encourage urban locations. 
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Growth Areas. 

New development itj. suburban areas should .occur so as. to create ·dens.er, 

more- compact settlement pat.terns that will reduce the cost of supp·lying· public 

facilities· and increase the feasibility of public transit. Past patt'erns .of 

suburban and exurban scattered development appear decreasingly feasible as. 

energy cos.ts continue to ris.e, and the provision of basic public facilities. 

to serve such patterns has become increasingly expensive in capital as well 

as maintenance costs.. Accordingly,. new residential development should be . , 

' ' , 

designed to ailow cost.;..effective· se~ices and reduce the, inefficiencies of· 

large. lot,· scattered. growth. Such compact design and the containment of 

development riot only· reduces service· costs, but also helps to protect agricul-· 

tural and critical resource- areas. 

New. growth should be located within and adj ac.ent to existing developed. 

areas· :.n. order to minimize public costs· for infrastructure and service extensions., 

This would. also inc::reas·e the feasibilit~r of public transportation, probably 

reduce trip distances,. and, ·in turn, reduce New Jersey's dependence· on imported· 

oil. Excess sewerage capacity that e."{ists in many suburban are.as would also be 

more efficiently utilized., 

The type of residential development greatly affects the quality of life. 

In the future we should strive· f-or greater proximity between jobs, housing and 

public transit.. Currently, the distance- between places of employment and 

residences is frequently considerable. In many cases, locations, which offer 

employment opportunities do not have an adequate range of housing to meet the 

needs of those who work in the area. This has resulted in an ultimately self-

destructive division between afflurent suburban areas- and depressed inner cities. 

.. 
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This division- .must b.e lessened and more people given access to a greater choice 

of job a:nd housing opportunities. Such a widening of opportuni.tywould provide 

suburban dwellers and new· residents with housing alternatives. in cities as well 
I • • • 

as suburbs and help reduce the distance between places of residence and ·places 

of employment. 

The quality of life is also affected by the mix and density of residential,. 

commercial; industriaL, recreational and other land uses. The availability of 
. I . . 

market, entertainment and personal service enterprises together in one area 

- provides the advantages of concentrated diversity and reduces trip· lengths- and 
I. 
I 

frequencies.· High den
1

sity areas of mixed uses also increase the. feasibility 

· of public .transit, just as· ·aoes increased densities in nearby residential areas. 

The realization of a more· com,pact and varied man-made· enviroren.~nt is 

dependent on the policies and actions of all levels of government, as well as 

the activities ·of the private sector. Just as- it took. many years to achieve· 

the present automobil~ dependent, low density suburban sprawl, so too will any 

shift to more concentrated settlements evolve graduallyQ The S-tate can encourage 

this shift through capital investment: decisions,. part~c.ularly with. resp~ct to 

wastewater facilities and transportation improvements. In other areas, State 

functional planning a~tivities and program development can ce directed toward 

achieving a greater variety and choice of lifestyles~ and a more· economical 

provision of public s~~ices. The following guidelines are recommended for. 

State actions. 

· Target public . .investments for new growth-inducing 
facilities to Growth Areas. However, pt:ovide such 
funding only where the density of future develop-
ment will insure economical and efficient operation. 
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Encourage .housing development in proximity to 
jobs, commercial areas and public transportation-•. 
Provide· a variety of housing types so that house-· 
holds of varying sizes and incomes· can. f_ind suitable 
housing. 

Install and expand sewer systems only in locations 
where housing is at. a density sufficient to insure 
economical extensions (at least two dwelling. units 
per acre). 

Correct pre;_existing, on-site facility pt'oblems 
with non~structural techniques or capacities no 
greater than require~. to remedy· tn.e problem •. 

Limit. 'toad improvements to·. providing necessary·· 
'links. in nearly- completed systems and co-r:recting 
unsafe conditions·. · 

Discourage residential development at densities 
in a range of less than two dwelling units per 
acre to 0.5· dwelling units· per acre. 

Locate mafor economic generators in urb.an areas, 
· accessible .by mass transit,. and not in th.e. sue-
urban periphery. 

Strategies to protect. natural resource areas from environmental degradation 

and destruction involve the a~ercise of regulato-ry powers, fee simple purchase 

and the acquisition of conservation eas.ements. In some· situations natural 

resources can be sufficiently protec.ted by controlling the . type and location 

of develo.pment. However, where any development is considered undesirable, 

adequate prate tive measures may require the acquisition of land or conservation 

easements. 

in combination 

techniques of regulatory control and acquisition canoe.used 

as in the coastal wetlands - to achieve.maximum protection 

within the con traints of existing development conditions and sta.te financial· 

limitations .. 

• 
.. 
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In_addition to acqui~itions. and regulatory control, the withholding of 
• I ' ' 

·· major public investments for growth-inducing facilities would serve to de.ter 

development i:n natural resource regions. The Skylands, in particular:, ar.e 

presently-undergoing severe development pressures- as highways are extended into 

the area •. Futurepub.1,ic investments in roadway, water and sewer systems-should 

not be so extensive as to constitute·an additional impetus to growth. 

While protecting· 
1
natural resource areas from· development by combinations 

·of ~hese techniques, activities should be directed toward developing· their 

recreational potential. TI:iis is particularly true in the Skylands area -because 

of the proximity of this region to the- extensive suburban and urban development 

of -northeas.tern New Jersey. The ridges, forests and streams of this. region 

have great potential for recreational. use;. and also serve as a major water 

supply source. rn· order to, attain the most extens-ive multi-recreat_ional use 

of the entire Sk.yland. area, there must be cooperation between federal, state. 

and municipal inter.es ts .. 
These techniques of·regulation and acquisition should be continued and 

expanded if we are to;preserveth.e· critical environmental regions.in the State. 

The withholding of public investments within and near regions of special envi-

ronmental and recrea.tional va-lue would also assist in deterring more development. 

In addition to· these large resource areas of statewide significance, th.ere 

are critical. environmental features of lesser size which.. should also be protected 

throughout the State. In most cases such natural features have not oeen map.ped · 

in the Guide· Plan because of the scale and/or inadequate data. The conservation 

of critical environmental areas and the regulation of development are a concern 

of the Department of Environmental Protection as ·well as many municipalities and 



counties. S'uch· planning should incor1mrate, where appropriate, guidelines:. 

such as the fol owing: 

. Restrict development in f loodways · in 
accordance·wi~h the. State Floodplains 
Act of 1972, so as to minimize destruc-
t.ion of property by f loading. 

Maintain buff·ers along. the banks of 
streams,· rivers. and lake_s. to avoid ac- · 
celerated sedimentation from bank 
erosion. 

Strictly control developmen·t in areas 
of.high.ground water table, so as to 
reduce the possibility of groundwater 
pollution-. 

Carefully con·trol· development in 
principal aquifer recharge zones to 
reduce the potential for contamination 
of the· potable water supply-. 

. ' 

Carefully control development in head~ 
water areas to minimize the risk of 
degrading downstream reach.es e · 

Restrict development and other activities 
which would affect the ecolpgical ca.lance 
of freshwater or tidal '.Jetlands. 

Minimize $Oil erosion and sedimentation 
during development by compliance witft. 
the standards of the New Jersey Soil 
Erosion and Sediment Control Act;. 

Discourage development on steep slopes 
(12% or greater) especially when 
associated with. soil properties and. 
vegetative material th.a.e suggest 
instability and accelerated erosion 
if disttuoed. 

"' 
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Avoid-extensive clearing of forested areas or 
disruption of wildlife. habitats., 

Do not fund growth inducing facilities in 
designated Preservation A~eas. 

Limit highway construction to the level. needed 
to·correct unsafe conditions. The establish-
ment or reestablishment of rail. corridors, 
linking urban areas but transversing Conservation· 
Ar_ea~, should. not be prohibited if .it can be 
assured that no new growth or development will 
result within the Conservation Area. 

Correct existing, on-site facility proolems. 
through -septage management .. techniqu.es or through 
the construction of off-site· sewerage of capaci-

.ties·no greater· than required to remedy the · 
problem. 

Acquire open speace areas .designated .in the 
State Comprehensive Outdoor Recreation Plan 
and ~ounty and municipal plans. 

Strictly manage growth in areas designated for 
conservation protection by means of legislative 
requirements-, standards· and capital investment 
-decisions. 

Agricultural Areas 

Farmland located'in suburbanizing areas is under great pressure for develop-

ment because land values and ta.~ rates rise ~ith increasing dev~lopment. The 

Farmland Assessment Act of 1964, which allows qualified properties to be assessed 

on the basis of their value as agricultural land, has moderated ·some of· the tax 
. . - . . . 

pressure on farming by reducing tax cos ts. This program,. however, is not eff ec~-

tive in long term preservation. Farm properties are frequently sold when develop-

ment pressures have become intense and the value of land has risen significantly. 

Additional methods of farmland preservation need to be developed, as current 

techniques are of limited utility in developing areas. 
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Similarly·, the purchase. of development easements to· support agricultur.e: 

was recently .t in a State program conducted. in an.· agricultural, area of 

Burlington Couty and was found to have· serious limitations because of public 

expressions of concern. regarding the high cost of dev.elopment rights in sub-

urbanizing loc tions.. However, this approach, as well as the T.ransfer. of 

Development Ri hts or. Development Credits concepts., have had only _ limited use 

to date at any governmental level and can still be regarded. as having largely 

untesteq; ial.: 

One metho, that should'· be explored is· the creation of agricultural districts. 

Such districts ~~uld be created at the ini.tiative of residen.ts of actively farmed 

areas who want to. continue that use. The creation of a district would provide· 

·eligibility fo tax reduction and exemption from certain government controls 

The Agric. ltural Areas delineated in the Guide Plan are gene-rally not under 

intense develo 

_ tural land, su 

pressures. ·There· are other smaller .. areas. of prime agricul- . 

iri central New Jersey, which are under such. intensive·. 

development. pr ssures that no State 1e,1el me~hanism can insure their praservation. 

At presen the best strategy for the Agricultural. Areas is to refrain from 

public investm nt .... in growth-inducing facilities.-. Any investments in sewers and 

highways shoul be geared to present needs, but should not_provide for or encourage 

any expansion ·nto the countryside. Assistance to i;ural ar.eas should also be 

geared to meet existing needs and not to encouraging g~owt~. 

According y, the Guide Plan recommends: 

·no not fund facilities in Agricultural Areas 
except at levels needed to meet existing health 
and safety problems or to support agricultural·. 
production. 
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Limit highway construction to the level needed 
to ¢orrect unsafe conditions. The establishment 
or reestablishm~nt of rail corridors, linking 
urban areas but transversing Agricultural Areas, 
should not be prohibited if it · can be assured 
that no new growth or development will· result 

·within the Agricultural Areas. 

Co-rrec.t existing, on-site facility problems 
through septage management techniques or through 
construction of off-site sewerage of capacities 
no greater than needed to remedy the problem. 

Encourage food processing and marketing industries 
to operate in New- Jersey in order to strengthen 
the profitability of agricultural. production. 

Have Rural Aid programs address existing needs and 
preclude iilv,estments in growth-iriducing facilities. 

Review the Farmland Assessment Act to consider 
. ways· to strengthen incentives for farmers· to 
remain in agriculture. 

Study the feasibility of legislation to allow the 
voluntary establishment: of limited term agricul-
tural districts. 

Potentially gro~th-inducing public investments in Limited Growth. Areas 

should be made at th:e minimum level consistent with health, safety, general 

welfare and the e:q,ectation of moderate amounts of growth.. Some regions within 

the Limited Growth Area are in need:of sewer system installations or improve-

ments. However, the capacities of these systems should be set at levels con-

sistent with the·policy of discouraging population expansion in these areas. 

Roadway improvements and extensions should also be kept at levels appropriate 

for limited growth. 
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t of 'this maintenance policy in the Limited Growth Areas, 

combined with growth investments in the Growth Areas, should oe contain'!'-' 

ment of an expansion and leap-frog developmento It.would assist 

efforts to im rove conditions in the State's major cities and spur growth 

in the adjoi ng suburbs., The limited growth policy would also c.ontribute 

f development which makes greater use.of existing public 

investments ad more efficient use of limited energy. 

Accordin ly, the Guide Plan recommends that in Limited Growth Areas: 

Scale additional public investments 
in growth-inducing facilities to 
meet existing needs and moderate 
in-filling in established centers, 
but_do not provide fo~ extensions 
into the surrounding countryside .. 

