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WHY IS P~~ING NEEDED? 

Planning can provide guidance in meeting the challenges of the future. 
The State government must make hard choices among competing and worthy 
needs -- the need for jobs and for clean air, the need for adequate housing 
and for profitable farmland, the need for improved transit systems and for 
recreational open space. Such needs can be met, but only if the choices made 
at State level reflect widely accepted policies of wilat makes sense, of 
what is desirable, of what should be achieved. 

The State Development Guide Plan provides a framework for making these 
decisions by suggesting the balance which should be sought between conser­
vation and development in the State. It indicates where further urban 
expansion should be encouraged, where l~ss intensive development is appropriate 
and where essential natural resources, recreational space and agricultural 
lands should be preserved. 

It also suggests how public agencies can influence future development 
by making appropriate use of their investment, regulatory and legislative 
authority. 

It 

HOW HAVE WE APPROACHED STATE PLANNING? 

After reviewing county, regional and state studies and reports, four 
major goals were formulated which we think government policy should strive 
to achieve in future years. These goals are: 

••• ·.Maintaining the Quality of the Environ..rnent 
••••Preserving the Open Space Necessary for an Expanding Population 
••••Providing Space and Services to Support Continued Econcmi.c Expansion 
•.•.Enhancing the Quality of Life in Urban Areas 

with these goals in mind the State Development Guide Plan was created 
by studying a variety of factors -- social ~nd economic trends, the location 
of existing development and public utility systGms, and important enviro~rnental 

conditions. In combination 1:..'1ey provide information on existing and potential 
areas of development and' the location and extent of critical natural resources 
and agriCUltural areas. 

WP.AT IS THE STATE PLfu~? 

It consists of bOG"l a text and a Concept t-lap. The text presents in" some 
detail the considerations u~on which t.~e Plan is based, a description of tne 
growth and ~c~servaticn areas a~d a discussion of implementation strategies. 
The Concept Hap, shO\m on the next page of this brochure, indicates '''''hich 
areas of the State are most appropriate for various uses. 
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WHERE SHOULD MOST DEVELOPMENT OCCUR? 

The Growth Areas contain ~ajor transportation facilities and energy 
supplies, and are the location of many of New Jersey's residences, major 
businesses and industrial facilities. Hajor investments have been made 
to provide public facilities and services to support this development. 

Within the suburban areas and around the rural centers much vacant 
land still, remains. These areas are particularly suitable for 
development because of their accessibility to employment and services. 
In most instances water, sewer, roads and other public facilities are 
already in place. Additional development in these areas would allow 
these facilities to be more efficiently utilized. 

Properly channeled this growth could result in more amenable and 
energy efficient patterns of development than would occur with continued 
low density sprawl or scattered residential concentrations in semi-rural 
areas. Accordingly, it is within the Growth Areas that much of the 
State1s investment in development encouraging facilities and services 
should be made. 

WHAT vlOULD THI S GRO~ITH BE tI KE? 

It is recognized that not all lands within the Growth Areas are 
equally appropriate for development. Environmental conditions -- steep 
slopes, wetlands and soil limitations -- make some areas unsuitable for 
development. In other instances the presence of particularly attractive 
environmental features -- scenic vistas and woodlands -- suggest that 
it would be most desirable to preserve these areas in their natural state. 

Dev~16pment within the Growth Areas would occur, as it has to 
the present, in a variety ot patterns: clusters of apartments and town­
houses, areas of single family houses on individual lots, and places of 
commercial and industrial development interspersed with open lands and 
parks. The planning decisions which underlie these development patterns 
would be based as they are now on consideratioffi of natural areas and 
existing conditions and on the balance each municipality wants to achieve 
among land uses. 
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WHAT ABOUT THE URBAN CENTERS? 

Within the Growth Areas are a number of older urban centers with 
significant levels of social, economic and physical problems. These 
cities, which in many cases are the nuclei of metropolitan regions, 
have suffered serious declines as higher income residents and employment 
centers have moved to the expanding suburbs. 

Howe~er, these center cities still provide housing and employment 
opportunities for substantial numbers of people. Current trends of 
population and economic decline should be reversed so that these areas 
can serve as viable urban centers within the metropolitan regions. 

Neiqhborhood preservation, co~mercial revitalization and economic 
developme~t activities are strategies w~ich are being used in urban areas 
to combat decline. Continuing expenditures are also necessary to maintain 
the extensive public facilities and service systems in these centers. 
~though some new growth may be appropriate, it is recognized that most of 
the State's future expansion will occur in suburban areas. 

WHERE SHOULD FARMLANDS BE RETAINED? 

The areas designated on the Concept Map are considered most appropriate 
for" a coordinated public effort to preserve agriculture in New Jersey. These 
large tracts reflect the needs of modern agricultural practice for concentrated 
areas of farmland, free of incompatable development, yet accessible to 
market and service centers. 

Currently, much of the farming activity within the State is located in 
the areas "designated for agricultural use. Development is relatively sparse, 
and the areas lack extensive water and sewer systems and other public 
facilities. These areas also contain the most favorable soils -- Classes I, 
II and III -- for productive agriculture. 

The Plan generally supports the Blueprint Commission on Aqriculture's 
recommendation to fOlaintain one million farmland acn~s in the State. ~'ethods 
to retain far~land include selective purchase or transfer of development 
rights, appropriate tax and regulatory programs and 2n investment policy v:hich 
is sensitive to the need for minimizing development pressures in these areas. 

~-- ... _. 
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WHICH NATURAL RESOURCE AREAS SHOULD BE PRESERVED? 

The extent of publicly owned and managed lands in three areas 
the Skylands, the Pine1ands and the ~laware Water Gap -- should be 
expanded. Each of these scenic areas also contain abundant water 
resources. Accordingly, they provide both wilderness recreation 
opportunities and essential water resources to support a growing popu­
lation. 

Ther~ ;s also a great need for open space and recreation opportunities 
in the urbanized portions of the State. The Plan supports the development 
of open space in the Hackensack Meadowlands and the continued acquisition of 
land around the Great Swamp National Wildlife Refuge. Additional open space 
areas should also be acquired throughout the State. 

The Plan also recognizes the need'to protect floodplains, wetlands, 
steep slopes and other environmentally critical areas from development. The 
open space recommendations shown on the Concept Map should, therefore, be 
viewed as only one part of a broader program of natural resource and 
recreation land preservation involving local, county and federal agencies as 
well as the State. 

WHAT ABOUT FUTURE GENERATIONS? 

Not all areas of the State contain major concentrations of development 
or critical natural resources or prime agricultural lands. Sizable areas 
remain which have not developed in the past mostly because other portions 
of the State are more accessible to markets and population centers. Such 
conditions may change and development pressures may Ive1l intensify in such 
areas. However, studies indicate that there is encugh land in the designated 
Growth Areas to accommodate most of the State's development into the next 
century. 

Accordingly, the Limited Growth Areas are viewed as a land reserve. 
By limiting public investments to maintaining exis:ing development rather 
than encouraging expansion, limited public funds can be used more efficiently, 
and areas of relatively low density development carl remain as a resource for 
the future. 

In this way, the needs of future generations -- for more development, 
for locations for energy generation facilities and for open space -- are 
recognized. These areas may b2come, critically important resources for 
New Jerseyans of the 21st century. 
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HOW WOULD THE PLA1'l" BE IMPLEMENTED? 

Public Investment -- W1\at governments spend money for and where is a 
major factor in determining where growth will occur. The construction or 
extension of water and sewer systems, of roadways and mass transit, and of 
public facilities tend to encourage growth to occur. Conservation efforts 
are aided not only by public purchase of land, but also by the withholding 
of growth inducing investments. 

The State government not only makes such investments directly, but it 
also plays p major role in determining whe~~er investments planned by other 
levels of government, using public funds, are justified and, if so, what 
their priority may be. There is not enough money available to satisfy every 
government's desire for financial assistance. Choices must be made; priorities 
established. Investments made in accordance with the Plan would assist in its 
implementation. 

Legislative and Regulatory Authority -- All levels of government exercise to. 

some authority concerning how land is used. Federal and State agencies adopt 
laws pertaining to taxation, environmental quality, resource protection and 
a wide variety of economic and social practices. New legislation is also 
created as changing circumstances indicate new needs that should be addressed. 

Influence -- As a statement of policy and intent, the Plan could influence 
development decisions made~by State, county and local governments. State 
agencies try to design tneir programs so that they will complement rather than 
conflict with those of other agencies. Local and county officials consider 
State policies and programs in drafting their own plans and programs. Such 
dec~sions made in conformity with the Plan would result in a better future 
for all New Jerseyans. 

HOW WOUI,D THE PLlu'J AFFECT THE PRIVATE SECTOR?.' . 

The Plan can influence decisions in the private sector as well as. govern­
ment agencies. In urban areas residents and employers may be encouraged to 
pursue rehabilitation efforts if government sponsored preservation and 
redevelopment activities provide the initial impetu~. A developer or 
corporate executive may be attracted to Growth Arec.s by the prospect that 
assistance for se'werage treatment facilities and rCCld improvements 'will be 
easier to obtain there than else'"here. A farmer may invest in more w.odern 
equipment if he has some. assurance that his operatio, '.... ill not be impeded by 
incompatible development. By influencing such decisions ~hc Plan could 
encourage its own implementation. 

.' 
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In New Jersey, local governments also playa major role in land use 
regulation and this Plan ass~~es that they will continue to do so. The 
Plan leaves much for local gover~~ents to decide about where develop­
ment should occur and what areas should be preserved in their jurisdictions. 
Such decisions made in conformity with the Plan will result in a better 
future for all New Jerseyans. 

We are seeking your comments, so that the revised plan will be as 
compatible as possible with state, county and local planning activities. 
More detailed maps are available for ciscussion, and should be of 
assistance in coordinating our planning activities. 

For more information contact: 
... 

Donald H. Stansfield, Chief 
or 

Roger Hoeh, Section Supervisor 

Bureau of·StateHide Planning 
Division of State and Regional Planning 
Department of Cow~unity Affairs 
329 West State Street 
Trenton, New Jersey 08625 

Telephone: 
292-2622 or 
292-284& 

-
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PREFACE 

I. THE NEED FOR STATE PLANNING 

Government at all levels can shape,the course of state development 

directly, through capital investments, and indirectly, by exercising 

regulatory and taxing authority. Unfortunately, such activity frequently 

reflects limited concerns. Does the facility solve a specific problem? 

Can we afford it? How much revenue must be raised? Long-term developmental 

impacts of such activities, direct or indirect, are usually ignored. 

Short-sighted planning is both unfortunate and unnecessary. It is 

unfortunate, because in solving one problem, we often aggravate another, 

or we miss the opportunity to solve two problems with the same expenditure. 

Too often, in the name of expediency, we fail to adequately consider alter­

natives. It is unncessary, because if there were goals and objectives for 

the entire state developed by state government and the citizens, many 

potential conflicts, overlaps, or less than full use of resources could be 

identified and avoided. 

A state comprehensive development plan, providing a framework within 

which single-purpose programs could be viewed for their potential develop­

mental impacts, is clearly needed. Such a plan would suggest areas 

appropriate for future development, as well as identify those areas in which 

development should be constrained. This plan would set forth a series of 

guidelines to assist public officials and the private sector in relating 

specific proposals to fundamental state goals and objectives. 
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PREFACE (CO NT.) 

During the past few years, many knowledgeable people representing 

a diversity of interests and perspectives have called for a state plan 

for future development. The Division of S~ate and Regional Planning, which 

has been working on a cooperative intergovernmental planning process for 

the past two decades, believes that the document which follows is a major 

step toward such a plan. This draft builds on the work of the 1960s and 70s, 

and is designed to stimulate discussion, to provoke comment, and to 

strengthen the decision-making process. It is not "the last word," but rather 

an attempt on the part of the Division's staff to put New Jersey's future 

on .the agenda for decision and action. The staff expects and welcomes comment, 

suggestions and proposed revisions from the general public and from private 

and governmental entities within New Jersey. 

This draft has been funded from both state and federal sources. The 

largest source of financial support has been from the United States Housing 

Act of 1954 as Amended, Section 701, which requires the Division to 

prepare, by August 1977, a Housing and Land Use Plan. This draft is intended 

to be the first step toward satisfying that requirement. 

A future draft, to be developed after a year of consultation, 

discussion, public hearings, meeting~ and conferences with county planners, 

state planning personnel, and other interested persons will be submitted 

next year to the Governor and to the U.S. Department of Housing and Urban 

Development. 
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PREFACE (CONT.)
 

It is not possible within a single document to provide all of 

the answers for the coming decade. But it is possible to establish a 
I 

decision-making framework that takes into consideration present problems 

and future needs, physical realities and developmental impacts. Such 

a framework would provide decision-makers with a tool for improving the 

quality of life for future generations. Because of the importance of 

this document, we urge you to participate, as fully as possible, in the 

deliberations to be held in the next few months. Your opinion will be 

reflected in future presentations. 
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CHAPTER I 

NEW JERSEY - 1976 

New Jersey is facing the prospect of continued population growth 

at a time when the New Jersey economy is undergoing major structural 

changes accompanied by high unemployment levels, when many of its important 

natural and agricultural resources require protection, when much of its 

existing physical infrastructure and social service systems are reaching 

full capacity and when real energy shortages and generally higher develop­

mental costs are threatened. 

These need not be serious .constraints to future development, but as 

major problems each deserves attention. Some may be beyond the power of 

the governments of New Jersey to solve without major contributions by the 

federal government and the private sector. However, it is a basic assumption 

of this Development Plan that how the government of New Jersey responds to 

apparent .problems and current needs can influence the shape of the future. 

This chapter presents information on trends in development, population 

and economic growth. It discusses some of the existing problems in center 

city areas; in providing adequate housing, service facilities and energy 

supplies; and in the conservation of agricultural lands and natural resources. 

Most of all, this discussion seeks to convey some idea of the challenges 

which New Jersey will be facing in the coming years. 
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The Distribution of Population 

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

and non-agricultural employment were concentrated in areas around 

New York City and Newark in the northeast and Philadelphia and Camden in the 

southwest. Smaller centers had been established along the road and railway
I 

links between these cities. Some settlement had also occurred along the 

Atlantic coastline and Delaware River, and in farming centers in the rural 

areas of the State. 

In recent decades development has gradually spread out from these 

centers especially along the transportation corridor between New York and 

Philadelphia. By 1960, New Jersey had become the most urbanized state in the 

nation. Today, extensive development is found in major portions of north­

eastern New Jersey, along the New York-Philadelphia corridor, and in the 

Camden area. Shore communities along the Atlantic coastline have also had 

significant development. (Map 1) 

The distribution of most of the population in New Jersey is related 

to its "corri dar ll pos i ti on between the two major metropo1i tan centers of 

New York and Philadelphia. This corridor pattern has also been noted to a 

lesser but i~portant degree along those routes which connect major popu­

lation centers with the shore resorts along the Atlantic Ocean. 

The impacts of these types of corridors dre several. First, resi­

dential development in outlying counties becomes desirable because the 

corridor contains ~ajor metropolitan roads along which employment 

opportunities are nunerous. Then the corridor's existence tends to spur 

residential growth in the mare accessible counties. Once these areas approach 
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threshold urban development stutus (1500 people per square mile), the 

corridor itself begins to attract economic activity due to the fact that 

it constitutes accessible space strategically located between the major 

metropolitan centers and the newer urban-suburban centers. These new 

employment opportunities, in turn, stimulate additional residential growth, 
further out along the corridor. 

Population and employment projections indicate that these trends toward 

suburbanization will continue through the 70s and into the 80s with most 

growth being registered in what are presently thought of as suburban counties. 

Such trends, if they occur, might result in substantial expanses of open 

area being developed for residential, commercial and industrial uses. A.major 

.challenge facing the people of this State is to guide this future growth so 

that good residential areas with adequate amenities and services will be 

available, employment opportunities will be created, and public investments 

efficielltly utilized while environmental quality and open space are retained. 

The quality of life in New Jersey should be enhanced not deteriorated by 

future growth. 
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increases. New Jersey·s population grew from 4.8 million in 1950 to 6.1 

million in 1960 (a 25% increase) to 7.2 million in 1970 (an 18% jump). 

This was a faster growth rate than in the United States as a whole in which 

increases of 19 percent and 13.3 percent, respectively, occurred during these 

two decades. 

The number of inhabitants in the State increased by 260,638 in the 

years between 1970 and mid-1976 according to the estimates of the New Jersey 

Department of Labor and Industry. Thes~ estimates indicate that the rate of 

growth in recent years is considerably lower than that which occurred in the 

two previous decades. This is the result, in part, of the gradual decline 

in birth rates from a 1957 high of 3.7 births per 1,000 persons to 1.8 in 1975. 

It is also due to the fact that migration among the nation's regions has been 

shifting away from the northeastern states to the southern and southwestern 

states. 

An appropriate population projection for the State Develooment Plan was 

selected by examining the four projections published by the Office of Business 

Economics in the New Jersey Department of Labor and Industry.* (Figure I) 

Each projection is based on different assumptions ranging from natural increase 

only (I), through projections based on 1970-1974 growth estimates (II), on long 

term trends since 1900 (III), and on population growth trends since 1950 (IV). 

Series I is the lowest projection since it shows only the population expansion 

that is expected to occur from more births than deaths, and does not reflect the 

inmigration which has always contributed substantially to New Jersey's growth. The 

*See:	 New Jersey DepartMent of Labor and Industry New Jersey Population 
Projections, 1980-2020, Trenton, N.J., 1977. 
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three projections to the year 2000 based on different historical periods 

vary from a low of 8.8 million (II), through 9.4 million (III), to a high 

of 10.1 million (IV). 

An analysis of these projections and their assumptions suggested that 

the population of New Jersey will probably be aoproximately 9 million by the 

year 2000. Specifi Cd 11y, it is assumed that it will fall somewhere in the 
I 

range between 8.8 million (II) and 9.4 million (III). 

This range was selected in preparing the State Development Plan for two 

reasons. It seems likely that long term growth will be at least as high as 

the estimated increases of recent years reflected in Series II. On the other 

hand, it seems unlikely to exceed the long-term trends reflected in Series III~ 

It appears improbable that the high net in-migration rates that characterized 

. the 1950 to 1970 pe~iod, as reflected in Series IV, will recur, since the 

. migration shift away from the northeastern states is now a well-established 

ohenomenon. 

If New Jersey's population reaches approximately 9 mil'ion in or around 

the year 2000, ~his hould mean tnat approximately 1 1/2 million new residents 

will have to be accommodated. Where and how these new residents will be 

housed are ~a~ters of vital cancer~ ~r olanring for ~he fut~re. 

~J:.;S i:10 
--~ 

Jfcviae far an ex~an~ing number of households. :n fact, t~~ number of house­

holds is likely ::0 grow much mQre rapidly than tile population as a ','!hole. 

:he 0u~ber ~f on~ ~~d t~o :erson hauseno~ds ~s increasing. Continuation of 

~his trend sJggests there wil; be aporoximately 700,000 to 900,000 more house­

~olds formed between 1975 and the year 2000.* 

* ~ .~~~~~~ ~~ ~~ ~r 
',' "': :3'-; -

- - -- " i 'j, .: ::.. or 
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New housing units will be needed for these households. Additional 

units will also be needed to replace those lost from the existing supply 

through obsolescence and structural deterioration. Ideally, the tight 

housing market should also be eased by increasing the number of housing units 

relative to households. These projections of housing demand suggest that 
I 

housing construction should be substantially increased. 

In recent years there has been a decline in the volume of housing 

construction in New Jersey. In the 1970s the number of building permits 

issued for new dwelling units dropped from 39,897 in 1970 to 23,215 in 1975. 

Even if all of these dwelling units were constructed, the number of new units. 

would be well below the amount that is needed merely to keep up with house­

hold growth in the State. As a result, more people are forced to make do with 

inadequate housing or to pay inflated prices for older units. 

Housing costs have also risen sharply in recent years both in the State 

and nationwide. Rising land and construction costs have contributed to higher 

initial prices. Steep increases in mortgage interest rates, utility costs 

and property taxes have significantly increased rental rates and the costs of 

homeownership. Fewer and fewer New Jersey households are able to afford new 

suburDan nousing. Tnis, in curn, ,,,eans that nousE:r.8:ds of I:1Cte moderate 

incomes experience increasing difficulties in finding less ex~enSlve housing in 

2xis~ing neighcorhoods. 

However, in soite of problems in the suop1y of houslng, some housing units 

in urban areas are being abandoned. This increasing problem appears to be 

caused by a variety of factors including the high cost af maintaining older 

housing, relatively high tax rates, and social and environmental deficiencies 

in surroundi:.g neighborhoods. Changes in uroan :>mplojlTlent mar:<ets [T;ay also 

be = factor. 
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Increasing suburbanization and the shift of employment locations to 

developing areas have led to problems in the distribution of housing among 

income groups. Many New Jersey residents, particularly low and moderate 

income families, experience difficulties in finding affordable housing in 

locations near their jobs. Recognizing'this problem, the New Jersey Supreme 

Court, in the Mt. Laurel decision, * held that all "developing" municipalities 

should provide opportunities for a "fair share" of a regional housing need to 

be built within their borders. However, the impact of this decision, at least 

at the present time and in view of the basic economic restraints, has been 

minimal. 

Providing a variety of housing opportunities in appropriate locations 

for New Jersey1s expanding population will be a major challenge in the 

coming years. Single persons and young couples, families with growing 

children, and the elderly, all have specialized housing needs and tastes. 

Small apartment units which nay be ideal for some households are unsuitable 

for raising children. Older adults and especially the elderly have a variety 

of needs and tastes in housing types and locational interests. The changing 

economics of the housing ~ar\2t, which ~ave significantly raised ~he cost of 

housing, is a problem which reouires efforts both within tne State and nation­

wije. Sol~tions to prob12~s in the cast, ~ari2ty and 1ocation of new 

housing will have to be found if present and future residents are to enjoy 

decent homes in good residential environments. 

'I	 '*	 Sou~hern Burlington County ;!.tACP 'I. :-ovm ship 0 f ~J\o 1.1 nt La ure 1, 57 ·'l .. U. 

174 (1975). 
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Economy 

New Jersey, in part because of its proximity to markets and its 

abundant resources of labor, became a major industrial center in the early 

19th century. Because of these advantages and other favorable conditions, 

New Jersey and the Northeastern states continued to grow and function as 

a center of industry and com8erce, serving the less developed parts of the 

nation and the world, for many decades. 

However, the Northeastern region is losing its once dominant position. 

While it remains a leader in some areas of finance, trade and research, 

manufacturing growth has shifted to the Southern and Southwestern states. 

This trend has been further enhanced by large population migrations which 

have expanded market demands in these areas. 

The causes of this shift are many and to some extent fall beyond the power 

of New Jersey to influence. Since technology has made the world smaller, 

it is now possible for many firms to research and design products in one location, 

manufacture them in another and ~arket the finished ~roduct in yet other areas. 

Although New Jersey continues to be a national leader in research and develop­

ment, other regions are often more advantageous locations for manufacturing 

these products. New Jersey suffers from cost disadvantages in energy, taxes 

and labor which in conbination can result in higher manufac~uring costs. 

Obsolescence and slow rates of reinvestment are additional factors which 

decrease the attractiveness of New Jersey for manufacturing. 
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In spite of these regional shifts, manufacturing jobs continued to 

increase in New Jersey until the late 1960 1 s. However, the rate of 

growth during this period was much slower than in the rest of the nation. 

Since 1970 there has been a decline in the number of manufacturing jobs, 

a situation which appears to be a characteristic of the mature economy of 

older industrial states. (Table I) 

In the past, employment losses in manufacturing were compensated for by 

increases in other sectors. Between 1950 and 1970 substantial gains 

occurred particularly in the fields of services, trade and government. In 

recent years, however, the pace of employment growth in non-manufacturing 

jobs has slowed, both within the State and relative to growth nationwide. 

(Table I) 

This slow growth during the 1970's can be partly attributed to the 

nation's worst post World War II recession which affected growth rates 

throughout the country. However, in New Jersey the cecline was steeper, and 

recovery is lagging behind the entire economy. This appears to be due, in 

part, to the fact that old and less efficient industrial facilities, more 

of which are assumed to be in the ~ortheastern states, reduce production 

earlier and postpone expansion until econol71ic r2covery is \·/ell underway. 
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However, New Jersey does have underlying economic strengths in 

terms of the large market provided by the population and industrial 

concentrations of the Northeast and its eqsy accessibility to foreign 

markets. It also has extensive resources in human talent and scientific 

and financial capabilities which should encourage economic expansion in 

the future if properly utilized. Projections indicating trends in future 

employment have been made by the U.S. 8ureau of the Census and the Public 

Service Electric and Gas Company. (Figure 2) In general, the cutlook is 

for slower growth with a continuation of the shifts from manufacturing to 

other types of employment. 

The basic economic challenge which the State must face is one of 

reducing the effects of these changing employment possibilities. Two 

major consequences of these shifts are high rates of unemploY~9nt, 

particularly in urban areas, and changing labor force demands, away 

from jobs requiring little skill or training to those where considerable 

training is 9ssential. Future economic expansion needs to be integrated 

within an overall development franework ~hich recognizes that economic 

vitaiity depends not only on ~arket ~ccessibility and l3bor for:e 

availability, but also 0n adequate water ana energy supplies, good 

living conditions and efficient government. 
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FIGURE II 

EMPLOYMENT TRENDS IN N.J. 1950-80 
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Energy 

Until the present decade, adequate supplies of energy -- from a 

variety of sources ard for a variety of purposes -- could be safely 

assumed. Although the State did not contain basic energy resources such 

as coal, oil and natural gas, sufficient ~uantities of each could be 

obtained to satisfy conceivable demand levels at low costs. The consequences 

of this assumption pervade the development pattern which now characterizes 

New Jersey. The bedroom suburb, the regional shopping mall, the scattering 

of office and industrial parks along highway routes, where much of the 

State's post-war growth occurred,were made possible in part by the availa­

bility of low-cost energy resources, principally petroleu~. 

By 1972 petroleum products accounted for more than two-thirds and 

gasoline for transportation purposes accounted for more than one fifth of 

the State's total energy use. (Table 2) Petroleum products also provided 

the basic resource for generating electric power and for residenticl heating 

systems. For much of the pOst-war era, oil was shipped fro~ other states 

and increasingly from other countries encouraging, and in a ~ajor way, 

Shaping .jevelopnent in :~e'.'J Je'·sey. ~owever, this dependency on oetroleum 

products was not viewed 3S 3 or0ble~ until the early seventies when the Arab 

Sharp increases in the ~rice of i~Dorted oil followed 3nd contributed to 

significant price increases throughout the ~ation's economy. As a major 

oil-consuming state, :;e':/ Jersey ,.-Ias severely affected. 
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TABLE 2 

ENERGY SUPPLY AND USE
 
NUl JERSEY 1972
 

SOURCE USE 
(In trill ions of 

BTUs) 
(In tri 11 ions 

BTUs) 
of 

Electric Trans-
Generation Industrial Commercial Residential portatio r 

Petroleum Products 

Res i dua 1 Oil 258.9 86.8 87.3 54.1 

Distillate Oil 45.3 14.6 305.5 48.1 

Gasoline 428.2 

Subtota 1 304.2 101 .4 87.3 305.5 530.4 

Natural Gas 27 .1 82.4 65.6 155.5 

Natural Gas Liquid 231 .0 

Coal 31 .7 4.6 

NucleClf Pc\ver 411.4 

Total 407.4 414.8 152.9 465.6 530.4 

Source: "EnerlJY FlOW Patterns, N2\'i jersey 1972,' Jy'ecared for the State Energy 
Office by staff of ~he Dep~rt~ent of Cc~~unity Affairs, ~ay 1974. 
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As a result, the need to reduce the State's dependence on imported 

oil by developing alternative sources and by encouraging more efficient 

use has been widely recognized. Alternative energy sources, such as 

nuclear reactors, coal, the sun, the wind, are receiving greater attention. 

