Central New Jersey Region, Looking Northeast

Existing Conditions: A view of the region,
stretching from Burlington County, New Jersey,
and Bucks County, Pennsylvania, to Hartford and
New Haven, Connecticut, with the Delaware River
in the foreground left and the Long Island Sound
in the upper right.
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Trend Development: New development continues
to sprawl. Older cities and towns decline further
as a result of disinvestment. Farmland, open
lands and natural features are lost. The character
of existing communities is eroded. The region
experiences expansion of low-density, automobile-
dependent, single-use development.

Plan Development: The region reinvests in its
existing centers and creates new centers with
distinct identities and a balance of housing,
employment and open space. Farmland, large
contiguous areas of open lands, and important
natural features, are protected. Waterfronts are
revitalized and accessible to the public. Transit
systems are upgraded and extended, increasing
ridership and providing a framework for further
regional development. The region continues to grow
in a healthy and more sustainable pattern while its
places retain their character.



Rural Village

Existing Conditions: Parts of New Jersey still
exhibit a predominantly rural landscape, with
compact towns and village centers surrounded
by farms, woodland and rural hamlets. Farmland
and open space forms a continuous, productive
landscape, with a mosaic of woodlands,
hedgerows and small fields providing important
wildlife habitat. Buildings are clustered in
villages, hamlets and farmsteads with traditional
architecture that harmonizes with the natural
setting. The character of this rural landscape is
an important asset for New Jersey, yet much is
currently zoned for large-lot suburban sprawl.

Trend Development: Suburban development
destroys farmland, open space and natural
features. Rigid zoning codes create homogenous
tracts of single-family homes on large lots,
overwhelming the original village. Individual septic
systems are more likely to pollute the groundwater
and conflict with wells. Local roads become
congested. The traditional, locally based economy
withers. The area has lost its rural character.

Plan Development: The rural village has grown
and prospered, with new mixed-use development
occurring in or adjacent to the center. New
buildings share or complement the character

and appearance of existing structures. New
development outside the village occurs in hamlets
or in carefully sited estate lots. Extensive areas

of farmland and woodlands are maintained.
Headwaters and groundwater recharge areas are
protected. Natural systems handle wastewater and
stormwater. Greenway corridors link communities,
providing public access to the countryside. The
scenic qualities of a rural community are protected
and enhanced, while the local economy is
preserved.



Rapidly Developing Suburban Fringe

Existing Conditions: The Garden State of New
Jersey has some of the nation’s best farmland,
yet much of this irreplaceable resource is currently
zoned for low-density development. The farmland
and open space forms a continuous, productive
landscape. Woodlands and hedgerows provide
important wildlife habitat. Buildings are clustered
in farmsteads and hamlets. The local roads are
designed for low levels of rural, farm traffic. The
beauty of the rural landscape is an important
asset for New Jersey.

Trend Development: Suburban development
overwhelms the farmland, open lands and natural
landscape. Rigid zoning codes create homogenous
tracts of single-family homes, shopping centers
and office parks. Individual septic systems increase
chances to pollute the groundwater and conflict
with wells. Local roads become congested

and require widening, destroying the rural
character. Conventional development creates
visual monotony and clutter that replaces the
once-scenic landscape.

Plan Development: New development occurs, but
inspired by garden city ideals. Higher-density uses
occur in a new village center, with larger lots on the
outskirts. Compact growth preserves working farms,
which are separated from the new community

by green buffers that reduce conflicts. Natural
systems handle wastewater and stormwater. Traffic
congestion is limited, due to reduced automobile use.
Sensitive design creates attractive new buildings and
public spaces.



Beltway Interchange

Existing Conditions: A historic town is located on
a rail line providing passenger service to other
nearby towns and to a metropolitan center. The
surrounding woodlands provide wildlife habitat
and recharge for a regional water supply system.
Groundwater and surface water quality are high,
as a result of the extensive open space. The local
road system is designed for low levels of use.

A recently built freeway has not yet triggered new
development. However, the highway frontage is
zoned for strip commercial development, and local
zoning regulations encourage development outside
the town center.

Trend Development: A regional shopping mall
and big box retail locate adjacent to the

new interchange. An office park replaces

the woodlands, with smaller strip commercial
businesses located along the local highway. The
existing historic center begins to decline. Peak-
hour traffic congestion becomes the norm, while
rail ridership declines. Air quality deteriorates
due to vast expansion of automobile use, as

do ground and surface water, due to increased
runoff. Open land, wildlife habitat and rural, small-
town character are lost to suburban sprawl.

Plan Development: A new mixed-use town center
is developed adjacent to the renovated rail station,
and incorporating a commuter parking garage and
a regional mall. Apartments are located above
ground-floor commercial space, accommodating
affordable housing, and new residential
neighborhoods that are within a short walking
distance. The existing center is revitalized with new
uses and infill development. All structures are within
a |5-minute walk of the train station. A successful
density transfer program shifts development into
the town center, preserving outlying open land.
There is a clear separation between the town
center and the surrounding countryside. Rail service
is expanded. Trdffic congestion is limited by the
revival of rail and the walkable, transit-oriented
town center. Protected woodlands surround the
landscaped freeway corridor.



Suburban Highway and Rail Corridor

Existing Conditions: A historic town center,
containing a mix of office, retail, institutional and
residential uses, is still surrounded by large areas
of rural countryside. The regional commuter rail
is experiencing dramatic increases in ridership at
the small congested stations. Office parks and
commercial development are beginning to appear
along a state highway. Residential subdivisions are
replacing farms and forests. Formerly rural roads
are increasingly congested with traffic from strip
commercial development. Some of the region’s
best agricultural soils are under imminent threat
of development.

Trend Development: The historic town center
loses its role as the commercial and social hub
for the surrounding area. The state highway

is widened, but becomes even more congested.
Increased non-point source pollution leads to a
decline in the quality of the river’s water. Prime
agricultural soils are paved over. Development
and housing fragment green corridors while trails
and aquifer recharge areas are lost. The open
countryside defining the historic town center is
overwhelmed by development. Air quality declines.
Residential subdivisions consume the remainder of
the region’s rural forests and farmlands.

Plan Development: Balanced in-fill growth in the
town center reinforces the traditional mix of uses,
drawing from and enhancing the historic context.
The historic center is still surrounded by rural
countryside. The river is protected by open space
buffers and preservation of water recharge areas.
Service on the commuter rail line is expanded.
Improved station area facilities include a shared
parking deck, and become the focus for new
transit-oriented town centers. Access to the state
highway is limited and road expansions are
unnecessary. Air quality is protected. Residential
growth is redirected to existing centers and to
new, walkable centers served by transit.



Suburban Commercial Strip

Existing Conditions: A generic suburban Trend Development: Strip development along
commercial strip, where roads and surface the highway has continued, resulting in many
parking lots dominate the landscape. Single use, miles of highway-oriented uses and a cluttered,
low-density zoning has led to dependence on the unappealing environment. A parallel road network
automobile, which in turn has resulted in severe has not been created, requiring every trip—even
peak-hour congestion. While the strip is mostly short local trips—to enter the highway. As a
prosperous, some older shopping centers have result, extreme traffic congestion, safety concerns
closed, unable to compete with big box retail. and conflicts between regional mobility and local
Stormwater runoff from parking and roads is access have led to several highway widenings.
degrading the water quality of a nearby stream. Older shopping centers have continued to decline
Undeveloped areas along the highway are zoned due to competition from big box retail. Air quality
for additional strip commercial development. has declined, and stormwater runoff has seriously
While some open space, woodlands, and farmland degraded the water quality of a nearby stream.
still remain, wildlife habitat is fragmented. Most open space has been consumed, with a

concomitant loss of wildlife habitat.

Plan Development: A smart growth approach

to the corridor focuses growth in a series of
compact centers along the highway, connected by
express bus. Infrastructure improvements and

other incentives encourage redevelopment of the
failed shopping centers with attractive, higher-
density, mixed-use structures convenient to adjacent
structured parking. Well-designed offices and higher-
density housing are added to the retail and service
uses. As part of the redevelopment, a new internal
street network creates real places and helps disperse
traffic. Congestion has decreased due to reduced
automobile use and availability of alternate routes.
Another mixed-use area straddling the highway

is developed further down, separated from the
existing area by preserved open space. Air quality
has improved. The surrounding dispersed residential
areas, along with the woodlands and farmland, are
preserved.




