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—In trodu ction 

Growing ? in the Garden State! 

NEW JERSEY, THE "GARDEN STATE", HAS LOST 40% OF ITS 
farmland to development in the last twenty years - with virtually 
no growth in population. This sprawling spread of buildings 
and highways is creating traffic congestion, is greatly increas-
ing local municipal costs, is damaging to the state's environ-
ment, and is socially isolating and separating as it destroys 
existing communities without creating new ones. The Office of 
State Planning has a vision for New Jersey that is more eco-
nomical, more humane, more efficient, and more respectful of 
the environment than this pattern; it is vividly expressed in 
'Communities of Place", The State Development and Redevel-
opment Plan. This vision calls for the creation and preservation 
of real communities. As a part of establishing and preserving 
compact communities, it also calls for the preservation of the 
state's farmlands and open spaces. New Jersey has many 
great towns and villages, and it is certainly the source of the 
some of the finest fruits and vegetables grown in this county. A 
vision which protects these places and resources is worth all the 
effort it takes to assure its realization. 

Gloucester County sits astride areas of spreading growth and 
the large open farmlands of southern New Jersey, encompass-
ing the problems and opportunities that the state faces regard-
ing the intelligent use of its land and resources, and therefore is 
an appropriate location for the application of the goals of 
"Communities of Place". As a result, the County and the State 
asked Woolwich Township, which is a farming area that sits 
near the western edge of the County, to join with them in 
preparing a plan to guide land use decisions in rural areas 
faced with the opportunities and dilemmas of new develop-
ment. 

Woolwich Township has a population of about 1400 people, 
many of whom are farmers. It surrounds Swedesboro, which 
has an active, shopping core, but which is politically a sepa-
rate borough. It includes Exit 2 of the New Jersey Turnpike and 
three points of access from 1-295, and is only ten minutes from 
1-95 across the Commodore Barry Bridge. As a result, it is only 
35 minutes from downtown Philadelphia, 20 minutes from the 
airport, and 30 minutes from Cherry Hill, and thus has aston-
ishing connections not only to the region, but also to the 
nation. It adjoins Pureland, a flourishing 3,000 acre industrial 
office park in Logan Township. During the age of explosive 
suburban expansion, Woolwich was the site for a large 
planned (and not built) community that was to be similar in 
character, size, and population to Columbia, Maryland. These 
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facts readily lead to the assumption that some amount - in-
deed, perhaps a significant amount - of development growth 
will take place here in the near future. Therefore the challenge: 
how to preserve the farms and open spaces, while at the same 
time accepting the growth that wishes to be here and that may 
be the farmer's only method of realizing the full value of their 
land? 

In answering that question, this report takes two steps: it 
analyzes and identifies specific recommendations for 
Woolwich (The WOOLWICH WORKBOOK); it also estab-
lishes action precedents that can be used elsewhere in the 
County and the State (The HANDBOOK for planning in the 
ENVIRONS of a center). 

A GREAT AAAJORITY OF THE FARMERS OF WOOLWICH 
Township made it very clear that they wish to sell their farms, 
and to get out of fanning; in addition, their children have 
already chosen other jobs and professions, and therefore 
choose not to carry on their parents' work. At the same time, 
they are proud of themselves as farmers and of their land, and 
do not wish their farms to disappear under the bulldozers of 
development. 

As a first step, it was observed that the Master Plan and Zoning 
Ordinances of the township currently identifies three major 
areas of differing land use types: the first, and largest, is a 
large-lot single family residential lot area, which this report 
defines as the "Environs" of a developing center; the second is 
the "Center" area itself, which is currently owned by one large 
developer and in which is permitted a complete variety of 
housing types as well as retail; and the third includes all the 
industrial/retail (or non-residential) uses along the major east-
west Route 322 "Corridor". 

