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 PREFACE

This report is 1ntended to provide the Governor of New: Jersey
with background, analys1s, and- recommendations necessary to.realize the
‘general goal of preservation and protection of the New Jersey Pirnelands.

The Governor's Pinelands Review Committee was assembled. to

- .reflect, to the degree possible, a wide spectrum of interests and
geographic locations.in order to provide the ingredients for healthy,
constructive debate that can result through bringing together varying
points of view. The work relies primarily on the voluminous amounts of
information prepared ‘and collected by others. The Committee believes
that it has produced a creative. packaglng of both known materials and
fresh viewpoints so as to respond ‘to the Governor's charge in a manner
that is responsible and. reasonably sensitive to the region's varied
interests.

The Committee is not so naive as to think it has developed
all of the answers. In fact; we are concerned that all of the
questions may not have been articulated. However, we do believe that
a -great deal of progress has been accomplished to initiate a credible
and workable response to the issue of the future of the New Jersey
Pinelands.

It is in this spirit that the Governor's Pinelands Review
Committee presents the results of more than a year of deliberatioms to
Governor Brendan T. Byrne and the citizens of New Jersey, thereby
beginning the task of constructing the necessary framework to make
preservation and protection of the Pinelands a reality. ‘

Av



e



TABLE OF: CONTENTS

Pinelands Review Committee

Participating Staff
Acknowledgements -
Preface
List of Maps

List of Tables
Introduction

Section I: ' The Resource Base

A, Vegetation of the Plnelands

1.
2,

Lowland Plant Communltles
Upland Plant 'Communities

B. Geology and Hydrology of the Plnelands
C. . Historical Setting of the Pinelands
D. Land Activities and Trends '

1.
2.

3.‘..

4,
5.

Agrigulture and Forestry
Development

.Recreation

Rights—-of-Way
Resource Extraction Industrles

E. Regional Influences

WNHQ®ONGAU™WN R

4.
5.0

Retirement Communities
State-Owned Lands

Atlantic City

Offshore 0il and Gas

Federal Govermment Establlshments
The Seashore

Highways

Sewers

ompatlble and Incompatlble Land Uses

Agriculture and Forestry

" Recreation
" ‘Lines of Communicatlon, Clrculatlon

and Transport _
Extractive Industries
Development

Section II: The Case for Regional Resource Based

Management

A.  The
S Y
T2,
3.
- 4.
5.

B. . The
1.

2.
3.

Experience of Other States
Florida :

Vermont

New York
California-Nevada
Conclusion:

New Jersey Experience

Hackensack Meadowlands Development
Commission

Coastal Area Facilities’ Rev1ew Act
Pinelands Environmental Council

C; Supportive Jud1c1a1 Attitudes in New
' Jersey.

iii

“vii
viii
“ix

56.
56
57
59
61
.62
62

-63 -
63
- 64

66.



Table of Contents (Contlnued)

' : Page
Section II: D. Management Technlques for the P1nelands 71
' ‘ 1. Acquisition o 72
2. Zoning o C 77
3. Transfer of Development: :Rights - .79
4. Performance Controls/Env1ronmenta1 a
‘Standards - ‘ 81
' 5. Pinelands Region Official Map s 82-
6. Master Planning S 82
7. ‘Development Timing' ° I ‘82
8. Project Review - oo 83
9. Taxation R - 84
10. Development Moratoria = e 87
11. Incentives for Low Technology ) '
- Lifestyles . -+ S - 88
E. Economic Impact of Plannlng and '
Management o S . 89
: "F. Puyblic Part1c1pat10n - 95
Seetion IIT: Recommendations ) i . )
' " A. The Pinelands Plannlng and Management
. Commission ' 97
.B. The Pinelands Plannlng ‘and Management
District 100
C. The Boundary Delineation Procéss - 110
D. Powers and Authority of the Commission . 116
1. Pinelands. Regional Plan 116
2, Spec1al Planning and Zonlng
Districts ' ' 118
3. Local Plan Assessment o . 119
4. Interim Controls and Guidelines 119
5. Envirommental Programs and Standards 120
6. Consistency with other Plans 120
7. Acquisition and Management of
Public Land : 120
8. Pinelands Municipal Commlttee » 121
- 9. Municipal Incentives : 121
10. Public Part1c1pat10n and ' '
' Information ' 122
11. Pinelands Memorial and Gift Fund 122
.12, Staff and Funding : - 123
Section IV: Interim Planning and Management Strategy 124
' A. Functional Planning Programs‘ , 126 -
" B. Capital Programs . o o 133
C. Administrative Procedures - 135 -
‘D. Regulatory Programs < -138
Bibliography ' o o 147
Sources of Mapped Informatlon o - 152

Executive Order #56 . ' < C 154 -

vi,



LIST OF MAPS

Pinelands Vegetation - - x . B '3
Physiographic Provinces b» ‘ _ ' o o 9
. Geologic Cross Section - . S . 10
Drainage Basins o . ' I 13
. Pinelands Cranberry‘Agricuituré' . k 18
Developed Lands - ' | o B | 21
fublicly_pred Open Lands | .‘ ' ' Co 25
'Utility Rights-of-Way - o o : 28
Major Regionalblnferﬁces ' - 30
' Selécted'Regionai Jurisdictions _ o 65
Pinelands Review Commitfee Study Area o - 98
Recommended_Piénning‘and Maﬂagement District , ' 1163
E Political Subdivisions 1 o o111
Previoﬁély Proposéd Acquisitions. S ' ’ | " 117

‘vii



LIST OF TABLES

Ocean County:— Selected Municipai'Projections
_Monmoutthounty ; SelectedsMhnicipal_Ptojections,
Camden County -‘Selected.Municinel'Projections
Burlington-County'— Selected MnnicipélvProjectionsit

Reglstered Retirement: Communltles Located in the.
Plnelands ‘Study Area ‘

‘Vlsltor Attendance at State Parks and Forests Located
Within the P1nelands ‘ :

'Populatlon Forecasts for Atlantlc Clty ‘and Atlantlc '
County

Population Growth of Coastal Counties

Summary of Financial. Impact Possible w1th1n the
Preservatlon Area

viii

2%
32
33

35

"t41

93 .



. INTRODUCTION

o December 17, 1976, marked Governor Brendan T. Byrne's explicit
commitment to the preservation of the New Jersey Pinelands. On this day,
a conference was held in Princeton, New Jersey, to provide an opportunity
for a frank and informal exchange of views, to review options, and to
arrive at some conclusions to begin to assist those who will make
decis1ons which will shape the- future of the ‘Pinelands.

' The Governor set in motion a number of interim efforts which
would serve to refocus the State government toward the primary goal of
preserving the unique natural resources of this region.  On May 28, 1977,
Executive . Order No. 56 was signed which initiated 1mp1ementation of the.
interim steps referred to at the Princeton conference prior to more
effective land use planning and legislation. The Order created a Pine-

" lands Review Committee composed primarily of citizens representing varied .
interests and geographic places as well as three cabinet officers from
the Departments of Agriculture, Community Affairs, and Envirommental
Protection. Among the chargeés given to the Committee in the Executive
.Order were the delineation of a Pinelands region and the development of
a plan to guide State actions affectlng that region.

Shortly: thereafter as a s1gn1f1cant gesture of his commltment,
Governor Byrne directed that $10 million be set aside from the 1974
Green Acres bond issue- author1zat10n and used expressly for the purchase
of land in the Plnelands. . :

- At approx1mately the same time that the Governor focused his
Administration's position on the Pinelands, a series of efforts by
members of the New Jersey Congressional delegatlon surfaced in the form
of 1eglslat1ve proposals. The earliest proposal, H.R. 15826, sponsored-
by Representative Edwin B. Forsythe, District 6, authorized the purchase .
of certain critical Pinelands tracts by the Federal government. - Ther.
bill was never acted on and became h1story along W1th the 94th Congress.'

_The next- proposal H.R. 6625 -was 1ntroduced ‘to the 95th
Congress by Representative James J. Florio, District 1, in April 1977.
The bill called for a novel Federal-State partnersh1p that would oversee
the management via a reglonal ‘plan of- a 970,000-acre Pinelands district:
within which a 50,000 acre ecological reserve would be acqulred
bolstered by a- $50 million authorization.

Follow1ng in October 1977, Representatlves William J. Hughes,
D1str1ct 2, and Edwin B. Forsythe, District 6, introduced H.R. 9535 and
H.R. 9539 which authorized a 50,000-acre wildlife refuge supported with
a $35 million author1zat1on. 'This proposal emphasized a Federal—local
relationship for the same 970, OOO-acre area and d1d not require a
regional plan. ,
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In November 1977, Senators Case and Wllllams 1ntroduced S. 2306
.designed to establish a national reserve system, citing the New Jersey
Pinelands as a qualifying natural area for participation. Financing of
the planning and acquisition would come from a 15.percent. fund taken from
the Federal Land and Water Conservation Fund. There 1s no predisposition
regarding a State- or local-Federal partnership. 'The criteria are the
powers to plan and enforce. » ‘

In July 1978, the House of Representatives passed the National
Parks and Recreation Act of 1978 (H.R. .12536). Section 502. of this bill
concerns. the Pinelands. ' It authorizes the appropriation of $26 million .
to purchase lands of critical ecologlcal importance; up" to three million
" dollars of that authorlzatlon for the preparation of a comprehensive
planning and management program for -an area of. approximately 1,000,000
_acres. Differences centering around local representation were resolved
by incorporating a formula of seven- .appointments made by the Governor, one
each made by the governing body of.the seven affected counties and one
representative of the U.S. Secretary of the Interior just before passage.
The President 31gned the b111 on November 10, 1978

While there were technical and phllosophlcal dlfferences among .
the many bills, they all agreed with the overall purpose of preserving and
protecting the special ecologlcal, scenic, and recreatlonal resources of
the Pinelands.

Public concern for the future of the Pinelands has been expressed
in many ways over the years. Individuals (residents and nonresidents) and
interested groups have.expressed their points of view at publie HKearings,

. conferences, meetings, etc. Among the more notable expressions which have
‘raised the public's consciousness is John McPhee's The Pine Barrens. - In -
simple language, Mr. McPhee has captured the beduty and significance of
this area. The last two or three years have witnessed a resurrection of -
widespread interest in the Pinelands. Countless newspaper articles, radio
and television shows have appeared. Dozens of primarily envirommental
- groups .and ‘clubs have formed the Pine Barrens Coalition which will attempt
to focus a concentrated lobbylng effort to achleve the preservatlon of the -
region.

Finally, in November 1977, the voters of Burlington County, New
Jersey overwhelmingly passed a nonbinding referendum which authorizes the
County Freeholders to incur $1 million of indebtedness for the purpose of
acquiring conservation easements for unique and critical Pinelands areas.
This is.significant because the general public in a substantial portion
of the area to be affected by any Pinelands preservation activities was
-w1111ng to put up its tax money as conflrmatlon of its concern for the
region's future.

, These examples are 1nd1cat1ve .of ‘what appears to be w1despread
publlc support to save the Plnelands :

Review of Some Prior Efforts

To review all the prior studies of the Pinelands, many of which

" date back to before the turn of the century, is a Herculean task. There— -
fore,. highlighting some of the more recent efforts will serve to illus-
trate the p01nt that, aside from the fact that time has largely seemed



to pass by this. reglon, there has been a hlstory of _much sc1ent1f1c and
governmental awareness and -interest. : '

The Pinelands Regional Planning Board was created under State
law in 1960. It met regularly to discuss regional issues and problems
and, in June 1962, received funds from the State to begin the planning
program. -In November 1963, a report, 'The New Jersey Pinelands Region,"
was published.and -distributed. .  The work provided. a framework for plan-
ning to be carried out over the next year or two. Almost two years, 18
technical reports, and .countless meetings later, a final report,, "The
New Jersey Pinelands Region: Future Development ‘Plan Alternatives,' was.-
" submitted to the Regional Planning Board.by <its consultant. The report
presented four growth futures for the.region ranging .from very. low to
very high intensity development... It was during this planning program
that the much talked about "Jetport.in. the Pines" proposal was developed.
The significance of this effort was not in its conclusions but in the
fact that the area was being discussed. and .evaluated as a region.

* Almost at the same time, the Academy of Natural Sciences of
‘Philadelphia was in'the midst of a major effort for .the National Park-
Service. This work, headed by Jack McCormick, PhD, was published by the
Academy in December 1967 in a report entitled, "A Study of Significance
of the Pine Barrens of New Jersey." This effort detailed the constituent
floral and faunal inhabitants of the area and presented the very important
principle that these plants and animals are not here on their own but are .
part of a complex system of interdependencies that exists in a dellcate
and ea31ly disturbed balance.

In December 1970, the New Jersey State Museum published the
study under its own copyright in a report titled, 'The Pine Barrens: A’
Preliminary Ecological Inventory." In doing this,.an important work was .
no longer left to languish in'the drawers of a few scientists, bureau—
crats, and enthu51asts.

As a result of the 1967 Work an Adv1sory Commlttee of the
~Secretary of the Interior recommended that the National Park Service
continue its work,resulting in a study of alternatives being initiated
in September 1968... The National Park.Service published and distributed
a report, "Pine Barrens of New Jersey: Study Report," which summarized"
their 20-month effort and resulted in four alternative plans.

In December of that year, a Citizens Advisory Committee was
appointed by the Freeholders of Ocean and Burlington Counties to provide
liaison between the many interests of .the region and the National Park

Service and to act as a sounding board for the work. This Committee
published a report in July 1970, recommending that a land use review
commission be.established by State law and outlining the provisions of
that law, the identification of a district, and the endorsement of acqui-
sition proposals suggested in the Park Service study.

Y
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In January 1972 then Governor William T. Cahill signed 1nto
law the Pinelands Environmental Council (N.J.S.A. 13:18 et seq.) which
‘was substantially consistent with the recommendations of the Citizens
Advisory Committee's July 1970 report. The Council produced a "Plan
. for the Pinelands" which was not well received by environmental groups
nor the current Administration in Trenton. While its recommendations
for conservation were compatible with preservation objectives, the
criticism was largely directed toward its development recommendations
which appeared to be inconsistent with the long term protectlon of the
region's Plnelands environment.

It is s1gn1f1cant to note that all of the above cited efforts
concentrated their activities in a portion of the Pine Barrens known as
the central Pinelands or the "Heart of the Pines." Little attention was’
being given to the ‘southern Pine Barrens, principally south of the
‘Mullica River. However, in January 1973, the New Jersey State Museum
again published a report by Jack McCormick and Leslie. Jones. The report,
"The Pine Barrens: Vegetation Geéography," focused on the total Pine
Barrens —— approximately 1.2 million acres. The work, which involved -
photointerpretation of aerial photographs, was a great aid to planners
and conservationists alike and helped to expand the publlc s understand—
ing of the extent of the Plnelands.

In the winter of 1975, the U.S.. Bureau of Outdoor Recreation’
released another report which was intended to define and examine an '
appropriate Federal role in preserving the Pinelands. This study, '"New
- Jersey Pine Barrens: Concepts for Preservatlon,‘ explored various .
‘optlons for State-Federal management and suggested what provisions
“might be appropriate for legislative proposals. . Significantly, this
effort included the consideration of the southern Pinelands as. an insepa-
rable part of the total and fostered the pr1nc1ple that the entire area,
or a reasonable approx1mat10n, is needed to plan for the preservatlon
and protection of the region.

The foregoing selectively traces .current thinking and efforts to-
ward the Pinelands. . The. unmistakable conclusion is that the objective of
long term pPreservation contlnues to endure on a widely accepted basis
and that the dlsagreements are focused on how that would be accomplished.

Private.Propertz¥Rights VS.. The Pﬁblic.Interest

The  above hlstory is culmlnatlng at a t1me when courts. all over .

‘the nation are in the process of re—evaluatlng the sanctity.of the indi-
vidual vis-a-vis the public. The environmental movemént of the 1970's
has been thé immediate cause of this rekindled debate between private
rights and public rights. This is especially so since environmental
protection has invariably meant .using the use of the police power to
increase the restrictions on a property owner's ability to use his. land
as he sees fit. These new restrictions have been challenged continuously
as a deprivation of property without compensation (a taking), however, it
" appears that the judiciary is in the process of redefining the interests

of the public in a parcel of property which has significant environmental
features. . : :
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~The " parameters regardlng the 1nterpretat10n of the taking clause
of the Fifth Amendment also discussed as ‘the interface between private .
property rights and the public interest are best expressed by-:the opposing
views of the precedent setting case of Pennsylvania Coal Company vs. Mahon
(1922) Writing for the majority,. Justlce Holmes wrote:: :

"If the regulation of privately owned 1and goes too

" far, it really amounts to a taklng of property. -We
are in danger of forgetting that the public desire:
to improve conditions is.not enough to warrant by-
pa551ng the constltutlonal way of paylng for the
change." :

A very Important m1nor1ty statement wrltten by Justice Brandels
sald that:

"Eyven relatively severe government‘restrictions on
land use are not an unconstitutional taking of land,
since the property would still remain in the hands

" . of its owner.: The government would merely be pre- .
venting the owner from conducting a land use which
would interfere with the paramount rights of .the
publlc,

'Cons15tent with Justice Brandeis' view is a rejection of the
traditional notion of land ownership and the rights that go with it. A
premium is placed on the social value of the land rather than viewing it
as a commodity in the economic laissez-faire sense. This wider attitude
presumes that land can no longer be considered simply as another factor
of production to be bought cheaply and .sold dearly. It is held to be a
social resource which private individuals may own, use, and trade but is
subJect to restralnts designed to. protect localitles and regions.

This notlon is consistent with widening the base of partici-
pation in land use decisions so that all who are affected by the spill-
over efforts would have a right to be heard. - :

Traditional attitudes on private-property are most vigorously
espoused under the premise that growth and community well-being are
essentially synonymous. Growth means jobs which means. a healthy community.
- Growth attracts more and new people which increases tax revehues, thereby
easing the burden on the rest of the community.

Each’ of these“points of view taken exclusively fails, since a
- community's health is a composite of its economic and environmental well-
being. The issue then becomes in what proportions and under what ‘con-
ditions of authority are these seemingly opposing pos1t10ns mixed to
achieve an equltable balance. :

The report that followe.deseribes‘the predominant issues that
must be harmonized in a manner that equitably melds these views. Such
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an effort w111 work ‘best when local. prerogatives and private property .
interests are' preserved wh11e protectlng the rlghts and. interests .of- all

.. those who would benefit or be ‘harmed by dec181ons for Whlch there is no..

accountablllty and which are. too parochlal
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" SECTION I:: THE RESOURCE BASE =

I. -A: - THE- VEGETATION OF THE PINELANDS

.The Pinelands.encompasses an.area of approximately 2,000

- square miles within the outer coastal plain of southern New Jersey. The
region can be. characterized by its relatively low relief and sandy soils.-
Most of the region receives an annual rainfall of between 46 and 48
inches that is well distributed throughout the year.  Precise boundaries
for the region are difficult to establish but have been.related to the

- distribution of the soils and characteristic. types of vegetation that are
- present . (Buell and Cantlon, 1950). The relationship of vegetation to

.. other .components of the ecosystems present will be-addressed throughout

. this section, as well as.the reldationship. of .the vegetation to both natu-
ral and humanly influenced disturbances.

' - The sandy soils of the Pinelands.hold a -large amount of water

. that ‘is protected from evaporation: by the overlylng soil slowly draining
towards the ocean through the flow of both surface and ground water. . The .
- future quality and quantity of water that is held in the underlying '
.. aquifers are related to-the vegetation present and the degree that the "
region may be-affected by changing land use patterns. Vegetation plays

- an important role in the: hydrologic cycle, and its alteration may effect
both' the amount -and quality of the surface and ground watex- of the regionm.

: - The Pinelands represents an area where 21 species of northern
plants reach their southernmost limit and over 110 species of southern
plants reach their northernmost limit. As such, it represents the last
relatively undeveloped area in eastern North America where a combination
of range overlaps occurs-in such magnitude. Two plants, the sand myrtle
and Pickering morning glory, are endemic to the Pines. The destruction
of suitable habitats resulting from urbanization throughout the range of
many of these plant species strongly underlines the need to establish the
value of the Pinelands as a natural resource that should be protected

, (McCormlck 1970). <

: Many factors are involved in tontrolllng the dlstrlbutlon of

. plant communltles, such. as soils, rainfall, topography, microclimate, and
‘human impact. The distribution of plant communities within the Pinelands
‘can be most directly related to topography, moisture, the influence of’

. fire, and repeated cuttings. Of these factors), 3011 moisture ‘

plays the: single most important role in controlllng the distri- .
bution of plant communities. The individual moisture requirements of
plant species directly influence thetplant‘communities present. -

Soil moisture relationships are clearly related to a large num-

ber of physical and biological factors. that influence the distribution of
plant communities. Soil moisture is a function of such factors as topo-.
graphy, soils, slope exposure, underlying geologic structure,climate, the



seasonal distribution of rainfall, and the water requirements of the
vegetation present. The plant communities of ‘the Pinelands may be exami-
ned in relationship to their response to a m01sture ‘gradient ranging from
" lowland, moist sites to upland dry sites. Wh1le utilizing this approach
as a general model, a number of other factors are also at work and influ-
_ence the degree of control that th1s gradlent exerts. -

. In 1owland-areas along streams,ﬁWlth1n.swampy'areas,'bogs,'and
other places where soil moisture is not a  limiting factor to plant gr0wth,h
the vegetation can be classified into a number of lowland types,including: "

(1) southern white cedar forests; :

@ maple-gum-magnolia forests or southern hardwood
- swamp -forests; . .

(3) pitch pine lowland forests.

Although these plant communities play an 1mportant role in the
Pinelands ecosystem, -their distribution is limited. In contrast, whére .
s0il moisture is more limiting and the elevations h1gher upland vegeta-
‘tion is widely distributed and occurs throughout the region.  The upland-
vegetation can be further broken down into three major types: ‘pine-oak.
forests; -oak-pine forests, varying greatly in species composition.and
'domlnance, and a more locallzed dwarf piné-oak association that charac-
terizes the Plains region (McCorm1ck 1970). The vegetat1ve assoc1at10ns
of lowland and upland areas are dep1cted on the map on page. 3, o

1. Lowland Plant Communities

Lowland areas within the P1nelands prov1de a number of d1st1nctf
habitats that share many of the same phy51cal and biological characteris-
tics as well as 31m11ar plant communities. A distinction can be made’
between lowland areas in terms of moisture availability and drainage
. characteristics. Bogs represent one end of a moisture gradient where
..drainage is extremely poor, organic material is accumulatlng and. is pre-
served due to the acidity of the waterApresent and fertility is low.

Bogs by their very nature are eventually .destined to disappear
unless  influenced by natural or human alterations that force them back to
an earlier successional state. As a consequence of the accumulation of
-organic materials, the length of time that a bog will remain an open water
body is limited as it becomes progressively filled with organic matter and
sediments. Although this process is slow in terms of a human life span,
it must be recognized that this is a dynamic ‘natural process. As & bog
fills in, the plant communities present are subject to change as the mois-=
ture and other requirements of plant species are altered. Thus, a pattern.
‘of success1on in the plant communities present in.a.bog can be recognlzed
as the habitat becomes progress1vely drier (Roblchaud and Buell 1973)

‘'The character1st1c forest vegetation 1n1tially present in fresh .
water bogs within the Pinelands is dominated by southern white cedar. The.
cedars often occur in almost pure stands and form a forest canopy that is
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Zextremely dense. - With the passage of time and if undisturbed. by human .
activity or fire,: declduous tree species begin to invade the bog and ulti~
- mately result in a conversion of the plant community to a southern swamp
hardwood forest, or what can also be described as a maple—gum—magnolia
forest (McCormick, '1970; Robichaud and. Buell 1973). .

- The cedar bogs of the P1nelands have been greatly 1nfluenced -

both dlrectly and indirectly by man. . White cedar has been repeatedly cut
- for its use as a building material because.of its resistance. to moisture

. damage. - Additlonally, natural bogs- have been reclaimed by man in order to
- convert them for use.in the cultivation of cranberrles, a major agricultu-
‘ral -product of the region. ~Natural successional patterns. and human activi-
ties have greatly reduced .the presence of natural. cedar bogs within the
region from ‘the colonial period until the: present (Robichaud and Buell,
-.1973) . - In spite of -this reduction, New Jersey has the largest stands of
.. Atlantic white. cedar in the East today. -

: Whlte cedar forests are also found along stream and river flood

.plalns .:and in swampy areas:throughout the outer coastal plain of the
‘Pinelands. . These:habltats.prov1dewthe.3011 moisture conditions required
..by- a' number of plant communities that, if undisturbed, occupy these sites
.,thrOugh a general successional pattern: ‘fern communities; shrub communi-
- ties; white cedar forests; and, ultimately, southern hardwood swamp forests
'dom1nated by three tree species —.red maple, black gum, and sweet bay
magnolia.: "The transition of the white cedar forest to a deciduous swamp

. .forest occurs. through the gradual invasion of deciduous tree species

"favored by the inability of the white cedars to reproduce in .the dense
- shade that theyzproduce_ . White.cedar forests are found along many streams
- throughout their length but. are less common than the swamp hardwood
forests.  Although distinct examples of these plant associations can be.
.found. throughout- the region, they often occur together, and the trans1t1on
.. between- one type and.another ‘may be d1ff1cult to- accurately deflne
. (McCormlck 1970). ' : '

. . The. understory layer of lowlands is composed of a variety of
shrubs and woody vines, including black: huckleberry, sheep laurel, dangle-
berry, and greenbriar. The herbaceous plants present include wintergreen,
bracken fern, turkey beard, and several species of orchids as well as the
rare. curly grass fern. Among other mosses,. sphagnum moss at one time grew
" in .such. large quantities it was harvested and sold to florists by local
..residents as a seasonal means of support. : : :

The composition of plant communities in swamps and along flood ,
plains has been greatly. altered by human activity. Much of this vegetation
has been cleared, swamps drained and filled, and the species composition
altered through forest management practices. Destruction of the vegetation
. through competing land use activities results. in. permanent alterations of
" many sites. ‘Conversion of swamps and-flood plains -to more intensive land.
use activities may result in significant changes in the hydrologic charac-

_ teristics of a watershed. Changes in water quality may occur through a
' varlety of pollutants 1ntroduced or assoc1ated w1th specific 1and uses.



'Additlonally, the " quantlty of water enterlng the ground or surface ‘water:’

may be altered as impervious surfaces are created and surface runoff 1n—“«~ L

creased. " The effect" of these changes may. have 31gn1f1cant 1mpacts on* “the’.
plant communities that are present as well. as: having impacts on other.
components of the ecosystems present in the reglon (Roblchaud and Buell,
1973) .

On drier 'sites at low elevation or in.low depressions, a. pltch
pine lowland forest type occurs. Pitch pine is. the predominant -tree
species present and forms. 'a canopy 15 to 20 feet above the ground.- A-

" large variety. of ‘the understory shrubs are present, with sheep- laurel the
most characteristic of this plant association. - Pitch-piné lowland. forests .

are transitional between the lowland.and -upland: plant .communities -and con—: -

tain many species that are found:in both: associations  (McCormick, 1970):

2. Upland Plant Communities-

_ The P1ne1ands has been characterized by the. vegetatlon that is:
. most apparent to .the casual .observer.  Most of the region, excluding- the

lowland: areas, . is covered by a mixture of pines and .oaks that varies great- -

ly in its species composition from place to place. The uplands have. a -
greater diversity of tree species in comparison to- the lowlands but con-
tain fewer species of shrubs,; herbaceous plants, mosses, . and. lichens. . The
vegetation. of the region has been greatly affected by two.primary factors, .
fire and the cutting of timber.  The role of fire in the. enviromment is -
“both. a natural omne, brought about through lightning strikes and- other
natural phenomena, and one that has become increasingly more important -
throughout. the history of man's presence in the.region. The periodic
occurrence of fire over a. long ‘period of" time has resulted in:plant associ-.
-ations that are adapted to, and in turn dependent upon, it for their main-
tenance. Forestry has historically focused:on the clearing of timber for
charcoal production and, as a consequence, these techniqies resulted in

the occurrence of severe fires. The danger of fire remains a constant
threat during. perlods of drought and in early gpring prior to foliage and
is further compounded by the 1ncreased development of the region (Roblchaud
and Buell, 1973).

As previously indicated, the upland vegetation can be classified
into three major types: pine-oak dominated forests, oak-pine dominated:
forests, and the Pine Plains or dwarf pine community. The distribution of
these plant communities and their composition are related to a number of
factors,including soil variation, the availability of soil moisture, and
the role of fire in their maintenance. ' Of these factors, fire clearly
" plays the dominant role and greatly influences the pattern of. succe851on
that would occur 1f it were not present.

Plant succession would result ‘in the development of forests
dominated by oaks if fire were excluded from upland sites in the Pinelands
(Little, 1973; Robichaud and Buell, 1973). While pines are unable to re-
produce when -a dense accumulation of litter builds .up on the forest floor,
oaks, in contrast, are favored by this and are able to reproduce from seed.



Thus, if fire Were excluded, succession would proceed with -the tran51tlon"
from plne—domlnated communities into oak-dominated communities. However,
pines and- oaks as well as the understory vegetation of shrubs ‘and herbs
that is normally present produce litter in the form of leaves, needles,
twigs, and other forms :-of organic mater1al that is highly flammable under
the right set of conditions. The accumulatlon of - this materlal prov1des
the fuel that can be ignited by natural causes or by man.~

. , Flre is a normal component‘of the P1nelands ecosystem, and the
. severity of the fires that will occur is a function of the length of time

- that it has been excluded from a partlcular site. This frequency can be

dlrectly related to the types of vegetation that are found throughout the
region. Pines are well adapted: to this environment because once they be-
_come established they are more resistant to ‘fire damage than oaks of simi-
‘lar age. Pines and certain species.of oaks are also capable of root :
sprouting after a particularly intense fire where the crowns of the trees
‘have been destroyed. This ability gives them an advantage in re-estab-
lishing their dominance after a severe f1re (Robichaud and Buell 1973)

. Approx1mately 50 percent of the upland 51tes in the Plnelands
. are occupled by plne-oak forests.. Plnes predominate and may comprise
80 percent of the canopy. Pitch pPine is by .far the most common pine
‘ specles, with shortleaf p1ne frequently present (Roblchaud and Buell,
1973).. Oaks may make up from 10 to 20 percent of ‘the trees present,with
. .black oak the most common; a variety of other oak species may also be
~ found, including scarlet, white, chestnut, .or-blackjack oak (McCormlck
1970).. Plne—domlnated forests are relatlvely open.with a well developed
shrub layer, w1th black huckleberry and lowbush blueberry. be1ng the most ' -
;common. The maintenance of these forests in their PpPresent state is re-
,_lated directly to the frequency at which they- are dlsturbed by fire. A
. ‘cycle of approx1mately 20 years tends to halt the succession. of these
' forests toward more oak—domlnated types (Roblchaud and Buell 1973)

_ Where f1re has been excluded .or occurs 1nfrequently, oak—plne

‘forests are present on upland sites..  These forests are -dominated by. oak ‘

. species, including black, scarlet, whlte, chestnut and post oak '
although both pitch pine and shortleaf pine .are also present to a lesser
extent. - In contrast to .the more open canopy of the pine-oak forests,

.7the oak-pine forest, canopy is almost closed ‘The shrub and herb layers

" are,in general,composed of the same spec1es as found under the p1ne—oak

‘ forests. : :

The role of fire in ma1nta1n1ng a large proportlon of the forest
cover of the region in an ‘earlier success1onal state has been recognized
" as a potentlally important forest management technique. From an economic
point of view, p1ne-dom1nated forests are more valuable than oak-dominated’
forests because their yield of forest products is from three to four times
as great (Little, 1973). Prescribed burnlng, the setting of .controlled
. fires as a forest management pract1ce during the winter months, has been
utilized to maximize the productivity . of pine stands by reducing seedllng
fcompetltlon from oak species, . creatlng a favorable env1ronment for pine



.reproductlon, and reduc1ng the -occurrence of intense w11d flres by
eliminating the long. term accumulation of forest litter. Prescribed
burning as well as recurring wild fire may have -a number of other impacts;
changes in the population of animals in the region linked to an alteration
in the abundance of favored plant species browsed or utilized as habitat; -
long term changes in the fertility and structure of the forest 301ls, and
potential impacts on the agricultural activities of 'the region. brought
about through changes in insect pest populatlons and plant diseases-
~associated with species whose relative abundance might be 31gn1f1cant1y

. altered (Buell and Cantlon, 1953)

The @ost—dramatic impact of recurrent fire is evident in the
Pinelands within the Wading River ecosystem, where it has led to the.
development of the biologically unique dwarf pine or pigmy pine forest
of the Pine Plains. -Periodic fire occurring within a 10 year period or
less within this region has resulted in the creation of a forest composed
of dwarf pitch pines, compr151ng approximately 78 percent of the canopy,.
and oaks that seldom reach a height above six feet. - The extent and dis- -
~tribution of this plant community are dependent upon fire for maintenance, -
and the community's boundaries can only be specified by the description-
of the vegetation that is used and, in the long run, by the frequency
and intensity of fire incidents that occur (McCormick and Buell, 1968).
The upland and lowland plant communities account for over 100,000 acres.
of undeveloped forest in the nation's most densely populated state.. This
is truly ‘a unique and remarkable phenomenon. : '

‘In conclusion, the vegetation of the Pinelands represents one
component of the ecosystems that-are present. -"Alteration of the vege-
tation will occur through both natural "and man—induced meéchanisms. The
very nature of ecological systems dictates that these changes may have.
‘both short and long term impacts upon ‘the structure and function of the:
ecosystems of the region. Although the scientific knowledge to control
the natural trends in succession or maintenance of the Pinelands vege-
tation exists, the future of this system and the- benefits that we obtain
from it will still be directly affected by the alterations. in land use
that are permitted to occur. More intensive uses of the land will
directly affect the'distribution and composition of the forest vegeta-
tiontion and, in turn, may have significant impacts on water quality and
“supply, agrlcultural production, animal populatlons, and other linked
effects that are more difficult to identify and evaluate.

'I.  B: GEOLOGY AND HYDROLOGY OF THE PINELANDS -

The Pinelands is located on one of the country's major physio-
~graphic features —- the Atlantic Coastal Plain. This coastal plain ex-—
tends along the Atlantic coast.from Cape Cod to Florida and then stretches
westward along the Gulf of Mexico to the southern tip of Texas. It is
characterized by land forms of low relief; that is, the terrain is gently
rolling, and there are no substantial rock outcrops, steep slopes, or



~

high mountain peaks. Geologically,'the coastal plain is comprised of a
wedge—-shaped layer,of-unconsolidated sands, clays, and marls.

, In New Jersey, the coastal pla1n is d1v1ded into two rather
similar ‘'sections. The geologically older and narrower str1p known as the

" inner coastal plain is separated from the outer coastal plain by a cuesta

(a ridge of somewhat erosion-resistant sand and marl) which runs from the

Atlantic Highlands in' the- northeast through Salem City in the southwest.

(See map on page 9.)  This cuesta roughly delineates the drainage divide
between the Atlantic Ocean and the Delaware River. With the exception of
the Rancocas Creek. Drainage. Basin, most streams which.originate to the
east of the cuesta flow to either the Atlantlc Ocean or to Delaware Bay,"
while streams originating on the cuesta or west of it flow to the Delaware.
River or to Raritan Bay. The cuesta demarcates. the self- contained- and
isolated hydrologic unit known as the outer coastal plaln.

~ The sedimentary layers which comprise both the inner and outer
coastal plains were. created layer by layer over the last few million
years, on a bedrock now several thousand feet below sea level, by alter-
nating deposition and erosion by the sea and by streams and glacial out-

* wash which is depicted- in the diagram on page 10. . The most recent and

extensive of these formations are the Kirkwood and the Cohansey aquifers.

- The Cohansey formation, in particular, is closely associated with the

vegetative patterns of the_Pihelandé"and is well known for its tremendous
potential as a potable water supply. : '

The Kirkwood formation is composed primarily of sand with some
lignite and clay. In places, the clay forms thick lenses which serve to

- reduce the formation's permeability and create local artesian conditions.

The Kirkwood is hydraulically connected to the Cohansey, and the formation
may be as much as 180 feet thick near its outcrop area. Near the coast.
line, the Kirkwood is much thicker and is largely capped by clay ‘which
isolates it from the Cohansey, as shown in the accompanying diagram.

This deep, confined formation is the most important water-bearing source
for cities along the Monmouth County coast and for many barrier island

. communities and coastal towns in Atlantic and Cape May Counties. However,

development of the Kirkwood as a potable water source is nearly at its -
maximum in many coastal areas,and severely lowered water depths and salt
water intrusion are already problems for some communities.-

_ ~ The Cohansey formation overlays the Kirkwood throughout most

of .the "true" Pinelands area. It is somewhat lighter in color than the
Kirkwood, is more predominantly a coarse sand, and dips seaward at about
9 to 10 feet per mile. It is the most recent of the major coastal forma-
tions and ‘is overlain in places by a veneer of sand and gravel from four
formations laid down durlng the four Pleistocene glacial periods.

An abundant supply of‘ground water such as that beneath:the

outer coastal plain depends not only on adequate precipitation but on

earth material of sufficient porosity to absorb and store significant
quantltles of water. It is thejrelatlve amount of clay and its bedding
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depth which- determine the permeability of a- formatlon. The Cohansey,
because of its predominantly sandy nature, has very high’ porosity and

’ - permeability. The existence of pore space and bedding planes providing

enough permeability to allow a relatively free movement of water from
the storage area to springs and wells is also critical to render the.
supply useful In unconsolidated sands and-gravels such as are found in
the Cohansey formation, the pore space capable of being filled with water
averages 35 to 40 percent of the rock volume. Although it is not known
with certalnty, it has been estimated that the total amount of water in

' storage in the Cohansey aquifer system is in excess of 15 trillion gallons.

The specific yield, or that quantity which can.be freely drained from pore
spaces, is about 20 percent of the rock volume, with the total usable
water perhaps amounting to 10 trillion gallons. Currently, municipalities
in Ocean, Atlantic, and Cape May Counties .utilize the .aquifer.

No significant quantities of water are brought into the coastal
plain from outside areas by either surface or ground water. Precipitation:-
falling on the coastal plain itself is thus the ultimate source of virtu- - -
ally all accessible water. The average annual precipitation over the
Pinelands is about 45 to 48 inches. .