Urban Center

i ‘ 3 g Existing Conditions: An urban center
Sl o e e Pl < = suffers from disinvestment and
T S S e L 7, w5 inappropriate development. Historic

buildings have been compromised.
Cars and surface parking have made
it difficult and unpleasant to walk and
worse to drive within the city. Although
the traditional scale remains intact

in many areas, as does much of

the original fabric of buildings and
squares, the traditional diversity of
urban functions is disappearing slowly.
Transit service links the city with the
surrounding region and other cities.

Trend Development: In need of
ratables, the urban center accepts
suburban-style development.
Random placement of high-rise
office towers destroys the historic
scale. Building location and design
have little relationship to local
traditions. Single-story fast-food
franchises and chain stores
surrounded by parking further
compromise the urban fabric.
Historic buildings are demolished for
parking and cars become the central
focus of urban life. The city loses

its diverse mix of uses and becomes
an automobile-oriented urban office
park that does not benefit from
transit service.

Plan Development: A diverse blend

of new buildings—many T
incorporating green features—are :
designed to fit within the traditional
urban pattern. The location and
design of new buildings reflect the
traditional character of the city.

A public square flanked by a high-
rise tower act as focal points

for redevelopment. The preservation
and restoration of historic buildings,
squares and streets is a local priority.
Careful design review keeps the
visual impacts of the automobile

to a minimum. Smaller scale in-fill
development occurs on side streets.
Transit-oriented housing and new
offices locate around the refurbished train station. New activities draw people and create lively streets.




Urban Industrial Riverfront

Existing Conditions: An old industrial waterfront
with many abandoned industrial operations. Some
of the core industries remain and still are viable.
However, the industrial pollution and urban runoff
have degraded water quality over the years,

and the estuarine ecosystem has almost been
eliminated. There is no public access to the
waterfront. Urban highways mar the landscape
and air quality is low due to automobile use and
industrial pollution.
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Trend Development: The manufacturing base
continues to decline. Without redevelopment,
public access to the water remains unfulfilled.
Dumping and industrial runoff continue unabated,
leading to further declines in water quality.
Traditional mixed-use manufacturing
neighborhoods continue to decline. New highways
and bridge crossings further fracture the area.
Air quality deteriorates due to rapid growth in
automobile use. The poor quality of life drives
away business, industry and residents.

Plan Development: Smart growth incentives attract
new green industries to the area. New growth also
occurs around the train station and faces internal
streets. The stronger local economy spurs demand
for additional commercial and residential uses.
The estuarine marsh environment and coastline
are reclaimed and restored, creating a shoreline
greenbelt accessible to the public. Air quality
improves due to reduced vehicle use.



Rail Suburb

I 9th-century rail suburb with a small commercial
core and diverse housing options within walking
distance of the train station, surrounded by forest
and farmland. But development pressures have
reached the suburban fringe. Already, a large-lot
subdivision complying with the local zoning code
has been built to the north of town.

Trend Development: The trend continues towards
large-lot subdivisions, consuming farmland and
woodland on the edge of town. Single-use, auto-
oriented commercial development locates along
Main Street, which is widened and straightened
to improve circulation. The compact character of
the rail suburb is lost, while the rail line becomes
increasingly irrelevant to the life of the community.

Plan Development: The town chooses to grow in
ways that reinforce its historic character. Municipal
planning and zoning regulations are radically revised
to encourage mixed-use, compact development and
to reinforce the character of this small town.
Property owners in the first large-lot subdivision
embrace in-fill in their neighborhood, benefiting
from new zoning provisions encouraging small-lot
single-family and accessory apartments that provide
affordable housing. The town also grows through
small-scale redevelopment in the core. Potential
development in the surrounding area is transferred
to the core and the countryside is largely protected.



Urban Neighborhood

Existing Conditions: A distressed urban
neighborhood struggles with the consequences of
sprawl, disinvestment and segregation. Large-scale
land clearance, driven by misguided urban renewal
policies, has left considerable vacant land in the
heart of the neighborhood, which was never
redeveloped. Civic institutions still anchor the
community, but they are struggling. The original
urban-grid, street pattern remains intact, but

the urban fabric alternates between subsidized
high-rises, |9th-century buildings and low-rise
apartments and duplexes.

Trend Development: The neighborhood continues
to decline. Abandoned buildings are torn down
and converted to surface parking or vacant lots.
Public housing tenants are trapped in their high
rise buildings, which foster isolation instead of
community. Residential development in the center
of the community takes place at suburban
densities that do not support transit, commercial
activities or the community’s vision for itself.
Sprawl development and high-rise towers in the
distance mark the continued flight of residents
and jobs from the declining urban core.

Plan Development: A partnership among the public
housing authority, private developers, a major
corporation and local civic groups has sparked a
remarkable turnaround in this area. Once-vacant
land now hosts new mixed-use development. A two-
block high-tech employment center has brought new
jobs and residents to the neighborhood. Three- and
four-story buildings define blocks with interior, green
courtyards. These blocks accommodate a mix of
market-rate and affordable housing, retail, services
and civic uses. Smart, clean manufacturing

has located in smaller buildings elsewhere in

the neighborhood. Extensive tree planting and
landscaping soften the urban landscape and help
clean the air and cool hot summer days. New
buildings exhibit green features, such as natural
lighting and passive air-circulation systems.



Rural Valley

Existing Conditions: A rural valley
comprises about 1,000 acres of
open and wooded land, farms,
ponds and streams. While there are
several vibrant traditional hamlets
and villages nearby, and the
community enjoys the valley’s scenic
vistas, the entire area is zoned

for residential development, with

an inflexible two-acre minimum lot
size. There is considerable pressure
to develop the valley with large,
expensive homes, given its proximity
to several major corporate
employment centers.

Trend Development: Conventional
zoning formulas result in about 300
residential lots. The entire valley is
carved up into land holdings, too
small to protect farmland or provide
open space and too large to
provide for affordable housing, while
completely destroying its scenic
character. Much of the original
vegetation is removed. New roads
intersect the valley, and residents
must drive to almost any activity.
The valley’s special character has
been lost, replaced by an
anonymous suburban landscape.

™. replaces its conventional zoning and
T 'hadopts a flexible, design intensive
"~ code. This allows development of the
— same 300 houses, but clustered in
a village, leaving scenic vistas intact
. and 85 percent of the valley as
open space. Helping to provide
'8 affordable housing, residential lot sizes
’} d in the village can reach 7,500
square feet—a traditional village lot.
* | Design techniques such as shared
: driveways and rear alleys—borrowed
s - " from historic hamlets and villages in
Lk . the region—allow for improvements in
density and quality of life. The new
village has a small mixed-use center,
with @ community building, recreation facilities, a few shops and office space for local professionals. The
surrounding open countryside is preserved, through land acquisition or easements. Negative environmental
impacts of development have been minimized. The valley provides an enduring place for human habitation
in proximity to natural landscapes.
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Community Revitalization

Abandoned, boarded-up buildings scar neighborhoods and drain municipal finances. Yet these are often
significant structures with great potential. Finding new tenants and uses for these buildings can be a
challenge to neighborhood revitalization. Fortunately, New Jersey’s building rehabilitation subcode facilitates
adaptive reuse of these buildings.




Neighborhood Traffic Calming

Even modest traffic calming measures—such as allowing curb-side parking and installing bump-outs and
textured crosswalks at intersections—slow vehicular speed on neighborhood streets and create a more
pleasant environment. This, in turn, can support local businesses such as restaurants and grocery stores and
lead to private investment, helping to create a stronger and healthier mixed-use neighborhood.




Urban Adaptive Reuse

Abandoned industrial buildings often have great character and a strong, enduring image. As such, they offer
unique opportunities, through sensitive adaptive reuse, to create new spaces with distinct character.




Warehouse Area Redevelopment

Warehouses and other industrial buildings were often located along former rail lines. Rails-to-trails projects
establishing valuable pedestrian and bicycle links between communities create a new market for this real
estate. Sensitively rehabilitated, these buildings can become visitor centers, cafés, bicycle-repair shops and
flexible office space overlooking the bustling greenway.
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Urban Infill, corner situation

Vacant corners—because of their higher visibility—are particularly important in neighborhood revitalization.
They anchor a block and provide opportunities for carefully designed in-fill buildings that re-establish the
integrity of the building fabric. They can also offer appropriate locations for small neighborhood parks in
neighborhood with open space deficits.
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Urban Redevelopment

Surface parking lots are a blight to urban areas and a poor use of a scarce resource. Redevelopment of
these sites with mixed-use buildings of an appropriate scale and structured parking brings additional life to
the city, recreating an urban fabric that will support pedestrian activity as well as transit.
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Suburban Road Conversion

Unnecessarily wide suburban arterial roads invite speeding and divide the community. However, these
roads can be retrofitted, over time, to become a community asset while still fulfilling their transportation
function. As a first step, a landscaped median narrows the cartway and slows traffic. Burying the utility
lines underground and installing pedestrian-scale lighting will reduce clutter and build character. Ultimately,
a true pedestrian atmosphere is created when buildings are brought up to the street and curbside parking
is allowed.