The possibilities of using heat, which is now vented into the atmosphere 

by industrial users, to provide an additional energy resource are being 

explored. The federal governnent is now leasing potential oil-drilling sites 

along the outer continental shelf east of New Jersey. At the same time, all 

energy consumers are being encouraged to reduce their demand for energy as 

much as possible. 

The use of all other sources of energy rank well below petroleum, 

although natural gas is critically important for some industrial processes and 

residential use. Certain sectors of the State's industrial sector have been 

severely affected by shortages in natural gas shipments and by rising prices 

for the supplies which remain available. The glass industry in particular has 

been ccught bet~fee~ air quality regulations ~hich ~an only be met by using 

natural gas and major reductions in the amount of natural gas ?~ailable. 

Relaxation of the alr quality regulations may allow other types of fuel to be 

used, but a ~ajor increase in Drcduct~on costs aocears inevitable and the loss 

of najor industrial emp]JjE~S possible u~less iGEquate sJpolies of n3tural gas 

are Jbtained or competitive alternatives developec. 

However ~el1 intenaed and ~ell executea, none of these 3ctivities can 

provide im~ediate relief from the t~reat of major shortages nor from the reality 

of continually higher prices for energy in New Jersey. Further, even if 

new sources of e~ergy ~re developed and technological problems which now hinder 

the develop~ent of alternatives to petroieun are resolvea, it is extremely 

unlike~y that ener~y cric2s will f31l to the level of a few years ago. 
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Any plan for future development' in New Jersey must, therefore, recognize 

that the days of low-cost energy are over. Any source -- whether it is oil 

from wells off the New Jersey coast, electricity from nuclear reactors, natural 

gas delivered from other states or abroad -- will be more expensive to discover, 

distribute and use than those which supported the growth of New Jersey in the 

past. 

The challenges of the future lie in ~aking more efficient use of existing 

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

land use policies which encourage efficient energy use and the safe development 

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

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

national solution. However, State development policy should promote more efficient 

land use patterns which among other things could reduce dependence on 

automobiles, encourage the expansion of mass transit, and shorten journey-to­

work and distribution distances. It can also identi~ where energy generating 

facilities can be located with minimum environmental damage. 

Urban Areas 

If New Jersey is to continue to increase in population and to provide 

ooportunities for employ~ent and energy conservation. the cities must be seen 

as places where people Cdn live meaningful and productive lives. Prior to the 

end of World War II, New Jersey's older urban areas had considerable vitality. 

They were the focal point for marufacturing, commel'ce 2nd residences. However, 

increasing population expansion brought with it a demand for new housing and 

changing tastes in lifestyles. New housing construction occurred not in the 

mostly built-up urban areas, but in suburban areas where seemingly large 

quantities of land made tne growing ideal of a single-family house with its own 
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yard possible. The availability of large parcels of land in the suburbs 

also made these areas attractive to urban industries seeking places to 

expand. Gradually, suburban areas became established as "outer cities" in 

their own right, offering a wide variety of commercial and employment 

opportunities and pleasant residential areas. 
I 

Increasingly, those who could left the city. Others who had grown up 

in the suburbs chose to remain there when they established their own homes. 

Cities gradually became the residences of greater numbers of persons with lower 

incomes and less education than their suburban counterparts. The people who 

remained there did so out of lack of opportunity, or migrated there, generally , 

from rural areas, as the first step to a better way of life. 

Cities became less reservoirs of wealth, and more areas of poverty. The 

cycle fed on itself, and continues to do so. As there is little new private 

capital investment in the older urban areas, the average age of buildings 

increases. As older factory buildings and workplaces become obsolete, they 

are abandoned and not replaced. Instead of a cycle of self rene\'lal, there is 

a cycle of age, obsolescense and abandonment. 

These conditions have given rise to major problems in our cities. 

Housing conditions in rany urb~n neighborhoods ar2 ~oor. T~2 age of the 

housing, high tax rates, high insurance costs and the frequent absence of 

adequate mortgage financing have led to widespread deterioration and, in 

Some instances, abandonment of oroperties. 
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The relative decline of the tax base in urban areas in combination 

with New Jersey's heavy reliance on local property taxes to finance 

increasingly costly education and services has also led to a decline in the 

quality of services. This problem is compounded in urban areas by the 

fact that the aging facilities and the le~s affluent, less educated population 

often require greater expenditures for ongoing service needs. As taxes are 

increased to meet these needs, residents and businesses are even more 

inclined to leave the urban areas. 

Socio-economic conditions in the cities have also reduced their vitality. 

The causes of these problems are numerous, often subtle and always complex; 

only the consequences are obvious. Unemployment among urban residents generally 

exceeds rates in other locations, and unemployment rates among urban youths 

is often double that of the general population. Although suburban crime rates 

have increased in recent years, crimes against people and property are still 

more frequent in cities. School systems are often less well funded ~n spite 

of high tax rates, and are generally perceived as offering educational 

opportunities inferior to those found in most suburban areas. These and related 

problems are significant aspects of city life. in no other developed area of 

the State are social conditions and related policies and programs such a major 

consideration in olanning for the future. 

The challenge in coming years will be to reverse these trends and 

revitalize urban areas. Not only is such a Dosition justified by past invest­

ment decisions and existing development patterns, it is also justified by what car, 

be seen about the future. Land is finite. If New Jersey is to provide water, 

recreation areas and other natural oreserves for a growing population and rising 
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standards, then the cities must continue to serve as living and working 

places for large numbers of people. If efficient use of energy is to be 

obtained through greater reliance on mass transportation networks, urban 

densities must be provided. If a prosperous economic structure, marked by 

high levels of specialization, is to be maintained, then cities must remain 

as concentrated centers of trade and commerce. 

Infrastructure and Environmental Quality 

Development requires substantial investments in utilities and services. 

In a simpler day, natural characteristics -- water for use and transport 

and good soils for farming -- were all that was needed for small settlements. 

As we moved from an agricultural economy to an industrial and commercial one, 

increasingly concentrated settlement required new services. Public health 

considerations necessitated sewerage treatment systems to collect, treat and 

discharge liquid \vastes. Sanitary landfills and incinerators had to be 

provided to dispose of solid wastes. Sufficient water supplies could no longer 

be provided from wells on individual properties, but had to be i~ported, 

treated and distributed over a wide area. Transportation networks needed to be 

sufficient to move large volumes of people and goods, and provide easy inter­

changes be~#een sys~ems. 

In recent years additional public health considerations have arisen. In 

many places the Quality of the water supoly nas deteriorated as the result of 

indiscriminant development and new tyses of industrial discharges. 

Similarly, air aual~ty has been affected by the increasing quantities of 

vehicular, residential and industrial emissions. And the abundance and dis­

posabi1ity 0f g00ds nas led to increasing problems in the adequacy and suita­

bility of oast lard fill and incineration techniques of solid waste disposal. 
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New Jersey is facing serious problems in regard to both the adequacy 

and quality of many of our service facilities. We are at capacity in nearly 

every category, and must prepare ourselves to invest in the facilities we 

need if we are to accommodate future growth or even to meet the rising 

standards of existing populations. 

At the present time, some areas in the northeastern part of the State 

the built-up areas of Bergen, Passaic, Hudson, Essex, Union and Middlesex 
I 

Counties -- are drawing down more water than can be safely assumed to be 

present in low-flow years.* In the event of a drought, there would not be 

sufficient water to take care of existing needs, much less provide for future 

growth. 

Similarly, many of our communities are unable to expand their present 

population or industrial capacity because sewerage treatment systems are 

over-capacity now and cannot easily be expanded. Our transportation systems 

are generally inadequate. The railroads are in the process of transition from 

private bankruptcy to a reorganized system temporarily utilizing government 

subsidies, bus systems are heavily subsidized, and many of our highways are 

in need of repair or expansion. And as has been mentioned earlier, energy 

sources are also in need of expansion if we are to meet the needs of the rest 

of the cen tu ry . 

The prevalence of unclean air and water is a serious state and national 

issue, and vigorous efforts are now underway to solve these oroblems. 

Extensive air quality and water Juality planning and management efforts are going 

forHard. Public agencies in accordance with federal regulations are attempting 

to achieve acceptable levels of environmental quality -- to have major streams 

and rivers, such as the Passnic, the Raritan and tre Delaware, swimmable and 

*"Water Supply f~aragement in ~je'H Jersey, Summary of Findings, Conclusions 
and Recommendations," State of rle'tl Jersey, County and Municipal Government 
StUdy Conmission and the Departffient of environmental Protection, April 1975. 
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fishable again; and to achieve an acceptable level of air quality through­

out New Jersey. 

The challenge of the future lies in increasing our understanding 

of how suburban growth and urban revitalization can occur in harmony with, 

rather than at the expense of, the environment. The impact of noxious 

industrial facilities is clear; the consequences of various patterns of 

housing development, are not. The advantages of population concentrations 

are clear; the ways to achieve satisfactory neighborhoods are not. In 

determining where future develop~ent should occur, we will have continuing 

problems in deciding It/here the necessity of maintaining acceptable 

environmental standards precludes or constrains it. Yet, avoiding concen­

trations of development in some areas to eliminate the possibility of 

additional environmental degradation would apoear to result only in dispersing 

development in ways which are contrary to other objectives of natural 

resource and open space preservation and the potential conservation of energy. 

Moreover, the impact of this latter policy on agriculture in New Jersey is 

apparent. 

Whether current planning a~d managenent efforts will ~e adequate to 

meet the challenges which additional growth will bring is not clear. 

Certainly adjustnents will be needed and najor invest~ents by both private 

and public sectors required. In large neasure, efforts to protect the 

environment and to preserve open space reflect concern for both those who 

live and work in New Jersey and for future aenerations. It is often difficult 

to choose between clearly perceived short run benefits -- from unrestrained 

developnent -- and less obvious f~ture require~ents -- for aoen space and 

:1 healthy ef1vi rem l er", t. 3ut such::hoi ces mus ~ je~2de. 
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Natural Resources 

While New Jersey's reputation is that of an urban state, less than 

a third of its land area is actually classified as urban or developed. 

Approximately one million acres is devoted to active farming and another two 

million acres to woodlands. 

While open land is the most basic of our natural resources, it is 

also part of a larger environmental base ~hich includes air quality, 

water supply and water quality, wildlife and fisheries resources, and the 

associated essential and recreational uses which people derive from these 

elements. Several of its great natural areas the Pine Barrens, the 

Skylands area in Passaic and Sussex Counties, the wetlands and hills of the 

Delaware River and bay system -- are of such great importance to the rest 

of society that they deserve special care and attention. These areas have 

important functions as part of the environmental base. 

The Pine Barrens, which includes more than 600 square miles, 

is filled with gentle, cedar-lined streams surrounded by rare trees and 

plants which orovide a home for fish and wildlife. It is also one of the 

greatest natural ~ater supoly reservoir areas in the world. If taDDed, 

it could provide Datable water for New Jerseyans for generations to come. 
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The State's streams and rivers are the source of surface water 

and the environment of many different species of marine life. The lands 

adjoining the streams and rivers provide space for the natural flow and 

ebb of varying volumes of water, and a safety valve in times of unusually 

large rainfalls. Development is increasingly intruding into these open 
• 

areas. Since 1950, the quantity of agricultural land has decreased from 1.7 

million acres to 1.1 million acres. The gentle topography of farmlands is 

well suited to residential development; and scenic areas, particularly 

along water courses, provide attractive settings for houses. Even very low 

density development tends to intrude, interfering with adjacent agricultural 

activities and with the sense of openness. 

The challenge in future years will be to protect key natural 

resources including agricultural lands which provide benefits to all 

New Jerseyans regardless of location. As the State expands in population and 

economic activity, the possibility of irreversible environmental damage and 

the loss of irretrievable resources increases. Land used for housing and 

shopping centers cannot later be used for reservoirs and wildlife preserves. 

Land used for factories and highways cannot also be used for oarks and 

agriculture. We need to protect and US2 such resources wisely as the State's 

population continues to grow. 

Implications 

At this point, New Jersey's present and immediate future could be 

sunmarized as follows: there are now 7.3 million peoole, living on 

approximately 30 percent of the State's land area, with the largest portion 

livin9 in the northeastern counties. The State's commercial and industrial 
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base is substantial, but shifts are occurring among the various types of 

employment causing imbalances both in skills available and locations of 

housing for the labor force. Past development trends have generated 

extensive suburbanization in some parts of the State while urban areas have 

suffered serious declines. These same trends have also resulted in 

decreasing amounts of agricultural lands and unregulated incursions into key 

natural resource areas. This growth hag also led to much of the develop­

mental infrastructure being at or near capacity, and major public improve­

ments will be needed to support furthe~ growth as well as to maintain satis­

factory levels of environmental quality. 

What are the implications for the State, and for its various regions, 

of these findings? 

1. The possibility of increased growth in New Jersey 

Available information suggests that continued growth throughout the 

remainder of the century is likely. By the year 2000 as many as 1 1/2 million 

more people may be living in New Jersey, raising the State1s population to 

approximately nine million residents. Whether this population level is or is 

not attained, we can expect continuing changes in the distribution of the 

population and in the age structure and household sizes of the State's residents. 

Accordingly, we need to consider tre ~nterrelationships among urban, suburban 

and rural areas in responding not only to moderate population growth, but also 

to changes in the form of that growth. 
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2. Appropriate investments are needed now 

A corollary to the first implication -- that of increased 

growth -- is the need to build additional housing, an upgraded trans­

portation system, additional reservoirs and other facets of a water supply 

system, additional sewage treatment plants and all the other requisites of 

a good life for the future. There is a substantial amount of lead-time 

required for many of these projects. B~t some are already overdue. 

Planning and programming for such projects should be initiated now if they 

are to be available when the need arises. 

3. Environmental values must be protected 

While expanding these systems we must be mindful of the need 

to protect critical natural resources as well as maintaining the amenities 

of the built environment. This will require sensitive decisions with 

respect to development and redevelopment activities. As much attention will 

have to be paid to identifying areas and environments that should be 

preserved as is given to planning for development. 
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4.	 A development plan and policy is needed to prepare 
properly for the future 

The New Jersey of the Year 2000 can be very different from the 

New Jersey of 1976. We need not have congested highways, decaying cities, 

polluted streams or high levels of unemployment. However, to build a 

different future we must plan for it and work together to bring it about. 
I 

This means that governments, at all levels, will have to play an active role 

in formulating development policy, in consulting with people on broad issues 

and potential solutions, and in implementing acceptable policies. 

5.	 Choices must be made even though their immediate impact 
may be difficult 

Governments have been reluctant in the past to move strongly into 

the area of developmental policy, in part because some sectors of the popu­

lation would appear to benefit a great deal, and others would stand to lose 

from any consciously specific development policy. No development policy can 

satisfy all the special interests which comprise a diverse and complex state 

like New Jersey. Nevertheless, some areas of New Jersey are appropriate for 

future growth and development; others are totally inappropriate for increased 

population density. Still others can accommodate population growth, but only 

if we choose to make substantial investments of public resources. Such 

choices ought to come from a conscious set of policies -- and not from a 

catch-as-catc~-can process of atte~pting to accommodate growth after the fact. 

Pursuance of a "non-policy" over 30 years of growth and suburbanization is what 

has led New Jersey citizens into many of their present difficulties. If 

New Jersey is to grow in harmony with its natural environment and its obligation 

to present and future generations, a sense of a desirable future grounded in an 

understanding of the State's strengths and ~eaknesses must be incorporated 

in decis;on-G2.king Jrocesses ~t all levels. 
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CHAPTER I I 

GOALS 

The planning process requires not only an understanding of current 

conditions and trends, but also a sense of what is desirable and unde­

sirable. Statistics, trends, projections, by themselves, are of little 

significance. To acquire ~eaning and value for planning, there must be 

agreed-upon goals reflecting public needs and desires which make it 

possible to determine which apparent trends and conditions are significant 

and which are not, which should be encouraaed and which should be 

reversed. 

Some statement of qoals is needed to help make choices a~ong a 

variety of possible alternative futures. Some futures are obviously 

eliminated from the range of choices available as a result of past 

activities and the shape of current conditions. For example, even if there 

were widespread agreenent that ,lev' Jersey should become as rural and un­

developed as it was a century ago, the level of development already existing 

in the State would r~le out consideration of such an alternative. However, 

as the assessment of current condi~ions and trends hel~ed to indicate, 

there are [,c:ny chcicestJhicn can be i12de, and :~lany directions 'tlnich State 

developr1(;nt can follmv. ,; staterlent of goals is essential to determine 

which of these directions is the most desirable. 
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In this chapter t an attempt is made to identify and describe the 

goals which we think the State Development Plan should reflect. It must be 

emphasized that as yet these goals have not been widely discussed with the 

public generally nor do they reflect the results of elaborate opinion 

polling. However t they do reflect staff analysis of existing county, regional 
I 

and state studies and reports, and of existing state and federal laws and major 

court decisions relating to land use and development. They also reflect staff 

discussions with public officials and others with an interest in New Jersey's 

future. 

Accordingly, these goals are presented here not as a finished product 

which cannot be changed t but asa point of departure for broad public 

discussion t criticism and revision. Nor does general agreement with these 

goals imply that changes elsewhere in the Development Plan cannot be made. 

However t if agreement on these or other goals cannot be achieved, there can 

be little support for any plan. These goals, then t should be read critically 

and commented upon freely. In addition t the chapters which follow should be 

assessed in terms of their consistency with the goals discussed here. In the 

final analysis t the recommendations and proposals which the Development Plan 

presents will be only as sound as the goals they are designed to achieve. 

GOAL I: Maintain the Quality of the EnvironGent 

Planning for the Year 2000 and for an increase in population must recogniz~ 

at the outset the fundamental importance of maintaining those natural systems 

and resources without which satisfacto~ human life cannot exist. If New Jersey 

is to continue to be a place ~or people to live and work, adequate supplies of 
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potable water must be maintained, the air must be fit to breathe and there 

must be sufficient facilities for the disposal or recycling of solid wastes. 

Such resources are essential not merely for the Statets continued vitality 

and expansion, but for its very survival. 

There is now and will continue to be debate concerning how much water 

is needed, how clean air and water must be, and to what degree solid waste 

should be recycled. There will also CODtinue to be discussion concerning the 

proper role of government in formulating and implementing policies affecting 

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

that any plan for the future development of New Jersey must respect their 

importance and maintain them for this and future generations. 

GOAL II: Preserve the Open Space Necessary for an Expanding Population 

In addition to adequate supplies of air and water to make life possible, 

open space is needed to make life worth living. Open space serves not only 

to protect and maintain water supplies, but it is also needed to safeguard 

unique natural areas and wildlife, to reduce flood damage, to provide 

opportunities for visual enjoyment and outdoor recreation, to support agri­

cultural activities, and to provide low density buffer areas for energy 

generating facilities. 

For the New Jersey of 1976 and for its continued expansion into the next 

century, space ~ust be provided for public enjoyment and to support the 

growing demands of a complex urban society. While recognition of such demands 

may require that some areas of the State cannot be intensively developed, the 

failure to recognize and anticipate such demands may have severe consequences. 

Preservation of ooen space -- whether for agricultural use, water supply 

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

should also be an essential part af a develcp~ent policy simply because all 
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future d~mands cannot be anticipated. In the face of an uncertain future, 

current policy should retain as many options as possible for future gene­

rations to exercise. If land which could be developed today is left open, a 

wide range of future uses remain. But, the development of such areas today 

may seriously restrict the State1s capability to deal with unforeseen conditions 

and problems of the future. Land converted from agriculture to urban uses 

today cannot without great expense and effort be used for food production 
I 

in the future. An aquifer recharge area paved over today may sharply reduce 

the volume of potable water available to support such development tomorrow. 

Open space must not be considered as areas which, for whatever reason, 

the development market could not convert to house lots or shopping centers or 

industrial parks. Instead, it must be viewed from the outset as a critical 

element of any land use or deveiopment policy. 

There may not be agreement on how much open space is enough or where it 

should be located. However, there must be agreement that if the population is 

to continue to grow and the State's economy is to expand, open space areas 

must be preserved to support and enhance such expansion and to provide structure 

as well as flexibility in the State's land use policy. 

GOAL III: Provide Space and Services to Support Continued Economic Expansion 

It must be emphasized that a sound economic base, providing employment 

opportunities and income, is as important as basic natural resources in 

planning New Jerse~'s future. The best conceived plan to preserve unique 

natural areas and to provide outdoor recreation areas cannot succeed if people 

do not have jobs. Improvements in living conditions cannot occur unless there 

is a vi ta 1 pri va te sector committed to ~Je\,v Jersey as a rna rket, as an employment 

center and as a good place to do business. 
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AVd~lable information indicates that the State will continue to 'grow. 

Despite the growth of new markets in the south and southwest, New Jersey will 

continue to be an attractive location for a variety of industrial, commercial 

and agricultural activities. How attractive the living environment will be, 

however, will depend in part on public efforts to provide services and infra­

structure for the expansion of the economy. 

In certain sectors of the economY,as well as in certain areas of the 

State, sustained economic growth may require varying degrees of supportive 

governmental policies and programs. Certain manufacturing industries have been 

hard-pressed by shortages in energy supplies. For different reasons, the agri­

cultural sector has continued to decline. In urban areas industrial buildings 

stand idle, unable to attract new tenents because of congested traffic conditions, 

high taxes, poor services and obsolescense. Tourism and convention industries 

are threatened by polluted waters and discouraged by beach erosion, and shortages 

of marine services and modern facilities, hotels and motels. 

In each case, these conditions can be changed not only to accommodate 

additional growth in the State but also to facilitate the achievement of other 

goals as well. Assistance to the agricultural sector not only provides employ­

ment opportunities, but it also preserves important open space which protects 

various natural resources. Greater utilization of urban office and industrial 

space would help reverse the decline which has plagued such areas for too long. 

Maintenance of waterways and beaches assures continuance of valuable tourism 

attractiveness. 

In other areas and for other sectors, no direct public assistance may be 

necessary. However, it is essential to reflect in the Development Plan a 

continuing need for a growing economic base and to meet that need without in­

curring excessive public costs. 
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GOAL IV: Enhance the Quality of Life in Urban Areas 

Urban areas are home to a major segment of the State's population and the 

employment location of an even larger population. Traditionally, they have 

been the centers of commerce and culture, as well as the residence of many persons 

who sought an urban lifestyle. If New Jersey is to regain its position as a 

center of trade and commerce and provide an agreeable way of life for many of its 

residents, urban areas should be revitalized. 

Whether urban areas are desirable'places in which to live and work is 

determined by a wide range of factors ---personal attitudes and expectations, 

societal values, the activities of the ·private sector, and public policy and 

programs. Government at all levels plays a role through its taxation, investment 

and regulatory powers in influencing living conditions. It can encourage improve­

ment in urban areas and thereby complement and support the efforts of individuals 

and business interests. Conversely, it can, and in the recent past it has, 

through these same powers contributed to the decline of these areas. 

During the fifties and the sixties, government focused much of its invest­

ment and development attention on creating and supporting growth in suburban and 

rural areas. The construction of major highways created new opportunities for 

residential and industrial development in outlying areas. Housing programs and 

tax legislation encouraged the ~onstruction of single family housing in suburban 

areas. While existing cities were not totally ignored during the period, the 

thrust of governmental policy was heavily weighed in favor of building new settl~­

ments rather than inoroving those which already existed. 

It is now suggested that a major portion of State development efforts shou~ . 

be directed toward improving conditions -- social as well as physical -- withi~ 

the developed areas. ~nder such a policy, the improvement of facilities in 

developed areas should be encouraged. Efforts ~o rehabilitate existing houses 

and neighborhoods should encourage inore efficient use of investments already 
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made and facilities already built before promoting significant expansion into 

essentially rural areas. Existing demands on public funds are too great to do 

otherwise. 

Conclusion 

These four goals along with the assessment of current conditions and trends 

provide the basis of the analysis and recommendations which follow. It may not 

be possible to insure that every recommendation made in this plan or that every 

action of State government will be consistent with each of these goals. But 

every effort has been made to reflect in this plan each of these goals so that 

the recommendations considered as a totality are consistent. 

Achievement of these goals will require a public concern and a strong public 

role in how land is used and available resources allocated. There is room and 

there are resources both to sustain the existing population and to accommodate 

further growth in the years ahead. However, to do so will require that State 

government provide the direction necessary to facilitate continuing growth within 

a limited space. Conversely, continuation of the present absence of policy or 

pu~lic intervention will condemn the State to a future non-competitive situation 

relative to other states and regions unencumbered by urban blight and with more 

attractive, undeveloped resources to exploit. 

The State government must make a commitment to the goals expressed here anG 

to a development policy which reflects them. The State government has major 

responsibilities with respect to housing opportunities, health and educational 

services, public safety, income support and employ~ent. It allocates funds for 

public transit and highway facilities, public institutional and educational 

facilities, industrial development, water supply and sewerage systems, and for a 

variety of other purposes. It levies taxes and issues bonds to finance its 

activities and investments. ~ow it performs these functions can significantly 

affect the degree to which these goals are attained. 
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CHAPTER III 

GUIDELINES FOR PLANNING 

The discussion of existing conditions and trends provided some in­

sight as to the quantity of population and economic growth that might occur, 

and the goals provided some definition as to the quality of life we would 

like to strive for in future years. These descriptions, however, are not 

sufficient to determine where we would prefer to have future residential and 

industrial expansion occur, or where we should attempt to preserve natural 

areas and agricultural uses. 

To move in the direction of defining appropriate locations, it was 

necessary to draw upon other characteristics of the State. Specifically, the 

locations of existing development and infrastructure and of significant 

natural areas. Ten key characteristics, listed below, were chosen as 

indicators of present resources which planning for the future should reflect. 

Agricultural soils -- Classes I, II, III and special lands 

Public open space -- major parks, game preserves and 
government installations 

Slopes -- 12 percent and greater 

Wetlands -- coastal and inland 

Water resources -- major,streams, rivers, watersheds and 
water storage areas
 

Existing public sewerage areas
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Existing public water supply areas 

Existing highway and rail facilities 

Intensity of employment 

Existing development -- the pattern of urban and 
suburban settlement 

The first two characteristics -- agricultural soils and public open 

space -- indicate lands which either should not or cannot be developed in the 

foreseeable future. The location of land particularly suitable for agri­

culture is an important consideration in determining where future urban growth 

should be encouraged, since agricultural and urban land uses are often 

mutually exclusive. If agriculture is to remain an important economic activity, 

those areas most suitable for agriculture must be protected from intensive 

urbanization. The location of prime agricultural soils is an important 

consideration in making this determination. 

The location of publicly-owned lands also influences where future growth 

is appropriate. For a variety of reasons -- conservation, resource protection, 

recreation and national defense -- governmental agencies have acquired and 

maintain control of significant portions of New Jersey. These lands are not now 

available for development and, it is assumed, will not become available for 

development in the foreseeable future. Therefore, in determining where future 

growth can be feasibly accommodated, such areas must be identified and removed 

from the supply of available land. 
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The next three characteristics slopes, wetlands and surface water 

systems -- also indicate land conditions generally considered unsuitable for 

development. While construction can occur on filled wetlands and in areas of 

excessive slope, such development should not be encouraged by State policy. 

By identifying such areas, the amount of land which remains available for 

future growth can be clearly defined. 

The last five characteristics represent facilities and improvements which 

are not only important for growth, but which tend to encourage it. Major 

transportation facilities make an area accessible to markets, suppliers and 

workers. Without such access few manufacturing, cO~lercial and service 

enterprises can profitably exist. Water supply and sewerage systems provide 

essential services and allow development to occur at urban densities. 

Existing development and the intensity of employment opportunities reflect 

private investments in residential, commercial and industrial activities. 