The coarse sands and gravels overlylng the Cohansey and Kirkwood
formations permit easy infiltration and are quite permeable, therefore,
little of the annual precipitation runs off overland or remains as standing
_water. The absorption capacity is estimated to range from two to five
inches of precipitation per hour, rates that are rarely exceeded in local
rainfall (Rhodehamel, 1971). Approximately half of the average annual
precipitation is 1ntercepted and’ evaporated to the atmosphere from un-
drained depressions, soil, and ground water. Plant transplratlon accounts
for the single largest source of water loss (Rhodehamel, 1971).. The rate
of recharge for the aquifer is estimated to be about 20 -to 22.5 inches
-, annually (Barksdale,1962; Rhodehamel, 1971). - Some of this recharge enters
a shallow local flow system in the Cohansey and the underlying upper
sediments of the Kirkwood formation and discharges to surface streams at
lower elevations. The Cohansey and upper strata of the Kirkwood are
hydraulically linked and function as a single system in places, particu—
larly Cumberland County. Elsewhere, some recharge to the deep Kirkwood
aquifer may come from significant leakage of the overlying Cohansey. The
~ linkage between the two ‘aquifers is not entlrely understood. '

',Ground-water 1n-the Pinelands has a low dlssolved—solids content
" and is extremely acid (with a pH generally ranging from 4 to 6). This
acidity contributes to the dissolution of iron from decaying vegetation -
and from soil and sediment minerals, which causes a high iron.content in
the water. -This is also the cause of the typically clear, brown color

of the Pinelands streams. Bog iron, which is common in the Pinelands,

is the result of aeration and precipitation of the iron from the water
‘when the water is exposed to the area through seepage. Once treated for
acidity and the high iron concentratlons Water from the Cohansey is
:sultable for most human uses. oo e
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The Cohansey aquifer is unconfined and thus subject to ground
water table conditions in Atlantic, Ocean, and Cumberland Counties. Water
table levels are extremely high, although generally more than two feet
- below the surface. -Along the coast from Ocean County through Cape May
County, the Cohansey.contains saline water, as it does wherever there is
a front between it .and the ocean, bays, and streams or marshes with tidal
influences. This makes safe development of a fresh water supply from the
Cohansey along most of the coast impossible. :

~ Streams in the Pinelands derive their water from two sources.
That water obtained directly.from overland flow is quite small, perhaps
2.5 inches a year. Base flow, or ground water runoff, contributes perhaps
20 inches per year. Because ground water. discharge constitutes the vast
majority of the total annual regional discharge, Pinelands streams have a
very uniform flow throughout the year, and floods are infrequent. Upland
streams in the Pinelands have low water yields, probably because ground -
water flowing through the regional system bypasses these small, local
streams and discharges into lower lying distant rivers. Because most of
the region's surface water ultimately derives from ground water, they are-
similar in quality except for generally lower iron concentration in
streams, the iron being more readily removed by aeration and prec1p1tat10n.
(See page 13 for a map show1ng drainage ba31ns ) - '

Pinelands water resources are.partlcularly sensitive to pollution
and contamination due to the shallow water table and the inability of the
permeable soils and substrata to effectively filter out wastes by normally
operative natural means. Because the Cohansey lacks significant amounts
of clay or well- -developed clay horizons, it thus has a low phosphorus
fixing ability as well. Effluents are thus leached (passed down) directly
into the ground water and, once within the system, pollutants and contami-

‘nants readily travel throughout the ground water reservoir. The quality
and quantity of the Pinelands water resource are also-closely tied to- the
vegetative patterns of the Pinelands. Any significant change in water-
table height, for instance, would probably be reflected in changed.vege-
tative cover on the land surface, and, conversely, an alteration of
vegetation patterns could be expected to have an impact on water quality
and quantity. : :

I. C: HISTORiCAL SETTING OF THE PINELANDS

~ Many people hold the mlsconceptlon that the Pinelands is a
barren and useless place; however, this is not borme out by the history
of this area. ' The Pinelands has had a part in the history of New Jersey
and the nation for almost 300 years. The bog iron industry, charcoal
industry, and glass and textile industries have developed, flourished, -
and declined within the Pinelands. The factors responsible for the
development of the Pinelands included stage coach lines, seaports, and
. the railroads. There is also a history of the misuse of the region in
the lack of natural resource conservation and the leveling of the forests.
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The founder of the Soc1ety of Fr1ends, George Fox, traveled over
much of New Jersey in 1671-2 and, upon his return to England, brought to
William Penn's attention the great. forests, the fertility of the 1and
and the access to the area by water.. Settlement then began, and Burllngton
‘County was officially established on January 21, 1709. .The Ocean County :
area had been divided by a deed of July 1, 1676, and Surveyor General Keith
“ran his famed line from Egg Harhor to the Delaware in 1687 to establish
the- formal d1v151ons. ,

Settlers slowly broke their way through the wilderness to take
their place throughout the two provinces along the rivers of the Pinelands.
It is reported that Eric Mullica migrated from Swedesboro to Green Bank
in 1625, and the river by which he lived was given his name. People were’
moving east from the Delaware. As early as 1727, Robert Eves was operating
a mill near what is now Medford, and, thus, Evesham Township got its name.
It is reported that Daniel Leeds in 1704 settled in the- original township
of ‘Hanover.. In 1693, W1111am Budd owned considerable land in the vicinity
of Pemberton Borough _and development went on there; but progress was
slow, and. settlers were 1solated._ :

, While bog iron had been d1scovered near Shrewsbury and an iron

" works built there about 1675, no progress was ‘to occur in ‘the Pinelands
until Charles Read began acquiring land along Rancocas Creek and the-
Mullica River ‘in 1751. About 1766, he and several associates built
Taunton Furnace, Etna Furnace (now Medford Lakes), Batsto Furnace on
Batsto Creek, and Atsion Forge in the southeastern part of Washington:
Township. - This chain of plants was in full operation by 1768. A furnace
produced pig iron from bog ore, charcoal, and flux (usually clam and -
.oyster shells); and a forge took the plaln plg iron, reheated it, and
hammered it into many forms.

“When the American Revolution came, Batsto Furnace supplied
hundreds of cannon balls to the Colonial forces. Peaceful uses were also .
'served; the grounds in back of Independence Hall were surrounded by.a '
fence made by this furnace. Extensive as were Read's enterprises, he
was not alone. At least 10 other furnaces were bu11t between 1789 and
1795 throughout the Pinelands region. -

Productlon on thlS scale ‘increased the need for transportatlon.
Tuckerton linked Phlladelph1a with the seacoast -— -the main routes ran
through Atsion, Quaker Bridge, Washington, McCartyville, Batsto, and
Pleasant Mills. It should be noted .as well that Tuckerton was the third
off1c1a11y establ1shed port of entry. in the United States.

The flourishing bog iron industry, however, was .to face serious
competition. -In 1840, a better grade of iron ore was discovered in
Pennsylvania, free from sulphur and near large deposits of coal and lime-
stone. In addition, 1mproVed methods of smelting were being developed,
and, from 1846 to 1854, ‘the conditions grew so critical that the bog iron
1ndustry in the Pinelands disappeared. The charcoal which formed a basic
part of irom: productlon became a produect 1n 1tself The woods of plne
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were still there, so it followed that charcoal burning became a major
industry between 1830 and 1850. At one time; all the charcoal needed

by the Philadelphia Mint was hauled from the Pinelands. New Yotk C1ty :
-also made heavy demands for charcoal. A fleet of 60 small schooners
embarked regularly from Toms River to New York dur1ng the peak period.
Mules were used to pull cars full of charcoal from Manchester (now -
Lakehurst) .to the wharf at Toms River. During the 1850's, the charcoal =
and wood 1ndustry had expanded so that an advertisement appeared in the
Emblem of Toms River that Edward W. Ivans would hire 1,000 woodchoppersf
.People in cities preferred coal to charcoal, however, and by the mid-
1850 s, the compet1t1on from Pennsylvanla w1th her maJor iron depos1ts
and coal was too much. :

Despite the decline of the basic iron and charcoal business,
the resourcefulness of the people of the Pinelands region did not diminish.
Around 1845, John Webb made a success of his first venture in cranberry" '
agr1culture, and the Shlp chandlers  of Philadelphia vied with each other
for ‘the Iimited supply. It was found that cranberries were an excellent
antidote for scurvy, and many ships carried barrels of the berries for
the crew on long voyages. - The cultivation of cranberries became popular
after the Civil War, and a land boom was created. Swampland became
: valuable, and land sold for .$100 per acre. Cranberrles today are a very
important crop harvested from the region and are valued at many thousands
'of dollars. :

As industry began to decline, the construction of. railroads
began. The Tuckerton Railroad was constructed from Whiting, the seat of
the charcoal industry, to Tuckerton. 'In 1854 the Raritan and Delaware
Bay Railroad was initiated to carry passengers from New York to Atlantlc
City by a connecting llnk at Atco. The same line was also runnlng tralns
to Camden in 1862, :

_ : One of the most ausp1c1ous Pinelands developments was at
"Harrisville, about eight miles northwest of New Gretna. ‘William McCarty
.together with four associates 1incorporated and built the largest paper
mill in New Jersey im 1835. There was plenty of water, necessary for
" paper manufacturing, and the~-raw material for pulp was the abundant salt
marsh grass nearby. The mill was about 300 feet long, built of Jersey
stone, and, together with numerous outbu1ld1ngs, presented an industrial
complex beyond comparison for the time. The plant. could produce nearly
a.ton of paper a day. Successful years followed, but the competltlon .
of other mills with better access to rallroads and using newer methods -
captured the markets; in the late 1880's,- operations ceased Harrlsv1lle :
was swept by a great fire in 1910, and the entire town and much of the
adjoining woodland were destroyed.:- The walls of the factory ruins can
be seen as one drives southeast from Chatsworth ‘

At81on, whlch has béen mentioned before as the site of one of
Charles Read's ventures in iron in 1766, ‘entered into a new phase
Samuel Richards bought the works in 1823,and built a stone mansion. In
-1870,. Maurice Raleigh constructed a 3-1/2-story stone cotton mill at this
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| location With - the rapid development of textile mills in New England
the At51on mill closed down .

Glass manufactur1ng was also developed in the Pinelands. The
‘ Atlantlc Glass Works was operated between 1851 and 1866. This plant was
on the Mullica River about 2-1/2 miles below Batsto. - Druggist wares,
chemical apparatus, and bottles were made. There were two flint glass
plants operating at Green Bank between 1840 and 1850. '

: As the 1ndustr1al activity in the Plnelands reglon slowly faded,
Joseph Wharton, a public spirited industrialist  of Philadelphia, purchased
" the original Batsto Estate in 1876. His manager General Elias Wright,
gathered additional adjoining parcels .of land for him until approximately .
96,000 acres had been accumulated. Wharton's plan was to pipe water to
Philadelphia.as a new source of supply for that city, but-the New Jersey
Legislature intervened, and the project was abandoned. The State of .
New Jersey' attempted unsuccessfully ‘to acquire Wharton's acreage at the
time of his death in 1909. Realizing the water supply to be.a future
problem, the State acquired the entire tract on September 29, 1955. The
- ‘main house, store, and gristmill have all been rehabilitated and now ’
provide a tourist attraction. The complete Wharton Tract actually covers
2.5 percent of the total land area of New Jersey.

The Pinelands represents 4 resource of unique national historical
significance. Tt is the last area on the northeastern seaboard where
industrial and domestic sites (generally abandoned around 1850) remain
 undisturbed over such an extensive area. The preservation of these
places is important to our understandlng of early American technology
and .culture in general and ‘to the unique rural lifestyle of the Pinelands
.in particular. (This history is a summary from "The New Jersey Pinelands
Region)' compiled by the Pinelands Regional Planning Board in November
1963.) ' :

I.  D: LAND ACTIVI-TIES AND TRENDS

The Pinelands is composed of a var1ety of land uses ranging
from. concentrations of residential development to extensive holdings of
publicly owned land. This section presents a descr1pt1on of the predoml—

. nant land uses in the P1nelands and the1r implications.

1. Agrlculture and Forestry

_Two types of agriculture are practical within the Pinelands and
include convent1onal or upland agriculture and wetlands cranberry and
blueberry cultivation. The same factors that limit conventional agricul-
ture within the area are responsible for the extensive cultivation of

"cranberries and blueberries which are both indigenous to the Pinelands —-—
the presence of sandy, acid soils. coupled with avallablllty of large '
amounts of pure, acidic water.

~
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The- Plnelands is composed of non-prime-soils, ‘and, therefore,
conventlonal tillage-is limited. Agricultural activity is largely
" restricted to cranberry—blueberry cultivation within the interior of the
Pinelands. - Truck . farming occurs along the western boundary of the .
Pinelands, extending from southern Monmouth County through central
Burlington, Camden, Gloucester, and Salem Counties and near Hammonton in
Atlantic County and Vineland .in Cumberland County. There were approxi-
mately 280,000 acres of . farmland in the Pinelands in 1974 (New Jersey

e Department of Agrlculture, "New Jersey Pinelands," 1977).

Agriculture is currently the maJor 1ndustry
of the Pinelands (re31dent1al construction aside), with a
$105 million market value of agricultural products and a value of
$397 million for land, equipment, and buildings (1974 data).  New Jersey
ranked third in the nation in cranberry production in 1977, with 3,000
acres harvested (New Jersey Department of . Agriculture, "New Jersey
Agriculture Statistics," 1978). The value of the 1977 harvest totalled
$2.8 million, and the value per acre harvested was $932. The State's
cranberry bogs are primarily located in Burlington and Ocean Counties.
Specifically, the bogs are concentrated in southeastern Burlington County - -
in the vicinity of Chatsworth, extending to Tabernacle to the northwest
- and to Sim Place to the southeast. (See page 18 for a map of areas under
cranberry cultivation.) . Cranberry cultivation is concentrated in specific
areas because of water needs -- a system of reservoirs and canals is
required to alternately drain and flood the'bogs.

New Jersey ranked first in the nation in. blueberry production
in 1977 with 7,700 acres harvested ('"New Jersey Agricultural Statlstlcs,
1978). The value of the 1977 harvest totalled $13.5 million, a record;
and the value per acre harvested was $1,755. The State's blueberry
production, is concentrated in the Pinelands of Atlantic and Burlington
Counties. A generalization of the location of major blueberry production
.areas is not possible because it is more widely dispersed than cranberry
production, as blueberry cultivation is not restricted to bogs. The:
cultivation of blueberries requires- the maintenance of the water table
at a constant depth of two feet below ground level through a system of
ditches and dams. Blueberry production has historically been scattered
in small fields throughout the Pinelands; however, the recent trend in '
blueberry cultivation is to concentrate productlon in larger fields to.
facilitate mechan1zat1on.

' .The berry industry is economlcally valuable to the Pinelands.
With the decline by the turn of this century in the lumber, bog 1ron,
_and glassmaking’ 1ndustr1es, the berry industry is the most '

-extensive and profitable industry now active in the Pinelands-
(residential construction aside). Other economic characteristics
of the berry industry are that it is not a labor intensive form of land

- use,. relying on migrant (seasonal) labor, and it is a tax-paying land use.

In addition to its economic value, the berry industry is an

ecologically compatible use in the Pinelands in that it must protect the
ground water for its own survival. For example, to assure that the needed
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amounts of high quality water w1ll be available for cranberry production,
growers. acquire large tracts of surroundlng uncultivated lands to.provide
watershed protection at a ratio of one cultivated acre to between four
and ten support acres. . The continued’ presence of the berry industry in
the Pinelands assures the preservatlon of some amount of watershed lands,
and, conversely, the continued presence of watershed lands within the
Pinelands helps to.assure the preservation of the berry 1ndustry It
should be noted that water quality degradation resulting from berry -
production (pollution from fertilizers) is minimal when. compared to
conventional tillage, which requires greater quantities of fertilizers,
‘pesticides, and machinery, or other types of .land development. .Cran—-
berries require even less fertlllzer and pésticide than blueberries, but
no. water quality degradatlon has ever been reported from either crop in
the Pinelands. :

-The berry .industry, in addition to belng economically and -
ecologically desirable, ‘represents an. aesthetic resource of incalculable
value. The cultivation of berries contributes to the appeal of the
Pinelands -— acres of berries amid stands of white cedar and clear—flow1ng
streams —— and serves to preserve open space. ' The berry industry has
become such an 1ntegral.element of the natural landscape that visitors
“to the area have come to expect to see acres of cranberries and blueberries.

To ensure the continued viability of the berry industry, the
Pinelands must be protected from incompatible development. Within the
Pinelands area, the number of farms (not.restricted to berry growing) has

- decreased from 6,000 in 1964 to 4,000 in 1974, and the acreage under

cultivation within :the same ‘time period has. decreased from 626,000 to
526,000 (New Jersey Department of Agriculture, "New Jersey P1nelands,
1977). The cranberry industry has been- particularly susceptible to the
loss of farm land. Since 1940, the number - of acres devoted to cranmberry
. production has declined from 11,000 to 3 000. Many cranberry bogs have

. been dredged, dammed, and deepened and now serve as the centers of lake
communltles. As development pressures continue to increase, the resultant-
loss of "essential watersheds and crop lands will adversely effect the
_berry industry. While the total number of acres 1in cranberry cultivatlon
‘has decreased, the berry industry has been able to offset the loss in’
acres cultivated by increasing the y1e1d per acre. Record cranberry and
" blueberry harvests were achieved in 1976 because advanced technology and
more intensive use of the land increased the yield per acre.

In addition to the loss of farm land to development, farmers
- in the Pinelands must now cope with ever increasing numbers of tourists
to the area. Increased interest in the Pinelands has spurred increased
visitation to the area. Unlike past visitors, the visitor of today.
appears to have less réegard for the ecology and private property of the
Pinelands. He litters waterways and tramples valuable bogs and culti-
vated fields. Even vandalism has increased. In addition, today's
'visitor often explores the Pinelands in a rbugh terrain vehicle, and the
use of these vehicles can interfere with the ecology of the Pinelands -as
well as the cultlvated land of the farmer.
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The Pinelands contains 1.02 m1ll1on acres of forest land of
which 97 percent is cla581f1ed as commerc1a1 forest and 3 percent classi-
fied as noncommercial forest land (New Jersey Department of Env1ronmental’
Protection, "New Jersey Pinelands: Forestry Report," 1978). The majority -
of .commercial forest land is comprlsed of upland pine and oak (75 percent
of total). Ocean County with 247,000 acres, Burlington County with
227,000 acres, and Atlantic County with 197,000 acres contain the greatest
areas of forest land within the Pinelands. : ‘

- At present, the Pinelands region yields only a fraction of what
could be grown and harvested if the area was placed under adequate forest
management. Estimated production for 1977 which includes lumber, pulp-
wood, and firewood, was 84,000 cords (a ‘cord is defined as 128 cubic
feet of wood arranged in a pile 8 feet long, 4 feet high, and 4 feet
wide), or 1 cord for each 10 acres of the Pinelands region. This low
figure reflects the results of repeated destructive forest fires combined
with unregulated cuttings over a long period of time. Wood products from
the Pinelands are generally processed locally,although some of the
" harvest furnishes raw materlal to industries in northern New Jersey and
other states. : :

Under proper forest management, unproductive areas of the
Pinelands could be brought -into production, ‘and the yields per acre of
those areas presently producing could be increased. It is estimated
- that a total volume of about 573,000 cords of pine and 60,000 cords of
white cedar could be grown annually in the Pinelands under better manage-
ment practices. This would mean an annual stumpage value to landowners
of $3.6 million instead of the present $504,000. :

2. Development

Due to. the large size of the Plnelands, patterns of development
within the area vary greatly. On the east, the barrier beach communities,
extending from Point Pleasant to Cape May, are .almost completely developed.
Extending inland from the Garden State Parkway, development generally
decreases farther from the ocean. Along the western fringe of the Pine--
lands, development intensifies, particularly east of Camden. (See page 21
for a map of developed lands.) : ’

The explenation for the pattern of development of the Pinelands’
may be generalized as follows: On the west, as the ‘Philadelphia-Camden
metropolitan area expanded, growth spread outward to the east along
Route 30 to Berlin and to points north and south of this line; on the
east, the completion of the Garden State Parkway spurred development along
the coast to the extent that today, from Point Pleasant to Cape May, land
lying east of the Parkway is almost completely committed to development
while land lying to the west is largely undeveloped.. The result of these
development patterns is that the center of the Pinelands which contains
the most significant ecological features remains largely undeveloped.

Ocean County has experienced the most rapid development of any of the ‘other
.counties located within the Pinelands largely due to the development of
retirement communities. Development pressures are not restricted to
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Ocean County, however. A review of the municipalities within and border-
- ing the Pinelands reveals that 17 municipalities located in six different
counties are expected to experience rapid development within the next few
years. An examination of the developmént pressures occurrlng w1th1n "
these counties follows. :

: Within Ocean County, the townshlps of -Jackson, Lacey, Manchester,
and Stafford are. expected to grow rapidly. Jackson Township is expected to.
grow because of the advent of public sewers and the completion of Interstate
195. Growth in Lacey Township may be further stimulated by the proximity:
to the Garden State Parkway and Barnegat Bay. Manchester Township has
become a center of retirement living in Ocean County. The influx .of senior’
citizens to the township. is encouraged because it has reduced the tax rate.
Stafford Township is endowed with abundant open land and proximity ‘to- the‘
Garden State Parkway and Long Beach Island.

OCEAN.COUNTYfSELECTED MUNICIEAL PROJECTIONS

o ,Populatlon Estlmate : Population Pro%ectlons
Municipality L July 1976 St Year 2000 :
Jackson » o 24,200- . . 34,000 - 38,000
Lacey v 2,100 -~ - - -+ 31,000 - .35,000
Manchester S 15,600 s : - 24,000 - 27,000

- 22,000

. Stafford- . , 7‘300' 19, ooo

*N.J. Department of Labor and Industry, "Populatlon Est1mates for :
New Jersey," July 1976.. :

Greenberg and Neuman, New Jersey Toward the Year 2000: Population
PrOJectlons, 1977. :

Within Monmouth County, ‘the townshlps of Millstone, Freehold
Howell, and Wall are expected to grow rapidly. 'Each municipality has
access to a major. highway (Interstate 195, the Garden State Parkway, or
the New Jersey Turnpike) to speed commuting to employment centers, a
good deal of vacant land, and.access to the ‘South Monmouth Regional
. Sewer Authorlty. . :

MONMOUTH COUNTY-SELECTED MUNICIPAL PROJECTIONS

T - Populatlon Estlmate . Populatlon Pro;ectlons
Municipality =~ = July 1976 N B Year 2000
Freehold _ 17,800. 31,000'—'38,000
Howell - S , 28,000 ' - 37,000 - 45,000
Millstone. 2,900 . : ©20,000 - 24,000
Wall : : 18,500 v 31, 000 - 38,000

N J. Department of Labor and Industry, "Populatlon Estlmates for
. New Jersey," July 1976. : :

Greenberg .and Neuman New Jersey Toward the Year 2000 Population'
PrOJectlons," 1977. : )
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Two townships in Atlant1c County ant1c1pat1ng growth are
Galloway and Egg Harbor. Both of these municipalities are just west
of Atlantic City and are expected to be impacted by casino gambling
and offshotre .0il drilling. Greater development could be expected to
occur in Galloway Township than in Egg Harbor Township because of the
"availability of sewers. Population projections for these two munici-
palities are not included because the present .populations of each’
township -- 10,500 for Galloway Township and 14,500 for Egg Harbor
. Township —- have already equaled the Year 2000 projection..

Washington Township in Gloucester County is expected to grow
due to the availability of sewers, a 15-minute commute to Phlladelphla,
and a good deal of vacant land:. The population projections for
Washington Township are not listed because the present populatlon of
. -21,800 equals the population anticipated for the Year 2000.

- Three townshlps antlclpatlng rapid growth in . Camden County
are Gloucester ‘Voorhees, and Winslow. Gloucester and Voorhees Town-
- ships have sewers'and proximity to the PATCO- high-speed rail line to
. Philadelphia. Winslow Township has already experienced rapid growth
in recent years primarily due to a Levitt development.

CAMDEN COUNTY-SELECTED MUNICIPAL PROJECTIONS

. Population Estimate Populatlon Pro;ectlons_
Municipality. . July 1976 : Year 12000
Gloucester - 37,800 - 48,000 - 49,000 .
Voorhees - 11,5000 - . . 28,000 - 29,000
Winslow o 17,500 — . 60,000 - 61,000

N, J. Department of Labor and Industry, "Populatlon Estlmates for
New Jersey," July 1976.

Greenberg and Neuman, New Jersey Toward the Year 2000 Population v

Prolectlons, 1977.

~ In Burlington County, Evesham, Pemberton, and North Hanover
Townshlps are expected to grow rapidly. A building moratorium was
recently lifted in Evesham Township, imposed when . intense development
spilled over from nelghborlng Cherry Hill. Evesham Township is. the
site of the largest Planned Unit Development (PUD) in the State and is
only 20 minutes away from Philadelphia ‘on Route 73. Pemberton Township
is expected to experience rapid growth because of the availability of
sewers and a good deal of vacant land. North Hanover Township has vacant
land- and prox1m1ty to the New Jersey Turnplke to spur development.
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BURLINGTON COUNTY—SELECTED MUNICIPAL'PROJECTIONFS

Population Estlmate Populatlon Prg;ectlons

‘Municipality . July 1976* = - Year 2000

Evesham I 18,400 S , 23,000 - 24,000

North Hanover ' : ©-9,700 ' ' 17,000 -~ 18,000
" Pemberton IR - 26, 500 . 35 000 - 38 000

N J. Department of Labor and Industry, "Populatlon Estlmates for
New Jersey, July 1976 : :

Greenberg and Neuman, New Jersey Toward the Year 2000 'Population
Proj ectlons, 1977 '

In summatlon, future development is ant1c1pated w1th1n a portlon
of all countles comprising the area,with.the exceptions of Cape May,
Cumberland,. and Salem Counties. At present, these counties are too remote
from population and ‘development centers to cause s1gn1f1cant building
pressures. An examination of. development pressures. within those counties
anticipating growth reveals that proximity to high-speed transportation
and employment centers and the availability of sewers are the: ‘major
- development catalysts."As development continues ‘to encroach upon the
fringes of the Pinelands, owners of vacant land and farm land will be
induced to sell to builders when faced with speculative profits or
spiraling taxes. Already large tracts within the Pinelands are being
held by individual ownerships for speculative purposes, awaiting the day
when sale or development is more opportune.

3. Recreation

There are approximately 315,000 ‘acres of publicly owned land
devoted to recreational use within the Pinelands study area, of which
290,000 acres are administered by the State and 25,000 acres administered
by the Federal govermment. A total of 230,000 publicly owned acres is
contained in a Pinelands district discussed - later in this report. See
page 25 for a map of publicly owned land. (N.J. Department of Community .
Affairs, "State Owned Real Property in New Jersey," 1978.) This land
has been acquired to preserve the natural habltat as well as to provide
recreational act1v1t1es

,The Division of Fish, Game, and Shellfisheries in the Department
of Environmental Protection administers 36 wildlife ‘management -areas
(WMA's), totalling 125,000 acres. . These WMA's are generally concen-

. trated in two portions of the Pinelands: one portion parallels Route 539,
extending from Assunpink Creek in Mercer County in the north to Little
Egg Harbor in Ocean County in the south; the other, in the southern
portion of the Pinelands, extends from Great Egg Harbor in Atlantic

County west to the Cohansey River in Cumberland County. The wildlife.
habitats vary from coastal marshes to upland fields. Public use of WMA's
is generally restricted to fishing, hunting, and hiking. Such recrea-

. tional activities as horseback riding, swimming, camping, . andzplcnlcklng
are permitted only in designated areas.
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- The Division of Parks and Forestry in the Department of
-AEnV1ronmental Protection administers eight parks, totalling 14,000 acres.
These parks are generally located along the eastern fringe of the Pine-
lands, extending from Monmouth County to Cape May County. The range of
habitat varies from the sand dunes of coastal parks to the woodlands of
inland parks. Dependlng upon’ the partlcular site, permitted recreational
activities are swimming, camping, fishing, hiking, and picnicking.

The Division of Parks .and Forestry -also administers five
forests, -totalling 153,000 acres. These forests are. concentrated within
the center of the Pinelands (the area surrounding Chatsworth in Ocean and

‘Burlington Counties) and are dedicated to forest research, timber produc-—
tion, and recreation. Depending upon the particular site, permitted -
public activities include swimming, camping, fishing, hiking, horseback
riding, huntlng, and picnlcklng

_The Federal government, through’ the Department of the Interior,
administers 25,000 acres dedicated to wildlife management, which offer
restricted recreational opportunities (N.J. Department of Community

 Affairs, "Federally Owned Real Property in New Jersey,"1978). This land
is located north of Atlantic City and is comprised of two wildlife
refuges that front the bay and/or the ocean. The refuges have been crea-
ted to preserve the natural habitat, which ranges from coastal marsh to
upland woods, for the management and protection of: waterfowl along the
Atlantic Flyway. Recreational activity is restricted to the observatlon
of waterfowl from specified tralls : :

With grow1ng publlc awareness of the Plnelands as well as the
increase in private recreational costs, visitation pressures can be expec-
ted to increase. (Attendance figures for all State recreation facilities
located within the Pinelands can be found in the Regional Influences
section of this report under. the State-Owned Lands topic). People drive
through the area not only to visit the Pinelands but also as a side trip '
on their way to the shore. As the number of visitors to the Pinelands
increases and development occurs closer to public recreation areas, the:

: 1nc1dence of any or all of the follow1ng may increase:  forest fires -
_(accldental and deliberate); pollution of streams; dumping of trash and
general littering; vandalism of facilities and the enviromment; illegal
use of land (parties, etc.); illegal hunting; and illegal wood cutting. °

4. nghts—of—Way

‘ ‘ Wlthln the Plnelands area, the follow1ng rlghts-of-way (ROW's)
exist: 'plpellne (gas and 0il); communication (Bell System); electric;
and transportation’ (rail lines and roads). Generally, these ROW's are
concentrated in the following populated regions on the borders of the
Pinelands: ©Lakewood-Toms River in the northeast; Tuckerton—Pleasantv1lle—f
Atlantic City in the southeast; Mlllv11le-Vlneland—Brldgeton in the
southwest; and Berlln-Camden in the west.

Most rlghts—of-way run in a north—south direction along the =

eastern and western fringes of the Pinelands. A limited number .of ROW's
run in an east-west direction through the Plnelands. of these, only:
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two actually penetrate the heart of the“Binelands-(that'area-geﬁerally
between Wharton ‘and Lebanon State Forests). -An active rail line runs
from Vineland " through Winslow,; Atsion, and Chatsworth to Lakewood. rA-
New Jersey Central Power and Light electric transmission line ROW will -
run west. from the Oyster Creek Nuclear Generating Station to north’ of
Chatsworth, intersecting a Public Service Electric and Gas line near

the Waterford—Medford Township line, and continuing west to the New )
Freedom Substatlon, about five miles beyond Chesilhurst in Camden County.A
(See page 28 for a map of major utility rlghts—of—way )

. . Two abandoned ra11 ROW's that traverse the P1nelands in an
h'east—west direction merit mention because of potential future use. One

" line running from Pemberton to South Toms River could be used as a hiking,
biking, and bridle way, connecting the Toms River area with Lebanon State
Forest. The other runs from Winslow to ‘Atlantic City, paralleling an
~active rail line and Route 30. This ROW could be considered: for use,

* with the proper safeguards, to transport anticipated petroleum from off-
shore wells near Atlantlc City to storage—reflnlng complexes along the
Delaware R1ver.

An’ exten51ve network of roads,ranging from: expressway toll roads
to unimproved secondary roads,crosses the Pinelands, providing a high
degree of access to .and through the area. The increased interest in the
Pinelands over the past few years has attracted many people to the area,
with consequences previously mentioned in the Agriculture and Recreation
parts of this section of the report. . Any improvements in the existing
road system (such as ‘the planned completion of Interstate 195 and the
dualization . of State Routes 70 -and’ 72) w111 further increase acce531b111ty'
to the area. :

53- Resource Extraction Industries

-

‘Sand" and gravel mining is the primary extraction industry

- located within the Pinelands. This industry is practiced because

the resources are available and the operations are financially profitable.
The sand and gravel industry may be classified into the following activi-
ties: borrow pits; sand and gravel pits; and industrial sand pits (Shea;
1978). 1In a borrow pit, dirt and sand are removed for use as fill -
material (e.g., roads, lot leveling, etc.). The extracted sarid is hauled
to a plant for processing since there is no'processing ‘equipment located

. in a borrow pit. With a sand and gravel pit, the extracted materlals are
Washed and separated by processing equlpment located at the pit.

Mdaterials -extracted from these pits are used as construction. aggregate.

In industrial sand pits, the extracted sand is washed by nearby processing.
.equipment. Industrial sand is used by foundries as a filler to make
metals, as an ingredient in glass making, and in. ‘the abrasive, chemical,
pottery, porcelain, tile, and metallurgical 1ndustr1es.» Another extrac-
tive industry practiced within the P1ne1ands, although on a small scale,
is the mining of ilmenite. Ilmenlte is-a mineral, an oxide of irom and
titanium, used as a plgment in palnts.‘ Twovilmenite‘plants are located
..near Lakehurst. . ‘ ' : :
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The extraction of sand and gravel is a highly destructlve form
‘of land use which in the absence of renewal practices results in a
scarred, denuded landscape, unsuitable for most- land uses and susceptible.
to erosion. Excavation operations may create surface and ground water
quality and supply problems; they may create problems in the future use
of the sites themselves or adjacent areas; they may creadte erosion and
subsequent siltation of 'surface streams; and they may create the destruc-
tion of large areas of vegetatlon and wildlife habitat.

Within the Pinelands, the sand and gravel industry is concen—
trated in Ocean and Cumberland Counties. There were 7,800 acres of sand
and gravel extraction operations in Ocean County in 1977 (Shea, 1978).

Extraction operations in the county primarily -involve the mining of indus- - -

trial sand, with a 4,000-acre-plus industrial sand pit in operation near
Route 70 in Lakehurst. Cumberland County had 7,100 acres of sand and -
gravel extraction operations in 1977,which were primarily located in the
eastern half of the county in Vlneland Millville, Maurice River,
.Commercial, and Downe Townships. Sand and gravel extraction operationms -
in Cumberland'County include the mining of industrial sand, which is a
basic material to the county 's glass 1ndustry, and the mining ‘of sand and
gravel, which is used as a construction aggregate by the construction
industry of southern New Jersey and eastern Pennsylvania. In addition -
to the aforementioned county acreage totals, there may be a substantial
amount of land in both counties which is being held by mine'operators-or
industrial users as 51tes for the future expans1on of thelr mining
operatlons.,

Prospective sand and (to a lesser extent) gravel sites exist
almost everywhere within the Pinelands region. Since this industry is
beneficial to the region's economy and the demand for these resources is
expected to grow in the future, careful coOrdination‘between,industry,
advocates and Pinelands conservationists is mnecessary to protect the
industry and allow for practlcal removal while protecting the env1ronment
and adJacent land uses.

I.  E: REGIONAL INFLUENCES

There are a number of factors which help shape the character
of a. reglon. This section reviews the major regional influences which
act as stimulants and constraints to the growth and development of the
Pinelands. The map on page 30 depicts major regional influences:

1. Retirement Communities

Within the past 20 years, the State's housing market has wit-
nessed the birth and rapid growth of retirement (or adult) communities
—-- planned residential housing developments whose intended -occupants are

"retirement- aged" persons. These developments generally have minimum
- age requirements and prohibit schoolage children. Since 52 is the _
' common minimum age requirement and many homeowners work, "retirement"
is a misleading term. The State's shore areas of Monmouth Ocean,
Atlantic, and Cape May Counties have long served as retirement havens
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for older citizens who have been attracted by the mild climate (tempered
by proximity to the ocean), numerous recreational opportunities, and-
summer homes which could be converted to year-round use.  (The N.J.
Department. of Community Affairs report, "Housing Concerns Significant
to the CAFRA Region," 1976, is the source of all factual information
found. in.this section.) . : ' o

In recent years, retirement communities have been constructed
inland from the shore,in or near the Pinelands. The reasons for locating
these developments inland are theé-availability of relatively inexpensive
land, an. 1ncrea51ng ‘market (given a major boost by the urban disorders
of the late 1960's), relatively unrestricted building condltlons, low and
stable. tax rates due to the absence of school children, and an 1nsuff1— S
cient amount of adequate housing units to meet the demand for retirement
living in other areas. Ocean County. has become the center of retirement
community development for New Jersey, contalnlng more than 50 percent of
all retirement units in the State. A 51gn1f1cant portion of the total
in-migration that has made Ocean County the fastest growing eounty ‘in’
the State over the past decade has been the "senior" citizen. As of
1976, about 30,000 senior citizens were living in retirement communltleS'
in Ocean County, half of whlch arrlved after 1970.

‘ Within Ocean County, the areas that ‘have experienced the largest
growth of retirement communities are Lakewood, Berkeléy, and Manchester
Townships. Municipalities gemnerally welcome retirement villages because
of the tax revenue advantages they represent -- good ratables while avoid-
ing school taxes. For example, in Manchester Township, the influx of
senior citizens has reduced the tax rate from $4.40/$100 in 1962 to
$1.53/$100 in 197¢. Many, if not most, retirement communities provide for
their own'needs such as sewers, roads, and water. Some municipalities
have encouraged retirement communities' by allocating.spécial zones which

rallow their development at higher densities. The influx of elderly people
1nto Ocean County has caused a .demographic shift in the county's popu-
latlon with .a resulting overburdening of the region's hospltal fac111t1es:
and medical services. : ‘

The constructlon of retirement  communities has- contlnued unabated
during the past few years, with an estimated.30,000 units currently planned
for construction. To- indicate the magnitude of retirement community
development, the follow1ng table lists retirement communities that cortain
more than 100 units that are located in or near the Pinelands. The name .
of the retirement community, the location by municipality, and the’ number
of reglstered units -- which may not bé the actual number of units built
or sold -- are listed for each retirement. community. ' :

Retirement communities have become the predominant form of
construction within the Pinelands area, although they are generally con-
centrated in Ocean County. Construction can be expected to continue in
the future because the market for planned adult communities is strong.

- People will demand conveniences to follow, and older citizens deserve the
opportunity to have a dignified lifestyle in ‘their -later years. A possi-
ble restriction on future retirement community development may occur as a
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REGISTERED* RETIREMENT COMMUNITIES
LOCATED IN THE PINELANDS STUDY AREA

. - Number of
Name - o Location . Registered Units

Cedar Glen.Lakes - . Manchester Township . . 277
Country Place L Lakewood Township . .376
Crestwood Village @ Manchester Township 4,624
Elm Towne Village . ~ Winslow Township : - 135
Fawn Lakes - R ‘Stafford Township - , 206

Gardens of Pleasant Plains = Dover Township . . 432
Holiday City at Berkeley - 'Berkeley Township =~ . 4,883
Holiday City-Carefree . Berkeley Township ' -+ 1,606
Lionshead . " . Brick Township . . 360

Leisure Knoll ' _ 'Manchester Township . ‘ 1,835 .
Leisure Towne . - “Southampton Township -1,571
"Leisure Village : ‘ Lakewood Township -~ - - 3,812
Leisure Village West: Manchester Township 1,117
Mystic Shores. - Little Egg Harbor Township 232
Pleasant Gardens South. - Jackson Township . 148
Silver Ridge Park . Berkeley Township 586
Silver Ridge Park West Berkeley Township - 553
~ The Villages Howell Township 871
U.S. at Greenbriar. ‘Brick Township . : 1,994
Wemrock Farms . Freehold Township ' ‘ ‘145

Winding River : : ,BrickATownship> - 255 -
| Total 25,818

Excludes un1ts built or- for sale prior to January 1 1970.

Source: Department of'Community Affairs,.Retirement Communities Section, 1979.

result of the Woodland Township court decision which reviewed the legality
of zoning for retirement communities which set minimum age requirements

" (Shepard vs. Woodland Township, 1976).- In this case, the New Jersey
Supreme Court recognized a need for specialized housing for the elderly
‘which~transcends economic status and results from the particular physical
and social problems of the elderly. The Court held that a local regula-
tion which' authorizes the development of planned housing for the elderly

is within the purview of the local zoning power. However, the Court also
-stated that the provision of housing for the elderly may not be used for
improper exclusionary purposes and, consequently, housing for the elderly
should be "assessed agalnst the background of general land use regulatlon
by the. mun1c1pa11ty

The cumulative impacts of retirement community development are
of concerh because of their effects on resource conservation and land use
within the Pinelands. As the highway transportation network improves and
development pressures increase, more of the envirommentally sensitive
Pinelands region may be slated for leapfrog type development, as has
‘already occurred with Crestwood Village in Ocean County, among others.
This type of development (leapfrog), in addition to being wasteful of the
land and its resources, results in relatively higher municipal, State, -
.. and Federal expenditures for sewers, roads, and emergency services. Muni-
cipalities in their efforts to attract new tax ratables often .overlook
these. cumulative impacts of retirement community development.
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2. State-Owned Lands:

The State owns approximately 300,000 acres of land within the
Pinelands study area with the major acquisitions shown on the map on
page 25. (The district discussed later contains 240,000 acres.) These
lands, with few exceptions -~ Ancora Psychiatric Hospital and New Lisbon
State School, for example -- are devoted to conservation and recreation
uses and draw people from all over New Jersey as well as the Delaware
Valley and the New York City area. The Land Activities and
Trends section of this report contains a-description of State-—owned
lands located within the Pinelands that are devoted to recreation.