Correct existing on-site facility 
problems with septage management 
t.echniques or with the co11struction 
of off-site sewerage of capacities 
no gre$ter.than needed to remedy 
the problem., , 

Do not construc..t new highways or 
additional accesses to existing 
highways. The establishment or 
reestablishment of rail corridors, 
linking urban areas but transvers-
ing Limited Growth Areas, should 
not be prohibited if it can be 
assured that no new growth or 
development will result within 
the Limited Growth Area. 
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Population Distribution 

The policies whic~ s~pport stability in urban areas, growth in suburban 

areas and moderate growth in exurban areas have been expressed in policy 

projections for each county. These figures are shown in Table 4o The totally . 

urbanized counties which are now declining in populatio~ - Essex, Hudson and· 

Union - are targeted to remain at 1975 population levels except for an increase 

in Hudson resulting from expected growth in the Hackensack Meadowlands. Most 

population gains are expected to occur in the predominantly suburban counties 

Be~gen, Morris, Passaic, Somerset, Middlesex and Monmouth in the New York metro-

politan region; and Burlington, Camden, Glouces.ter and Mercer in the Philadelphia 

metropolitan area. Growth is also expected in the. coastal counties of Ocean, 

Atlantic and Cape May. ; Relatively small increases are shown in the semi-rural 

counties of Hunterdon, Warren, Sussex, Salem and Cumberland. 

These policy p-roj ections are a modification of the baseline projections 

produced by the Department of Labor and Industry. They incorporate the anticipated 

impacts of State policies on projected growth rates. The rattonale for these 

changes is given in Appendix B. These policy figures were developed by an inter-

departmental committee under the direction of the Governor's Office of Policy 
I 

and Planning, and have been adopted by the Cabinet Committee on Development~Policy 

and Projects. They are intended to b~ used for state planning purposes, so that 

departmental .decisions·affecting growth and conservation will be coordinated by 

the use of a singie set of policy projections. 

It is expec_ted that these policy proj actions will be periodically revised 

as circumstancestances change, new information is gained and their impact is 

reviewed by local officials and interest groups. The basic tenets, however, 

should remain the same so long as the policies of urban revitalization and the 



New York ~tetra olitan Area 

Bergen 
Essex 
Hudson 
Morris 

· Passaic 
Union 

Total 

Central New Je se 

Middlesex 
Monmouth 
Somerset 

Total 

Burlington 
Camden 
Gloucester 
~!ercer 

Total 

Southern New Jerse 

Cumberland 
Salem 

Total 

Coastal New Jere 

Atlantic 
Cape May 
Ocean 

Total 

Western New Jere· 

Hunterdon 
Sussex 
Warren 

Total 

STATE TOTAL 
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TABLE ·4 

POLICY PROJECTIONS 

ESTIMATES 19751 

879,000 
881,-600 
577»600 
395,000 
468,800 
520,500 

3,722,i600 

594 51 000 
491,400 
203,700 

1,289,100 

347,600 
475,600 
190,900 
318,000 

1,3.32,100 

132,000 
62,400 

. 194,400 

187,900 
'.72;300 
293,.800 
554,000 

78,500 
99,000 
80,000 

257,500 

7,349,700 

POLICY PROJECTIONS 20002 

I 

980,000 
881,600 
610,000 
520,000 
520,000 
520,500 

4,032,100 

820,000 
620,000 
280,000 

1,720,000 

4'60, 900 
629,640 
277,022 
410,400 

1,777,962' 

172~600 
72,100 

. 244,700 · 

311,900 
120,000 
487,700 
919,600 

107,700 
164,300 
100,100 

· 372,100 

'9,066,462 
1NJ Dep · · f Labor & Industry,, Population Estimates for New Jersey, 

Jul , March, 1978. ------2soURCE. or's Office of Policy & Planning 
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conservation of exurban lands remain valide 

Summar-, 

I 

Thus, the Guide Plan presen.ts a general framework for guiding State capital 

investment., It should be regard:ed as the initial step in an effort to achieve a 
I 

I I 

comprehensive, coordinated set o:f 'policies to guide decisions affecting land use .. 

It is expected that the functional plans of other State agencies, in particular 

the Departments of Energy, Environmental Protection, Transportation and Community 

Affairs, and the Pinelands Commission will provide the refinements within the 

general framework. 
, I 

Similarly., the plans of regional, county and municipal · 

agencies should provide progressively finer levels of detail. Since planning 

is a continuing process, it is expected that this Plan will again be revised to 

reflect relevant findings and recolDD:lendations of these other planning activiites, 

local officials, interest groups. and the public as they become available. 
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CHAPTER VI 

RELATIONSHIP TO OTHER PLANS AND PROGRAMS· 

It must be enphasi·zed that the Guide Plan presents only part ~- the· basic 

outline of w at New Jersey should look like in the future~· The important 

details of that picture are drawn from the studies, plans, regulations and · 

activities of State agencies and governments at other level$., . 

Because th the refinements of State policy, ~fforts to· 

extend the G~id Plan are concerned with:. seeing .that the· :growth and conservation 

recommendations are reflected in the plans of Stat·e agencies, 

so that their a will be supportive of the G~ide Plan's objectives.· 

Coordination activities· among State ~gencies a~e also important to .insure t~t 

the policies o the various State departments will be complementary, . and fund-

ing decisions ad programs will be moving in the same dil:ection., 

Plans of Other encies 

State-leve focusing on such specific concerns as ·farmland retention, 

.transportation, energy, water and air quality, outdoor recreation. and coastal 

areas have been completed and provide ~portant policies and recommendations which 

. complement and efine the more general perspective of the Guide Plan. Other plans 

concerning wate supply, solid waste and the P.inelands are now underway and will 

also influence and content of State land use policy_.. These and other 

activities at t e Stat·e level are essential elements wflich help define· and extend 

the recommendat ons of the Guide Plan~ 

State leve planning, for the most part, focuses .·on particular functional· 

are~s -- transp rtation, water quality 11 open space, educational services, etc., 
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- and may be distinguish.ed in terms of their effect on land use patterns. 

Some functional plans are essentially responsive to existing conditions .. They 

identif~ existing needs and plan programs., capital construction and the pro-

vision of services in response to those needs. Education~ social and health 

services, law enforcement and correctional functions are among these. 

Other functional a:reas are more oriented toward _emerging needs and flear 

directly on. future land use patterns.· They not only support exj.sting development 

patterns and respond to identified needs, but they also positively or negatively 

influence the location of future development., Thus, transportation investments 

may improve existing systems so that higher levels of traffic may be safely 

accommodated and they may also induce new_pattems of growth. by providing access 

to formerly remote areas~ Sewerage planning and investments, open space acquisi-

tions, energy facility siting and coastal area regulations all influence growth 

-patterns. 

In the discussion which follows, plans and activities within this second 

category will be summarized, and the extent to which. they appear to oe consistent 

with the Guide Plan will be identi£ied. It should be emphasized th.at the focus 

of this discussion is on the basic objectives and guiding policies expressed in 

available documents 9 not on the appropriateness of specific proposals. 

Department of Agriculture 

The Department of Agriculture is currently attempting to develop a land 

policy for New Jersey agriculture. Its purpose is to identify and initiate a set 

of farmland preservation policies which would make New Jersey agriculture a 
I 

permanent and viable part of the State's economy by reducing the conversion of 

farmland to suburban development and also by improving the long-term investment 

potential in agriculture. The following are a number.of land policy alternatives 



= 98, -

being studied by the Department of Agriculture. They are consis~ent with· the 

goal$ and recolD:111 ndatipns of th~ State Dev:elopment Guide Plan.. · ·. 

De 

d Assessment. This.is a tax policy that benefits farm-
ers· by assessing farmland at agricultural use rather than at 
develo ment potential$ with penalties to discourage_early con-· 
~ersio of lando This policy has been in operation since·l964 
and am ndments are being considered to make it more eff.ectiveo 

sey an 

e of Development Easements., This is a program of _s·tate. 
ent investments in the purchase of development easements· 

and as a means to prevent the conversion of farmland to 
ent land uses. This method has been· tes-ted in New Jer-
is being evaluated., I . 

Compre ensive State Planning. This· _involves the promotion of 
state ol:icies which incorporate agriculture as a positive 
value. Such policies would encourage the maintenance of 
establ shed communities rather than subsidizing d3velopment 
in the open countryside, and would try to limit new develop-

that agricultural operations are not impaired .. 

tural Land Use Regulations., Thi~ approach involves the 
on of local policies which incorporate ag-riculture as a 
e-value., This includes promoting the "righ.t to farm" 
which would permit and protect the privil.ege and rign.ts 

ers to farm without undue or unreasonable restriction~, r 
ions or harassmente 

Deve~o ment Density Trans£ ers. this is a land use mechanism to 
separa e development from ·farming· in a community. It involves 
incent 0 ves to developers who are permitted to build at higher 
densit es on th~ condition that permanent farmland is· secured 
elsewh re in the community. By severing development value from 
the la d:i) this mechanism reduces farmland market values to·a· 

ow enough to be purchased for farming:i) while development 
ur in app~opriate locations. 

Districts_e This trivolves the creation of b·roa:d 
the State where agriculture would be the preferred 

land use. This method could provide the long-term staoility 
necess ry to encourage agricultural iIIVestment. It would 
also s rve to target farmland.retention efforts. 

range plan for s 

of Transportation ·is currently develop•ing a short- and long-

passenger transportation. The goals and recommendations 

of this plan are consistent with the State Develo~ment Guide Plan. Th.e .trans.par-

.. 
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tation plan· acknowledg:es the impact that the transportation system has had 
,I . 

and can have on the social, economic and environmental aspects of the quality 

of life in the State. The plan stresses the need to improve existing facilities 

rather than to create new ones; the need to encourage a compact development 

pattern and to help use of existing infras_tructure and service systems and 

to conserve. energy; the need to reduce the use of motor vehicles and to promote 

public transit; arid th'e need to give priority to transportation investments 

which are vital to the economic development of older urban areas. 

The following is .a brief summarization of the goals set forth in the 

transportation plan: 

"to pz:;ovide the accessibility necessary_ for 
:economic g-rowth and social well-being 

·• to provide a transportation system which 
results in minimal environmental damage_ 
and s·ocial disruption · 

"to provide a transportation system which 
will promote the i;evitaliza-tion of older 

·urban areas and discourage development in 
areas set aside for agriculture and 
conservation 

·to encourage trip diversion from the auto-
mobile to mass transportation and to promote 
other: more energy-efficient modes of trans-
portf;ltion 

Department of Environmental Protection 

State Comprehens·ive Outdoor Recreation Plan (SCORP) and the Green Acres Program 

The State Comprehensive Outdoor Recreation Plan (SCORP) was prepa~ed to 

inve_ntory existing public open space areas,· to identify the demand for v{!rious 
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types of passi e and active outdoor recreational activity and to determine the 

extent to whic available recreational res_ources were adequate to satisfy the 

demand., The 

developed to 

this plan are reflected in the methodology 

ign priorities to proposals for open space acquisition and 

other forms of ssistance through the State's Green Acres Program~ 

Priority· Sys-t 

e propose<:. s·tate acquisitions-, the State Open Space Acquisition 

is applied, 6ased on the. following standards~ 

The potential of the site to satisfy recreation 
demands and needs identified in the SCORP 

The statewide historical .or social.significance 
of buildings or districts to be preserved 

The statewide significance of natural features 
such as habitats, plant and animal species or 
geologic features of the area 

The proximity of the site to potential user 
groups and energy conserving forms of 
transportati•on 

The probability that the site will be lost as 
an open space resource unless acquired 

The probability that other controls -- zoning, 
easementsj wetlands regulations -- would be 
effective alternatives to acquisition -------

Toe anticipated cost and difficulty of acquiring 
the site 

The importance of the site in protecting or 
increasing the value of existing state open 
space and recreation facility investments 

The vulnerability of the site to the detrimental 
impacts of activities b_eyond the site's limits 

The anticipated costs of operating and maintaining 
the project 

The potential of the projects to satisfy social 
goals such as education, research, and improved 
recreational opportunities for the handicapped 
and other special need groups 

ct 
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The availability of alternative sites in the 
area ~hich would ~erve similar purposes 

It should be noted that a separate priority system is used to evaluate pro-

posals for acquisition qr development by other government levels. This system 

is discussed in the Statewide Comprehensive Outdoor Recreation Plan (SCORP). 