Transit Village Redevelopment

Surface parking lots near active train stations offer significant opportunities for the type of redevelopment
that creates quality places while increasing transit ridership. Mixed-use buildings supported by shared
parking structures and fronting on quality public spaces help integrate the transit facility into the community
fabric and make access to transit a pleasant, seamless experience.
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Shopping Center Redevelopment

Abandoned or under-performing shopping centers offer opportunities to retrofit our suburbs into more
humane and efficient environments. A vacant retail strip facing a vast parking lot has become a brownfield
site. In a phased approach responsive to market redlities, the site is returned to the tax rolls and
transformed into a vibrant, mixed-use environment through the addition of second- and third-story housing
over the original building, with retail and services remaining on the ground floor. Later, the construction of a
second mixed-use building front on part of the former parking lot creates a traditional streetscape and lively
community. Parking is provided along the new street, in the back, or in a parking deck.
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Underutilized urban or suburban shopping center sites also provide opportunities for new school
construction. These sites are often located adjacent to older residential neighborhoods and are large
enough to easily accommodate new schools and other civic uses. Sensitive redevelopment can create a
new civic focus for the neighborhood. Environmentally friendly school buildings—with solar panels, green
roofs, and other "green" features—and associated multi-purpose public open space will anchor revitalized

neighborhoods and spur new infill housing.




Neighborhood Revitalization

An urban street is transformed with the addition of traffic calming devices, a bicycle lane, a bus shelter
and other measures, creating a more functional and congenial environment for pedestrians, cyclists and
transit users. The planting of additional street trees and ground-level vegetation helps soften the urban
environment. New infill housing on vacant lots is the result of community reinvestment.
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State Plan Policy Map

INTRODUCTION

The State Planning Act contains three key provisions that mandate the approaches the Plan must
use in achieving State Planning Goals.The Plan must:

...encourage development, redevelopment and economic growth in locations that are well situated with respect to
present or anticipated public services or facilities and to discourage development where it may impair or destroy

natural resources or environmental qualities.
...reduce sprawl

...promote development and redevelopment in a manner consistent with sound planning and where infrastructure
can be provided at private expense or with reasonable expenditures of public funds. (NJ.S.A. 52:18A-196, et seq.)

Statewide Policies are designed to improve intergovernmental coordination of planning in a
complex, highly diverse state. They will not, in and of themselves, lead to the patterns of
development necessary to achieve the goals of the act.They need to be applied to public and
private decisions through the State Plan Policy Map
that accounts for the geographic diversity of the

General Plan Strategy

state and the unique opportunities and constraints

that this diversity presents in terms of achieving the Achieve all the State Planning Goals by
goals of the act. coordinating public and private actions to

guide future growth into compact,
State Plan POIiCY MaP ecologically designed forms of

The State Plan Policy Map integrates the two critical cleallerplinen e Caelslepine, el &
protect the Environs, consistent with the
Statewide Policies and the State Plan

Policy Map.

spatial concepts of the State Plan—Planning Areas,
and Centers and Environs—and provides the
framework for implementing the Goals and
Statewide Policies. Each Planning Area is a large mass
of land with tracts that share certain characteristics and strategic intentions. Centers are central
places within Planning Areas where growth should either be attracted or contained, depending on
the unique characteristics and growth opportunities of each Center and the characteristics of the
surrounding Planning Area in which it is located. These Centers are delineated by Center
Boundaries and provide services for both the Center and the surrounding region. Areas outside
Center Boundaries are Environs and should be protected from the growth that occurs in Centers.

The Plan’s provisions for Planning Areas, Centers and Environs work together. Planning Area
provisions describe the opportunities and limitations for both development and conservation.
Within different Planning Areas, different development patterns are prescribed.

Each Planning Area has specific intentions and Policy Objectives that guide the application of
the Statewide Policies. The Policy Objectives ensure that the Planning Areas guide the development
and location of Centers and protect the Environs.Where a municipality or county has more than
one Planning Area within its jurisdiction, growth should be guided in the following order:
Metropolitan, Suburban, Fringe, then Rural or Environmentally Sensitive.
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POLICY MAP

of the
New Jersey State Development
and Redevelopment Plan

DESIGNATED CENTERS

YX Utban Centers
¥¢ Regional Centers
O Towns

o Villages

e Hamlets

PLANNING AREAS

Il PA1 Metropolitan Planning Area
[0 PA2 Suburban Planning Area
[] PA3  Fringe Planning Area

[ PA4 Rural Planning Area

] PA4B Rural/Env. Sensitive Planning Area

[ pas Environmentally Sensitive Planning Area
] PA5B Env. Sensitive/Barrier Islands Planning Area

[ Parks & Natural Areas
[ Military Installations
[ Water

PINELANDS MANAGEMENT AREAS PA

[ state Designated Pinelands Area

[ Regional Growth Area

Il Town

[ village

[ Rural Development Area
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NEW JERSEY STATE PLANNING COMMISSION
March 1, 2001

The State Plan is not itself a regulation but a statement of

state policy that has been adopted by the State Planning

Commission pursuant to statute to guide state, regional and

local agencies in the exercise of their statutory authority.
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ACRES IN PLANNING AREAS

ZkéENING TOTAL DEVELOPED ULTI:SS\-}—ELCJFI’EED& PRESERVED UNSUITABLE
Metropolitan (PAl) 840,276 611,539 104,861 46,254 77,622
Suburban (PA2) 543,126 227,271 205,920 23,214 86,721
Fringe (PA3) 128,442 39,429 62,227 6,886 19,900
Rural (PA4) 634,250 82,176 391,092 73,345 87,637
Rural/Env. Sensitive

(PA4B) 395,400 57,721 255,887 39,141 42,651
Env. Sensitive (PA5) 833,282 129,730 338,923 140,366 224,263
Coastal/Env. Sensitive

(PA5B) 20,127 12,751 180 2,934 4,262
Parks 437,519 0 0 437,519 0
Pinelands/HMDC 953,893 63,535 133,716 706,247 50,395
STATE TOTALS 47,786,315 1,224,152 1,492,806 1,475,906 593,451

NOTES: All data in acres.

Analysis prepared by the New Jersey Office of State Planning using the March 2001 State Plan Policy
Map and detailed land use and land cover mapping by the New Jersey Department of Environmental
Protection which interpreted aerial photographs taken in 1995 through 1997, the most recent available
statewide data of this precision.

“Developed” land refers to land classified as "urban" in this mapping series, which includes all
residential, commercial, industrial and similar developed areas. Portions of these areas are available for
redevelopment.

“Unprotected and Undeveloped” land includes land classified as agricultural, forest, bare exposed rock
and transitional areas in this mapping series that is not otherwise classified as “Preserved” or
“Unsuitable.” This area is considered to be generally available for development, although not necessarily
recommended for development in the State Development and Redevelopment Plan, the Pinelands
Comprehensive Management Plan, or the Hackensack Meadowlands Development Commission Master
Plan.This estimate does not take into account land that is prevented by easements or other deed
restrictions from development, or land that may have been developed since 1995.

“Preserved” land includes federal and state parks, wildlife preserves, state owned conservation
easements, watershed management areas, utility land (e.g. water supply watershed protection areas),
and tax exempt open space mapped by the Department of Environmental Protection; preserved
farmland mapped by the Department of Agriculture, New Jersey Conservation Foundation land, and
county and municipal parks and open space mapped through State Plan Cross-acceptance.

“Unsuitable” land includes wetlands, beaches, water and other areas considered not generally suitable
for development.