The following table, supplied by the“Division of Parks and
Forestry, indicates the number of visitors to State parks and forests
during the last fiscal year.

'VISITOR ATTENDANCE AT STATE PARKS AND FORESTS
LOCATED WITHIN THE PINELANDS. :
- July 1977 - June 1978

State Parks ‘ v State Forests
‘Allaire o 26,673 ©  Bass Riverl 99,288
Barnegat nghthouse ‘ 88,651 g Belleplaln ' 78,974
Cape May Point ’ 121,217 : : Lebagon 33,598
Corson's Inlet . 104,857 Penn % 19,566
Double Trouble® 13,834 , Wharton™ = - 257,921
Island Beach . .~ 551,073 ' '
Monmouth Battlefield 78,060
"~ Parvin .. 113,956
‘Total 1,008,321 Total 489,347
State Parks ' B 1,098,321
State Forests - - 489,347
Total Attendance 1,587,668

Source: Division of Parks and Forestry, New Jersey Department of
' Env1ronmenta1 Protectlon, 1978.

*Facilities 1ocated w1th1n the proposed Plnelands Planning and Management
District.

As indicated by the table, 1.6 million visitors attended State
-parks and forests located within the Pinelands during Fiscal Year 1978.
In addition, many people visited the wildlife management areas located
throughout the Pinelands. Although the Division of Fish, Game and
Shellfisheries does not maintain attendance records for WMA's, it is
estimated that almost 200,000 hunting visits were made to wildlife’
management areas in southern New Jersey in 1977 (no estimate is available
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for the number of non-hunting visits). Adding this estimate to the State
park and forest attendance total, almost 1.8 million visitors attended
.State-owned lands located w1th1n the Pinelands durlng a recent year.

The recreatlonal 1mpact on the Pinelands is obv1ous. The region .
lies within the most densely populated State in the nation and within
driving distance of two of the nation's largest metropolitan areas —-- the
Philadelphia Metropolltan_Area ‘with 4.8 million people and the New.York
Metropolitan Area with 16.2 millien people (1970 U.S. Census). As interest
in and awareness of the Pinelands continue to grow, the region will experi-
ence an increased visitor demand on its own merits which will create stress
on the very features that ‘are attracting people in the first place as well -
as on existing facilities ‘and services. There will be increased prospects
for private recreation activities to provide facilities for all types of
visitors, from relatively spartan experiences to highly developed facili-
‘ties such as Great Adventure. This latter type of investment would more
‘1likely grow out of the new market st1mulated by the reblrth of Atlantic
City.

3. Atlantlc Clty

' The recent passage of ‘an amendment to the State's constitution -
permitting casino gambling in Atlartic City is expected to create tremen—
dous pressures on the city and surrounding areas for rapid change and
growth. The primary obJectlve of approving casino gambling in Atlantic
City was the economic revitalization of a depressed urban area since it
is hoped that gambling will provide new opportunities for employment,
housing, and thé overall quality of: life. At the time of the 1976 casino
‘gambling referendum, unemployment in Atlantic City was three times' the-
national average, one-third of the population were senior citizens on
fixed incomes,’ and one-half of the populatlon were_mlnorltles.

A study analyzing the impact of casino gambllng on the housing
needs of Atlantic Clty and its metropolltan area estimates that by the
~year 1990 twelve casinos could be operating in Atlantic City, employlng
50,000 persons in motels and hotels, drawing 10 million visitors, and
raising. employment, in the Atlantic City labor market to 160,000 persons
(Economic Research Associates, 1977). Present totals are 20,000 employed
in motels and hotels, 63,000 total employment in the Atlantic City. labor
market area, and 2 million annual visitors. According to these statis-
tics, casino gambling will result in a five-fold increase in tourists and.
a two-and one-half-fold increase in jobs. -In March. of this year, the
Casino Control Commission estimated that 10 corporations would have.

- applied for casino licenses by June 30, 1979, with three casinos to be o
in operatlon and 24,000 casino-related jobs created :

Rev1tallzat10n of Atlantlc City and increased employment oppor- -
tunities are expected to foster significant population growth in the
metropolitan area. Since Atlantic City and the adjacent communities on
Absecon Island are almost completely developed, the population growth is
expected to occur in the mainland suburban communities. The townships
of Galloway and Egg Harbor are expected to experience rapid development
within the next few years as indicated in the Land Activities. :
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and Trends section of this report.’ The‘following'tables, which present
a range of population estimates, indicate the magnitude of growth to
be expected in both Atlantic’ City and Atlantlc County as a result of
casino gambllng activity.

POPULATION ‘FORECASTS FOR ATLANTIC CITY

 Year _ Projected Population Range
1976 . 44,000 -

1980 - ; 48,000 - 64,000

1985 S ~ 60,000 - 80,000

1990 64,000 - 85,000

POPULATION FORECASTS FOR ATLANTIC COUNTY

Yeér . Projécted Population Range -
1976 : - 189,000

1980 . . , 223,000 - 297,000
1985 . .- 313,000 - 417,000

11990 _ - 397,000 - 528,000

Source: '"Analysis of the Impact of Casino
Gambling on the Housing Needs of the
- Atlantic City Market Area,"
Economlc ‘Research Assoclates, 1977

Another concern of Atlantic City's related growth that should
be addressed is the improvement and expansion of airport facilities to
serve the expected increase in commercial and private air traffic to
the city generated by casino gambling. A master plan study is being
conducted to determine the extent and probable schedule for municipal
terminal facility improvements and expansion at fhe National Aviation
Facilities Experimental'Center (NAFEC) /Atlantic City Airport for
commercial passengers. The Atlantlc City Planning Board recently decided
to retain Bader Field Where it is for continued general aviation and
commuter trafflc. o
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NAFEC/Atlantlc Clty Alrport is located approximately 10 miles

northwest of Atlantic -City, adjacent to the Atlantic City Expressway,

the Garden State Parkway and the White Horse Pike. The airport is owned.
by the Federal Governmment and is operated by the Federal Aviation Admin-
istration. The City of Atlantic City owns about 86 acres at the site of
its municipal terminal. A more detailed examination of NAFEC is. presen-
ted in the Federal Govermment Establishments section of this report.
NAFEC is bound by agreement-with the City of Atlantic City to permit
commercial air traffic serving the city to use the airport facilities.

The growth of Atlantic City and its metropolitan area is

" inevitable with casino gambling a reality. The major issue that confronts
the city and its surrounding municipalities is whether they can accommodate
- the expected levels of demand resulting from the developmént and population
growth of the area. 1In addition, as land values on Absecon Island rise due
to the lack of land for development and more visitors come to Atlantic City
(many of whom drive through the Plnelands), pressures will increase on the
inland (Plnelands) area. :

4, Offshore Oil and Gas Impacts in the Pinelends

Exploratory drllllng for oil and natural gas deposits off the
‘coast of New Jersey began during March 1978. While estimates of offshore
0oil reserves. for the Mid-Atlantic region vary, the United States Geologi-
cal Survey currently estimates that between .4 to 1.4 billion barrels of
0il and 2.6 to 9.4 trillion cubic feet of natural gas may be found off
the coast of New Jersey (Burlington County Planning Board, 1978). Explo-
ration and development of the Outer Continental Shelf (OCS) could have a
significant impact on the State of New Jersey and the Plnelands as well.
‘Before discussing potential 1mpacts on the Pinelands, the follow1ng over-
view 1s provided. :

0CS-related activities may be divided into the following three .
stages: exploration, development, and production. -The exploration phase -
- will require a number of onshore support bases for providing support and
services for offshore drilling activities. These bases generally. require
such. facilities as warehouse and storage areas for materials and supplies,
loading docks for cargo boats, heliports; and other related support
activities. Assuming the discovery of deposits results from.exploratory
drilling and that it is economically feasible to continue production, the
development stage will begin. This phase involves the development of
permanent offshore dr1111ng platforms and the transporting of oil and gas
reserves to shore. The two available methods of transport include pipe-
lines and tankers. Both industry and government favor the use of pipe-
lines as they are viewed as the most environmentally sound method of
bringing oil and gas onshore. The development phase also requires a number
of other onshore support operations, -particularly for platform fabrication
and pipeline construction.  Once the development phase has been completed
and the oil and gas are being produced the production phase begins. This
involves modifying the oil and gas in refineries and processing plants..

It is expected that existing oil refineries will be able to handle any -
significant oil finds, but new gas processing plants would be required.
‘These processing plants are designed to remove any impurities
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~which may exist before the gas enters transmission llnes and mﬁst,;
therefore, be located between the pipeline landfall and the maJor natural
gas transmission 11nes. ‘

It is unlikely that there will be any 1mmed1ate 0CS- related
1mpacts which will effect the Pinelands during the exploratory phase due
to the nature of specific siting and locational requirements. ' Potential
impacts to the Pinelands, however, can occur during the development and
production phases of OCS activity. During the development stage, pipeline
routes will be selected which will generally follow the shortest route to
existing refineries. Those pipelines going toward the Delaware Bay
refineries would traverse portions of the Plnelands. Because of the |
greater likelihood of discovering significant gas dep031ts, it is expected
that there: w1ll be greater impact to the Pinelands as a result of gas
. pipeline. development. State and industry representatives expect that gas
pipelines will run from gas deposits to the existing major trunk lines
which run through New Jersey.” These plpelines will follow existing rights-
of-way, such as the Atlantic City Expressway (Atlantlc County Planning
Department, 1978). One or more gas processing plants, located somewhere
along the gas pipeline routes, would.be required as well ‘

The siting of 0ocs facilities during the development and production
phases can be expected to result in several envirommental impacts. ' Potential
degradation of existing water quality levels may occur during the. construc-
tion of oil and gas pipelines as a result of soil erosion and sedimentation
during trench digging operations. - 0il pipelines also pose the risk of
cdntamination of the ground water in the event of a spill from a leak or
break. The operation of gas processing plants may result in the dlscharge
of waste water contaminants and air emissions.

Potential OCS impacts to.the»Pinelands may be minimized because
of DEP's previously expressed coastal zone energy siting policy. DEP has
proposed to limit the total number of pipeline‘corridors to existing
rights—-of-way and to prohibit the crossing of the 760 acres designated -
as the Pinelands Critical Area for sewerage purposes. While this policy
would minimize impacts to a major portion of the Pinelands, pressures for

" . the location and development of 0CS-related facilities may be: expected

.in other areas of the Pinelands in the event of significant 0il and gas
finds. . The Department of Energy, however, has ‘indicated that all energy
facilities, except for gas pipelines and assoc1ated facilities, will be
discouraged from the Pinelands. Gas pipelines and associated facilities.
would be permitted only where degradation of water ‘quality would be
minimal, resulting in minimal irreversible damage to the environment

(N.J. Department of Energy, "Determination of the Need for Energy Facili-~
ties," May 1978) :

Long term growth impacts in the Pinelands could also result
because of significant oil and gas finds. The availability of energy -
sources in proximity to such a vast undeveloped area as the Pinelands
‘might increase the desirability of the area for economic development.

5. Federal Govermment Establishments

The Federal government maintains a number of civilian and military
installations in or near the Pinélands.. These facilities range in size from
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one-acre Coast Guard stations to 30,000~-acre-plus military bases. Five
military 1nstallat10ns merit mention because of the significant regional
,1nfluence they exert — Fort Dix Army Base, MeGuire Air Force Base,
Lakehurst Naval Air Station, National Aviation Facilities Experimental
Center, and Earle Naval Ammunition Depot. .The primary regionmal impact
of these fac111t1es is economic because of the many people employed by"
the installations.  In addition to prov1d1ng on-base employment, the
1nstallatlons support Jobs in the private sector. :

‘ _ The Federal establlshment that exerts the greatest regional

. influence is Fort Dix Army Base. Fort Dix serves as an army training

and personnel center; with approx1mate1y 40,000 troops trained annually. ‘
The base occupies 32 000 acres. in Sprlngfleld Pemberton, and New Hanover
Townships and Wrightstown Borough in Burlington Courty and Plumstead and
Manchester Townships in Ocean County. In light of concern in recent

years that the U.S. Department of Defense would éither close or scale
down operations at the base, a study was prepared 1nd1cat1ng the depen-
dency of the local economy on Fort Dix (N.J. Department of Labor and
'Industry, 1975) :

Accordlng to thlS .study, the base employed. 6,000 m111tary
~ personnel and 3,000 civilians. The combined payroll for the first quarter
. of 1975 was $l9‘mi11ion. However, to assess the full impact of base '
operations on the. economy of the region, .the concept of supporting or -
indirect jobs must be addressed. The Office of Economic Adjustment of
the Department of Defense estimates that 1. 5 supporting sector jobs result
from each civilian employee at the base, thereby creating 4, 500 jobs in-
the private sector. This same Federal agency estimates that .6 supporting
.jobs result from each military job, thus creatlng,S 600 supporting jobs;
and .06 supporting jobs result from each trainee on base, an additional .
600 supporting jobs. In-sum, almost 18,000 jobs (including both on—base
and supportlng Jobs) were created by operations at’ Fort Dix.

_ Other statistics are avallable in thlS study that indicate the
magnltude of operations at Fort Dix and the ramifications that would re—
" sult if the base were either closed or scaled down.. - As of 1975, the
total resident population resulting from Fort Dix was 25,000, and an
estimated $120 - million was pumped into the general economy of the area
as a result of operations at the base. "Fort Dix is the largest employer
in Buflington County. The mun1c1pa11ty of. Wrightstown depends largely
on Fort Dix for most of its bu51ness and a 31gn1f1cant portlon of its
population.

In 1978 two developments have occurred that could drastlcally
effect operatlons at Fort Dix. Under one proposal the U.S. Department
of the Army is considering relocating troops of the Second Infantry
Division now stationed in Korea to Fort Dix. Fort-Pix would become the
headquarters for a reorganlzed ‘mechanized infantry division but would
lose its basic training mission (U.S. Army. Corps of Englneers, 1978).
Although the new increase in on-base population would be only 600, the
12,500 veteran troops; better paid and accompanieéd by their families,
Would have a much greater impact on the community than basic trainees,
and the relocation of the Second Division would pump $200 million 1nto
the local . economy and. create 16,000 Jobs.
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Regardlng the’ other ‘recent development, on April 27, 1978,
the Pentagon announced the launching of a 10-month study to close or
realign work at Fort.Dix and other military bases throughout the nation.
If this study recommends that operations at the base be curtailed or
completely eliminated, the economy of Burlington County would be adversely
affected. According to the latest available data, Fort Dix currently
employs 9,000 milltary and civilian personnel with a $152 million annual
payroll; in addition, 8, 000 military dependents and 13, 000 retired
‘ m111tary personnel live near the base. = -

The other Federal,government establishments located within the
Pinelands are also important to the region's economy, although their
influence is less. McGuire Air Force Base occupies 3,500 acres in North
Hanover and New Hanover Townships and Wrightstown Borough in Burlington
County. The facility is the largest Military Airlift Command (MAC) port
-of aerial embarkation and debarkation on the East Coast. The mission of -
MAC is to ma1ntaln, in a constant state of war-readiness, the strategic
airlift capability necessary to fulfill all tasks assigned by the Joint
Chiefs. of Staff (such as airlifting of forces and equipment anywhere in
the world). McGuire Air Force. Base is also the home of the New Jersey
National Guard and the New Jersey Civil Air Patrol.

McGuire Air Force Base has a populatlon of 5, 200 military and
1, 800 civilian personnel and 8,500 dependents (McGuire Air Force Base,
1978). The base has assets valued at $744 million, operating expenditures
of $97 million, and a payroll of $80 million (1977 data). Although
'statlstlcs are not available to- indicate the number of support jobs made
available by operations at McGuire Air’ Force Base, the standards developed
by the Department of Defense indicate that about 6,000 support jobs are
created in the private sector, ‘however, many of- these would serve Fort
‘Dix at the same time.

"The National Av1at10n Fac1llt1es Exper1mental Center (NAFEC/

Atlantic City Airport.is a part) is located on 5,060 acres in Egg' Harbor,
Hamilton and Galloway Townships in Atlantic County, approximately 10 miles
northwest of Atlantic City. The Center, owned by the Federal govermment, .
is operated by the Federal Aviation Admlnlstratlon (FAA) of the U.S. Depart=
ment of Transportation. It is the FAA's national test center. Testing and
-evaluation of concepts, procedures and equlpment are conducted for air -
traffic control, navigation, communications, airports and aircraft safety.
The Center also accommodates an office of the Natiomal Weather Service,

the 177th Fighter-Interceptor Group .of the New. Jersey A1r National Guard,

and the Atlantic City Municipal Terminal.

As of 1977, NAFEC was the largest. employer in Atlantlc County,
w1th a work force of 2,100 and a payroll of $60 million (NAFEC, 1978).
. Other facility expenses totaled $27 million for 1977, of which 80 percent
. of this amount was spent locally ($22 million). The FAA estimates that,
for every permanent job at the center, another 1.5 to 2 support jobs are
made available in the immediate area's economy . Therefore, another 3,000
to 4,000 jobs are a direct result of the center's existence. It is also
estimated that the total population resulting from NAFEC employment plus
serv1ce employment is from 12,000 -to 15,000.
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A proposed $42 million constructlon 1mprovement program -has
been approved for the center. A planned technical and administrative
complex will replace outmoded bulldings and consolidate.the widely.
scattered NAFEC functions into a modern structure.. Thé building pro-
gram will create 1,800 construction jobs.over a 2 l/2—year period. The
FAA estimates that the construction prOJect ‘will result in an impact on
the total economy of $147 million, assuming a dollar spent in capital -
goods will attract a dollar of investment.and generate a dollar-and-a-
half of additional consumption spending for .a total leverage of 3.5.

‘Lakehurst. Naval Air:Station is located om 7,400 acres in
-Jackson and Manchester Townships. in Ocean County. The facility is.
maintained by the Navy to perform aeronautical research -and development,
test and evaluation of aircraft systems, hardware, and ground support
equipment.. The air station employs 2,340 military personnel and 2,500 -
civilians (Lakehurst Naval Air Station, 1978). -Lakehurst has assets .
valued at $340 million, operating expenditures of $150 million, .and .
a payroll of $57 million (1977).. Operations: at the base pump $30
million into the local ‘economy in contracts, services, -and purchases
annually. : -

Earle Naval Ammun1t10n Depot occupies 11,000 acres in Mlddle— )
,town, Howell, .Colts Neck, and Wall Townships and New Shrewsbury Borough
in Monmouth County; it. is utilized by the Navy to store and dispose .of"
excess ammunition. Since the work force maintained to operate the
facility is relatively small (400 employees), Earle's regional.influence
is not economic. The facility's significance is that it occupies and"
consequently prohibits development of a large land area in a fast.grow-
ing sectlon of the State.

' The operations of the Federal government establishments located
within the Pinelands are important to the region's economy. If any or
all of the aforementioned facilities were to.close or be scaled down-in
size, the effects on the region's economy would be significant. If
Federal government establishments are to be included within the final
Pinelands administrative boundary, the Pinelands plan must be aware of
its direct and indirect 1mpacts on these facilities, . In addition, if
the -Federal government decides to close any of the fac111t1es, the
questions of who assumes ownership and how to use this surplus land -
(land that is largely undeveloped) must be resolved :

6. The Seashore‘

New Jersey's shore line extends from Arthur Kill on'the north
to Cape May Point on the south for 126 miles. - The shore is the malnstay
.of the State's second largest industry, tourism, and generates about
$3 billion annually. . Several million people visit this area each. year
(a definitive number is not available), with over -550,000 people visit-
. ing-.Island Beach State Park alone in 1977, according to the Department
of Environmental Protection.
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. - Seashore tourism has a significant:impact upon the Pinelands .
for numerous reasons. Many visitors drive through the Pinelands on
their way to shore destinations, either because it is the most direct
route or as a scenic side trip. The problems incidental to people
driving through the Pinelands -- .such as wildfires, littering, and -
vandalism —- have been increasing and are detailed in the Land Activi-
ties and Trends section of this report.

Another tourism-related activity which 1mpacts the Plnelands
is the increasing number of people that are camping near the shore, in
or near the Pinélands, and making trips from campsites to the shore's
beaches and bays. Camping requires roads,. sanitary facilities, etc.
With costs of long~distance vacations rising, camping and seashore
vacatlons will -increase in popularlty

‘The advent of casino gambllng Wlll 81gn1f1cantly increase
_the number of visitors coming to the Atlantic City region. As-
previously indicated, Atlantic City tourism is expected to increase
from the present 2 million to 10 million by 1990 as a result of casino
gambling. Many of these 'anticipated visitors will be travellng through
the Pinelands on thelr way to Atlantic C1ty.

In addltlon to tourism, seashore land use 1is 1nfluenc1ng the
Pinelands 1n another way ‘== the growing resident’ population of the
- coastal area. The conversion of seasonal housing units into year-round
use and the rapid growth of retirement communities have created a
- greater demand on the devélopment of coastal and near coastal lands.
People. desiring a coastal environment are locating further inland to-
find available housing that they can afford.  The following table
compares -the population growth of the four counties which comprise the
coastal area (Mommouth, Ocean, Atlantic, and Cape May) to the growth
for the entire State from April 1970 to July 1976. The table indicates
that coastal counties are growing at a rate faster than that of the
State as a whole. :

POPULATION GROWTH OF ' COASTAL COUNTIES

County - ."-Populatlon As of Population As Of ' Percent
L ' o Aprll 1970 » July,1976 _ - Growth
" Atlantic - -+ 175,000 189,000, 8%
Cape May .- - . 59,500 74,300 257
Monmouth - 4 461,900 . - 492,200 . 7%
- Ocean - o 208,500 ' ~ 305,900 - - 47%
" State Total 7,170,000 - . 7,340,000 2%

*1970 U.S. Census
N J Department of  Labor and Industry Estimate -
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A final point to be mentioned concerning the seashore's
influence upon the Pinelands is the passage of the Coastal.Area Facility
Review Act (known as- CAFRA) in September 1973. Inadvertently, the
enactment of CAFRA may have placed added deévelopment pressures upon the
Pinelands region. Developers, to take advantage of cheaper land costs

and less regulatory control, may be locating developments in the
" Pinelands 1nland from the CAFRA Jurlsdlctlonal boundary.

The potential 1mpact of the New Jersey seashore upon the

" "Pinelands is immense. The seashore provides recreational opportunities
primarily to the over seven million residents of New Jersey as well ‘as

to the residents of nearby Pennsylvania and New York.. As the population
of the Tri-State area grows, the New Jersey shore will experience an
increased visitotr demand, .and, since many of these visitors will travel
routes to reach their shore destinations that will take them through or
-along the Pinelands, the Pinelands will also be subject to ever increasing
visitor pressures. :

7. Highways

Roads are a significant regional influence to the growth of a
region. New roads .and . improvements to existing roads make previously i
remote areas more accessible. Many major highways presently bring people
to and through the Pinelands. Among these. are the Garden State Parkway, -
the Atlantic City Expressway, Interstate 195, U.S. Routes 9 30 40 and
206, and State Routes 55, ‘70, 72 and 73

, The Garden State Parkway exerts the greatest 1nfluence The
opening of the Parkway in the 1950's stimulated the development of the
New Jersey seashore and adjacent inland areas. Traffic on the road has.
increased to the point that, in 1977, 196 million vehicles travelled the
" .Parkway (New Jersey Highway Authority,-1978).  Traffic on the Parkway is
projected to increase at an annual rate of 4 percent. To accommodate
this anticipated ‘growth, the New Jersey Highway Authorlty is planning to
widen the road from the Asbury Park toll plaza to South Toms River ’
(Exit 80) by adding one lane in each direction. This improvement will
bolster existing efforts to develop the 1nland shore area and the nearby
Plnelands.

Other roads that are important in placing added pressures on
the Pinelands are the Atlantic City Expressway and Interstate 195.. The
Atlantic City Expressway provides the primary link between the Delaware
Valley and the Atlantic City/Ocean City area. With the advent of casino
gambling in Atlantic City, more tourists will be.utilizing the Expressway
to reach the casinos. When completed, Interstate 195. w111 provide a
'hlgh—speed connection between the northern shore region and the Trenton-
Central New Jersey area. However development pressures resulting from
completion of this 1nterstate road may be a few years- off, whereas .
preéssures. resulting from increased usage of the Atlantic: City Expressway
could be immediate. :
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Many new roads and improvements to existing roads within the

Pinelands have been proposed over the past few years. Principal among

the proposed new roads is the Governor Alfred E. Driscoll Expressway.

This road.would provide .a connection between the New Jersey Turnpike

(at East Brunswick) and the Garden State Parkway (at Toms River). ‘

Improvements to existing roads generally comprise dualization -- specifi-

cally Routes 9, 30,70, 72 and 206. Completion of these projects may be

years away; if undertaken at all. ' ' '

8. Sewers

_ Sewers are as much, if not more, of an influence on the growth
- of a region as highways. Sewerage facilities,. as opposed to on-site -
disposal systems, increase the developability of a piece of land. The
presence of sewers makes possible development at higher densities than.
~would be achievable on individual septic systems since lot size and soil -
‘properties ‘are much less important. As a result, development often not
- only follows the course of an interceptor or collection system but- the
rate of growth increases; also land values will Jincrease where sewerage
service is immediately-available. :

: At this time a number of large-scale sewerage systems that
would affect the Pinelands counties are either planned or under construc-
tion.. While the present service areas of the various sewerage authorities
are largely concentrated on the outer part of the Pines’, future plans for
extensions of interceptors may well penetrate the Pinelands region. '
(Many Pinelands municipalities in Ocean County, in fact, are already
w1th1n service areas.) : :

. The existence of’sewers,vwhile not the only factor related to
~growth, does remove a major constraint to development. As such, secondary
‘impacts associated with the development stimulated by the availability:of’
sewers can cause as much .or more pollution than without sewers. While
primary impacts of public investments such as. sewers and- highways are
known (e.g., removal of vegetation) the secondary impacts are not ea81ly

" measured. Secondary impacts stem from the effects of new development and.
increased population, e.g., higher traffic levels,‘incréased run-off from
roads and lawns, degradation of air and water quality, attendant service
costs and taxes, -etc.

G1ven the close relatlonshlp between sewers and growth
becomes critical to address the potential impact on the Pinelands of the
expansion of regional sewerage systems. The increased’ pressure for
development which may occur once systems are in place. could serve to
jeopardize the obJectlves for preservation and protectlon of the
Pinelands. Sewers must, therefore, be regarded as a factor which poses
a potential threat as well as a beneflt.
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TI. F. :COM?ATIBLE AND INCOMPATIBLE LAND USES

Any resource planning. and management program must create a
careful balance between land use.activities and the natural environment.
The need for such a balance is ‘especially critical 'in New Jersey s
Pinelands where the two primary natural systems, the vegetation and the
ground and surface water hydrology, are so closely related and so -
extremely susceptible to deterioration as a result of human activities.
. The degree of disturbance which these systems. can tolerate before they

are degraded beyond acceptability derives from three primary functions:
the natural characteristics of the systems, the type and intensity of
the disturbing activities, and the overall goals and objectives of .the
preservation and management program itself. There is, however, no
scientific consensus regarding an acceptable level of .tolerance by
these systems.

The precedlng sectlons of this report descrlbed the structure
and function of the natural systems, land use activities, and major.
reglonal 1nfluences. .The overall goals and objectives which have guided
the Governor's Pinelands Review Committee in its efforts to-develop a
planning and management program were provided in Executive Order #56.

The goals and objectives include: the preservation of the unique envi-
ronmental resources of the Pinelands; the promotion of agriculture,
forestry, and recreational.uses compatible with the protection of'the'
-environment; the encouragement of needed commercial, residential, ot
other ‘development where compatible with the preservation of unlque
environmental resources; and the discouragement of scattered and- ‘piece- -
meal development in open space areas. This section 0f the report analyzes
specific land uses to determine their impact on the Pinelands vegetative
and hydrologic systems ‘and to determine the degree of compatibility or
incompatibility of each use with the desired maintenance of .these systems
as expressed by the obJectlves of the Executlve Order.

1. Agrlculture and Forestry -

Cranberry agriculture is unique. among theAland’uses of the
‘Pinelands in that it has been so closely associated with the area for
such a long period of time that it has come to be considered a '"natural
component of the Pinelands enviromment. (The map on page ‘18 shows
cranberry bogs presently under cultivation.) - Wetlands cultivation occurs
on the sites of natural bogs which have been exten81vely renovated to
facilitate large-scale commercial cramberry production. It is crltlcally
dependent upon the maintenance of ‘existing ground water ‘conditions in the
Pinelands: it requires a- reliable supply of unpolluted, acidic ground
water as well as the maintenance of a water. table level of only a few
~inches below the surface of the soil. The supply of water must be
sufficient to allow the bogs to be flooded to a depth of at least 12
inches from December to May for protection against winter kill, and
additional water must be available for harvesting and for spring and fall
frost protectlon. "To  this end, cranberry growers often own amounts of
land far in excess of the acreage actually cultivated. The ratio ranges
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from four to ten acres of land malntalned in-its natural state (to ..

- safeguard the water supply) to each acre of cranberry bog in production
(Mahn and Darlington,. 1978). It 'should be noted that ‘the major amount
of act1v1ty lies within the area commonly accepted as the "Heart of the
Pinelands."

Two factors are particularly significant with respect to the.
impact. of cranberry agriculture (as a land use) on the water resources
—-- the environment and the ecology of the Pinelands. - Cranberry agricul-
ture is often considered to be a part of the natural environment of the
Pinelands; and, through the reservation of extensive, mon-cultivated
lands, cranberry agriculture promotes the maintenance of the quality and
quantity of the ground water and surface water resources and plays a
significant role in preserving undisturbed Pinelands vegetation of both
lowland and upland types. - For these reasons, not only is cranbeérry .
agriculture considered to be a land use compatible with the goals and -
~objectives of the preservation and management program,.but, due to its
close relationships to the natural environment and its critical depen-
dence on ground water quality and water table height, it is also necessary
to protect cranberry agrlculture from the adverse impacts of other types
of land uses.

" Blueberry cultivation has, to a 1esser extent, also become
identified with the natural environment of the Pinelands. * Generally -
speaking, it too is a form of wetlands agrlculture with unpolluted,
acidic water and a high water table in sandy soil as the prime require-

"ments. Heavy fert111zat1on is not required for commercial production,

~and, therefore, blueberry cultivation does not adversely effect water -
-quality through the leeching of organic nutrients into the aquifer.

_ Blueberry agriculture is spread widely throughout the Pinelands and is
a land use that is generally compatible with the goals and objectives of

the preservationAand»management progrém; A :

Conventional tillage agriculture is not a Wldespread land use
in the Pinelands. . It occurs primarily ‘along ‘the western edge of Plnelands
VegetatlonAand ‘to some .extent, along the Atlantic City Expressway/Route
30 corridor. In the remainder of ‘the Plnelands, the infertility of the ..
soils precludes conventional tillage agriculture. The potentlal exists:
for an adverse impact on the ‘ground water of the Pinelands from the.
leeching of fertilizer nutrients into the. Cohansey Aqulfer, however,
problems are not known to presently exist. Therefore, conventional
tillage agriculture, at its. present geographic extent and method of
operation, may be considered to be compatible with the goals and objec-
tives of the preservation and management program. It is expected that
monitoring of ground water quality in conjunction with 208 Water Quality
Planning and the Department of Environmental Protection's activities.
regarding the recently designated Critical Area for water quality and-
onsite wastewater dlsposal will- prov1de early 1nd1cat10ns of any future
_ problems.
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The degree of compatibility that lumbering has as a Pinelands
land use is dependent in large part on factors which are not easily
measured, e.g., the forest's role in maintaining water quality and its
value to people for hiking, camplng, nature studies, etc. Therefore, in
determining compatibility, the furthering of established objectives for
Pinelands preservation and protection should govern the éonditions and-
locations under which timbering would occur. Tlmberlng activity should
be related to a specific forest’ management plan.

_ The}preservation of,characteristic Pinelands vegetation has
been shown to be closely related to the frequency of forest fires. Basi-
-cally, forest fires remove the oak tree vegetation which would supplant.
the pine forests if natural succession were to be allowed. The fires .
also remove the accumulation of organic ground litter and thus prov1de-'
‘favorable conditions for the propagation of pine seedllngs. It is
‘possible that properly managed lumbering in combination with controlled
burning of the litter remaining after the lumbering operations could serve
the same purpose —- that is, the maintenance of characteristic Pinelands
Vegetatlon. In order to be fully compatible with the goals of Pinelands
preservation, lumbering would have to be carefully planned so-as to cause
the least possible adverse aesthetic impacts on areas of the Pinelands
devoted to recreational activities. Operations would ‘also have to be
de31gned to ensure that the vegetation that becomesre—establlshed on cut- '
over sites is of the same types and mixtures that would occur following
a naturally occurring fire. - In other words, management of the forest to.
achieve a uniform stand of timber to maximize profit in future cuttings
(as is commonly done in many of the country's national and private forests)
may not be a desirable goal for the Pinelands because such management limits
the variety of -the understory as well as primary vegetation which is allowed
to become re~established in favor of a. s1ngle spec1es and maximum growth
rate of that spec1es. :

There is no doubt that lumbering can be compatible with the
preservation and protection of the Pinelands and that improved timber
management and lumbering practices can benefit the economy of the region.
'However, the Pinelands Review Committee emphasizes its concern that, in
developing forest management techniques and lumbering operations, the
primary Plnelands preservatlon and : protectlon obJectlves should be ma1nta1ned.

2. _Recreatlon -

Recreation is-usually thought of as an activity rarely in conflict
‘with resource preservation and comservation of the natural enviromment, and -
this perceptlon is often correct.  For some resources and env1ronments,
however, the "intensity" of a recreational use (commonly measured in terms
of the number of users at any given time) may have an important impact.
Recreation plamners also distinguish between.intensive and non-intensive
recreational use referring to: (a) the level of public and private services
required,” (b) the effect on the enviromment, .and. (c) potential incompati-
.bilities with other activities or preéervatlon or management efforts. An
extreme example of 1ntens1ve1y used recreation sites would be the beaches
of the New Jersey shore; the intensity of use means large numbers of visitors
and a high demand for services. Less extreme but nonetheless intensive
recreational activity can be found at the campgrounds, historic sites,
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picnic areas, and lake and streamfront beaches in the Pinelands. 1Im
addition, the intensity of- the utilization of the Pinelands' recreational
resources is expected to increase as more and more people are made aware
of this unique area. The increased awareness by the public regarding the
-canoeing experiences available in the Pinelands, for example, has already
begun to make this activity more popular, and the increased numbers of
participants are having an increasingly negative impact on the natural
'_env1ronment as well as the recreatlonal experlence itself.

The facilities, public or private,'that~are developed for any
recreational activity should be responsive to the limits of the environ-
ment to tolerate human activity. - The attainment of this goal in a Pine-
lands resource planning and management program may be aided significantly -
through the technique of controlling access to env1ronmentally or ecolo— .
gically vulnerable areas. In a highly semsitive area- such 'as a bog or
wildlife refuge, overall access can be restricted; while certain uses such
as hiking, bird watching, nature studies, etc., may be -allowed on a basis
‘compatible with the type of area. In situations of desirable high-inten-
- sity use (1ake bathing or plcnlcklng, for example), access may be upgraded .
to accommodate a. large number of users. <Conversely, in situations where
intensive recreational use is not compatible with resource preservation
or management goals, access should not be improved, nor should public or
private construction of facilities to service visitors) needs or to exploit
the recreational resource be allowed. Control -over access in recreational
activities is a tool that can be used to ensure that different areas - '
operate’ in the way that best serves a wide range of recreational activities
while malntalnlng the 1ntegr1ty of - the resource.

. Just as unlimited access to the wilderness areas of New Jersey's
Pinelands might open the opportunlty for overuse and p0351b1e degradation-
of the enviromment or careless destruction of unique habitat types or
species, too restricted access or service in areas appropriate for heavy
vv1s1tat10n would unnecessarily restrict the range of recreational experi- o
ences in the Pinelands. ‘Some level of recreational activity is compatible
almost .anywhere within the Pinelands; however, the lowland vegetation areas.
are the most suscept;ble to potential damage from overuse. Rare and
endangered plants and animals, for example, may quickly succumb beneath
the boots of even the most careful hikers, bird watchers, or specimen
collectors if theéir numbers become too great. Similarly, cramberry and
blueberry agricultural operations are susceptible to damage from visitors
if access to the bogs and even the upland watérsheds is not restricted.
Areas of upland vegetation are .able to withstand active recreational use
of greater intensity. ©Opportunities certainly exist in areas of both
vegetation types for additional development. of such recredtional uses as
picnic areas, canoe runs, horse and hiking trails, nature observation
" trails, etc. The primary - consideration regarding the goals :and objectives
of the Plnelands planning preservatlon and management program relative to
recreation will be to manage the intensity of recreational uses accordlng
to the abilities of the various vegetation types and animal spec1es to
withstand .the impact of human v151tat10n.
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3. Lines of Communication, Circulation; andaTransport

- Linear facilities vinclude lines of communication, circulatiom,

and transport.~--= for example, highways, rail lines, electrical and .communi-
cation transmission lines, and oil and ‘gas pipelines. (The map on page 28 .
shows utility rights-of-way in the Plnelands area.) While the route .of

each linear land use effects the natural énvironment, some of the facilities
‘have potential impacts beyond their mere presence. All linear facilities
‘require the removal of vegetation along their rights—of-way,. and their
construction generally calls . for the use of heavy equipment. . In most cases,
natural vegetative patterns are not allowed to become re-established after
~ completion of the facility.' 1In the case of .roads and railroads, re-
-Vegetatibn is. an obvious impossibility. In the case of..electric power
transmission lines, communication networks and gas and oil pipelines,
" revegetation is severely restricted to fac111tate access: to the rights-of-
way for 1nspect10n and maintenance. :

In the case of high voltage transmission towers, the most obvious
additional impact is their interference with the aesthetics of an otherwise
scenic landscape. Gas and oil pipelines share somewhat in this type of
impact, but they also have the potential for serious, major impacts on the
natural environment and ecology of the Pinelands. The pipelines which have
been proposed to carry the gas and oil from potential Atlantic Ocean well
- fields to the refineries along the Delaware River are of particular concern.:
Obviously, the "staging" area for offshore exploration could be the focal
point of significant damage to estuarine ecology in the event of accidental-
petroleum spillage.  In addition, however, any oil pipelines traversing

the Pinelands would have a tremendous potential for damaging the ground
water ‘quality in the event of a major breakage or leakage, as it would be
impossible to restrict the percolation of oil through the sand and into
the Cohansey Aquifer.’ Once such contaminants enter the'aquifer, it is
reasonable to assume a high potential for damage to.the water-quality-
sensitive vegetatlon, and there is. no way to estimate the geographic area
throughout which such contamination might spread, given the geologic
structure and hydrologic patterns of the aquifer. A fire hazard may also
be created. Also, there is at present no estimate available as ‘to-
whether areas of the aqulfer near such a spill would become unfit as
sources of supply for human consumption nor how far such areas might extend.
.At the very least, however, prudence dictates that:any'pipélineS'which
traverse the Pinelands should avoid areas with bog, swamp, or lowland
vegetation -and gravitate toward. established corridors.