Bond issues adopted in 1961, 1971, 1974 and 1978 provide the financial support 

for the Green Acres program. These funds are often used to provide the necessary 

commitment to qualify a :project for federal funding._ Portions of· more recent bond 

issues have been earmarked for recreational development of acquired lanq.s and for 

projects in urban areas. The basic thrust o·f. the Green Acres program, the SCORP 

and the priority system used in evaluating projects are consistent with the State 

Development Guide Plan .. ·, 

Coastal Zone Management 

The Coastal Area Facility Review Act, adopted in 1973, autho~ized an expanded 

state planning and regu+atory role along New Jersey's coast •. Under the provisions 

of this act, most development proposals within the coastal area (See Map XIII) are 

required to have State,•! as well as, local approval. An extensive planning program 

for the area was authorized. In r.esponse to State statute and to federal coastal 

zone management programs, a series of studies, invent~ries and design criteria 

have·been prepared and .a strategy developed for enhancing the coastal area. 

The basic object:L~es set forth in these materials include the following: 

eto protect and enhance the coastal ecosystem 

•to concentrate rather than disperse the pattern 
of coastal development and to encourage the 
preservation of open s~ace 

•to promote public access to.the waterfront and 
at least one waterfront park in each waterfront 
mtm.icipality 
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•to·maintain active port and industrial facilities, and 
provide fo.r necessary- expansion in adjacent si.tes 

•t() maintain existing energy facilities, and to site 
additional facilities in a manner consistent with the 
policies_ of this plan 

•to encourage residential, commercial and recreational 
mixed-use redevelopment of the developed waterfront 

Map·XIII also shfws ·delineated growth areas for the. area regulated under the 

Coastal Area Facility Review Act. Since the area delineations· sfi.own on Map XIII 

are supported by stat~te and are currently used by.tn.e Departi:nent of Environmental 

Protection in administering the State's regulatory program wi.thin the coastal area, 

they have been incorporated in the·county discussions which. follow. 

The Department of Environmental Protection has completed a New Jersey Coastal 

Management Program which proposes to integrate the administration of existing State ,: 
regulatory authority throughout New Jersey's coastal region, from the Hudson River 

to Cape May and up t~r Delaware River as far as Trenton. This authority is derived 

from the Wetlands Act,. the Waterfront Development Law, Tidelands statutes, the 

Hackensack Meadowlan4~ ReclamatioD:_,and Development Act, as well as the Coastal Area: 

Facilities Review Act.· Adoption of this proposal would affect some 1,792 miles of 

tidal coas.tline. Hearings regarding this proposal are now being scheduled. 

Wastewater Facilities Construction and Planning 

The federal government provides'.grants for the construction of waste treatment 

· works to control water pollutiono The federal grant regulations indicate criteria 

for ranking proposed projects, as follows: (1} the severity of the pollution 

problem, (2) the magnitude of the existing popula.tion affected, and (3) the need 

for preserving high quality waters. ·The federal regulations encourage cost-

effectiveness in the·design of wastewater treatment works, and the avoidance of 

overdesigned capacities. Replacement or major rehabilitation of an existing sewer 

system may be approv~d only if cost-effective, and must result in a sewer system 



design capacity quivalent only to that of the existing system, plus a reason-

. able amount for utur.e growth. No award may be ·made for' a new system unless it 

is determined. th. t the- bulk of the flow design capacity will be wastewater.s 

originating .f'rom the community as it. existed in 1972., 

The New Jer ey Department of Environmental Protection has instituted a · 

priority system o rank water pollution cc.,ntrol projects for federal fundinge 

The overriding c nsideration of this system is to eliminate remaining primary 
,. 

discharges and o ean disposal of sewage sludge; the worse the condition, the 

higher the prior ty. · .Projects which use innovative or alt~rnative technologies 

are also assigne high priority, whereas facilities to serve presently unsewered 

areas receive th lowest priority. The priority ranking for sewerage construction 

projects is as f llows, from highest to lowest: 

1.. pd.mary treatment. di$charges 

2.. oc~ dispos·al of sludge 

· J., ·innovative/alternative technology 
projects 

4e rehabilitation of sewerage systems 
that eliminate a sewage discharge 

S .. inadequate secondary discharges 

. 6s rehabilitation of sewage systems 

7., combined sewer overflow corrections 
projects 

8.. new sewage servi·ce areas 

Additionall, major areawide wastewater management plans are_ being prepared 

throughout New J rsey under the provision of Section 208 of the federal Water 

Pollution Contro Act .. By law, these plans must includ~ the fol~owing: 

.. 

•• 
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the i~entification:of treatment works necessary 
to,me~t-anticipat:ed municipal and industrial. 
waste treatment needs of- the area over a twerity-
year period, · 

i 

the· e#tablishm.ent of constructio~ priorities 
for treatment works and time schedules for. 
their; initiation and completion 

the e$tablishment of_ a regulatory program· 
addressing the location and construction of 
any f ~cilities wh_ich may result in any 

·dischµge, a~d_pretreatment requirements 
of in~ustr~al and cc;,mmercial·wastedischargers 

the i~entification of non-point. sources of 
polltifion. a:nd the ado.ption of procedures· and 
metho;ds to control such · sources · . 

The law further s~ipulates that after the areawide.plan has been appro~ed and 
. . . I! . . . . . . . . .. . . 

a waste treatment mana.g~ment agency designated, oniy :those projects submitted by 
I , " 

the.designated agency.~d consistent with the management plan can receive federal 
. . ' . ;i . . · .. · . 

wastewater facility cotjstruction grants. Since the: location and· extent of. sewerage· 

investments are a significant ~actor'influ~cing development p~tterns, basic. 

consistency between thJj Guide Plan. Jhd areawide wasteWai:er management. plans is 

critical._ 'This ·is refl~cted a.t the federal level in a. Memorandum of Understanding 
' .ti ' between the. Environmental P~o,tec~ion .Agency and the Department of Housing and Urban 

Developmento _Coordina~ion within New J~rsey has been affected through liaison 
. ' . . ii . : . . , ' 

between the Department !:of Community_ Af~airs;, the Department of Environmental Pro-

tection, and other 

regional ll;!vels ~-

designated areawide planning agencies at the co~ty and ,: 

-~ir Quality 
· ... _. The federal ciean·1:Air Act Amendments. qf 1977 required all states ·to submit. 

'!' 
revised State Implemen~ation Plans (SIP) to the Unit~d States Environmental 

On December 20> 1979, Protection Agency·(USEfA)- for approval by January 1, 1979 • 
. ' ·1, . ~,--

a S:i:P for New J~rsey w~s. submitted to USEPA. 

i,' 
i! 
1: 
I' 

The SIP is concerned with. tne 
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attainment and ntenance of National Ambient Air Quality Standard~ (NAAQS) for 

ozone and carbon onoxide and the secondary NAAQS ·for particulates$ The means 

An 

· in both the SIP 

e standards include: 

0 New regulations of industrial emissions of 
volatile ·organic substances which contribute 
to the formation of ozone 

oA federal program to reduce emissions from 
new motor vehicles 

0 The state inspection-and maintenance program 
for moto~ vehicles 

0 Measures to reduce pollution from New Jersey . 
. vehicular traffic including: improvements in 

the transit system and in motor vehicle 
traffic flow, and incentives for the use of 
mass transit» carpooling and vanpooling 

0 Measures to reduce fugitive dust (dust 
generated by unpaved surfaces, construction. 
and demolition ·activities,storage piles, 
street traffic·. ·and fugitive ·emissions from. 
in4ustrial•plants as distingu:f.shed from 
stack emissions now subject to control} 

part of the State's effort to improve air quality is reflected· 

d the State Development Guide Plane Both place considerable 

emphasis on redu ing commutation distances and volumes through increased use of 

public transit a 

pattern,. marked 

through the .encouragement of a more concentrated ·development 

closer proximity of jC?bs and housing and development densitie.s 

which can be eff ·Ciently served by some form of public transportatione this 

perspective 

De artment 

The New Jer 

energy policy go 

of Energy Master Plan identifies three long-range 

.. 

it,, 
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·to a$sure uninterrupted energy supplies to all 
residential, commercial, utility and indust:i:-ial 

II . . user·s in New Jersey · 
; . 

• to p~omote economic growth while safeguar.ding 
envi~onmental quality" 

I 

0 to encourage the lowest possible energy cost 
consistent with the conservation and efficient 
use of energy 

ii . 
' 1' 

These .goals involv.e the development of strategies to conserve energy, to 
,, 

reduce the Stat.e's forefgn and out-of-state energy i;mports, and to begin the 
I! 

development of native energy resour~es, such as solar~ solid waste, wind, ge(?thermal 

heat, low cap_ac~ty hydr:felectric, and_ biomass. The l;>epar~ent of Energy alsq 
,f . 

recommends that ·transportation policy emphasize extensive mass tr_ansit improvements, 

. increased· auto occupanct and other means ·to achieve greater energy-e_fficiency, ·and -

energy conservation in 1hransportation capital investment. 

The Departmen-t. of ifnergy has developed polic:ie_s for _ the siting. of future_ 

energy facilities. Th~se policies emphasize the coi;isideration of the· need for such :, . 
facilities, and whethe11no. better technology.or·1ocatidnal alternatives exist.' 

The New Jersey Dep
1
~rtment of Energy Master Plan is quite· consistent with the 

State Developm~nt Guid~i Plan._· The Department of Ep.ergy supports the_ concept of 

directed growth and endorses the consideration of the develo.pmental impact ·of public 
I 

investment decisions. j'.rhe Department of Energy intends to incorporate land· use 
:1 ' 

-considerations into -its review pro_cedures, particularly with regard to the E!Ilergy 
' 

efficiency·of the expe~jt:ed pattern of land development. 
', . 

In. addition to th~- plans and programs discussed above, there are other 
. ! 

functional plans_being/tormulated by State· agencies which_ will further augn,.ent the 

Guide Plan.· These incl,ude the Water Supply Master- Plan and the Pinelands Management_-

if 

'I 

.ii 
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Plano Further, 11 plans are subject to periodic evaluation and revision and the .. 

task 

. with functional 

statewide, long-range recommendations of the Guide Plan 

a continuous pr.ocesso In addition to· influencing the 

recommendations £.such plans, it is also anticipated that the Guide Plan will 

d by the.conclusions and imperatives such plans presento 

Re0 ional and Co Plans 

· County plans and the local concerns they reflect are also· 

useo These planning activities have the potential 

r. levels of detail to the Concept Map as well as to reinforce 

State policies. Regional and particularly county planning.activities work. in 

. greater detail ·th smaller areas_than does State planning, and so are able to 

do more pping with respect to grow:th and conservation areas. In 

s are more aware of .local concerns, municipal regulations and 

private mark.et a tivities and so manage ~o achieve in their plans a necessary 

blend between th ideal and the: actual. 

many useful 

undertaken, 

aring the preliminary draft of the Guide Plan and since its 

onal and county planning agencies provided information and 

stions which are reflecFed in this draft.,· Efforts have been 

continuing, to examine the Guide Plan in relation to 

plans. Where substant,ial agreement is found among the 
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plans compared, those plans are considered as appropriate refinements of the-

Guide Plan. 

In the following. sections of th~ c·hapter, regional plans will be 

summarized, the plan comparison process undertaken thus far will be described 

and the relationship between the Guide Plan and regional and county plans 

will be discussedc 

Regio.nal Plans 

Two regional planning commissions serve much of New Jersey's developed 

areas. The Tri-State '-Regional Planning Commission (Tri-State) includes 

within its jurisdiction, along with portions of New York and Connecticut, the 

following New Jersey eounties: Hudson, Bergen, Passaic, Union, Monmouth, 

Somerset, Middlesex, ~orris and Essex. The Delaware Valley Regional Planning 

Commission (DVRPC) is' centered in Philadelphia and includes the 

New Jersey counties of Burlington, Camden, _Gloucester and Mercer within its 

planning area. Both agencies are directed by boards on which representatives 

of the Governor's off:ice and the Departments of Transportation and Community 

Affairs serve as voting members. 