The State Plan Policy Map applies to all lands except mapped military installations, open water,

and land under the jurisdiction of the Pinelands Commission and of the Hackensack Meadowlands

Development Commission. Current designations of the Pinelands Comprehensive Management Plan

are identified in the State Plan Policy Map, in accordance with the Memorandum of Agreement

between the Pinelands Commission and the State Planning Commission.
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The State Plan Policy Map has been
mapped according to national map accuracy
standards. Lines mapped at a scale of 1:24,000,
the scale of the official maps of the State Plan,
are accurate to within 45 feet. These lines are
not explicitly correlated with or based on
property lines, zoning lines or political
boundaries.

Applying the Statewide Policies through
the State Plan Policy Map will achieve the
goals of the State Planning Act.

PLANNING AREAS

Geographic Framework for
Livable Communities

The State Plan promotes the strategic
application of investment and regulatory policy
to repair and maintain infrastructure in
developed areas, to reestablish adequate levels
of service in over-burdened communities and
to protect the agricultural, natural and cultural
resources of the state. The State Plan’s
Statewide Policies are applied to the natural
and built resources of the state through the
designation of five Planning Areas. These
Planning Areas reflect distinct geographic and
economic units within the state and serve as
an organizing framework for application of the
Statewide Policies of the State Plan.

Planning Areas do not necessarily
coincide with municipal or county boundaries,
but define geographic areas that are suitable
for common application of public policy.

The State Plan anticipates continued
growth throughout New Jersey in all Planning
Areas.The character, location and magnitude
of this growth vary among Planning Areas
according to the specific character of the area.

The State Plan Policy Map uses the
Environmentally Sensitive Planning Area as the
primary means of protecting and managing the
larger areas of natural resources of New
Jersey. Because it recognizes that there are

Planning Areas

o Metropolitan Planning Area: PA |
Provide for much of the state’s future
redevelopment; revitalize cities and towns;
promote growth in compact forms; stabilize
older suburbs; redesign areas of sprawl; and
protect the character of existing stable
communities.

e Suburban Planning Area: PA2
Provide for much of the state’s future
development; promote growth in Centers
and other compact forms; protect the
character of existing stable communities;
protect natural resources; redesign areas of
sprawl; reverse the current trend toward
further sprawl; and revitalize cities and
towns.

e Fringe Planning Area: PA3
Accommodate growth in Centers; protect
the Environs primarily as open lands;
revitalize cities and towns; protect the
character of existing stable communities;
protect natural resources; provide a buffer
between more developed Metropolitan and
Suburban Planning Areas and less developed
Rural and Environmentally Sensitive Planning
Areas; and confine programmed sewers and
public water services to Centers.

© Rural Planning Area: PA4, and the
Rural/Environmentally Sensitive
Planning Area: PA4B
Maintain the Environs as large contiguous
areas of farmland and other lands; revitalize
cities and towns; accommodate growth in
Centers; promote a viable agricultural
industry; protect the character of existing
stable communities; and confine programmed
sewers and public water services to Centers.

o Environmentally Sensitive Planning
Area: PA5, and the Environmentally
Sensitive/Barrier Islands Planning Area:
PA5B
Protect environmental resources through
the protection of large contiguous areas of
land; accommodate growth in Centers;
protect the character of existing stable
communities; confine programmed sewers
and public water services to Centers; and
revitalize cities and towns.
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important natural resources found in other Planning Areas, the State Plan recommends the
designation of particular resources as Critical Environmental Sites or Historic and Cultural Sites
through the Cross-acceptance and municipal and county master planning processes. Designation as
a Critical Environmental Site, in addition to appropriate Statewide Policies, applies the Intent and
applicable Policy Objectives of the Environmentally Sensitive Planning Area to these resources.
Designation as a Historic and Cultural Site applies appropriate applicable Statewide Policies to
these resources.

Each Planning Area has Policy Objectives that guide growth in the context of its unique
qualities and conditions. These Policy Objectives are intended to guide state, county and municipal
planning in general and, specifically, to establish a regional system of Centers (with Cores and
Neighborhoods) and Nodes to promote growth in Metropolitan and Suburban Planning Areas;
guide the location and size of Centers to accommodate growth in Fringe, Rural and
Environmentally Sensitive Planning Areas; and provide management for the Environs.The Policy
Objectives also shape and define the application of the Statewide Policies in each Planning Area.

Many infrastructure systems in Metropolitan Planning Areas have already been extended into
Suburban Planning Areas, and where they have not been extended, localized infrastructure systems
have been developed. Infrastructure systems should be extended into Fringe Planning Areas when
they are cost-efficient to serve a Center-based pattern of growth.

In the Fringe, Rural and Environmentally Sensitive Planning Areas, the Center is the area within
which infrastructure services are planned and provided to contain the level of projected growth.
The Center Boundaries define the limits of the Center’s growth based on a planning horizon of the
Year 2020. Communities are also encouraged to develop strategies, including land banking, to
provide a reserve for growth that will occur after the Year 2020.

Metropolitan Planning Area (PAI)

General Description

This Planning Area includes a variety of communities that range from large Urban Centers such as
Newark, to 19th century towns shaped by commuter rail and post-war suburbs, such as Englewood
and Cherry Hill. As the name implies, the communities in this Planning Area often have strong ties
to, or are influenced by, major metropolitan centers—the New York/Newark/Jersey City
metropolitan region in the northeastern counties (roughly within the 1-287 beltway); the
Philadelphia/Camden/Trenton metropolitan region

along the lower Delaware River (roughly within the The investment in passenger rail service in

[-295 beltway); and on a smaller scale, the the Metropolitan Planning Area is

Easton/Phillipsburg metropolitan region along |-78. represented by over |30 stations on:

This Planning Area can also be found among the -
e || heavy rail lines

older shore towns of Monmouth County, Atlantic . o
® two rapid transit lines

County, along the Delaware River in Salem County, - o i ) Tines

and in the Bridgeton and Vineland-Millville areas in .
® one subway line
Cumberland County.
Over the years, both the public and private
sectors have made enormous investments in building and maintaining a wide range of facilities and

services to support these communities. The massive public investment is reflected in thousands of

State Plan Policy Map 187



miles of streets, trade schools and colleges, libraries, theaters, office buildings, parks and plazas,
transit terminals and airports. Most of these communities are fully developed, or almost fully
developed, with little vacant land available for new development. Much of the change in land uses,
therefore, will take the form of redevelopment.

The communities in this Planning Area form a part of the The proximity of

municipal boundaries in
this Planning Area is
illustrated by Bloomfield
Avenue (Essex County
Route 506) which runs
I'l miles from Newark to

metropolitan mass where municipal boundaries tend to blur. The
nature of this settlement pattern can undermine efforts to address a
host of functional problems on a municipal basis. It is increasingly
impractical, for instance, to manage traffic congestion, solid waste
disposal and air and water pollution locally. These and other
concerns spill over from one municipality to the next, requiring a

regional perspective on potential solutions. Fairfield. Over the course

of those || miles, the
traveler passes through
10 separate
municipalities.

These communities have many things in common: mature
settlement patterns resulting in a diminished supply of vacant land;
infrastructure systems that generally are beyond or approaching their
reasonable life expectancy; the need to rehabilitate housing to meet
ever changing market standards; the recognition that redevelopment
is, or will be in the not-too-distant future, the predominant form of
growth; and a growing realization of the need to regionalize an increasing number of services and
systems in light of growing fiscal constraints. In addition, the wide and often affordable choice of
housing in proximity to New York and Philadelphia has attracted significant immigration, resulting in
noticeable changes in demographic characteristics

over time. .
Metropolitan

Planning Area

The Metropolitan Planning Area includes many

communities that could be categorized as cities, SUSSEX

towns or villages in the classical sense. However, over
time the Metropolitan Planning Area has evolved into
a close-knit, compact settlement pattern where
communities stand shoulder to shoulder.The most
distinctive Center forms in the Metropolitan Planning
Area are Urban and Regional Centers and Towns.
Urban Centers are the larger cities that historically,
and to some degree still, provide a focus for the
region’s economy, transportation system and
governmental functions.The State Planning
Commission designated the following municipalities as
Urban Centers in 1992: Atlantic City, Camden,
Elizabeth, Jersey City, New Brunswick, Newark,
Paterson and Trenton. Many communities in this
Planning Area contain a mixed-use Core that provides
regional commerecial, institutional, cultural and
transportation opportunities. Examples include
Westfield, Montclair, Haddonfield, Red Bank and
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Hackensack.The
Metropolitan
Planning Area also
contains numerous
distinctive
neighborhoods,
main streets and
downtowns that
supply a range of
housing
opportunities and
everyday
commercial needs.