~ Potential impacts of these kinds must feceivé detailed considera-

tion under the Pinelands preservation and- management program. Also, ‘
. additional data are needed concerning the vulnerablllty of pipeline and
_powerline facilities .from .the frequent fires in the Pinelands. ' There may
be a conflict between such facilities and the use of controlled burning

as a Pinelands management technique. It may be possible to limit the
‘potential for adverse impacts by stringently requiring multi-use of
- existing rights-of-way even though such paths may. not be the most cost "
effective in all instances. The compatibility .or -incompatibility of such
facilities W1th the goals of Pinelands preservatlon must be judged on an
‘1nd1v1dual case ba31s.
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Highways and rail lines differ from the other. 1inear land uses
which have previously been.discussed because.of their .ability to attract
other related land uses, thereby generating secondary impacts.  Primarily,
it is the impact of those related land uses that is of ‘concern, since new
highway or railroad constructlon is not anticipated in the near future of
the Pinelands.

Rail lines in the Pinelands region of southern New Jersey are
an under used and largely -abandoned means of transporting goods. The
‘only line of potentially major significance with respect to the Pinelands -
runs from the Philadelphia area to Atlantic City. 'Although current utili-
zation of the line is low, there is a potential for increased utilization
as the impact of casino gambling in Atlantic City begins to effect the
economy and population patterns of the Philadelphia-Atlantic City corridor.
The existence of the Lindenwold Hi-Speed Line, the Pennsylvania~Reading-
Seashore Line track, and an adjacent, abandoned right-of-way could become
prime factors for 1nfluenc1ng the location of future development in the
region. :

Abandoned railroad rights-of-way in general have been receiving
increased public attention. Possibilities exist for conversion to other
linear facilities (such as pipelines) or for recreational facilities: (such
as hiking, bicycle, or bridle trails). There are some abandoned rights—

of-way.in the Pinelands which could -present. an'opportunity for compatible .
recreational development, particularly since use of existing roadbeds would
reduce any impacts on Surrounding Watersheds, and maJor new clearing of
vegetation would not be required. :

nghways and roads have a major effect on the development of all
other land uses; improved road access hinders the retention of an area as
a wilderness site and promotes the development of ad301n1ng and nearby
“lands. In this context, the upgrading of any existing road or the construc-—
_tion of a new one may be an incompatible use, especially if the facility
stimulates development in a manner inconsistent with'the primary goals and .
objectives of a Pinelands planning and management program. Highways are
-the most likely of any. of the linear land uses to be incompatible with.the
preservation of the Pinelands resources, though the improper design and
location of any of these land uses would tend to make them incompatible
as well. Among the reasons for the absence of widespread development
within the Pinelands have been the relative lack of access and the excess:
travel time to existing employment centers. These factors have combined
to offset the attractiveness of relatively inexpensive land costs. .Now,"
however, in the face of population shifts, travel time is less important
as a limiting factor for many persons, and any improvements to the- highways
- into or through this natural area should be viewed in ‘terms of- potentlal
encouragement of additional development.

4. Extractive Industries

Sand and gravel mining is a highly destructive form of land use
in terms of protection of the environment. The complete destruction of
natural vegetation and the as yet unknown degree of impact that the removal
of large amounts of water-filtering sands may have on the quality of the

“water in those parts of the Cohansey aquifer and the surface streams where

49



N

such activity takes place are of partlcular concern. " In addition to these
1mpacts, there is aesthetic degradatlon, noise, dust, heavy truck traffic, -
and other undesirable impacts associated: with sand and gravel mining. Some
_of the annoying impacts such as dust and noise can be. lessened by the use
of screening, proper site planning, and the wetting down of areas where

. dust is raised. . Other impacts, such as the scarring of ‘the landscape and
destructlon of vegetation, may not be easily dealt with in a satlsfactory
manner. Revegetation of a_strlpped site, for example, may be only parti-

. ally successful and require constant and expensive maintenance for many
years to prevent the site from reverting to a barren, desolate pocket of -
raw earth. Such 1mpacts and subsequent problems present temptlng reasons
for declaring sand and gravel mining to be 1ncompat1b1e Wlth preservation
and protectlon of the Plnelands.

Sand and gravel, however, are raw materlals Whlch are found

throughout the Pinelands and are important to a diverse range of industries.
User industries include general construetion, metallurgY, chemicals,
abra81ves, glass, porcelaln, and” pottery. The total cost of the raw sand
and gravel to these industries is’ made up in-large part by the cost of
transporting the materials. Thus, it is easy to see that the sands and
gravels of the Pinelands are strategically placed with respect to the
'State and the New York, Philadelphia, and Wllmington metropolitan areas.
As population growth continues and the demand for highways, buildings, and
consumer products increases, the demand for sand and gravel will remain
" as well. In recognition of this need, provision should be made to allow
the continued extraction of sand and gravel from southern_New Jersey.’

The Pinelands Review Commlttee believes that, in areas where

the goal of Pinelands planning and management is to integrate human land
uses with the natural enviromment, it may be possible through- careful_
planning and regulation in conjunction with adequate environmental safe-
guards to permit the operation of extractive industries in spite of their
apparent degree of 1ncompat1b111ty with the general objective of protecting
~ the Pinelands. In areas which will be devoted to the preservation of the
_ Pinelands, however, it is the Committee's view that extractive industry

must be considered to be a totally 1ncompat1ble land use and should be
prohlblted .

5. Development

Development, be it residential, commercial, or industrial, will
be the major influence on the realization of the goals and objectives of
the Pinelands planning and management program. (The map on page 21
 shows existing development throughout southern New Jersey. .) However,
since residential development is by far the largest land user, it is used ’
here as illustrative of the issue of compatlblllty .and 1ncompat1b111ty for
"all types of development. :

) The Pinelands 1s, considering its locatlon, an 1ncongru1ty,comr
- posed of an extremely large, undeveloped, sparsely populated, extensively
forested region within the most urbanized state in the nation. Conven—
tional development proposals in this environmentally special area will be .
of major .concern to. any regional planning or resource management effort.
The compatibility or incompatibility of certain types and intenmsities of .
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development is to be found through an evaluation of the primary and
secondary impacts of such dévelopment in-terms of the immediate and
cumulative effects on the hydrology, the Pinelands vegetation, and on .
other land uses.

The vegetatlon of the P1nelands is the first and the most

- noticeable recipient of the impacts assoc1ated with development. - The.
‘Pinelands vegetation falls generally into two categories: upland vege-—
tation which consists primarily of oak-pine or pine-oak associations}

and lowland vegetation which consists largely of pitch pine lowlands,
swamp hardwood lowlands, cedar swamp lowlands, and ‘bogs. .A study done

by Rutgers University for Bass River Townshlp examined in part the
feasibility of using naturally occurring vegetatlon and soil types as
indicators of the suitability for development of the various lands within
the township. The following excerpt from the Bass River report illus-—
trates the controlling parameters of the study and the determlnatlve factors
regardlng suitability for development'

Early in- the prOJect work it was determlned first,
that the critical environmental parameter that should
be of controlling influence on land use planning in
Bass River Townshlp concerned water quality. . To protect
publlc health and safety it is essential to maintain the
designated DEP standards and existing high quality of
surface water in all rivers flowing through Bass River
Township. Second, it was determined that in an area
such as Bass River Township where the water table is

. very high and the predominantly sandy soils have little
ability to filter out effluents, the quality of. surface
water is controlled to varying degrees by the quality -
of ground water. . Therefore, it was concluded that
the primary obJect1Ve of the environmental inventory
field work im this project should ‘center around studies
of the two.envirommental resources which would be

" prime indicators of the water quality characteristiecs of
the area -- soil and vegetation. (Rutgers University,
Center for Coastal and Envirommental Studies, The Bass
River Township Project, Report of the First Phase Research,
1978, pp. 7 and 8.)

" While the major concern of the Bass River study was the 1mpact of develop-
ment on water quality, it must be noted for the purposes of -this report
and the ultimate recommendations of the Governor's Pinelands Review Committee
that the Committee must deal with othér contrelling factors in additiomn to-
water quality; that is, the basic mandate in Executive Order #56 is to
preserve and protect all of the Pinelands' unlque environmental qualities.-.
While the Bass River study dealt with only about 2 percent of the Pinelands
-Committee's 2,000,000-acre study area from a water quality perspective,

the basic principles and conclusions retain their validity over most.of

the Pinelands due to the basic uniformity of geology, hydrology, and '
vegetatlon throughout the reglon.

Regardlng the use of Vegetation in the analysis of sites for
development, the Rutgers Bass River study determined that some of the
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Pinelands vegetation types provide an excellent primary indicator of the

" suitability of specific sites for development and concluded that: 'vege-
tation confirmed absolutely the presence of very wet soils;'" and, in
locations where there are wet .soils, 'vegetation was more useful and

"~ accurate than existing large-scale soil maps for locating undesirable
locations for development.”" (Bass River Study, p.9.) In previous

" sections of this report, it was indicated that lowland vegetation
~associations occur essentially on sites where the water table level is
hardly ever further below the surface than about 18 inches and where,

in fact, it is commonly at the surface of the ground for at least part -

of the year, particularly in bogs and swamps. Obviously, such areas are
minimally suited for development. (This judgement is predicated primarily
on the assumption that, in the absence of municipal or regional sewerage

_ systems in much of the Pinelands area, septic tanks must be used.) Septic
- waste disposal systems in areas of lowland vegetation will not function in
‘an acceptable manner, and both water quality and natural vegetation would
be expected to be severely damaged from point (septic systems) and non—
point sources of pollution (roof .and pavement runoff and lawn, flower

bed, and garden fertilization, for example). 1In addition, construction
costs could be expected to be high because of the increased costs which
would be necessary for site improvements due to the severity of conditioms.
‘Given these facts and the absolute coincidence -of high water table con-
ditions and lowland vegetation types, it is obvious that development with
_septics must. be considered an incompatible land use in all areas of low-.
land vegetation and that severe restriction, if not outright prohibibition
of development in such areas, is warranted. : ’ 4

» The follbwing discussion of development on upland sites within
the Pinelands is not intended to be exhaustive but, rather, to indicate
and analyze some of the important characteristics which must be evaluated
as definitive plans are made to guide development of the Pinelands area.

Upland vegetative associations cover approximately 80 to 85 percent of

the Pinelands. These areas are more capable of accepting development:
with less environmental damage than are the lowland areas, however; the

- potential for much environmental damage and for interfering with the goals
.and objectives of a Pinelands planning and management program .does exist.
Therefore, the test of compatibility must rest in a careful analysis of
the various impacts which development may be -expected to have on the
parameters of natural system functions and on the overall goals and.
objectives of the preservation and management program.,

Unlike the sites of lowland vegetation, in which the Bass River
study found a strong relationship bétween that vegetation and unsuitable
development conditions, areas which support upland vegetation cannot ‘be
‘automatically declared either acceptable or unacceptable for development.
The controlling parameter on upland sites is the ability or inability of
the soil to function as one part of a biologically efficient pollution
purlfler ‘and filter (the -other part of which is the septic tank 1tself)
The study investigated the capabilities of various types of soils as
-effluent renovators (i.e., the ability of a given soil to further purify
and filter the discharge from a septlc tank). Assuming that the Rutgers
study of Bass River. Townshlp is indicative of the entire Pinelands, the
'follow1ng points are significant in determining the su1tab111ty of upland
sites for development:
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1. Depth to seasonally high water table is only a. controlllng
-factor in terms of how eff1c1ent1y a septic system will
pass effluent. Many of the coarsé soils of .the Pinelands
will allow. a septic system to function -in a hydraulically.
efficient manner and yet provide virtually no filtration
or purification and thus will pass: pollutants d1rectly
into the ground water system.  -In such cases,. the possibi-
lity of dilution of the septic pollution by rain water was.
determined to be the controlling factor for limiting the
density -at which development could be allowed.

2. ThevcoarseneSS'or fineness of an individual. soil' type is
a controlling factor in determining the ability of the
soil to filter and purify effluent (nutrient renovation).

‘3. There are limited areas of soil in the Pinelands which have
' _ both- good drainage and a fine enough texture to accomplish
significant nutrient renovation and which can: therefore .
be developed at somewhat higher den51t1es.

4. . Analysis of the information generated by the Rutgers study
yields indications of acceptable development densities for
-each of  the water table/soil texture types ‘evaluated. . These
are: (a) No development .is acceptable on soils in which the
‘water table is so high .as to preclude the proper functioning
of a septic system. (b) On soils which because of their
texture are unable to acconiplish significant nutrient reno-
vation and on which the only factor contributing to the
dilution of phosphorous pollution is the infiltrating rain- .
"fall, the allowable development density is 1.88 acres per
person. (Given an average household size in New Jersey of
around 'three persons, this equates to approximately one
dwelling unit per six acres —-— that is, using septic systems
and not degrading the water quallty Y (¢) In areas-
where sufficiently fine-textured soils and adequately low
water table heights exist, the septic system carrying capa-
city is .29 acres per person or approximately one dwelling
unit per acre.

Note: The reader should note that the above 1nformat10n is
not a recommendation of the Pinelands Review Committee °but
a report of conclu51ons of a sc1ent1f1c study domne by Rutgers
University.

DPr. Lowell Douglas of Rutgers University is presently engaged
in a further study to index all of the soil types which occur in the .
Pinelands relative to the ability of each to assimilate or chemically
purify nitrate and phosphate pollutants. When his study is completed,
-it will be easier to determine the ability of uplands gites in the
‘Pinelands to support development using on-site wastewater treatment;
however, protection of water quality alone will not prevent scattered
and piecemeal development. Water quality programs are not suited to land
management, and, therefore, a comprehensive approach is necessary.
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In addition to the Suitab1lity of Pinelands soil to serve as,
an 1ntegral part of a septic waste purification system, the question of
non-point sources of pollution in conjunction with development is also-
important. Roofs, roads, sidewalks, driveways, and parking lots all serve
to increase the concentration of non-point source pollutants in the areas
where the runoff finally enters the aqu1fer. Addltlonally, the common
desire of homeowners and apartment managers to surround their dwellings -
with suburban lawns, flower beds, and vegetable gardens allows'the
introduction of nutrient pollutants into the aquifer through the very
rapid leeching which takes place in the Pinelands soils. For: these
reasons, it is apparent that ways must be sought to prevent’ pavement
runoff from carrying too great a load of pollutants to the aquifer, and
site designs and conditions which restrict -the heavy use and 1mpact ‘of
fertilization must be 1nvest1gated

It is beyond the scope of this report to create a specific ‘land
use plan based on this information; additional studies would bevneeded
to validate the conclusions for use throughout the Pinelands. Nonethe-
less, an analysis of the effluent renovation capabilities of the various.
Pinelands soil types should be considered in any effort to manage.
development on the areas of upland vegetatlon.

Another, and probably the most obv1ous, impact on the natural
_systems which is caused by development is the removal of vegetation. Such
removal is not compatlble with preservation of the Pinelands. However,
when properly .accomplished, such removal may be ‘compatible with the
management. of the Pinelands for the purpose of integrating development
and other social and economic needs with the natural environment. Removal
of vegetation is also one of -the most significant impacts in light of the
close relationship between vegetation and water quality and fire. Although
overland runoff from rains and floods is ordinarily minimal in the Pinelands
-due to the coarse, sandy nature of the surface soils,. removal of vegetation
during construction, along with any earth moving that takes place, tend
to increase the natural erosion and may result in added sedimentation in
nearby streams or areas of lowland vegetation, thereby causing changes -
which may destroy the more fragile features. Removal of vegetation or
activities which result in increased tendenc1es for erosion and sedimen-
tation ‘should be m1n1m1zed, particularly in areas adjacent to natural
lowland vegetat1on, streams, and bogs. :

A third set of factors which must be considered in determining
the compatibility of development in the upland areas of the Pinelands is
the secondary impacts on areas of special concern. For example, increased
development may result in the lowering of the water table height through
increased withdrawal from. wells .and through reduced recharge of the
aquifer due to increased overland runoff (a.function of roofs and paving).
It may also result in a change in the pH of the ground water.  Such
situations, if allowed to develop in proximity to ecologlcally<fragile
areas such as cranmberry. or natural bogs or other lowland vegetation
. areas, would have tremendous negative‘impacts on the sensitive vegetation.
"~ Similarly, development which encroached upon .the pigmy forest areas,

-the East and West Plains, while it might not damage the vegetation, could
- cause a loss of the un1que character and aesthetic" attrlbutes of the ‘areas.
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‘In addition to the secondary impacts of development 1tself the

~ impacts associated with increased populdtion densities must be con31dered.
Areas of fragile vegetatlon and the habitats of unique ‘wildlife may be
destroyed by mere proximity to man or’ by too great a level of casual
visitation. Cranberry and blueberry operations may suffer ‘damage from
trespass and vandalism. Finally, development is basically incompatible
with the fire ecology which must be maintained in order to preserve the
Pinelands. ' According to Dr. V. .Eugene Vivian, New Jersey's Pinelands:
- must be actively managed to "safeguard the continuance of rare and endan—
gered plant species" (Vivian, 1978). The pine trees and other plants

which dominate in the pine forest area known as the "Heart of the Pinelands"
~ are predominately species which flourish in New Jersey only in transitional
succession stages. These species would eventually disappear, being gradu-
‘ally succeeded by oak and other hardwood species, if natural transition
were allowed to occur. Fire has been the predominant factor in maintaining
the. typical Pinelands vegetational patterns. Evidence of this is found in.
the fringe areas of the Pinelands, areas where the frequency of forest
fires has been so reduced through fire prevention activities that oak is
‘now the dominant forest spec1es —-- so much so that certain areas could
well be known as "Oaklands 1nstead of Pinelands.

" Both large—Scale, high density- development and scattered, low
density development severely restrict the degree to which fire can be used
‘as- an effective forest management technique, and. fire is necessary if the
Pinelands are to be preserved. In line with this, development is also
incompatible with the maintenance of a "wilderness" character which is part
of the Pinelands' uniqueness. These two’ parameters, then, the need to
maintain. a fire ecology and the need to preserve the wilderness character
of at least some portion of the Pinelands, present a strong basis for the
Pinelands Review Commlttee s primary recommendations. These recommendatlons
are: :

1. That a control area devoted to the preservation of the

‘ Pinelands ‘ecosystem be created wherein the forest can
-be actively managed to maintain its w11derness charac-
teristics; its unique flora and fauna, and its typical
pine forest aspect: and ‘

2, That outside of this Pinelands preservation area be
established a Pinelands protection area wherein growth
and development can be: managed to satisfy social and
economic needs while integrating such development w1th
the natural environment to maintain the high water
quality and the environmental attributes of the
Pinelands. ' -
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SECTION II: 'THE;CASE'FOR'REGIONAL'RESOURCE—BASED'MANAGEMENTf‘;

II. A: THE EXPERIENCE OF OTHER'STAIES

During the past decade, certain gtates have begun to create
planning programs to manage and conserve natural resources. - In doing
so, these States have attempted to balarce settlement and development
needs with a determination of the types of land use gctivities. com-
‘patible with the natural features and processes of the region under
study. The description of four specific State and regional initia-
tives outlined below details the composition, planning powers, and.
methods of review utilized by each agency. In studying these initia--
tives, the economic and political climate in each State, the extent
of development activity motivating each program, along with the type
-of interaction between the natural features in each region all combine
in the formation of that State' s program. This research is not seeking
a program to copy but a general approach.to comprehénsive planning
sensitive to the particular needs of New Jersey's Pinelands. New York's
Adirondack Park Agency, for example, reviews and coordinates private

land development in an area much farther: removed from metropolltan areas - -
than the Pinelands; 'in Vermont, permit. review and approyal are conducted - .

‘Statewide, though the bulk of applications involve activity in the
southern .one-third of the State. In each case, land management and
planning techniques are employed to alter the rate of low density.
residential development in’ environmentally sensitive areas, while
‘prov1d1ng an indication of Where new development. may be undertaken in
a harmonlous manner. :

lf Florida

: This resource—based legislation, "The Envlronmental Land and
Water Management Act, 1972," is based upon the American Law Institute
Model Land Development €ode and establishes procedures to identify areas
and activities of state and regional céncern in two distinct categories,
"areas of critical State concern' and '"developments of regional -impact."

The Act is administered by the Bureau of Land and Water.
Management, which is within the Division of State Planning. This »
Bureau operates on an annual budget of $500,000, employing 22 full-time
staff whose responsibilities are .to make. recommendations on designated
critical areas and to recommend development guidelines in critical
areas and for developments of regional impact (DRI's). anywhere in the
State. The 11 regional planning councils in Florida also interaCt
with the Bureau in the review of DRI's and .designation of "eritical |
areas;" while these agencies receive some compensation from the State
for their participation, the funds do not come from the Bureau's.
operatlng budget.. - : S
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 "Areas of critlcal State concern" " contain or impact upon

'environmental historical, or natural resources of significant State-
wide impact. These areas are nominated for designation by local
governments, planning councils, or other interested groups or organi-
zations. A State agency review and report to the Governor precedes

the public hearing, during which time municipalities must establish:
land use regulat1ons in the designated area to prevent State development
control over the "area of critical State concern. Not more .than five.
percent of the State may be so de31gnated

"Developments of regional impact," the second category,

requires the developer to provide.information on the environmental
resources, nearby public facilities, housing market, and project
economics to the local municipality, Multi-County Planning District,
and the State Division of Planning. Public hearings, followed by a
30-day open record, lead to.a local decision that may allow for the
issuance of a development order.

While no specific size limitation is 1nvolved ‘the "threshold"
is established by local or planning council designation of a given area.
- In the case of "areas of critical State concern,'" the Governor or
Cabinet makes the initial designation. Enforcement of these designa—
tions is attr1buted to existing State agenciés, where there does not,
at present, appear to be a deflnlte admlnlstratlve ‘appeal process,

In the present designation process,‘the outline of.an 'area .

‘of ctritical State concern" permits very few .compatible uses other than
" conservation and existing agriculture; coupled with the absence of any
* compensatory mechanism for landowners within the. designated area, the
process is therefore open to legal challenge as a form of taking. The
method by which designation effectively halts development has- signifi-
cantly effected the local tax base in municipalities within a given
designated area. The question at hand involves the development of
meaningful standards at the level where the designation occurs (the.
State) to accompany the shift of refulatory authority from the local to_
the State level. The identification of 'standards that distinguish
those local governments able to protect.State/regional interests from
those either unable or unwilling to do so is also required in order to
augment and strengthen the existing legislation (Leyin, 1974). In
August 1977, the Florida First District Court of Appeals ruled that
‘the critical areas portion of the Act was unconstitutional in -that

the statute did not provide adequate standards for designating such
‘,areas,. The case is presently being reviewed by the Florida Supreme
Court.

2. Vermont
Vermont s Act 250, "An Act to Create an Environmental Board
-and District Environmental Comm1ss1ons,' was passed into law in 1970.

The legislation provides for the establishment of a new State Environ-
mental Board, District Commissions served by Regional Coordinators,
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and a State;Ageney 250 Review Committee. The Act also delegates certain
review and approval powers to existing Boards of Local Selectmen and/or

- Regional Plan Commissions. 'The State of Vermont allocates approximately
$300,000 ‘annually for the adminlstratlon of Act 250. This allocation
pays the salaries of 17 full-timestaff, as well as PIOVIdlng the 36
c1t1zen members with $25 plus expenses per d1em.

The State Env1ronmental Board is in but not of the Vermont
Environmental Agency, with nine'gubernatorial appointments, each o
serving four—-year terms. The planning and policy functions of the Board
include the adoption of a comprehénsive land use policy in three stages:
Interim Land Capability Plan, Capability and Development Plan, and
Land Use. Plan. Hearings are conducted by the Board for permlts, which -

. are required for: improvements over 10 acres; projects over one acre

where the affected town or township lacks its own land use controls;
housing developments of 10 units.or more; any development over 2, 500 -
feet in elevation. The Board has the power to issue or deny the neces-
sary permits, hear appeals from the District Commissions over which
the Board has administrative control, and conduct investigations on

- appeals to the State'Supreme Court. :

The D1str1ct Commissions, a total of nine throughout the :
State, are each composed.of three members serv1ng four-year terms,
appointed by the Governor from that district's area. Aided by a full- .
. time Regional Coordinator, each Commissioner conducts hearings on ’
permit applications, 1ssu1ng them to unappealed applications. As the
‘primary public contact for Act 250, these District CommlsSlons make
the 1n1t1al evaluation on each proposal ‘

’A single, coherent State position is developed by the Agency

250 Review Committee, whose technical input, assembled from affected
State agencies, is introduced -before the District Commission at the
initial permit hearing. The overall criteria by which the development
is evaluated are summarized here. The applicant must prove that the
‘proposal will not result in undue water or air pollution; has suff1o1¥
~ent water.supplies and will not unduly burden public supplies; will
not cause undue soil erosion; and conforms with local, regional, and
Statewide plans. Those who object to the plan must prove that the °
development will cause unsafe highway conditions; or will burden local
educational or mun1c1pal services; or may affect the aesthetlcs, '
- historic sites, or rare and irreplaceable natural areas. ‘The crlterla
used by those who object to the plan cannot be used as the only
' reasons for denial of the appllcatlon, though they may add weight to
the deliberations. :

The restrictions between time of- appllcat1on and date of
hearlng are clearly spelled out, in order that the hear1ng and . appeal
processeés occur within a certain time. -The option for the developer's
" appeal may be made by the applicant through eéither the State Environ-
mental Board or through the Superior Court and thence to the Vermont

)
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Supreme Court. Practice has shown that roughly 80 percent of the
appeals remain and are reviewed by the Board as opposed to the courts.
Vermont's Act 250 is predicated on extensive local participation and
has been augmented by the passage of an Administrative Procedures -
Reform Act (Act 211, July 1976) that affected activities of public
agencies. A land gains tax (1972) augments the legislation described
above, dealing with anyone subdividing/developing land and is applied
as a combined function of the percentage of value added relative to

~ 'the number of years the land has been held; if the development occurs

within the year of purchase, 60 percent of the value added is taxed,
declining to the regular capital gain schedule with no penalty six
years after the date of purchase (Bosselman and Callies, 1971).

- 3. New York -

The Adirondack Park Land Use and Development Plan (1973) is
directed toward the privately owned lands and development within a
six million-acre area that was designated as "forever wild" by the
New York State Legislature during the late 1800's. The. deyelopment'
of this plan follows the State Land Master Plan (1972), which outlined -
the preferred management plan for that 40 percent of. the area which
is publlcly held. : :

The agency respon31b1e for the plannlng program in this area
is the Adirondack Park Agency, an 1l-member agency . appointed by the
Governor with eight ‘citizen members, five of whom are from the area
under Jurlsdlctlon and not more than f1ve of Whom may be members of =
the same political party. : :

The Adirondack Park Agency (APA) is monitored by the.
Adirondack Park Local Govermment Review Board, with 12 members
appointed by each of the counties under the jurisdiction of the APAj
this Review Board monitors the APA,. reporting to the Governor, State
Leglslature, and county governments on its operatlon.

. The agency hasraefull—tymestaff of 39 persons, which is
funded by the State of New York. The budget for 1977-1978 is-
$889,000. : - '

The APA,has review and permit granting authority over -
"regional projects" defined as those activities with a potential
regional impact. Class A projects, which include infrastructural
improvements (sewerage authorities, road improvements, large shOPPlng
centers, etc. ) are to be retained by the APA, while Class B projects
are reviewed until. the local governments develop land use programs
that gain APA. approval, after whlch time Class B progects w111 be
locally controlled

_ The APA is assisting local governments in preparation of
compatible land use programs, providing general guidelines that

59



classify all privately held land into one of six categories: hamlet,
moderate intensity, -low intensity, rural, resource management, and
industrial. Each category is described according to the intended
uses allowed within that area, along with the number of acres per
building lot and overall number of buildings per square mile. '
"Moderate intensity," as a category, allows for development of 1.3
‘acres per lot or 500 buildings per square mile, while the "rural"
category calls for 8.5 acres per lot or 75 buildings per square mile.
‘The determination that preservation of recreational, agricultural,
. and forest uses is a main goal led to the designation of over half

(2 of 3.7 million’ acres) of the privately- ‘held-land in the '"resource
management" category, allow1ng 42,7 acres per building lot, or 15
buildings per square mile. When a variance is sought against the
established categories under APA jurisdiction and the court finds

the regulatlons in that use to be excessive or unnecessary, the. State-
must then either purchase-the property in fee simple or allow the
variance to stand

As the categories combine physical factors, biological
information about the area, and proximity to "critical" State lands
-along with adherence to the State's goal of providing open space,
the ranking and selectibnéof areas effectively double-weight the
- open space aspect of the plan. Such a weighting process is reflected.
_ in that portlon of APArregulated land de31gnated under "resource
management.

As a fiscal management method, the APA plan intends to
stabilize property taxes that have risen rapidly in anticipation of
'speculative development by limiting the area to be developed. The
impact of APA actions on land values and the property tax base has
been the subject of controversey since the.early 1970's. The State
Legislature, in adopting the Land Use and Development Plan in 1973,
recognized the divergent v1ewp01nts regarding the potential economic
impact of the planj; and so the Leglslature mandated the State Board
of Equalization and Assessment to conduct obJectlve studies: of land
values in the Park prior to and subsequent to enactment of the Plan.

Three years and approx1mately $350,000 later, the State -
Board issued its final report in which it concluded that: 1) it.
‘could not comply with the legislative mandate, 2) there had not been
enough property transfers in the Park since the Plan was adopted on
which to base any conclusions; 3) any conclusions it might present
would be subjective, given the above reasons and the fact that it
 was difficult to separate regional from national trends; and,
4) since the Board is part of State government, any coneclusions it
reached would be considered suspect by.those opposed. to- State control
over the Adlrondack region.

At this wrltlng the APA has contracted with an 1mpart1al

agency, i.e., the Academy for Contemporary Problems in Columbus;
Ohio, to develop the research design for the economlc impact study.
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This study is not expected to be completed for at least two years at
a cost of about = $500,000. On -completion,..this will be one of the
few available studies relating to the economic impact of restrictlve
land use plans. :

4.  California-Nevada

The Tahoe Regional Planning Agency. (TRPA) was created by’
compact between the States of California and Nevada and ratified
by the United States Congress -on December 18, 1969. The legislation
- granted the TRPA broad. authority in the areas of land use and environ- .
mental policy in the approx1mately 510 square miles of the Lake Tahoe
.Watershed Ba31n. :

, . The agency responsible for plan adoption and decision-making
is the TRPA Governing Board, an ll-member agency including one non—'
voting representative of the Federal government, the Governors of each.
State, the Resources Agency Director of each State, and all six of the
local governments with jurisdiction in the region. Thus, the States
have equal numbers of representatives.

The Advisory Planning Commission (APC) to the TRPA reviews
‘proposed plans and ordinances, .amendments to plans-or ordinances, and
public works projects. The APC is strictly an advisory body, with no
authority to adopt or approve proposals. The APC is a 19-member body
consisting of Federal representatives and equal representation by. the
States. .

- The TRPA staff is responsible for the formulation and drafting
of plans and ordinances, the technical review of proposed land use
activities, intergovernmental coordination, citizen 1nvolvement,and
other administrative matters.. The 17-member staff has an annual. budget
of approximately: $500 000:

The Tahoe Regional Planning Compact: (PL 91- 148) requires that
the TRPA adopt a regional plan forthe :Basin, with the following elements
‘as a minimum: land use plan, transportation plan, conservation plan,
recreation plan, and a public services and facilities plan. The
regional plan was adopted in 1971 and has as its basis a map dividing
the Basin into land use districts. The districts are based on a land
capabilities system, which was developed for thé Basin by the U.S.
Forest Service and which incorporates factors such as steep slope,
potential for soil erosion, and amount of impervious surfaces. Thus,
the TRPA plan is first and foremost a resource—based management plan.

Approxxmately 60vpercent of-the land Wlthln the Tahoe Basin
is under the control of the U.S. Forest Service, while the TRPA has
zoning and regulatory power over all oftheprlvate lands within the
Basin. All private lands are assigned to one of eight land use zomes.
The highest densities permitted are 15 dwelling units per acre in the
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"high den31ty resldentlal" and "tourlst commerc1al" zones. In two of
the zones ~ "general forest" and "recreation" ~~ no new development
is permitted, except for single-family dwellings on indiyidually owned
lots which were subd1v1ded previous to enactment of the ‘compact
1eglslat10n. : :

In carrying out its land use regulations, the TRPA makes a
distinction between projects which require a review by the Governing
" Board and those which may be allowed to proceed merely with the approval
of the local govermment in which it is proposed.. All projects must
first be approved by the local government. Type A permits are. those
which do not require agency review following local government approval,
whereas Type B permits require both agencies' approval. Under TRPA,"
" most single-family dwellings and commercial developments less than
three acres in size are the two major categories of land use that
do not require agency review (Bosselman and Callies, 1971).

TRPA activities have been the subject of many court cases.
To date, the courts have upheld the authority of the Agency against -
-attacks of inverse condqnnatlon and other ‘such clalms.

5.. ConcluSion._'

The problems and responsibilities of the agencies described
‘above should be clarified so that a comprehensive set of requirements
for any new planning and management agency for the Pinelands may
eventually . be developed. Each of these agencies operates within a
specific jurisdiction, whether a State boundary, a series of counties
grouped together, or a bound determined by natural features, such.as
an aquifer outcrop. Newly created agencies must have a clear relation-
ship to the existing State govermment structure, include a governing
structure either elected or appointed, and operate according to State
legislation.  Most importantly, a regional agency involved in resource-
based management must have powers of enforcement and provisions for
policy-making adequate to the task they are expected to perform. The
agency must have a process for appeal of its decisions that includes
a time limit along with. clearly laid out routes for -a given appeal.
Each of these responsibilities must be developed in respomnse to the
- body of law related to-land use activities within the particular State;
“ this requirement alone limits the transfer of plannlng agency programs -

from one State to another. : :

II. B. THE NEW JERSEY EXPERIENCE

The State of New. Jersey has had a con81derable amount of
‘experienice in responding to land use and natural resource problems of
regional character. Each of the three State responses which are
detailed below represents a specifically tailored attempt to solve a -
regional problem that was beyond the capabllltles of munlclpalltles ‘

’:.actlng on an 1nd1v1dua1 basis.
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1. - ‘Haokensack-Meadowlanda Development’Commission

The Hackensack Meadowlands Development Commlss1on was created-
by the New Jersey Legislature in 1969 by the passage of the Hackensack
Meadowlands Reclamation and Development Act (N.J.S.A. 13:17-1 et seq.)
and was given the respon51bllity for regulating development within,
the Hackensack Meadowlands District. The District consists of 19, 730
acres of largely undeveloped tidal salt meadow and marsh and takes in
~ parts of 14 municipalities (Carlstadt, East Rutherford, Little Ferry, .

Lyndhurst, Moonachie, North Arlington, Ridgefield, Rutherford
South -Hackensack, and Teterboro in Bergen County and Jersey Clty,
' Kearny, North Bergen, and Secaucus in Hudson County)

The Leglslature had recognlzed that exten31ve.portions of this
area had resisted comprehensive, planned development because of such
factors as low elevation, exposure to tidal waters,.unfavorable soil
composition, and, in some instances, the very multiplicity of municipal
jurisdictions. The piecemeal development and land reclamation that had
occurred were destroying the ecological functions of the area and
creating an aesthetically unattractive expanse of one-storied cinder
block warehouses and sanitary landfills. Accordingly, the State Legis-
lature granted to the Meadowlands Commission most of the land use
control authority ordinarily wielded by individual municipalities. The
‘Commission was charged with creating a comprehensive land use plan for
 the District and was given the power to implement the plan through‘the
review of .applications for. development and the issuance of zoning
certificates, site plan approvals, variances, special exceptlons,
minor subdivision -approvals, major subdivision approvals, improvement
plan approvals, building permits, fill permits, comstruction plan
approvals, sanitary 1andf111 permits, and certificates of occupancy,
among others.

The Comm1531oner of the Depar tment of Communlty Affalrs is an
ex officio member of the Meadowlands Commission and serves as its
chairman. The remaining six Commission members are unsalaried and are
appointed by the Governor with the advice and consent of the Senate.

No more than three of the six may be of the same political party, two
must ‘be residents of the constituent municipalities of Bergen County
and two of the constituent municipalities of Hudson.County, one must
- be a resident of Hudson County and the final member a resident of

~ Bergen County. The Commission's budget for Fiscal Year 1977 was
$840, 000, Whlch included funds for a 28—member staff

2. -Coastal Area Fac111t1es Review Act

' The Coastal Area Facilities Review Act, commonly known as
CAFRA, became law in 1973 (P.L.. 1973, Chapter 185, N.J.S.A. 13: 19-1
et seq. ). The Leglslature recognized that New Jersey‘s coastal
waters and estuarles constituted a unique, 1rreplaceable, and
delicately balanced natural resource and that serious adverse environ-
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mental impacts were occurring in certain coastal areas as a result of
development and existing facility and activity impacts. The Legis-
lature also specifically recognized the legitimate economic aspira-
tions of the inhabitants of the coastal area and the need for
development. Thus, the law charges the Department of Envirommental-
Protection with preparing comprehensive programs- and policies to
protect the environment of an area comprising 1,376 square miles ,
(890,640 acres) along -the Atlantic Ocean and Delaware Bay. The CAFRA
area extends along the coast from Raritan Bay on the north to the
Delaware Memorial Bridge on the south and ranges in width from a few
thousand feet to as much as 24 miles inland. It encompasses ocean
‘and bay beaches, wetlands,.portions . of the New Jersey Pinelands, old
residential communities, newly developing suburbs, and the principal
‘ocean-oriented resort and recreation communities of .the State.

-Under CAFRA, the Department of Environmental Protection is
given final jurisdiction over proposals (both public and private)
for specific facilities which could have 31gn1f1cant impact on the
‘area, .Including the constructlon of residentlal (25 or more dwelling
units), industrial, transportation, utility, and energy-related
facilities. . Permits from the Department are required before construc~
tion may begin on any such facility or use. This requirement is in
addition to all relevant local zoning, subdivision, or other require-
ments. Applications for devélopment under CAFRA must coritain detailed
information about the proposed facility or use in the form of an
environmental impact statement that describes the project and assesses
its envirommental, social, and economic. 1mp11cat10ns for the
immediate vicinity and for the coastal zomne.

_ The CAFRA program is administered by the Office of Coastadl
Zone Management within the Department of Environmental Protection, Its.
budget for Fiscal Year 1978 is $934,000 and it has a 35—member staff. (A
“map of the CAFRA Jurisdlctlon 1s shown on page 65 ) :

-3, Pinelands Env1ronmenta1 Council

The P1ne1ands Env1ronmenta1 Council was created by an act of .
the New Jersey Legislature which was signed into“law in January 1972
(N.J.S.A. 13: 18-1 et seq. ). The purpose of the Couricil as stated in
the act is Ce ' S - ‘ B

the protection of the water resource and other
natural assets of the Pinelands region from
misuse and pollution; the conservation of the
scientific, educational, scenic, and water
resources and the recreational values of the
region; the encouragement‘of'the cohtinuation
and development of compatible land uses in:

- order to improve the overall -environmental and . -
economic position of the area; and the preser-.
vation and promotion of the agricultural complex
of the Pinelands region.
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The Council is made up of 15 members, all of whom are reSi—_
dents of the Pinelands area. Approximately 320,000 acres or about
one-fourth of the total Pinelands region is included within the
Council's jurisdiction. : -

One of the primary tasks of the Council is the preparation
of a comprehensive plan for the preservation, enhanceément, and
development of resources of the region. . The Council has the authority
to review any project that would destroy or substantlally impair
significant historic or recreational resources or bring about a major
- change in.the appearance or use of any area of the Pinelands region.
The Council has 30 days to conduct its initial review of a project.
and may delay the project for an additional 60 days if it is not in
substantial. conformance with the Council's plan or if it might have
an unreasonably adverse effect upon ‘the Pinelands' resources. (The
jurisdiction of the Pinelands Envirommental Council is shown on_the
" map above. )

- II. C. S'U'PPORTIVE.JUDICIAL ATTITUDES IN.NEW -JERSEY

Land ownership carries with it a bundle of rights. Among
those rights are the rights to hold or sell the land, to mine or
sell the mineral rights under the land, and to use the land in any
way one sées fit. ' Some prlvate interests think land ownership rights
are inviolate and wview any governmental attempt to restrict the use
of the land as. an unwarranted diminution of those rights: On the
other hand, govermment is charged with protecting the public interest.
Government must ensure that private landowners do not develop or
othérwise use their land in such a way' that the action becomes a
" nuisance or’ 1nfr1nges on the rights of others. Utilization of govern-
ment regulatlons in the form of land use control is one method of
meeting these resp0n51b111t1es._ :

The term "taking issue" derlves from a land use control
questlon that is often.subject to litigation. The courts are asked
to decide whether a particular method of exercising the police power
restrlcts an owner's use of property to such an extent that his.
enjoyment and/or potent1a1 profit from the landare reduced.. . The
courts must then decide Wwhether 1) the zoning is JustlfiaBle, thereby
"giving the owner no compensation, or 2) if the action is a taking.