Since the preliminary draft of the Guide· Plan was published, both of 

these regional agencies have prepared: and adopted land use.plans for their 
; 

regions. The majo-r findings and, recommendations of these plans are summarized 

below. In both casef\ liaison between regional planning staffs and their 

counterparts at the state level was maintained throughout the.plan preparation 

process and the resulting·plans are essentially consistent with the State 

· Development Guide Plan. 
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The DVRPC Year 

The Year 2 00 Plan consists of a Statement of Goals and Ol5jectives and a 

future land use map which indicates where future growth should be encouraged 

in the 

predominate. 

d where conservation and agricultural activities should 

though the DVRPC land use map is more.detailed, the categories 

shown are simil r to those on the Guide Plan Concept Map: 

DVRPC Land Cate ories 

Growth Are s 
Proposed Oen Space Preservation 

and Cons rvation Areas* 
Proposed~ icultural Preservation 

Areas 
Areas Not eveloped by 2000 
Metropolit n Center 
Regional C nter 
Subregiona Center 

Guide Plan Concept Map Categories 

Growth Areas 
Pinelands Area$ 
Conserva tio.n Areas 

Agricultural Afeas 
Limited Growth Areas 

Urban Aid Municipalities 

*Since·the DVRPC map was prepared prior to adoption ·of legislation in 
New Jerse delineating, the Pinelands region for planning purposes, 
that regi n is not shown on the DVRPC map explicitly. However, much 
of the Pi elands region is assigned on the DVRPC map· to conservation 
or agricu tural categories .. 

The Plan mp reflects population and employment targets established by 

the Commission nd policy goals and objectives including the following: 

Concentrat · the region's growth in areas of existing development 
and in des gnated growth areas 

appropriate activities in designated regional centers 
e the development of new centers 

Encourage nergy efficiency 

Increase p blic and private investment in deteriorating _communities, 
while enco r~ging th·e maintenance of. sound communities 

Minimize p pulation increases in rural areas and concentrate growth 
which does occur within e.~isting rural centers 

Maintain a riculture as a viable activity by retaining prime 
· agricultur and by strengthening agricultural service and 
marketing 

.'.' 
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Increase natural resource areas dedicated to permanent open space 

Protect wetlands, floodplains, stream corridors and unique natural 
areas 

Acquire some 1781

~ 000 additional acres of land to serve regional, 
sub-regional and local recreational needs by the year 2000 

The population targets proposed by the Commission for the New Jersey 

portion of the region were adopted by New Jersey and the emphasis of the 

Year 2000 Plan on concentrating development within·and adjac;ent to deve+oped 

areas coincides with the perspec_tive of the State Development Guide Plan • 

.__The DVRPc'·s support of continued agriculttiral uses, natural areas conservation 

and urban revitalization are also in line with Guide Plan recommendations. 

Allowing for differences in scale, there is also a high degree of 

consistency be tween the DVRPC Plan map and the Guide Plan Concept Map. The 

greater precision of the DVRPC Plan map in most cases cons~itutes a refinement 

of the Guide Plan~ s Concept Map. For example, as the following map of Mercer 

County indicates, the DVRPC plan Diap recommends that most of the County's 

future growth should.occur within the Growth Area shown on the Guide Plan 

Concept Map and agricultural and other rural patterns should predominate in 

areas depicted by the Concept Map as Agricultural or Limited Growth Areas .. 

However, the DVRPC map also identifi~s local.conservation and open space areas 

within the County's growth pattern and some further development within the 

predominantly rural portions of the county. 

The same kin~, of de_taiJ. as well as comparable degrees of consistency 

with the Guide Plan,characterizes DVRPC maps of the three other New Jersey 

counties in the region. Currently, the Commission is preparing an implementa-

tion study which wil1 suggest how the recommendations of·the Year 2000 Plan 

may be realized. Revisions and amendments to the Plan will also be offered 
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in the future .. Through its membership on the DVRPC board and through staff 

participation at the technical level, the State is well situated to influence 

the shape and content o,f the Commission's · activities and to facilitate 

coordination with the counties and major cities of the DVRP.C region .. · 

The Tri-State Regional Development Guide 

The Regional Deve~opment Guide (RDG) consists of a text which articulates 

both goals and policies, and a future·land use map organized on a square mile 

grid system .. This map :indicates the densities at which future development should 

be undertaken. 

The Regional Development Guide and the State Developmen.t Guide Plan (SDGP) 
I 

have been compared with each other within the context of plan coordination 

meetings with nine counties. This process provided an opportunity to thoroughly 

explore the similarities and differences between the plans. They we:t;"e compared 

in urban, suburban and •.rural areas with. county i:,lanners evaluc:Lting. their own 

policies in relation to the RDG and the SDGP.· 

The broad policie~ of both plans are similar. However, the RDG is more 

detailede It contains maps which show incremental density ranges for eacfL 

square mile,, it has an· extensive classification and_designation of economic 

centers,, and employment and housing un;it targets are provided in addition to 

population targets. This detailing of the broad policies in_the RDG sometimes 

indicated differences in approach and/or expectations tli.a.n the SDGP that wer~ 

not apparent at a more,,general level of plan comparison. These inconsistencies 

will be discussed following a discussion of the similarities between the broad 

policies of the two plans. 



Each plan romo-tes concentration of growth, stressing that future develop-

ment should occ r adjacent to already developed areas and as infill in mostly 

settled areaso Acc·ordingly, each plan recognizes the public and private costs 

of sprawl, and 

of capital 

present trends 

remotes a land use pattern that would-encourage ~fficient use 

tments for facilities such as sewers and highwayso Discouraging 

award scattered development in suburban and exurban areas is 

also seen as a ay to conserve energy usagee 

Corollary o the objective of concentrating growth is the conservation of 

environmentally critical landso Each plan recognizes the importance of protecting 

irreplaceable n tural resources from uncontrolled developmento Steep slopes, 

wetlands and wa er supply areas are among the environmental factors recommended 

for protection .. Open space of a special nature - agricultural lands - is· 

.also reco~ized 

Each plan lso supports. tb,e revitalization of urban areas. This ·objective 

is stressed for both social and economic reasons. Improvement of urban areas 

would r.a.ise the living conditions of city dwellers and make cities competitive 

with suburban a eas, therecy providing a greater choice of lifestyles. At the 

same time,exist ng capital investments would continue to be utilized, and the 

effectiveness o public services co~ld be enhanced. 

Related to urban revitalization, but of a broader nature, is the policy of 

balancing dwell gs, jobs and services. A better balance of jobs and housing 

than presently ists would provide more locational choice. Implicit in that 

ability is grea er equality of opportunity and a wider choice of housing types 

and lifestyles. Additionally!) any shortening of the journey to work would 

reduce energy 

There is a difference in philosophy regarding _the distribution of population., 

The RDG calls fr a reversal of the movement away from urban areas and supports 

·"" 
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reconcentrated development. The Guide Plan suggests that population stability 

is the most reasonable 'expectation for the intensively• developed areas that are 

now experiencing declines. This policy difference is particularly apparent in 

the RDG population targets for Union and Essex counties which aTe suostantially 

higher than 'the New J.ersey population targets for these counties. 

These targets are now being reviewed by the New Jersey· Departments- of 

Community Affairs and Environmental Protection and ~i-State in a joint study 

to quantify the revised maps ag~eed to in the plan coordination activities. 

Recommendations for revising the RDG and New Jersey planning targets will 

probably be made as a result of this study. 

One difference between the two plans is that the RDG designates centers 

based on the amount and ratio of non-residential floor space per square mile. 

The SDGP designations are made on the basis of the need criteria used for Urban 

Aid targeting. 

_,As a result of the recommendations made during plan coordination meetings 

and subsequent revisions made to both the RDG map and the Guide Plan Concept 

Map, the RDG map can be regarded as the next level of mapping detail. As can be 

seen· in the map for Somerset. County (Map X!l), which shows -the RDG grid plan, some 

areas within the Growth Area have been designated for development at various 

· density ranges and other areas have be~n recommended to remain as open lands. 

Tile difference is that; on the RDG maps, urban grids occur occasionally 

in areas that are predominantly Open Lands. In some instances these urban 

grids reflect Tri-State's small center designations; in others they indicate 

an existing cluster of, development. The SDGP mapping is not comparaoly 

detailed,. nor does it. include center designations •.. Lest this difference in 

mapping lead to misinterpretations, the correspondence of associated policies· 

should be made clear. The RDG policy is that open land areas may contain small 
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clusters of development; expansion around them into open lands is not intended, 

but in-fill within them at existing densities is appropriateo 

·The Guide Plan also supports ;he maintenance of concentrated cente1:s of 

development in rural areas, although the Concept Map (.Map XI) does not pinpoint the 

location of such centers, and recognizes that public investment;s may oe needed to 
I 

correct existing probl~ or deficiencies within them. It also recommends that 

such investment should not be· designed to encourage additional·growth, but should 

only be adequate to serve existing:needs. 

Thus, in the New York and Philadelphia metropolitan regions, the Tri-State 

and DVRPC plans functi~n as the ne~t, more detailed level of planning that supple-

ments the Concept Map and the Guide Plan. . The policies expressed in the two 

regional plans for urban revitaliz~tion, growth concentration, and preservation 

of environmentally cri~ical areas also reinforce the Guide Plan. 
'1( 

County Plans. 

The assessment of the validity of the regional plans relied heavily on the· 

plans and evaluations of the countj planning agencies. A formal procedure of plan 

comparison was followed in the Tri.;.State region. Policies and maps were compared 
.. : 

for consistencies and ·inconsistencies and the findings were recorded. Most·· incon-

sistencies have since been resolved bY: revisions. The highlights of these findings 

are discussed on a county-by-county basis in the following section •. 

An inventory and ~evaluation of sewerage treatment facilities was undertaken in 

addition to the plan comparison activities. This study indicates the condition of 

existing sewerage and :treatment facilities as well as the approved proposals for 

further sewerage construction. This information was used in the plan coordination 

process as one factor tn.evaluating whether specific areas were suitable for develop-

mentc The results of ·the sewer study are also discussed in-the following section. 



Bergen County 
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largely develop~d., County planning concerns now focus 

existing centers, su~h as Ha~kensack, by encouraging additional 

revitalizing older centers; on improving services, particularly 

The State evelopment Guide Plan.classifies all of Bergen County as a 

pt for a portion of the County w~thin the Skylands (Map XVI)., 

Similarly, the egional Developme~t Gu1de classifies almost all of the County 

lopment in the northern part of Bergen County has occurred at 

than recommended in the Guide Plan or the Regional Development 

Guide, and it i anticipat~d that. the remaining ·nort.herti tracts will ~so be 

developed se lower densities. This situation.conflicts with regional 

of the necessa infrastructure is already in place. 

Most of Be geri County is sewered and all of these existing facilities are 

located 

having• 

further growth. 

regard 

in the 

egion designated as a Growth Areao Those areas currently 

problems are located along the Passaic River near the County's 

ndary and future :tnvestments will be required to support 

ue relates to the County population targetG ~ounty planners 

population target as too low because they expect greater growth 

ds than anticipated by the State., 
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Essex County · 

Most of · sse.x. County is intensively .developed except for a portion which 

is within the Hackensack Meadowlands District. Several of the municipalities» 

Newark in par icular, have·been suffering ·declines. County policy .stresses the 

rehabilitatio and economic development of older centers. Any development 

should contri ute to the revitalization of older cities and contribute to an 

eff:i.cient and coordinated integration of land useso· Improvements in mass 

transit and i frastructure are associated concerns .. 

All of E sex CQunty, except for an environmentally-sensitive area. in the 

·northwest,· is designated as a Growth Area in the Guide Plan G.'fap XVII). With-

in this area 

Orange, West 

cities are eligible for Urban Aid: Newark, East Orange·, 

Irvington, Bloomfield and Montclairo The Regional Develop-

ment Guide re ommends a variety of urban densities for new development and 

redevelopment except for an area of open land in the northwest .. These densities 

represent Couty expectations as to future development densities. 

All muni ipalities in the County are served by sewage treatment facilities. 

Eight municip lit:ies are using a facility that is functioning at about its design 

capacity. A lant is under construction to correct that p-roblem. Infiltration 

and inflow·is 

systems and t 

problem t~at effects most of the County's collection 

facilities .. 

Discussions with the County indicated the need for a more clearly defined 

urban strategy. 

i 
I 
!. 

" 
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Hudson County 

Hudson Count is intensively urbanized and most of the older cities along 

the Hudson River are in a state of declineo Toe Hudson River Waterfront Study; 

Planning lopment Commission was estaclished by Executive Order to suggest 

possible ion to improve the waterfronts in Hudson and Bergen Counties. 