Areas such as
Routes 4 and |7
in Paramus, the

Liberty Harbor North is a new urbanist project in Jersey City. Good design can
accommodate high-density development with amenities that people want—parks, plazas,
Edison, or the stores, convenient parking, schools and such—all within easy walking distance.

Cherry Hill Mall

area along Route 38, constitute a very different development pattern than that found in Urban and

Raritan Center in

Regional Centers and Towns, yet contain concentrations—or Nodes—of employment and
economic activity. These conglomerations of office and warehouse parks, manufacturing districts,
regional malls and power centers, retail strips, and medical and institutional complexes are often
economically successful, market-driven, dynamic and capable of evolving into new forms, as
exemplified by current trends in “big box” retail and entertainment. They are often suburban in

intensity, layout and automobile orientation; are located apart from the traditional town Cores and
city downtowns; and tend to be located in larger municipalities such as Woodbridge, Wayne, Cherry
Hill, Parsippany-Troy Hills and other Metropolitan Planning Area communities that have largely
developed since World War Il.

The Metropolitan Planning Area contains large tracts of open space, often in the form of
county and state parks and preserves,

significant natural areas, and extensive
Metropolitan Planning Area (PAI)
840,276 Acres (17.5% of New Jersey)

77,622 Acres (9.2%)

waterfronts. However, this Planning Area does
not generally have Environs in the form of

open land separating communities and
. ) 46,254 Acres (5.5%)
protecting natural and agricultural resources.

In most instances, the large tracts of

contiguous farmland, forest and 104,861 Acres

(12.5%)

environmentally sensitive lands in Fringe, Rural

611,539 Acres
(72.8%)

and Environmentally Sensitive Planning Areas
l:l Developed

function as the Environs of the Metropolitan [ Unerotecred &

Undeveloped

- Preserved
|:| Unsuitable

Planning Area, as do the Pinelands, the
Highlands areas of New Jersey and New York,
and other open space throughout the

tri-state area.
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Delineation Criteria

The following criteria are intended as a general guide for delineating the Metropolitan Planning
Area. Local conditions may require flexible application of the criteria to achieve the Policy
Obijectives of this Planning Area:

|. Density of more than 1,000 people per square mile.

2. Existing public water and sewer systems, or physical accessibility to those systems, and
access to public transit systems.

3. Land area greater than one square mile.
4. A population of not less than 25,000 people.

5. Areas that are totally surrounded by land areas that meet the criteria of a Metropolitan
Planning Area, are geographically interrelated with the Metropolitan Planning Area and meet
the intent of this Planning Area.

Intent

In the Metropolitan Planning Area, the State Plan’s intention is to:
provide for much of the state’s future redevelopment;
revitalize cities and towns;

promote growth in compact forms;

stabilize older suburbs;

redesign areas of sprawl; and

protect the character of existing stable communities.

These goals will be met by strategies to upgrade or replace aging infrastructure; retain and
expand employment opportunities; upgrade and expand housing to attract a balanced residential

population; restore or stabilize a threatened environmental base through brownfields
redevelopment and metropolitan park and greenway enhancement; and manage traffic effectively
and create greater opportunities for public transportation connections within the Metropolitan
Planning Area and between the Metropolitan Planning Area, suburban employment centers, and the
Philadelphia and New York areas.

The Metropolitan Planning Areas of New Jersey are envisioned as cooperative, sustainable
regions comprised of a cohesive system of vibrant Urban Centers that serve as employment,
governmental, cultural and transportation anchors; distinctive Regional Centers, and redesigned
Nodes that provide a mixture of well defined functions and services; classic “Main Street” towns for
local and regional commerce; and safe, quality residential neighborhoods throughout. The entire
system is linked by transportation services (which include such new additions as light rail lines, public
shuttle services and bicycle/pedestrian paths) and greenways that provide easy access to
employment, recreation, schools, cultural activities, commerce, and social and governmental services.

In order to create, support and maintain this system, development and redevelopment
activities will need to be consistent with the traditional urban fabric—intensities sufficient to
support transit, a range of uses broad enough to encourage activity beyond the traditional workday,
efficient use of infrastructure, and physical design features that enhance public safety, encourage
pedestrian activity and reduce dependency on the automobile.These principles are most easily
applied in traditional town or city centers but are also applicable to redesigning areas of sprawl as
opportunities for redevelopment occur.
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The relatively unbroken pattern of development in the Metropolitan Planning Area makes
Center Boundaries, as a tool for delineating growth areas or protecting resources or
neighborhoods, less useful than creating comprehensive and strategic local, corridor or regional
plans. Municipalities should work with each other and their counties to delineate specific areas for
redevelopment, retrofitting, rehabilitation or revitalization where growth is expected or desired.
Center Boundaries may be drawn when they can be shown to serve a clear purpose.

Policy Objectives

The following set of Policy Objectives should be used to guide the application of the State Plan’s
Statewide Policies in the Metropolitan Planning Area; the criteria for designation of any existing or
new Centers appropriate in this Planning Area; the optional delineation of Center Boundaries
around Centers; and local and state agency planning.

|. Land Use: Promote redevelopment and development in Cores and neighborhoods of
Centers and in Nodes that have been identified through cooperative regional planning
efforts. Promote diversification of land uses, including housing where appropriate, in single-
use developments and enhance their linkages to the rest of the community. Ensure efficient
and beneficial utilization of scarce land resources throughout the Planning Area to
strengthen its existing diversified and compact nature.

2. Housing: Provide a full range of housing choices through redevelopment, new
construction, rehabilitation, adaptive reuse of nonresidential buildings, and the introduction
of new housing into appropriate nonresidential settings. Preserve the existing housing stock
through maintenance, rehabilitation and flexible regulation.

3. Economic Development: Promote economic development by encouraging strategic land
assembly, site preparation and infill development, public/private partnerships and
infrastructure improvements that support an identified role for the community within the
regional marketplace. Encourage job training and other incentives to retain and attract
businesses. Encourage private sector investment through supportive government
regulations, policies and programs, including tax policies and expedited review of proposals
that support appropriate redevelopment.

4. Transportation: Maintain and enhance a transportation system that capitalizes on high-
density settlement patterns by encouraging the use of public transit systems, walking and
alternative modes of transportation to reduce automobile dependency, link Centers and
Nodes, and create opportunities for transit oriented redevelopment. Facilitate efficient
goods movement through strategic investments and intermodal linkages. Preserve and
stabilize general aviation airports and, where appropriate, encourage community economic
development and promote complementary uses for airport property such as business
centers.

5. Natural Resource Conservation: Reclaim environmentally damaged sites and mitigate
future negative impacts, particularly to waterfronts, scenic vistas, wildlife habitats and to
Critical Environmental Sites, and Historic and Cultural Sites. Give special emphasis to
improving air quality. Use open space to reinforce neighborhood and community identity,
and protect natural linear systems, including regional systems that link to other Planning
Areas.

6. Agriculture: Use development and redevelopment opportunities wherever appropriate
and economically feasible, to meet the needs of the agricultural industry for intensive
agricultural production, packaging and processing, value-added operations, marketing,
exporting and other shipping. Provide opportunities for farms, greenhouses, farmers
markets and community gardens.

State Plan Policy Map 191



7. Recreation: Provide maximum active and passive recreational opportunities and facilities
at the neighborhood, local and regional levels by concentrating on the maintenance and
rehabilitation of existing parks and open space while expanding and linking the system
through redevelopment and reclamation projects.

8. Redevelopment: Encourage redevelopment at intensities sufficient to support transit, a
broad range of uses and efficient use of infrastructure. Promote design that enhances
public safety, encourages pedestrian activity and reduces dependency on the automobile.

9. Historic Preservation: Encourage the preservation and adaptive reuse of historic or
significant buildings, Historic and Cultural Sites, neighborhoods and districts in ways that
will not compromise either the historic resource or the area’s ability to redevelop.
Coordinate historic preservation with tourism efforts.

10. Public Facilities and Services: Complete, repair or replace existing infrastructure
systems to eliminate deficiencies and provide capacity for sustainable development and
redevelopment in the region. Encourage the concentration of public facilities and services
in Centers and Cores.

I'l. Intergovernmental Coordination: Regionalize as many public services as feasible and
economical to enhance the cost-effective delivery of those services. Establish multi-
jurisdictional policy and planning entities to guide the efforts of state, county and
municipal governments to ensure compatible and coordinated redevelopment.