If a taking is found, the zoning is 1nva11dated as applied to the .
particular case, and the landowner is enabled to do what he w1shes,
unless the. government acqulres the property (Costonls, 1977).

The courts have wrestled with this dllemma for many years.
Over the past decade, a trend of upholding governmental regulations
which are determined as serving the public interest has emerged.
Decisions are influenced not. just by the times but also according to
whose interests are being served by the’ restrlctlons and what level
of government has called for those restrictions.
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The history of the taklng issue from the early twentleth
century through to the early 1960's has been excellently set forth
.in the publication’ approprlately entitled The Taking Issue which
was prepared for the President's Council on Environmental Quality
(Bosselman, 1973). " As that publication clearly indicates, contem-
porary legal precedent in New Jersey, and perhaps in the nation;
with respect to the application of the Fifth Amendment taking#
. provision for preserving environmentally sensitive lands was
established in the case of Morris' Couiity Land Improvement Company vS.
» Par51ppany—Troy Hllls Township, 40 N.J. 539 (1963).

Morris County dealt w1th a l,500—acre parcel of swampy land
which the township had zoned so that only agricultural uses, outdoor
recreational uses, public utility .transmission lines, radio or tele-
vision transmission facilities, and township sewerage treatment plants.
and water supply facilities were allowed. The New Jersey Supreme- ’
Court carefully reviewed.all of. the evidernce presented by the town-
ship to support the regulations and concluded:

_—

_ "It is equally obvious from the proofs, and
legally of the highest significance, that the main
purpose of enacting regulations with the practical
~effect of retaining the meadows in their natural.
state was for a public benefit. This benefit is -
twofold, with somewhat interrelated aspects: first,
use ofrthe3area as a water detention basin in aid

- of flood control in the lower reaches of the
Passaic Valley far beyond this municipality; and
second, preservation of the land as open space. for
the benefits which would accrue to the local public
" from an undeveloped use such as that of a nature °

refuge by wildlife (which.paid taxes on it)."

While the Court acknowledged the validity of the public
purpose, i.e., conservation and flood control, the Court found that

a taking without just compemsation had occurred. Excessive regulation
under the police power in effect rendered the landowner's property
virtually useless. Therefore, acquisition rather than simply
regulation was required under the ‘circumstances in the case. In the
decision written by Justice Frederick J. Hall, a nationally acknowledged
land use expert among the- Judlclary, the Court stated:

*The Fifth Amendment'states in part ", ..Nor shall prlvate property be
taken for- publlc use, Wlthout just compensatlon.
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"Whlle the issue of regulation as agalnst
taking is always a matter of degree, there can be
no question but that the line has been crossed
"where the purpose and practical effect of the
regulation is to appropriate (sic) private pro-
.perty for a flood water detention basin or open
space. These are all laudable public purposes
and we do not doubt the high-mindedness of their -
‘motivation. But such factors.cannot avoid
unconstitutionality." (193 A.2d at 232.)

For many years, the Parsippany-Troy Hills decision served as
a benchmark on the taking issue and was often referred to in other-
States" Jud1c1a1 decisions.” As the environmental movement gained
momentum, however, courts began to distinguish the New Jersey decision
in an attempt to broaden the use of zoning regulations to protect:
environmentally sensitive areas. Many States, New Jersey among -them,
enacted legislation in the early 1970's with the objective of protec—
ting sensitive wetlands. While the degree of regulation varies from
State to State, the effect of the regulations is to restrict new
development, almost to the extent of the Parsippany—Troy Hills zoning.

The date of a case is often an influential factor in pre-
dlctlng how an issue will be resolved. While New Jersey courts did
not deviate from the Morris County decision for several years, other
courts in the nation grew more favorable toward upholding. restrictions
which were in the public interest. The most notable decision came
from the Wisconsin Supreme Court in the. case of’ Just vs. Marinette
. 'County, 201 NW 2d 761, dec1ded in 1972. .In this case, the Court
questioned whether the ' 'ownership of a parcel of land is so absolute
that a man can change its nature to suit any of his purposes.' 1In
" deciding this issue, the Court specifically referred to Morris County
‘and criticized the decision because too much stress was laid on the
right of an owner to change commercially valueless land when that
change does damage to the rights of the public. ‘The landowner in the
Just case definitely suffered a financial loss by being prohibited to
" sell his land; however, the extent of the loss must be modified by the
realization that the highest and best use of a bog area is not and
‘cannot be the same as the potential uses to which a well drained and
level area might be put. For these reasons, the Wisconsin Court up-
held the county shore 1and zoning, which had been approved by the
State as well.

Shortly after the Just decision, the New Jersey courts faced
a wetlands regulation case which also concerned the taking issue. Un-
like the Morris County case 10 years earlier, the Superior Court upheld"
the level of restrfiction as being in the public interest and ruled that
the wetlands regulations did not result in a taking.
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_ The effect of- the New Jersey Wetlands Act was 31m11ar to that

in the Par81ppany—Troy Hills zoning ordlnance in that new development in
the wetlands was virtually prohibited by enactment of the Department of
Environméntal Protection regulations. Nevertheless, -in the opinion of

" Sands Point Harbor, Inc., vs. Richard J. Sullivan, Commissioner,
Department of Envirommental Protection, the court distinguished that case -
from Morris County on the basis that the regulations in the latter case
permitted hunting or fishing on a wildlife sanctuary as the only possible-
uses (N.J. Superlor Court Appellate Division A—76S 73, 1975)

In Sands P01nt, the court said the property owners had not
~ demonstrated as was done in Morris County, that no practical use could be
" made of the property. -The court.noted that only a few activities were
absolutely prohibited. In deciding whether.a specific activity is o
allowed under the Wetlands Act, N.J.S.A. 13: 9A-1 et seq. the Commissioner
must cons1der the effect of the proposed activity on the public health,.
safety and welfare, as - well as general envirommental concerns. .Therefore
in the eyes of the court,‘Sands Point was d1st1ngu1shab1e from Morris Land .
and was not a taklng without just compensatlon. :

It should be noted, however, that while the Wetlands Act did not
proh1b1t development per se, this was the effect. The performance stan-
dards associated with the Wetlands regulations served to increase develop-
 ment costs to the extent that development in the wetlands was not economi~
cally feasible. As a practical matter, the Wetlands Act produced a )

result similar to the ParSippany—Troy Hills zoning.

: On July 31, 1978, another wetlands case was de01ded in the New

) Jersey Super1or Court (American Dredging Co. v. State of New. Jersey,
Department of Environmental Protection (161 N.J. Super. 504 391A.2 1265)).
In this case the company was depositing dredge spoil -on 80-of its 2500
acres of wetlands. .The court found that it was not unreasonable and did
not constitute a taking to prohibit thislactivity. Among other reasons,
‘the Court said. that "while loss of value is to be considered in deter-
mining whether a restriction is a constructive taking, value based on
changing the character of the land at the expense of harm to public rights
is not an essential factor or controlling." . This conclus1on, in fact, 1s
a citation from the 1972 Wisconsin case (Just v. Marinette County,

56 Wis.2d 7,201 N.W.2d 761 (Sup.Ct..1972) which remains as the most far ..
reaching decision to date regarding the degree of public interest in
private property. Again the Morris Land case was cited. with the Court
distinguishing the instant case from it by stating that "The thrust of

the Wetlands Act is the prevention of harm to the:public, not the enhance~
ment or improvement of a govermmental activity or purpose'...'such as
flood control or preservation of land for a park or. recreation»area.;."

The New Jersey Jud1c1ary ‘was obv1ously beg1nn1ng to. rethlnk
the basis which justified the Parsippany-Troy Hills decision. Given'
the environmental movement of the 1970's, the legal literature, and '
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decisions of other States' courts, the New Jersey courts began to rule
more favorably with regard to governmental regulatlons in the public
interest. - :

The change in thinking is not attributable just to the times,
however. Morris County dealt with mun1c1pal authorlty, whereas
Sands Point’ upheld the legality of -a State regulatory decision responding
to a specific statute. The Wetlands Act was intended to address issues
of regional rather than simply local concern. The import of protecting
the wetlands was recognized and endorsed by the Legislature, and 8o the
restrlctions carried more weight. «

: Although the State jud1c1ary was still wary of excessive
restrictions on private property, it is obvious that the courts were
beginning to distinguish between State and local authority. In fact,
"Justice Hall, who wrote the opinion in the Morris County case, observed
this distinction in a case some 10 years after Morris County. While
the issue in the subject zoning case is not relevant to this dlscu531on,
a footnote to. ‘the oplnlonnis appropriate.

"It is to be emphasized that we deal in thlS
case with the split lot situation where there is
a deprivation of all practical use of the smaller
portion thereof. The approach to the taking
problem, and the result, may be different where
 vital ecological and environmental considerations
of recent cognizance have brought about rather
drastic land use restriction in furtherance of a
policy designed to protect important public inter-—
ests wide in scope and territory, .as- for example,
the coastal wetlands act N.J.S.A. 13: 9A-1 et  seq.,
and various kinds of flood plain use regulatiom.

. Cases. ari31ng in such a context may properly call
for a reexamination of some of the statements 10
years ago in the largely locally limited (emphasis.
added) Morris County Land case, supra (40 N.J. 539).
See generally, Bosselman, et al., The Taking Issue
'(Council on Environmental Quality, 1973)." AM6
Associates v. Township of Springfield 65 N.J. 101.

. _ Courts throughout the mnation have come to uphold land use
restrictions which they would have quickly struck down under the

degis of Morris Land. California and Wisconsin are notable ‘examples.
Massachusetts, Florida, and Rhode Island also have restrictive wetlands
and other legislation dealing with critical areas. New York courts,
in particular,have upheld aesthetic zoning and. other seyere zoning
restrictions in the Adirondack Park region, using as justification

that the park is a "unique and natural area" recognized‘as such. by. the
State Legislature and so suitable for police power controls far greater
than normal. The U.S. District Courts have used a similar rationale in
upholding reglonal zoning in the Tahoe (California-Nevada) Basin.
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The significant point about many of the above decisions is
that the majority concerned regulations. impesed by a unit of govern—
‘ment above the local level. In the case of Just v. Marinette, for

example, the shore land zoning plan was developed by county government,
" then approved by the State. These decisions indicate that the courts
are increasingly willing to support regional resource-based management
" plans as being in the public interest, partlcularly if such plans
carry with them leglslative endorsement.

, NeW‘Jersey is no exception to this trend. The State courts
continue to be wary of municipalities enacting strict emvironmental

legislation if the purpose or result is exclusionary zoning; however,

they are favorable to a regional approach as ev1denced in Sands P01nt.

To understand the'distinCtion made,between Iocal.and regional
interests, it is appropriate to look at two relatively recent decisions
of the New Jersey Supreme Court. In the first case, involving Mount
Laurel Township, Justice Hall, again speaking for the Court, indicated -
that where challenges on the basis of exclusionary zoning occurred the-
municipality had the burden of proving the validity of its environmental
defense. ‘It should be observed that the Court was not ready to cast
‘aside an envirommental defense. The Court said, "This is not to say
that land use regulations should not take die account of ecological or
environmental factors or problems. Quite the contrary. Their impor-
tance, at last being recognized, should always be considered. Generally
only a relatively ‘small portion of a developing municipality will be
- involved, for, to have a valid effect, the danger and impact must be
substantial and very real (the construction of every building or the
_improvement of every plot has some envirommental impact) -- not simply
a makewelght to support exclusiomary hou51ng measures or preclude
growth..." (67 N.J. at 187). A similar message was contained in a
decision 1nvolv1ng Madison Township (now 01d Brldge.Townshlp) The.
basic theme of these two decisions is that individual municipalities
acting for their own good, and not necessarlly for the general welfare

of the regiom or the State, might abuse the environmental defense.

: To summarize, the New Jersey judiciary at the present time
appears to have reached a point in its thinking which might support
heavily restrictive land use regulations in the Pinelands. However,
these regulations must have the. conceptual support of the State Legis—
lature; they must.be'developed4and implemented on a regional basis;
and the ratiomale for the regulations must be sufficiently documented
and defen51b1ew Furthermore, the case must be made that the area under
consideration includes critical environmental factors significant to
the State and regiom, as well as to the affected municipalities.

II. D. MANAGEMENT TECHNIQUES FOR THE PINELANDS

Managing growth in an area as_extensiVeAend ecologically
unique as the Pinelands calls for a comprehensive and efficient system
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of planning and management techniques. While the most effective tech-
nique for maintaining control over the future of the Pinelands is for
government to acquire all rights to the land,.this course is nelther
economically feasible nor necessarily desirable.

'Acqu1S1t10n is only oneuof-many technlqueslwhich might be
utilized in the Pinelands. .In addition to public ownership and manage-
ment of the land, alternative mechanisms exist which might also be ’
appropriate for protecting and preserving this unique area of the State.
The following section describes a number of management techniques whlch
might be utilized within the framework of a Pinelands management. program.
Several of these, in particular, the transfer of development rights (TDR) .
and easement purchase offer a way to achieve the goals of preservation
while ‘alleviating the financial burden on the.individual landowner.
Instead the costs would be spread throughout the community.  These tech-
niques will be mentioned again in Section III, which contains the -
Committee's recommendations for a Pinelands‘Management,Program.

1. ‘ Acguisition B
la) Fee Simple
Government acquires full.title.to privately held land.

Advantages .of fee simple acquisition: . _
a) government owns.land outright; therefore, can
manage as it deems proper, e.g., with- fire
ecology, keeping all development out}

b) .no .strings attached: eliminates legal compli-
. cations which mlght occur if 1ess than full
interest is acqulred

c) - historically, there has been public 'support in
New Jersey for: government acquiring open space
lands; :

d) offers a technique»of'1ast'resort.if'all else fails.

Dlsadvantages of fee simple acqulsltlon. - .
a) most expensive. type. of acquisition; therefore,
' vast amounts of acreage will normally be beyond
financing ablllty,

b). removes land from tax rolls, increasing burden on
existing residents to pay.for‘services°

c) government intent to purchase land may drlve land
prices up,

d) premised on Wiliing seller otherw1se, government

must pursue eminent domain procedure which is an
unpopular tactic.
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1b) Bargain Sale

Land transfers may occur in what is called a bargain sale.
While fee simple title changes hands, the full market value is
not paid.  Instead, the owner who chooses to sell his land to
a nature comnservancy, public agency, etc., accepts less than
fair market value for his land. He may then také as a charit-
able deduction on his Federal income taxes the difference
between the fair market value and the price actually paid.

. In effect, the seller is taking a loss only on paper. Essential
- to the success of this technique is a thorough and competent
appraisal of the properties which will verify to the’ Internal
Revenue Serv1ce that a gift has been made. :

Advantages of‘bargain-sales:,
.a) public acquires land at lower cost;

b) - technique has been used successfully in New Jersey,
,Massachusetts, and Vermont, among other states;:

c) . attractive to persons who are in.50% or higher
" income tax brackets because available tax deduction
results in greatest savings; lower tax bracket
owners may benefit as well, however; :

d)-.psycholog1cal or public relations element in person
who ' glves portlon of profits in publ1c interest.
Disadvantages to bargaln sales: ~“ :
~a) technique is not well known or understood at this
‘time; therefore, there is a - time lag until public
is made aware of advantages of bargaln sales;

'b) possible problems with arriving at consensus on
© "fair market value."

lc) Installment Buying

The State,; or other purchasing agency, remits a certain
amount each year to the landoﬁner; the owner continues to use
his land until full payment is made. Such. a technique could
. be utilized when the State is unable to purchase the land in

~one lump sum. The exchange of promissory notes between buyer
and seller ensures that the land will be acquired regardless
of whether the State has sufficient funds at the time to
purchase the land in its entirety., '

Advantages of installment buylng
a) seller may spread his capital gains over ‘a number"
of years, thereby reducing taxes on the sale;

b) if the bargain sale method is used the result is

even smaller capital gains spread over a number
of years;
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1c) more land may be acquired'and tept from develop-
ment, even though the agency cannot purchase
‘ land outright all at the same tlme'

~d) State is relleved of malntenance costs untll
*,purchase 1s completed

ld)pLaud'Donations

The donation of land to a monprofit or governmental agency:
for conservation purposes can.benefit both the donor as well as
the public which receives the land at no cost. The donor may
deduct such donations from his income taxes, may specify how
‘the land is to be used, “and may even be accorded life rights.
to the property. The donor may also imnstruct.that the land be
dedicated to a spec1f1c.person or cause, thereby ‘serving as a
type of memorlal ' \

In cases where the landowner does not wish to relinquish
all rights to. the property, he may voluntarily restrict the use
of the property by granting easements or covenants which will
*run with the land. While a partlalvdonatlon carries with it
lesser tax advantages than a gift of the land and all rights,
the donor would still merit a-deduction on. income taxes-as
well as reduced ‘property ‘taxes on’ the 1and with restrictions.

' Advantages of land douations:’ .
a) public acquires land gratis;

b) donor may deduct gifts from income taxes, for
_ persons. in 50-percent-plus tax bracket, this is
partlcularly attractive;

c) land may be dedicated and utlllzed as donor wishes,
e.g., sServe as memorial, testamentary gift; '

~d) <donation of less than full rights keeps 1and-on'
tax rolls yet restrlcts use to conservation
purposes,

e) property taxes on land where easement has been
given are reduced; therefore, less of a burden
on landowner; additionally, landowner retains
responsibility for maintenance of .property.

_ Dlsadvantages to land -donations:
a) donation of fee simple rlghts takes land off tax
rolls. :

le)_Easement'Purchase

Easements may be purchased for any purpose, 1nclud1ng conser—
vation or agrlcultural purposes. Easements involve governmental
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© acquisition of less—than—fee—SImple 1nterest, or non-
possessory interest in the land.

Advantages of easement. purchase. . :
a) less than fee simple; therefore, less’ expen31ve'
therefore, more lands can be acqulred,c

b) 1land remains in prlvate ownershlp and on tax rolls,
. though at reduced levels;

c) ~1andowner is.compensated for restricted use;
d) maintains existing character of area.

Dlsadvantages of easement purchase.
a) can be almost as expensive as fee simple purchase;
therefore, may not be worth: the dlfference in cost;

b) _changlng condltlons over time may. make the area no
longer suitable for agrlculture, can conditlons of
- agreement .be changed in- future?

c)  difficulty in monltorlng property owners conformance
with easement agreement; : : :

d) 'questlon ‘of the extent of the publlc s rlght of
access to easement lands. -

lf) PurChase and Leaseback

Purchase and leaseback is a mechanlsm Whereby government
" purchases fee ‘simple title to the land, then leases it for
,spec1f1c purposes and periods of time, e.g., for agrlcultural
uses. Purchase and leaseback may be used as a method for

- maintaining the agricultural character of an area or perhaps
as a way to freeze the use of the land until such a time as
it is used for park land, urban expansion, etc. —— may be
particularly sultable for cranberry farms within P1ne1ands.

Advantages of purchase and leaseback:
a) . maintains character of area while allow1ng publlc
lands to be income produc1ng.

-b)> monies derived from rents can be channeled to the
municipality to offset the impact of property
removed from tax rolls;

¢) landowners can pursue agricultural activities,

relieved from pressures.to sell, such as specula-
tors or rising property taxes;
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'd) landowner is: compensated. by government;
'e) preserves some of New Jersey's agricultural base.

Disadvantages)of'purchase'and leaseback:
a) wutilizes fee simple acqulsltlon, herefore, still:
very costly, '

b) ‘removes 1and from tax rolls,.

c) government acts’ as a landlord of sorts with all
'attendant managerial problems.

1g) Purchase and Saleback

Purchase and saleback is 51m11ar to purchase and leaseback
In purchase and saleback, government first purchases the fee
simple title to the land and at some future date sells it to
the private sector with deed restrictions attached. Except for
such restrictions, however, the government transfers the title
and all rights to another party.

Advantages of-purchase and saleback: -
-a) land is returned'to tax rolls;

b) government maintains some control over use of land .
' through deed restrlctlons,

c) purchase of land protects environmentally sensltlve
areas from development pressures.

Dlsadvantages ‘of purchase and saleback:
a) very costly in terms of initial’ outlays,

b)  question of whether government should be involved in
real estate which is not intended for public use.
(For further advantages and disadvantages along this
line,see Land Banking.)

1h) Land Banking

Land banking is a form of public acquisition which involves
the purchase and holding of land‘where urban expansion is antici-
. pated or channeled until such time as that area is deemed ready
for development. Land slated for private development may be
retained in public ownership and leased to private 1nterests or
sold with. deed restrictions.

Advantages of land banklng
a) minimizes urban sprawl by governmental retention. of

land until development is considered approprlate
and t1mely,
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b) helps to limit public 1éndlspeculation;
c) provides for public?nsesé“
d) helps promote sound pianning practlées by giving

public officials a more direct 1nterest in pro-
perty and its regulatlon,

e) -use of" emlnent ‘domain by a land bank has been upheld -
by the Supreme Court of Puerto Rico; therefore, only.
case to date has.been fayorable. -

Disadvantages of land banking:
- a) very costly; government must purchase land far in
advance, -may not realize any 1ncome from leases:
_for years; :
b) the need to acquire enough revenue to service debts
may conflict with responsibility of the bank to pursue
the most effective land use policy;

c) goVérnmént is acting.as land speculator;

d) Aquestlon of constltutlonallty by castlng government
' in the role of land: speculator.

2. Zoning

Zonlng may be used in the Pinelands admlnlstratlve area to

ensure compatlble land uses. The key issue revolves around how restric- -

tive zoning can be before a court holds it to be confiscation without
compensation. Judicial attitudes toward restrictive zoning have been
changing as courts give more credence to the public right with regard
to private property, thereby modifying the "absolute rights" yiew often
posited by private property interests:.. The use of zoning carries with
it a heavy burden to demonstrate the basis for. restrlctlon as Well as .
how the publlc interest is 1nvolved.

~ 2a) Exclusive Agrlcultural Zoning o

Agricultural zoning may be utilized .in areas preseéntly under
wetlands cultivation.  Exclusive. agricultural zoning may also be
applicable in areas of blueberry cultiyation as well as some
conventional tillage agriculture.

Advantages of agricultural zoning: .
"a) 1land remainS‘on tax rolls;

b) cranberry cultivation is a low 1ntensLty use and

therefore consistent with concept of maintaining
undeveloped character of portions of the Pinelands;
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' c)> cranberry‘cultivation depends on water. table and
"~ water quality whlch Plnelands management aims to
malntaln‘

d}' cranberry agriculture properly uudertaken_is a .
profitable business. : : ‘

- Dlsadvantages of agrlcultural zonlng.
. a) land holders may oppose restrlctlons'

b) cranberry agrlculture may not remaln economlcally
'v1able in the. future,

c) restrictions on.dwelling units'allowed.must be
spelled out clearly; otherwise, large lot sub-
division could occur.

2b) Timber Zonirlg;

_ lee exclusive agrlcultural zonlng, the establlshment of
timbering or forestry districts precludes other forms of
development. . Low-intensity recreatlonal uses, e.g., hiking, back—
packlng, ete., are compatlble with t1mber1ng act1v1t1es.

Advantages of,timber zoning:
a) land remains on . tax rolls;‘

b) ensures that land w111 remaln undeveloped yet prov1des
for re51dual use; ' ‘ :

~c) provide_habitats fdr certaiﬁebeg plants.

Dlsadvantages of timber zonlng.
' a) unregulated timbering praetlces may have adverse 1mpact
-on Pinelands ecologlcal balance.

Ze)vRuraI Zoning

- Also referred ‘to as "large - lot zonlng, rural zoning generally
involves minimum lot sizes of five acres or more. Justification
for rural zoming has been related to natural resource restraints.

Advantages of rural zoning:
- a) -ensures low. density useS"generally restrlcts to
reSLdentlaldand agricultural uses;

b} land remains om tax rollS' onéslte water'and sewer
' fac111t1es are possible, thereby decrea31ng need for

various cap1ta1 1mprovements.

'Dlsadvantages of rural zonlng.x
a)’ allows growth to oecur in a scattered fashlon,
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b) can be challenged on grounds of exclu31onary
zoning;

c) does not prevent development; therefore, is
" not suitable as technlque to preserve open
space;

-d) AlegallyASupportable lot sizes may'be below
* threshold size needed in many parts of the
Plnelands which are particularly sensitive.

24). Cluster Zoning

.Cluster zoning allows developers to reduce the size of
individual residential. lots as long as the overall density of
-the parcel is maintained. The remaining land may be kept as
green area or common open space. The developer is clusterlng
the units on a smaller portion of the tract. The clustering
provision is usually an option in a zoning. ordlnance, but it
is p0531b1e to require clusterlng. :

Advantages_of cluster zonlng:
'~ a) provides for contiguous tract of open space;

b) clustering reduces. length of road areas and

) ‘utility lines which must be extended to service
development ; - therefore may result in sav1ngs
to developer and home buyer;

c) protects environmentally.sensitive portions of
tract,e.g., floodways, natural areas;

d) . may be more aesthetically pleasing,

Disadvantages of cluster zoning:
a) problem of maintaining coimon green area, Cugey - .
costs; reSpon31b111ty, etc., :

- .b) homes may not be as marketable as conventional
© tract developments; ' : '

c) generally:dependent on existence'of_public sewer .
and water or on ability of land to support on-
site water and sewer at higher densities.

Transfer of Development Rights'

The basic concept in the transfer of ‘development rights (TDR)

is that the right to develop land can be treated as an independent
aspect of landownership. Under a TDR scheme, a landowner may sell or
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otherwise transfer his right to develop the land to another -party
while retaining ownership of the. land itself. TDR plans can be used
as a means to achieve a number of objectives including the preser-
vation of buildings or other properties of historical or. architec-
tural significancej the preservation of scenic areas, agricultural
lands, or open space;-and for general 1and plannlng and management.

The ab111ty to sell development rights while otherwise
retalning one's property serves to-lessen the fiscal inequities which
fall on landowners when their property .is subjected to restrictive
land use controls. Landowners with property designated as open space,
for example, may be compensated for the deprivation of use by selling
their rights either. to a public agency or to a developer within an
area designated as' appropriate ‘or feasible for development. The TDR
_ concept can therefore be seen as a form of accommodation and a means

to alleviate the controversy between private and public interests

over the taking issue. The United States Supreéme. Court published a.
-dec131on in June 1978 which acknowledged transfer of development

rights as an acceptable method for land use control in the case of

Penn Central Transportation Company vs: City of New York.  The Court
held that the application of the transfer did not constltute a taking of
one's property because it permitted a reasonable beneficial use and

was substantially related to the promotion ‘of the general welfare.

The transfer of development rights may be orchestrated in‘a
. number of ways. The system may depend .on voluntary transfers among.
individual landowners or could provide for a public agency serving
as the intermediary/depository for the rights. Development rights-
" themselves may be defined and distributed in various: fashions. For
:example, the rights can be distributed in proportion to the unused -
density permitted under ex1st1ng zoning in proportion to the assessed
or market value of the property or according to land area.

7 TDR may not be applicable in all areas. There must be a

-market for the development rights,. or else the landowner whose pro-

. perty is under restriction will be no better off financially than
before the TDR plan was enacted. - Such an example exists in Bass River
Township, Burlington County. .The  previously cited Bass- River study
concluded that much of the land is environmentally sensitive and
therefore unsuitable for development. As a result, the number of
transferable development rights per .parcel is so small that TDR. - .
‘becomes impractical, except by~ allowing ‘a high density cluster develop-
ment in a very small area whlch would be out of character with the
surroundlng area.

Advantages of TDR: ) : e :
a). allows for the preservatlon of open space ‘and prov1des
a means of compensation.to 1andowners without dlrect
cost to government,
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b) allows for large tracts of open land to be amassed,
which is -superior to the practice of creating small,
fragmented parcels of open space via the clusterlng
mechanism;

c) creates a lower cost value of open land Wthh may
make more acqu131t10n feasible.

Disadvantages of TDR:

a) mno history of applying. TDR on intermunicipal ba31s
in New Jersey; current Municipal Land Use Law does
not expressly permlt TDR on 1nter—or intramunicipal
basis;

b) depeéends upon the existence of a market for develop-
- ment rights at dens1ties increased by the transfer;

c) ‘necessity of creating higher densities for transfer
‘rights in order to make rights marketable may lead
to development incompatible Wlth protection of the
Pinelands; :

d) government may have to be a purchaser of last resort
of development rights. : :

4, Performance Controls/Environmental Standards

. Performance controls attempt to minimize the adverse impacts
to the immediate and surrounding environmment resulting from proposed
development. They specify a level or degree of _care whlch must be met
before development will be permitted

Advantages of performance controls'
a) -allow development to occur within the confines of
the protection of the'enVironment;'

b) do not deprive the. owner of reasonable use of his
property.

Disadvantages of performance controls: .
a) administration of performance standards is complex
and difflcult, -

b) do not prohiblt development, only. concerned Wlth
quality of development,

c) do not discourage scattered and piecemeal develop—
" ment; may in fact encourage it; ‘

d) do not provide for the cumulative impacts of
: 1ndividually approved dec1sions.

81



5. Pinelands Region Official Map

Identification on-an official map of properties slated for
public acquisition in effect freezes:that. land for a specified period
of time. : -,

Advantages ‘of official map._
a) - prevents properties from- being developed until
. state is ready and able to acqu1re ‘them;

"b) legally sUstainable and,administrativelyVpractical.

Disadvantages of official map:.
"~ .. a) mnot authorized under existing law;

b) State may have to give percentage of value (option
price) to landowner each year if land is not acquired .
immediately, thus paylng more for property over the
long run. .

6. - Master Plannlng

A Pinelands master plan should include both short- and long
term objectives for the Pinelands adm1n1strat1ve area and establish the
rationale behind the operation. of the development management system.

The elements of this comprehensive plan might include, but not be
limited to, a land use plan which: considers natural conditions such
as topography, soil conditions, water supply, drainage, and flood

plain areas; shows existing and proposed location, extent, and 1nten51ty
of future land uses, including both public and private land uses; and
includes a statement of standards of population density and development
intensity recommended for the Pinelands regiong,~All of the above should
be related to some definition of planning capacity in the Pinelands -
which refers to the ability of a region to accommodate growth and develop— a
ment within the limits defined by existlng infrastructure and natural
resource capabllitles. : :

Advantages of master plannlng
a) establishes framework for dec151on—mak1ng, remov1ng
- discretion and arbitrariness from decisions;
'b) should provide some guidance in terms of future
needs of Pinelands region, e. 8-> hous1ng, utilities,
employment preservatlon,_etc.

7. Development Tlmlng

o Development t1m1ng 1nvolves a system Where a specified amount of '
development is alloWed per year, in accordance.with a comprehen31ve plan and " -

a cap1tal improvement program Development lxmlts are generally determined
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according to the capac1ty of mun1c1pal services, with capital improve-
- ment planning and investment an integral part of the- comprehen31ve
planning process. Thus, development timing does mnot seek to prohibit
development but rather seeks to channel growth into those areas where
it can best be accommodated and to exercise reasonable control oyer
the rate of growth :

Development t1m1ng, or phased growth, has also been referred
to as a system of continuous re-zoning. Land becomes. suitable for .
development -(in the eyes of the municipal regulatory body) only when -
services - become available to that area of the municipality. Avail-
_ability is itself a decision by local authorities. The utilization of
a special permit procedure rather than'a conventional subdivision
procedure affords the. governing/regulatory body even greater author1ty
in exacting desirable development patterns and types. :

Advantages of development timlng:'
a) prevents haphazard.growth patterns;
'b) allows municipal- serv1ces to keep pace with
'expandlng populatlon, ‘

c) its spec1al permit. procedure ensures greater -
control over. quality of development;

d) regulates rate of_growth but does not freeze it.

Disadvantages of development t1m1ng
a) criticized as exclusionary; potentlally v1olat1ve
of First Amendment right to trayel, although it
."has been upheld in several instances outside:
" New Jersey;’ :

b) -attacked as violative of due process clause, in

- . that landowner on outskirts of municipality may
be deprived of reasonable use of his property,
i.e., developing the land when he desires;

c) cannot prohibit development-

8. Project Review

This is a process of evaluating the expected enyironmental:
and socio-economic effects of a proposed project. The project review
process incorporates and is closely related to the utilization of
performance standards and environmental controls. Project reyiew
generally:involves the submittal by the developer of an Env1ronmental
- Impact Statement and the determination by the reviewing agency that '
the project will not create adverse 1mpacts.
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Advantages of project review:
a)_ provides greater control over proposed development°.
ensures conformance with environmental standards,

b) keeps State and other agencies apprlsed of develop-
' ment act1v1ty,

c)"allows development decisions to be made in terms of
a regional perspective;

d) could permlt a sound worklng relatlonshlp w1th local
government. :

_ Dlsadvantages of prOJect review: :

o a) 1is a reactive, not. a positive force; cannot direct
where growth should occur; merely prevents or
minimizes adverse impact of development; '

b) -cannot control growth'

c) its appllcatlon of guidellnes can be attacked as .
arbltrary,

d) addS'another layer to regulatory procedures;

e) vconfu51on may arlse due to overlapping State and
"~ .other regulatory procedures..

9. .ATaxation“

Whlle tax and fee systems are normally constructed to generate
revenues, the power of taxation may also serve as a deterrent to deyelop- -
ment. The fact that land is usually taxed according to its hlghest and
best use serves to encourage development, as landowners attempt to
maximize returns on investment. The implementation of a taxing system
which is constructed as part of ‘a growth management program therefore
implies that changes must be made in New Jersey s tax system, i.e., tax
reform.

9a) Preferential Assessment .

Land is taxed according to its present use rather than its
"highest and best" use. New.Jersey presently has a Farmland
Assessment Act whereby farmers and agricultural landowners
receive reductions in taxes as long as land is kept in agri-
cultural activity. California employs a preferentlal assess—
ment technique: landowners elect to place land under "enforceable
restrictions," i. e., restrict to open space or agrlcultural use,
and may thereby escape '"burdensome taxes. '
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Advantages of preferential assessment:

a) . decreases tax burden for farmers and landowners
on urban fringe; ‘therefore, rising property -
taxes are no longer key factor in. declslon ‘to
sell or ‘develop;

'b)A Farmland Assessment Act of 1964 contains conditions
‘for tax abatement; therefore it is supportlve of
‘New Jersey agrlcultural industry. ' '

Disadvantages of preferent1al assessment: :

‘a) no guarantee that land will mnot be developed onlyu .

' a three-year rollback. tax is assessed when farm1ng
activities cease,

b) New Jersey Tax Policy Committee has concluded that
the FAA has had 1little impact in decelerating the
conVersion of farmland for urban,deVelopment;

.c). may be difficult to impose preferentlal tax system
in only one portion of the State. '

9b) User and Benefit Fees

User and benefit fees are not really taxes; rather, they
are charges by a governmental agency for providing. a service -
-such as public sewer and water. While most utility fees are
based on the amount of use, an alternate method of marginal .
cost pricing could be. employed.

New users are charged~the'regular use fée as well as an . -
additional fee based on. 'the cost of transporting the service to
the user. 'For new developments on the fringe or outside the
boundaries of settled areas, user fees might be substantlally
higher than fees W1th1n the ex1st1ng developed area.

Advantages of user/beneflt fees. - ‘ :
a) - ‘assess penalty on outlying development therefore,
' discourage scattered development patterns'

b) ex1sting re81dents do mot assume f1nanc1al burden
for extend1ng services to fringe areas.:

Dlsadvantages of user/benef1t fees:

a) serve only as deterrent to scattered development
patterns; differences in cost to user may be
minimal; - therefore, no assurance that sprawl
patterns will cease;.- :

" b) 1imited.to areas served by public water and sewer,
where such user fees‘could‘be imposed. : :
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'9e)'UrBan and Rural Service Areas -

Areas are distinguished by the level of services they are
expected to receive, and landowners pay taxes accordingly.. The -
- extension of public seryices is a decision. influencing those
areas to be developed and those where development will be
- deferred. . Since service levels are low, taxes may be low,

thereby signlficantly reducing the tax burden on farm and open
space lands. . : .

-Advantages of urban and rural service areas:: o
- a) relieve some of the pressures to sell or develop;

- b) specify developmént versus nondevelopment/
' .deferred zones; therefore, they are part of the
_conscious policy decision by the governing body
concernlng future land ‘uses;

¢) discourage sprawl, or at least channel it to
limited areas. '
DisédVantages of urban and rural service areas:
a) cannot prevent development in rural areas;

b) may subsidize land speéulators who are holding
lands - in a rural area until they are ready to-
develop these propertles,

c) utility authorities- 0perate to expand their '
‘service area and are not ‘attuned to environmental<
goals. :

9d) Windfall“Taxes

A windfall is any increase in the value of real estate
~other than that caused by the owner ° or by general inflationm.
(Success in speculatlon in real estate constitutes a windfall.)
The British term "betterment" is roughly synonymous with wind-
' fall; the concept of "recouping the betterment" which has
accrued to a piece of property as a result of central or local
government action is therefore analageus to windfall taxes.

_ ' Some measure of w1ndfa11 is always recaptured by taxes,
be’ they capital gains or income sales or property taxes.
However,; these taxes are not de31gned to recapture part of =
the windfall mnor to redistribute patrt ofrthe*gain to those
property owners who have experienced a "w1peoub i.e., where
land values have been dlmlnlshed by central or local govern-
ment actlon. S :
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.Advantages of w1ndfa11 taxes.' :

'~ a) windfall recapture is a good revenue source, and
the community is only asklng for a return of
increases in land wealth it creates;’

“b) less socialistic than public land oWnership,
’ which is a competing technique for keeping
land value increases in the public domain; °

c) windfall recapture tax (charge, exaction,
© levy fee, ett.) would not raise land prices
because supply is flxed

d) when the public needs to acquire 1and,it'shou1d'
.- not have to pay a prlce 1ncreased by its own
activities.

- Disadvantages of windfall taxes:

a) generate opposition from those who feel that
“they have a right to keep those windfalls they
are lucky enough to obtain;

b) may be difficult to agree on definition of
"windfall," in order to arrive at tax; '

c) _agency Whichradministers'tax_system must be
impartial.

Development Moratoria

- Development moratoria involve bans on new construction within .

a glven area for a specifled period. of time. Moratoria are generally
interim measures enacted to enforce the-status quo until such time

‘as a comprehensive plan is completed for the area. The moratorium can
be implemented via téchniques such as the cessation of bulldlng permits .
and/or a freeze on new Water and sewer ‘hookups.