Hudson County wold like to see a reversal of present trends and the migration 

of population a employment back to declining urban __ areas o Present efforts 

are directed to the· maintenance of services, the ~ehaoilitation and renewal of 

the older urban areas and the revitalization of central husiness districts. 

Improvements ar also needed in mass ·transit as well as renovations to other 

aspects of the frastructuria. 

Because of intensive development,.all of the County has been designated 

as a Growth Se-veral municipalities·are eligible for Urban Aid: Jersey City, 

Bayonne, Hobok , Union City•, West New York.. and North Bergen.. Th.e Regional 

Development Gui a ·variety of densities which are· cons·istent with. County 

expectations fo future development .. 

Except for he Meadowlands Area,. all of the municipalities are. served by 

sewage 

sewage 

_tion problems a 

underway to ext 

The 

defined 

facilities. Only primary treatment is given at most of the 

plants which are also experiencing serious inflow and infiltra-

a result of combined sanitary· and storm sewers. Plans are 

service to the Meadowlands District .. 

ons with Rudson County indicated the need for a more clearly 

.. 
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northern portion of Middlesex County are intensively 

urban development has occurred in the central areas and in 

in the largely open southern portione County policy recommends· 

opment occur adjacent to existing development and inf~astructure· 

growth nodes .. Older cities should be stTengthened and 

revitalized. environmental areas and farmland should be conserved .. 

Most of he County has been designated as a Growth Area in the Guide.Plan 

(Map XIX). A small portion ~f Old Bridge Township is within the jurisdiction 

Coastal Management Progr~ and is included within the Northern 

High Growth ea defined by the Department of Environmental Protection .. The 

Tri-State Reg·onal Development Guide recommends widely varying density patte~s 

this Growth A+ ea. A few grids remain in the low• 

Some_grids do not have residential density reco~endations, 

render them ,unsuitable or unavail~ble for housing •. These 

County recommendations and expectations. 

existing and proposed sewerage facilities in Middlesex County 

now serve or ill serve areas that are.classified as Growth Areas. While much 

of the infras ructure is in place, a significant amount of investment is required 

to sting problems and to a~commodate additional growth. in these areas .. 

The rema"ning issue is the validity of the County population targete the 

Division 

working toget 

Middlesex .Cou 

and the Middlesex County Pianning Board are 

on quantifying the population capacity associated with the· 

land use map for the. year 2000. 
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Monmouth County 

Some areas f Monmou~h County, particularly along the shore, are urbanizedo 

Extensive subur an development has been occurTing in other areas for some timeo 

County policy commends.channeling development into three major areas -- the 

coastal area, 

urban service 

of services., 

zation of 

.9 corridor and western Allentown. Within these areas, 

should be at densities high. enougii to war:rent the provision 

transit should be improved primarily by means of the sychroni-

and scheduleso Older districts should be maintained, but future 

growth is nots en as reinforcing the classic concept of concentrated· centerse 

The Growth ea designated in -the Guide Plan recognize·s patterns of existing 

developm.~nt and county policy to guide growth into particular locations (Map XX). 

Within the Grow h Area, the Regional Development Guide suggests a range of densityo 

ities are in intensively urbanized areas.. Most new development 

is expected to ccur in lower density· suburban areaso 

Most of the sewered. portions within the Growth. Areas nave resen·e capactty. 

For the most pa these sewered areas are coincident with the most intensively · 

urbanized parts the Councy. Sewerage problems are f~und only in two areas. 

At least half o the Growth Area; primarily the western corridor, is·unsewered, 

and would requi e the construction of new systemse 

Remaining i. sues include a few isol~ted differences regarding future land use 

in portions of County. The County has oeen notified of thes·e differences and 

future discussi ns are indicated. There are also differences about the threshold 

density that_ sh uld be eligible for public investment in sewerage, and acout 

county populati n growth expectations and the state planning target. 

Portions of the County subject to the provisions _of the Coastal Area Facilities 

Review Act are ncluded within a High Growth Re~ion., ·The general policy· adopted as 

a standard for eviewing development proposals in this region is to promote growth 

through infill nd some extension. 
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Morris County 

Suburban development has been occur~ing·in Morris County for many years, 
. . 

particul~rly n the eastern portion and along tli.e Route· 80 corridoro Although 

much developm nt, mostly of a suburban nature,. has taken place, extensive ar~as-

remain undeve oped. ·, County planning is concerned with the revitaiization of. 

older centers, the concentration of economi.c growth in existing centers 11 and 

the clusterin of ne~ residential development~ 

The Guide Plan has designated a major portion o·f eastern Morris County· 

and the area ong Route 80 as a Growth Area. Within this area the Regional 

Developmen·t Gu ·de recommends several different ranges- of development· densities 

and indicates ome areas which should remain predominantly- open. 

ic sewerage service is available in the eastern and central 

sections of th County in the region -that is classified as a Growth Area .. 

The majC?r regi nal system :i:s experiencing significant 'problems and is operating 

under a court rdered sewer ban. A number of other plants are also experiencing 

probleD1So How ver, a number of plants have some reserve capacity with 

Parsippany-Tro Hills bei~g the largest.. Limited sewerage service also is 

available 

There are 

systems .. 

and growth ace 

dispersed areas in the Limited Growth and Agriculture Areas. 

er o~ proposals for upgrading and expanding.many of the 

construction is needed if existing problems are to be corrected 

issues include land use in the western _portion of the County.· No 

specific map c anges have been requested by the Morris County Planning Board, 

but notificati n of intent to do so has been recorded. The County seeks to 

. promote econo cal infras·tructure development, but does not have a position on 

the ·threshold ensity- for public servicesc 
• 
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Passaic Count 

elopment: is concentrated in the southern portion of Passaic 

County, while open areas are primarily in the highland portion .. C~unty planning 

policy emphas zes revitalization of older. urban areas and the improveme11t of 

service facil tiesj 'especially public transito The abatement of pollution in 

the Passaic ver is also ·a priority mattero The County is also concerned that 

the developme t o.f environmentally-sensitive land should be limited and 

accompanied b safeguards .. 

Plan .designates the southern urbanized-suburbanized portion of 

Passaic Count as~ :Growth Area., Within this area the Regional Development 

Guide specifi s several different urban densities as appropriat~ for development 

or redevelopm 

in the Guide 

mostly 

areas. 

The northern portion is designated as a Conservation A.rea 

The Regional Development Guide classifies the area as· 

but also· designates several existing settlements as urban 

Most of southern urban/suburban portion of Passaic County is sewered, 

yet it is acterized as a problem area which would require additional invest-

ments to odate: future development. Pompton Lakes and the northern part 

of Wayne are xceptions whi~h have fa~ilities with reserve capacity •. A small 

portion of th s designated-Growth Area is unsewered; this portion is in the 

Bloomingdale- anaque-Wayne area. 

ern p~rt of the County, which is designated as a Conservation Area 

in the Guide practically all unsewered. Several small sewered areas 

with reserve do exist, however, in West Milford and Wanaquee 

A remain ng issue is that the zoning ordinances for small portions of the 

of the County-stipulate densities of approximately one dwelling 

.) 
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unit per acrec This density is lower than the minimum density recommended 

t:o 

Somerset 

Somerset 

open 

astructure, particularly sewerage systemso Another issue, 

e the plan comparison proc7ss 11 is the outcome of the Newark 

at:ion it: affects the Skylandso 

partially suburbanized, but still has e..~tensive 

agricultural areas. County planning policy suggests various 

centers where future development would be appropriate .. Emphasis is placed 

on the conse large tracts of open space and agricultural lands~ as 

well as the p otection of surface and subsurface water qualityo Economic 

activities ar encouraged to cluster in areas served by transportation 

facilities, i eluding highways .. 

The Regij al DeVelopment Guide specifies a variecy of densities as 

well as some open land areas within the several Growth Areas.designated in 

the Guide Pl (Map XXIII). These urban grids correspond to county plans 

Most of h~ existing and proposed major public sewerage-facilities are 

located withi the Growth Areao Most :of the area is served by two major 

systems. One system is presently operating over capacity, and has plans for 

upgrading and expansion. The otheT has a considera6le amount of excess capacitye 

Other minor f cilities serve e..usting village centers and small developed 

areas in Limited Growth and Agriculture Areaso 

A remai · g concern is that most development in the Growth Area in the 

County is occtring at densities of one dwelling unit per acre. This density 

is not regarde as high enoug~ to justify publicly funded services. 

. ,, 
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Union County 

Union 

developed., 

declines in 
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is close to the center of the Metropolitan area and is 95% 

areas are intensively urbanized and the cities have suffered 

decadeso County planning policy is primarily concerned with 

preventing furt er declines by means of redevelopment and revitalization of these 

older areas.,. a result, the County is actively involved in housing and . 

community devel pment, and an extensive range of county and city program.so 

Related conce s are the improvement of mass transit and the rennovation·. of the 

infrastructure s neededG 

Because th Coun~y is almost totally developed it is designated as.a Growth 

Areao Within tis area three cities have been designated for Urban Aid -

field and Rahway. The Regional Development Guide shows a variety 

of urban densities., These correspond to County e.xpectations as to the likely 

densities at wb [ ch f ut_ure de'Velopmen t and redevelopment w::11 occur. 

Practicall all of Union County is sewered, and much of the Comity has reserve 

capacity, rep re en ting, growth potential. However, Berkeley Heights, Summi:t:, 

Union~ Hillside and Roselle Park have facilities at or approaching capacity. 

Linden and Rose le have sewerage problem areas and Elizabeth has a combined 

sanitary and st rm system., Additional investments would be necessary in these 

areas to date further development., 

The discus ions with Union County indicated the need for a more sharply 

defined urban s rategye 
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Delaware Valley Region 

Four New Jersey ~otm.ties - Burlington, Camden, Gloucester and Mercer -

in addit"ion to the· cities of Camden and Trenton are voting members of the Delaware 

Valley Regional PlanninEt_·Commission and participate directly in directing and 

supervising the planning activities of the Commissionc As a result, there is no 

need for a plan_ comparison process such as that perfonned in the Tri-State region 

where county representation is indirecte 

In a real sense, preparation of the DVRPC Year 2000 Plan directly involved 

all representatives of the member govemments of the reg:i.on at. both the technical 

and policy levels -- planner$, planning board members, freeholders, mayors, 

Commissioners of the departments of Community Affairs and Transportation, and. 

representatives of the Governors of New Jersey and Pennsylvania. Public hearings 

were held throughout the region_ and the Plan was adopted by vote of t:he Commission. 

9f the New Jersey counties involved, only Gloucester County abstained. 'l:hus, 

with the exception of that county, the DVRPC Year 2000 Plan may be considered 

a valid expression of county as well as State policy. 

In the-following discussion,.each of the New Jersey counties of the region 

~ill be described in terms of the DVRPC Plan, the·Guide Plan and additional 

information summarizing major findings: of an inventory of sewer service facilities 

· and approved proposals prepared by the Department of Comnumity Affairs. As this 

discussion indicates, there is a high degree of consistency between the DVRPC 

plan and the Guide Plan. Some .issues remain however -- part.icularly in Gloucester. 

County -- which should be resolved in future discussions involving the State, 

DVRPC and the County. 
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Burlington County 

Both the ·Guide Plan (Map~) and the DVRPC Year 2000 Plan, which the County 

has approved 51 suggest that most the County's future development should occur along 

a corridor flank.ad by the Delaware River to the west and the N~w Jersey 
.. 

Turnpike to the east., This corridor includes older, substantially developed 

towns along the river and rapidly developing townships which contain sizeable 

tracts of Ulldeveloped land as well as low-density de~elopment. 

Sewer service within the corridor varies considerablye Some centers such 

as Mt. Holly, Bordentown Ci~y, Burlington Township, Moorestown and Maple 

Shade are experiencing problems or have reached capacity. Reserve capacity 

exists in other systems of the corridor, and some other portions are without any 

public sewer service., Thus, the development,of much of t~is corridor remains to 

be shaped by local planning and investment decisionso 

The southern two..,thirds · of the County is located within the jurisdiction 

of the Pinelands Commission and includes such sewered areas as Medford, Southampton, 

Pemberton and New Hanover which adjoin the Ft. Dix-Maguire A;i.r Base compiex. 

While sewer systems serving these areas have reserve capacity,· future development 

is subject to the approval of the Pinelands Commission and to the recommendations 

of the Pinelands Management Plan which is new being prepared. 