Implementation Strategy
The Challenge

The Metropolitan Planning Area should be managed in a way that recognizes both the distinctive
character and cultural diversity of communities as well as their interrelationships. Effective public
policy in the Metropolitan Planning Areas will broaden

the focus to the multi-jurisdictional level to plan and Regional Strategic Plans, Urban
manage the interdependent and integrated systems Complex Strategic Revitalization Plans
found throughout the region. Creating or maintaining a and regional planning commissions are
high quality of life in the Metropolitan Planning Area will examples of ways to promote

depend upon our ability to govern in these areas coordinated planning, decision making
effectively. This can occur when cities and suburbs and implementation.

recognize their mutual inter-dependence and embrace

the need to think, plan and invest with the larger region

in mind. Municipalities should work with each other and their counties to delineate specific areas
for infill, redevelopment, retrofitting, rehabilitation or revitalization through comprehensive and
strategic local, corridor and regional plans.

Of particular concern in the Metropolitan Planning Area is the condition of the infrastructure
necessary to support a region that constitutes approximately two-thirds of New Jersey’s population
and jobs.While some components have been regularly upgraded and maintained, much of the
system is at best post-World War Il vintage, and in some cases turn-of-the century. Not only are
the bricks and mortar aging, but the design and orientation of the system is also often outdated.
For the most part, Metropolitan Planning Areas grew up around industrial-based central cities and
in the northeastern and southwestern parts of the state, with strong linkages to New York City and
Philadelphia. Although the central cities have lost some of their predominance over time, the
infrastructure systems, particularly transportation, have not always kept pace with the resulting
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dispersal of the economy throughout the Planning

Area. Nor has the system always kept pace with
the demands brought about by the shift to a
service and technology-based economy.

We are presented then, with the task of
efficiently maintaining, rehabilitating, modernizing,
and, at times, redirecting infrastructure to ensure
the quality of life and economic health of the
Planning Area into the 2Ist century. This will
require strategic capital planning and a
commitment to maintenance and rehabilitation at
all levels of government, and, where appropriate,
in partnership with the private sector.

The State Plan recognizes that Nodes play a
crucial role in the spatial economy of
Metropolitan Planning Area municipalities and
that this is likely to continue. Although less than
optimum from a land use and transportation
perspective, the way these areas function can be
improved incrementally over time through careful
planning at the local and regional level. The long-

term goals for these places are to progressively reduce automobile dependency, to diversify land
uses wherever possible, and in general to enhance linkages to the rest of the community.

The Response

Expanding Rail Service
in the Metropolitan
Planning Area

Opportunities for expanded rail service and
linkages in the Metropolitan Planning Area
include:

the restoration of service on the West
Shore, Northern Branch, N.Y. Susquehanna
and Western, and West Trenton lines;

light rail service between Newark and
Elizabeth;

an extension of the Newark Airport
monorail to the Northeast Corridor;

construction of the Montclair Connection;
the Hudson-Bergen Waterfront light rail;
the Secaucus Transfer;

the Camden—Trenton Light Rail Line; and
the Kearny Connection (Midtown Direct).

To achieve consistency with State Plan Goals, municipal, county, regional and state agencies should

implement Statewide Policies by undertaking the following activities, where appropriate:

e Strengthen or establish regional planning consortiums.
g [ g

e Perform a community build-out analysis to determine opportunities for and impacts of

future development under existing zoning.

@ I|dentify regional focal points for public and private investment.

e Inventory the condition and capacity of infrastructure components such as roads,
wastewater treatment facilities, water supply, and public buildings and parks, and prioritize

maintenance and rehabilitation projects.

e Develop strategic capital plans and budgets to reduce infrastructure backlogs and
adequately address ongoing maintenance and modernization.

® Integrate planning and implementation at all appropriate scales—the neighborhood,
municipality, county, corridor and region (including interstate linkages).

e Coordinate permitting and land use approval requirements that recognize the regional and
statewide interest in encouraging private investment in the Metropolitan Planning Area.

e |dentify strategies for linking the region internally and externally.

o I|dentify opportunities and prepare guidelines for retrofitting concentrations of commercial,

industrial and institutional land uses.

e Support needed improvements for downtown business communities by establishing
programs such as “Special Improvement Districts” in Centers.
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e Capitalize on the opportunities for redevelopment in Centers afforded by redevelopment
laws and brownfields redevelopment programs. Provide zoning for a diversity of uses and
residential densities consistent with the urban fabric to promote development and
redevelopment. Establish and maintain a publicly accessible inventory of sites recommended
for redevelopment.

e Develop a strategic acquisition plan for open space and farmland to support appropriate
design of development and redevelopment.

® Prepare and maintain Environmental Resource Inventories (ERIs) and incorporate ERI
information into master plans.

e Map and protect Critical Environmental Sites and Historic and Cultural Sites.

Suburban Planning Area (PA2)

General Description

Suburban Planning Area (PA2)

The Suburban Planning Area is generally 543,126 Acres (11.3% of New jersey)

located adjacent to the more densely

developed Metropolitan Planning Area, but can 86,721 Acres

be distinguished from it by a lack of high 23.214 Acres (16.0%)

227,271 Acres
(41.8%)

intensity Centers, by the availability of (5-4%)

developable land, and by a more dispersed and
fragmented pattern of predominantly low-

density development. Suburban Planning Areas [ Developed
l:l Unprotected &

205,920 Acres
(37.9%)

are or will be served by regional Undeveloped

infrastructure, except that, outside of Centers B Preserved

and major transportation corridors, there is [ Unsuitable

limited, if any, availability of alternative modes

of transportation to the automobile.

These areas have generally been

designated for growth in municipal The Suburban Planning Area is generally found in

master plans. As development suburban growth corridors located along state highways:

expands, these services will become portions of Route 80 in Morris County, portions of Route

increasingly available if planned 78 in Hunterdon and Somerset, portions of Route 287 in

properly. Somerset, suburban Route | (the Princeton corridor), the
The Suburban Planning Area New Jersey Turnpike in Middlesex and Mercer, the Garden

has about || percent of the state’s State Parkway in Monmouth and Ocean, |-295 in

population and employment. Nine Burlington and Gloucester, and the Atlantic City

active passenger rail stations—of the Expressway in Camden and Gloucester counties.

state’s total of 156 active stations—

serve it. Current development

patterns, outside of Centers, lack the compact settlement pattern of the older suburbs in the
Metropolitan Planning Area and are almost entirely dependent on the private automobile for
transportation. The pattern of scattered subdivisions and employment centers offers few if any focal
points for community interaction—the traditional “Main Streets” and town greens where

194 New Jersey State Development and Redevelopment Plan



community identity and civic life were fostered
through parades, outdoor concerts and the informal
social interaction of the Saturday morning errands.

In the low-density, automobile dependent pattern
of single-use enclaves prevalent in the Suburban
Planning Area, there are few links connecting
residential subdivisions, office and industrial parks,
distribution centers, big box retail, and multi-family
developments.While some of these individual pieces
may be attractive in themselves, with pleasant
landscaping and interesting architectural features, their
lack of integration does not create community.

The effect of local planning efforts has been to
isolate land uses from each other. Zoning
requirements, such as large setbacks or extensive
buffers, the location of stormwater detention facilities
and unnecessarily wide roads, create physical barriers
between land uses and activities. Current trends
continue to extend sprawl, focusing primarily on the
same single-use or limited use development products,
in response to developer and market demand and
local zoning requirements.

Although Suburban Planning Areas may, as they
build out, achieve densities characteristic of

Suburban
Planning Area

Metropolitan Planning Areas, if these trends continue they will remain fragmented. Because this

pattern of development is inefficient in terms of the cost of facilities and services, it pressures

property taxes up to pay for services that are more expensive than they should be.This pattern

also results in traffic congestion, since virtually every destination requires a vehicular trip, and in the

unavailability of affordable housing, limited open space and absence of community character and

sense of place.

Delineation Criteria

The following criteria are intended as a general guide for delineating the Suburban Planning Area.

Local conditions may require flexible application of the criteria to achieve the Policy Objectives of

this Planning Area.

|. Population density of less than 1,000 people per square mile.

2. Natural systems and infrastructure systems reasonably anticipated to be in place by 2020
that have the capacity to support development that meets the Policy Objectives of this
Planning Area. These systems include public water supply, sewage collection and treatment
facilities, stormwater, transportation, public schools and parks.