Because the farmers own nearly all of the "Environs" area, and 
because they have these apparently conflicting expectations, a 
summary market evaluation was made which concluded that 
the township could grow to almost 13,000 people (about ten 
times its current population) in the next 25 years. It also con-
cluded that the township could also see the addition of as much 
as 3 million square feet of non-residential space, such as 
Pureland-type industry, offices, retail, and various kinds of 
educational and other institutions. In addition, the residential 
market was identified as including a rather wide variety of 
family types and therefore of dwelling types; this variation 
would affect both dwelling size and cost. This fact contradicted 
the existing township zoning code for the "Environs", which 
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requires one and one-and-a-half acre minimum lot sizes in 
virtually all of the developable farmland - a requirement which 
limits the farmers' selling ability to only the top 20% of the 
economic market. The market analysis also suggests that the 
area's long term share of regional growth is more modest than 
the projections that guided the initial planning for Beckett New 
Town; or the capacity anticipated by the current zoning ordi-
nances; or the preliminary analysis presented in the prelimi-
nary Regional Center Designation Report. 

Summary Findings, Recommendations 

A Rural Development Overlay 

Development Compacts 

GIVEN THESE CONDITIONS, THE FOLLOWING 
recommendations have been made to Woolwich Township for 
actions regarding their Zoning Code, Master Plan, and 
Subdivision Ordinances: 

A "Rural Development Overlay" should be created which 
builds on the current zoning code. This Overlay would permit 
residential development on smaller lots, in the compact form of 
Villages and Hamlets, and would give a 15% to 30% bonus of 
additional building lots (above that permitted under the current 
code) to the developer who builds in this way. It would also 
permit a wider mix of uses so that neighborhood retail could 
be included within these small communities. The results of this 
pattern of development are that the farmers have increased 
opportunities to sell, developers have more options, real 
communities are created, and almost three fourths of the 
farmland and other open spaces will be preserved. The incen-
tives provided within the RDO may also be quite attractive to 
developers of existing, approved subdivisions that are not yet 
built out. 

To further permit this type of development, it should be made 
possible for groups of neighboring farmers to create real estate 
consortiums, or development compacts, to share the develop-
ment capacities of their individual farms (by sharing what can 
be identified as "density credits"), and therefore to deal with 
larger developers who wish to build larger villages with a 
wider mix of housing types and retail opportunities. 

In order to assure that these developments meet the objectives of 
creating communities and preserve farmland, the zoning and 
other ordinances should include design and planning criteria 
that regulate and give guidance to the relationship between 
one building and the next, between a building and the street, 
between one use and the next in a mixed-use community, and 
between the pedestrian and the automobile (or, the sidewalk 
and the street).   
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Circulation Plan 

Open Spaces 

Wastewater 
Treatment 

Places Task Force 

Because this pattern of growth can also have a positive effect 
on traffic in the township, a Circulation Plan which identifies 
the differences between road types and the accessibility to 
each type should be established. Under such a plan, for 
instance, a Village or Hamlet would require far fewer access 
roads and curb cuts to the surrounding rural roads, a great 
change from the current pattern of multiple individual drive-
ways. 

A wider variety of open spaces will be created in this type of 
development. As a result, they should be planned to be coordi-
nated into one integrated system, where some are directly 
linked for recreational purposes, others protect the environ-
ment, and still others are part of the visual character of the 
township. In this plan, the wetlands and forests, the recre-
ational lands, the village greens, the road side scenic ease-
ments, the farm edge buffers, and the farms themselves must all 
be thought of as part of one larger system. 

Compact communities require different waste water treatment 
systems than single homes on large lots. As a result, coordina-
tion must take place between the township and the county 
regarding approvals for, and regulation of, package treatment 
plants, common drain fields, and sewers. In order for the 
proper regulatory structure to be assembled in concert with 
County, Township, and municipal utility authority preparations 
the NJDEP and the NJOSP should draft special pilot legislation 
to be adopted as soon as possible. 

Finally, in order to move this process forward, and in order to 
assist the formers in their intention to realize the value of their 
land by selling, a Places Task Force should be formed to work 
with the state and the county to obtain all the permits (espe-
cially for waste water treatment systems), to deal with regula-
tions that could stand in the way of these developments, and to 
open doors for public funding sources. This Task Force, as an 
advisory body to the township government, can also assist in 
seeking the interest of sophisticated developers, in the forma-
tion of development compacts among landowners, and -
perhaps most importantly - to work to have a project actually 
built, as a demonstration of the real possibility of this plan 
happening. 