Prime farmland is found along the eastern fringe of the Growth corridor and 

extends easterly into portions of the Pinelands. Both the Guide Plan and the 

Year 2000 Plan support the maintenance of agriculture in these areas through 

appropriate investment and regulation strategi~s. 

A small porti<:>n of the southeastern end of the County_ is ·included within a 

Low Growth Area defined by the State's Coastal Management Program. The general 

policy applying to this ar~a favors conservation rat'fler than development and weighs-

t, 
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environmental sensitivity more heavily than in other areas .. Development is, 

. therefore, highly restricted and limited to infilling within and adjacent to 

existing settlements .. Since the implementation of the State's Pineland~ 

planning program, State jurisdiction regarding development in this area has 

been transferred to the Pinelands Planning Commission .. 

Cam.den County 

·camden County includes Camden City, an tTroan Aid municipality, and numerous 

older suburbs adjacent to the City.· It also includes:new-er~ suostantially 
{ 

developed suburbs such as Cherry Hill wnich have expe~ienced rapid growth during 

the post-war period. These areas are characterized by a joining of two corridors 

- one extending along a northeast-southwest axis from Wilmington, De·laware to 

New York· and one extending al.on; a northwest-southwest axis connecting 

Philadelphia and Atlantic City. The configuration of the Guide Plan_Growtn.Area 

in the County reflects this orientation (Map XXVI)., The southern portion of the · 

County falls within the Protection and Preser,ation Areas estaolished by the 

Pinelands Protection Act of 1979. Development within these areas is regulated 

· by the Pinelands Planning Commission .. 

Virtually all of the County's sewered areas are located .within the designated 

Growth Area ... Al'though some portions o~ that area are not currently served oy 
public systems, coverage is extensive. While sewer systems in Cherry Hill and 

environs have reserve capacity, systems serving Camden City and a series of 

suburbs southeast of the City are currently over capacity or are experiencing 

other problems which will require considerable new investment in order to 

accommodate future growth~ 

· Although the Year 2000 Plan is more precise in designating conservation and 

open space areas within the Growth Area, its recommendations u;e essentially con-

I 

! 
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sistent with the Guide Plan's treatment of the Countyo Since the County has 

approved the DVRPC Plan, it may also be said that the County's view is also 

consistent with the Guide Plane 

Gloucester County 

W~th the exception of local sewer systems in Harrison Town.ship and portions 

of Clayton Borough, all sewered areas of the County are located within the 

Growth Area shown in the Guide Plan · (Map xr/II}. Currently all these systems 

have reserve capacity, so that further growth could be accommodated without 

further system expansionsc However, there are also significant.portions of 

the County's Growth Area which are not publicly se-w-ered, and pressures for 

further development may well generate the demand for additional service. 

Generally, both the Guide Plan and the DVRPC Plan recommend that further 

growth in the County occur along the Wilmington-Camden corridor served by the 

New Jersey Turnpike and Interstate 295 •. However, the DVRPC Plan recommends 

that a significant tract of land between the developed portions of Logan and 

Greenwich Townships be retained as agriculture, while the Guide Plan includes 

this tract as part of the County's Growth Areae Since tlie County did not 

approve the DVRPC Plan, the County's position with. respect to this issue is not 

clearc It is also not clear how agric;uiture could be maintained in the area,· 

given .the existing transportation and other services and the evident development 

pressures. This issue will be considered in future discussions involving the 

County, DVRPC and the State in order to resolve the apparent conflict.· 

Agriculture, Limited Growth and Pinelands categories have been assigned to 

t:he remaining areas of the County where basic public services are lacking and 

rural, low-density development activities predominateo In these areas, the 

DVRPC Plan and Guide Plan recommendations coincide quite closely. 
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Mercer County 

The central portion of the County is viewed in both the Guide Plan and the 

DVRPC Year 2000 Plan as a Growth Area, including the City of Trenton and the 

developing suburbs of Hamilton, Ewing, West Windsor, East Windsor and Lawrence .. 

The southeastern and northwes~eni fringes of this growth corridor are.less 

densely developed and include som~ agriculture and low-density development~ 

(Map XXVIII) ., 

Most of the existing sewer facilities in the County provide service within 

designated Growth Areas" Service is also available to the boroughs of Pennington 

and Hopewell which are located within a Limited Growth areae Proposed sewerage 

expansions in the County are also concentrated within the Growth Area .. Modest 

improvements proposed for the Pennington and Hopewell systems would correct 

existing problems and are therefore consistent with the Limited Growth 

recommendation of the Guide Plane 

The DVRPC Plan identifies scattered agricultural sites within the Growth Area. 

Although the Guide Plan supports the continuation of agriculture in such areas, 

existing operations are not of sufficient magnitude to be refl~cted at a statewide 

scaleo The preservation of such areas must therefore rely primarily on local 

planning, land-use regulation and investment strategiesc 

... 
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Extension of Plan Coordination 
I 
:, 

-, 147 -

Preliminary plan: coordination discussions have been conducted with the 

planning staffs of ,a~l New Jersey- counties. However, there are several counties 

where these discussions have not oeen completed because activities which 

significantly affecti:planning witb these counties are still underway. These 

counties include Ocean, Atlantic Ld Cape May which are affected considerably 

by development pressP.res generate!· _by the casino industry in Atlantic City. · 

In addition, ·sizable: portions of hese counties are included within the 
' . 

Pinelands planning,afea where a c ncerted effort to_ control development is. now 
' . ' 

underway.. It is ant;icipated that as the Pinelands Plan and. supporting regula-
1 
I tions are adopted .anci as the ··1mpa t, of casino development on_ these counties 

is more clearly defined, coordina ion efforts will intensify. . l 
:Plan coordi~atioµ discu~siori$ with ~he planning ,staffs, of the remaini~g 

counties -- Salem and Cumberland 1.n the south and Hunterdon, Suss~ and Warren 

in the northwest - bve ;tlso beet initiated and 1DOre formal discussions ~re 

· antic:f.pated in the· near future. Following i~ a presentation by countr of the 

issues outstanding. thus far, obse ations derived from an inventory ,_of sewer 

services and facilit'ies, and curr nt Guide Plan recommendations •. This informa-
l 

tionwill provide ·t9e basis for f 
! 

',: . 

plan -com~arison discussions. 
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Atlantic·county 

Almost all of the County is included within either the Pinelands Pianning 

Area or the Coastal Management Area.· The· Coastal·Management Plan. classifies 

those portions of the County within its jurisdiction in one of the following 

three categories: 

Barrier Islands .upon which new or expanded develop-
ment is conditionally accepta6le provided that the 
criteria for High Development Potential aTe met 

High Growth withi~ wh~ch some extension of develop-
ment as well as infill development is permitted 

Low Growth where conservation is given priority and 
development is restricted to. infilling and rounding 
off in areas of moderate and low environmental 
sensitivity 

The bulk of th~County west of th.e Coastal Management Area is within the 

Pinelands Planning Area for which a comprehensive. managemen.t plan is now being 

prepared. Most development propc:,sals within this area are subject to the.review 

and approval of the Pinelands Planning Commission as well as local autb.oritiese 

Major public sewerage service is available along the coast on the developed 

barrier islands containing Atlantic City and Brigantine and in adjacent mainland 

municipalities. Major interceptor sewers nave also oeen ouilt into.portions of 

the Pinelands ProtecUon Area. The Atlantic County ·sewerage Authority waste- . 

water tr~atment plant has a design capacity of forty million gallons per day· 

(mgd) and present: average daily flows processed by the.system total twenty-

, three mgd. Although there is sufficient. capacity at the present time·, there .is 

some concern that casino-related growth will require an additional expansion 

of the system in advance of schedule. 

Preliminary plan coordination discussions have been h.eld with. the staff 

of the County Planning Department ... The County is in ·the process of preparing 
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a master plan and a proposal for changing the county population targetse 

Issues include the population impact of casino development, the· impact of 

Pinelands planning, the refinement of.policies and future land use recounnendationso 

Cape May. County · 

Almost all of Cape May County is included within either the Pinelands Plan-

ning Area or the Coastal Management Area and is su5ject•to State legislation 

establishing those regionso The Coastal Management Plan assigns regulated por-

tions of the County to Low and Moderate Growth and Barrier. Island categories. 

The general policy pertaining to Barrier Islands allows for growth as a condi-

tionally acceptable use.- In Low.Growth Areas, development is restricted to 

existing settlements and environmentai concerns are given prioritye Within 

Modera·te Growth_ areas, the gen~ral policy is as follows: 

o_• .. to promote nodal growth based on existing centers 
of development ·and .to limit ribbon and scattered 
development along minor roads. It is desirable in 
.these are~s to promote settlent patterns that could 
be se_rved by public transportation systems, 
particularly buses. 

Because of this policy, development acceptability 
is more limited in areas of.extension •. Environ-
mental sensitivity is weighed more heavily.than 
in High Growth areas.* · 

Most forms of development within:the Pinelands Planning A:rea are subject 

to review by the Pinelands Planning. Commission. When a management plan for that 

area is adopted, development proposals will be subject to· the policies of that 

plan and to rules and regulations adopted. 

Most Qf the sewer service in the County is located along the coast~ Most 

of these systems provide primary treatment and there are plans to increase the 

level of treatment in order to comply with State and feder·a1 requirements. 

*nCoastal Management Program, ·Bay and Ocean Shore Segment," 1978, p. 111. 

• 
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C-umberland County 

Portions of Cumberland County are within the jurisdiction of the Coastal 

Area Facilities Review Act and, with the exception of Bridge.ton and Millville, 

are included'-within a Low Growth. category as defined by th~ State9 s Coastal 

Management Program., Development within this area is limited to some infill 

where environmental sensitivity is emphasized. Portions of Bridgeton and 

Millville within the region have been assigned to a· High Gr.owth category 

reflecting.their designation as Urban Aid municipalities and the extent to 

basic·public services within the area~ 

The extreme eastern portion. of the County is within the Pinelands Pro-

tection Area, and development within this area is subject to review standards 

and procedures of the Pinelands Planning Commission as well as the local 

authorities. 

Portions of the County beyond these areas include the Urban Aid munici-

pality of Vineland and the remainder of Millville and a Growth Area which. joins 

them., This Vineland/Millville Growth Area _is extensively served by sewerage. 

Two treatment plants serve Vineland and one plant serves Millville. There is 

some reserve capacity in these systems, but treatment levels should be 

improved. The remainder .of the County includes some of.- New Jersey's most 

productive farmland., 

Discussions have been held with the County's planning staff and interested 

citizens, and adjustments requested by the County are reflected in the map 

which followso Remaining issues include the impact of Pinelands planning on 

portions of the County~ 
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Ocean County 

Major portions of Ocean County are within the Pinelands Preserva1:ion and 

Protection Areas which are the focus of current planning and management activi-

ties of the Pinelands .Planning Commission. Barrier islands and portions of the 

coastal mainland fall within ·the jurisdiction of the State's Coastal Management 

Program .. Development .on Barrier Islands ·is condit~onally acceptable~ while a 

High Growth designation has been assigned to. the northern and central portions 

of the Countye The Western Ocean and Barnegat Corridor areas have been 

designated as Moderate Growth areas within which nodal growth is permitted 

based on existing centers of development .. , Scattered or "ribbon" development 

patterns in such areas is discouraged in favor of more concentrated settlements 

which may be served by public transportation systems. In such areas environ-

me.ntal sensitivity is given gre.~ter weight in .assessing 4evelopment proposals 

than is the case tn High Growth areas .. In the southern end of the C~unty, the 

coastal area is part of' a Low Growth area within which environmental co~sidera-

tions are considered.more important than development, and development extension 

is highly restricted. 

In the County's northern Growth Area the sewage treatment facility system 

has a significant amount of reserve c~pacity to support further development. 