Advantages of development moratorla.
a) permit planning and ordlnance writing to proceed
‘ relatlvely free of development pressures;

b) prevent uses that Wlll not conform to the adopted

ordinances;’

c) promote public debate on issues involved, as
planning commission now has suff1c1ent time to
generate c1tlzen part1c1pat10n,

d) ~ there is prior experienée in New . Jersey with the

‘use of a moratorium on a reglonal level i.e.,
Hackensack-: Meadowlands., :
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Dlsadvantages of development moratorla. :
a) ' courts have rarely upheld .total proh1bit1ons
on development; time period must.be 'reasonable
so as not to be a total stop-growth measure;. .

b) may actually accelerate development of an area,
~ .as developers speed up activities so as to avoid
the 1mp031t10n of the moratorlum.

11. Incentiﬁes'for,LOW:Technology Lifestyles

The phrase "low technology lifestyles" is used by the Committee
to describe a series of innovations in conventional 1living patterns that
could be encouraged in the special env1ronment of the Pinelands. The
overriding: concern. is with the impact of "conventional" residential
development —— the single-family, detached house on one-quarter to two
acres that is the prototype for new construction. The encouragement of
innovative approaches to residential development is viewed here as a
method of management that seeks the best in design ideas and allows
variance within the framework of existing design standards where a new
‘method of des1gn or. 11v1ng Would be env1ronmentally compatible with the
P1nelands resources.

The Committee recognlzes that- the concept. of low technology
‘lifestyles is a limited opportunity situation, to be pursued if fea51b1e,
and is not a region-wide objective. It is not the absolute elimination
of subdivision requirements or a back-to-nature. obJect1ve. The intent

is to provide opportunities for -those who wish te live as closely as
possible within the limits of the Pinelands natural environment.

The Pinelands will be extensively damaged. or destroyed if
typical ‘development continues. Destruction of vegetation is often the
immediate result. Conventional development practice usually requires .

- immediate leveling of the land and removal of vegetation. Since green
lawns are a part of most -developments, sod:or seed, lime, and fertilizer:
soon complete the development. To keep the lawns green, nutrients are
added to the soil each year. The loose sands allow these materials to
sink quickly into the ground water. If private septic systems are used,
the effluent also adds to the ground water pollutlon...‘ :

EktensiVe'covering'of the land surface with - -paved ‘roads; drive-
ways, sidewalks, and roofs prevents the rain.from entering the ground.
Storm water .is channeled off, causing erosion, siltation; and destruction
of swamps, marshes, lakes, streams, and rivers.as a result.

Combining increased storm water run=off, heavy concentrations

- of ground water nutrients, and. non-point source pollution results in the
pollution of Pinelands surface waters and a marked change in characteris-
tics. The normally acidic water may become neutral and.conducive to new.
plant growth, -

Forest flre, a common necessary element ‘for P1nelands preser-

’vatlon, is not.welcome in developed areas. Without fire, the pine-forests
‘will change and be.gone forever. AlternatlveS‘do exist.  Man- and. the
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Pinelands can exist side by side if we plan development that is in harmony
with the ecological needs of the Pinelands. Development should not take
place in specific areas such as the Plains,. stream corridors, head water
areas, agricultural lands, and. lowland sites.  Low-density development may.
take place in other upland zones. Development should include and be
guided by a number of enVironmental considerations.

Large lot size may be a major requlrement for any development.
Depending on local conditions, 10-, 20-, or 50-acre lots may be
appropriate. Low density is also a requirement which is consistent with
large lot size. :

‘Well planned low technology housing would feature: mno hard.
paving, no lawns requiring lime and fertilizer, native plant landscaplng,
composting toilets, super insulation, minimal electric appliances, water

conserv1ng dev1ces, and possible sonic clothes washing.

. Interior roads would have vermeable surfaces. 'MaJor shopping and
medical facilities would be more distant, and mun1c1pal services would be
limited.

Commercial and industrial operatlons should be based on the
.11m1ted Pinelands natural resources. Individual craft persons, such .as
potters, woodworkers, weavers, and blacksmiths, might establish commercial
enterprises and serve the .tourist industry. Canoeing and camping out-
fitters would also'provide recreation services for visitors to the region.’

People can live and work in the Plnelands Wlthout destroylng it
1f the natural character and ecological interrelationships are understood
and integrated into the planning and development process. Such a low
.technology lifestyle would provide individuals with an. opportunity to
live within the Pinelands while maintaining sen81t1v1ty to 1ts unlque
env1ronmental features. -

IT. E. . ECONOMIC IMPACT OF PLANNING AND MANAGEMENT

' ThlS section of the report presents- economic impact information
that was generated in the absence of a specific comprehensive plan for the
Pinelands. ‘The Committee's. report and recommendations are not a detailed
land use plan or zoning scheme; rather the report recommends land use
policies for the Governor and Legislature to consider that could form the -
basis for a land use plan. As a result, traditional economic impact
analyses 'are ‘not possible. There are simply too many unknowns regarding
the .specific rules, regulations, zoning, environmental controls, real
estate transfers, etc. which one needs for a specific assessment. This
is particularly true w1th regard to the Pinelands Protection Area.

However, given the nature of the Commlttee s recommendations
for the Preservation Area; it is possible to do some basic economic impact
analyses for the towns in this. Aréa. The Pinelands Review Commlttee has
recommended that further development be restricted to maintain.this land
area .as closely as possible in its, near wilderness state. ‘The techniques
which the Committee reviewed to accomplish this include outright and
- lesser purchase of land, exclusive agricultural zoning, recreation zoning
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and the transfer of development rights among others. Some of the tech-.°
niques would remove land from municipal tax rolls. The ultimate degree
of impact that could be experienced by munlclpalltles within the Preser—
‘vation. Area would depend on the extent to which purchase of land or '
interests in land would remove land from the tax base or new zoning would
reduce value. While a trad1t10na1 economic impact analysis cannot be
performed, it is p0551b1e ‘to estimate the extreme economic 1mpact on
individual mun1c1pa11t1es in the Preservatlon Area with respect to their
real:property tax revenues._ :

. v The hypothesis is that this extreme impact would occur if all
the vacant land within the Preservation Area was acquired by government
and removed -from the local real property tax base. It is assumed that .
land which is already developed for residential, commerc1al industrial -
and agricultural use would not be .acquired or removed from the tax rolls.
In addition, it'is not anticipated that all of the vacant land would be
acquired. However, in order to initiate discussion with some measure of
the economic impact of the Preservation Area proposals, the assumption is
made that all vacant land would be removed from the property tax base:

It is important to note that real property tax revenues consti-
tute only a portion of the total revenue base of ‘a municipality. A com-
plete list of components of the municipal revenue base includes: -

l.‘»Property taxes coliected (this is generally a.stable -
figure readily predictable and not normally erratic
from year: to year);

2. Payments in-lieu-of taxes (this revenue source 1s
‘'subject to change),

3. Delinquent tax and lien collections (this revenue
source is subject to wide fluctuation);

4. Business. personalty replacement taxes (this revenue.
~ source is relatively stable); :

5. Taxes from public utilities .(this is also a stable
' revenue source and for some. communities represents

-income almost “equal to property tax revenues);

6. Other mlscellaneous tax revenues (thlS revenue source
is. subject to wide varlatlons), :

7. State aid revenues (this revenue source is subJect to
wide variations);

8. Federal aid revenues (thls revenue source is: subJect to
wide varlatlons),

9. State. and Local Fiscal Ass1stance Act Utlllzed (thls
revenue source is relatively stable);
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10. Sale of acquired. property (this revenue source is subJect
to wide fluctuatlons),

11. Other mlscellaneous revenues (this revenue source is
subject to wide variations);

12. Prior years surplus approprlated (thls revenue source is
subJect to wide varlatlons)

: The actual degree of 1mpact whlch removal of vacant land would
have on the total revenue base is a direct function of the ratio of

. revenues realized from property. taxes to revenue from all other revénue
sources. The significance of this fact can be illustrated using Lacey
Township- and Washington Township as examples. The 1976 Lacey Township
"Property Taxes Collected" amounted to $3,471,415.41, or 38.4 percent:

'of the total municipal revenues of $9,031,014.92. "Taxes from Public
‘Utilities" amounted to $3,169,255.21, or 35.1 percent of the total
revenues. The remaining 26.5 percent of municipal revenues realized came
from' all other categories listed above. If all of the-vacant land in
 Lacey Township lying within the Preservation Area were acquired, an esti-
mated property tax revenue reduction of 13 percent would result ($444,264
using 1976 figures). ‘This represents an actual impact of about 4.9 percent
in relatlon to the total revenue base of Lacey Towushlp.

Lacey Township is unusual in that a very 1arge source of its -
revenue is derived from the gross sales of an electric generating station.
In contrast, Washington Township derived 74.1 percent of its 1976 total
revenues from property taxes ($451,511.56 out of total revenues of
$609,380.01). As a result, Washington Township would be impacted far
greater than Lacey by a 12 percent reduction in its property tax base.

In terms of the total revenue picture this percentage decredse would
amount to 8.9 percent, or $54,181.39 using 1976 figures. Lacey Township,
would experience only a 4.9 percent decrease if its property tax revenue
. was reduced 13 percent. - ‘

As noted above, the Lacey and Washington Township examples use
1976 data while 1977 data was used in the or1g1na1 analysis of each
Preservation. Area mun1c1pa11ty. 1977 data was not yet available for the
several components which make up the category "Revenues—Reallzed " Thus,
the financial impacts shown in the following analysis are extreme'case"
impacts which apply only to the property tax portion of the municipal
"revenue base. Other sources of municipal revenues could serve to lessen
these impacts. ' : ' o o

. , The methodology used in the individual municipal analyses was
.as follows. First the maximum acreage of vacant land lying within the
Preservation Area was determined. This acreage consisted of the total
land within the Preservation Area minus all State, Federal and.County-



owned land, all existing developed-acreage, and all active agricultural
acreage. It was then assumed that all the vacant. land would be acquired
" by the State and -thus removed from the local tax rolls. Individual muni-
cipal impacts were computed by multiplying the average assessed value of
vacant land per acre by the municipal tax rate per $100 (not equalized)
to get the total potential revenue that could be produced assuming tax
collection at 100 percent.** The total potential revenue that could be
produced through taxes on vacant land was then subtracted from the total
potential property tax revenue to obtain the financial impact for each
municipality which is glven in the "Summary of F1nanc1al Impact" table
which follows. :

‘ . The Governor's Pinelands Review Committee recognizes that
additional and more refined analyses are needed. Subjects which remain

to be dealt with include the effects of municipal-budget '"Caps", the
effects of reduced rates of tax collection in some municipalities, the
nature of future land uses which would constitute the future rateables

of the area, and others. It is probably safe to assume that the predomi-
nant land use, not only in the Pinelands, but throughout New Jersey, will
continue to be the single family residence: a use which most often
. represents a tax def1C1t to a town. The Pinelands have traditionally -

- provided housing that is often, and sometimes substantially, lower in cost

. than the State average. With the exception of retirement developments and

very expensive homes, single family housing does not normally produce
enough tax.revenues to meet its own service costs, particularly for
education. Future economic. impact analyses must have the benefit of some
concept- of future development. :

This general analy31s shows that some mun1c1pa11t1es would be
;1mpacted significantly more than others. Nevertheless it is important
to note that the extreme case financial 1mpact of the Preservation Area
proposals is about $2.2 million for the twenty-four municipalities. This
is -a relatively small amount in light of the public goals for the Preser-
. vation Area.. :

* The estimates for agricultural acreage were provided by County Agricultural
Agents and Soil Conservation District Conservationists. It should be noted
that in all cases except Woodland, Washington and Tabernacle Townships in
Burlington County,. the acreage supplied are estimates of land in active
agricultural production. Forested areas which may be receiv1ng farmland
assessment. as woodlots are not included. '

**In actuality, tax collection in the Preservation Area municipalities is

substantially less than 100 percent. Specific examples include: " Woodland

Township 74.27%; Bass River Township 84.12%; Lacey Township 83. 55%; Shamong

Township 90.647% and Tabernacle Township 83.22%. It must be noted, however,

that municipal budgets are based on pr03ect10ns of revenues receivable, not

-on total assessment values. ' Thus by assuming 100 percent collection for this-

analysis, an extreme impact format is maintained. (N.J. Department of

Community Affairs, Thirty-Ninth Annual Report of the Division of Local

‘Government Serv1ces, ‘Trenton 1976.)
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COUNTY &
MUNICIPALITY

ATLANTIC
Egg Harbor
Galloway'
) Hammonton.

Muilica

Port Republic

BURLINGTON'
Bass River
Peﬁbef;oﬁ ;
Medford
New Hanover
Shamong
Tabernaglé‘
Washington

Woodland

1977
Population

‘(estimated)

14,837

10,678

12,081

3,744

' 760

1,087

1,495

13,008
17,082
2,782

. 3,960
714

2,258

Preservation

Area

(acres)

2,276
3,013

8,311

5,430

1, 280

38,542

. 9,454

1,710

4,800

122,544

19,470
68,672

61,056

SUMMARY ‘OF FINANCIAL IMPACT
POSSIBLE WITHIN THE PRESERVATION AREA*
(by municipality)

Preservation

Area

“Agriculture

(acres)

100

300

30

370

360

7760
4:900

18,965

12,453

- Preservation

Area
Vacant

Land
(acres)

26,994

3,021 ,

163
0
4,700

4,203

11,939

31,686

Vacant
Land

(assessed .
vdlue/acre) -

‘$"21o

$1,045,
$3,336°

. $ 799

$1,015
$ 118

$ 552

Tax
Rate

(Equalized
Tax Rate)

Potential
‘Revenue |

Loss

$ 9,114

S 85,186

o

$ 24,964

$ 8,227

$200,673 .
$ 88,710

- $ 13,702

$ .0

$ 84,869 -
$ 98,972

$ 43,229 -

$356,509

~Total

Poterntial

- Tax
Revenue

$1,181,530

$3,558,375
$3,419,624
$1,441,282

$ 259,026

'$ - 634,525
$5,2§2,60?{
© $6,249,221
$ 112,008

“$. 845,158

$1,102,546

$- 356,083

§ 545,206

Percent
Decrease
in .
Potential

Revenue

0.8%
2%
07
2%

.3Z

32%
2%
0.2%
0%
10.0%
9.0%
12.0%.

66.0%7



COUNTY &.
- MUNICIPALITY

' CAMDEN
Wéterford

Winslow .

OCEAN'V
Barnegat
Befkeléy
Eagleswood
Jackson,

Lacey -

Little Egg Harb.

Manchester .

Plumstead

Stafford

* 1. Assessment and tax rate data from:

2. Acreage data from:

3. Population estimates from:

_176 —_

1977
Population
(Estimated)

5,835

17,508

6,8i5
16,717
993
24,223
12,219
7,538
21,711
4,695

8,008

Preservation
Area
(acres)

.

~ 13,570

492

6,038
2,665
'1374-
18,100
29,876
9,690'
24,816
11,15i’

426

Ve

SUMMARY. OF FINANCIAL IMPACT

‘Preservation

Area

Agriculture

(acres)

100 .

Pfese;vation

Area

- Vacant

Land
(acres)

3,913
8,043

827

21,496

5,881

3,959

0 -

© 241

a) "Three Year Rateable Comparison Report,
Public Utility Branch. ) g

'b) "Thirty-Ninth Annual Report of the Division of Local Government Serv1ces , 1976, N.J. Department of
Community Affairs,’ ’ ‘

County Agricultural Agents, Soil Conservation Distrlcts and N J Atlas Sheet map series.

POSSIBLE WITHIN THE PRESERVATION AREA*
(by municipality)

Vacant’
Land
" (assessed
value/acre)

1975-76-77",

Tax
Rate

. (Equalized
Tax Rate)

4.25
(2.64)
2.54

,(2 .81)

2.45

©.(2.43) -

2.97

(2.22)

3.19

(2.60).
12,73
(2.93)

1.76
(1.18)
2.88.
(2.30)
1.76
(1.93)
2.24
(2.17)
2.01
(1.67)

Potential
Revenue
Loss

<
o

$187,135 .

$108,673

" § 28,232
,$ ) 0-

$545 172

s111 278
$ 98, 664

$ 0

$ 10,710 -

Total
Potential
Tax
Revenue

$1,825,139

$5,351,812

$2,543,825

$7,008,122
$ 492,297
$8,520,090

$4,185,311

$3,365,311

$5,039,983
$ 878,419

$3,159,638

Percent
Decrease .
in.
Potential
Revenue

0%

- 0%

137
3%
2% -
or

0.3%

N.J. Division of Taxation, Local Property Tax and

"Population Estimates for New Jersey, July 1, 1977," D1v151on of Plannlng and Research, N.J. Department of Labor &

Industry.



II. F. PUBLIC PARTICIPATION

Public involvement is a widely accepted practice in land use’
planning today. It has therefore become a useful process for providing
more responsive public policies and planning programs more reflective of
the public's view. By providing opportunities for the public to enter
the -decision-making process, a higher level of communication, comprehen—
sion, and even concurrence can be achieved. Officials will become more -
aware of the priorities; values, and needs of the public, and the citizens
will be able to exert a measure of control over their destiny;

Land use dec131ons d1rectly effect prlvate property rlghts and
ultlmately, the community at large. While citizens may not personally
favor a specific decision, they may be less vigorous in their opposition
~ —— if not supportive -- if they have their fair opportunity to be heard.
The . following section describes -several regional and State citizen partl—
cipation programs mow in operatlon. :

~ The State of Washlngton s publlc participation program is a
highly structured process where the citizens express their preferences on
broadly defined issués such as growth or no. growth, the conservation of
energy, etc.. A Statewide Task Force cons1st1ng of representatives fromv
citizen groups and technical analysts prepares ''statements of purpose.'
These "‘are forwarded to the Governor and the Legislature as recommendations
‘to be used as an input to legislative and fiscal actions. The communica-

" tion techniques used consist of mass mailings, surveys, TV and radio cover=
age, areawide conferences, and a series of intensive three-day seminars.

Public involvement is a top priority of Oregon's land use planning
process, and the people actually make the choices. . The State's Land Conser-
vation-and Development Commission (LCDC) is responsible for developing land
use goals and guidelines for the State. Public involvement was included in -
each stage of the decision-making process. LCDC staff prepared material
and conducted public meetings throughout the State, during which time the
goals and guidelines were formed. Two final hearings were held before the
goals were adopted by the Comm1351on which then gave them the full force
of the law. ‘

: New Jersey's Department of Environmental Protection's Office of
Coastal Zone Management (OCZM) is requitred by law (under the Federal
Coastal Zone Management Act of 1972) to have a public part1c1pat10n
program. Their main objectives are to raise the level of public awareness
and to obtain knowledge and opinions from citizens. The Act calls .for. two
public hearings on the draft plan before it 'is submitted to the Federal
‘government. In addition to the public hearlngs, public meetings, and
workshops, OCZM holds monthly meetings with an Envirommental. Advisory
Group composed of leaders. of civic and envirommental organizations.

: California's citizen participation program was initiated by a
referendum vote which established the Coastal Zone Conservation Commission
and six regional commissions. Authority was granted to prepare a Coastal
‘Plan and to exercise permit control during the time the planning process
was underway. Under the guidance of the State Commission, citizen parti-
cipation programs were designed around the role of the regional commissions.
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'The reglons used a varlety of approaches; however, the general communl—
cation technlques used consisted of the distribution of literature at
informal meetings and public hearings where specific portions of . the
Coastal Plan-were formally considered. With a coastal -area as large as
that of California, the use of the six sub~commissions provided for the
diversity of the affected-eitizensf interests and goals.

A primary step in initiating any citizen involvement program,
after careful consideration of defining what the process is to accomplish,
is informing the public of the basic concepts and processes of decision
making. This will improve comprehension- and communication between the
decision maker and the citizen. This step, along with providing infor-
mation about current policy issues and notifying the public about oppor-.
tunities to part1c1pate, can avoid delay by hav1ng a well informed, up-
to—date public.

Workshops- and public meetings are two common mechanisms  for
initially educating the public and for providing information on current
policy issues. Communication techniques often used are mass mailings,
questionnaires, mass media coverage, public hearings, and advisory coun-
cils. A broad variety of citizens and citizen groups should be represen-
‘ted in any program. to ensure that a wide range of perspectives is addressed.
The goal of any effectlve citizen part1c1pat10n program is to ensure that
its interests and desires. are properly accounted for. '

Any’planning and"management program for the Pinelands should -
develop and carry out a program of citizen participation. While those
citizens residing in the Pinelands will be directly affected by such a
program, citizens and interested groups throughout the State should be
. invited to participate. Regardless of how it is to be accompllshed
.effective citizen participation requlres a commltment of staff and flnan—
c1al resources.

An adv1sory commlttee should be. establlshed to involve the public
in the decision making of a Pinelands- program and assist in developing
goals and guidelines for the agency. The advisory group could be :composed
of subgroups- representing each of the counties within the District. This
citizen group should serve an advisory function to the county represen-—
tative on the Commission.- .The group could have the responsibility for -
conducting workshops and informing the public at large of the various
activities of the Pinelands Planning and ‘Management Program, as well as
the effect on the specific ecounty. Also, the. group could relate. issues
of concern to the Commission and advise their. .respective county
representative. ' :

Whatever structure is utilized, c1tlzen 1nvolvement in the
Pinelands management program should be an ongoing process. The benefits .
to be derived from an informed and active citizenry far outweigh the
investment of staff time -and monles utlllzed to make thlS mechanlsm
effective.
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 SECTION III: RECOMMENDATIONS

III. A: THE PINELANDS PLANNING AND MANAGEMENT‘COMMISSION

_ The P1ne1ands Review Committee has 1nvest1gated the various
environmental and ecological features which make up the Pinelands

and has identified those factors which threaten its continued exis-
tence. (A map showing the Committee's Study Area is shown on page 98.)
Early in its deliberations, the Committee recognized that the planning

and management of the Pinelands is a regional issue, requiring some
kind of regional agency which would have authority for the area.

The problems and issues facing the Pinelands are regional
in.character and amply documented. The planning, administration, and
provision of significant support for solutiomns to those areawide
problems require commensurate resources, authority, and jurisdiction.
Accepting this premise is a prerequisite to understanding why the
administration of on-going State govermment programs over the long
term is incapable of achieving the objectives outlined in Executive
Order 56 and further elaborated by the Pinelands Review Committee.
The Committee believes that near term (interim) objectives can be
achieved by calling for creative administration .of current programs,
but the probability of their being sustained over time is unlikely.

State government, in reality, is composed of hundreds: of
individual operations that derive their reason for being from a host
of widely dispersed statutory mandates and Federal requirements.

-These have been organized within cabinet departments and collectively
comprise the missions of those departments. In some cases, reordering
some of these mandates and requirements may not be legally or techni-
cally feasible since the primary mission may be altered too much. '
Further, some of these programsmay not have the ability to be adminis-
tered in accordance with a comprehensive plan. In cases where such
re-focusing could take place,.the spectre of coordlnatlon, of reaching-
into different departments to achieve. a common set of objectives
_established outside of the primary department mandate(s), is an
enormous and difficult undertaking. Consequently, it is ‘appropriate
to ask who would have the day-to-day responsibility for this. Cer-
tainly the Governer is the figurehead, .but for operations it is
impractical ‘to involve the Governor directly. The position carries

a cabinet-level responsibility. In fact, if the person, who occupies
this position has the ability to intervene .with deparitment operations
which are inconsistent with certain Pinelands' objectives, his status
actually is somewhat above cabinet level. Effectively, this person
would be operating as a planning and management czar over’hundreds

of thousands of acres. As a practical matter, it would be naive to
think that such a position could be maintained: over the long run - -
:'p0551bly not even over the short run.
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Further, those programs within departments which’ Would be
focused on the Pines may be placed at a competitive disadvantage within
that department. for such things as budget requests and the like, since
their mission would now be incidental to the primary mission of the
_ department. This is further complicated by the identification and °
location of a.competent staff which would have as :its long term assignment
the planning and management program for the Pinelands and coordlnatlon
'respon31b111t1es in other departments. :

The dlscu581on so far has centered on State government and 1ts
inherent weaknesses at reorganizing toward a commonly agreed upon set of
“obJectlves, but the biggest gap occurs between the State and local
levels. County-wide planning agencies are more attuned to regional issues
than are municipal govermments. 'Therefore a county structure could be
seen as a way to bridge the gap between the state and municipal levels.
However, counties lack the statutory authority to regulate land uses to
the degree of both state and municipal govermments. In addition, since
management of the Pinelands is a regional task, county govermments would .
have to be coordinated in this effort. The necessity of expanding county
authority as well as coordinating seven individual governments presents

a dual problem which is not immediately resolvable.

Municipal government, with some notable exceptions, has virtually.
exclusive authority over land use within its jurisdiction. This small
jurisdiction is dinsufficient to provide the perspective requiréd to enhance
and protect regional values. In fact, it would be unusual for a town to
do anything but advocate its’ own interest. Local government by itself,
particularly in the rural areas of the State, lacks the financial and
technical resources to deal Wlth complex regional environmental problems
and, while its authority is extensive in. the subject of land use, the
“.administration of that authorlty generally breaks down at the municipal
boundary, especially wherée regional problems are involved.

This gap between local and regional interest regarding land use
and environmental protection cannot be bridged by the State's various
programs. In the first place, the vast majority of acreage in the region
-— upland forests —-- is relatively free of State regulatory programs. In
the second place, those programs that can be applied are single-purpose
in nature and may even work against the objectives. As an example, the
Pine Barrens Water Quality Program is not a land management program and,
taken by itself, would actually encourage scattered and piecemeal develop-
"ment. Also, the effect of Chapter 199 is not in land management but in -

waste water management through the promulgatlon of .specifications for
on-site disposal. :

The inescapable conclusion is that implementation of regional
objectives over the long term cannot be accomplished through the magic
of .coordinating the administration of State and other governmental
responsibilities. It demands, if one is serious, a legislative and
executive mandate of its own. It should be noted, however, that this
does not make local planning administration mutually exclusive with
regional objectives. What is required is a system that ensures the
follow~through of reglonal obJectlves._

99



The Pinelands Review Committee therefore recommends the'esta-
blishment by law of a new‘agenoy,_the-Pinelands Planning and Management
Commission, which shall be responsible for the preservation and protec-.
tion of the resources of .the Pinelands within the jurisdiction deflned as
-the Plnelands Planning and Management District. -

" The Commission would be composed  of fifteen members, seven of
whom represent the seven Pinelands counties and are appointed by their
- respective governing bodies as provided for in the National Parks and
Recreation Act of 1978. Seven of the members would be- app01nted by the
Governor with some residing in the District. The fifteenth member would
'be a representative of the U.S. Secretary of the Interior. It is recom-
mended that the members who are appointed to serve as the planning entity
under the Federal Pinelands legislation be carried over into the Pinelands
Regional Commission as provided for in the state: legislation, with a .stag-
gered tern procedure superlmposed on the initial appointments.

Article 5, Sec. 4, paragraph 1 ‘of the 1947 New Jersey Consti-
tution states: "All_executlve and administrative .offices, departments and
instrumentalities of. the State govermment...shall be located by law among
and within not more than twenty principal departments..." To accomplish
the greatest degree of autonomy from the many different and sometimes con-
flicting day to day operating responsibilities of a cabinet officer and
his department, it is recommended that the Commission be located "in, but
not of'" either the Department of Community Affairs or Environmental Protection. -

III. B. PINELANDS PLANNING AND MANAGEMENT DISTRICT

) The Pinelands Review Committee was charged by Executive Order
No. 56 to identify the boundaries of the Pinelands of New Jersey and to
recommend to the Governor a delineation of that portion of the Pinelands
necessary to .accomplish the purposes of the Executive Order. The. Committee -
- was further charged with the responsibility of designating areas within the

. Pinelands for special treatment or strategies to help achieve the objectives

of the Order. 'In order to meet the goals and objectives of planning and

managing the various environmental, ecological, and natural features of the

Pinelands, the Committee recommends the establishment of the area to be

- known as the Pinelands Planning and Management District. This District is

- further delineated into a Pinelands Preservation Area and a Pinelands

“Protection Area for the development and implementation of specific planning
and management objectives. ’ B : -

The Committee recognizes that the ground water supply within the
‘District, particularly that from the Cohansey aquifer, is -a critical ele-
ment of the Pinelands ecology and éeconomy, e.g., cranberry agriculture.
. With proper management and monitoring of withdrawals, this ground water
supply should be maintained for the use of the future Pinelands area
population. Until it can be proven that water diversion would not adverse-
ly affect thé Pinelands ecosystem, the Committee recommends against the
exportatlon of ground water.

The goal of the Pinelands Preservation Area is to preserve a con-
tlguous block of land of sufficient scale with its attendant’ env1ronmental
and ecological features which comprises the unique ecology of the region
in a state which approaches wilderness to the greatest extent possible.
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" This Area, which includes the "Heart of the Pines," contains lands which
‘are .significant because of their value as wildlife habitat, recreation
areas, or places where. the natural features of the. land are so extraordi-
-nary and unique .that the area should be maintained and perpetuated in a
natural state. - Additionally, the Pinelands Preservation Area represents
one of the few remaining extensive masses of undeveloped-land within close
‘proximity to the New York and Philadelphia metropolitan areas, all of the
remainder of urban New Jersey,. and the highly developed Mid-Atlantic
teglon.: The following are goals for the planning and management of all
lands within the Pinelands Preservation Area: C

1. To preserve an extensive and contiguous undeveloped land mass
-in its natural state which would have as its purpose the pre-.
servation of .a Pinelands wilderness containing the unique ecolo-

. gical features which have distinguished the Pinelands as be1ng
- more than a large expanse of undeveloped forest. Co

2. To promote compatlble agr1cultural, forestry, and recreational
land uses within the framework-of'maintaining a wilderness‘area,

.30 To prevent all development whlch is 1ncompat1ble with the pre-
servation of lands which are prlmarlly undeveloped '

‘4. To provide a suff1c1ent amount of undeveloped land to accommo-
date specific wilderness management practices, such as selective
burnlng, which are necessary to ensure the maintenance of the
area's ecology._

5. To protect and preserve the quantity and quality. of existing .
surface and ground water for the citizens of the Pinelands.

The goal of the Plnelands Protection Area is the management of growth
and conservation of natural resources .and the enhancement of a living envi-
ronment that will afford people the opportunity to live in.a’ Plnelands h
setting. While much of the land within the Protection Area is significant.
from the standpoint of the protection and maintenance of the Pinelands
. environment, the lands do not contain the distinctive or unique features
to the extent they are found within the Preservation Area. The plamnning
and management of all lands within the Protectlon Area shall be governed
by the follow1ng goals: :

1., To maintain, through planned management, the essentlal vegetative1
- character ‘in order to afford existing and prospective residents
the opportunity'to live in a Pinelands enviromment.

.2. To protect and ma1nta1n existing surface and ground water quality
. for the region's current and prospective users. .

3. To promote»the contlnuatlon'and expans10n of -compatible conven-
tional tillage agriculture and livestock production.

4. To diseourage piecemeal and scattered7development;
5. To encourage appropriate settlement patterns of residential,

commercial, and- other development which is compatible with

the protection of the Preservation Area and the maintenance
. . . - \
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of a Pinelands living enviromment and reflective of the
- economic: forces in and surrounding the Area.

6. To accommodate in an orderly way existing and future
' . regional growth ‘influences while being particularly-
sensitive to the potential cumulative adverse impacts
~ of ‘growth and development on the re51dents and the
env1ronment. : » -

, The dellneatlon of precise boundaries for the P1nelands Review
Committee's recommended Planning and Management District is based, wherever
possible, upon,ea511y identifiable cultural and.natural features such as
roads, municipal and public property boundary lines; and stréams. The
Committee is well aware that such featukes do not necessarily coincide with
the precise. locations of environmental, ecological, or natural resource
.boundaries. However, the Committee has determined that for the purpose of
" preservation and protection of the Pinelands, the advantages_to be gained
~through the use of readily identifiable features for boundary delineations
outweigh the advantages inherent in a survey of boundary lines based
solely on ecological or natural resource factors. At the least, the cost
of such a survey would be great, dlvertlng ever diminishing;funds that
might be put to better use in accomplishing the goals and objectives.

Also, the Committee has utilized cultural features that.are reasonably
congruent with the ‘locations of specific areas of environmental and ecolo-
" gical concern and which, therefore, provide logical boundary lines. The
primary concern of the Committee in developing the boundary lines is to
-include within the boundaries a major portien of the State's characteristic
Pinélands vegetation and to dinclude to the greatest extent possible the
areas of lowland vegetation due to the unique species of flora and fauna.
which are found in that vegetative association as well as the sensitivity
‘of the wet soils found there. Inclusion of a major portion of the area
underlain by the Cohansey aquifer was also considered an important factor.

) The Pinelands Review Committee recommends the following boundary.
for the Pinelands Planning and Management District: (Note that the Pine-
lands Protection Area represents the jurisdictional extent of the District
within which the Pinelands Preservation Area is included. A map of the
' District appears on page 103: The boundary description provided here
-follows the boundary as depicted on the Governor's Pinelands- Review
Committee's Official Map of the Pinelands Planning and Management District,
1/11/79. The base for the Official Map is the New Jersey Department of

. . Transportation, General’ nghway Map series, sheets 33-64, showing state

"highways as of July-1, 1976, scale: one inch equals one-half mile. How-
' ever, please note that.wherever, in the following boundary descrlptlons,
Federally or State-~owned lands serve as a boundary;. the actual, surveyed
‘boundary of the public property is the intended boundary line. The
public property lines shown on the Commlttee s.official map are for illus-

tration only.
Ve
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10.

11,

~12.

13.

14,

. 15.

~

PINELANDS PROTECTION AREA BOUNDARY .

Follow the Garden State Parkway south from Toms River cr0531ng
to Stafford Forge and Bass River State Forests where they .
extend east of the Parkway. Follow the State. forest boundaries
wherever they extend east of the Parkway, then continue along
the Parkway southward to junction with N.J. State Route 47.

Follow N.J. State Route 47 north to southérn boundary of
Dennis Creek Fish‘and-Wildlife-Management-Area.

Follow Dennls Creek Fish and Wildlife Management Area southern
boundary west to the Delaware Bay. shore. . :

Follow the Delaware Bay shore north and west to "East P01nt"

on the Maurice River Cove.-

At "East Point" follow the east bank of the Maurice River
north to the confluence of the Maurlce River and the Mana-
muskin River.

From the confluence follow the east bank. of the. Manamuskln
Rlver north to N.J.. State Route 49,

Follow N.J. State: Route 49 northwest to its 1ntersect10n with
Cumberland County Route 671 ‘

Follow Cumberland County Route. 671 and then Atlantic County .
Route 671 (both are known as Union Road) north to Atlantic

. County Route 557.

Follow Atlantic County Route 557 north to its intersection

‘with U.S. Route 40.

Follow U S. Route 40 northwest to its intersection with -
Gloucester County Route 555.

Follow Gloucester County Route 555 north to intersection with
U.S. Route 322 and Gloucéster County Rt.: 536.

Follow Gloucester County Route 536 (New.BrooklynsRoad)reastvﬂ‘_
to intersection with Camden County Route 705 at New Brooklyn

" Lake.

Follow the western shoreline of New Brooklyn Lake northward
to the main stem of the Great _Egg Harbor River.

Follow" the east bank of the Great Egg Harbor R1ver mnorth to
its 1ntersection with the east bank of Tinkers Branch

Follow Tlnkers Branch northeast to the corporate boundary of
Berlin Boro.
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16.

17.-

18.

19.

20. .

21.

22,

23.

24,

25.

26.

27.

28.

29. .

30.

“Follow the Berlin Boro corporate boundary east to its inter-

section with the New Jersey Department of Environmental Protec-
tion's Central Pine Barrens Critical Area boundary (as shown
on N.J.D.E.P. off1c1a1 map)

Follow the Central Pine Barrens Critical ‘Area boundary north
and east to its intersection with the Burllngton County-Camden

County boundary.

Follow the Burlington-Camden\County‘boundary north to its
intersection with N.J. State Route 73.

Follow N.J. State Route 73 nbrth to -its intersection with N.J.
State Route 70. ”

Follow N.J. State Route 70 east to its intersection with U.S.
Route 206. ' ' ‘ '

Follow U.S. Route 206 north to Burlington County Route 530.

Follon Burlington County Route 530 east to PembertonABoroﬂgh
boundary. : : '

_ Follow Pemberton Borough boundary south, east north, and- then

west to Burlington County Route 616

Follow Burllngton County Route 616, Burlington County Route 663

~and thence north to Sprlngfleld Township boundary

Follow Springfield Township boundary east to Fort Dix/McGuire
Air'Force Base Military Reservation bOundary. .

Follow Military Reservatlon boundary east to Colliers Mills
FlSh and Wildlife Management Area.

Follow Colllers Mills Fish and Wildlife Management Area
boundary to intersection of Prospertown—Toms River Road with’

Ocean County Route 571.

Follow Ocean County Route 571 south to intersection with
Bowman Road.

Follow Bowman.Road northeast to main branch of -the Toms River.

Follow Toms River to Garden State Parkway (point of origin).

PINELANDS PRESERVATION AREA BOUNDARY

From the Garden State Parkway-(at north bank of the Mullica
River) follow the Parkway south to its crossover. of Atlantic

- County Route 624.
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Follow Atlantlc County Route 624 northwest to 1ntersect10n
with Atlantlc County Route 563.

_Follow.Atlantic County Route 563 northwest to Weekstown and

intersectidn with Elwood Weekstown Road.

Follow Elwood Weekstown Road west to 1ntersect10n w1th o
Atlantic County Route 643 '

Follow Atlantlc County Route 643 northwest to .local road*

‘south of Nescochague Lake, thence west to Atlantic County

Route 542, and thence northeast along Atlantic County

- Route 542 to- the boundary-of Wharton State Forest.

10.

11

12.
13.

14.

15,

Follow the Wharton State Forest Boundary northwestward to its
intersection w1th Burllngton County Route 648.

Follow Burlington County Route. 648 to Indian Mills at the
junction of Burllngton County Route 620 and Indian Mills -
Bozarthtown Road

Follow Indian MillsQBozarthtOWn Road to Bozarthtown and thence; -
via most direct local road (as shown on the Governor's Pinelands
Review Committee's Official Map of the Pinelands Planning and

' Management District) to its intersection w1th Burllngton County
Route 532.

 Follow Burlington .County Route 532 east to its intersection with

Patty Bowker Road and a local road (Irick's Causeway Road).

Follow the local road (Irick's Causeway Road)**northeast'to“its
intersection with Vincentown-Soyth Park Road.

.F61low Vincentown—South Park road southeast to Sooy Road.

Follow Sooy Road east to ‘its 1ntersectlon w1th the WOodland
Township boundary.

Follow the-Woodland Township boundary northwest then northeast

.to its intersection with the Lebanon State Forest boundary and

Burlington County Route 644 at Four Mile Circle.

Heading northwest along Burlington County Route 644 follow the
Lebanon State Forest boundary to the easternmost common junction
of the.Lebanon State Forest boundary, ‘the Woodland Township
boundary . and N.J. State Route 70. .

-Follow N.J..State Route 70‘northeast to its next intersection

with the Lebanon State Forest houndary. c

Unnamed on the N.J. Department of Transportatlon Map and on U.S.G.S. 7. 5
‘minute series quadrangle. ‘

**Name Irlck's Causeway Road appears on the Burllngton County, Tabernacle
Townshlp tax map.
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16. Follow the Lebanon State Forest boundary west and then north
to its intersection with the south boundary of Fort Dix
M111tary Reservatlon at South Boundary Road.

17. TFollow the Fort Dix Military Reservation boundary northwest:
to its intersection with Burlington County Route 667.

18. Follow Burlington County Route 667 north to its intersection
with the northern boundary of Fort Dix Military Reservation.

19. TFollow the Fort Dix Military ReservatiOn'boundary.east to,its:
- intersection with the Colliers Mills Fish and Wildlife
Management Area boundary.