These factors also indicate the presence of supporting facilities -- schools 

and social services -- which are needed to support a growing population. 

By considering these major characteristics and mapping their generalized 

location throughout the State, the pattern of development and natural resources 

can be seen. In the following material each of these characterist~cs is 

described in greater detail, and maps are presented which show the location of 

these resources and facilities. 
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Agri cul tura 1 Soi 1s U1ap I I ) 

The location of open areas where soil conditions are to varying degrees 

appropriate for agricultural uses are shown on Map I. As defined by the 

Soil Conservation Service, Class I soils are those which are best suited for 

crop production. The other two classes require increasingly more investment 

in such inputs as fertilizers and drainag& improvements to obtain reasonable 

yields. Special lands are only suitable for certain crops such as blueberries 

and cranberries. However, since the cultjvation of such crops is a major 

agricultural activity in New Jersey, they are also shown. 

Pub1i c Open Space (:1ar I I I ) 

Also shown on Map III are najor land holdings of public agencies. In 

New Jersey such land reflects a public commitment to provide present and 

future generations with a variety of recreational opportunities, water supply 

resources and fish and wildlife preserves. Recently, the federal government 

has also made investments in the Delaware Water Gap area to bring a major 

national recreation area within reach of the densely populated northeast portion 

of the State. 

Not all of the publicly-owned land in the State is committed for such 

purposes. The federal government maintains significant areas for ~ilitary 

bases and facilities. However, for whatever reason, these are major areas of 

the State which are not available for development and which to varying degrees 

require particular attention if ~he public's investment in such areas is to be 

fully utilized. 
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Steep Slopes and \·Jetlands Olaf") IV) 

These areas serve important functions in flood control and water 

resource protection. Development in such areas is possible, although site 

preparation and construction costs may be high. If left undeveloped, however, 

they provide ~enefits which cannot be obtained elsewhere. The vegetation of 

steep slopes serves to retard the flQW of storm-water run-off and soil 

erosion and can thereby reduce the threat of major flooding in river valleys. 

The State's undeveloped hillsides also protect the quality of water f~owing 

into major water supply storage areas. These benefits would be lost if 

intensive development is encouraged in such areas. In addition, the attraction 

of such areas for hiking and other forms of outdoor recreation would be 

diminished. 

Wetlands are perhaps less attractive for recreational uses, but they are 

equally important for retarding storm-water run-off, for protecting water 

supply resour~es and for fish and wildlife naintenance. Again, development 

of such areas involves major site preparation and construction costs. 

The environmental costs of development are even greater. 

Water Supply Resources (!'lap V & 'II) 

Water supply in rural areas may be obtained by digging a well or drawing 

from a stream, but in urban areas a ~ore elaborate sjste~ 0f inDouncments, 

treatment and pumoing stations, shut-off valves and pipes is required. As 

development intensifies, the source of the supply becomes more removed 

from the location of its major users. Thus, for development to occur in one 

area, it must be restricted in ano:her. Accordingly areas adjacent to surface 
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water impoundments and well fields must be carefully managed to protect the 

quality of the source and its yield. 

At the other end of the pipe, where the development is concentrated, 

however, the availability of potable water and the economics of the operation 

of the water utility work to encourage still more development. The pipes, 

pumps and plants along with the operating personnel represent a major invest­

ment which becomes profitable only if a certain threshold of use is reached. 

Even greater economies are obtained as levels of use expand beyond this 

threshold. Thus, the system not only sustains existing development, but it 

also makes future growth both possible and economically desirable. 

Watershed areas should, therefore, be protected from extensive develop­

ment. Water supply service areas, on the other hand, describe where future 

growth may be appropriate. 

Sewer Servi ce Areas U'iap VI I) 

Sewer systems are as elaborate and as essential for urban and suburban 

areas in New Jersey as are water supply systems. In low density areas with 

suitable soils and topographic features, septic systems may provide an 

adequate method of sewerage disposal. More intensive development, however, 

requires an extensive system for collecting and treating wastewater before it 

is released into streams and rivers. Sewer systems, like water supply 

installations, require major investments for the facility and continuing 

expenditures fGr operating costs. 
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Since sewer systems make urban and suburban densities possible, they are 

an important factor in determining where growth should occur. Generally, 

sewage treatment plants are constructed to handle capacities in excess of 

existing needs so that population increases can be accommodated for some time 

in the future. The existence of these pub~ic services is, therefore, an 

essential accompaniment of most existing development and an indicator, in 

some cases, of potential areas for expansion. 

Existing Highway and Rail Systems (Map VIII) 

Whether highway and rail systems generate development or are built in 

response to it continues to be a debatable point. There is evidence to 

support both views. However, there is general agreement that such systems 

represent major public investments and that few areas can be developed or 

sustained without the access they provide. 

Accessibility in New Jersey is relative, since there are no areas in 

the State which are totally inaccessible and few which approach wilderness status. 

Nevertheless, as a result of investments made both by government and :he 

private sector, some areas are relatively more accessible than others and are, 

therefore, relatively more appropriate for future growth. Map VIII shows major 

highways and co~muter rail lines serv;nq the State. 
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Intensity of Ernoloyment (nap IX) 

The presence of job opportunities is another factor in determining 

where continued development is appropriate. In general, housing development 

is more dispersed than e~ployment opoortunities, as residential growth has 

scattered into outer areas more rapidly than has industrial development. 

Most future growth should be encouraged to occur in suburban areas which 

still have substantial quantities of vacant land, but which are also located 

in close proximity to a range of employment possibilities. 

Existing Development (Map X) 

For a considerable portion of the State, it is too late to determine its 

suitability for development. The development is there now, whether it is 

appropriate or not. Such areas also represent major private as well as public 

investments in schools, houses, public safety facilities, hospitals, 

employment centers, local streets. The development pattern shown on the map 

represents information obtained from 1972 aerial photographs and recent county 

land use inventories. 

Combining Characteristics To Cetermine Develooment Suitability 

Although each of these characteristics is of major importance in 

deter~ining the general suitability'of a particular land use category, no one 

characteristic is a determinant by itself. Just because an area is overlain 

'.'lith Class I agricultural soils does not by itself imply that such an area 

should be preserved for agricultural use. Simi13rly, the presence of a ~ajor 
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highway is not, alone, sufficient reason for development in the area. How­

ever, when considered together, these characteristics can be used to assign 

land in New Jersey to one of four land use types. 

These land use categories are very broad. The data and analysis used 

1n developing this Guide Plan \vere sufficient only for identifying the large 

scale pattern of development and conservation that would be desirable for 

New Jersey. Local, county and regional planning efforts must provide the more 

detailed information needed to make decisions about specific development 

proposals, conservation measures and local service planning. These agencies 

can and do base plans on nore preclse studies of smaller areas and can 

take ~nto consideration the needs of existing and future residents for housing, 

schools and service facilities, and the balance among residential, commercial 

and industrial uses, and open space patterns. 

The Concept Map depicting the suggested balance between conservation and 

growth at the State level is discussed in detail in the following chapter. 

This map provides a spatial expression of where New Jersey could accommodate 

future growth, and meet the goals of maintaining environmental quality and 

natural resource areas while encouraging urban revitalization and economic 

expansion. 
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CHAFTER IV 

THE CONCEPT r~p 

A survey of existing conditions and apparent trends, a statement 

of major goals which State policy should 
, 

try to achieve, the identification 

and analysis of major natural resource characteristics and current develop­

ment patterns -- these combine to provide the basis for the State Develop­

ment Guide Plan's r9commendations which are contained in this and the 

following chapter on implementation. 

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

and development. I~ suggests that the regions of New Jersey which are 

presently partially developed are the most suitable locations for most future 

population and industrial growth. This would allow the present public infra­

structure to be effectively utilized and mass transit development to be 

facilitated. In this regard the Plan stresses efficiency of public invest­

ments and conservation of energy. Other areas are most suitable for 

conservation as natural resource or agricultural areas to provide for an 

environmentally sound and supportive balance between development and open 

space. 

The map which follows reflects such a concept. {Map XI) It 

represents our judgment, based on'available information, as to how the land 

and resources of New Jersey should be used to achiev9 fundamental development 

goals. It must b9 emphasized that the Concept ~jap is designed as a policy 
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guide for statewide planning. It is not a functional plan, such as those 

prepared by county and local governments. Rather the Concept Map serves 

as a statement of intent to guide State investment and policy decisions 

and a generalized frane~ork to support the more specific planning and 

policy concerns of public agencies throughout New Jersey. 

The Concept r1ap indicates five generalized land use types: Urban 

;lunicipalities, Growth and Limited Growth Areas, Agricultural and Open 

Space. Each is discussed in detail in-the following sections. Calculations 

were made as to the amount of acreage in each proposed land use as well as 

the extent of developed lands, Qublicl~1 owned lands, potable watersheds, 

wetlands and open developable l?nd in each category. Land use data us~d in 

the following descriptions is based on this analysis. A description of 

the methodology and tables by county are provided in Appendix A. 

Urban Municipalities 

That future growth in rlew Jersey not occur at the exoense of the 

State's major cities is critically important to the r9alization of the major 

goals on which the State Development Guide Plan is based. If basic natural 

resources are to be protected, if a viable agricultural base is to be 

sustained, if increasingly expensive energy supplies are to be used efficiently, 

if linitej oublic fJnds for capital invest~ents are to be allocated to 

effectively serve future needs -~ then the State's major cities must continue 

to serve as centers of e~pl0y~ent and housing. 
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These are areas in which the challenge is not how to accommodate 

future growth, but how to reverse current trends of population and economic 

decline. It is not possible or desirable to channel all future growth into 

the State's older cities, but efforts should be nade to encourage the 

strengthening of these connunities so they m~y sharA in the State's future 

growth and prosperity and provide a viable alternative to continued 

suburbanization. 

These cities, in nany cases the nuclei of netropolitan regions, have 

suffered serious declines as the higher income residents, industries and 

conmercial enterprises have noved to the expanding suburbs. As a result, 

they have significant levels of social, economic and physical problems which 

require additional ~ublic assistance in order to strengthen th~ir financial 

base and to restore a nore attractive climate for public investment. 

t1unicipalities which neet c~rtain criteria nay be designated as Urban 

Aid Municioalities so that they may be eligible for additional funding. 

Designation as an urban aid G~nici~ality is based on several factors. First, 

they have a po~ulation of greater than 15,000 ~ersons. Second, they have 

more than 350 children betlveen the ages of 5 and 17 enrolled in the Aid to 

De~2ndent Children Droaran. Third, tl1ey contain p~bl~cly financed housing. 

Fourth, they have equalized tax rates which exceed the State eq~alized tax 

rate. Fifth, they have ecualized valuations C2r capita which are less 

than the State equalized valuation per capita. 
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The cities indicated on the Concept nap have been designated as 

Urban Aid i1unicipalities by state agencies. The follO\'ling r.lunici;Jalities 

are included: 

Asbury Park i'lel'l Grunswick
 
Atlantic City Newark
 
Bayonne Orange
 
Cridgeton Passaic
 
Camden Paterson
 
East Orange Perth Ar.boy
 
Elizabeth Plainfield
 
Hoboken Trenton
 
Irvington Union City
 
Jersey Ci t~/ V·i ne 1and
 
Lake'.'lOo;:i T\ip. rJorth Berg-en
 
Long Branch (lest ile'.'i York
 
11i11vi11e Phi 11 i psburg
 
ileptune f10ntclair
 

The use of the Urban ;'\id fonwla to identify urban centers ,/ithin 

the context of the State Develo~nent Guide Plan joes not i~ply unqualified 

acceptance of ei~her the for~ula or its application. There ~ay well be 

other municipalities ...:hich do not meet the Urban Aid criteria, yet exhibit 

~lany of the sa:':e needs. Certainlj, i'ihile the ~~unici~;.3.1ities listej sr,ar2 

conr:;on characteristics, there nay also be significant differences among the 

types and levels of proble~s they face and, consequently, among the kinds of 

sovernmental re c1edies required. 

A recent proposal of the 1egional Plan Association to exanine 

'J':?',,! Jersey's llajor cities inde~th, to identify their differences as \':e11 as 

their sinilarities, and to investigate ho~ the trends of the D~stcan be 

reversed should be pursued. The results of this 5Lld~/ 3.5 ':'ell as other 

infO~lation and analysis could result in changes in ~he urban centers 

designated in the ?lan as in need of revitalizatio~. 
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Growth Areas 

The Growth Areas include those regions of New Jersey where develop­

ment has already occurred to an extensive degree, as well as partially 

suburbanized areas whose accessibility to employment and services makes 

the~ particularly suitable for development. Several existing rural centers 

in the more peripheral regions have al~o been designated as locations where 

continuing development would be a~propriate. 

These regions have developed largely because of their proximity to 

~ew York City, Philadelphia and other ~arkets along the eastern seaboard. 

These major economic centers have provided the stimulus for extensive 

suburbanization in the areas around them. These regions contain major 

transportation facilities and energy sources, and accordingly are the location 

of many of New Jersey's major business and industrial facilities. Past 

development has been accompanied by the construction of public facilities 

and services. Additional portions of the State have developed in part as 

a result of indigenous economic growth, continuing metropolitan expansion 

and, in the case of the coastal area, natural features. The Atlantic City 

area has grown largely as a result of capitalizing on its resort potential. 

This area is presently in transition, and seeking to revitalize its economic 

base. 

At present, wit~in the suburban areas and around the rural centers, 

substantial quantities of vacant land still remain. In ~any instances 

water, sewer, roads and other public facilities are already in place. 

Additional development in these areas \Iould allow these facilities to be 

more efficiently utilized. Prooerly channeled this growth could result in 
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more amenable and energy efficient patterns of development than would occur 

with continued low density sprawl or scattered residential concentrations in 

semi-rural areas. 

Encouraging development in these areas would also reduce growth 

pressures on large areas of agriculturally productive and environmentally 

significant lands which might otherwis~ undergo scattered and potentially detri­

mental development. It would also discourage growth from occurring in fringe 

areas which have neither the infrastructure nor the employment opportunities 

which balanced growth requires. 

To the greatest extent possible the boundaries of the Growth Areas 

have been drawn so as to avoid areas \vith excessive environmental constraints 

to development. The presence of steep slope areas in the north has been 

recognized, as well as the coastal wetland areas. In some instances, a 

compromise had to be made between recognized growth pressures stemming from 

economic and locational factors and the desirability of environmental 

preservation or the continuation of agricultural uses. 

To facilitate a discussion of the Growth Areas identified on the 

Concept nap -- and only for that reason -- ten regions have been defined, 

along with eight rural centers where some additional growth is considered 

appropriate. (Map XII) The boundaries of these regions, again solely for 

convenience, arc ,elated to county boundaries, alt~ough in some cases 

portions of one county may be located in two different regions. These 

regions and designated rural centers are as follows: 
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GRO',ITH AREAS 

County Components 

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

Morris County (~est of 1-287) 

Hunterdon and Somerset Counties 

Mercer, Middlesex and Somerset Counties 

t1onmouth and Ocean Counties 

Burlington County 

Camden, Gloucester and Atlantic Counties 

Atl anti c County 

Salem County 

RURAL CENTERS 

Sussex County
 

Warren and Norris Counties
 

1,!arren County
 

Warren and Hu~t2rdon Counties
 

Hunterdon County
 

Cumberland County
 

Cumberland Countj
 

Saler: County
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In the following discussion, each Growth Area is described in terms 

of the major characteristics \vhich nake further development appropriate. 

Mention is also made of some of the major environmental constraints which 

exist within these regions, and which ~ust be considered in local and county 

land use planning. 

NORTHEAST AREA 

Current Develoonent Character 
! 

This is the most extensive area of relatively dense urban and 

suburban developnent in New Jersey. Accordingly, it contains several aging 

urban centers as well as a substantial number of largely developed suburban 

co~nunities. There are extensive and diverse enployment opportunities within 

the r2gion, and New York City is within easy commuting distance of most 

locations. Of the approximately 406,000 acres in this region, 43,800 remain 

as open developable land. 

Transportation 

This area has many north-south and east-west four lane divided highways 

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

Parki'lay; Routes 1,3, 10, 17,22,46,208 and Interstates 280, 287, and 80. 

A high level of public transportation service is available in the region. 

Rail service is provided by ConRail Gn the former lines of the Erie Lackawanna, 

Central Railroad of New Jersey, New York and Long Branch and Penn Central 

Railroad, and by A~.~,TRAr,/, on --h f 0 r P n e ,n ~nL.'u--r"l '1a' L'lne.!L.,e r:1er CI'" 1n Approxinate1y 

500 trains provide weekday comnuter service and the Port Authoritj Trans­

HUdson Corooration (PATH) provides additional rapid-rail links between Newark, 
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Jersey City and Hoboken and midtown and downtown r1anhattan. Major improve­

ments have been proposed by DOT for this network and 180 new self propelled 

electrified rail cars have been purchased for use as the improvements are 

completed. 

Passenger bus service consists of local service in most of the large 

cities and their adjacent areas, and extensive commuter service among the, 

municipalities in the six county region and Newark and New York City. 

Newark International Airport is situated in the heart of the area, 

and shipping facilities have been developed along the extensive 1laterfront. 

Railroad freight lines and trunk terminals are located throughout the 

region. 

Public Services 

The area is extensively served by public water systems and sanitary 

sewerage systems, but improvements are needed to adequately serve future 

and, in some cases, existing demand. 

Sensitive Areas 

Development should be avoided adjacent to the Gre~t Swamp, 

Piece Meadows and Troy Meadows. Public acquisition and protection of these 

areas is recommended. The Hackensack Meadowlands has been identified as 

an area of State concern, and is being developed under the guidance of the 

Hackensack Meadowlands Conmission. Undeveloped areas of ste~p slopes and 

the rock outcrops of :he Palisades should remain in their natural state. 
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ROCKAWAY CORRIDOR 

Current Development Character 

This corridor extends westward from the metropolitan northeast 

region along Interstate Route 80 to the Lake Hopatcong area. The region 

is predominantly suburban \~ith older industrial centers located along the 

Rockaway River and the Boonton line of 'the Erie Lackawanna Railroad. 

Morristovln, the County Seat of Morris County, is the major commercia1 and 

cultural center. Commuting to the empJoyment centers of New York City 

and rlortheast New Jersey is facilitated by passenger railroad service and 

limited access highways. The region contains an estimated 60,800 acres of 

which approximately half, or 30,400 acres, are potentially developable. 

Transportation 

l1ajor hi~hways move commuters and freight to the east and west. 

These routes include Interstate 80 and Routes 49 and 10. Interstate 287 

facilitates north-south movement along the eastern end of the region. 

Public transportation consists of both rail and bus service. ConRail 

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

limited service fron Netcong to Hoboken on the former Erie Lackawanna Railroad 

which parallels 1-80. At Hoboken, comnuters can conveniently make connections 

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

service consists of electrified trains on the Morristown Line to Dover and 

diesel trains on the Ooonton Line to Netcong. A branch of the Morristown 

Line also extends to Gladstone and serves the area between the Rockaway 
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Corridor and the Clinton Co-ridor. Major improvements to the electrification 

system on the Morristown Line and the Gladstone and Montclair Branches are 

underway by DOT to upgrade commuter service in the region, and electrified 

service may be extended to Netcong. 

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

City is available in the region. Most express bus service is between 
I 

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

among communities in the western part of the corridor and Morristo\vn, where 

connections can be made via rail or express bus for Newark and New York City. 

Rail freight service also is available for the benefit of commerce. 

Public Services 

Public water systems and sanitary sewerage systems are available in 

existing settlements and on a regional basis in the developing areas. 

Sensitive Areas 

Development should be restricted on steeply sloped terrain. Attention 

should a1so be given to potential development impacts, particularly storm-

water runoff, that could affect the Rockaway watershed. This watershed is a 

major water supply resource for Northeast New Jersey. 

CLINTON CORRIDOR 

Current Development Charactpr
! ­

This corridor extends westward from the Northeast metropolitan region 

along Interstate 78 to Clinton. The area includes older cer.ters such as 

Somerville, Raritan and Clinton, but much of the land is either open or 
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developed at very 10vi densities. Open developable land comprises approxi­

mately 83,500 acres of the total 124,900 acres in this region. Many 

communities are within easy reach of Northeast New Jersey and New York 

employment centers by improved highways and interstates. 

Transportation 

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

the region. Interstate Route 287 and Route 202 link the area with locations 

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

the region. 

The region contains both bus and rail transportation facilities. 

ConRail provides diesel service on the former Main Line of the Central Rail­

road of New Jersey between Phillipsburg and Newark where commuters can make 

connections via the Penn Central or PATH for travel to New York City. 

ConRail service on the Gladstone Branch of the former Erie Lackawanna Rail­

road also provides rail access to a small portion of the northeastern tip 

of the corridor. 

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

Phillipsburg to New York City, and additional express bus service from 

Raritan and Somerville to Newark and New York City. 

Rail freight service also is avai1abie ~n the corridor for the move­

ment of goods. 

Public Services 

Public water supply and sewerage service is available in existing 

developnents. 
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Sens iti ve Areas 

Development should be restricted on excessive slopes. Growth should 

be controlled around Six i1ile Run, Spruce Run and Round Valley Reservoirs to 

avoid damage to these water storage areas. 

CENTRAL CORRIDOR 

Current DeveloDment Character 

The Central Corridor has developed along the transportation lines 

linking New York City and Philadelphia. The two major cities, New Brunswick 

in the north and Trenton in the south, are surrounded by suburban develop­

ment. Several older boroughs and scattered residential development 

characterize the central portions of this area. Farmlands are also 

scattered throughout the more open areas of the region. Of the 273,150 acres 

in this region, approximately 143,700 remain as open developable lands. 

Transportation Facilities 

The region has an extensive number of major highways including the 

New Jersey Turnpike, Garden State Parkway, Interstate Routes 95 and 295, 

and Routes 1, 9, 18 and 130. Alr.lost all of these link rlew York and 

Philadelphia; others provide east-west access to and from New Brunswick and 

Trenton. 

A high level of public transportation service is readily accessible 

in the corridor. ComDuter and express rail service is available to 

New York City and Philadelphia by ConRail and AMTRAK on the former Penn Centra1 

Mainline. This service consists of approximately 75 ~eekday trains. Additicn2­
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commuter trains to rlewark and ~anhattan operate from South Amboy on the 

former Penn Central Perth Amboy and Woodbridge Branch. ConRail also provides 

limited commuter service to Newark from Philadelphia on the former Reading 

Railroad, and ConRail service on the former Central Railroad of New Jersey 

links the northwestern part of the corridor with Newark. At Newark, 

connections can be made via PATH for midtown and downtown Manhattan. Rail­

road freight service is also available. 

Bus service consists of local s~rvice in the large cities and their 

adjacent areas, and commuter and express bus service to New Ycrk City and 

Philadelphia from points within the region. 

Public Services 

Public water supply and se\verage service existing development concen­

trations; other areas are served by expanding regional authorities. 

Sensitive Areas 

Prime farmland and sensitive aquifer recharge areas are found through­

out, but particularly in the southeastern portion. Development should be 

channeled, if possible, so as to conserve these part natural, part manmade 

assets. The wetlands in and adjacent to Pigeon Swanp should be conserved. 

PARKWAY - ROUTE 9 CORRIDOR 

Current Develooment Character 
! 

Most of the older development in this region consists of seashore 

resorts, such as Asbury Park, and nodes of growth along Route 9. The seasonal 

character of portions of the region has become les5 dominant, as housing 
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conversions and new construction have significantly increased the number of 

year-round residents. Many of these new residents reside in the retirement 

communities that have become a prevalent feature of this region. The 

northern portion of this region is within easy commuting distance of employ­

ment centers in the Northeast and Central Corridor regions of the State. 

The total land area of an estimated 274~800 acres includes 148,250 acres of 

open developable land. 

Transportation 

Major highways in the region include the Garden State Parkway, Inter­

state Route 195, Routes 9, 18, 35 and 36. 

Public transportation by rail and bus is available in the corridor. 

Commuter rail service is limited to the northern coastal area, east of the 

Garden State Parkway. ConRail operates approximately 35 weekday trains over 

the former New York and Long Branch Railroad from Bay Head in northern Ocean 

County to South Amboy where the trains utilize the former Penn Central tracks 

for access to Newark and New York City. Not all of the trains provide service 

directly to New York City. Several stop at Newark where connections can be 

made via PATH for travel to midtown or downtown ~anhattan. The Department of 

Transportation is considering major improvements to the electrification 

system on the Ne\'1 York and Long Branch Railroad to upgl-ade commuter service. 

Electrified service currently e;<ists to South Amboy on the former Penn Central 

line, and the DOT proposal would extend electrified service to Red Bank. 

Railroad freight facilities are also available. 
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Bus service consists of local service among communities along the 

r1onmouth County coast and considerable commuter service from communities 

in the region north to Newark and ~Iew York City and south to Atlantic City. 

Public Services 

Public water supply and sewerag~ systems serve the older centers and 

nearby suburbs. Service expansions to outlying areas are provided by 

regional authorities. 

Sensitive Areas 

Aquifer recharge areas, coastal wetlands, sandy soil and vegetation 

characteristic of the Pine Barrens are important environmental factors 

in this region. Major portions of the area lie within the jurisdiction of 

the State Coastal Area Facilities Review Act and the Federal Coastal Zone 

Management Plans. 

8URLINGTO~ CORRIDOR 

Current Development Character 

This region is comprised of a series of small centers -- Bordentown, 

Burlington, Beverly -- along the Delaware River, as well as others such 

as Mt. Holly in the rural fringe. As a result of the ~roxi~ity to both 

Trenton and Canlden, there has been extensive suburban development in many 

of the remaining areas of the region. Ho~ever, an estimated 68,600 acres 

of open developable lands remain within this 110,JOO acre region. 
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Transportation 

~orth-south access throu~h the Burlington region is facilitated by 

the ~ew Jersey Turnpike, Interstate Route 295 and Route 130. Access 

between Pennsylvania areas to the northeast and fle':l Jersey areas to the 

southwest is provided by Route 73. Public transit facilities are limited 

to COlTdiluter and express bus service to Cafllden and Philadelphia and to 

(lel'l York City. Rail freight service is also available. 

Public Services 

Public water supply and sewerage systeflls serve the older centers 

and suburbs. There is limited service in the outlying, rural areas. 

Sensitive Areas 

Development should be controlled in areas adjacent to prime agri­

cultural areas and in the headwaters and aquifer recharge areas of the 

Pine Barrens. 

CAr~DErl REG IOil 

Current Development Character 

This region includes the urban core of Cafl1den and adjacent inner 

suburbs, such as Pennsauken and Haddonfield, which are largely ~eve1oped. 

The eastern portion is prinari1y suburban deve1o~fI1ent. The Lindenwold 
, 

High Speed Line, which provides access to center city Philadelphia, has 

been an ir.Jetus to deve 1opnenf in the suburban porti on of thi s Grol'/th Area. 

Within the esti~ated land area of 190,200 acres, there are 85,200 acres 

regarded as suitable for development. 
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Transportation 

The ~ew Jersey Turnpike, Interstate 295 and Route 130 provide north­

south access through the region. The Atlantic City Expressway and Routes 

30, 38, 42, 70 and 73 facilitate movement among the urbanized portion, the 

suburban section and areas to the east of the region. Access to center city 

Philadelphia is provided by the 3enjami~ Franklin Gridge. 

A high level of public transportation service is available in the 

region. Extensive rail service is provided by Port Authority Transit 

Corporation (PATCO) on the Lindenwold Iligh Speed Line which links the region 

with Philadelphia. On weekdays, the headway on trains traveling from 

Lindenwold to Philadelphia ranges from five to ten minutes during most of 

the day. 

A comprehensive system of co~muter bus service provides extensive 

local service in the city of Camden and links most major points in 

Burlington, Camden and Gloucester Counties \~ith Comden and Philadelphia. 