Further south, a collection system is:under const;-uction in Dover Township 

where there is also reserve capacity at the treatment plant. ·Additional inter-

ceptor lines are in place, running southward.parallel to Route_.9, to use the 

reserve capacity in a third treatment facility. It appears _that the present 

system could accommodate a significant amount of additional population growt!t 

based on the available resei:ve capacityG 

Plan comparison discussions have been initiated in c_onjunction with County 
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water quality and land use plannerso Remaining issues include the impact of 

Pinelands planning and casino development on portions of the County., 

Salem County 

I 

The Guide Plan recommends that much of Salem County is most appropriate 

for continued agricultural use, with Growth Areas confined to a portion of the 

northwestern edge 10£ the County along the Delaware River and to Salem City and 

adjacent areas. Currently, the Coastal Management Plan classifies all of the 

County within its jurisdiction as a Low Growth area~ This Low Growth designa-

tion reflects the ·environmental sensitivity of the marshes and wetlands which 

characterize much of the County's coastal areao 

The three sewage treatment plants located in the Pennsville Growth Area 

provide primary treatment and are under State orders for improvement to comply 

with State and fe4eral regulations., The facility serving the Salem City Growth 

Area also provides primary treatment and efforts are underway to develop 

appropriate improvements. 

Discussions have been held with the County planning staff and members of 

its political dele.gation and some adjustlllents, reflected in the following map, 

have been madee Other issues, including population projections and future 

land use patterns,, will be discussed following the County's evaluation of 

water quality and 'rand use plans pertaining to the areaG 
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Hunterdon County 

The Guide Plan recommends the continuation of •ag~icultural uses in much 
I 
I 

of the County, while recognizing growth·pressure.around Clinton and the 

importance of Flei_nington as a commercial and service center .. The agricul-
1 ' ' 

tur.al areas are characterized by relatively low density development and good 
'i 

/ 

soils where.a variety of.agricultural activities should continue .. Growth 

should be concentr~ted within and around Flemington and Cli:p.ton where major 

public investmentsihave been made to ~upport further develdpment .. The sewage 
I 

treatment facility[serving the Clinton area has reserve c~pacity and another 

facility has been ~pproved for construction in the Growth Area east of 
I 

Clinton.. However, 1 :l,n the Flemington Growth Area,, .the sewage treatment facil-

ity is operating o~er its design capacity and infiltration and inflow problems 
. I 

I 
have also been experienced~ Additional public investment wil. 1 be required to 

. . I 

.I correct these deficiencies .. 

While discussions with the County plallning staff prior to and since th.e 
I 

publication of the I Guide Plan issued in 1977 indicated ha,sic agreement o.etween 
.1 

State and county p~licies, discussions to reassess conditions have oeen 

initiated recently~ These discussions are expected to oe continued in the 

near future .. 
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Sussex County 

Sussex County has four wastewater· treatment facilities _serving the Town of 

Newton, Franklin Borough, Stanhope Borough am Sussex Borough. Newton is in a 

designated Growth Area and the other municipalities are in a Limited Growth Areae 

All prop~sals for new treatment facilities are for developing l!lunicipalities 

located in Limited Growth .. Arease 

Plan comparison·discussions have been initiated.· The County is currently 

evaluating water quality· and land use plans and intends to pursue plan comparison 

with the Guide Plan.in the near future. The sewerage inventory is being reviewed 

by the County. 

Remaining issue~ include popualtion targets and future land use patterns in 

.portions of the Coui;ity. 

Warren County 

The public sewage treatment facilities in the Hackettstown and Washington 

Growth Areas have reserve capacity. Another old.er center, Phillipsburg, also 

has a treatment plai;it with reserve capacityG 

Comments since publication have been limited to the denotation of agricul-

tural lands and r.ecommended policies pe:rtaining thereto. Plan comparison in 

the near future is ~ndicated, and preliminary- discussions nave lieen in!ttated. 

The remaining issues are not cleaTly· identified at this time. 
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Development of a Composite Index of _Relative Municipal Need 

!he Urban Aid formula discussed previously provides one means of indicating 

those New Jersey municipalities with relatively high social and economic needs 

and inadequate resources to cope with them. However, the Urban Aid formula does 

not apply to most of the State's municipalities nor does it differentiate between 

degrees of neediness. Therefore, efforts are underway to deve~op a resource of 

municipal need which ~an be applied statewide. This measure can be used to 

better target limited public assistance and programse 

Eight indicators of need are being considered•in an attempt to derive a 

composite index of need for all municipalities in the State. These factors have 

been chosen with the assistance of the Special Committee of Mayors on State Aid 

which was appointed by the Governor in the summer of 1979. This study of compara-

tive municipal well-being is well UJ1derway and in i~s final stages. 

Any one of the following indicators is not very useful in looking at need, but 

taken together as a composite, they prove very useful in outlining where the needs 

really are and where the State aid should be targeted. 

Indicators (The most rec~nt data available was used) 

•Percentage of Unemployment 
•Percentage of P1:e-1940 Housing Units 
•Percentage of Housing Units without plumbing 
•Comparison of Municipality's per capita income to 
the New Jersey per capita income (as a measure of 
wealth/poorness). · 

•Percentage of AFDC Children (ages 5-14) 
•Property taxes collected per capita 
•Equalized valuatiun per capita 
•Population Change (1970-1977) 

(1978 data) 
(1970 data) 
(1970 data) 
(1975 data) 

(1978 data) 
(1977 data) 
(1977 data) 

Each municipality is ranked according to municipal urban intensity classifica-

. tions (i.e., urban centers, urban-suburban, suburban, rural centers, rural) --
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derived from a list of eight categories which were used in the Planning Tabulation 

Noe 6 (PT-6), published by the Division.of State and Regional ·Planning (Department 

of Community.Affairs) in January 19720 This classification system·was based 

largely on population density, but other factors such a's lartd use patt~rns, 

housing conditions, commuting patterns and measures of central tendency with 

respect to socio-economic relationship, were also considered. 

For purposes of simplifying data handling and analysis, these eight categories 

were condensed into five. All 567 municipalities in New Jersey were categorized 

as follows: 

1., UC Urban Center 29 
2. u-s Urban-Suburban 126 
3C). s Suburban 254 
4o RC Rural Center• 50 
s. R Rural 108 

Each municipality was then l;'anked under each of the eight indicators of needo 

, The municipality exhibiting the greatest need recei'l'ed the highest ra,nk (l) for 

that particular indicator. All eight· ranks were then added for each. municipality, 

yielding a composit score and a final ranking. 

Using this approach, the 29 urban centers in the State were ranked within 

their partic;ular municipal category. The listing that follows shows that 

Newark is the most needy urban center within the group and·Dover Township is 

ranked the least needy (29),, 



•· 

- 165 -

URBAN· CENTERS 
(:NEEI)S INDEX) 

Rank Urban ·Center County 

l Newark Essex 
2 Camden Camden 
3 J'ersey·City Hudson 
4 Union City Hudson 
5 ,Paterson Passaic 
6 Trenton Mercer 
7 Asbury Park Monmouth 
8 Passaic Passaic 
9 Bridgeton Cumberland 

10 Atlantic City Atlantic 
11 Perth Amboy Middlese."t 
12 Elizabeth Union 
13 New Brunswick Middlesex 
14 East Orange Essex 
15 Wildwood Cape May 
16 Millville Cumberland 
17 Plainfield Union 
18 Vineland Cumberland 
19 Long Branch Monmouth 
20 Dover Town Morris 
21 Woodbury Gloucester 
22 Red Bank Monmouth 
23 Cape May Cape May 
24 Hackensac!c Bergen 
25 Morristown Morris 
26 Englewood Bergen 
27 Somerville Somerset 
28 Flemington Hunterdon 
29 Dover Township Ocean 

A similar ranking of all municipalities within the other four categories is 

underway and nearing completi"on. Following the completion of this wol:'k, appl:'opriate 

refinements of ·the Guide Plan will be formulated and amendments considered. 
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Conclusion 

The statute authorizing_ the preparatio~ and maintenance of the State 

Development Guide Plan is silent regarding the cont~nt of such a plan, its 

intended use other than as a reference supporting the Division ·of Planning's 

mandate to encourage-. inter-agency coordinations, and the procedures for periodic 

evaluation.or amendmentG In the absence of more specific guidance, the Division 

has directed its efforts as discussed in this Chaptero It has relied on 

information from many sources and has consulted with colleagues in other State 

depart:ments and at other levels of government. It has applied the Guide Plan 

in its review and planning functions and has encouraged other agencies to do 

the same. 

.. 
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APPENDIX A 

The informa~ion presented in the following tables was obtained from maps 

prepared by _the Division of Planning which display, ·at. a scale of one inch 

equals one mile, the ifollowing: -developed lands, public open space and 

institutions·, potabl~ watersheds, natural features and the State Development 

Guide Plan Concept Map. These maps_were prepared using topographic maps from 

. the · Bureau of Geo.logy a3:1d drawing upon inf ormatioti. from several sources. · 
. . 

Developed. lands, '.including ~irp~rts, pri.va~e golf courses a~d cemeteries, 
I , • 

! -
were· interpreted fro~ 1972 aerial ·photographs at a scale of 1:24,000, from county .. 

planning studies ~nd !from discussions with county planning staffs • 

. Federal~ State arid county public· op·en space ·and institutions wei::e classified 
• I ." • . . • _-· 

as public !-ands.· ·Th~se data were transferred- from .. Public Pro.perty· record maps, 
I 
i' 

maintained by the Div:ision, to the topographic base 'maps. Acreage totals for 

the properties were -~aken from tabulations accompanying the record maps. 

Land owned by public and private water companies and operated as a. source-of, 
: . ' . . .. . .. 

or protection for, potable water were classified as potable water.sheds. Tqese 

data were transferreci.from the Division's record maps to the topographic base 

maps. The acreage totals were taken ;from records maintained with the inventory maps. 
I 

Land identified on the topographic base maps as tidal marsh, fresh marsh and 
I 
I 

. l 
swamp were classified_ as wetlands •. Slopes of 12% or greater were identified using 

i 
the contour lines on;the base maps. 

Acreage totals for developed lands, wetlands, slopes and open developable lands 
i· 

were calculated· by u~ing Areagra~hCharts-and the Numonics Planimeter. 
' 
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Tabulations of land area by county» contained in PT-151 "New Jersey County and 

Municipal Work Sheets," January s 1976, wt!re used for the. total land ar~a 

tabulations o 

Acreage .totals for the Pinelands Protection Area and the Pinelands Preservac;> 

tion Area, were obtained from the Pinelands Commission staff., 



STATE DEVELOPMENT GUIDE·PLAN CATEGORIES 
CURRENT LAND CLASSIFICATIONS 

(in acres) 

Open 
Total Land Developed' Public Potable Developable 

Category Area Lands Lands Watershed Wetlands SloEes Land 

Growth Area 1,520,900 687,895 63,197 13,071 69,022 52,870 634,845 

Limited Growth 1,156,,949 76,955 187,860 8,671 166,090 153,626 563,747 
Area 

Agricultural 901,195 391)489 14,680 233 32,260 58,365 756,168 

Open Space 29011924 9,891 102,845 43,051 17,816 38,520 78,801 

O"I Pinelaod·s 
'° Protection Area 560!)946 27,143 521)335 161 49,875 0 431,432 r-1 

Pine lands 
Preservation 366,354 1,659 201,531 0 46,958 0 116,206 
Area 

Total 4,7971)268 843,032 622~448 .65,187 382,021 303,381 2,581,199 



GROWTH AREAS 
CURRENT LAND CLASSIFICATIONS 

(in acres) 

Open 
Total Land Developed Public Potable Develqpable 

Countx_ .Area Lands Lands Watersheds. Wetlands Slopes Land 

Atlantic 29,,235 14,035 198 37°7 672 0 13,953 
Bergen 135,,699 106,768 7,502. 311221 61i408 29330 9i,470 
Burlington 103,041 33,888 2,,071 0 3,572 lt638 61,872 
Camden 84,917 51,878 3,,232 0 550 1,,088 28,169 
Cape May 
Cumberland 46,749 12,371 858 576 1,,484 0 31,,460 
Essex 77,469 61,359 5,910 . 3,,458 . 1,, 941 211560 2,,241 
Gloucester 77,447 25,888 1,248 0 13 9 408 1,824 35,079 
Hudson 27,661 20,161· 2,214 0 4 8 128 448 710 
Hunterdon 26,759 3,046 852 13 0 li,376 21,,472 
Mercer 105,086 26,347 8,306 107 1,,022 593 681) 711 t-6 
Middlesex 154,110 67,258 5,431 1,715. 10,,752 5,,523 63,431 ""'-A 