20. Heading north first, follow the Colllers MlllS Fish and Wlldllfe
lManagement Area boundary to Lakehurst Naval Air Statlon boundary.

© 21, Headlng east first, follow Lakehurst Naval Air Statlon boundary
to local road*® at northeastern corner of Manchester FlSh and
Wildlife Management Area. - :

22. TFollow the local road® south to, and;continuing on, Beckerville
Road to N.J. Route 70. ‘ '

.23. Follow N.J. ‘Route 70 southwest to Fort D1x M111tary Reservation
boundary.

24, TFollow the'military reservation'boundary south and then north-
west to its junction with the Lebanon State Forest boundary.:

25. Follow Lebanon State Forest boundary south to Pasadena Fish and
' Wildlife Management Area boundary.

26. Follow Pasadéna Fish and Wlldllfe Management Area boundary to
the northern rldge line of Cedar Creek Drainage Basin.**

27. TFollow the northern ‘ridge line of Cedar Creek Dralnage Basin
east to the Garden State Parkway.

28. Follow the Garden State Parkway‘south'to_the southern ridge
’ line of Cedar Creek Drainage Basin.: .

29. Follow:the.southern ridge line of Cedar Creek Drainage Basin.
west to the Greenwood Forest Fish and W11d11fe Management Area
Boundary : .

*Unnamed on the New Jersey Department of Transportatlon Map and on U.S.G. S.
7. 5 mile quadrangle. — ‘

**No cultural features are available coincident with the drainage basin.

- The approximate location of the ridge lines of Cedar Creek basin are
" shown on the Official Map of the Pinelands Planning ‘and Management District.
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30.

31.

32.

33.

34

35.

36.

37.

- 38.

39.

40,

41.

Follow the Greenwood Forest Fish and Wildlife Management
Area boundary to the Oswego River at N.J. State Route 72.

- Follow the Oswego River south to its intersection with

Ocean County Route 539.

Follow Ocean County Route 539 south to Stafford Forge Flsh
and Wildlife Management Area boundary.’ .

'Headlng generally southeast follow a combination of existing

Stafford Forge Fish and Wildlife Management Area boundaries
and local dirt roads,.which generally outline the Department
of Envirommental Protedtion's proposed additions to Stafford
Forge, to the southermmost- junction of Stafford Forge Fish,
and Wildlife Management Area with the .Garden State Parkway.

Follow the Garden State Parkway south to_Bass River State

. Forest.

Follow the Bass River State Forest eastern boundary back to

the Garden State Parkway.
Follow the”Garden State Parkway south to the Bass River.

Follow the eastern bank of the Bass River north to the East
Branch of the Bass River.

Follow the Fast Branch of the Bass River north to its inter-
section with the Atlantic City Electrlc Company's electric

- transmission line.

Follow Atlantic City ElectriC'Company's~transmission line
west and then south to Burlington County-ROute 542, '

Follow Burllngton County Route 542 northwest to the Wadlng
River at the Merrygold Branch

Follow east bank of the Wading River south to the Mullica

‘River and the Garden State Parkway (point of origin).
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The total Pinelands Planning and Management District encom-
passes approximately 1,100,000 acres, about 365,000 of which are in

the Preservation Area. The District includes.the following 55 munici- -

palities which are totally or partlally within the Protection and

_Preservatlon Areas:

- Atlantic County
Buena Boro

Buena Vista Township
Corbin City

Egg Harbor Clty

Egg Harbor Township
Estell Manor City
Folsom Borough
Galloway Townshlp
Hamilton Township
Hammonton Town™
Mullica Townshlp
Port Republlc Clty
Somers Point City -
Weymouth Township

Camden County -

Berlin Borough

‘Berlin Township

Chesilhurst Borough
. Waterfotrd TOWDShlP '
. Winslow Townshlp

Burlington County

Baés River Township*

" Evesham Township

Medford Lakes Borough
Medford Townshlp ’
New Hanover Township®
North Hanover - Township
Pemberton TownShlp'

-Shamong Townshlp

Southampton Township
Springfield Townshi

Tabernacle’ Townshlp

Washington. Townshlp

Woodland Townshlp

Wrightstown Borough

Cape Méy County

Dennis Township

" Middle Township -

Upper Township

‘Woodbine. Borough

'*Municipalities totally or partially in the Preservation Area.
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Cumbefland'County o . Gloucester County
Maurice River Township . Franklin Township
Vineland City ~ Monroe_Township -

Ocean County -
Barnegat Township#

. Beachwood Borough

- Berkeley Township*

* Dover Township
Eagleswood Township#*
Jackson Township*

Lacey Township*

Lakehurst Borough :
Little Egg Harbor Townshlp*
Manchester .Township*

"Oc¢ean, Township

Plumsted Township*

South Toms River Borough
Stafford Township*

Note: A map depicting the recommended:Pinelands Planning and Management .
' District boundaries in relatlon to mun1c1pal and county boundaries”
appears on page 1ll.

III.. C: THE BOUNDARY DELINEATION PROCESS -

This section of the report discusses the rationale and basis
for the selection and identification of ‘the. boundaries for the Pine-
lands Planning and Management District as recommended by the Pinelands
Review Committee. The Committee first delineated the boundary of the
Pinelands Study Area in order to focus the efforts of this study on an
"identifiable and all inclusive" Pinelands 'area. (A map of the Study
Area. appears on page 98.) The Study Area was purposefully all inclu-
sive and encompasses all of the land areas known to exhibit Pinelands--
" related ecological factors, bolstered by the premise that such a large
area would aid in the identification of those special Pinelands areas
‘that would require planning and_management strategies and techn;ques.

The Committee considered only ecological factors in its
determination of the Study Area. A review of the literature and
~ available research on the topic was conducted. No new research or
observations were utilized in the identification of the Study Area
‘boundary. The Committee limited its investigation to Pinelands habitat
studies of flora and fauna, soil surveys and soil types, watersheds and

*Mhnicipalities totally or partially in the Preservation Area.
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drainage patterns, and ground water hydrology .(Cohansey aquifer).
The Committee also reviewed the Pinelands boundaries used or suggested . .
by State and Federal agencies such as the New Jersey Pinelands :

Environmental Council and the U.S. Bureau of Outdoor Recreation.

‘The overriding environmental factor considered was the

ground water system —— the Cohansey aquifer. It was felt that the
. environmental "constants" in the Pinelands ecosystem were the

hydrologic .and geologic factors.. The hydrology of .the Cohansey
aquifer with its related soil.types and topography is inescapably
tied to most, if not all, of the unique flora.and fauna of the Pine-
lands. - As a result,. the Study Area boundary was drawn to follow the
closest municipal boundary beyond the. Cohansey Aquifer outcrop area
based upon the Geolog1ca1 Map of New Jersey.

On September 12, 1977,'the Pinelands Review Committee
approved the Study Area boundary that included the hyrdo~geologic
formation of the Cohansey aquifer. -A public hearing on the Study Area
boundary was conducted in Chatsworth, Burlington County, on
October 24, 1977. The report of the public hearing, '"Memorandum -
Public Hearing - October 24, 1977," as well as the transcript are
available for inspection at the Department of Communlty Affalrs,,
»DlVlSlon of State and Reglonal Planning

It is important to note that the Study Area boundary (the
Cohansey. aquifer) was.not selected as one of the "final" boundaries
for Pinelands administrative and implementation purposes. Although
it is recognized that the aquifer ‘and the Pinelands flora and fauna .
are intimately related in a total ecosystem, it was felt that the
Committee should not become involved with the establishment and
regulation of ground and surface water criteria. The New Jersey
Department of Env1ronmental Protection, Division of Water Resources,
is best suited for that task, and the Committee encourages and supports
the efforts of this DIVlSlon to promulgate water quality standards
.that will ensure the contlnuance of the Pinelands ecosystem.

The boundaries for the Pinelands Planning and Management

District were developed through an extensive process of data analysis
and Committee discussion. The maps produced for this report are
reductlons.from.the original doné on State Atlas Sheets at a scale of
one inch equals one mile. The maps, in combination with an extensive.
‘review of Pinelands technical literature, served as the basis for the
delineation of the Pinelands Protection Area and the Pinelands Pre-
servation Area. : :

The concentration and extent of ecologically sensitive areas
in the Pinelands Protection Area are considerably less than in the
.area identified for preservation.. Much .of the vegetation is of the
oak-pine uplands association with lowland areas being much less abundant
‘than in the Preservation :Area. Research has indicated that .the plants
typ1cal of a fire ecology habltat are not- generally found throughout
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the Protection Area. 'This and the fact that oak is the dominant forest
specie mean that fire ecology as a management strategy would not be
uniformly required in this area. In addition to these environmental
factors, development in this area is already much more extensive than
is development in the Preservation Area, and pressures for additional
development are expected to increase. ' Retirement community develop-
‘ment in Ocean County, casino-and offshore oil-related development in
Atlantic County, and suburban expansion from the Philadelphia metro-
politan area are examples of the social and economic factors the
Committee considered in delineating the Pinelands Protection Area.
These social and economic factors:in combination. with the environmental
factors indicate that certain appropriate and compatible types of
development can be accommodated in the Protection Area- 1f carrled out
under proper reglonal planning and management. ‘

The Plnelands Protectlon Area follows the Garden State
Parkway from its intersection with the Toms River in Ocean County to
the intersection of the Parkway and Route 47 in Cape May County. The
Parkway in this area is coincident with the eastern extent of character-
istic Pinelands vegetation types. At Bass River State Forest and at. -
.Stafford Forge Fish and Wildlife Management Area, the Protection Area
boundary follows the boundaries of these ex1st1ng public lands which
extend east of the Parkway.

From the intersection of the Parkway and Route 47, the western
" boundary of the Protection Area follows a combination of roads, a

short distance along the Delaware Bay shore line, streams, and the
~western boundaries of public- properties north to the Vicinity'of

Route 322, This area represents what has been characterized as the
‘southern Pinelands. Oak-pine forest associations predominate, and-
there are some fairly extensive areas of lowland vegetation.. The
population density -of the area is low enough to make it desirable to
include it within the Protection Area to assure the environmentally
sound integration of future development with the natural systems, To
the west of the Protection Area boundary line, development and conven-
tional tillage agriculture have altered the vegetatlon patterns to such
an extent that the area is mno 1onger truly Plnelands. ‘

From ‘Route 322 north to ‘the Fort Dix M111tary Reservation,

the Protection Area boundary follows as closely as possible the demarca-
tion between relatively undeveloped Pinelands and a combination of
suburban development and conventional tillage agriculture which extends
eastward to the Pinelands from the Delaware River. This section of the
Protection Area includes much of the headwaters of the Rancocas Drain- .
age Basin and is generally experiencing a great amount of pressure for
development. :

The northern segment . of the Protection Area boundary follows

the Fort Dix Military Reservation and Colliers Mills Fish and Wildlife
Management Area over to the main stem of the Toms River and thence
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downstream. to ,its intersection with the Garden State Parkway. The .
Fort Dix and Colliers Mills boundaries coincide well with the northern
extent of Pinelands vegetation. The Toms River portion of the
boundary was chosen because. the river marks the southwestern extent

"of most of the present development. extending from Lakewood and the
shore area communltles into the Pinelands. : '

In summary, the purpose of the Pinelands Protection Area
.is to provide for the realization of legltlmate economic and social -
needs for development while at the same time providing for the
protection of the natural flora and fauna and the Pinelands ground
water and other natural resources. The Pinelands Review Committee
believes that the Protection Area delineated will facilitate the -
reaching of . this broad objective to a greater extent than would be
possible if a less inclusive delineation were made.

_ The Pinelands Preservation Area which the Committee has
delineated coincides with the area known as the "Heart of the Pinelands.'
It is the largest relatively undeveloped area in New Jersey. " The

- village of Chatsworth is the primary settlement, with other typlcal
development limited to cranberry and . blueberry agriculture, w1de1y
separated re31dences, and vast tracts of p1ne forests.

Upland vegetatlon in the. Preservation Area is domlnated by
pine trees and extensive areas of lowland vegetation. Flora ‘and
fauna that are extréemely sensitive to environmental change are present, .
and this entire area will require 1nten51ve management - to preserve ‘
the unlque ecosystems.

The Preservatlon Area is actually a forest area in an- arrested

stage of "trans1t10n or "ecological succession." ‘Over a period of 4
‘years, it would normally be expected that oak'would gradually replace -
pine as the dominant upland species and the vegetation of the cedar
swamps and bogs of the lowlands would gradually change to hardwoods.
Such succession to oaks and lowland hardwoods would significantly alter
the ecological habitat of the most rare and endemic species of flora
‘and fauna and preclude their continued existence in the area. This
natural biological succession has beenthwarted by repeated cuttings and
frequent ecological disturbance of fire. This fact has been substantia-
ted by extensive research on Pinelands habitats and forest succession.
From this information, it can only be concluded that management tech-
niques, particularly fire, will be required to maintain the characterls—
tic P1ne1ands vegetatlon of the Preservatlon Area.

~ In order to,employ.fire as a management strategy, a contiguous.
land area encompassing the ecological factors noted aboye was identified.
'In addition, the area identified for preservation was chosen for its '
value as a "wilderness" open space area. Fire ecology vegetation, low- .
land areas, cranberry agricultural areas, lands presently in public
ownershlp, lands previously proposed for public acquisition, and Pine-
lands areas having unique ecological significance were all cons1dered
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in delineating the Pinelands Preservation Area. The existence of
large public land holdings (Wharton State Forest in the south and
Lebanon. State Forest, Fort Dix,. McGuire Air Force Base, and Lakehurst
Naval Air Station in the north) provided convenient boundaries for
the Preservation Area. The use of acquisition and other preserva- -
tion techniques for the land area between. these large public parcels
will produce a mass of land large enough to permit the maintenance of
the wilderness character of the area and allow the use of appropriate
vegetation management techniques. Heavily developed areas were not
"included within the boundary. It should be understood that develop-
ment must be severely restricted within the Preservation Area. If
the wilderness character of the area is to be maintained and fire

is to be used to sustain this ecosystem, then traditional residential,
commercial, and industrial development must-be’restricted. '

The Preservat1on Area boundary beglns at the intersection
of the Garden State Parkway and Atlantic County Route 624. From that
p01nt, the boundary extends westward, following roads, to the Atlantic
~and Camden County line. In so doing, the Mullica River and the low-
land areas along its southern banks would be preserved. At .the county
- line, the boundary follows the boundary of Wharton State Forest to a -
point just northwest of where Route 206 enters the Forest. At this
point, the Preservation Area boundary extends northeast along local
roads to include the headwaters and areas of lowland vegetation of
‘the Batsto River Drainage Basin. From there, the boundary follows
_the Woodland Township boundary to Lebanon State Forest. The State
Fforest boundary and Route 70 are then followed excludlng the highly
developed areas near Browns Mills, to the Fort Dix Military. Reserva—
tiom.

At Fort Dix, the Preservation Area boundary goes north along
the Browns Mills-Cookstown Road from the southern to the northern
‘border of the Military Reservation. The m111tary property to the west .
of this road is considered by the Committee .to be ‘too developed to be
includéd in the Preservation Area. Also, the vegetatlon has been
“significantly altered and even removed. The central area of the mili-
tary property to the east, however, remains forested and, unless .
military needs intervene, could become an important component of the
P1nelands Preservation ‘Area at some future time.

The Preservation Area boundary merges with that of the
Protection Area and follows the military reservation and ‘the Colliers
Mills Fish and Wildlife Management Area boundaries until it meets
- Lebanon State Forest again to the west of Whiting. From that point,
the Preservation Area boundary follows a line made up of public pro-
perty boundaries until it reaches the northern ridge line of the
Cedar Creek Drainage Basin. Then the boundary follows the Cedar
Creek basin eastward to the Parkway. and then back to the Greenwood
Forest Fish and Wildlife Management Area. The Cedar Creek basin has
long been recognized as being environmentally important. Its high
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water quality and large area of Pinelands vegetation which is practi-
cally free of development are reasons for including it within the
Pinelands Preservatlon Area

From the’point~where the Cedar Creek basin meets the Greenwood
Forest boundary, the Preservation Area boundary follows a line comprised
of- public property boundaries, roads, and streams which represent the
eastern extent of areas which have been recommended for public purchase
by the Department of Environmental Protection and the Pinelands Environ-
mental Council.” (Lands previcusly recommended for public acquisition
are shown on the map on page 117.) These areas include the East and
West Plains pigmy pine forest areas and several smaller parcels. The
areas to the east of this line, while they contain large undeveloped
tracts, have .experienced a great deal of retirement housing construction
which has taken place in the last deécade and which is expected- to
continue. Areas to the west. of ‘the line,. however, remain predomlnantly
undeveloped

To complete the closuré of the Preservation Area boundary from
Stafford Forge south to Atlantic County Route 624, the Committee
followed the Garden State Parkway, Bass River State Forest, local roads,
and the Mullica River. In the New Gretna area, the boundary moves
inland to exclude salt marsh areas and areas of existing development.

In. summary,. the Pinelands Review Committee believes that in order
to meet the goals and objectives of preserving and. protecting the -
various environmental, ecological, and natural resource features of -the
Pinelands, an area actively devoted to, and managed for, Pinelands
. preservation is necessary.. The criterion of preserving the unique
. flora and fauna associated with the very.vulnerable lowlands vegetation
- systems, .the. need to protect the ground and surface water, the need to
use fire as a. primary forestry management technique, and the desire to
maintain the unique-wilderness character of .a major area of the Pinelands
- provide the rationale for the creation of the Pinelands Preservation

Area as delineated here. : :

III. D. POWERS AND AUTHORITY OF THE PINELANDS PLANNING AND MANAGEMENT
COMMISSION :

1. Pinelands Reg;onal Plan

The Comm1851on should prepare,.adopt, malntaln, and revise
as necessary a regional plan for all lands within the Pinelands-
Planning and Management District. This plan should be prepared within
one year .of the establishment of .the Commission.

In preparing the plan, the Commission should consult with all
affected municipal and county planning agencies. The technical documents
as well as the general planning capabilities present in these agencies
are a resource which should be utilized during the preparation of the
plan-as well as on an ongoing. basis. In particular these agencies may
- have available natural resource inventories and land use plans for. ,

certain portlons of the District which would prove partlcularly useful
“to the plannlng process.
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' TURKEY SWAMP
* (F& G)
700 ACRES
2 COLLIERS MILLS

(F&G)
"400 ACRES

.

3 MANCHESTER
- (F& G) -
1,000 ACRES

4 LEBANON
“(P&F)
406 ACRES

‘. CEDAR CREEK -
+ (F&G,P&F)
8,000 ACRES
6. GREENWOOD
(F&G) .
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7 PASADENA-
- (F&G)
500 ACRES
g GREENWOOD
. (F&G)
500 ACRES
g FRIENDSHIP

~ (PEC,F&G,P&F)
1,945 ACRES

SOURCE: SEE BIBLIOGRAPHY
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COUNTY KEY MAP

PUBLICLY OWNED LAND
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WEST PLAINS
(PEC, F& G, P& F)
7,300 ACRES

SIMS PLACE
(PEC, F&G,P&F) "’
3,047 ACRES

EAST PLAINS
(PEC,P & F)
5,852 ACRES

STAFFORD FORGE

(F&G

)
1,500 ACRES

OSWEGO RIVER
(PEC,F& G, P& F)
7,500 ACRES

WINSLOW
(F& Q)
3,040 ACRES

BULLTOWN
(PEC, F&.G,.P& F)
550 ACRES

SWAN BAY
(F&G)
600 ACRES

18 PEASLEE

19.
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(F&G)
2,700 ACRES

McNAMARA
(F & G)
800 ACRES

BEAVER SWAMP

(F&G)
728 ACRES
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F &G — N.J. DIVISION OF FISH,
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P & F — N.J. DIVISION OF PARKS
‘& FOREST
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The plan should establish the current planning capaCity* for
all lands within the District and be used to define an orderly, phased
progression for growth and development in the District. The establish-
ment of current planning capac1t1es should include an analysis of the
District's ability to accommodate growth and development within the
limits defined by its natural resource capabilities and- the existing
and proposed infrastructure. The tolerance of the ecosystem as a.
‘result of water diversion and the impact of development on water
quality should be addressed in the plan. The plan should designate
appropriate population densities and development intensities throughout
the District, distinguishing among various land areas based upon their.
suitability to accommodate development as well as the cumulative
effects of development throughout the District. The plan should iden-
tify areas for public acquisition and appropriate forms of regulation.

As prev1ously mentloned the plan would incorporate the tech-
nical documents and-expertise of local governments. Additionally the
draft plan would be circulated to the governing bodies of all munici-
palities and countiés within.the District. A reasonable period of time.
would be allowed for review, comment and advice to the Commission before .
the final plan is prepared and adopted

Alternatively or additionally the Municipal Committee could
act through its own executive committee, functioning as a standing
committee during the preparation and implementation of the plan.

An official map should be prepared and adopted as part.of the
regional plan which identifies those properties proposed for public
acquisition . in the District. Upon appllcatlon by persons wishing to
develop properties slated on the map for acquisition, the Commission
should have one year in which to determine whether to acquire the pro--
perty or allow development to proceed in accordance with the. comprehen—

" . sive plan.

This plan should be periodically reviewed, e.g., every five
years, and should take into account improvements in technology as well
as changes in reglonal influences.

2. Spec1a1;Plann1ng and Zonlng Districts

The Commission should have, by right, zoning authority for all
lands within the District. Zoning authority should be delegated to
municipal units of government where the municipal planning programs have
been found to conform to the P1nelands plannlng program as determined
by the Commlssion.

The Commission‘should identify and designate special land uses
as being compatible with the planning and management objectives for the -

% A . L.
The ability of a municipality to support development determined in
terms of loading factors by considering natural resources, critical
areas, and current 1nfrastructure and development..

‘
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‘.

Preservation and Protection Areas. Such compat1ble uses would include,
but not be limited .to, area-dependent agrlculture, v1llage or hamlet
areas, timbering, and low intensity recreation. Thé Commission .should
- establish special zoning districts within the Preservation Area where
such uses could be practiced. Exclusive agricultural uses should be
- confined to cranberry and blueberry cultivation, which could ‘include
wetland areas presently under cultivation as well as sufficient adja—-
. cent upland areas to ensure the maintenance of the lowland water. table
and water quallty.

The Commission should, if feasible, establish a system.of trans—
fer of development rights within the District which should be consistent
with the objectives of the regional plan. Such a system may - be utilized
on either intramunicipal or intermunicipal levels, e.g., if a municipality
has adequate land in both the Protection and Preservation Area, transfers -
could ‘occur on an intramunicipal level; if a municipality is located
totally or. predom1nantly within the Preservation Area, an 1ntermun1c1pal
or reglonal process ‘would be more approprlate. '

The highest and most immediate priority for establlshlng such
a system should be glven to the Preservatlon Area.

3. Local Plan Assessment,

~ The Comm1s51on should prepare guldellnes and standards, der1ved
from the Pinelands regional plan, for the purpose of local plan assess-
ment and preparation. The Commission should, within 90 days of adopting
the regional plan, determine the consistency between its plan and exist-
ing local plans. Those local plans which are found to be consistent
would be so certified, and local plan admlnlstratlon would continue, In
cases where. plans are found to be inconsistent with the Pinelands regional
plan, ‘the. Commission would provide a statement to the .local government,
identifying the inconsistencies which exist. In cases of inconsisten-—
cies, the local government conld be granted a period of up to six months
to revise its plan accordingly. The Commission should then re-evaluate
the local plan for consistency. The Commission should assume the respon-
sibility for revising .the local plann1ng program for those local govern-
ments whose plans ¢ontinue to be inconsistent with the regional plan
-after which the local jurisdiction would carry out administration.

The ‘Commission should be empowered to establish a monitoring
and notification procedure for the region's municipal land use planning
and regulatory activities. Where approvals are issued in disregard of
the certified plan, the Commission, with notice to' the municipality and
applicant, should have the authority to stop action on that approval.

As a last resort, the Comm1331on should assume plann1ng admlnlstrat1on
for that munic1pal1ty

4, - Interim Controls and Guidelines

. A review should be made of Federal and State actions that are
predicated on growth assumptions which are likely to change as a result
. of the formal planning process. Where it can be. determined that proceed-
ing with the action is’ likely to cause significant environmental damage
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or would ,be eubstantially inconsistent with the goals for the Preser-
vation and Protection Areas, the action should be deferred until the
ava11ab111ty of the regional plan.

} Within 60 days of the appointment of the Commission, guidelines
for the review of certain development in the Protection Area should be.
prepared which would serve as mandatory guidelines for local planning
“administration. These guidelines would stay in effect and be succeeded
by the certified municipal planning program. The purpose would be to
deal with development of regional impact determined on the basis of its
size, location, or nature and its prospective impact on the Pinelands.

5. EnvironmentaluPrqgrams'and StandardS‘

The Comm1551on should prepare minimum mandatory standards and
guldellnes for land disturbance, after consultation with approprlate
agencies, which should include, but not be limited to, excavationm,
clearing and removal of vegetation, and filling of all lands within the
District. These standards should distinguish between areas of upland
and lowland vegetation. :

The Commission, in consultation with the Department of Environ-. =
mental Protection, should be given the authority under the .Pinelands
legislation to protect freshwater wetlands within the District. Fresh-
water wetlands would include, but not be limited to, marshes, swamps,
bogs, ponds, rivers, river and stream flood plains and banks, "areas
subject to flooding or storm flow, and all areas of lowland vegetation
Where depth to seasonally high water table is eighteen inches or less.

The Commission, upon adoption of the regional plan and upon
demonstration of its ability to adminlster other regulatory programs
within its jurisdiction, should be able to be delegated by mutual agree-
ment the authority to administer other State regulatory. programs within
the District. It should have this authority for the purpose of elimi-
nating.duplication of multi-governmental review within the District.

6. Consistency with Other Plans and Programs . -

Plans and -capital programs of other State agencies should be
consistent with the regional plan. Overlapping jurisdictions should not
~result in duplicate reviews. Where overlapping jurisdictions exist, the
. more comprehensive program should prevail and. the concerns' of the elimi-
nated jurisdiction be integrated into the prevailing program..

To expedite the review process, the Commission should explore
the concept of a comprehensive permit application, as well, as the

consolidation of procedures such ‘as hearlngs and tlmetables.

7. Acguisition‘and Management of Public,Land‘

The. Commission should develop prlorltles for acqulsltlon of’
pub11c open lands within the District which should be the operating
priorities for the State. The Department of Env1ronmental Protectlon
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through the Green Acres Program should have the respon31b111ty for the
administration: of the- acquisition program w1th1n the District; all such
activities undertaken by the DEP -within the District should ‘be consis-
tent with the Comm1351on s plan.

The Department of Environmental Protection should retain the
authority for the management and maintenance of -all State-owned lands
within the District. All State and Federal open lands should be managed
in a manner consistent with the p011c1es of the Preservatlon and Protec-
tion Areas.

The Commission should be aware of competltlve publlc recreatlon
facilities and the advantages that they could have over private
recreation facilities. Any recreation planning should. be done in- ‘coope-
ration with the private recreation industry of the area in order to maxi-
mize opportunltles and minimize unnecessary public expenditures.

-

8." Pinelands Municipal Committee

. A Pinelands Municipal Committee should be established to give:
formal standing to municipal officials within the District. The function
of this Committee is to ensure that municipal interests are properly
accounted for. \

The_Committee should consist of one representative from each
-of the affected municipalities and should coordinate its activities .
through an executive committee of manageable size, selected in a manner
acceptable to the full Municipal Committee. The Committee should be able
to initiate a review of official decisions of the Commission. In those.
instances when the Committee disagrees with an official Commission action
or when changing conditions or other considerations warrant a change in
the regional plan, environmmental standards, or local planning guidelines
prior to the periodic review, the Committee could petition the Commission
for a review. The Committee would prepare a report which would establish
the reasons by which it has determined its disagreement and its sugges—
tions for alternatives. The dlsp091t10n of the matter would requlre
another vote of the Commission.

A modest ‘budget should be made available to the Municipal
Committee. to pursne its activities. . Staff assistance from the Commission
should also be available.

9. 'Municipal”IncentiveS'

The Commission could develop a system of incentives whlch would
be de51gned to stimulate and encourage municipal’ government participation
in the Commission's programs. These incentives could include grants. for
local planning, techmical assistance, information for the development of
local plans, and others. The Commission could provide legal assistance
- for Court challenges to those municipalities whose planning programs
. are consistent with that of the Commission.
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- The Commission could be empowered to establlsh revenue generat-

ing‘activ1t1es. Possibilities might include the owning of rights-of-way
" that cross the District for leasing to energy transporting and ‘trans-
mission interests; leasing of public forest lands for commercial timber-
ing; and responsibility and authorlty to deal ‘with solid waste disposal
‘in the region, A percentage of any revenues generated from these or -
other activities could be used to compensate ‘municipalities for actual
tax burdens.. Also,. such revenues could be used to back up a transfer
of  development rlghts program.

10. Public Partlclpatlon and Information

‘ A framework for citizen part1c1pat10n, whlch may be referred

to as a Citizens Counc11 ‘should be established. Those personsilnterested
in participating in some type of formal structure should determine the
number of members to be on the Council.  As one suggestion, the Citizens
.Council could consist.of twenty-four members appointed by the Commission.

, The Council should conduct two public hearings each year in
order to gather public comment, opinion, and testimony on the Commission's
activities. These hearings should provide the basis for a written report
to the Commission who would provide a written response within 30 days.
Financial and staff support Would come from the Comm1531on. )

The Council would provide a sounding board for Commission actions
prior to their final adoption and bring matters of public concern to the
Commission's attention for purposes of assisting the formulatlon of District-
policies. This Council should be: composed of various interests. Among
. these should be an agricultural advisory group which should be establlshed
.through the county boards of agrlculture.‘ '

' The Commission‘should sponsornan Annual Pinelands-Conferenge to.
provide a forum for the exchange and dissémination of information and
views covering as broad arspectrum of subjects and issues as desifed.

The Commission should .prepare annually a State of the Pinelands - -
report to the Governor, Leglslature, and- publlc—at-large. This report
. .would assess the previous year's activities regarding progress toward the
. regional plan's objectives and describe the act1v1t1es to be undertaken
in the ensuing year.

1L. Pinelands Memorial and Gifr Fund

. There should be establlshed a Plnelands Memotrial and Glft Fund
within State government for the purpose of receiving gifts or donations
of land within the District or money which would. be dedicated to the
- purchase of critical lands within the District. Such a program would
give persons the opportunity to create a "living" memorial to loved ones'
as well as the pr1nc1p1e of Plnelands preservation.
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12. Staff and Fundlng

The Commission should employ a profe551onally qualified
Executive Director and have the authority to employ and dlscharge such
personnel as required for its operations separate and apart from the
Civil Service statutes governing such practices.

. The National Parks and Recreation Act of 1978 has allocated
up to $3 million for planning within the. Pinelands National Preserve.
It is anticipated that the State will alse provide funds, both for
planning as well as for .acquisition of lands within this area. Based
on the experiences of other regional planning and management agencies,
- an operating budget, after the preparatlon and initial setting up of the
Commission and its program, should be a minimum of $500,000 per year.
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SECTION IV: INTERIM PLANNING AND MANAGEMENT STRATEGY

The Plnelands Review Committee has recommended the creation
of a permanent agency with authority over a planning and management’
distriet for the Pinelands. These ‘recommendations must be considered
~and evaluated by the Governor, the Leglslature, local governments, and
"the public. During this period of consideration and prospective
governmental action, pressures will continue to threaten the unique
and fragile resources of the Pinelands. It is for this reason that an
interim planning and- management strategy needs to be devised to protect
_the Pinelands. In.addition to development pressures, an interim strategy
is necessary so that a number of issues which will influence the future
of the Pinelands can be addressed, including $10 million that
Governor Byrne has designated for acquisition of land in the Pinelands
and Federal legislation recently passed which may . prov1de $23 million
for acquisition of. lands. }

The objectlve of an interim strategy is to prov1de relatlvely
short term planning and management for both the Pinelands Preservation’
and Protection Areas. The objective within the Preservation Area is to
__preserve the land area and its attendant environmental features in a
~near wilderness state to the greatest extent possible. Land within this
zone is significant because of its value for wildlife preserves, cranberry
and blueberry farming, recreation areas, and uriique natural features as
well as the desire to provide a large contiguous block of open land. The
. primary objective in the Protection Area is management and conservation
" to guide growth and development in a manner consistent with a high level
"of environmental protection but in. recognltlon of legltlmate .economic
interests. - »

The Commlttee believes that an interim plannlng and management
_strategy will help promote the following objectlves which Governor Byrne
outlined in Executlve Order #56:

- the preservation of the unique environmental
resources. of the Pinelands;

- the promotion of agricultural, forestry, and
recreational uses compatible with the protection
of the environment; ' C

~ the encouragement of needed commercial, residential,
or other development within existing developed areas
or other areas which may be developed compatible with
preservation of unique environmental resourcess

- discouragement of scattered and piecemeal development
in open space areas. -
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In consideration of the above obJectlves, the Committee
recommends that the following measures be adopted as part of an 1nter1m
_planning and management strategy for the. District: 1) a moratorium,
not to exceed eighteen months, on all construction in the Preservationm.
Area; 2) a moratorium, not to exceed eighteen months, on all new
applications in the Protection Area; 3) an exemption procedure for
" both areas where the determinant will be whether financial hardship
outweighs ecological damage; and 4) an administrative process for
lifting the moratorium in the Protection Area for. prOJects that conform
to and carry out the intent of the. goals and obJectlves for thlS Area.

In accordance with the recently passed Federal leglslat1on,
i.e., the National Parks and Recreation Act of 1978, a planning entity.
is being established for the Pinelands National Reserve. This entity
will have fifteen membetrs, seven members appointed by the Governor,
seven'by the respective governing bodies of each of the ‘affected Pinelands
counties, and one representing the Secretary of the U.S. Department of
the Interior. This entity has. been charged with developing, within an
eighteen month period, a comprehensive managément plan for the Pinelands
National Reserve which shall include a resource assessment, a detailed
boundary map, a land use capability map, a coordination and consistency
component, and a program for State and local governmental implementation,
'and_other components.

' The e1¢hteen month plannlng and moratorium periods will gene-
rally be concurrent. During this time, and particularly ‘until the admin- .
‘istrative process above is established, State Government must take the
" responsibility to utilize its existing powers to manage growth in' the
" Pinelands. When the administrative. process is in place, but prior to-the
completion of the plan, the State regulatory programs would serve to
supplement that process. It is appropriate that, even when the adminis—
‘trative process is underway and the comprehensive plan is completed the
State should continue to supplement the Commission's ‘overall program by
ensuring consistency among the many State and regional programs..

~ The ‘Governor's Office of Planning and Policy should serve as the
‘State's official focus for activities regarding the Pinelands. All indi-
v1dual departmental activities within the State government should be
coordinated through this office.

While numerous planning and regulatory programs exist among.
the various State departments, there are several which appear to have
more merit than others within the context of developing interim strate-
gies to deal with significant issues and problems.. The Federal project
review and notification function (A-95) can be utilized to monitor and
comment on Federally funded programs and activities within the Pinelands
Planning and Management District. State financial projects may be re-
viewed by the Department of Environmental Protection under the aegis of
Executive Order #53. The Office of Envirommental Review should provide
notification of all proposed ‘projects within the District to the Offlce
of Plannlng and Policy Wlth respect to probable 1mpact.

The Department of Environmental Protection should determine the
cumulative effect of the Pine Barrens ground and surface water quallty
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standards within the 760—square—m11e cr1t1cal area. This review should
assess the consistency of the water quality program: with the obJectlves
. of the Preservation Area and suggest any necessary changes. ‘To. protect
the .water quality throughout the District, the Department of Environmen-—
- tal Protection should proceed to establlsh the remainder of the District
as a critical area, pursuant- to the Realty Improvement Act.of 1954, as
amended (Chapter 199)

If;prohlem areas should arise, whether from the direct result

- of individual decisions or the prospective conflict of two or more, the
staff of the Office of Plannlng and Policy would prepare. reports on the
matter, 1dent1fy1ng the probable impact and suggestlng one or more alter-
native solutions. These reports would be the - primary source of input to

" policy-level resolution :of such problems. Individual parties.with direct
interest in any problem would have' the opportunlty to represent: ‘their
points of v1ew., '

Numerous planning and regulatory programs presently exist .among
the various state departments which may beé helpful in providing a mecha-
nism to deal with development proposals and other alterations of the land.
within the Pinelands. .These programs, whlch could. be important during an -
interim planning and management’ perlod are inventoried on the ‘following

‘pages. Due to the diversity of programs, each program is categorized into
one of the following four groups:. functional plannlng, capital planning,
administrative procedures, and regulatory programs. Functional planning
 includes toplcal programs -that plan on a general b331s, cap1ta1 planning
~includes those programs that provide expenditures for land acquisition .

and facility construction; administrative procedures include those programs
~that coordinate ‘actions among’ departments (both State and Federal); and
regulatory programs. include programs that require approval prior to taking
any action. Such an inventory of existing planning and regulatory programs
provides an indication of -the legislation that is presently available as
‘'well as what legislation could be utilized on a short term basis to accom-
plish the interim strategy. It will be the primary task of any interim
program to select those programs that provide the best opportunlty to
successfully carry out any 1nter1m strategy. -

. A, FUNCTIONAL.?LANNING_PROGRAMS
- State Plannlng Program

Statute: - _,h. Federal Hou51ng Act of 1954 as amended Section 701;
: and New Jersey Laws of 1961, Chapter 47.

Department: . Community Affairs
Program: = = The Section 701 Program of the Housing Act of.1954 pro-
. : ~ vides funds for State, metropolitan, and non-metropolitan.
planning agencies and’ for cities for comprehen51ve plan-
ning. It also requires the State-designated 701 agency
- (the Department of Community Affairs) to prepare a com-
prehensive State plan. Chapter 47 of the Laws of 1961 -
authorizes the creation of a Division of State and
Reg1ona1 Planning (DSRP). . Among the duties of DSRP are
to prepare and maintain a comprehensive guide plan for
- future development and improvement of the State, to
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Application:

achleve fuller coordination of development act1v1t1es
of the several State departments, and to coordinate

‘local, county, and reglonal planning activities. 1In

compliance with these two mandates (Federal and State),
DSRP has prepared and is circulating a preliminary

~ State Development Guide Plan (SDGP), consisting of a

text and a concept map. .The purpose of the Plan is to’
generally indicate areas appropriate for future develop-
ment, those areas in which development should be con-

. strained,’ and places where natural resources should be
preserved. The Plan is intended as a guide’ for State
‘investment decisions and suggests priority for State

investment be given to existing growth areas. A
procedure’ is underway to develop consistency between
the SDGP and other plans and programs as well as cross
acceptance with county plans.

 The SDGP de31gnates the northern portions of the Pinelands,.

which the Pinelands Review Committee has defined as Protec-
tion and Preservation Areas, as areas of public open space
or limited growth that should be managed through a combi-
nation of acquisition and regulatory programs. - It is '

"possible for the Division of State and Regional Planning

to undertake more detailed planning for the Pinelands. as
a part of its continuing State planning program. The
DSRP will seék to discourage growth-inducing capital

- facilities and improvements in the Pinelands through its

coordinated activities with plans and programs of -other

‘State agencies. ‘The SDGP and the State planning program

may be effective interim tools to serve as a basis for,
the coordination and evaluation of functional planning
programs of other agencies in the absence of detailed
planning and management programs for the Pinelands.

Energy Master‘Plan

Statute:
Department:

Program:-

Application:

N;J.S.A; 52:27F-1 et seq.

. »Ehergy

Empowers the Department of Energy to create an energy

master plan which will consider the production, distri-

bution, consumption, and conservation of energy in the = -
State.. The act requires that State agencies must give '
proper. consideration to the provisions of the master
plan with regard to siting in administrative actions

and that. decisions of State govermment conform to the
maximum extent practicable and feasible with the plan.