This service also includes extensive feeder service to the PATCO stations. 

Cus service is also available from Philadelphia and Camden to New York City, 

Trenton, Atlantic City, Wildwood, Cape May, Bridgeton, Millville, Vineland 

and Sale~ City. The express service to New York City stops at a major 

park and ride facility at Exit 5 on the New Jersey Turnpike. 

There are also rail freight and waterfront facilities. 

Public Services 

Public water supply an~ sewerage systems are available in the older 

developed areas. There are limited public services in the outlying areas. 
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Sensitive Areas 

The headwaters and groundwater sources of existing and potential 

water supply resources should be protected, as well as characteristic 

elements of the Pine Barrens in outlying areas. 

SOUTH JERSEY CORRIDOR 

Current Development Character 

This corridor includes a string of older settlements along the 

Delaware River with scattered suburban development in the west. Employ­

ment centers in the re~ion are augmented by the area's proximity to 

Wilmington, Delaware and Chester and Philadelphia, Pennsylvania. Open 

developable lands comprise approximately 7,800 acres of the 17,450 in 

the Growth Area. 

Transportation 

Interstate 295 with connections to the New Jersey Turnpike, the 

Delaware ~1emorial Bridge and the Commodore Barry Bridge provides good 

access between points in the region and major east coast markets. Access 

to waterfront transport is also possible along the Delaware River. Public 

transit is limited to inter-urban bus service. 

Public Services
 

Public water supply and sewerage systems serve the older centers.
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Sensi ti ve .-'\reas 

Wetlands, primarily along the eastern edge of the corridor, are 

particularly vulnerable to development and should be protected. 

ATLANTIC CITY REGION 

Current Development Character 

The dominant feature of this region is the extensively developed 

seaside resorts such as Atlantic City, Margate and Ventnor. In the 

interior portion, scattered suburban development has occurred. It is 

expected that recent changes allowing casino gambling in Atlantic City 

and offshore oil drilling will encourage growth in the suburban portions of 

this region. The 57,100 acre Growth Area in this region contains an 

estimated 34,250 acres of open developable land. 

Transportation 

The Atlantic City Expressway and Routes 30 and 322 link this region 

with the'Camden metropolitan area. The Garden State Parkway provides 

north-south access to other shore areas as well as the urbanized northeast. 

Public transportation consists of rail and bus service. ConRail 

provides limited rail service on the former Pennsylvania-Reading Seashore 

Lines from Atlantic City to Lindenwold, where passengers can transfer to the 

Lindenwold High Speed Line for travel to Camden and Philadelphia. This 

service also extends to Ocean City and Cape May Point in Cape May County. 

Passenger bus service consists of local service in Atlantic City and 

adjacent municipalities, and express bus service to. Philadelphia and 

New York City. 
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Public Services
 

There is public water supply and sewerage systems serving the
 

presently developed areas.
 

Sensitive Areas
 

The extensive areas of coastal wetlands should be protected.
 

RURAL CENTERS 

Other designated Growth Areas are proposed not because of their 

accessibility to metropolitan regions, but because of their function as 

service centers for designated Agricultural and Limited Growth Areas. Such 

centers were originally established as places where farmers could purchase 

,supplies and sell their produce. They also became sites for some manufacturing 

activities, drawn to the area by specific natural resources which the area 

offered. Thus, the glass industry located in towns like Salem and Bridgeton 

because of the lar~e deposits of silica sands nearby. The combination of 

water power and abundant forests provided some of the requirements for the 

wood products indU5try in Vineland and Millville. For comparable reasons, 

towns such as Phillipsburg and Flemington in the northern part of the State 

also developed as manufacturing as well as commercial centers. 

These towns continue to serve as centers, although to varying degrees 

some of their residents cornute to jobs well beyond the immediate area. All 

are served by at least one major highway. Freight rail service is also 

available in some locations, although such service nay De reduced by proposed 

consolidations. As established settlements, these towns are served by public 

water supply and sewerage syste~s and often include \vithin their jurisdiction 

regional hospitals and educational facilities as well as specialized services 

for surrounding areas. 
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The Guide Plan recognizes the important function these centers play 

by including them as Growth Areas, within larger areas designated in 

Agricultural or Limited Growth categories. 8y encouraging future growth 

within these areas, pressures to develop in Agricultural or Limited Growth 

Areas may be re1i eved and future gro'v'Jth ,channe1ed into patterns whi ch 

facilitate efficient use of public services and financial and energy resources. 

TABLE 

Rural Center Total Acreage 
Acreage Suitable For 

Future Growth* 

Newton (Sussex County) 
Hackettstown (Warren) 
Washington 
Phillipsburg 
Flemington (Hunterdon) 
Millville-Vineland 
Bridgeton 
Salem (Salem County) 

6,419 
4,013 
4,128 

15,910 
8,838 

30,080 
12,128 
1 ,600 

3,564 
2,672 
2,567 

10,637 
7,005 

20,938 
7,497 

378 

Total 

*Excluded are lands \vhich are currently developed, publicly-owned lands, 
quasi-public lands (cemetaries, airports), wetlands, floodplains and 
lands of excessive slope. 

In addition to vacant land which could be developed in these areas, there 

are opportunities foY' redevelopment. No effcrt 'Nas made to quantify such 

opportunities, but their inclusion would in many inst3nces increase the amount 

of additional growth such areas could accommodate, 
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SUrmlary 

The amount of developable land within the designated Growth Areas 

is mOre than sufficient to accommodate the growth projected for the State 

during the remainder of the century. With one exception, the developable 

lands in each county are extensive enough to allow projected populations to 

be accommodated at overall density levels lower than those in the existing 

developed areas of each county. (Appendix B) 

However, most development within these areas should be encouraged 

to occur at densities which will supp~rt economical and efficient extensions 

or installations of publicly funded infrastructure. In many instances this 

policy would suggest that future growth occur within or adjacent to existing 

areas of residential and employment concentrations. In some cases the creation 

of new growth nodes may be appropriate within these regions. 

Very low density development is also seen as appropriate within Growth 

Areas where environmental conditions, and the absence of existing develop­

ment and essential support facilities or services suggest this as the most 

appropri.ate form of development. Such growth, however, should be at densities 

which will allow the open space character of the area to be retained and 

which will not place additional burdens on public funding for supportive 

infrastructure. 

It is also recognized that not all lands within the Growth Areas are 

appropriate for development. The presence of particularly attractive environ­

mental features -- scenic vistas and woodlands -- suggest that it would be 

most desirable to preserve these areas in their natural state through active 

conservation efforts. Such locations are appropriate to assist in fulfilling 

needs for county and municipal parkland. Otner types of environmental con­

ditions -- steep slopes, wetlands and floodplains -- make such areas far less 
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suitable for development than many others. Such conditions suggest preser­

vation in a natural state, if possible, or the continuation or establishment 

of controls on the type, kind and size of development to be permitted in 

critical environmental areas. 

In addition to these environmental considerations, some areas within 

the Growth Areas contain prime agricultural soils which are supporting pro­

ductive agricultural activities. In many instances these areas are compara­

tively small and subject to intense development pressures. However, the 

preservation of such agricultural areas js regarded as desirable and should 

be encouraged. 

Precisely which areas will be developed and at what densities and where 

development will be constrained or prohibited are critical questions which all 

levels of governnent, the general public and the private sector must playa 

role in answering. Much work has already been done. State functional planning 

activities -- transportation improvements, capital improvements planning, 

coastal zone management -- provide state level input on major funding or regu­

latory activities which ~/ill impact these regions. In many cases on90in9 

regional and county planning activities provide general overv~ews of proposed 

growth and conservation areas within their regions. Municipalities, working at 

a smaller scale and with More precision, establish the specific standards which 

recognize both -regional considerations and local goals. 

Much more work needs to be done to define State policy, to coordinate 

plans, and to establish State investment priorities within the Growth Areas. 

The delineation of Growth is a first step which suggests establishing a policy 

of confining State funded growth-inducing investments to these regions. If 

agree~ent can be reached on this basic premise, future efforts can focus on further 

definition of this investment policy in coordination with other State agencies 

and in cooperation with other levels of government. 
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For the present, this broad-brush delineation of areas with abundant 

quantities of developable lands recognizes the variety of interests which 

shape the character of land use in the State. It acknowledges the important 

role of local planning and controls in shaping the precise character and 

pattern of land use, and the significant role of market forces as they inter­

act with the policies and controls of all levels of government. Accordingly, 

the size of the Growth Areas leaves roo~ for local flexibility, for a 

dynamic market and for conservation as well as development. 

Open Space Areas 

As the State's population expands, additional efforts to protect 

unique natural areas will be required. Accordingly, the extent of publicly 

owned and managed lands in five major areas -- the Skylands, the Pinelands, 

the Delaware Water Gap area, the Hackensack Meadowlands and the Great Swamp 

should be expanded (Map XII). Each of these areas contain important natural 

resources and provide settings for recreational opportunities to support the 

needs of a growing,population. While public agencies already own portions 

of each area, the plan recommends further expansion through ownership, 

~anagement, or some combination of investment and regulatory practice. 

The Skylands is a rugged area which contains heavy forests and steep 

slopes. In addition to its recre~tion potential, the rivers, lakes and 

reservoirs in this area are the source of the water supply for major portions 

of the northeastern metropolitan area. 

The Pinelands of South ,Jersey are a unique environmental system which 

is not duplicated anywhere; = United States. The woodlands and winding 

streams provide a setting fo variety of recreatior,al pursuits while 

beneath the surface is a vast suoply af aatable water. 
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The Delaware Water Gap area offers not only the scenic beauty of 

the river and surrounding bluffs, but also the adjacent hills covered with 

forests and dotted with lakes. The area is presently laced with state 

parks, wildlife preserves and a national recreation area. The Plan suggests 

the preservation of the entire area and supports continued federal 

acquisitions of land within and around the present public open space holdings. 

These three areas can provide recreation experiences of a different 

nature than those which can be found i~ smaller state and county parks. 

Within these wilderness areas a variety of activities -- camping, canoeing, 

and hiking -- can be pursued while enjoying the scenic beauty and special 

qualities of lands relatively untouched by development. 

There is also a great need for close-in open space and recreation areas 

for urban residents. Accordingly, the Plan supports the continued acquisition 

of land around the Great Swamp National Wildlife Refuge in Morris County, 

and the development of parklands in the Hackensack Meadows. These areas should 

be part of a continuing open space acquisition program in the northeastern 

metropolitan region. 

There are approximately 735,026 acres in the designated open space 

areas. This includes land which is already in public ownership. The 

following table shows the acreage in each of these five major areas. 
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Total 
Designated Ar

Existing 
ea Public Holdings 

Recommended For 
Conservation 

Delaware Water Gap 
Pine Barrens 
Skylands 
Grea t S\vamp 
Hackensack 
Great Piece and Troy 

Meadows 

92,794 64,043 
449,538 161,917 
160,620 72,290 
18,944 7,296 
4,045 896 
9,085 411 

28,361 
283,208 
80,086 
10,951 
2,835 
8,479 

Total 735,026 306,853 413,920 

Focusing on such areas, however, should not occur at the expense of 

other public efforts to acquire smaller open space areas throughout the State. 

Although state, county and local parks 'are not shown on the Concept Map, the 

Plan recognizes the need for recreational facilities throughout the State and 

supports such efforts within the scope of county and local plans as '..lell as 

the State1s own Green Acres program. 

The need to protect floodplains, wetlands, steep slopes and other environ­

mentally critical areas from development is also recognized. The Open Space 

recommendations shown on the Concept Map should, therefore, be viewed as only 

one part of a broader program of natural resource and recreation land 

preservation involving local, county and federal agencies as well as the State. 

~ricu1tural Areas 

Farming activities are carried out in many places throughout the State, 

but the bulk of agricultural activities are concentrated in semi-rural areas 

with good soils and gentle topography. In these areas where a consider~ble 

degree of suburbanization has occurred, farming activities have declined as 

a result of the economic and environmental incompatabilities that have 
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arisen. Agricultural activities require large blocks of contiguous land, 

free of suburban development, where mechanized equipment can be used and 

where fertilizers and insecticides can be safely applied. They also require 

support services -- material and equipment suppliers and marketing 

facilities -- which need a sizable market of agricultural activity to remain 

in business. 

Recognizing these needs for land·comparatively free of development and 

areas of sufficient size to retain service facilities, several areas have 

been designated as appropriate for predominantly agricultural uses (Map XIII). , 

Several of these are in the northwestern section, one is located in the 

central portion of the State, and still other areas are found in the southern 

portion. Currently, much of the farming activity within the State is 

located in these regions, development is relatively sparse, and the areas lack 

extensive water and sewer systems or other public facilities. These areas 

also contain the most favorable soils -- Classes I, II and III -- for pro­

ductive agriculture. 

The Plan is generally supportive of the Blueprint Commission on 

Agriculture's recommendation to maintain one million farmland acres ·in the 

State. The total land area of the designated Agricultural Areas exceeds one 

million acres, of which more than 837,000 acres are not yet developed nor are 

in other respects incompatible with agricultural uses. Additional farmlands 

are found in other areas of the State as well. 
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Limited Growth 

Not all of the State is assigned to one of the preceding categories. 

Sizable areas remain where major concentrations of development have not 

been established and where major development supporting investments have not 

been made. They also do not contain concentrations of environmentally 

sensitive land nor prime farmland which merit particular State attention at 

this time (Map XIV). 

Except for the older centers in these areas most of the development 

has occurred at very low densities. To some extent development has been 

curbed by natural features such as steep slopes which interfere with easy 

access and increase construction costs. Mostly, these areas have only 

scattered, low density development because other portions of the State are 

more accessible to markets and population centers. 

Considerable public investment in services and facilities would be 

required to accommodate growth in more intensive settlement patterns. 

Accordingly, these areas should continue to grow at their own moderate pace, 

thus serving as a 1and reserve which may be used to accommodate growth after 

the end of the century. By focusing growth generating efforts within the 

Development Areas, the needs of future generations -- for more development, 

for sites for energy generation facilities and for open space -- are 

recognized. Areas which do not now appear necessary to accommodate projected 

population increases may become critically important resources to be used 

by the New Jerseyans of the 21st century. 
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SUMMARY 

The Concept Map portrays the regions into which growth should be 

channeled, other aredS which should be conserved for natural resource or 

agricultural uses, and spaces which should remain as a reserve for growth 

after the end of the century. 

Such a plan envisions New Jersey as composed of areas of sufficient 

size and contrast to have visually recog~izable and functionally 

significant characteristics. At present, this quality exists to a 

considerable extent within the State, but continuing unguided growth will 

progressively blur the distinctions between urban-suburban and low density­

open space areas. It will result in continuing incursions into vital, 

irreplacable natural resource areas and jeopardize the possibility of 

retaining agriculture as an economically viable activity in the State. 
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CHAPTER V 

IMPLEMENTATION STRATEGIES 

It is one thing to present and describe such recommendations, but to 

realize them poses a great challenge. However, through program activities 

and legislative authority State government can influence where and how well 

people live. Major facilities -- highways and public transit systems, water 

supply and sewer installations and open space acquisitions -- have a 

significant impact on the direction of growth within the State. Almost all 

municipalities, counties and regional entities utilize outside funding, 

requiring State and often federal approval and monies, for major installations 

of this type. 

Legislative authority both in the areas of taxation and land use 

control also have an impact on growth directions. Tax policy in the State, 

principally with respect to the strong reliance on local property taxes, 

has a significant lmpact on the varying abilities of municipalities to deal 

with current problems and an influence on planning decisions for the future. 

Legislative controls, particularly the recent environmental protection laws, 

also play an important part in shaping decisions regarding planning and 

development. 

The need for an overall development policy has increased as mounting 

problems in land use and resource management have brought new legislative 

and program responses. The State Development Guide Plan would lend these 
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efforts a sense of perspective both as regards desirable directions for 

growth and conservation activities, and the importance of balance and 

coordination among the program activities of various agencies. 

Utilizing the Guide Plan 

One aspect of this coordination is the use of the State Development 

Guide Plan to guide State capital improvement projects. Many of the facilities 

funded by the State -- hospitals, colleges, institutions and other facilities 

have an impact on development. Long range planning of capital improvements 

in agreement with an overall State development policy would be one means of 

influencing growth patterns in the State. Additionally, ongoing programs 

could be adjusted to reflect, if they currently do not, the goal of economic 

expansion within the urban centers and growth areas. 

The State Development Guide Plan would also provide a basis for the 

coordination of the planning and program activities of State agencies. The 

work of the Department of Community Affairs, Environmental Protection, Labor 

and Industry, and Transportation as well as other departments has a significant 

impact on the direction of State growth. An overall State development policy 

would assist in insuring consistency in the planning and program activities 

of these agencies. It should minimize program conflicts such as building 

new highways through prime agricultural areas or assisting public facility 

construction in outlying areas whiJe inner-city systems decay. Instead, 

program activities could be directed toward encouraging growth to occur in 

specific areas so as to maximize the use of existing infrastructure and to 

minimize the investments needed in related new or expanded facilities. 
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State policy could also be used to evaluate and encourage compatibility 

between regional and county plans and statewide objectives. Planning 

activities on a regional basis are conducted by a wide variety of agencies. 

The Tri-State Regional Planning Commission and the Delaware Valley Regional 

Planning Commission carry out extensive land use planning activities as well 

as regional review functions for facilities using federal funds. In addition 

to traditional county planning, a number of regions, often synonymous with 

counties, are involved in water resource and water quality planning that will 

affect future land use patterns. The enforcement of regional standards for 

air quality may also affect land use. A reasonable consistency and agreement 

concerning the development or conservation of various areas would enhance 

the possibilities for all agencies to implement their plans. 

The Guide Plan may also be used to evaluate the thrust of municipal 

master plans relative to statewide growth and conservation policies. How­

ever, the Plan cannot be used to evaluate specific development proposals. 

These must be evaluated in terms of local ordinances and planning objectives 

and, where appropriate, within the context of state and federal laws and 

re gu1at ion s . 

The Plan may also be used in state review and comment activities with
 

respect to program applications for federal funds. Projects subject to
 

"A-95 Review" are also considered at the regional level by designated regional 

and county agencies. Many of the projects funded by these programs influence 

growth patterns. Accordingly, the State Development Guide Plan would provide 

a consistent policy against which individual applications could be measured 

so as to insure that decisions are made in a coordinated manner. In turn, 

this would further Statewide development and conservation objectives. 
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An agreed upon State policy regarding conservation and development 

would also tend to highlight areas in which new legislation is needed to 

accomplish these policies. In recent years several legislative acts -­

the Wetlands Act, the Floodplains Act, the Coastal Area Facilities Review Act 

have considerably strengthened conservation efforts. More remains to be done 

both to protect critical areas of the State and to encourage well planned 

development and economic expansion in appropriate areas. 

An established State development policy should also benefit the private 

sector by removing some of the uncertainty which affects individual and 

corporate investment decisions. By knowing where development is to be 

encouraged as a matter of State policy, the private investor can tailor his 

own plans accordingly. He can, of course, choose to invest in areas outside 

those designated for development, but in so doing he increases the possibility 

that related State assistance will be difficult to obtain. By showing the 

investor where development is welcomed, the Plan may guide the location of 

privately-sponsored development and thereby further reenforce the realization 

of the State's development goals. 

By means of these program activities and legislative actions, State 

government can do much to guide future growth and conservation efforts in ways 

which will provide optimum benefits to the people of the State. However, to 

choose knowledgeably among alternatives a development policy is needed, in 

addition to the Concept Map, whicn identifies the kinds of efforts that are 

needed in the development and conservation areas and the balance that must 

be attained in the activities related to each of the areas. 
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The Development Policy 

The overall strategy of the development policy is to attain a new 

balance in the extent of governmental efforts directed to urban, suburban 

and open space areas so that the proposed patterns of conservation and 

development can be realized. A new balance must be achieved in the amount 

of investments and programs which are directed to each of these areas if we 

are to modify the trends of the past. In the fifties and sixties abundant 

funding of highways, water supply and sewerage expansions and other facilities 

tended to further encourage natural growth trends favoring suburban expansion. 

This emphasis on suburbanization, which has led in many cases to widely 

scattered development, has made it increasingly difficult for our agricultural 

areas to remain relatively free of incompatible development. 

In future, public investment decisions should be weighed in terms of 

their impact on the direction of growth and our ability to achieve the long 

range goals of the Plan. Efforts to improve the cities will never be 

effective if viewed in isolation. Such efforts must be coordinated with state 

support of open space and agricultural preservation activities and reasonable 

limits on suburban expansion. 

The interrelationships among our declining urban areas and our suburbs 

also necessitate that investments be geared to enhancing the totality of 

our metropolitan areas. Problems with the availability of mass transit affect 

suburban commuters as well as city residents. Difficulties in finding a 

variety of sound, affordable housing in all areas restricts the opportunities 

of many people to live in appropriate housing in locations they will find 
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amenable and convenient. Similarly, social welfare -- the adequacy of 

educational systems, job opportunities, personal safety, the availability of 

medical care -- affect the quality of life for all New Jerseyans. 

Urban areas require relatively large amounts of public investments 

of all kinds. The declining value of the aging housing stock and obsolete 

and often vacant commercial and industrial zones severely limit the fiscal 

capacity of the cities to cope with their mounting problems. As a result 

of these physical conditions and accompanying social problems, substantial 

amounts of assistance must be directed to urban areas, so that they can have 

the resources to deal effectively with a multiplicity of problems. 

In suburban areas, where private interests are more readily able to 

cope with problems in development, lesser amounts of assistance are needed. 

Incremental new growth does, however, have regional impacts beyond the 

capabilities of individual developments to absorb, and monies are needed to 

assist municipalities with these expenses. 

Nat~ral resource and agricultural areas may require increased amounts 

of public investment in land and development rights acquisitions, if we are 

to preserve these areas from the development pressures which increasingly 

threaten to degrade or destroy our open spaces. However, conservation 

efforts also benefit from the economy of withholding growth-~nducing 

facilities -- roadways and sewers -- in these areas. 

Thus, the overall development strategy is for public investments geared 

to the needs of the people of each area for support, and to the development 

and conservation objectives of the Guide Plan. Implementing this stiategy 

would require modification in current activities to attain a more equitable 
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and desirable balance among activities directed toward urban revitalization, 

suburban expansion and open space conservation. 

Within each of these areas different techniques are required to 

realize the goals of the Guide Plan. Methods which are appropriate for urban 

area revitalization -- downtown redevelopment and neighborhood preservation 

are neither needed nor suitable for most places within the Grcwth Areas. 

Public investments \vhich concern improvements and extensions of transportation, 

water and sewerage systems are common to all areas, but are a principal tool 

in guiding development within the Growth Areas. Conservation measures, which 

focus on preserving open space, require quite different techniques -- acquisitio~ 

and regulatory protection -- from urban and suburban areas. The following 

sections discuss in more detail the types of techniques which are appropriate 

to each of these areas. 

Urban Strategy 

The problems of our cities have long been recognized, and many efforts 

have been made at all governmental levels to assist urban areas in dealing 

with these difficulties. Expansions in tax bases have not kept pace with the 

increasing numbers of lower income residents. As a result the tax burden 

in many urban areas is high, placing greater stresses on the population and 

lowering the incentive of property owners and business enterprises to make 

investments in these areas. Substantial assistance from other governmental 

levels has been required to meet the needs of many residents for adequate 

housing, sufficient food, necessary medical and social services and sound 

educational opportunities. 
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Public Welfare 

The needs of persons below the poverty level places great stress on 

urban areas. There are several major welfare programs designed to provide 

assistance to the needy. These include the Aid to Dependent Children, 

General Assistance, Supplemental Security Income, Aid to Families of the 

Working Poor, Medicaid and the Food Stamp program. There are also many social 

service programs -- such as health clinics, day care facilities, foster 

care and others -- which seek to meet special needs. These programs are funded 

from a variety of sources including federal and state governments as well 

as county and municipal government revenue derived from property taxes. 

Many of the funds expended in these programs are distributed in urban 

areas. The highest welfare expenditures are made in the Aid to Dependent 

Children program where $442,725,038 was distributed in fiscal year 1976. 

$253,607,763 or 57% of the statewide amount was distributed in Essex, Hudson, 

Camden and Passaic Counties. Medicaid has the second highest expenditure 

levels of the major assistance programs. In fiscal 1976 $357,420,638 was 

distributed in medical assistance payments. Of this amount $179,481,232 or 

50% went to residents of the same four counties. These counties contain 14 

urban aid municipalities including the three largest cities in New Jersey. 

State Aid to Education 

The passage of the Public School Education Act of 1975 represented 

recognition of the need for the state to assume a greater percentage of local 

education costs, and to redistribute revenues to ease property tax burdens 

in areas with below average valuations per pupil. In 1976-77 the fir-t school 
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year the act was implemented~ State support for local schools rose from 

30% to 38%. During the 1976-77 school year the 28 urban aid municipalities 

received $335,246,450 or 39% of the $860,270,424 expended on State aid to 

education. In five of the six largest cities, State aid to education was 

projected to range between 72% and 89% of the anticipated current expense 

budgets for 1976-77. 

These major programs -- public welfare and State aid to education -­

are geared primarily to supporting the needs of individual urban residents 

and easing the tax burden on local property owners. Because social and 

economic conditions in the cities have declined so severely, these programs 

require major expenditures of governmental revenue. 

Revitalization Strategies 

A host of other programs, both federal and state, provide assistance 

to urban governments and residents to enable them to improve physical 

conditions, employment opportunities and services. Some of these programs 

such as CO~lunity Development Block Grants and general revenue sharing are 

available statewide; Others such as the neighborhood preservation program and 

the urban aid program focus on older urban areas. Many of these programs, 

but by no means all, are discussed in the following pages. 

Federal Govern~ent Contributions 

The federal government has traditionally had a major role in large 

scale commitments of monetary and technical assistance for urban areas. 

Federal programs cover a wide variety of activities and are implemented 

through several different types of agencies. 
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The Community Development Block Grant Program 

The Community Development Block Grants Program (CDBG) provides funds 

which may be used for many varied activities, including: the acquisition of 

rea 1 property \'lh i ch is b1i ghted or deteri orati ng and is appropri ate for 

rehabilitation; the improvement, construction or acquisition of neighborhood 

facilities, senior citizen centers, historic properties, utilities. 

pedestrian malls and walkways, parks. playgrounds and recreation facilities. 

By provi di ng funds for these acti viti es,. the COBG program makes it poss i b1e 

for municipalities not only to acquire sites for low and moderate income 

housing, but also to finance the infrastructure and accessory facilities 

needed to serve this new housing. During the 1976 fiscal year. the COBG pro­

gram provided more than $63 million in federal money to the State's urban 

aid ~unicipalities. This amount represented approximately 66% of the total 

COBG money provided by the federal government throughout the State. 

General Revenue Sharing 

The General Revenue Sharing Program provides funds to state and local 

governments which may be used either for operating and maintenance or capital 

expe~ditures. States ~ay use their funds without categorical restriction, 

but the use of revenue sharing funds by local units of government for 

operating and maintenance expenditures must be in one or more of eight 

"priority" categories \-'Ihich include: public safety; environmental protection; 

public transportation; health; recreation; libraries; social services for 

the poor and aged; and financial administration. During the 1976 fiscal year. 

New Jersey's municipalities received $66,318,254 through General Revenue 

Sharing, with $34,233,460, or more than 50~ of this money, going to the State's 

urban aid ~unicipalities. 
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Housing Assistance Payments Program 

Federal funds for housing assistance are provided through the Housing 

Assistance Payments Program, commonly known as the "Section 8" program. The 

"Section 811 program is designed to provide low income families with decent 

rental housing by paying the housing owners the difference between the fair 

market rent for a unit and 25% to 15% of the tenant1s income. Families whose 

incomes do not exceed 80% of the median income for an area are eligible for 

assistance. A majority (70 to 75%) of the money available through the 

"Section 8" program is allocated to urban areas. 