ALTHOUGH THE ENVIRONS IS THE PRIMARY FOCUS OF 
THIS REPORT, IT must also be recognized that it is only part of 
the township, and that it must be seen as integral with the 
Center which has been already identified and with the Rte. 

County of Gloucester, New Jersey 



...Su m ma ry   Findings 

Center Recommendations 

Corridor Recommendations 

322 Corridor. Therefore it is recommended that the township 
fake these actions regarding those two areas, also: 

The boundaries of the Center have been established. What 
remains is to establish more detailed zoning criteria that will 
help assure that a single compact walkable community, with 
appropriately located retail and institutional uses, is created 
out of the several separate developments that will occur there. In 
addition, studies must take place which recommend appro-
priate new access roadways, since the area is separated from 
Rte 322 and therefore has only the main street of Swedesboro 
and the interchange of 1-295 as its existing access. 

The Corridor area is currently zoned to house almost 35 million 
of non-residential construction; since that is so much more than 
could ever occur in this region of New Jersey, the zoning areas 
should be changed to permit residential development, which 
has a greater chance of occurring. The actual development 
area should be focused on a moderately narrow band along 
Rte 322, and should permit both residential and non-
residential uses to co-exist in real mixed-use developments. 
Site planning criteria should be established which guide this 
kind of development, and which is coordinated with the 
compact Hamlet/Village-type patterns of the Environs. The 
result will be greater opportunities for development to take 
place on the farmland, and yet will assure the preservation of a 
great majority of the farm areas themselves. The final step in 
making the Corridor be integral with the whole township is to 
have the state establish the highway as having open scenic 
landscaped (or farm) corridors on either side, that will 
essentially be part of the integrated open space system of the 
entire township. 

IN ORDER FOR THE LESSONS LEARNED FROM WOOLWICH 
Township to be applied elsewhere in the county and the state, 
as is the second major purpose of this report, seven general 
action topics have been identified. Each is based on the 
general principles required to create compact communities, 
manage the environs of those communities, and preserve 
agricultural lands as open space and as a viable economic 
activity. Each also includes a list of specific actions that must be 
taken to realize these goals: 

• Sustain the viability of agriculture, by establishing criteria for 
the contiguity of farmland and for creating new compact 
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right-to-farm ordinances, and by supporting the creation of a 
county equity insurance/mortgage program. 

Establish incentives for landowners and developers to build 
in a compact manner, through the use of a Rural Develop-
ment Overlay District, the application of density credits, and 
encouraging a mix of uses when appropriate and feasible. 

Define the nature of roads and street, by noting the important 
differences between rural roads, neighborhood streets, and 
arterial roads and highways, by establishing scenic 
easements along certain roads, by providing for other 
transportation types such as public buses, walking, and 
bicycling. 

Review and revise the local regulations, such as the Master 
Plan, the Zoning Code, and the Subdivision Regulations, to 
permit and encourage the construction of compact communi-
ties that have a mix of uses and residences, and to preserve 
farmland and other open spaces. 

Evaluate the various wastewater treatment options, and 
obtain approvals from state and local agencies to permit the 
community soil absorption drainfields and package treat-
ment plants that are necessary and economical in building 
small communiHes which have no direct sewer access and 
which cannot include individual septic systems. 

Define the open space network so that there are criteria for 
each individual development or preservation action to fallow 
as they include various open space areas and types. In 
addition to the farmland itself, the network will include 
farmland buffers, preserved wetlands and forests, public 
recreational areas and playing fields, village greens, and 
the scenic corridors along roads and highways. This task 
must also include the identification of funds and agencies far 
the creation and maintenance of the open spaces. 

Create a "Places Task Force", which is made up of local 
officials, county officials, and which has the necessary 
access to the various state funding and regulatory agencies. 
Its purpose is to assist the local government and landowners 
in making the proposed development patterns happen, by 
working to help obtain the approvals for the appropriate 
waste water treatment systems, by assisting the local govern-
ment in having [local, county, and state) regulations support 
communities, by identifying the nature of farmland buffers, 
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by the purchase of development rights, by the application of 
the development objectives, by helping attract sophisticated 
developers, and in general by getting the first demonstration 
project designed, built, and successfully marketed. 