3. A land area contiguous to the Metropolitan Planning Area.

4. Land area greater than one square mile.
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Intent

In the Suburban Planning Area, the State Plan’s intention is to:

provide for much of the state’s future development;
promote growth in Centers and other compact forms;
protect the character of existing stable communities;
protect natural resources;

redesign areas of sprawl;

reverse the current trend toward further sprawl; and

revitalize cities and towns.

The existing inventory of undeveloped and underdeveloped land in the Suburban Planning
Area provides sufficient land area to absorb much of the market demand for development in the
state. While the less developed Fringe, Rural and Environmentally Sensitive Planning Areas can
provide for modest levels of additional
development, the Suburban Planning Area is a key

area for accommodating market forces and demand Centers in the Suburban

for development. In the 1990s, most of these areas P’ann,ng Area

have indeed been performing this function, without The Suburban Planning Area contains a
however adhering to the desired development wide variety of viable, traditional
pattern.The intent of the State Plan regarding the settlements which have been identified as
Suburban Planning Area is to reverse the current Centers: Hamlets, such as Conovertown,
trend towards further sprawl and to guide both Beasleys Point, Holmansville and North
redevelopment and new development into more Branch; Villages, such as Englishtown and
efficient and serviceable patterns. Many of the Rocky Hill; Towns, such as Clayton,
developed portions of the Suburban Planning Area Swedesboro, Pine Hill and Clinton; and
resemble Metropolitan Planning Areas developed Regional Centers such as Mount Holly and
since World War |, where it is difficult to “get from Lakewood. In addition, the State Planning
here to there,” whereas the pre-World War |l Commission has designated a Village
metropolitan areas—the compact, transit-supportive (Cranbury), a Town (Hightstown), and the
railroad suburbs and small towns—constitute more Princeton Regional Center, among others.

desirable physical models.

The Suburban Planning Area is unique in that
the availability of public infrastructure offers the opportunity to create a development pattern with
reasonable densities and physical continuity—with functional transportation linkages throughout
and existing and approved planned sewer systems while protecting the integrity of the area’s
natural systems.While much of the growth pattern may already be influenced by the placement of
major transportation facilities, sewer alignments, existing development and preliminary development
approvals, this Planning Area offers opportunities to expand infrastructure efficiently from
neighboring Metropolitan Planning Areas. Extending public services can, in turn, help create compact
Centers that support public transportation systems. Better integration between existing, dispersed
single-use activities and both existing and new Centers could vastly improve both the image and
the performance of this Planning Area.

“Retrofitting,” or redeveloping existing sprawl, admittedly a complex task, nevertheless
provides additional long-term opportunities to accommodate growth in more efficient and balanced
ways. Municipalities should carefully consider effective long-term strategies and incentives capable of
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facilitating the progressive conversion of these low-density, automobile-oriented areas to more
pedestrian-oriented and, where possible, mixed-use environments.

New development in the Suburban Planning Area should not promote additional sprawl. It
should focus on existing Centers before moving to greenfield sites. Internally oriented, mixed-use
Centers will ensure a higher quality of life and heightened community identity, while promoting
fiscal responsibility, efficient and effective infrastructure, reasonable-cost housing, reduced
congestion and balanced economic development.

Municipalities should work with each other and their c .

Passenger Rail Service
retrofitting, rehabilitation or revitalization where growth is in the Suburban
expected or desired. The relatively unbroken pattern of Planning Area
development in the Suburban Planning Area makes Center

counties to delineate specific areas for redevelopment,

Although only nine active

Boundaries, as a tool for delineating growth areas or . .
passenger rail stations serve the

rotecting resources or neighborhoods, less useful than
P i g . & 7 i Suburban Planning Area, new
creating comprehensive and strategic local, corridor or . .
. . passenger rail service is being
regional plans. Center Boundaries are encouraged to be

developed along the Trenton-
Camden line and studied on the

West Trenton line. If implemented

drawn where Centers can be delineated with distinct
Environs.

Although all Suburban Planning Areas are in, or will be .
. ) . ’ properly, passenger rail could play a
in, sewer service areas, Environs should be established to
separate Centers.When possible, Environs provide an edge

and identity to communities, either by parkland or

major role in bringing coherence
and structure to the Suburban

) . ) . Planning Area.
farmland, or by being partially developed with appropriate

low-density uses.The scale and location of the Environs
should not compromise the Planning Area’s capacity to absorb projected growth.

Where conditions do not favor new Centers, the physical layout of new single- or limited-use
development should nevertheless follow Center-like design principles, such as pedestrian scale,
interconnected street systems, and absence of physical barriers between uses and destinations (see
Statewide Design Policies). Better designed single- or limited-use areas will not bring to the
community the benefits derived from mixed-use areas, but they perform significantly better than
the area’s current standard and provide a physical framework which will make it easier, in the
future, to add complementary uses and activities and move closer to the mixed-use model.

Public policy should also focus on making public transportation a reality in suburban areas.
Several proposals have been made to provide new service, or to reactivate passenger rail service in
them. If coordinated appropriately with transit-supportive local land-use planning and design
policies, cost-effective transit service can provide the foundation necessary to revitalize existing
Cores or create new Cores for future Centers.

Policy Objectives

The following Policy Objectives should be used to guide the application of the State Plan’s
Statewide Policies in the Suburban Planning Area, the criteria for designation of any existing or new
Centers appropriate to this Planning Area, the encouraged delineation of Center Boundaries
around Centers, and local and state agency planning.
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I. Land Use: Guide development and redevelopment into more compact forms—Centers
and former single-use developments that have been retrofitted or restructured to
accommodate mixed-use development, redevelopment, services and cultural amenities. Plan
and zone for a wide range of land uses and users, in order to achieve more balanced
communities. Seek to better integrate different land uses, and remove or mitigate physical
barriers between them. Encourage densities capable of supporting transit. Preserve the
Environs as park land, farmland, or partially developed low-density uses without
compromising the Planning Area’s capacity to accommodate future growth.

2. Housing: Provide a full range of housing choices primarily in Centers at appropriate
densities to accommodate the area’s projected growth. Ensure that housing in general—and
in particular affordable, senior citizen, special needs and family housing—is developed with
maximum access to a full range of commercial, cultural, educational, recreational, health and
transportation services and facilities. Focus multi-family and higher-density, single-family
housing in Centers. Any housing in the Environs should be planned and located to maintain
the existing character.

3. Economic Development: Guide opportunities for economic development into Centers
or existing pedestrian- and transit-supportive single-use areas and target new jobs to these
locations.

4. Transportation: Maintain and enhance a transportation system that links Centers and
existing large single-use areas to each other, to Metropolitan Planning Areas and to major
highway and transit corridors. Emphasize the use of public transportation systems and
alternative modes of transportation where appropriate and feasible, and maximize
circulation and mobility options (including pedestrian and bicycle connections between
developments) throughout. Encourage significant redevelopment and intensification around
existing and planned rail stations along transit corridors and ferry stations along
waterfronts. Promote flexible (variable route) transit and support employer-operated
shuttle services. Preserve and stabilize general aviation airports and, where appropriate,
encourage community economic development, transportation intermodal hubs, and
complementary uses for airport property such as business centers.

5. Natural Resource Conservation: Conserve continuous natural systems, strategically
locate open space, and buffer Critical Environmental Sites. Use open space to reinforce
neighborhood and community identity, and protect natural linear systems, including regional
systems that link into other Planning Areas.

6. Agriculture: Guide development to ensure the continued viability of agriculture and the
retention of productive farmland in strategically located agricultural areas and in other
adjacent Planning Areas. Actively promote more intensive, new-crop agricultural
enterprises and meet the needs of agricultural industry for intensive packaging, processing,
value-added operations, marketing, exporting and other shipping through development and
redevelopment.

7. Recreation: Provide maximum active and passive recreational opportunities and facilities
at the neighborhood, local and regional levels, by concentrating on the maintenance and
rehabilitation of existing parks and open space, while expanding and linking the system
through redevelopment and reclamation projects. In the undeveloped portions of this
Planning Area, acquire and improve neighborhood and municipal parkland within Centers,
and regional park land and open space either in or within easy access of Centers.

8. Redevelopment: Encourage redevelopment efforts in existing Centers and single-use
areas which can be redeveloped into mixed-use areas, and areas within walking distance of
train stations or other major public transit facilities. Redevelop at transit-supportive
densities, while creating pedestrian-oriented environments. Take full advantage of the
opportunities available under the state’s redevelopment statutes to promote new Centers
and retrofit existing areas with mixed-uses and higher densities.
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9. Historic Preservation: Encourage the preservation and adaptive reuse of historic or
significant buildings, Historic and Cultural Sites, neighborhoods and districts in ways that
will not compromise either the historic resource or the area’s ability to develop or
redevelop. Coordinate historic preservation with tourism efforts.