Federal Urban Reinvestment Task Force 

The Federal Urban Reinvestment Task Force creates Neighborhood 

Housing Service Programs (NHS) in neighborhoods throughout the country. 

tlHS programs, which are designed to rehabilitate and stabilize declining 

neighborhoods, contain two basic elements. First, they encourage the city to 

begin a program of sensitive housing code enforcement in the neighborhood 

involved. Second, they provide financing for homeowners who do not meet 

commercial credit standards so that code violations can be corrected. 

Generally, a federal grant and a local contribution are combined to form a 

high risk revolving loan fund which is used to finance needed repairs. 

The key factor in a successful NHS program is coooeration among and 

a total commitment from the residents, the city and the lenders. The residents 

must have a desire to improve their homes and neighborhoods; the city must 

be willing to use sensitive code enforcement and to improve services in the 

neighborhood; and the local savings associations must be willing to make all 

the standard loans the neighborhood requires. 
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NHS programs are currently operating in 29 cities throughout the 

country. In New Jersey, there is an NHS program in Plainfield which is 

financed by a combined grant and loan of $115,000 from the Department of 

Community Affairs. Also, the Urban Reinvestment Task Force is helping to 

set up NHS programs in two neighborhoods in Newark, and is working with the 

county planning staff in Union County in assisting some of the smaller 

municipalities there to set up ~HS programs. 

Federal Economic Development Authority 

The federal government also provides economic assistance to urban 

areas through the Federal Economic Development Administration (EDA). Its 

basic goal is to create permanent jobs in areas of high unemployment. 

Several types of assistance are provided by EDA including: grants and 

loans for public works and development facilities which will enable and 

encourage private enterprise to expand and establish job-generating activities; 

business .development assistance in the form of loans to finance the cost of 

fixed assets and to provide working capital; technical assistance; economic 
,. 

adjustment assistance, designed to aid areas where unemployment is high due 

to structural changes in the economy; and special economic planning grants. 

During the 1976 fiscal year, EDA provided $41,193,852 in public grants 

to the State's urban aid municipalities. These grants were 31.5% of state­

wide appropriations in 1976. 

Subsequent public works grants will olace greater emphasis on the 

needs of major cities and urbanized areas. The planning targets for summer 

1977 appropriations indicate that approximately $22,327,000 or 57.4~{; of grants 

given within the State will go to urban aid municipalities. 
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State Aid Progra~s 

A number of State programs have also been established which are used 

to aid urban municipalities in a variety of ways. These are addressed both 

to the key issues of providing decent housing and adequate opportunities, 

and to improvements in urban facilities. 

Urban Aid Program 

New Jersey's Urban Aid Program is designed to provide financial aid to 

the State's 28 urban aid municipalities to enable them to maintain and up­

grade municipal services. These funds can be used for a variety of services, 

including: police and fire protection; public works; recreation and health 

facilities; ambulance corps and street lighting. In the 1976 fiscal year, 

approximately $36,700,000 was distributed to the State's urban aid munici­

palities through this program. In addition to this financial assistance, 

designation as an Urban Aid t1unicipality often gives such cities priority for 

other types ,of fundi ng. 

Safe and Clear ~eighborhoods Proqram 

The Safe and Cl ean ~lei ghborhoods Prograr.1, whi ch is admi ni stered by the 

Department of Community Affairs, provides walking police patrolmen for 

neighborhoods in the State's 28 urban aid ~unicipalities, and funds for the 

demoli:ion of abandoned structures, street cleaning, and street and park 

improvenents. During the 1976 fiscal year, nearly S12 million in grants was 

awarded to the State's urban aid'municipalities through this program. 

You are Viewing an Archived Copy from the New Jersey State Library



-i02­

The New Jersey Housing Finance Agency 

Construction and mortgage financing for low and moderate income 

housing projects is provided by the New Jersey Housing Finance Agency (HFA). 

Money is made available for low interest construction and mortgage loans 

through the sale of tax-exempt notes and bonds to private investors. While 

HFA is concerned primarily with providing decent housing for the State's 

low and moderate income residents, wherever and whenever possible, an HFA 

project is tied into a neighborhood redevelopment effort or a city effort to 

stabilize a neighborhood. 

In its ten year existence, HFA has permanently financed 60 projects 

containing 12,028 units. Almost half of these projects are located in the 

State's largest cities: Newark; Paterson; Jersey City; Elizabeth; Trenton; 

and Camden. 

The New Jersey ~ortgage Finance Agency 

Additional funds in the State for mortgage loans to purchasers of 

one-to-four family homes are provided by the ~ew Jersey Mortgage Finance 

Agency (MFA). This agency issues revenue bonds and then uses the proceeds 

from these bonds to make loans to mortgage lending institutions at a low 

interest rate. 
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MFA recently initiated a Neighborhood Loan Program through the sale 

of $100 million in tax-free bonds to New Jersey's financial institutions. 

The proceeds from the bond sale are being used to provide mortgage loans in 

urban nei ghborhoods \·,here poss i b1e II redl i ni ng" practices have reduced 

mortgage lending levels. This program has been limited initially to specified 

neighborhoods in the State1s urban aid municipalities. 

The second part of the Neighborhood Loan Program will be the Home 

Improvement Loan Phase. This phase, which will be financed by a separate 

bond sale, is designed to encourage the renovation, repair, and improvement 

of one-to-four unit homes. It wi 11 be avail ab1e on a ci tywi de bas i s to low 

and moderate income homeowners in all of the urban aid municipalities, and 

ultimately statewide with no geographic limitations. 

It is hoped that the Neighborhood Loan Program will have a multiplier effec~ 

by encouraging tenants in a neighborhood to become homeowners, encouraging 

homeowners to make improvements, and finally encouraging the municipality to 

improve municipal services in the neighborhood. 

De~onstration Neiqhborhood Preservation Program 

In addition to its housing progra~s, the State operates several programs 

which focus on the overall improvement of urban neighborhoods. New Jersey1s 

Demonstration Neighborhood Preservation Pro~ram (ONP?), which was initiated 

during the 1975 fiscal year with a grant of 52 million, is currently operating 

in neighborhoods located in the following ~uniciDalities: Atlantic City; 

Burlington; Camden; East Orange; Hackensack; Hoboken; Irvington; Jersey City; 

Newark; New Brunswick; Phillipsburg; and Trenton. 52,650,000 has already been 

provided to these municioa1ities through cnpp, and an additional $1,150,000 

appropriation ~as be~n prsDosed. 
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Efforts are underway to expand the current pilot program to a 

statewide Neighborhood Conservation and Rehabilitation Program (NCRP). 

The New Jersey Department of Co~unity Affairs' Division of Housing and Urban 

Renewal would ad~inister the program, making annual grants and loans to 

municipalities over a three to four year period. In addition, the Division 

would set standards for the selection of neighborhoods, approve programs 

developed by the municipalities, and monitor and evaluate the progress being 

made toward program objectives. 

New Jersey Economic Development Authority 

Economic assistance is provided by the State through the Economic 

Deve10pnent ,~uthority (rIJEDA). The overall objective of the rlJEDA is to 

maintain and expand job opportunities in New Jersey. Through the sale of 

tax-exempt bonds, the Authority is able to provide long-term low interest 

loans to private companies, thereby encouraging the construction and 

operation of industrial and commercial facilities in the State. 

Although NJEDA ~rovides financinq for projects throughout the State, 

one of its major concerns is the financing of industrial and commercial 

projects in the State's urban aid municipalities. In res~onse :0 its co~mit-

nent to urban areas, ~!JEDA estab1 ished an Urban Economic Development Task 

Force in 1975 which set forth the fo11owinq soecific objectives: 

(1)	 P1 an and develop urbSin indus tri a1 pa rks; 

(2)	 Recycle older and abandoned industrial facilities; 

(3)	 Provide low-interest financi~g and credit ~uarantees 
to urban emplojers. 
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In accordance \vith the first of these objectives, f'IJEDA is identifyi!lg 

feasible industrial park sites in Newark, Elizabeth, Jersey City, Bayonne, 

Hoboken, Paterson, Passaic, Trenton and Ca~den. 

NJEDA has also begun work toward meeting its :emaining objectives for 

the State's urban areas. Preliminary studies have indicated that many older 

facilities have significant potential for re-use, and several specific 

projects are being ~repared for approval. In addition, low-interest financing 

has been provided within the State's urban aid municipalities. For example, 

during 1976, NJEDA provided low-interest assistance for 24 industrial and 

commercial projects in urban aid municipalities. This assistance will result 

in nearly $34,000,000 in total capital investment in these areas, and will 

create about 2,300 new job opportunities. 

Urban Loan Authority 

Located in the Department of Community Affairs, the New Jersey Urban 

Loan Authority provides financial and technical assistance to small businesses 

in the State's economically depressed areas, i.e., areas where conventional 

business loans are unavailable. 

The Authority's technical assistance is desiqned to strengthen the 

management capabilities of the s~all businessnan by orovidinq him with 

financial, ~arketing, nanagep,ent and sales ex~ertise. Financial assistance 

is provided through the Business I~centive Loan Act of 1969. Under this 

act, the Authority is able to provide low-interest loans of up to $250,000 
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to a single borrower for up to ten years. During the 1976 fiscal year, 

$980,000 in loans from the Authority to eight s~a11 businesses created 

or sustained jobs for 161 persons in econo~ical1y depressed areas. 

SUr.lmary 

Due to the limitations on public resources, investments must be 

viewed in terms of their potential effectiveness -in encouraging private 

revitalization activities. Government investments seek to stimulate 

private expenditures by providing the assurance that supportive efforts 

are going for#ard. If the combined efforts of the public and private 

sectors can begin to reverse the trends which weakened such areas in 

recent times, they ~ust be considered successful. 

Significant revitalization activities are now underway in Hoboken 

as a result of both public and private investment. In Hackensack, public 

and private investment in high-rise housing has been helpful in stabilizing 

the residential composition of the city. In other cities, individual 

projects are underway or have been completed which symbolize the potential 

in our cities for residential and co~mercial viability. 

Urban strategies for the future should focus on m3intaini~g and expanding 

current efforts that a~pear promising and on seeking new directions. T'Ine 

speed of change in urban areas and the great variety in their differing positions 

suggests that there is much I-Iork to be done in further identifying the cause 

of decline, and developing sound, flexible strategies that will have a positi~e 

impact on urban conditions. The level of oublic investments in urban areas may 

well need to be increased, but much can also be done by directing our resources 

in the most effective ways and by insuring that State actions regarding 

conser'lation and nrn··d-h..), 6.f O ,,~,-\n1c"-''''''+-afY'-,V,.,.-.J "_: I..... •:. _. '- 1 L. 
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Growth Areas Strateay 

Problems have arisen in these areas with respect to the imbalance 

between employment opportunities and housing choice and the excessive 

costs -- economically, environmentally, and in terms of energy supply 

of scattered, low density development. The housing choices available fifteen 

or twenty years ago, when land and construction costs were relatively low 

and modest houses on small lots were being built, are in short supply today. 

In many of the State's suburbs, local land use regulations require large lot, 

single family residential development while excluding more affordable housing. 

The same ordinances do not discourage industrial and commercial 

development, however, and substantial numbers of employers have selected and 

continue to select suburban locations for their facilities. As a result, 

many workers in suburban firms cannot find housing near their jobs. 

Increasingly, the cities and older suburbs have become the only areas in the 

State where low and moderate income groups can afford to live while higher 

income groups and major employment opportunities move to the suburbs. 

Commuter volumes have also increased, yet because of dispersed resi­

dential and employment patterns, public transit use has declined to the point 

where heavy public subsidization is required. Those who can afford to 

commute by private automobile do so in increasing numbers, desDite congested 

highways and major increases in auto~obile operating costs. Those who cannot 

afford their own transportation firid their mobility and employment 

opportunities reduced due to inadequate public transit systems and suburban 

housing policies. 
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Development along these lines must not continue. If it does 

New Jersey's dependence on increasingly expensive petroleum products will 

increase; public transit alternatives to the automobile will become even less 

feasible; the dichotomy between city and suburb v!i11 widen; demands for 

increased public investment will become even greater; and the pressure to 

develop agricultural and other open lands will intensify. 

Accordingly, a guiding strategy for the Growth Areas should encourage 

the attainment of the following objecti~es: 

... Improved housing opportunities for a variety of house­
holds and income groups . 

... An improved balance between job locations and housing 
choices . 

... Increased concentrations of development to reduce infra­
structure costs and facilitate the use of mass transit. 

Some movement toward these objectives will probably occur naturally as 

a result of changes in consumer demand and the cost of supplying housing, 

energy and public facilities. Changes in residential preferences, living 

costs and the nature of market pressures generally may provide some induce­

ments to encourage variations in housing type and increases in residential 

densities. Rising energy costs -- for home heating and cooling and for 

transportation -- may encourage the integration of employment and residential 

patterns. The economies of scale which can be realized by serving more 

concentrated dev210pment patterns ,may provide additional inducements to make 

more efficient use of available land resources. 
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The ability of State government to further encourage development in 

the Growth Areas to occur in conformity with the objectives of concentrated 

growth providing for a balance of job and housing opportunities is limited. 

However, the State government does have an important role to play in 

achieving these objectives and it has some powers which can be used for that 

purpose. 

State government's review and comment powers should be used to 

encourage sewer system installations a~d expansions only in locations where 

existing and prospective housing is at densities sufficient to make these 

installations economical. This would suggest that areas zoned predominantly 

one dwelling unit per acre or more not be eligible for State and federal 

assistance. Instead, growth should be encouraged at higher densities primarily 

in or near concentrations of existing development. This would minimize the 

cost of infrastructure and would increase the possibility of more efficient 

commuting patterns. 

Similarly, funding of transportation facilities -- both mass transit 

and roadway extensions and improvements -- should be considered in terms of 

their impact on growth. A concentration of transportation improvements with­

in potentially higher density portions of the Growth Areas would provide an 

additional stimulus to development in these areas. 

Another important influence is the New Jersey Supreme Court's 

decisions on land use cases. This mounting body of case law provides a series 

of opinions that increasingly define municipal responsibilities with respect 

to jobs and housing. It suggests the directions that should be followed in 

in the future remedy the imbalances betwe9n jobs and housing that have-n 

arisen from ~ -~velopment patter~s of the past. 
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To lend specificity to these judicia] opinions, the State Division 

of State and Regional Planning is presently working on quantifying housing 

needs in the State. As a part of this work, a preliminary report 

enumerating low and moderate income housing goals by municipality has been 

completed, and is presently being revised. These allocations were done in 

response to Governor Byrne's Executive Order 35. This order further provides 

that municipalities which accept this obligation will receive higher priority 

ratings for financial assistance than those which do not conform. Failure 

to conform may also affect the availability of federal assistance to the 

extent that adverse comments by State and regional agencies have an impact 

on federal funding of local public works projects. 

What is recommended then is that local governments with county and 

State support encourage new development which is consistent with basic 

development objectives -- a variety of housing opportunity, readily accessible 

to employment and commercial centers, and at densities which will result in 

savings in energy use and land consumption. 

Limited Growth Strategy 

Corollary to the strategy to encourage development in the Growth Areas 

is the recommendation to keep public investments in Limited Growth Areas at 

the minimum level consistent with health, safety, general welfare and the 

expectation of moderate amounts of growth. Some regions within the Limited 

Growth Area are in need of installation or improvements in sewer systems. 

However, the capacities of these systems should be set at levels consistent 

with the policy of discouraging population expansion in these areas. Similarly, 
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roadway improvements and extensions should also be kept at levels 

appropriate for limited growth. The combined effect of this development 

policy, which stresses public investments geared to development in the 

Growth Areas and geared primarily to maintenance in the Limited Growth 

Areas, should be to contain suburban expansion and to discourage leap-frog 

development. 

Admittedly, existing State authority is not sufficient to prohibit 

large scale development in these areas. A municipality or a private developer 

with sufficient financial resources could promote significant growth without 

State assistance. As long as existing Stat~ laws and local land use controls ' 

are respected, such development could occur. 

However, few private developers have such resources and even fewer 

would select a site where public investment priorities were relatively low 

over other sites where the prospects of public investments were significantly 

greater. Further, many of the areas in this category are now relatively 

undeveloped because natural features make development expensive and the lack 

of major public inv~stments make it unattractive. As long as these factors 

continue to be influential, development can be limited to relatively low 

densities in accordance with local land use controls. 

Providing only low levels of public investments in areas beyond 

the Growth Areas would assist efforts to improve conditions in the State's 

major cities and spur growth in the adjoining suburbs. The quantity of 

public monies is never adequate to meet the level of all perceived, let alone 

real needs. The economic inefficiencies of providing facilities in primarily 

low density areas makes the utility of investments in these locations 
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questionable. Limiting investments in these areas would contribute to a 

pattern of development which makes greater use of existing public 

investments and more efficient use of limited energy and water resources. 

Natural Resource Conservation 

The goals of the State Development Guide Plan reflect the importance 

of the acquisition and preservation of certain types of open spaces. 

These goals reflect the value of conserving the natural resources of the 

State and providing recreation areas and parks for now and generations to 

come. Some critical natural resources -- watercourses, floodplains and 

wetlands -- are found throughout the State in both growth and conservation 

areas. Other natural resources -- the coastal area, the Sky1ands and the 

Pine Barrens -- are specific regions. 

Strategies to protect these natural resource areas from environmental 

degradation and destruction involve the exercise of regulatory powers, fee 

simple purchase and the acquisition of conservation easements. In some 

situations natural resources can be sufficiently protected primarily by 

controlling the type and location of development. However, where any 

development is considered undesirable, adequate protective ~easures may 

require the acquisition of land or conservation ease~ents. These techniques 

of regulatory control and acquisition can also be used in combination -­

as in the coastal wetlands -- to achieve maximum protection within the 

constraints of existing development conditions and State financial 

limitations. 
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The growing public concern with critical natural areas has been 

shown in the passage of several legislative acts designed to regulate 

development. The Coastal Area Facilities Review Act of 1973 authorized 

the State government to prepare a plan for coastal management and to 

regulate all proposed industrial uses and large scale residential develop­

ments. The purpose is to guide growth so as to avoid adverse environmental 

impacts in the coastal zone. Presently, interim guidelines have been 

prepared which are of assistance in reviewing applications, and which form 

the basis of the management plan to be completed in September 1977. 

Other legislation -- the Wetlands Act of 1970 and the Floodplains 

Act of 1972 -- also recognize the need to protect critical areas by 

providing for State government development of guidelines, mapping and 

regulation of proposed development in these areas. 

The Water Quality Improvement Act of 1971 was designed to protect the 

qual ity of watercourses by prohibiting the dischai'ge of harmful and 

hazardous substances into surface waters. The Act also provides State 

regul atory authori ty over new factory and manufacturi ng ins ta 11 ati ons . 

The principal of regulatory control could also be applied to conserve 

other key resources in the State: reservoir and aquifer areas, riverbanks, 

inland wetlands and forest areas. Recently, the Department of Environmental 

T'Protection has established water Quality standards for the Pine Barrens. ,nese 
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regulations prohibit degradation of water quality, and function 

indirectly as a means of controlling development in the region. In 

the case of the Skylands, legislation has been proposed that would 

establish a regional system of controls over land use. These powers 

would be used to guide development so as to avoid the loss of those 

amenities which now make the region unique. 

For many years the outright purchase of land has been a primary 

means of preserving open space. Fee simple purchase may be feasible and 

desirable in some instances, but it is beyond the present means of the State 

to use this technique extensively. A less costly alternative would be for 

the State to buy development rights to properties in private ownership, thus 

obtaining a conservation easement. This approach would involve paying an 

amount of money equal to the difference between the value of the land in its 

present use and the estimated value of the land if available for development. 

This technique would insure that the land remained undeveloped. 

In ?ddition to acquisition and regulatory control, the \'Jithholding of 

major public investments for growth inducing facilities would serve to deter 
.. 

development in natural resource regions. The Skylands, in particular, are 

presently undergoing severe development pressures as highways are extended 

into the area. Future public investments in roadways, water and sewer 

systems should not be so extensive as to constitute an additional impetus to 

growth. 
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While protecting the Skylands and the Pinelands from development by 

combinations of these techniques, activities should be directed to 

developing their recreational potential. This is particularly true in the 

Skylands area because of the close proximity of this region to the extensive 

suburban and urban development of northeastern New Jersey. The ridges, 

forests and streams of this region have great potential for recreational use, 

as well as continuing to serve as a major water supply source. In order to 

attain the most extensive multi-recreational use of the entire Skyland area, 

there must be cooperation between federal, state and municipal operations. 

If we are to preserve the critical environmental areas of the State, 

these techniques of regulation and acquisition should be continued and 

expanded. The withholding of public investments within and near regions of 

special environmental and recreational value would also assist in deterring 

additional development. Conservation of natural resource areas is 

increasingly important to support the expanding population in the developing 

areas of the State. 

Agriculture Area Preservation 

The goals of the State Development Guide Plan also reflect the 

importance of preserving prime agricultural land in New Jersey, despite the 

fact that this land is frequently under considerable development pressure. 

Preservation of this farmland is of vital importance, net only for agri­

cultural supply reasons, but also for the positive contributions this land 

makes to the environment. Farmlands provide refreshing visual contrasts to 

suburban and urban areas. Contrasts wh~ch are especially desirable in a 

state as extensively urbanized as New Jersey. 
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Farmland located in or near suburbanizing areas is under great 

pressure for development because land values and tax rates rise with 

increasing development. The Farmland Assessment Act of 1964, which allows 

qualified properties to be assessed on the basis of their value as agri­

cultural land, has moderated some of the tax pressure on farming by reducing 

tax costs. This program, however, is not effective in long term preservation 

of agricultural areas. Farm properties are frequently sold when development 

pressures have become intense and the value of the land has risen 

significantly. 

Farms are also sold because suburban encroachment often leads to 

II nu isance ordinances" curtailinq the use of fertilizers and insecticides. 

Conditions needed to encourage investment in farm operations deteriorate and 

once profitable farms become unable to mechanize. 

State purchase of the development rights to farmlands would provide 

a way to retain these areas in agricultural uses. This technique, which is 

the same as that proposed for the preservation of critical natural resource 

regions, would provide the State with conservation easements on farmlands. 

By the use of these easements the private sector and the public sector would 

be contributing to preserving farmland. These easements would run with the 

land, thus providing a permanent means of controlling development in agri­

cultural areas. The properties, however, would remain in private ownership 

and would continue to be on the tax rolls. The New Jersey Department of 

Agriculture has recently begun a program in four municipalities in Burlington 

County to test the feasibility of this concept. 
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The Transfer .of Development Rights (TOR) concept is another implemen­

tation strategy for areas under intense development pressure. This concept 

is similar to preservation easements, in that the right to develop the 

property is permanently relinquished. TOR, however, requires the creation of 

a mechanism for the exchange of development rights, and a zoning ordinance 

which allows owners of some properties to develop them at higher densities by 

purchasing the development rights of properties in agricultural and other areas 

considered less suitable for development. Implementation of this concept is 

presently in an experimental stage and is being tried in several municipalities 

in New Jersey. The potentials of TOR have yet to be explored on a regional 

basis. 

There are also farmland areas in the State which are not under intense 

development preSSUl~e. Farms in Cumberland County and some parts of Sussex 

County are not in the immediate path of suburbanization. ~here are no major 

highways linking these lands to metropolitan areas, and there has been no 

major public investment in the form of sewer systems or construction of 

transport~tion arteries. The best strategy for preserving farmland in these 

areas would be to continue to refrain from major public investments. 

Summary 

The thrust of the development policy is the judicious use of public 

investments to realize the concepts of the State Development Guide Plan. The 

strategies which were discussed for each of the areas require a coordinated 

approach. Implementation of these methods in one area, while allowing others 

to continue on their present course, will be ineffectual. Open space and agri­

cultural areas cannot be preserved if urban areas continue to decline and 

suburban areas to expand into the more peripheral regions. Public investment 

decisions should, therefore, respond not only to immediate local needs but te 

considered in the light of their effect on State develOLment. 
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The information presented in the following tables was obtained from 

maps prepared by the Division which display at a scale of 1 inch = 1 mile 

~~e following: developed lands, public open space and institutions, potable 

watershed lands and natural features. These maps were prepared using 

topographic maps from the Bureau of Geology and drawing upon information from 

several sources. 

Developed lands including airports, private golf courses and cemetaries 

were interpreted from 1972 aerial photographs at a scale of 1:24,000. 

Federal, State and County public open space and institutions were 

classified as public lands. This data was transferred from Public Property 

record maps maintained by the Division to the topographic base maps. Acreage 

totals for t..'le properties were taken from tabulations accompanying the record 

maps. 

Lands owned by public and private water companies and operated as a 

source of or prote~tion for potable water were classified as potable water­

sheds. This data was transferred from the Division's record maps to the 

topographic base maps. The acreage totals were taken from records maintained 

with the inventory maps. 

Land identified on the topographic base maps as tidal marsh, fresh 

marsh and swamp was classified as wetlands. Slopes of 12% or greater were 

identified using the contour lines, on the base maps. 

Acreage totals for developed lands, wetlands, slopes and open developable 

lands were calc'.llated by 'Jsing .:..reagraph Charts and the Numonics Planimeter .. 