0 
Monmouth 156,624 J-0-, 643 6,726 0 5,919 1,959 7111377 0 
Morris 116,769 36,402 4,,285 2,230 4,116 12,429 57,307 
Ocean 116,187 32,650 1,357 0 99387' 192 721)601 
Passaic 48,280 29,477 3,362 608 704 8,375 5,754 
Salem 19,072 5,830 2,400 · - 0 2,,662 0 8,,180 
Somerset 100,455 28-1)831' 2,153 427 307 61)335 621)402 
Sussex 6,418 , 928 0 ·o 307 0 l.11619 3,564 

· Union · 6-5,875 55,373 4,858 339 1,683 19996 1,626 
Warren 23,047 4,762 234 0 0 2,,585 15,466 

State 1,52011900 687,895 63,197 13,071 69~022 5211~370 63411845 

.... a::-



OPEN SPACE AREAS 
CURRENT LAND CLASSIFICATIONS 

(ip acres) 
. Open 

Total Land Developed· Public Potable Developable 
Counti: Area · Lands Lands Watersheds Wetlands ·Slopes .Land 

Atlantic 
Bergen 14,349 29.5 3,527. 0 · 1,869 5,465 3,193 
Burlington 5,436 st 960s 0 2,630 0 1,795 
Camden r-

cape May 
Cumberland 
Essex 4,093 80 38 0 3,892· 83 0 
Gloucester 
Hudson 2,048 269 704 0 1,037 38 0 
-Hunterdon 
Mercer 
Middlesex 
Monmouth 
Morris 36,224 844 7,618 8,005 . 5·, 201 2,860 11,690 
Ocean 

r4' Passaic 74,606 6,221 15,590 25,318 2,240 13,888 11,349 
" .Salem 
I Somerset . 1,472 237 · 853· 0 . 90· · 0 · 292 

Sussex 135,870 · 1,894 58,882 . 9,728 851 15,488 49,027 
Union 
Warren. 16,826 0 14,673. 0 0 698 1~455 

State 290,924 9,891 102,845, 43,051 17,816 ·38,520 78,801 



AGRICULTURAL AREAS 
CURRENT LAND CLASSIFICATIONS 

(in acres) 

Open. 
Total Land Developed Public Potable Developable 

County Area Lands Lands Watersheds Wetlands Slopes Land 

Atlantic 4,190 627 70 0 358 0 . 3,,135 
Bergen 
Burlington 76,440 5,500 570 0 2,765 320 67,285 
Camden 
Cape May 
Cumberland 1243163 8,480 0 0 5,158 0 110,,_525 
Essex 
Gloucester· 73,502 3e994 0 0 411391 614 64,503 
Hudson 
Hunterdon 169,452 4,102 4,270 0 0 19s411 141,,669 
Mercer 11,168 113 227 0 126 0 10,702 · t,-11 

....a 
Middlesex 11,840 ···44s . 665 0 256 115 10,356 N I 

I. 

Monmouth 67,036 2,714 4,617 0 9.73 2!)239 56,493 8 

Morris 18,752 ,544 279 233 0 3,,853 13,843 
Ocean 
Passaic 
Salem 181,561 9,613 · 2,072 0 14,,342 346 155,188 
Somerset 15,396 601 762 0 0 68 13,965 
Sussex 59,336 487 0 0 3,085 10,,272 45,,492 
Union 
Warren ·as, 359 -2,266. 1,148 0 806 219127 · 63,,012 

State 901,195 39,489 14,680 233 32,260 5811365 756,,168 



LIMITED GROWTH .AREAS 
CURRENT LAND CLASSIFICATIONS 

(in aeres) 

Open 
Total Land Developed Public Potable Developable 

County Area Land Lands Watersheds Wetlands Slopes Land 

Atlantic 83,081 4,302 33,264 13 18,875 0 26,627 
Bergen 
Burlington 3,500 1,191 0 0 0 0 2,309 
Camden 2,558 166 45 0 819 0 1,528 
Cape May 138,733 11,277 41,950 0 40,589 0 44,917 
Cumberland 106,298 3,776 25,897 0 39,680 0 36,945 
Essex 
Gloucester 25,979 3,239 2,310 0 3,347 390 16,693 
Hudson 
Hunterdon 78,733" 2,521 5,092 549 147 24,768 45,656 
Mercer 28,386 2,472 2,009 0 423 1,892 21,590 

M Middlesex 33,090 1,364 1,218 486 3,527 223 26,272 t--. ; ,-f Monmouth 78,145 7,762 20,012 0 2,382 1,645 46,344 

! 
I Morris· 129,209 9,728 14,722 . 4,568 1,440 33,228 65,523 

Ocean 108,524 13,461 13,743 0 34,490 65 46,765 
; 

! Passaic 
i Salem 23,930 595 11,552 0 8,979 0 2,804 

l Somerset 78,229 2,896 5,689 0 0 10,648 58,996 
Sussex 135,394 10,733 6,321 839 9,722 48,505 59,274 
Union 
Warren . 103,160 1,472 · 4,036 2,216 1,670 32,262 - 61,504 

State 1,156,949 76,955 187,860 8,671 166,090 153,626 563,747 

l!J· 



PlNELANDS PROTECTION AREA 
CURRENT LAND CLASSIFICATIONS 

(in acres) 

Open 
Total Land Developed Public Potable Developable 

County Area· Lands Lands Watersheds .Wetlands Slopes· Land 

Atlantic 225,075 H,6ll 7,915 161 2511422 0 177,966 

Burlington 104,845 511321 16,)80 0 9,892 0 73fj252 

Camden 40,243 3,059 4,754 0 3,795 0 28!)635 

Cape May 29,638 1,,670 111146 .0 1,011 0 19,811 

Cumberland 45,574 95 13,829 0 211810 0 28,840 8 
t--A 
'-! 

Gloucester 33,222 -1,951 2,022 0 211118 0 27,131 
I 

Ocean 82,349 1,436 289 0 4,827 0 75,797 

State 560,946 2711143 52,335 161 ,4911875 0 4_3111432 



PINELANDS PRESERVATION AREA 
CURRENT LAND CLASSIFICATIONS 

. (in acres) 

Open 
Total Land Developed Public Potable Developable 

County Area Lands Lands Watersheds Wetlands Slopes Land 

Atlantic 215)280 13 11,963 0 3,893 0 5,411 . 

Burlington 2309028 1,646 110,559 0 36,962 0 80,861 

Camden 14,368 0 14,_147 0 0 0 221 

Cape May 

lfl 
Cumberland · 

...... 
r-f 

I Gloucester 

Ocean 100,678 0 64,862 0 6,103 0 29,713 

State 366,354 1,659 201,531 0 46,958 0 116,206 



CURRENT LAND CLASS IFICA'rIONS -BY COUN'fY 
(in acres) 

Open 
Total Land Developed Public Potable Developable 

County Area Lands Lands 'Watersheds Wetlands Slopes Land 

Atlantic 362,861 32,588 53,410 551 49,220. 0 227,092 
Bergen 150,,048 107,063 ll,029 3,221 8,277 71)795 12,663 
Burlington 523,290 47,597 130,540 0 55,,821 1,,958 287,374 
Camden 142,086 55,103 2211178 0 5,164 1,088 58,553 
Cape May 168,371 12,947 49,096 ·o 41,600 0 64,728 
Cumberland 322,784 24,722 40,584 576 49,132 0 207 3 770 
Essex 81,562 61,439 5,948 3,458 5!1833 2,643 2,241 
Gloucester 210,150 35,072 5,580 0 23,264 2,,828 143,406 
Hudson 29,709 20,430 2,918 o· 5,165 486 710 
Hunterdon 274,944 9,669 10,214 562 147 45,555 2oa,1,1 
Mercer 144,640 28,932 . 10,,542 107 1,571 2,485 101,003 t-A Middlesex 199,040 69.070 7,314 29201 14,535 5,861 100,059 "'8 . 

°' Monmouth 301,805 81,119 31,355 0 9,274 511843 174,214 n 
Morris 300,954 47,518 26,904 15,036· . 10,763 52,370 148,363 
Ocean 407,738 47,547 80,251 0 54,807 257 224,,876 
Passaic 122,886 35,,698 18,952 25,926 2,944 2211263 17,103 
Salem 224,563 16,038 16,024 0 25,,983 346 166,,172 . 
Somerset 195,552 32,565 9,457 427 397 17,051 135,,655 
Sussex 337,018 14,042 65,203 10,567 13,965 , . 75,884 157i,357 
Union 65,875 55,373 4,858_ 339 1,683 1,996 19626 
Warren 231,392 8,500 20,091 2,216 2,476 56,672 141,437 

State 4,797,i68 843,.032 622,4.48 65,187 382,021 303i,381 2,581,199 
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APPENDIX B 

Policy Projection Rationale 

New York Metropolitan Area 

The intensively urbanized counties of Essex and Union were projected to 

remain at estimated 1975 levels of popualtion in anticipation of State policies 
' . , __ ,~ ' 

for urban revitalization. An additional populatio_n of 108,000 was added to the 

trend projection for:Bergen County (75,500) and the 1975 population for Hudson 

County (32,500) as i~dicated by the .development plans of the Hackensack Meadow-

lands Development Commission. Accordingly, the population for Hudson County, 

for which the trend projection indicated a decline, was assumed to remain.stable 

through the year 2000, with the exception of the Hackensack Meadowlands district 

for which.substantial growth was projected .. 

The-·trend projection for Passaic Coun.ty was reduced by approximately 25% with 

respect to the Skyla:n.ds ·Conservation Area proposed by the New Jersey Department 

of Community Affairs. The population projection prepared by the Tri-State 

Regional Planning Commission was used for Morris County (see Central New Jersey· 

description below). 

Central New Jersev 

Projections prepared by the Tri-State Regional Planning Commission were used 

for Somerset, Middlesex, and Monmouth Counties for the year 2000. These projec-

tions reflect Stat.e policies favoring concentrated growth areas in the suburbs 

(in contrast to the.Department of. Labor and Industry projections), and were devel-

oped by. Tri-State on: a regional basis in consultation with its constituent cotmties. 
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Philadelphia Metropolitan Areas 

County projections developed for the Water Quality Management Plans 

.prepared by the Delaware Valley Regional Planning Commission (DVRPC) wer~ used 

for the four counties (Mercer, Burlington, Camden and Gloucester) in the DVRPC 

jurisdictionc These forecasts were developed with explicit recognition of the 

State's policies for urban revitalization and conservation of natural resources~ 

such as the Pine Barrens, and were. therefore directly incorporated into the 

Interim Policy Projectionso 

Southern New Jersey· 

The trend projections prepared by the New Jersey Department of Labor and 

Industry ('wODEA" model) were used for Sal~ and Cumberland Counties., These 

projections reflect a continuing moderate rate of growth for these primarily 

rural counties .. 

Coastal New Jersev 

The trend projections prepared by the New Jersey Departmen:t of Labor and 

!ndustrJ ("ODEA" model) were modified for Ocean, A~lantic and Cape May Counties .. 

This is in keeping with the State policy of disco~raging growth in exurban areas,' 

and conservation of the Pine Barrens. Also, the Deparcnent of Labor and Industry 

projections were considered to have overestimated the impact of casino gambling 

in Atlantic .and its surrounding. counti~sc Furthermore, Ocean County was considered 

to be already overcommitted through the year 2000 in terms of sewage capacity 

as a result of. earlier 201 facilities plans; therefore, the population projection 

for Ocean County need not reflect the extent of this service. Due to these. 

factors, the Department of Labor and Industry projections of 74% growth for 

Atlantic, 126% for Cape May, and 90% fo~ Ocean were considered excessive .. Since 

... 
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there are many uncertainties concerning. the growth in these counties and Sussex 

County, a growth rate of 66% was used for each county .. This growth rate was 

determined by subtracting the projections for the other 17 counties from the 

State total, which resulted in roolll for approximately 66% growth over.1975 esti-

mates in each county. At this tilJle the downward adjustment of these ·counties-

was assumed to be uniform. If more specific information on the relative growth.. 

potential in these counties becomes available, these projections will oe adjusted. 

Northwestern New Jersey 

. 
The trend projections pr.epared by the New Jersey Department of Labor and 

Industry ("ODEA" model) were utilized f~r Warren and Hunterdon Counties since 

these projections allow moderate growth in rural areas. The trend projection 

for Sussex County, i1+dicating a 96% growth rate, is considered to be excessive 

due to the lack of a:strong county economic base in combination with State 

policies· for ·revitalization of urban areas. A growth. rate of 66% was alloca.ted 

to Sussex County, as discussed above for the Coastal New Jersey area •. 