10. Public Facilities and Services: Phase and program the extension of public facilities and
services to support development in Centers and ensure adequate levels of public and
private services. Encourage jurisdictions to locate all public and private community
facilities—schools, libraries, municipal buildings, government offices, post offices, civic,
cultural and religious facilities, fire stations, etc.—in Centers or in proximity to (within
walking distance of) Centers. Central facilities serving a wide population should be
located in or near Cores.

I'l. Intergovernmental Coordination: Establish regional approaches to the planning and
provision of facilities and services. Create public/public and public/private partnerships to
locate, facilitate, coordinate and implement new development and redevelopment in
Centers.

Implementation Strategy
The Challenge

The Suburban Planning Area, as the most rapidly developing part of New Jersey, should be managed
actively by its municipalities, counties, regional agencies, community groups and the state to avoid
additional haphazard development—and a continuation of the current trend towards sprawl—
without deterring growth. Such a proactive approach cannot be implemented without a
considerable investment in advance planning, both at the local and regional levels—such as
watershed planning or corridor planning—and a working consensus among diverse constituencies.

The Environs—which in Suburban Planning Areas are predominantly protected natural
systems and their buffers (such as riparian corridors and wetlands), selected prime farmland and
regional recreational areas to be preserved—require planning at the regional or sub-regional level
with assistance from the state. This involves coordinated action between various levels of

government, nonprofits and the private sector.

New growth should be promoted in Centers. Centers require active planning at the local
level, carried out by a variety of partnerships under municipal leadership. A Center-based approach
is a complex strategy which requires a full range of planning and design tools, used with consistency
and determination. Pro-active local planning, along with an engaged, innovative and entrepreneurial
private sector will be crucial to establishing a development pattern that achieves the Intent and
Policy Objectives for this Planning Area.

The Response

The first step to be taken at the local level should be a thorough and rigorous reassessment of the
municipal master plan and development regulations, to ascertain whether they promote, or even
allow, Center-based development, and to make any necessary modifications to these documents.

Another important step is to perform a community build-out analysis, not just to determine
how many housing units or how many square feet of commercial uses the community has
ultimately zoned for, but rather to take a realistic look at what the community will look like at build
out, how it will work, and whether this corresponds to the community’s vision. Communities
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wishing to implement Center-based growth strategies are encouraged to be pro-active in
determining the “look and feel” of future development, through the use of visioning techniques,
design guidelines, detailed regulating plans and a host of other tools and techniques.
To achieve consistency with State Plan Goals, municipal, county, regional and state agencies
should implement Statewide Policies by undertaking the following activities:
@ Identify on a regional basis a number of Centers sufficient to absorb a significant share of
the area’s growth.

o Perform a community build-out analysis to determine opportunities for and impacts of
future development under existing zoning.

e Zone those Centers for the densities needed to absorb growth.

® Protect the Environs through open space/farmland preservation and sewer service
restrictions.

® Use phasing to coordinate supply and demand for infrastructure and services.
e Expedite appropriately designed development in Centers.

e Support needed improvements for downtown business communities by establishing
programs such as “Special Improvement Districts” in Centers.

e Capitalize on the opportunities for redevelopment in Centers afforded by redevelopment
laws and brownfields redevelopment programs. Establish and maintain a publicly accessible
inventory of sites recommended for redevelopment.

® Prepare and maintain Environmental Resource Inventories (ERIs) and incorporate ERI
information into master plans.

® Map and protect Critical Environmental Sites and Historic and Cultural Sites.

In addition to standard zoning and capital budgeting approaches, local jurisdictions should
consider other planning tools such as capital plans, public land banking, density transfer mechanisms,
official maps, the circulation element of the municipal master plan, detailed regulating plans,
redevelopment statutes, acquisition of targeted open space and/or farmland and public/private and

public/public partnerships.

Fringe Planning Area 128,447 acren (275 of New Jorsey)

(PA3)

General Description

19,900 Acres
(15.8%)

6886 Acres 39,429 Acres

The Fringe Planning Area is a predominantly (5:4%) (30.7%)
rural landscape that is not prime agricultural

or environmentally sensitive land, with

scattered small communities and free-standing [ Developed 62,227 Acres
residential, commercial and industrial L] B:g;‘;;?;;‘:‘é& (48.1%)
development. Throughout the Fringe Planning Bl Preserved

Area are older communities, such as Mullica [ Unsuitable

Hill in Gloucester County and Millstone in

Somerset County. Some of these places have
become magnets for specialty shops, like Mullica Hill. Other communities such as Flemington serve
as the seat of county government.

There are few areas where large blocks of the Fringe Planning Area exist. They are mostly
found in Hunterdon County (Clinton, Raritan and Readington townships), Ocean County (Jackson
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and Lakewood townships), Cape May County (Dennis, Middle and Lower townships), Gloucester
County (Elk, Harrison, Logan and Woolwich townships) and Mercer County (Hopewell, Lawrence
and Princeton townships). In most cases, Fringe Planning Areas serve as a transition between
suburban and rural landscapes.
In the Fringe Planning Area
large investments in water and
sewer and local road networks
have not taken place. Circulation
is primarily provided by a state
and county maintained system
of highways supplemented by
locally maintained roads.
Investments in water and sewer
are mainly in existing or
proposed Centers, such as
Pennington in Mercer County.

Delineation
Criteria

Flemington

The following criteria are intended as a general guide for delineating the Fringe Planning Area. Local
conditions may require flexible application of the criteria to achieve the Policy Objectives of this
Planning Area.

|. Population density of less than ,000 people per square mile.

2. Generally lacking in major infrastructure investments:

a. The circulation system is mainly provided by state and county roadways with a major
emphasis on moving traffic through the area.

b. Some Centers are served by public water and sewer.
3. Land area greater than one square mile.

4. Does not include land that meets the criteria of Rural or Environmentally Sensitive Planning
Areas.

5. Area is adjacent to Metropolitan or Suburban Planning Areas.

Intent

In the Fringe Planning Area, the State Plan’s intention is to:
accommodate growth in Centers;

protect the Environs primarily as open lands;
revitalize cities and towns;

protect the character of existing stable communities;
protect natural resources;

provide a buffer between more developed Metropolitan and Suburban Planning Areas and
less developed Rural and Environmentally Sensitive Planning Areas; and

e confine programmed sewers and public water services to Centers.
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Development within the Fringe Planning Area
should be concentrated in or adjacent to existing
Centers or in planned new Centers. The character,
location and magnitude of new development should be
based on the capacities of the natural and built systems
within the Center and its Environs. Centers should serve
as receiving areas for density transfers. In Centers, water
and wastewater systems may be extensions of systems
from Metropolitan or Suburban Planning Areas. If not
they should be designed and planned to connect to
those systems in the future or should be small treatment
systems managed by qualified public or private entities.
Infrastructure should be provided in Centers by the
private sector, except where joint public/private
investment would benefit the public interest.

In the Environs, the landscape should contain
limited free-standing residential, commercial and
industrial development, including activities that may be
required to meet the needs of the region and which
cannot meet acceptable performance standards for
Centers. All such development should be designed to
enhance the character of the area by preserving open
land, retaining scenic vistas and maintaining natural
systems. The Environs should be protected from
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unchecked and piecemeal residential and commercial development.

Without an affirmative effort to manage growth carefully in the Fringe Planning Area,

development will most likely continue in a dispersed and inefficient pattern, making the future

provision of public facilities and services very expensive. In addition, uncontrolled development in

these areas will exacerbate conflicts with agricultural and environmental resources. More compact,

deliberately designed community patterns can reduce land conflicts and encourage the preservation

of rural character. A well-planned and managed Fringe Planning Area may be an effective buffer

between more intensely developed urban and suburban areas and the agricultural and

environmentally sensitive lands. As a transition area, it is likely to accommodate a greater intensity

of development than the Rural and Environmentally Sensitive Planning Areas and less than the

Metropolitan and Suburban Planning Areas.

Policy Objectives

The following Policy Objectives should be used to guide the application of the State Plan’s

Statewide Policies in the Fringe Planning Area, the criteria for designation of existing or new

Centers, the policies for delineating Center Boun