'!'abulations of land area by county contained in PT-l, ""Jew Jersey County and 

:"1uniclpal \'lor~ Sheets," January, :"976 'Nere used :or ~:<.e eotal land area 

tabula.t.~()r:s. 
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-. 
STATE DEVELOPMENT GUIDE PLA!'~  CATEGORIES 

CURRENT LAN]) CLASSIFICATIONS 
(in acres) 

~d  j/ ,f" '"tdl Land Developed Pub 1 j c Potable Open 
~:"'"l • ',::l.':.:'",Y A'-L:d ..­ --_._---_.- LdllJs Lands--­ Watershed 

- -------
Wetlanus_._._-­ Slopes Developable Land 

Gr'l',ll)) Ar,:i.l 1,5~J7,069  691~,  803 63,562 13,718 ]2,006 51,801 701,179 

I illl i I cd 
~~:  I • .' I I, 1\ I" c d I ,LIS~.1-I74 91,162 268,501 8,185 195,553 152,982 739,091 

{1\li'i :ulllll"ClI 1,009,699 42,8Y, 24,698 233 44,927 59,379 837,628 

\'il\,'11 SPdCC 73),026 11-1,253 263,802 43,051 71 ,518 38,520 303,882 

Tul 'J I 11 ,797,268 843,052 620,563 65,187 381~,  004 302,682 2,581,780 

I 
~ 

N 
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GRo\..,I'TIl AREAS 
CURRENT LAND CLASSIFICATIONS 

(in acres) 

Tola 1 Lwd Developed Public Potable Open 
I;~ I~';f'_ll'  ;\l"t~a-----_._._­ Lands Lands Wa te t"shed Wetlands Slopes Deve lopaLle Lane 

,H I ;LIllie 61,696 22,207 208 538 1,536 ° 37 .207 
:)1..:1 :~.1.~11 135,699 106,768 7,502 3,221 6,408 2,330 9,4'70 
I,ll" I i 11 (~t Oil UO,400 34,067 2,071 0 4,013 1,638 68,611 
l:" ;:, ,; '" 11 106,438 54,:329 4,017 ° 1,094 1,088 45,910 
',:,' i;" Mel;' 

I,:, !":l-LHIU 42,208 11,34 '1 858 576 9Y8 ° 28,435 
" ~;  ~ ,. i{ lJ,4G<J 61,359 5,910 3,458 1,941 2,560 2,241 
{, j '1~1~·c.~:.jl L~r 79,lLJO 26,342 1,248 ° 13,440 1,824 36,336 
!; " ';(111 27,661 20,161 2,214 ° 4,128 448 710 
:ilJ:I! '': ('dOl) 

'1, I,' e' r 
30,561 

105,086 
J,161 

26,347 
852 

8,306 
13 

107 °1,022 
1,376 

593 
25,159 
68,711 

~II',  'i t'Sl'X 

;!:I,'Uillll.h 

~ ~  ~ . 1- t' i ~ 

) ~ . 1... i ! I ~ 

162,304 
148,7f,5 
1.11,444 
U6,016 

67,764 
6J,60] 
35,442 
3J, 113 

5,782 
6,703 
2,970 
1,357 

2,201 

°2,230 

° 

11,181 
5,868 
4,116 

10,598 

5,248 
1,082 

11,840 
192 

70,128 
67,509 
5/1,846 
80,756 

I 
~ 

N 
N 
I 

i ; 1 :-.; ~; ~l i C 48,280 29,477 3,362 608 704 8,375 5,754 
t : • I i l ~ I; 1 19,072 5,830 2,400 ° 2,662 ° 8,180 
,; I " ," '" l' L 109,440 28,429 2,710 427 307 7.007 70,560 
.~,  I; ~.:  :.) L~:{  6,418 928 ° ° 307 1,619 3,564 
l:!. j'lll 65,?.17S 55,373 4,858 339 1,683 1,996 1,626 
''':,IIII'U 23,047 4,762 234 ° ° 2,585 15,466 

>: I ,i Le 1,5Y7,069 694,8(j] 63,562 13,718 72,006 51,801 701,J79 
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OPEN SPACE 
CURRENT lAND CLASSIFICATIONS 

(in aCl-es) 

Total Land Developed Public Potable Open 
C.'l'll.l.f.y Arl'a . ----_._-­ I,d ntis _.._-----­ Lands--­ Watershed---­ Wetlands Slopes D~'Le  tapa ble.... La nd 

.\rlillll.ic 6l,680 576 11,963 0 8,474 0 42,667 
i:h' r':~  'II J 4 ,3L.9 295 3,527 0 1,869 5,465 3, j 93 
h.ll·l iIJ~~LOJl  243,5H4 2,093 106,421 0 38,720 0 96,350 
I • . j :: I ~ : I': I I 21,4 /,0 320 14,288 0 1,120 0 5,712 
(·.th' 1'1dy 
,;: Il ,I: I ... ~ r , di!d 

I·.s.";,, :-: 4,093 80 38 0 3,892 83 0 
t: .1l)! II.: t! s L e r 
i ~i I.: ~lln  2,048 269 704 0 1,037 38 0 
:~"'I! . 'rd'JlI 
t:., I." l" r 

:'i i;~ ! ~ (~se:..;, 

: I, II •• ,:,,"t II 
':1/:' r is 36,224 844 7,618 8,005 5,207 2;860 11,690 I 

(},',':Ill 

~, t·.l -'J . I j {.~ 

120, H34 
14,606 

1,424 
6,'221 

29,245 
15,590 

0 
25,318 

8,018 
2,2/10 

0 
13 ,888 

82,147 
11,349 

-' 

N 
w 
I 

> .I ~  L' !d 

~  ~  l:~il..~  l':.;e l 1,4 i2 237 853 0 90 0 292 

: ... 1:-; :;!,.~x 135,tllO 1,894 58,882 9,728 851 15,488 LI 9,027 

UII i ":1 
U,I ( r1.:~ n ]b,8~Z6 0 14,673 0 0 698 1,455 

:-:' 1..1 t e /35,026 14,253 263,802 43,051 71,518 38,520 303,882 
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AGRICULTURAL AREAS 
CURRENT I.Atm CLASSIFICATIONS 

(in acres) 

Total Land Developed Public Potable Open 
Clll~  Area-----­ Lands Lands Hatershed Wetlands Slopes DelJelopable Land 

At] 'ml.i.c 50,302 2,521 973 0 4,660 0 42,148 
ilL' r ~',CII 

I~u  r l.i.ng t on ]03,328 6,605 570 0 8,512 320 87,321 
CdllI(IL:n 

C;lpL' nay 
Cumberland 150,880 8,550 9,765 0 7,136 0 125,429 
IO:SSL':{ 

CldlJL:cster 88,616 4,474 0 0 5,274 614 78,254 
lI11dsun 

HlllltcrJon 171,790 4,192 4,270 0 0 19,961 143,367 
t·t~rcer  11 ,168 113 227 0 126 0 10,702 
1'Iidd [L'sex 11 ,840 448 665 0 256 115 10,356 
1'!lIl 1f\I(J II lh 60,007 2,272 4,617 0 730 1,900 50,L188 

I'lul"r j s 18,7')2 544 279 233 0 3,853 13,843 I 
-' 

Uc"an N 
+:> 

[J;1 s S die I 

ScdL'111 181,561 9,613 2,072 0 14,342 JlI6 155,188 
SL11I1l' l-~; e t 13,760 749 589 0 0 871 11,551 
SIISS,'X 59,336 487 0 0 .3,085 10,272 45,492 
Uniun 

Ihlrrell 88,159 2,266 671 0 806 21,127 63,489 

Stale 1,009,699 42,834 24,698 233 44,927 59,379 837,625 
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CURR,ENT J.AND CIJ\SSlfICATIONS 
(in acres) 

Tota I Land Developed Pub) ic Pot3l>le Open 

~n.lJ~  "'L A rca--_._._--- Llnds Lands Watershed Wetlands Slopes Developable Land 

I\t 1.,111 t i (; 187,103 7,281+ L.0,266 13 3Lf,555 0 105,065 
j". ':. I" ~  I. II 

i ,:I, I i 1191. UI1 65,978 Lf ,832 21 ,478 0 4,576 0 35,092 
C,."11")' l. ~  J I 14,208 451f 2, LI65 0 41,600 0 8,339 
t ,1):1 i'l ay 168,371 12,947 49,096 0 41,600 0 61.,728 
L 1" ,; ,,:, " I cl n J 12':J,696 4 ,8S1 29,961 0 lf2,976 0 51 , <j08 
L" ' " 

L I '. I ~ I '.. l~'  --; l f.; I~ Ii 2, 31,lf 4,2S6 4,332 0 Lf,550 390 28,816 
I !, I l·.~ \ ~ I I 

~ : I j II I ,'don 72, S93 2,316 5,092 5Lf9 lLf7 24,218 40,271 
"\ t· ,'" .' , 28,3g6 2,472 2,009 0 423 1,892 21,590 
/,' i,: ; I '_' 'Ot:X 21+ ,n96 858 867 0 3,098 198 19,875 
tL,olr"" 'li l h 93,033 11 ,2114 20,035 0 2,676 2,861 56,217 
/l, JI rio, 1YI,~V+  10,688 16,037 4,568 1,4110 33,817 67,984 
Ol ~. (111 

P"',, a i (. 
160,888 13,010 49,649 0 36,191 65 61,973 

I 
-' 

S.c, i "'I 
'), ,,' 1""'-' 1 

23,930 
70,830 

595 
3, 1r,O 

11,552 
5,305 

0 
0 

8,979 
0 

0 
8,774 

2,804 
53,651 

N 
U1 
I 

~'I  \.1 ....~ ': \. A. 135,3')1+ 10,733 6,321 839 9,722 1.8,505 59,274 
lin i 1)1. 

W, I I ".'11 103,160 1,l.j72 4,036 2,216 1 ,670 32,262 61,50 L• 

:) I .Jl.~  1 ,liS:; ,1174 91, 162 268,501 8,185 195,553 152,982 739,091 
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CURRENT lAND CLASSIFICATIONS BY COUNTY 
(in acres) 

TOla I Land Developed Pub lie Potable Open 
~~L~I~f'y, Area 

-~.~-~  

Lands Lands Watershed Wetlands Slopes Deve lopab 1eLand 

/\ll;oIllic 362,861 32,588 S3,410 551 49,225 ° 227,087 
t·:t:: (I IL:!) 150,048 107,063 11,029 3,221 8,277 7,795 12,663 
hi I"j i II 9 l on )23,290 47,597 130,540 ° 55,821 1,958 287,374 
l.cI,:"I,'11 142,086 55,103 20,770 0 5,164 1,088 59,961 
Clj1,· M~IY  168,371 12,947 49,096 0 41,600 ° 61-+,728 
Cill.,j),. ,"I dlld 322,784 2!.j,742 110,1;84 576 51, 110 0 205,772 
L' ,.1 A 81, S62 61 ,L139 5,948 3,458 5,833 2,643 2,2111 
CI ''''\"l:~;lc  r 
fill.; ·"11 

210,150 
29,709 

35,072 
20,L130 

: 5,580 
2,913 

0 
0 

23,264 
5,165 

2,828 
486 

143,1106 
710 

I : t l I I t I.' ,. d I,Jrl 

ri, i'.··. I' 

274,9/14 
11111 ,61.0 

9,669 
28,932 

10,21 LI 

10,542 
562 
107 

1III 
1,571 

45,555 
2,485 

208,797 
101,003 

hi .. 111 ,:S,'X 199,0110 69,070 7,31 Lf 2,201 14,535 5,561 100,359 
1'1 \: I: llll'~ ILl t h 301,80s 81,119 31,355 0 9,274 5,843 174,214 
11 I r " i s 300, CY)I 4;,518 26,904 15,036 10,763 52,370 1LI8 ,363 
t)l:,.:.:111 1.07,738 47,';47 80,251 0 54,807 257 2211,876 
P,J:,~dic  122 ,886 35,G98 18,952 25,926 2,9114 22,263 17,103 I 

-' 

Jet Il':i! 2L~!I,  ~)63  16,038 16, 02 /1 0 25,983 j l16 166,172 N 
m 

,1!i O 
"' i·~e  l 195,~~52  32,S65 9,457 427 397 16,652 136,0511 

I 

:) \. S '0 c: x 337,018 14,042 65,203 10,567 13,965 75,884 157,357 
lJ iii ,:J1", 
\·1, I I' "<"11 

65,875 
231,392 

55,3/3 
8,1)00 

4,858 
19,614 

339 
2,216 

1,683 
2,476 

1,996 
56,672 

1,626 
141 ,91 11 

~; l ,., l ~-' LI , 7'97,268 843,052 620,563 65,187 3811,004 302,682 2,581,780 
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GPO~TH AREA DENSITIES 

1976- 1976 - 2000 
DEVELOPED PERSONS POPULATION** DEVELOPABLE PERSONS 

COUNTY POPULATION* ACRES PER ACRE GROWTH ACRES PER ACRE .­

Atlant.ic 115,556 22,207 5.2 33,410 37,207 0.9 
80rg0n 906,855 106,768 8.5 73,775 9,470 7.8 
:3urL !lgtar1 245,614 34,067 7.2 132,155 68,611 1.9 
CameL> 11 477,503 54,329 8.8 146,050 45,910 3.2 
Cape May No Growth Area 24,535 No Growth Area 
CumiH~rland 73,867 11,341 6.5 41,745 28,435 1.5 
Essex 923,023 61, 359 15.0 23,260 2,241 10.4 
Glc)ucl"s ter 144,994 26,342 5.5 56,230 36,336 1.6 
Hudson 59G,G63 20,161 29.6 20,965 710 29.5 
!!Uf.t.C'rson 21,733 3,161 6.9 25,280 25,159 1.0 
:'"'1'~.t:c()r  287,827 26,347 10.9 416,840 68,711 6.1 
nidd les,~x  593,3GG 67,764 8.8 136,220 70,128 1.9 

I~onm:)uth  405,B<J8 67,603 6.0 -99,295 67,509 1.5 
I 
-':-~()rris  291,663 35,442 8.2 114,535 54,846 2.1 
N 

()c~un  184,~bl  33,113 5.6 125,610 80,756 1.6 0:> 
I 

Passa.ic 426,805 29,477 14.5 60,450 5,754 10.5 
r;c! lum 23,nSl S,830 4.1 20,145 8,180 2.5 
Somerset 170,231 28,429 6.0 40,630 70,560 0.6 
SUSS('X 10,27() 928 11.1 25,460 3,564 7.1 
Uniorl 550,515 55,373 9.9 41,370 1,626 25.4 
\-.'arren 41,591 4,762 8.7 18,870 15,466 1.2 

* "Population Estimates for New Jersey, N.J. Department of Labor & Industry, July 1976. Only municipalities \vithin 
d~signated  Growth Arec.1s were included in this column. 

** B~sed  on Series II, New Jersey Population Projections 1980-2020, N.J. Department of Labor & Industry, March 1977 
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INTRODUCTION 

New Jersey is rich in buildings and sites of historic significance. 

Remnants of pre-Columbian societies and of the ages before human settlement 

have been found, and more may be discovered as exploration continues. More 

obvious are buildings dating back to colonial times, famous battlefields of 

the Revolutionary War, early as well as advanced industrial complexes and 

settlements which, despite the change of centuries, have retained the 

character of earlier days. 

The importance of preserving and enhancing these symbols of New Jersey's 

past, even as the State continues to grow, is underlined by current state 

programs and procedures, applicable state statutes and, in numerous instances, 

local ordinances. 

The State Development Guide Plan incorporates this long-standing state 

interest in historic preservation within the context of a long-range land use 

and development policy. Without explicitly identifying every existing site or 

building which might qualify for preservation, the Guide Plan does reinforce 

the continuation of local, county and state as well as citizen efforts to 

identify, maintain and preserve in appropriate surroundings examples of the 

State's heritage. 

This assessment statement includes a summary of the Guide Plan, an 

assessment of its impact on the State's historic areas, and a discussion of 

pertinent statutes and procedures which represents the State's commitment to 

historic preservation and which are, by reference, elements of the Guide Plan's 

recommendations. 
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SUMMARY OF THE GUIDE PLAN 

The State Development Guide Plan (SDGP) is a general statement of 

policy with respect to the overall use and development of land in New Jersey .. 

Based on an analysis of important environmental features -- e.g., agricultural 

soils, steep slopes, wetlands and watersheds -- and of existing services 

and development patterns -- e.g., major transportation routes, existing 

water supply and sewer service areas and existing settlement patterns -- the 

Plan assigns land in the State to one of five major categories: Growth Areas, 

Limited Growth Areas, Urban Aid Municipalities, Open Space Areas and 

Agricultural Areas. 

The process used to make these determinations was designed to reflect 

a balance between long-range goals to preserve and maintain essential natural 

resources and open space and long-range goals to encourage further economic 

expansion and adequate housing and supporting services for a growing popu­

lation. A fundamental assumption of the Plan is that efficient use of limited 

public investment funds and improved coordination among public agencies 

involved in aspects of the land use planning and development process can be 

fostered by a statewide, integrative plan and its use in formulating and 

assessing state policies and programs. 

The SDGP recognizes that there are many participants in shaping land 

use in New Jersey. Local governments have major responsibilities to plan 

and, through zoning and other powers, to regulate land use within their 

jurisdiction. Within the framework of the Guide Plan, they retain this 
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authority. County and regional agencies also have important roles to play 

in drafting and implementing plans, providing assistance to municipalities 

and shaping investment proposals which have an impact on land use. These 

roles remain important under the policy which the Guide Plan puts forth. 

,At the state level, responsibilities relating to major financial 

assistance and investment functions are concentrated. State agencies 

administer funding programs -- both state and federal -- which have a major 

impact on whether a certair area will develop or remain relatively unchanged. 

Planning, funding and regulatory functions relating to water supply, sewerage 

and treatment systems, transportation, air quality, open space and recreation, 

housing construction and finance, industrial promotion and development, public 

education, public health, public safety and criminal justice, among others, 

'can each, to varying degrees, directly or indirectly influence the location and 

character of land use in New Jersey. The private sector is also an important 

participant in the process. Where sound planning and inter-agency coordination 

characterize public sector activities, the private sector's investments and 

plans may well be complementary. Where such planning and coordination does 

not exist, the private sector may by its actions provide the direction which 

will shape the State's development pattern and in a real sense create needs 

which public agencies must address. 

The intent of the Guide Plan is to advancE: a land use policy which 

reflects long-term overall goals and which can serve as a focus of public 

actions -- local, county, regional and statewide -- affecting land use. 

Given a clear statement of public policy, private sector activities will more 

probably complemenLrather than conflict wit~governmental efforts to achieve 
~ .long-range goals. ~ 
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Accordingly, the Guide Plan delineates five general areas types: 

--Growth Areas where much of the basis for new development is 
in place and where future growth should be encouraged in 
accordance with applicable standards, regulations and land 
use controls; 

--Urban Aid Municipalities where extensive development has 
already occurred, and where efforts to maintain viable working 
and living environments for large concentrations of residents 
are of critical importance; 

--Limited Growth Areas where extensive development or invest­
ment in growth-supporting facilities and services has not 
occurred and where future growth should be limited to 
existing settlements and their adjacent environs; 

--Agricultural Areas where natural features and current land 
uses are particularly suitable for predominantly agricultural 
activities and where major pUblic investments have not been 
made tending to encourage new development which is incom­
patible with existing agricultural uses; 

--Open Space Areas where growtQ-supporting investments have 
not been made and where natural resources and existing public 
open space lands require protection and some expansion in 
order to meet existing and future open space needs. 

The general nature of the Guide Plan does not allow its use in detailed 

planning such as that which occurs at the municipal level. It is also not 

intended to replace or modify functional plans which must consider variables 

such as the capacity of streams to receive sewage effluent or of roadways to 

handle increased traffic volumes. Such more detailed plans are viewed as 

the source of additional concerns and of site-specific recommendations which 

in the aggregate will, along with the private sector, determine the character 

and the variety of settlements in the State. If the Guide Plan can be 

compared to the human skeleton, then functional plans, local ordinances and 

private investments are analogous to the musculature, the tiss"es and the 

other elements which, with the skeleton, constitute the total organism. 
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IMPACT ON HISTORIC AREAS 

New Jersey's historic areas are not concentrated in a few isolated 

locations, but are a real part of the State's total fabric. Remnants of 

long-abandoned settlements in sparsely-populated portions of the Pine Barrens 

or of the Skylands region in the north are no less important than the 

numerous battlefields, industrial towns, stately mansions and urban row homes 

which have carried the style, events and character of the past into the 

present. In addition, there are numerous identified archeological sites which 

have yielded artifacts of pre-Columbian societies as well as the fossilized 

remains of pre-historic plants and animals. Any change in land use -- from 

9rilling a well to building a super-highway can obliterate some reminder 

of the State's past. It follows that any plan which assumes further growth 

and accepts the realities of changing land use patterns will have at least 

an indirect impact on historic sites. Of course, the same impact might occur 

without a plan. 

This theoretical impact of the Guide Plan is, however, modified by 

current practices and procedures which government ~t all levels within 

New Jersey is encouraged to follow. At the local level, municipalities are 

authorized to inventory historic lands and buildings within their jurisdiction 

and to establish historic districts within their zoning ordinances. Through 

these and related controls, municipalities can facilitate tne preservation of 

historic sites and reduce the prospect of intrusions of incompatible uses in 

adjacent areaS. These local efforts can be complemented by coordinated actions 

r-
of county and State agencies as well -- by technical assistance, assi~tance 

... 

for land acquisition and by investment and 
< 

design policies which place a 
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high priority on historic preservation values. 

At the state level, the Historic Sites Section within the Department 

of Environmental Protection is chiefly responsible for statewide inventories, 

acquisition and management activities relating to historic areas. The State' 

Museum bivision of the Department of Education includes an Archeology office. 

Both agencies are involved in the A-95 review process and therefore have the 

opportunity to review and comment on all proposals involving public fundso 

This process thus provides these agencies, as well as their counterparts at 

the	 county level, to assess the impact of proposed activities on historic 

and	 archeological sites in the State. 

Guiding the state's involvement in historic preservation are the 

following principals, as set forth in the State's Comprehensive Historic 

Preservation Plan. 

1.	 All future historic preservation work must be considered 
in light of a larger plan for the overall protection of 
our environment, manmade as well as natural. 

2.	 All historic preservation in New Jersey should conform 
to the ideas and ideals of the State Comprehensive Historic 
Preservation Plan. Only when a unit concept is followed 
can proper restoration methods, educational interpretation 
and personal meaning be gleaned from historic preservation 
work. 

3.	 Future historic preservation must be as accurate and thorough 
as historical documentation and research, architectural and 
archeological investigation will permit. It must strive 
for authenticity in every aspect to the point where it will 
ferret out all the inaccuracies, myths, legends and improper 
restoration practices that have developed in the past. 

,
 

You are Viewing an Archived Copy from the New Jersey State Library



-7­

4.	 Historic Preservation is a means to an end. That end 
is primarily education and secondarily, recreation 
and inspiration. Education means interpretation, and 
every effort should be made to give top priorit~ once 
preservation is completed to time, money and staff for 
proper interpretation of what has been preserved or 
restored. Preservation officials must be willing to 
establish cooperative programs with educational 
institutions in New Jersey in order to fulfill this 
segment of the plan philosophy. 

5.	 New Jersey must conform to the latest thinking in the 
preservation field and should give primary importance to 
district preservation through zoning and scenic ease­
ment, rather than a collection of individual sites without 
connecting meaning. This item is of particular value as 
a guide in a highly urbanized state such as New Jersey. 

6.	 The State's preservation philosophy for individual 
projects must be preserve first, restore second, 
reconstruct last and only if it is a vital part of a 
larger program and then only if definite documentary data 

are	 available. Conjectural reconstruction should be given 
lowest priority if considered at all. It is at best an 
immitation and as such downgrades the overall historic 
preservation program of the state. It in no way is a 
valid consideration of past events. It is far greater to 
stabilize ruins and interpret them than to destroy them by 
conjectural evidence. This only pollutes the minds of 
visitors with a false impression of a site and leaves 
nothing to the vision of the viewer. 

7.	 Historic preservation in New Jersey must be cognizant of 
the contributions of all peoples, cultures, historic 
periods and events and architectural styles. It must 
be as objective as possible in its operation and as 
thorough as possible in its interpretation. 

8.	 Finally, the efforts of New Jersey to preserve and 
interpret its heritage must be long-range and immediate 
in its planning and implementation. Only through long­
range planning can a comprehensive program be developed, 
and only through immediate programs can the citizens see 
the results which will encourage them to continue to 
contribute to such projects through their tax dollars. 
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These principles may be considered as refinements of the State Develop­

ment Guide Plan's overall land use policy and therefore included within that 

policy by reference. New Jersey has grown many times over -- in population, 

in employment, in complexity since the days of the dinosauD and yet 

reminders of the State's past have survived. There is no reason to believe 

that the modest growth assumed by the Guide Plan and the policy which is set 

forth therein will reverse this aChievement. In fact, the public interest in 

preserving historic sites as well as the variety of statutory and procedural 

methods for doing so are probably greater now than in the past. This 

interest and the willingness of public agencies at all levels to support 

it suggest that growth in the future will not be at the expense of 

the past. 

The Guide Plan also reflects a basic attitude that future expansion 

can be most efficiently accommodated by encouraging better utilization of 

existing facilities, housing units and developed areas rather than by 

facilitating continued suburban sprawl and further urban decay. In developed 

areas, existing housing stock should be maintained and renovated rather than 

abandoned. Neighborhoods should be improved rather than cleared. While the 

Guide Plan does provide for some expansion of development into relatively 

open areas, it does so only to the extent that such expansion is already 

supported by major public investments and to a considerable extent already 

underway. The basic thrust of the Plan is conservative and therefore consistent 

with efforts to maintain and enhance the State's heritage. 

You are Viewing an Archived Copy from the New Jersey State Library



-9­

APPLICABLE FEDERAL, STATE AND LOCAL STATUTES AND PROGRAMS 

INTRODUCTION 

The State Development Guide Plan recognizes and to a great extent 

relies on pertinent statutory responsibilities and related programs which 

governments at various levels perform to preserve and enhance historic and 

archeological sites, buildings and lands. They are considered no less 

important than the environmental standards and responsibilities discussed in 

the Environmental Assessment Statement, but are an integral part of the 

State's overall land use policy. No matter how a given area is designated in 

the State Development Guide Plan, these statutes and procedures remain in 

force. 

FEDERAL STATUTES AND PROGRAMS 

National Historic Preservation Act of 1966 

80 Stat. 915, 16 U.S.C. 470 - This act recognizes the need to 

preserve the Nation's historic and cultural prop8rties from the "ever-increasing 

extensions of urban centers, highways, and residential, commercial, and 

industrial developments." It includes the following major provisions: 

1.	 It authorizes the Secretary of the In":erior to maintain and 
expand a National Register of Historic Places, including: 
"districts, sites, buildings, structures and objects significant 
in American history, architecture, archeology and culture." 

2.	 It sets forth criteria for evaluating the eligibility of 
properties for the National Register. 

... 

You are Viewing an Archived Copy from the New Jersey State Library



-10­

3.	 It creates the Advisory Council on Historic Preservation. 
One of the major functions of the Advisory Council is to 
review and comment on federally funded or assisted projects 
that might adversely affect properties which are listed in 
the National Register. 

4.	 It authorizes 50 percent matching grant-in-aid to the states 
and the National Trust for Historic Preservation. Grants 
to the states may be used for making statewide historic 
site surveys, for preparing preservation plans and "for the 
acquisition, protection, rehabilitation, restoration and 
reconstruction of properties included in the National Register." 

Finally, it should be noted that while inclusion in the National 

Register does protect historic properties to an extent by providing for 

Advisory Council review of potentially destructive projects or programs which 

are	 federally funded, it does not protect such properties from projects or 

programs which do not involve public funds. 

The	 National Trust for Historic Preservation 

The National Trust was chartered by Congress in 1949 to further 

national preservation policy and to facilitate pUblic participation in the 

preservation of sites, buildings and objects of national historic significance. 

Although it receives some government funds, it is supported primarily through 

membership and private contributions. The Trust presently owns and maintai~s 

13 properties. In addition to maintaining histol~ic properties, the Trust 

offers professional expertise in areas such as archeology, architectural 

history, architecture, decorating arts, curatorship, historic building surveys, 

legal techniques of preservation, preservation re3earch and property management. 

< 
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The Historic American Building Survey 

Created in the 1930s, the Historic American Buildings Survey (HABS) 

is administered through the Office of Archeology and Historic Preservation 

of the National Park Service. The data acquired through HABS are maintained 

in the Library of Congress. HABS has no power to protect the buildings and 

structures it records. 

National Environmental Policy Act of 1969, U.S.C. see 4321 

One of the goals set forth in this act is the preservation of 

"important historic, cultural, and natural aspects of our national heritage." 

Thus, environmental impact statements required by the act must consider 

impacts on historic preservation as well as those on the natural environment. 

STATE STATUTES AND PROGRAHS 

Department of Environmental Protection (DEP), Historic Preservation Office 

Located in New Jersey's Department of Environmental Protection, the 

State's Historic Preservation Office contains two sections: the Historic 

Sites Section and the Environmental Review Section. The Historic Sites 

Section is responsible for planning and surveys, national and State Register 

nominations, apportionment warrants, restorations and managing and 

interpreting New Jersey's state owned historic sites. The Environmental 

Review section is responsible for determining the effect which a project in 

New Jersey will have on the State's cultural resources. Both of these sections 

function under the State's Historic Preservation Officer, i.e., the Commissioner 

of the Department of Environmental Protection. 

< 
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New Jersey Historical Commission 

The New Jersey Historical Commission is the official state agency 

responsible for programs to advance public knowledge of the history of 

New Jersey. The Commission publishes a monthly newsletter to which the 

State's Historical Preservation Office often submits articles on the 

preservation of cultural resources. 

New Jersey Department of Transportation (DOT) 

The Federal Highway Administration relies on the state DOT to 

evaluate the impact of federally funded projects on the State's cultural 

resources. The DOT's staff includes an archeologist and an historian who 

assist in reviewing the impact of projects on cultural resources and in 

developing cultural resource management procedures and guidelines. 