'Although only a ﬁrelimiﬁéry policy statement has been

prepared as part of the energy master plan (entltled_
"Determination of the Need for Energy Facilities"),
one of its recommendations is that all energy facilities,

_ except for gas plpellnes and -associated facilities, will

N
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be discouraged from the Pinelands. (0il pipelines
will be discouraged from crossing the Pinelands due.

to the spill danger.) Gas pipelines and associated
facilities will be. permitted in the Pinelands only
when water quality degradation would.be. minimal.

It is the finding of the preliminary. plan that the

. Pinelands should be preserved from further unnecessary

development. :

Water Supply Master Plan

‘ Statutet" ’ N.J.S.A.'Chapter 58,VWater and Sewérage,Statutes'
Department:‘ : Environmental.Protection
'Program:' - ’The Plan, presently belng formulated assesses the

near and long term water needs of ‘the. State,’ evaluates
various alternatives for meeting these needs, and -
provides a framework fqr the future planning and
management of the State's water supplies. Specific
recommendations will be made for water supply develop—
ment projects, conservation and management policies,
‘interconnection programs, and emergency response plans.

ﬁ Application: ‘The Plan could have a significant 1mpact upon the

:  Pinelands since this area is the source of a vast,.
untapped water supply. However, specific proposals
are not yet avallable,”and the Plan .is not scheduled.
to be completed until sometime in 1980.

‘State Transportatiqn'Master Plan

.Statute: : N.J.S.A. 27:1A-5 et_seq.
Departmeut:'; .Transportation
Program: - - The Department of Transportatlon is: charged with the

responsibility of developing and maintaining a compre-
hensive transportatlon plan for the State and is in the
process of revising the State Transportation Plan. The
Plan establishes priorities for: projects and selects
optimum route designations for highways, taking into
account the location of significant natural features.

It is intended to serve as a policy document for trans- .
portatlon 1mprovements and expans1ons. ‘An 1nforma1 '
‘agreement exists between the Department. of Transportation
and the Department of Community Affairs regarding the .
State Development Guide.Plan in' that the Department of
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Transportation intends to use theP lan as a basis
for preparing its revised master plan.

Application: The development or expans1on of transportation

: ‘ : facilities often plays a major role in the growth of
a region. New roads and road improvements make pre—
viously remote areas more accessible, thus opening
them up to development pressures. The revised State
Transportation Master Plan should reflect the goals.
and objectives for the planning and management of the
Pinelands. Any interim Pinelands plan could be made a
part of the SDGP, thereby giving guidance to the
New. Jersey Department of Transportation for policies .
on highways (new or improved), rail lines, and airports.

Air Quality Maintenance Planning

Statute: Federal Clean Air Act of 1977, P.L. 95-95;
- N.J.S.A. 26:2C-1 et seq.
lDepartment: Envifonmental Protection.
.Pfogram: " The Federal Clean Air Act establishes a series of

- standards for certain pollutants within the air and
requires that each State must achieve and maintain
these standards within a specified time period. The. .

"Department of Environmental Protection has de51gnated
certain regions within the State as maintenance areas
‘where preliminary examination indicates the potential
for violation of the establlshed amblent a1r quality .

~ standards. :

Application: - The metropolitan Philadelphia air quality control

’ region, which includes the counties of Mercer, Burlington,
Camden, Gloucester, and Salem, has been designated as a .
maintenance area to monitor particulate and sulphur
dioxide pollutant levels. Also, the counties of Atlantic

_and Ocean have each been designated maintenance areas to

monitor particulate pollutant levels. The designation
of these counties in and around the Pinelands as mainte-
nance areas will help prevent the degradation of air
quallty within the general Plnelands region.

Water Quality'PlanningA

Statute: : Federal Water Pollution Control Act Amendments of 1972,
P.L. 92-500, Sections 208 and 303e

Department: = Envirommental Protection
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Program: : D1rects the preparatlon of -comprehensive water
s quality planning programs in order to restore
“and maintain the chemical, physical, and blologlcal
1ntegr1ty of the waters of the State.

Application: Water quality management plans are belng prepared
‘ _for the entire Pinelands administrative area.
Atlantlc,hCape ‘May, and Ocean Gunties are each
preparing their own plans. The plans for the
- counties of Burllngton, Camden, and Gloucester are .
‘being prepared by the Delaware Valley Regional
Planning Commission; and the plans for the counties
of Monmouth, . Cumberland, and Salem (non—de51gnated
areas) are belng prepared by the State (DEP).
important aspect of the prospective- strategles to
deal with the problems is.the preparation. of '"non-
structural" solutions. This runs the range from
prohibitions on fertilizers to land use planning
and zoning. While there is no statutory provision .
for direct control of local land use programs, there:
are strong rEgulatory‘measurés available based on the -
Jissuance of .discharge permits and the development of
special standards, i.e., the Plnelands ground ‘water
standards. ' :

Statewide Comprehensiﬁe Outdoor Recreation'Plan (SCORP) "

Statute: o ,Federal Land and Water Conservation Fund Act of 1965
' P, L 94-422 :
Department: EnVironmentalerotection
Program: - " Serves as the basis for actions to improve the State's

- recreational resources and serves to fulfill eligibility
requirements for Federal Land and Water Conservation
Fund Act grants. The plan-establishes policies and
priorities to guide the State's Green Acres.Program in
recreational development, open space acquisition, and
assistance programs for local projects.

Application: - - SCORP inventories existing recreation facilities and
o . projects future recreation needs for all counties in
the State. As such, it would provide a planned frame- .
~work for Pinelands land acquisition as well as a guide
to assess the recreation .needs for areas within-the
‘Pinelands. Also, SCORP would provide- a planned basis
for Pinelands' bond issue requests that must be rev1ewed :
by the Comm1s51on on Capltal Budgetlng and Plannlng
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.Coastal. Zone Management Planning

Statute:

Department;

Program:

Application:

Federal Coastal Zone Management Act of 1972
P.L. 92-583; N.J.S.A. 13:19-1 et seq.

Environmental Protection

The Coastal Area Facility Review Act. (CAFRA) requires
the Department of Environmental Protectlon (DEP) to

" prepare a comprehensive plan and management strdtegy ~

for the legislatively designated coastal area. - The

_administrative area includes all riparian tideland

as well as wetland acreage. The Federal Coastal Zone
Management Act of 1972 (P.L. 92-583) also requires

_the development of a plan and resource management °

strategy for the coastal zone which includes lands
beyond the CAFRA jurisdiction that are subJect to

-rlparlan and wetlands statutes.

A portion of the Pinelands lies within the jurisdic—-

tion of CAFRA and will be covered under the CAFRA

~and the Coastal Zone Management Program (CZMP) plans.

Efforts should be undertaken to ensure consistency
between the CAFRA and CZMP management strategies
and the plannlng and management obJectlves of the
Pinelands. : :

Solid Waste Management Planning

Statute:
Department:

Program:

.Application:

. N.J.S.A. 13:13A-1 et seq.

Environmental Protection

. The Depaftment of Environmental Protection is in

the process of developing regional solid waste
planning guidelines and regulations to be used’ by

- the 22 solid waste districts in the State (21 counties
- and the Hackensack Meadowlands District). The gulde—
- lines will explain the methods and’ procedures to- be

used by the districts in preparing acceptable plans

" for efficient and env1ronmentally safe solid waste
.management.

As the solid waste management districts have been
established on a county ‘basis,-solid waste planning -
for the Pinelands could encompass seven districts.
Due to the number of districts involved, it is

necessary that coordination be achieved among all
parties to ensure that the Pinelands management. and
lplanning goals are integrated within any solid waste
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planning objectives and:thet illegal dumping within

the Pinelands is stqpped.“ The Pinelands cannot continue
to be used as the solution to overfilled landfills in
New Jersey and other Stdates. There are landfills in the -
Pinelands that are presently leaching contaminants into
the ground water, and illegal nighttime dumping is a
continuing problem that must be stopped.

Natural, Areas SystemmPlan

Statute: S N.J.S.A. 13:1B-15 et seq.
Department: Environmental Protection
Program: ‘ ‘The system is established to identify, protect, and

preserve natural and ecological resources of the State
for present and future generations. A natural area is
defined as an area of publicly owned land or water which
has retained its natural character or which has rare or
endangered species of plant and animal life worthy of

. preservation. These areas are designated for scientific
and educatlonal use rather ‘than for recreation.

Application: - " The natural areas System includes 14'areas located
o within the Pinelands that are administered either by

the Division of Parks and Forestry or the Division of
Fish, Game, and Shellfisheries. More lands will be
identified and acquired. in the future using Green -
Acres funds. Areas proposed for designation should be
consistent with the Pinelands Review Committee's
-planning and management objectives. This program will .
‘be most applicable to the management of ex1st1ng and
proposed State—owned lands. '

Wild and Scenic Rivers Planv

- Statute: ° °°  Federal Wlld and Scenic Rivers Act of 1968

P.L. 90-542; New Jersey Wild and Scenic
Rivers Act, N.J.S.A. 13:8-45 et seq.

Department: - Environmental Protection

Program: - " Designates rivers or parts of rivers for inclusion
: within a State system. Authorizes the Department of
Environmental Protection (DEP) to adopt land use and
other regulations for lands delineated as floodways,
flood fringe, or flood hazard areas and to acquire or’
‘otherwise manage lands in order to promote scenic and
recreational objectives. ' The purpose of the Act is to
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Application:

 preserve rivers or. sections of rivers which possess

outstanding values (e.g., scenic, recreational,
wetland). Modelling the State Act after the Federal
Statute permits New Jersey to apply for Federal
recognition of individual components of the State's
system as part of the national one and increases the .
potential for receiving Federal grants. for land
acquisition. :

The first rivers to be designated under this Act are
the Mullica River, from Atsion Lake in Wharton State
Forest (Burlington County) to the Route 542 crossing

at Pleasant Mills, and the Cedar Creek in Ocean County.
Both rivers are located within the Pinelands Preserva-
tion Area and, being so designated, provide the initial-
steps’ to achieving a preservation status. Other rivers
within the Pinelands, such as the Wading, Batsto, and
Oswego Rivers; may receive this designation in the
future., The designation of rivers under the New Jersey
Wild and Scenic Rivers Act and the promulgation of
rules and regulations for the administration of the-
Wlld and Scenic Rivers System should be consistent

with the planning and management goals for 'the Pinelands.
Detailed planning ‘and management could be immediately '

- undertaken for those river areas designated under this-

Act.

IV. B: CAPITAL PROGRAMS

Green Acres Program

Statute:
Department:

' Program{

_Applicatibn:~

N.J.S.A. 13:8A-19 et seq.
Environmental Proﬁection

The Green Acres Program relies on the périodic passage

. of bond issues to provide money primarily for the

purchase of urban and rural open land or interests

_therein. Money derived from the voters' authorization

may be used by the State to make acquisitions of land
for the State's program as well as providing 50-50
matching grants .to municipalities and couaties to

.acquire land.

‘The Green’ Acres Program provides the machinery for amy

acquisition program for. the Pinelands.. Ten million
dollars from the 1974 Green Acres bond issue have been
set aside by the Governor to acquire land within the

Pinelands. Also, the State receiyes about $9 million
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annually from the Land and Water Cbnsetﬁatlon Fund

"which is administered by the Green Acres Program.

The acquisition of lands with these and other funds

- ghould be consistent with the P1ne1ands Review
~Comm1ttee s recommendations and objectives.

Commission on. Capital Budgeting and Planning

‘Statute:
‘Department:

Prbgramf

"Applicatioﬁ:

N.J.S.A. 52:95-1 et seq.

Treasury

1

The Comm1851on was created to act in an adv1sory role

to the Governor and the Leglslature and is charged

with preparing the State s annual Capital Improvement

Plan. In preparing the Plan, the Commission must

¢H) develop and maintain, on a continuing basis, short-
and long-range capital spending. plans for the State;
(2) analyze and report what the impact of capital
spending programs will be on actual budgets; and

(3) recommend to the Governor and the Legislature each -
year items for inclusion in the next annual budget and
present the plans for short- and long-range capital -
investments. If approprlate, the Commission may :
recommend that bond issues be placed before the voters.
of the State. : :

The Commission will play an important role in any
land acquisition proposals for the Pinelands. Any
request for utilizing existing funds for land dcqui-
sition or requests for future bond issues to finance
land acquisition within the Pinelands must be reviewed
by the Commission. ' :

Public Sewerage Fac111t1es Plannlng and Constructlon

'Statute:

Department:

" Program:

Federal Water Pollutlon Control Act Amendments. of 1972
P. L 92—500 Sectlon 201

"Env1ronmental Protect;on'_

“This program provides guidelines for development and

implementation of waste treatment facilities on an
areawide basis. The Department of Environmental
Protection grants construction and plannlng monies to
local municipalities or authorltles for publlc sewer-
age fa0111t1es.
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Application:

‘ The Division of State and. Reglonal Planning has documented

that a causal relatlonshlp exists between sewers and the
trate and intensity of growth of an area in The Secondary .
Tmpact of Regional Sewerage Systems. -Due to the largely
undeveloped nature of the Pinelands, the concept of
secondary impacts would be .of primary concern in this ‘
area since the existence of sewers can stimulate growth .
and, conversely, the absence of sewers can act as a '
constraint to development. Under Federal law, DEP is

- required to develop criteria by which to rank 201

projects on a priority ba31s,'and this ranking shodld
be reflective of the objectives to be achieved in the

Pinelands. A key to managing development patterns
“through the regulation of sewerage facilities lies in the
. coordination of the sewer decision-making process and the

Plnelands management obJectlves.,

IV.IIC: ADMINISTRATIVE PROCEDURES

Project N otlflcatlon and Rev1ew (Ar95)

o Statute:

Department :

‘Program:

Application:

4Demonstrat10n C1t1es and Metropolitan DeVelopment

Act of 1966, P.L. 89-754, Office of Management and

jBudget Circular No. A-95

Community'Affairs

The Division of State‘and:RegiOnaI Planningf(DSRP)v
functions as the State's "clearinghouse" agency.

‘Its respons1b111t1es ‘defined by law are: (1) to
- receive from prospective appllcants all notices of
.intent to apply for Federal aid under programs

covered by OMB Circular No. 95; (2) to determine
the State, regional, or local interests in the

" project in light of- comprehen31ve development plans
of the agencles represented by the clearinghouse;

(3)  to arrange conferences between the applicant
and the appropriate agencies to resolve conflicts
pursuant to the application; and - .(4) to prepare

-evaluative comments to be submltted w1th the flnal

appllcatlon.

Slnce the Division of State and Reglonal Plannlng is
the State clearlnghouse agency, it receives notifi-
cation of all eligible Federally funded projects.

If the DSRP or any of the interested agencies, e. 2.,

DEP, finds that a partlcular progect will radversely

“impact the Pinelands, it can arrange a conference-

among all concerned parties to resolve conflicts.
If the problems cannot be resolved, negative comments will

-accompany -the application." Although the final decision
for-approval rests with the Federal funding agency, that
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décision.can be inflﬁencedfby and, if there is a .

. strong enough case, probably determined by the

comments of the clearinghouse agency. A limitation
of ‘the A-95 review and:notification process is that

‘it is restricted only to Federally funded projects

and cannot. be utilized to comment upon projects which
are exclusively funded by State or local governments.

Plnelands Env1ronmental Coun011

Statute:

- . Department:

Program:

~ Application:

‘N. J S.A. 13:18-1" et seq.«
Environmental Protection ("iﬁ" but not "of")

The Pinelands Enﬁiroﬁmental Council (PEC) was cfeated_

‘to protect the water resources-and other natural assets

of the Pinelands from misuse and pollution; to comserve
the scientific, educational, scenic, and recreational -

- values of the region; and to develop’ compatlble land

uses to improve the environmental and economic position
of the area. The PEC has been_directed to develop a
comprehensive plan for the Pinelands region and to

guide public and private agencies and persons to under-

take projects and activities in accordance With said
plan. The PEC functions as an advisory body with the

- power of review but not approval over projects within

its 320,000-acre district in Burlington and Ocean
Counties. The agency has no regulatory authority, but

. it may suspend municipal approval of a project for 90
days during which time it can seek changes. or withdrawl

by the applicant or denial by the municipality.

Although the authority of the PEC should be superseded
by a Pinelands Planning and Management Agency, until -
such a- regional planning agency . is . functlonlng,

" the PEC can continue to ‘review projects located within:
" the Plnelands.' A properly prepared plan for the PEC

district consistent with the objectives developed by
the Pinelands Review Committee and the relevant interim

‘state government strategies could provide guidance to

property owners and municipal planning programs. It
cQuld also provide a sound basis for legal actionm.

Environmental Assessment

Statute:

Department:

'ExecutiVe»Order #53

Environmental Protection
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- Program:

~Application:

- Empowers the Department of Envirdnmental Protection

to review. descrlptlons and identification of the
environmental impact of State—flnanced construction.
projects exceeding $1 million undertaken by local,
county, or regional governments or agencies. It also
applies to State-financed projects of less than $1
million which are located in sensitive areas or require
special construction methods to prevent adverse env1ron—
mental impact. :

This"’ Executlve Order was 1mp1emented in recognition of

‘the fact that the wise use and protection of the State's.

natural resources are dependent upon the proper location
and design of State facilities. This Order can be used .
immediately to assess the impact of State projects with-

in the Pinelands before final approval is given.

Municipal Land Use Law

Statute:
Department:

Program:

" Application:. -

N.J.S.A. 40:55D-1 et seq.

Community Affairs

‘The Municipal Land Use Law (MLUL) provides statntory

authority for site plan review and approval by municipal
planning and- zoning boards. The MLUL requires that a

‘municipal master plan contain a statement of consistency

with any county mastér plan and any comprehensive guide

- plan. The law calls for the filing of applications for

developments of at least 150 acres or 500 dwelling unlts

at the Division of State and Regional Planning.

" Given an interim Pinelands'plen'as part of a State

guide plan, guidelines.could be developed which would -
outline the procedure and content for purposes of
preparing a statement of -consistency with said plan
for use by municipalities. Such a strategy would

~ necessitate a more aggressive posture by the State to

ensure compliance. Also, the DSRP could review develop-
ments submitted for filing and make comments, orally
or in writing, to the local planning agency.

Interagericy Agreements

Statute:

. Departments:

Agreement

U. S. Departments of Hous1ng and Urban Development (701)

~and Commerce (Offlce of Coastal Zone Management) ;
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U. S. Env1ronmenta1 Protection Agency, New Jersey'
Departments of Community- Affalrs and EnV1ronmental
Protectlon

Program: The Department of Housing and Urban Development (HUD)
: and the Office of Coastal Zone Management (OCZM) of -
the Department of Commercé have entered into an inter-
' agency agreement which provides for coordination of
the HUD 701 Comprehensive Planning Assistance Program
and the Coastal Zone Management Program. Also, an
interagency agreement has been worked out between HUD
and the Environmental Protection Agency (EPA) to
coordinate 208 areawide waste treatment management
planning and 701 comprehensive planning.

Application: : The intent of these interagency agreements is to
: -encourage contacts among all concerned agencies for
the purpose of formulating common goals and objec-
tives, selecting common data bases, .and assuring
ongoing coordination. The Department- of'Commuhity
"Affairs, as the State's designated 701 agency, can
promote goals and obJectlves that are consistent
with the planning and management - recommendatlons of
the Plnelands Review Committee.

N\

IV. D: REGULATORY PROGRAMS

<

Coastal Area Facility Review Act (CAFRA)

Statute: ~ N.J.S.A. 13:19-1 et seq.
Department: Environmental Protection
Program: - Requires. the Department of Environmental Protection

(DEP) to issue permits for the construction of
residential (25 or more dwelling units) and certain
commercial, industrial, transportation, and utility-
and energy-related facilities within the CAFRA area,
which includes all riparian, tideland, and wetland
acreage in a 1,376-square-mile land area. ’

-Application: In rev1ew1ng applications, the DEP must con31der

each application within the context of the Coastal

. Zone Management Plan. Since some land within the

- Pinelands lies within the CAFRA boundary, the CAFRA
process could be used to regulate development within
this area. The proposed Coastal Management Program's
Bay and Ocean Shore segment could incorporate Pine-
lands strategies consistent with its own mandates
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Wetlands Perﬁit
\Statute:
Department:

?rogram:

Applicetion:

Riparian Permit
Statute:
Departmenr:

Program:_'

Appiioatioﬁ;'

where the jurisdictions overlap.

N.J.S.A.‘l3:9Af1‘e£ seq.

Environmental Protection -

Requires permit to excavate, dredge, fill, or erect
structures on coastal wetlands. Type A permits are
required for minor projects including excavation'of
small boat mooring slips, maintenance or repair of
bridges, roads, highways; and construction of cat-—
walks, piers, docks, landings, and observation decks.

- Type B permits are required for projects that dredge,

£i11, excavate, or alter the marsh contour.

' The review of appllcatlops must be done within the

context of the Coastal Zone Management Plan and the
Wetlands Act. Since some land within the Pinelands

"falls under wetlands jurisdiction, the wetlands

regulatory program could be used to regulate develop-

‘ment within this area. The proposed Coastal Management

Program's Bay and Ocean Shore segment (including wet- -
lands acreage) could incorporate Pinelands strategies
consistent with its own mandates where the Jurlsdlc-

" tioms overlap.

N}J;S.A, 12:5-1 et seq.
Environmental Protection -
Requires permit priot. to the development of water

front upon any tidal or navigable waterway. Water
front development means docks, wharves, piers, bulk--

. heads, bridges, pipelines; cables or pilings, or the

dredging or removing of sand or other materlals from
lands under t1da1 waters.

The issuance of riparian'permits'must be done within
the context of the Coastal Zone Management Plan and
the riparian statutes. Since some land within the.
Pinelands lies within riparian jurisdiction, the

* riparian permit program could be used to regulate

development within this area. The proposed Coastal
Management Program s Bay and Ocean Shore segment
(1nc1ud1ng r1par1an land) could incorporate Pinelands
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strategles con51stent ‘with its own mandates where. the
Jurlsdlctlons overlap.

. Pinelands Critical Water Quality Area

Statute:
Department:'

Program:

.Applicatioﬁ:

N.J.S.A. 58:11-43 et seq.

. Environmental Protection

A 760-square-mile region of the central Pinelands has
been deésignated as a "critical water quality area" for
sewerage purposes, requiring that all septic systems
be approved by the Department of Environmental Protec—
tion prior to the issuance of a building permit. The
critical area de31gnat10n is the means by which DEP's .

proposed non—degradatlon water quality standards for
‘the region will be implemented. The more stringent

surface and ground water quality standards were adopted
under the New Jersey Realty Improvements Sewerage and

«Fac111t1es Act, commonly known as Chapter 199.

The critical area -designation has been enacted to

-prevent degradation and preserve the present water

quality within the "Heart of the Pinelands," including

the Mullica River, the Cedar Creek, and parts of the

“Rancocas and Toms. River watersheds in Ocean, Atlantic,

Burlington, and Camden Counties. - DEP has set ground

and surface water standards which could slow the rate .
of growth within the Pinelands since a one-acre cutoff
is being used pending results of more detailed. studies.

.However, if proposed development complies with the
.standards, it will be permitted. It should be noted_

that, in 1972, DEP.designated as a “critical area'

" those sections of Atlantic, Cape May, Monmouth and

Ocean Counties, and parte of Burlington County ad301n—
ing the Mullica. River and its- tributaries, lying.

“between any tidal waterway and 10 feet above the mean’

Certification of

Statute:
Department:

- Program:

sea level. The "critical-area" designation for these
areas remains in effect to control septic tank
1nstallat10ns.,

50 or More Realty Improvements

N.J.S.A. 58:11-25.1 et seq.

Environmental Protection

ReQuires that no subdivision approval shall be granted
by any municipal or other authority in the State to
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AppliCationﬁv

.cover 50 or more realty 1mprovementé until the Depart-

ment of Environmental Protection has certified that
the proposed water supply and sewerage. facilities
comply with State standards. . Realty improvement is
a dwelling unit not served by an approved sewerage
fac111ty or water supply. :

' This permit program could be utilized to regulate

those developments of 50 or more units that are
proposed within the. Pinelands which are located out-

side the aforementioned critical areas. However, as’
with the other programs, if the proposed development-
complies with the established standards, it will be
allowed. . o '

Solid Waste Facility'Registretion'

Statute:
Department:

.Program:

. Application:

Soil Erosioncand
Statﬁtefl
Department:

. Program:

N.J.S.A. 13:13A-1 et seq.
Environmental Protection

Empowers the Department of Environmental Protection to
superv1se solid waste collection and disposal facilities
or operations and requires the registration of all new
and existing solid waste collection and disposal facil-
ities and operations. (including landfills).

This act requires-the:registration of all solid waste
operators and collection/disposal facilities and, as

~such, prohibits the illegal dumping of solid waste

within the Pinelands. - In reviewing registration -state-
ments for new facilities, DEP must consider the appli- ,
cation in the context of a comprehensive regional solid
waste collection and disposal plan., The comprehensive
solid waste plan for the Pinelands area should be con-
sistent with the planning and management goals of the -
Pinelands Review Committee.

Sediment Cdntrol‘Plan Certification

N. J S.A., 4:24~ 1 et. seq.‘

Agrlculture :

Requires municipalities to condition development pro-
ject approvals upon local soil comnservation district
certification of a plan for soil erosion and sediment
control. Certification is required for projects,
excluding-an individual single-family dwelling unit,
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Application:

Flood_Plain‘Act

”Statute:\
Department:

Program:

Application: o

that disturb more than 5,000 square feet of land for
which. the State uniform construction code would requlre'

_a building permit. No project may be undertaken unless

it has been approved by the local Soil. Conservatlon
District according to approved standards. :

Although this is not a State program per se (the
State establishes standards which are admlnlstered on.
a local SQll conservation basis),a notification pro-
gram could be established whereby the local Soil
Conservation District informs the State of applica-

- tions for projects located within the Pinelands. Also,
- it is conceivable that standards could reflect the

unique aspects of the Pinelands soils and vegetation.

LN;J;S;A. 58:16A-50 et seq..
. Environmental Protection =

' Empowers the Department of Environmental Protection
-to ‘delineate flood hazard areas and adopt minimum

land use standards-and to identify floodways to

. preservye their flood-carrying capacity and to

mlnlmlze threats to publlc health, safety, and Welfare.h.

‘ Whlle the State has enacted the Flood Plain Act, it
"is of limited immediate use in.the Pinelands since

the required mapping delineation of the flood plains
of streams within the Pinelands has not been done.

The Act could be utilized, however, if a municipal
government adopted a local flood plain ordinance. It

- is expected that delineation of flood. plains within

the Pinelands Would begin as the Wild and Scenlc

'R1vers System gets underway.

Stream Encroachment Permlt

Statute:
Department:

Program:

'Application:

- N.J. S A. 58:1-26 et seq.

Environmental Protection

Requires permit for the construction, -installation,
or alteration of ary structure or permanent fill
along,. in, or across the channel or floodway of any
stream itself. -

Until rules and regulationslunder‘the:Flood'Plain Act
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are available (presently restrlcted to the rebulldlng
of damaged bu11d1ngs in certain areas), the stream
encroachment permit. program is being utilized to

review development applications within floodways.

This program can be utilized to regulate, but not '/
prevent, development along-streams within the Pinelands.

‘Sewerage Facilities

Statute: . N.J.S.A. 58:12—3 et seq.

Department:  Environmental Protection
Program: A permit is required from the Division of Water

Resources to construct and operate any components of

a sewer system, to construct and operate any plant
that will treat domestic sewage, and to change, extend,
or alter a sewer system or waste water treatment plant.

Application:. The Department of Environmental Protection must review
o plans for sewerage facilities within the context of a
comprehensive regional sewerage system. ' This require-
ment should be helpful in minimizing the secondary
impacts associated with sewer construction since it
has been determined that a causal relationship exists
- between sewers and the rate and intensdity of growth.
If sewers are .appropriate, their proper timing,
sizing, and routing can serve as a mechanism to.guide
development in the-Pinelands in a manner consistent
with the Pinelands Review Commlttee s management and
planning objectives. The key to managing development
patterns through the regulation of sewerage facilities.
lies in the coordination of the sewer decision-making
process with the plannlng and management objectlves
of the Pinelands. : '

Water Supply

Statute: N.J.S.A. 58:11-2 et seq.

 Department: Environmental Protection
Program: - A permit is required from the Division of Water

Resources . to -divert a water supply to establish a
public or semipublic water supply system, to divert '

..water from sub-surface or percolating sources, to
divert surface waters, and to drill a well.

Application: ‘'These permits could be‘used'to_proteet'the vast water
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Water Facilities
Statute:
Department:

Program:

supply of the Pinelands’ by regulatlng the amount of

‘water taken out of an aquifer or out of a stream;

however, most of .the reviews are on a case-by-case
basis. - A comprehensive review of these permits may
indicate that more stringent regulations be applied

to water diversion within the. Pinelands. When
completed the Water Supply Master Plan should
provide the framework for the planning and management
of the State's water supplies. These goals should be
consistént with the planning and management obJectlves
of the Pinelands Rev1ew Commlttee.

N.J.S.A. 58:1-18 et seq.

Environmental Protection

A permit is requlred from the Division of Water
Resources to construct and operate a water works, to
construct facilities for a water distribution system,

to change or alter 'a water treatment facility, and to

install or maintain a physical connection between an

approved potable water supply and a non-approved supply.

Application:

Water supply systems have the potential for influencing
the rate, location, and intensity of growth in an area.

‘If the existence of a water supply system can stimulate

growth, then,'conversely,‘the absence of such a system °

can constrain development. The water facilities permit

program of the Department of Environmental: Protection
could be utilized to guide development within the

Pinelands in a manner consistent with the goals of the -

Pinelands Review Committee. The Water Supply Mdster
Plan, when completed, should.provide a basis for the -
planning and management of the State's water supplies,
dnd these goals should be consistent with the objec-
tlves of the PRC.

Safe Drinking Water Act

Statute ¢

' ‘Department:

-Program:

Federal Safe Drinking Water Act of 1974, P L 93— 523

N J S.A. 58:12A-1

‘Environmental Protection,

The ‘Federal Safe Drinking Water Act of 1974 allows the
Environmental Protection Agency to set mnational stan-
dards for drinking water and requires that the States



Application:

enforce these standards and otherwise supervise public

‘water supply systems. The New Jersey Safe Drinking

Water Act of 1977 enables the New Jersey Department of
Environmental Protection to take over enforcement of
the Federal regulations.

The safe drinkihg-laws'require that water suppliers
are responsible for providing safe drinking water to
the public. In addition, the Federal law requires

that, in an area dependent upon a single aquifer as

the principal drlnklng water source, the Environ-
mental Protection Agency may withhold Federal funds:
from any project which may contaminate the aquifer.
This sole-source aquifer concept could be helpful in
preventing ground water degradation within the Pine-
lands since most of the area is dependent upon ‘the
Cohansey Aquifer as its principal drinking water
source. ' However, due to the background studies
required for such a program, it is unlikely that such
a program could serve an interim period.

National Pollutant Discharge Elimination System (NPDES)

Statute:
- Department:

Progfam:

_Application:

" N.J.S.A. 58:10A-1 et seq.
.Environmental Protection

- The National Pollutant Discharge Elimination System
- is a permit program instituted on a national basis

to control the discharge of pollutants into the nation's
water. A NPDES permit is required for any discharge
of pollutants‘intovany'waters,.surface'or'groundi

The NPDES permit  program for New Jersey has been
-administered by the Envirommental Protection Agency,

However, with the passage of the New Jersey Water
Pollution Control Act of 1977, the State is in the
process of assuming jurisdiction of NPDES.. No matter

which agency, Federal or ‘State, administers the . pro-

gram, the NPDES program could help to prevent the
degradation of the water quality within the Pinelands
by requiring a permit for any dlscharge of pollutants
into any Waters., :

Air Pbllutiqn Control

.. Statute:

Department:

N.J.S.A. 20:2C-1 et seq.

Environmental Protection
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Program:

" Application:

The New Jersey A1r Pollutlon Conitrol Act. requlres that
certain standards be established to control. factory
and auto emissions. In compliance with the Act,. a

.program has been established requiring, among other

things, a permit to construct, install, or alter any
equipment capable of causing the emission of air
contaminants. The Act also prohibits open burning _
lethln the State except in the case of prescribed burn-
ing. Open burning means any fire whose products of
combustion are emitted directly into the open air, and
prescrlbed burning involves the open burning of plant
life under the stipulation that the fire is confined

to a predetermlned area. and accomplishes the environ—

‘mentally beneficial objective of prevention and
control of w1ldf1res.

This Act is beneficial to the Pinelands for two
‘reasons: first, it proh1b1ts degradation of air

~quality by prohibiting open burning; and secondly, -
it allows prescribed burning which is essential to
. the continuancé of the Pinelands as we know it today. -

Prescribed burning is presently being practiced on
State—-owned lands by the Department -of Env1ronmental

»rProtectlon s Divisions of Parks.and Forestry and:

Fish, Game and Shellfisheries, and by cranberry bog
owners on private 1ands, among others.
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STATE OF NEW JERSEY
EXECUTIVE DEPARTMENT

EXECUTIVE ORDER NO. 56

WHFRFAS the New Jersey Pinelands is an area of special’ env1ron—
mental, sceriic, recreational, educatlonal historic and agrlcultural
interest; and

- WHFREAS, the Pinelands provides a habitat for the preserVatlon of
wildlife in forests, streams and wetlands and contalns vast surface and
ground water supplles, and

WHEREAS, the Pinelands is vital to the agflcultural resoﬁrces of
the State through extensive cultivation-of blueberrles, cranberrles and
other agrlcultural products; and

WHFREAS, ex1st1ng State law recognlzes the special env1ronmenta1
scenic, recreational, educational, hlstorlc and agrlcultural resources
of the Plnelands, and :

WHEREAS, the_proteetion.of the unique resources of the Pinelands is
- in the interest of the State and Nation which requires the planning and
coordlnatlon of State: actlons affectlng such resources; :

, NOW THEREFORE, I, BRENDAN BYRNE Governor of the State of New Jersey,
by virtue of the authorlty vested in me by the Constitution and by the -
statutes of this State, do hereby -Order and Direct: : '

. 1. (a) There‘is hereby,established{a‘Pinelands Review Committee

" ("the Committee') consisting of the Commissioner of the Department of
Environmental Protection, the Commissioner of the Department of Community
Affairs, and the Secretary of Agriculture, or their designated representa~ -
tives, and such citizens who may be appointed by and shall serve at the
pleasure of the Governor. The Governor shall designate the chairman of the
Committee. The Division of State and Regional Planning in the Department

of Communlty Affairs shall serve as staff to the Commlttee..

(b) The Commlttee shall review all major State activities
‘significantly affecting the special and unique environmental resources of-
" the Pinelands. -Congistent with Federal and State law, the Committee shall
approve only projects consistent with the protectlon ‘of the unlque resources
of the Plnelands.

(c) All State departments and. agencies shall submit for review
to the Committee pending or proposed major State actions significantly
affecting the Pinelands. These actions shall include, without limitation,

- . State capital construction projects, constructlon regulatlons, soil "erosion

standards, environmental quality. regulatlons, acqulsltlon of open space
lJands and. all publie’ or private actions requlrlng State review or fundlng

(d)' Wlthln 90 days of the date of this Order, “all State departments
and agencies shall submit to the Committee an 1nventory ‘of all pending or
proposed prOJects, programs or regulatlons admlnlstered by the department or
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agency which may affect the Pinelands. The Committee shall review the-

- inventory, and may approve or propose plans, guidelines or standards
necessary to make departmental plans consistent with.the purposes of this
‘Order. The Committee shall develop a plan and program to guide and con-
trol State actions affecting the Pinélands. The Committee may approve
departmental plans, guidelines or standards for the admlnlstratlon of
'programs affecting the Pinelands, and authorize the department to réview
~particular proJects or regulatlons consistent with. such approved plans.

, (e) The Commlttee shall adv1se the Governor if 1t determlnes
that any action would be inconsistent with the protection: of ‘the unlque'
resources of the Plnelands :

2. W1th1n 90 days of the date of this Order, the D1v1s1on of. State
- and Regional Planning shall submit to the Committee a report outlining

. the options for delineation. of the Pinelands; this report may designate

~areas within the Pinelands which require special treatment or strategles

to achieve the purposes of this Order. The Committee shall review this
‘report, and hold a public hearing to receive comments concerning the report.
The Committee shall recommend to the Governor a delineation of the Pinelands
needed to.accomplish the purposes of this Order.. Upon approval, by the

~ Governor, the recommendation shall be utilized to define the Pinelands for
purposes of this Order. Until a revised delineation is approved, the '
'Plnelands shall be deflned as the area included in P. L. 1971, c.417 (C.13:18- 6)

3. Wlthln one -year of the date of this Order, the Division of State
and Reg10na1 Planning shall submit to the Committee a plan for approval
which shall guide State actions affecting the Pinelands. = The plan shall be
developed after public hearing and consultation with relevant publlc and o
private agencies and. groups, including county and local governing bodies,

. planning boards, agricultural, environmental and sportsmen groups., The
plan shall have. the f0110w1ng prlmary objectives:

(a) the preservatlon of the unique env1ronmenta1 resources of the
Pinelands, ‘ - :

“(b) the promotlon of agrlcultural forestry and recreat10na1 uses
compatlble with the protectlon of the environment;

(c) the encouragement of needed cqmmer01al,‘reeidentia1 or other
development within existing developed .areas or other areas which may be
developed compatible with preservation‘df unique environmental resources;

(d) the discouragement of scattered and piecemeal development in
open space areas.

4, The Committee shall review the effect of all State 'actions on
private property rights and values, It shall prepare a report summarizing-
‘thése effects and analyzing the justification and options for compensation
of private property owners, including direct payments, tax credits or
adjustments and the use of development rights or other land-use concepts.
The report shall also review the effect of all State actions on county and
‘municipal tax revenues and analyze the feas1b111ty of financial or other
assistance to counties or municipalities which incur ‘substantial revenue -
losses as a result of State actions to protect the Pinelands. 1In pre-
paring this report, the Committee shall consult with and be assisted by

the Treasurer, the Attorney General, the Director of the D1v151on of Local
~ Government Services and other relevant State offlclals 4
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5. The Department of Environmental Protection shall, after recéiviﬁg
public comments and consultation with 1nterested offlclals, groups and
individuals: : _

(a) adopt water quality standards and regulations for the rivers
and waters in the P1ne1ands requlred to malntaln and protect the purity of
- these waters; : :

(b) des1gnate the Pinelands as a crltlcal area for sewerage pur—
poses, and develop regulatlons for the approval and control of all sewage
»and septlc systems; :

(c) rev1ew exlstlng State-owned lands in the Plnelands and de31gnate
appropriate "natural areas" pursuant to the Natural Areas Systems Act, P.L.
1975, c. 363 (C.13: 1B-15.12a et seq. )5

ud) 1dent1fy potent1a1 81tes ellglble for de51gnat10n as historic
‘preservation areas. ‘

6. Within 90 days of the date of this Order, the Department of
Agriculture shall review and identify agricultural activities and uses
within the Pinelands and submit to the Committee a report recommending
methods and actions to preserve and strengthen agricultural act1v1t1es
and uses consistent w1th the protectlon of other resources.

7. The Department: of . Educatlon and the Department of Higher
Education shall promote appropriate educational and research activities
involving the Pinelands with an emphas1s on bringing urban primary and
- secondary school students. to the reglon for ecological education.

8. This Order shall take effect immediately.

GIVEN, under my hand and seal -
this' 24 day of May in
the year of Our Lord,

" one thousand nine hundred
and seventy-seven, and of
the Independence of the
United States, the. two
"hundred and first

GOVERNOR
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