New Jersey Department of Education, Archeology Office of the State Museum 

The Archeology Office of the State Museum conducts surveys to locate, 

inventory'and register prehistoric archeological sites in New Jersey. 

The State Review Committee for Historic Sites 

The State Review Committee is responsible for reviewing applications 

for nomination to the State Register. Historic properties which are approved 

by the Review Committee and included in the State Register are not protected 

from private destruction, but are only protected from alteration or 

demolition resulting from state, county or municipal action without prior 

review. 
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New Jersey Register of Historic Places Act (Chapter 268, Laws of New Jersey, 1970) 

This act establishes a State Register of Historic Places within the 

State Deparbnent of Environmental Protection, which consists of "a permanent 

record of areas, sites, structures and objects within the State determined 

to have significant historical, archeological, architectural or cultural value." 

Under this legislation, "the State, a county, municipality or an agency or 

instrumentality of any thereof" cannot "undertake any project which will 

encroach upon, damage or destroy" properties on the State Register without the 

approval of the Commissioner of DEP. 

LOCAL ENABLING LEGISLATION
 

New Jersey Municipal Land Use Law (Chapter 291, Laws of New Jersey, 1975)
 

While New Jersey has no state enabling legislation addressed solely to 

historic preservation, the Municipal Land Use Law contains several applicable 

articles. The Legislation states that historic sites may be included in 

proposals covered in a master plan and on the official map. Also, the 

legislation provides for the creation of historic districts. It states that 

a zoning ordinance shall be drawn with reasonable consideration to the 

character of the district and its peculiar suitability for particular land uses. 

Thus, a zoning ordinance may be used to maintain the historic character of 

an area by controlling the architecture of new buildings and by preventing the 

destruction of existing buildings~ 

..
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ENVIRONMENTAL ASSESSMENT STATEMENT 

INTRODUCTION 

Federal regulations (specifically, Section 600.65, Subsection b) 

require that an environmental assessment be prepared and accompany the 

State Development Guide Plan (SDGP) thLOughout any public discussions, 

hearings or other reviews on its content. The primary purpose of this 

document is to satisfy that requirement. 

This assessment will include a brief summary of the SDGP and of the 

process followed in its preparation, a discussion of major environmental 

"factors considered and of the relationship between the SDGP and the on­

going activities of State functional agencies and other levels of govern-­

ment, and an indication of pertinent legislation and regulations which have 

been ado~ted by various levels of government pert~ining to the environment. 

Because the SDGP is a general, guide document, this assessment is 

also general both in scope and content. Further, just as the SDGP is subject 

to review and further modification, so too is this assessment. The SDGP is 

not a plan for a specific facility which may have predictable impacts. It 

is, rather, a general picture indicating where growth and growth-stboulating 

investment should occur and where growth is to varying degrees inappropriate. 

Utilization of the SDGP as State policy may 'well have some e~viror-,.:lle:1tal 

impacts, but they can only be suggested, not quantified. 
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SUMMARY OF THE STATE DEVELOPMENT GUIDE PLAN 

The SDGP assumes that New Jersey's population and employment base 

will continue to expand at a modest rate. By 2000, the State's population 

is expected to be approximately nine million. Most of its economic growth 

will occur in the non-manufacturing sector, with manufacturing employment 

remaining essentially stable over the period. 

During that period State development policy should recognize the need 

to accommodate continued growth in employment, population and urban settle­

ments while improving the quality of essential air and water resources, 

encouraging the continued viability of the State's agricultural sector and 

expanding pUblicly-managed recreation and resource conservation areas as a 

growing population requires. To do so requires coordination of effort 

among the participants in the development process, guided by a realistic 

development policy. 

While recognizing that there are many participants in the development 

process -- including all levels of government as well as the private sector 

the SDGP is designed to bear directly on the policies and programs of the 

State government. It recognizes that local and county governments perform 

important land use planning and regulatory responsibilities while various 

federal agencies administer a wide range of financial aid and regulatory 

programs. Further, governmental interference in the functioning of the 

private sector is limited by law and tradition. 
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Within such a political climate, the SDGP can be effective only to 

the extent it serves as a guide for State agencies in performing their own 

program development activities and as a statement of intent for other 

participants in the development process. As a statement of intent, it is 

expected that the Plan will be considered and, hopefully, incorporated ln 

the decision-making process of other levels of government and of the private 

sector. At the state level, it is expected that the SDGP will serve as a 

common policy to which all functional ~gencies will adhere and with which 

all State investment, regulatory and review decisions will be consistent. 

The SDGP identifies areas in the State where certain general uses will 

predominate and recommends appropriate policies for each area. The Concept 

Map depicts the following use categories: 

Growth Areas -- Areas marked by existing development and 
existing infrastructure which can accommodate further growth 
without endangering vital natural resources, incurring massive 
new public investments, or contributing to inefficient uses 
of energy or land resources. 

Urban Municipalities -- within the Growth Areas are older 
cities which merit special attention from the State 
government if they are to continue to serve as major 
population and employment centers as New Jersey expands. 

Open Space Areas -- Areas of unique natural character and of 
Statewide significance which should be preserved in their 
present state in order to satisfy growing demands for out­
door recreation, water supply and other uses which are 
necessary for but not compatible with further urba~ ~ 

expansion. ­

Agricultural Areas -- Areas characterized by suitable soils 
and agricultural uses which should be retained as such in 
order to encourage the maintenance of a viable agricultural 
sector in New Jersey. 
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Limited Growth Areas -- Areas not yet intensively developed 
nor of major environmental significance which may serve 
as a reserve for development and preservation efforts of 
future generations. 

Implementation of the SDGP relies on the coordinated use of existing 

State authority and principally on the State government's power to invest 

public funds, to review and in certain areas to determine the investment plans 

of other levels of government, and to regulate development in certain areas. 

The SDGP is not predicated on the adoption of additional legislation or the 

assumption by the State of power now exercised by other levels of government. 

Implementation of the SDGP is seen as involving three basic strategies, 

keyed to the designations shown on the Concept Map. Urban Aid municipalities , 

and designated Growth Areas merit high priority for State and federal assistance 

for maintaining and expanding growth-supporting public facilities. Such 

facilities would include sewerage, water supply systems, transportation 

facilities, housing finance aid and industrial development aid. Assistance 

to acquire appropriate open space areas such as parks and playgrounds to 

serve urban residents would also be emphasized. Pertinent local ordinances as 

well as State and federal laws would continue to be enforced to protect 

critical natural resources, but the thrust of State policy would encourage 

further growth in these areas. 

A second strategy recognizes that the State's older cities will require 

greater levels of public assistance in order to sustain even their present 

condition. It may be unrealistic to expect much of the State's future growth 

to be located in the State's older cities, but it is not unrealistic to try 
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to curb the flight. from the cities which has marked the past. A State 

policy of encouraging renovation of built-up areas rather than the wholesale 

expansion of new development into outlying areas can help. 

A third strategy deals with those areas where new development is not 

encouraged. Preservation of designated open space areas will require some 

combination of pUblic acquisition, either in fee or of development rights; 

regulation, such as now exists with regard to wetlands and floodplains; and 

restricted public investment in systems and facilities which tend to encourage 

urban expansion. These areas are now relatively free of development concen­

trations and the kind of services which support them. By refraining from 

encouraging new growth and, at the same time, making selective acquisitions, 

the state can preserve these areas for a growing population. 

The preservation of agricultural lands may involve a similar combination 

of methods. A restricted investment policy along with the acquisition of 

development rights may have some effect. Transfer of development rights (TDR) 

and other innovations to reduce pressures on farmers to sell their land for 

development have also been recommended. New Jersey's experience with these 

techniques is limited, but if preservation of some agriculture is clearly 

reflected in state policy as a desirable goal, a viable agricultural sector 

may be sustained. 

This summary of the SDGP is necessarily general, but the preceding 

does present the major elements of the SDGP and suggests their substance and 

intent. At this writing, the SDGP is subject to revision as discussions 

with the public are held and suggestions and comments received. 
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THE	 SDGP PREPARATION PROCESS 

The SDGP summarized above is the result of intensive effort by staff 

of the Statewide Planning Bureau and rests on related activities performed 

by the Bureau in the sixties and by other State agencies and counterparts 

at the regional and county levels as well. This first phase of the SDGP's 

preparation involved the following activities: 

1.	 Review and analysis of ava{lable documents pertaining 
to existing conditions and trends; 

2.	 Discussions with county planning staffs to better 
appreciate the problems and current conditions related 
to development within their jurisdictions; 

3.	 Discussions with staffs of other State and county 
agencies with functional responsibilities in areas 
affecting the environment, economic development, 
agriculture and transportation; 

4.	 Discussions with local officials, private sector 
representatives and the general public. 

SUch activities provided the basis for delineating the scope and 

purpose of the SDGP as well as the goals it should reflect. They also pro­

vided the basic data needed to identify and analyze those factors upon which 

delineations of land use could be made. The following factors were mapped 

at a scale of one inch equals four miles and overlain on a political sub­

division map of the State: 

Prime Agricultural Lands -- those areas classified by the Soil 
Conservation Service as Class I, II and III farmland and 
special agricultural land and identified by the State Blue­
print Commission on Agriculture as predominantly agricultural. 
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Steep Slopes and Wetlands -- slopes greater than 12 percent, 
surface waters and inland and coastal wetlands were mapped 
from existing data sources. 

Potable Watersheds and Water Supply Service Areas -- major 
surface water supply sources and areas served by public 
water supply systems were mapped using data from the State 
Bureau of Geology. 

Sewer Service Areas -- areas now served by public sewerage 
systems were mapped, using data from the State Bureau of 
Geology. 

Publicly-Owned Open Space -- existing public open space 
holdings, including federal military reservations, State 
parks and conservation areas and larger county-owned 
parks were mapped from State agency sources. 

General Pattern of Existing Development an overlay of 
existing development was prepared based on 1972 aerial 
photographs. 

Basic Transportation Network -- major existing and substantially 
committed highways as well as commuter rail lines were mapped 
using State Department of Transportation information. 

Covered Employment -- emplo~rrent density by municipality as 
reported to the New Jersey Department of Labor and Industry 
in 1975. 

Additional information was also considered, although not mapped. 

Such information was obtained from staff analyses of statutes and regulations 

affecting development in the State and an understanding of current programs 

and plans of such State agencies as the Departments of Environmental 

Protection, Transportation, Labor and Industry, and Agricultur~ and their 

federal counterparts. Liaison with regional agencies was also maintained. 

Information from such sources pertained to, among other things, economic and 

demographic conditions and trends, potential impacts of recently instituted 

programs relating to environmental quality and energy, and apparent priorities 

in the allocation of State assistance in various functional areas. 
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This information was used to identify areas in the State according 

to four generalized land use categories growth and limited growth, 

agriculture and open space. 

The initial Concept Map was discussed at formal presentations held 

with Governor Byrne and his staff; the Commissioners and staff of the 

Departments of Transportation, Agriculture, Labor and Industry, Environmental 

Protection and Community Affairs; the Capital Needs Comnission and staff; 

and with staff of various divisions within each of those departments as well 

as with legislative staff. A presentation was also made to the board of the 

Delaware Valley Regional Planning Commission and to staff of the Tri-State 

Regional Planning Commission. Concurrently, a draft report to accompany the 

.Concept	 Map was prepared. 

Recognizing that the scale of the initial mapping process was too 

general for substate review, Statewide Planning staff then prepared a series 

of maps at a scale of one mile to the inch which depict the use category 

delineations from the Concept Map and the following factors: 

Existing development -- derived from 1972 aerial photos at a 
scale of 1 inch equals 2,000 feet and from county inventories 
of varying scale. 

Surface waters and wetlands -- derived from one mile to the 
inch maps prepared by the Department of Environmental Protection. 

Public and quasi-public open space -- derived from current files 
maintained by the Department of Community Affairs and from 
county sources. 

Major publicly-owned institutions -- derived from current files 
maintained by the Department of Community Affairs and from 
county sources. 
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Transportation facilities -- derived from State Atlas Sheets 
at a mile to the inch scale. 

Topographic features -- derived from State Atlas Sheets. 

These larger scale maps were then checked with county planning staffs 

both for accuracy and compatibility with appropriate local and county plans. 

Each county planning staff was briefed on the SDGP and these maps were used 

as the focus for the discussions which followed. These meetings provided the 

SDGP staff wi·th additional in::onnation as well as with su.ggestions for modi­

fications of the original proposals, although efforts were then made to 

represent such suggestions to the extent possible in the revised Concept Map. 

ENVIROffl1ENTAL IMPACT 

The impact of the proposed SDGP is difficult to gauge since it does 

not recommend any specific public works or construction projects. Instead, 

to assess the Plan's impact, one must address questions such as these: 

--What is the environmental impact of channeling growth into 
and adjacent to already developed areas which are currently 
served by major transportation routes, public service infra­
structure and utilities required to support developed uses? 

--What is the environmental impact of designat:ing cert.ain areas 
as appropriate for agriculture and of recommending State 
policies and actions consistent with maintaining such ~ses? 

--'rVhat is the environmental impact of recol11r.\ending pUbl.ic 
management of large environmentally sensitive areas/ such as 
the Pine Barrens and the Skylands, beyond the confines of 
lands already in public hands? 

--What is the enviro:nmental impact of designating areas where 
additional growth should be discouraged and public investJTIents 
in infrastructure should be limited to that required 1:0 

correct existing conditions? 
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--What is the environmental impact of a plan which recognizes 
the importance of older urban centers within an overall 
development scheme and which recommends public action to 
improve conditions in such areas? 

Answers to such questions can only be tentative and suggestive. Much 

depends on how these policies are implemented -- by functional agencies, by 

county and local governments and by the private sector. Much also depends on 

how the public adjusts to environmental realities and the extent to which 

they demand and provide the kind of sustained support on which sound environ­

mental protection efforts depend. 

The SDGP does not attempt to analyze the effectiveness of current 

State and federal programs and regulations which affect the environment and 

establish standards pertaining to land use and development practices. Instead 

-the Plan assumes that current efforts will continue and will improve as 

tech.l1ology and information also improve. The Plan In no v,Tay is intended to 

modify or diminish the importance of such efforts. In large measure, it 

relies on such programs and the processes by which they are effectuated to 

iw~lement the long range land use policy. To a great extent, therefore, the 

environmental impact of the SDGP will be synonymous with the envirorunenta.l 

impact of plans, regulations, capital investments and construction projects 

designed and implemented by various public agencies now and in the future. 

However, by encouraging growth to occur in some areasoand not in 

others, the SDGP may have some impact on the environment. Efforts were made 

during the preparation of the SDGP to elicit from State officials responsible 

for acl;ninistering elements of the current environrnental protection program' 

their vie\oJs concerning the enviromnental impact of the Plan. In addition to 
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formal presentations to the Commissioners of Labor and Industry, Agriculture, 

Community Affairs, Transportation and EnviroTh~ental Protection, discussions 

were held with the technical staffs responsible for State activities relating 

to the following areas: 

--Air quality planning and regulation
 
--Water quality planning and regulation
 
--Water supply planning and management
 
--Coastal zone planning and management
 
--Coastal areas facilities review
 
--Open space planning and acqu~sition
 

Contact with these agencies is continuing. In addition, Statewide 

Planning staff initiated discussions with the Office of Noise Pollution 

Control to better gauge the impact of the SDGP on that agency's responsi­

bilities and program. Based on these discussions, some assessment of the 

SDGP's impact on environmental elements currently subject to some degree of 

State regulation was included in the SDGP report and is s\llUffiarized below. 

Comments received during such discussions supported both the intent 

of the SpGP and the thrust of its recommendations. However, tempering these 

responses to the SDGP is the fact that major functional planning programs are 

now underway. These include an effort to up-date the State's Outdoor 

Recreation and Transportation Plans and major planning efforts concerned with 

water supply resources, water quality facilities, air quality management, 

housing, and coastal zone management. At the regional and cdunty levels, 

finer level planning is also underway relating ~o land use, housing and water 

quality facilities. The results of such activity will net be available in 

most instances prior to the date when the State Devl?lopmel~t Guide Plan is, 

scheduled for publication and distribution. 
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It is, therefore, not possible to reflect in the State Development 

Guide Plan all of the findings of functional planning efforts now unden~ay. 

Statewide Planning staff will continue to monitor the activities of these 

other agencies, but at this time much pertinent information which might be 

used in assessing the SDGP's environmental impact is still being developed. 

As such information is obtained, the SDGP will be reviewed and appropriate 

amendments proposed for consideration. 

AIR QUALITY 

The land use pattern recommended in the SDGP reflects the need to 

curtail suburban expansion so that existing transportation corridors can be 

used more effectively, so that place of work and place of residence can be 

more tightly integrated with a reduction of commuter travel resulting, and 

so that public transit systems can become viable. While the SDGP does not 

suggest population densities within its various use categories, the overall 

pattern r~comrrlended does suggest a more concentrated development pattern 

than a projection of existing trends might produce. According to State air 

quality administrators, this approach is consistent with current policy. 

However, in-fill and more intensive development within existing 

settlements may further violate air quality standay-ds w:'1ich are already being 

exceeded, unless combined with reduced emissions from a~tomohiles and other 

sources. In less-developed portions of the designated Growth Areas 

additional growth may be a.cconunodated without violating minimmf' air quality 

standards, particularly if mass-transit alternatives and improved jobs-housing 

balances are encouraged. 
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P. question which the SDGP does not address, but which could prove 

significant is the extent to which efforts to attain minimum air quality 

standards are or will become in conflict with efforts to revitalize older 

cities and to encourage a generally concentrated development pattern. will 

already high pollution levels in older centers effectively impede new 

investment there and further encourage development in rural-fringf': areas? 

Is growth in older settlements possible vlithout major invesG~ents in public 

transit systems and positive as well a~ negative incentives to encourage 

greater use of such systems? 

The current answer to such questions is, according to the Guide Plan, 

that if a corrillination of programs to reduce harmful emissions from mobile 

and stationary source s is impleP.1ent.ed, further growth can be accorrunodated in 

New Jersey without violating air quality standards. Information available at 

this time does not conclusively support or conflict with this approach. When 

such information is obtained, the Plan should be reassessed and where necessary 

amended •. 

WA'I'ER QUALI'l'Y 

One of the basic assumptions of the Plan is that existing sewerage 

systems represent major pUbJ_ic investments that sUFport and encollrage develcp­

ment. Areas which are currently served by such facilities, as'w:211 as other 

development supporting services, should accolnmodate the major share of the 

State's fu·ture growth. Areas not currently served by growth supporting 

facilities should develop less intensively or not all. Accordingly, sewer· 

J 

projects for new and expanding settlements .should be funded only within the 
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des~gnated Growth Areas rather than in less intensively developed portions 

of the State. In the remainder of the State sewerage investments should be 

limited to solving demonstrable health problems and localized pollution 

problems only. New sewerage systems or improvements to existing systems 

should be limited in size and area served to the existing settlements requiring 

assistance. 

The sensitivity of major watersheds and acquifers -co degradation 

induced by development was a factor in the Plan's delineation of Open Space 

and Limited Growth Areas. Although the Concept Map does not indicate such 

sensitive areas within the designated Growth Areas, the text of the Plan does' 

recognize the importance of their protection within the overall development 

-plans of county and local agencies. 

While the SDGP does indicate that sewerage, as well as other growth 

supporting investments, should be made in certain general areas of the State, 

it does not suggest with any precision where sewerage investments should be 

made within these areas. It is expected that the State Department of Environ­

mental Protection would co~tinne to exercise its responsibilities in this 

regard. 

Major water quality planning programs -- 208 a.nd 201 .. - currently 

underway througho'~t New Jersey will generate detailed informa~ion concerning 

limitations on development as "'ell as recorrunendations for additional sewerage 

investment. These studies sho~ld be of utility in defining the type, staging 

and extent of land uses within the designeted Grm"th Areas. Accordingly, , 

they will provide additional information that~can De used to sharpe~ the State 

Department of Environmental Protection's priority rating syst&~ for sewerage 

funding, The results of these studies may also indicate that modifications 

are needed in the SDGP. 
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Despite these qualifications, the SDGP may have some general impacts 

on water quality. By accommodating and channeling much of the State's 

anticipated population growth into designated Growth Areas, the vollli~e of 

waste-water and, of course, of its ~ajor components -- effluent and sludge 

will increase. The effect of increased sludge levels will be considered in 

a following discussion of solid waste, but here it should be noted that 

continued population and economic gro~th within a relatively limited area 

will create additional pollution loads 'from both point and non-point sources. 

That a greater proportion of total waste-water volume will be collected by 

sewerage and treated to higher standards before discharge than is now the case 

does not mean that the State's water quality problems will be eliminated. 

Given existing technology, only extremely expensive treatment syst~~s can 

r~~ove all harmful mate~ials from sewage. More widely used systems remove 

approximately 70 percent of harmful materials before discharge. Nevertheless, 

marginal improvement in water quality during a period of modest growth is no 

mean accomplishmen-. ·nd would represent a departure fI'om past practice. 

Expanded an.: improved sewerage and treatment facilities respond to only 

part of the water pollution generated by continued growth. Stormwater run-off 

from parking lots, roadways and other attributes of development may pose an 

addi tional water quality prablem, unless such developments ar.e,~accompanied by 

suitable retention and detention basins, collection and treatment systems. 

While the Guide Plan recognizes the problem, it does not sper:ifically suggest 

any remedy. Instead the Flan views such concerns c:s resting prima.ri.ly with 

functional State agencies, with their counter~arts at the regional and county 

levels and with local planning boards and governing bodies. 
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The Plan is not intended and should not be used to over-rule, modify 

or in any way alter the importance of adopted water quality standards; 

regulations pertaining to septic tanks, package treatment plants or sewerage; 

the findings of water quality plans; and related local, state or federal 

statutes. Development proposals in any area of the State must satisfy all 

pertinent water quality standards and regulaticns -- the design, location and 

extent of sewerage investments must reflect all pertinent plans, regulations 

and funding priorities. The impact, then, of the Plan itself on water 

quality is that of a policy which channels additional grO'.."th into areas where 

public sewerage and sewage treatment facilities can be efficiently utilized 

to support quality standards and which discourages such growth else'.'lhere. To 

the extent existing water quality standards and supportive regUlations and 

standards are adequate, the Guide Plan's illlpact on water quality is also 

positive. 

SOLID WASTE 

The proper disposal of selid wastes, including sludge from sewage 

treatmen1: plants, may become more difficult as the State's population grows 

and as suitable disposal sites are reduced. Incredsed recognition of the 

harmful effects of ocean dumping promises to result in the reduction if not 

the total elimination of this tradit.ional alternative in the future. The 

expansion of development into formerly spars>21y populat.9d areas has already 

reduced the number of suitable sites for landfill cF,,:rat:i.ons as has grea+-.er 

awareness of the negativ8 effect.s such operations may have on groundwater 

and surface water quality. 
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The Plan does not address solid waste disposal alternatives nor 

does it recommend any new State policies focused on this concern. The Plan's 

impact is, therefore, largely a function of the assumption that New Jersey 

will continue to grow in population and employment. Such growth will bring 

with it additional volumes of solid waste which will either be disposed of in 

traditional ways or reprocessed into useful form. 

Given the concentration of population that the Plan recommends, there 

is reason to believe that advances in recycling and processing technologies 

relying on solid waste as a resource will prove increasingly feasible in the 

designated Growth Areas. Such technologies are in use now on a modest scale. 

Further advancements may effectively change solid waste disposal from a land 

lntensive activity and thus reduce its impact on land use. 

The Plan does not provide a basis for determining which alternatives 

are preferable, but instead relies on existing statutes, standards and planning 

programs to protect the environment as well as residents of the State from the 

harmful effects of improper disposal. 

W;l',TER SUPPLY 

New Jersey is well supplied wit.h potable wate~' from both surface and 

sub-surface sources. Average rainfall exceeds forty inches pe:r: year. NelJer­

the less, available information indicates that portions of the northeastern 

quadrant a~e currently tapping reserve supplies and only favorable rainfall 

levels have prevented major supply shortages. In coastal a~eas over-drafting 

of wells has precipitated salt-water intrusio~s forcing some well-fields to 

be closed. 
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Currently, a Water Supply Master Plan is being prepared which should 

cast new light on this situation. In addition to fully describing current 

supply and use levels, it is expected that this water supply plan will also 

identify emerging supply deficits and recommend non-structural as well as 

structural programs for consideration. Such programs may be designated to 

encourage efficient use of existing supplies as well as to develop additional 

supplies. 

During the preparation of the SDGP, the water supply situation in 

New Jersey was discussed with technical staff of the Deparunent of Environ­

mental Protection concerned with water resources management and development. 

Statewide Planning staff has also solicited comments from and provided 

briefings on the SDGP to some of the consultants responsible for ele~ents of 

the water supply plan. This process will continue as the Water Supply Master 

Plan is prepared and changes in the SDGP will be consider~d as more information 

is obtained. 

it should be emphasized that the current SDGP does not reflect the 

capability of existing systems or supply sources to support additional growth. 

Existing water supply service areas, major reservoirs and potable watersheds 

were mapped and were considered in delineating where gro\orth in tr:e future 

should be encouraged or discouraged. However, it is recognize? that in certain 

areas additional population growth may be accommodated only if accompanied by 

public invesbnent in system ~~provements and/or in new water supply develop­

ments. In fact, the SDGP views system improveI'1ents in designated Growth Areas 

as \o:ell as the development of additional water supply sou""ces in other areas 

among the actions which the State government might take to implement the basic 

reco~~endation of the SDGP. 
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The impact of the Plan on water supply is limited by the general 

scope of the Plan and by the absence of capacity estimates. Its impact is 

further limited by the fact that the Plan is not intended and should not be 

used to alter in any way existing laws and regulations pertaining to water 

supply. Restrictions on development due to water supply limitations or in 

order to protect existing supplies remain in effect. Any development -­

wherever located -- must satisfy applicable laws and regulations before 

construction will be permitted. 

Nevertheless, by channeling future growth into designated areas, the 

Plan provides a measure of protection for known water supply resources in 

the Pine Barrens, the Skylands (which includes the City of Newark's supplies) 

and the upper portion of the Delaware River. Other potential reservoir sites, 

although not delineated explicitly, are located within designated Limited 

Growth areas. By reducing growth pressures in such areas, future acquisition 

of reservoir sites or well fields can be facilitated and the quality of such 

resources protected. 

The impact of growth channeled into designated Growth Areas is less 

apparent, since the Plan does not explicitly suggest either the character or 

density of such growth. However, if one assumes that a settlement pattern 

which is served by off-site water supplies predominates, some mOderation of 

de~mand may occur. There is some evidence indicating that resldential patterns 

composed of townhouses, multi-family apartments and small lot detached housing 

generate somewhat lower per capit,a water use levels th2.n do large lot single­

far.lily units. To the extent the Guide Plan encourages C:. va:::iety c.f housing' 
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types associated with lower per capita use levels, it may tend to moderate 

increases in the demand for potable water. 

However, the principal impact of the Plan is to limit the expansion 

of development into generally undeveloped areas and thereby to maintain 

such areas for future uses which may well include water supply development and 

resource protection. 

FLOOD CONTROL 

Efforts to retard stormwater ru~-off and to minimize flood damage are 

recognized in the SDGP by general guidelines designed to preserve major wet­

land and steeply-sloped areas. However, it is recognized that existing 

regulations and sensitive planning at the county and local levels will be far 

more effective than the SDGP in reducing flood hazards. Floodplain zoning 

and protective regulation of development in wetlands and steeply-sloped areas 

would continue to apply throughout the State , no matter how a given area is 

classified in the SDGP. 

In estimating the amount of land which could be used to accommodate 

additional growth, Statewide Planning staff excluded all lands characterized 

by slopes of 12 percent or greater and all identified wetlands. Land in 

floodways and floodplains, however, were not excluded because the. information 

necessary to do so w~s not available on a statewide basis. Nev~rtheless, 

restrictions or prohibitions imposed by local ordinance as well as by State 

law on development within flood-prone areas, wetlands and steeply-sloped lands 

are recognized as important elements of the Guide Plan's land use policy. 
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In practice, some development may occur in these restricted areas. 

Current regulations do not prohibit such development outright, but rather 

sets standards which development must meet. For the most part the Guide Plan 

does not reflect such a distinction, however, and recommends that growth be 

encouraged elsewhere. While regulations may permit development which meets 

adopted standards, the Guide Plan's position is that development in such 

areas should not be encouraged by public investments in growth-supporting 

services or facilities. 

The environmental impact of such a position is favorable toward the 

retention of such areas in their natural state. Unencumbered by development, 

steeply-sloped areas will continue to retard stormwater run-off and thus 

reduce the probability of floods. Protection of wetlands serves a similar 

function by retaining excessive flows. It is important to note that the 

protection of both areas in their natural state provides additional benefits 

for fish and wildlife and for a variety of recreational uses. Such benefits 

would be lost if development was encouraged in such areas. In addition, 

construction and service costs incurred by such development would be greater 

than if the development were located elsewhere. 

It is recognized that adequate flood control involves more than a 

State policy which discourages development in flood-prone areas, wetlands or 

steeply-sloped areas. Flood control impoundment.s, sound locaL planni!1g and 

zoning, the federal flood-insurance program and associated requirements also 

play an important role in reducing the danger of floodso The SDGP relies en 

such efforts, particularly wi~hin designated Growth Areas. to shape the 
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development patterns therein. This combined with a limited investment 

strategy in other areas is considered sufficient to accommodate additional 

growth in New Jersey without increasing the risk of flood damage. 

NOISE POLLUTION 

Excessive noise levels have been shown to be harmful to the public 

health and welfare and degrading to the environment. State and federal 

legislation has been adopted to deal with the problem and noise control 

considerations have also helped shape local zoning and other land use regu­

lations. The SDGP supports such efforts and encourages development in 

designated growth areas only to the extent that such development is consistent' 

with all applicable noise control standards and regulations. 

The impact of the Guide Plan on noise levels in New Jersey cannot be 

estimated since noise levels are principally a function of site specific 

activities which the Guide Plan does not address. The effect of noise emitted 

by industrial or construction activities on the labor force directly involved 

as well as on adjacent populations is appropriately assessed and limited by 

local performance standards and zoning and by existing State and federal 

regulations and programs and not by the SDGP. 

However, the somewhat restricted development pattern wh~ch the SDGP 

recommends will require that particular attention be paid to development 

adjacent to airports, highways and rail ar.teries. Each of these facilities 

is capable of generating high- noise levels, yet eacn also must be located 

within reasonable proximity of significant population and emplo~nent centers. 

Some of these difficulties may be mitigated by design standards for highways 

and transit lines as well as by procedural changes at airforts to re~uce the 

noise levels incurred by existing settlements nearby. 
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The other side of the picture involves encroachments on existing 

airports, rail arteries and highways by new development in adjacent areas. 

Such development may not only increase the detrimental effects of existing 

noise levels, but may also obstruct or impede future efforts to expand either 

the services provided or the facilities involved. Coordination between 

transportation agencies -- principally the State Department of Transportation 

and local governments exercising planning and zoning authority could provide 

important information for land use planning at the county and local level 

with respect to the provision of adequate areas around noise generating 

facilities. 

Thus, the SDGP depends on existing noise control standards and regu­

lations and on a continuous process of coordination between local governments 

and regional and State agencies responsible for transportation systems 

planning and investment to mitigate the occurrence as well as the harmful 

effects of excessive noise levels within designated Growth Areas and, although 

the problem is not considered as pressing, in other areas of the State as well. 

SUMMARY 

The intent of the SDGP is to recommend how New Jersey can continue to 

expand in population and economic vitality while at the same time protecting 

essential resources and enhancing its social and natural e~viroru~ent. It 

seems to do this by identifyir.g long-term goals whict the State government 

should try to achieve, representing those goals by means of appropriate 

surrogates in a land use concept, and recommending a policy framework which 

other levels of goverp~ent, function~l agencies and the private sector can use 

in fashioning their ovm programs and activities. 
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Its impact on the environment is that of a policy which assumes 

continued population and economic expansion and which attempts to encourage 

much of that growth to occur within designated areas. These areas are 

considered appropriate for growth as a result of past public investments, 

existing settlement patterns and the absence of large scale concentrations of 

environmentally sensitive land. 

The Plan does not specify precisely how such growth should be distributed, 

but rather recognizes the importance of regional, county and local plans, 

applicable environmental laws and standards, and market forces in determining 

the location and intensity of development. State growth-supporting investments 

would be focused on designated Growth Areas and would thereby encourage market 

forces to concentrate in the same areas. The Plan further asserts, however, 

that public investments as well as market forces must be consistent with all 

applicable environmental standards and laws. The fact that a particular 

development is to be located within a designated Growth Area does not imply 

any relief from such requirements. 

Proposed developments located in designated Agricultural, Limited 

Growth and Open Space Areas must also comply with all applicable requirements. 

In addition, as provided by the Guide Plan, such proposals will not be supported 

by public fin3ncing of additional infrastructure, major transpqrtation 

improvements or other forms of a~sistance. Instead, public investment In such 

areas would be limited to those required to correct existing deficiencies, 

to encourage agricultural activities or to acquire significant natural resource 

areas for public use. 

You are Viewing an Archived Copy from the New Jersey State Library



-25­

It is doubtful that such State posture will completely eliminate 

the possibility of further growth in these areas or prevent the occurrence 

of some environmental damage. Agricultural operations, which the Guide Plan 

would encourage in designated areas and which occur in Limited Growth Areas 

as well, contribute to water quality and air quality problems. In addition 

certain types of development are not dependent on publicly-financed infra­

structure and could occur without requiring services beyond what already exists. 

However, such development, subject only to local controls, would be small in 

terms of land covered or units built arid would occur incrementally over an 

extended period of time. Environmental impacts quite probably would also be 

limited. 

ANALYSIS AND COMPARISON OF ALTERNATIVES 

The general scale which the current draft of the SDGP reflects suggests 

two alternatives for consideration: EPecifically, a no change alternative 

and a more concentrated alternative. Additional alternatives are conceivable, 

but they would involve a basic departure -- in scale, in scope and in intent -­

from the approach reflected in the SDGP. For exmnple, a plan which specifies not 

only where growth should be encouraged but also the density and character of 

such growth may be an alternative to the SDGP. But for the purposes of this 

discussion such a plan is not considered comparable, due to major differences 

in scale, intent and scope. 
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In the future refinements may be made in the SDGP and more detailed 

categories of land use or density incorporated. Such refinements may be 

incorporated as the result of further study and new information or by 

reference where plans prepared by other agencies appear consistent with the 

basic thrust of the Guide Plan. For example, the plan for the coastal area 

now being prepared in accordance with the State Coastal Area Facilities 

Review Act would upon adoption become a refinement by reference of the Guide 

Plan as it pertains to the coastal area. 

Until such refinements are made and a process for incorporating 

other plans by reference is established, comparable alternatives to the Guide 

Plan are limited to the two noted above. These alternatives are briefly 

described below. 

THE NO-PLAN ALTERNATIVE 

This alternative would consist of pOlicies and programs supported by 

appropriations focusing on functional concerns alone. Plans concerned with 

water quality, water supply, solid waste disposal, open space and recreation 

needs, economic development, housing, agriculture, transportation, air 

quality, the coastal zone, public institutions, and others would be prepared 

by and reflect the perspective of State level deparbments responsible for doing 

. 
so. OVerall State policy, if in fast one could be derived, would be the 

product of rather than reflected within each functional plan.~ Long-term State 

goals would be simply all the goals and objectives expressed in anyone or 

more of the functional plans prepared by State agencies. 
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Given the existing structure of the State government, some potential 

incompatibilities between functional plans can be identified and resolved. 

For example, water supply, water quality, air quality, solid waste disposal, 

coastal zone and open space and recreation planning and programming functions 

are housed within the Department of Environmental Protection. Conflicts 

among these areas would,theoretically at least, be resolved by the Commissioner 

of the department prior to their adoption or implementation. Similarly, 

transportation -- land, sea and air -- is centralized within the Department of 

Transportation. Agriculture has its own department and housing is among the 

concerns of the Department of Community Affairs. 

In the absence of an overall policy and plan, the opportunity for inter­

agency coordination to achieve long-term statewide goals may be lost. Efforts 

to maintain a viable agricultural sector may be undermined by investments 

generated by other agencies to help finance sewer and water services. The 

costs of acquiring land for public parks may be significantly increased by new 

road-buiiding activities. Efforts to rehabilitate and improve the economic 

vitality of the State's older cities may be nullified by other State programs 

which have the effect of encouraging new development in rural areas. 

Further development expansion into outlying areas may also threa~en potential 

water supply sites and reduce the number of appropriate locati9ns for 

facilities such as power generating stations and airports which require large 

amounts of land. 
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In the short run, the difference in environmental impact between 

the SDGP and the no-plan alternative may not be significant, since both rely 

heavily on continued enforcement of environmental standards and on public 

investment to correct existing deficiencies. However, over the long-term, 

the secondary impacts of strictly functional approaches to problem-solving 

may be extensive, contributing to new problems and involving major expenditures 

to correct. 

For example, one approach to maintaining air quality standards may 

be to encourage the dispersal of development over a large area. In this 

fashion, stationary source emissions may be dispersed as well and thus help to 

stabilize air quality within acceptable limits. The secondary impacts of such 

an approach, however, may well seriously reduce the amount of productive 

agricultural land, further weaken the viability of older cities, require major 

new outlays of public funds for transportation facilities and infrastructure 

and threaten potential water supply sources. Examples of other functional 

plans negatively impacting the environment or complicating the efforts of 

other agencies to achieve their goals are equally conceivable. 

Consideration of a given action's impact on the environment and on 

other functional concerns has increased as a result of federal and state 

requirements mandating the preparation of environmental impact.statements. 

However, such statements are often not required unless public funds or some 

other form of public action is involved. Further, in the absence of som~ 

overall land use policy, an important element of any impact statement -- i.e., 
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the proposal's impact on the long-range development of the State -­

cannot be assessed. Without some overall idea of where growth should be 

accommodated and where it should be discouraged and of how various functional 

plans and programs can be used in conceyt to attain long-range goals, the 

impact of anyone functional plan or program can only be partially recognized 

and assessed. 

In sum, the SDGP is intended to provide a long-range, statewide perspective 

which the no-plan alternative cannot provide. The benefits of such a perspectiv2 

include improved coordination among functional agencies, more efficient use of 

limited public investment funds, and greater recognition of the impact of 

functional plans and programs on the overall development of New Jersey. The 

realization of such benefits will have a more positive impact of the State's 

environment than the no-plan alternative could achieve. 

THE CONCENTRATED ~~TERNATIVE 

Another alternative to the SDGP would sharply reduce the amount of 

land included within designated Growth Areas and significantly increase the 

amounts of land within the Limited Growth, Open Space and Agriculture Areas. 

Anticipated future growth would be channeled into predominantly developed 

areas. New housing needs would be met by renovating abandoned or deteriorating 

units and by building new units at higher densities. Employment centers 

w0 11ld also be concentrated and emphasis would be placed on improving existing 

industrial and commercial facilities. Under this concept, the extension of 

developed ayeas beyond existing urban centers would be sharply restricted.· 
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The impact of such a policy would be positive in terms of the 

protection it would provide to sensitive natural resource areas, agricultural 

lands and potential water supply resources. It would also be positive in 

terms of reducing the demand on limited financial resources for new capital 

investment, although significant capital improvement costs would still be 

required. However, there would be some negative impacts as well. 

Air quality might be seriously threatened. Greater reliance on mass 

transit systems and shorter commuting distances might reduce mobile source 

pollution levels since auto and truck usage would also decline. However, 

stationary source pollution -- from residential, commercial or industrial 

buildings -- might well increase in the aggregate, despite controls at the 

source. 

However, the major deficiencies of such an approach are more pro­

nounced when its impact on economic and social goals are considered. Sharp 

reductions in the amount of land on which growth should be supported would 

push already high urban land costs still higher. It would restrict opportuniti~s 

for new employment. Existing firms would find it difficult to expand within 

the State and other firms would select locations elsewhere rather than invest 

in New Jersey. Thus, a major goal of State policy -- continued economic 

expansion -- could not be achieved and major economic dislocations would 

result. 

In fact, it is doubtful -that a severely restrictive Guide Plan would 

receive sufficient public support to become State policy. While some municipal 

officials and citizen groups have expressed opposition to further growth with­
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in certain areas of the State, the desirability of an expanding economic 

base is largely unchallenged on a statewide basis. Thus, while a constricted 

plan might result in protecting more agricultural land, water supplies, 

wetlands and open spaces than does the SDGP, its deficiencies with respect 

to improving economic opportunities is such that it would probably fail to be 

considered as a long-term policy. 

CONCLUSION 

It is recognized that the SDGP qS currently drafted does reflect some 

compromises. Certain portions of the State where agricultural uses still 

remain are considered appropriate for development. Other areas where there 

is some local support for new development are considered in the SDGP as not 

appropriate for significant new growth. In both cases, the SDGP reflects a 

judgment based on available information and on an appreciation for the limits 

fo State financial resources and authority. Actions taken in the past -- for 

example to build major transportation facilities through prime farmland -­

cannot be undone by the Guide Plan. Such actions precipitated pressures for 

development which the Guide Plan reflects and to an extent accepts. In other 

areas -- those designated for Limited Growth, for example -- past actions to 

encourage growth were not taken and the Plan recommends that that posture 

continue. 

This balanced approach, recognizing the effect of pas't·· actions and 

the importance of long-range goals, is considered preferable ~o either the no­

plan or the concentrated plan alternatives. It provides SOl1:e structure which 

can facilitate coordination among levels of government and among various 
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functional programs which influence land use patterns and dynamics in 

New Jersey. It also provides the private sector with some idea of the State's 

intent. These are features which the no-plan alternative lacks. At the same 

time, the SDGP is not so restricted or detailed in its recommendations as to 

preclude meaningful local, county and regional participation in the land use 

policy process or to discourage continued economic growth. 

PERTINENT LEGISLATIVE AND REVIEW Au~HORITY 

Reference has been made to the relationship between the SDGP and the 

on-going activities of state, regional, county and local agencies. The SDGP 

is considered as an overall guide plan, general in intent and scope, which 

provides a common framework within which such agencies perform their own, more 

specific functions. The SDGP recognizes the existing distribution of 

authority among various agencies and to a great extent depends on the continued 

exercise of such authority by such agencies. 

The SDGP also recognizes the existence of pertinent State and federal 

statutes and review processes and, in great measure, views them as means by 

which the SDGP can be implemented. Some of the more important of these are 

discussed briefly below. 

FEDERAL LEGISLATION 

Clean Air Act of 1967 (U.S.C. Sec. 1857 et seq.) -- This act places 

the primary responsibility for assuring air quality with the states. Each 

state must submit an implb~entation plan to the federal government specifying 
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the	 manner in which national primary and secondary ambient air quality 

standards will be achieved. Such plans must contain procedures for the 

review of a wide range of new sources and causes of air pollution. States 

also have the primary authority for insuring compliance with the standards 

by the private sector. 

New Jersey's air quality program includes an extensive monitoring 

network and research activities designed to produce an implementation plan 

consistent with federal guidelines. A ~rogram of inspecting motor vehicles 

regularly to reduce harmful emissions is also operative. 

Federal Water Pollution Control Act Amendments of 1972 (33 U.S.C. 

Sec. 1151, P.L. 92-500) -- This act provides for planning and facility 

construction designed to acheive a national goal of zero pollution by 1985. 

In New Jersey, substantial federal assistance has been combined with State 

grants for sewerage construction throughout the State. However, due to the 

secondary impacts of new sewerage construction, funding priorities are now 

being shifted to improve existing systems rather than build new ones. 

National Environmental Policy Act of 1969 (42 U.S.C. 4321 et seq.) 

This act establishes a Council on Environmental Quality, and requires that 

proposals for legislation and other major federal actions signifi~antly 

affecting the quality of the human environment be accompanied b¥- a detailed 

statement which discusses the following: 

1.	 the environmental impact of the proposed action; 

2.	 any adverse enviromnental effects which cannot be 
avoided should the proposal be implemented; 
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3.	 alternatives to the proposed action; 

4.	 the relationship between local short-term uses of 
man's environment and the maintenance and enhancement 
of long-term productivity; 

5.	 any irreversible and irretrievable commitments of 
resources which would be involved in the proposed action 
should it be implemented. 

Such a statement is considered in determining if public funds are 

provided and may also result in extensive modification of the proposal. 

Coast~l Zone Management Act of i972 (33 U.S.C. 1101-1124, Title III) -­

This act authorizes the Secretary of the Department of Commerce to make 

annual grants to any coastal state for the purpose of assisting in the 

development of a management program for the land and water resources of its 

coastal zone. The management program shall include: 

a) Identification of coundaries of the coastal zone 

b) Definition of permissible land and water uses 

c) Inventory and designation of areas of particular 
concern 

d) Identification of means by which the State proposes 
to exercise control 

e) Broad guidelines on priority of uses 

f) Description of the managerial organizational structure 

National Flood Insurance Act of 1968 (42 U.S.C. 4001-4ii~) -- Under 

this act, federal flood insurance is available to property owners in flood­

plain areas faced with recurring flooding and the threat of flooding. In 

order to qualify for such insurance, a municipality must agree to adopt and 

enforce land use and control measures consistent with federal criteria. 
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wild and Scenic Rivers Act (16 U.S.C. 1271-1287) -- This act sets 

forth criteria by which rivers may be designated as either wild or scenic. 

Federal assistance is provided for the purchase of lands adjacent to such 

rivers in order to protect such lands from development which would detract 

from the existing natural beauty. 

Solid Waste Disposal Act of 1965 (42 U.S.C.A. 3251) -- This act was 

designed to initiate a national research and development program for new and 

improved methods of solid-waste disposal, and to provide technical and 

financial assistance to State and local governments in the planning, develop­

ment and conduct of solid-waste disposal programs. 

Noise Control Act of 1972 (42 U.S.C.A. Sec. 4901 et seq.) -- This act 

authorizes the establishment of Federal noise emission standards for products 

distributed in inter-state commerce including: construction and transportation 

equipment, any motor or engine, and electrical or electronic equipment. In 

addition, this act authorizes the Environmental Protection Agency to submit 

proposed air craft noise standards to the Federal Aviation Administration; to 

publish proposed noise emission regulations for surface carriers engaged in 

interstate commerce; and to publish proposed noise emission regulations for 

motor carriers engaged in interstate commerce. 
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STATE LEGISLATION 

Pollution Control 

Reality Improvement Sewerage and Facilities Act (1954) (NJSA 58:11-23) 

This act requires State approval of major developments (50 units or more) and 

prohibits the issuance of building permits where sewerage is inadequate. 

Water Quality Improvement Act (Laws of 1971, Chapter 197) -- This 

act is designed to prevent and abate pollution of the waters of the State 

which results from the discharge of petroleum products, debris and hazardous 

substances. 

Soil Erosion and Sediment Control Act (NJSA 4:24-39 et seq.) -- This 

act, which is administered by local soil conservation districts, is designed 

to prevent silt from going into rivers, streams or sewer systerr,s as a result 

of construction activity. It requires that a plan for major construction be 

submitted outlining how erosion will be prevented. 

Noise Control Act of 1~71 (NJSA 13:1G-l et seq.) -- This act authorizes 

the State Department of Environmental Protection to promulgate codes, rules 

and regulations for the control and abatement of noise, and creates a Noise 

Control Council. The thirteen member Noise Control Council is.responsible 

for studying, and making recommendations on, matters pertainir.g to noise 

control. In addition, the Council has the power to veto the adoption, 

amendment or repeal of any code, rule or regulation for the control of noise. 
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Noise Control Regulations (NJAC 7:29-1) -- This act limits the 

amount of noise, both continuous and impulsive, which can be emitted by 

industrial and commercial sources during certain time periods. In 

enforcing this legislation, noise is measured at residential property lines. 

Critical Areas Management 

Coastal Wetlands Act of 1970 (NJSA 13:9A-l) -- This act provides for 

the designation of certain coastal wetlands and permits the Commissioner of 

the Department of Environmental Protection to adopt, amend, modify, or repeal 

orders regulating, restricting, or prohibiting dredging, filling, removing, 

or otherwise altering or polluting coastal wetlands. No regulated activity 

can be conducted upon any wetland without a permit from the Commissioner. 

Coastal Area Facilities Review Act (NJSA 13:19-1) -- This act, which 

was adopted according to standards set forth in the Federal Coastal Zone 

Management Act, describes the procedures for obtaining a CAPRA permit for 

facility construction, the content required for the environmental impact 

statement, procedures for public hearing, and the composition of the CAPRA 

board. The application and accompanying environmental impact statement are 

reviewed by the Department of Environmental Protection and other interested 

State agencies. The Department is presently participating in the'preparation 

of interim planning guidelines for the coastal area. These guidelines will 

provide the framework for decisions in the permit application process, as 

well as the framework for the environmental design of the coastal area to be 

completed by September, 1977. 
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Pinelands Environmental Council Act (NJSA 13:18-1) -- In 1971, the 

15-member Pinelands Environmental Council was created as an independent 

agency under the auspices of the Department of Environmental Protection. 

Objectives of the Council include: 

(1)	 protecting water resources and other natural assets 
of the region from misuse and pollution for the 
purpose of conserving the scientific, educational, 
and scenic water resources and recreational values 
of the region. 

(2)	 Encouraging the continuation and development of 
compatible land uses in order to improve the overall 
environmental and economic position of the area. 

(3)	 Preserving the agricultural complex of the pinelands 
region. 

Hackensack Meadowlands Reclamation and Development Act, 1968 

(NJSA 13:17-1 et seq.) -- This act established the Hackensack Meadowlands 

Development Commission (HMDC). The Commission supercedes local authority in 

portions of fourteen municipalities located in the Meadowlands area, and is 

responsibLe for developing the area as a coordinated unit. 

Flood Hazard Act (NJSA 58-16A-50 et seq.) -- This act requires the 

State Department of Environmental Protection (DEP) to map flood hazard areas 

in the State and to write rules regulating the construction of buildings in 

such areas. 'The municipalities are to enforce such regulations by adopting 

regulations which conform with standards set by DEP. 
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Water Supply Management 

Water Policy Council Act (NJSA 13:1B-49) -- This act creates an eleven-

member water policy and supply council, which is responsible for regulating 

the State's water resources and those who use them. In addition, it is 

charged with the duties of developing policies to meet these ends, assessing 

the need for additional water supply faciiities, and formulating the required 

plans for such facilities. 

State Acquisition of Property for Water Supply (Laws of 1969, 

Chapter 138) -- This act describes methods for acquisition, payments to 

municipalities to offset tax losses, expenditures for water supply facilities, 

and for protection of certain water-bearing sand. 

Water Conservation Bond Act (Laws of 1969, Chapter 127) -- This act 

permitted the State to issue bonds in the amount of $271 million for the 

researching, planning, acquiring, developing, constructing and maintaining of 

facilities for the collecting, impounding, storing, improving, treating and 

transmitting of water resources for potable industrial, commercial, irrigational, 

recreational and other public purposes. 

. 
Water Supply and Appropriations (Laws of 1970, Chapter 147) -- Water 

supply and appropriations for the costs of design, engineerinif and acquisition 

of real property for the future was the subject of this legislation. 
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Open	 Space Management 

Green Acres Bond Act (Laws of 1971, Chapter 165) -- This act 

authorized the creation of an $80 million State debt by the issuance of 

bonds for public acquisition of lands for recreation and conservation. The 

act provides grants for counties, municipalities and other local units of 

government to acquire such land. 

New Jersey Natural Lands Trust (NJSA l3:1B-15.ll9) -- Within the 

Division of Parks, Forestry and Recreation, the New Jersey Natural Lands 

Trust was created for the purpose of: 

(a)	 Acquiring real property as significant natural areas 
to be preserved and administered as such. 

(b)	 Applying all monies, assets, and property received to 
the general prupose of the Trust. 

(c)	 Cooperating and assisting any agency of the State or 
any private agency or person in the furtherance of 
the purposes of the Trust. 

New Jersey Natural Lands Trust (Laws of 1973, Chapter 64) -- Under 

this act, the purposes of the Natural Lands Trust were reaffirmed with several 

additions -- authorization to apply for and accept any federal grant for 

programs relating to natural areas, preservation, or research; an9, 

authorization to hold and use all lands within the Trust for e~qcational and 

research purposes. 
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State Trails Syste~ (NJSA 18:8-30 et seq.) -- This act established 

the State Trails System within the Department of Environmental Protection. 

The system pertains to scenic, recreation and connecting or side trails. It 

provides for the designation, administration, regulation and acquisition of 

such trails and trail rights-of-way. 

State Recreation and Conservation Land Acquisition Fund (Laws of 1973, 

Chapters 150,151) -- Under this act, various appropriations for recreation 

and conservation were issued. Subsequent legislation appropriated $50 million 

to finance land acquisition and recreation facility development with high 

priority given to purchases near urbanized portions of the State. 

State Enabling Legislation 

Municipal Land Use Law (Laws of 1975, Chapter 291) -- This act was 

designed to meet four important land use objectives: 

1.	 To update and coordinate the regulation of land use 
in communities. 

2.	 To codify the municipal powers affecting planning, zoning, 
subdivision and site plan review, and other land use controls 
into a single statute. 

3.	 To streamline the administration of land use regulations. 

4.	 To insure the wise and proper use of land and the protection 
of the environment within the municipality. 

The act reflects the objectives of environmental protection and wise 

land use by requiring municipal land use controls to be based upon comprehensive 

municipal master plans and environmental considerations. 

-
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In addition to these legislative responsibilities, governmental 

agencies review and comment on all proposals involving the expenditure of 

State or federal funds. The review process -- commonly termed A-95, after 

the federal circular in which it was initially set forth -- establishes a 

State clearinghouse as well as regional counterparts which are responsible for 

circulating proposals for funding among all interested agencies and for 

insuring that all comments made on such proposals are received by the agency 

from which assistance is requested. 

This process serves two important functions. It provides a method 

for coordinating the activities of various levels of government so that 

conflict or duplication can be avoided. It also provides a method for the 

expression of various points of view -- both jurisdictional and functional 

which may have a bearing on the substance and potential impact of the pro­

posal. The A-95 process provides an opportunity for various levels of 

government to review and comment upon proposals -- for feasibility studies, 

sewerage construction, land acquisition -- in terms of their own plans and 

policies. 
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CONCLUSION 

The intent of the SDGP is to identify in general terms where develop­

ment should be encouraged and where it should be discouraged or prohibited, 

as a matter of State policy and influence. The pattern recommended reflects 

a balance between the need to accommodate a growing population and the need 

to protect essential natural resources ~or present and future generations. 

The extent to which such a balance is achieved, however, will depend 

not on the SDGP alone, but on the sensitivity and effectiveness of plans, 

programs and investments affecting development in New Jersey. While the 

SDGP reflects enviror~ental concerns and requirements, it in no way reduces 

the need to design and extensively analyze specific proposals and projects in 

terms of their impact on the environment nor is it meant to replace the 

responsiblity of various levels of government to perform environmental review 

and regulatory functions. 

The SDGP is not designed to duplicate or second-guess the content or 

focus of other planning activities. It is also not unaffected by such plans, 

and modifications in the SDGP may well be made as additional information 

. 
is obtained. In the final analysis, the SDGP relies heavily on other pUblic 

agencies to achieve the broad goals and recommendations it presents. 
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