IN ORDER TO Clearly EXPLAIN ALL THE CHARACTERISTICS of 
these recommendations, this report includes two chapters in 
addition to this Summary: the Handbook which details the 
actions that can be taken by other governments and munici-
palities, and a Workbook that covers all of the specific steps to 
be taken in Woolwich to realize the objectives of the State 
Plan, and at the same time fulfill the hopes of Woolwich 
residents, future home owners, and farmers. 
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E N V I R O N S  

Protect continuity of agricultural land 

Enable/encourage development of new compact, 
mixed-use communities by d revised zoning and 
award of density credits for appropriate projects 

Establish buffer at non-farm uses 

Farmland Preservation through voluntary 
purchase of land and development rights 

Protect farm markets wirfi broad definition in 
Right-to-Farm Ordinance 

Create equity insurance program to encourage 
young farmers to stay and expand operations 

Contiguity of Agrkultural Land 

The Zoning Code and the Rural 
Development Overlay Plan 

Establish buffer or 
"transition area" at non-farm uses 

It is essential that the contiguous acreage of land under 
cultivation (and adjacent open space) be no less than 400 
acres in any location. Subdivision and site plan regulations 
should include requirement for applicant to evaluate and map 
the impact of any proposed development on the contiguity of 
adjacent agricultural land. It may be that this requirement 
should be applied only in certain zoning districts where 
farming is prevalent. This should be indicated as a "rural 
development" zoning overlay in the municipality's Zoning 
Code. The "Rural Development Overlay Plan should be 
described in detail in the Land Use Element of the Municipal 
Master Plan.   /see... Work book section A.01] 

The Rural Development Overlay Plan should be described in 
the municipal Master Plan and supported by ordinance in the 
Zoning code. A specific area should be delineated as the 
Rural Development Overlay District. The zoning, land use and 
development regulations can be supportive of agriculture by 
encouraging new development that creates viable small 
communities. In part this will mean encouraging smaller 
residential lot sizes, narrower streets and smaller blocks than 
are typical in suburban residential projects. Land owners and 
developers in the Rural Development overlay District can build 
up to 30% more units than underlying zoning will allow and 
permanently reserve most of the property for agricultural 
production or recreation. The construction of new residences 
that are isolated on large lots should be discouraged. 
[see...Wort book section OA02J 

i 
Where roads, streams or existing hedgerows do no provide 
and effective buffer between land under cultivation and   
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sustain viability of agriculture. 

Farmland Preservation through pur-
chase of land and development rights 

Protect farm markets with broad defini-
tion in Right-to-Farm Ordinance 

Create equity insurance program to 
encourage young farmers to stay and 

expand operations 

and planned new development, a broad planted buffer (a 
suburban image) or more traditional rural landscape element 
might include a transition area with hedgerow/ a fence and 
native understory plants should be required as a condition of 
approval for any new subdivision that is adjacent to farm-
land. This will minimize the potential for conflicts, [see...Work 
book section A.03] i 
New Jersey's Purchase of Development Rights Program (PDR) 
has been responsible for the direct acquisition of thousands 
of acres throughout the state. However, because of limited 
funding and the high cost of land in New Jersey/ this volun-
tary program can have only a marginal impact on the 
annual conversion of land from agriculture. Since 1981 $77 
million has been expended and 22/000 acres have been 
permanently preserved. By way of comparison, it is esti-
mated that it would require $2.3 billion in 1990 dollars to 
acquire development rights on all of the state's remaining 
farmland, [see...Work book sections A.04&5] I 

The PDR program must be augmented by other actions to 
increase the economic viability of agriculture and to minimize 
conflict with other potential future land uses. New Jersey's 
Right-to-Farm Legislation and Municipality Right-to-Farm 
Ordinances is an essential tool to control additional burdens 
placed on formers by approaching suburbanization of nearby 
land. The township's ordinance should be amended to go 
beyond nuisance protection and to establish broad guidelines 
for direct marketing of farm-related commodities. This should 
also include criteria to establish a "bona fide relationship" 
between the farm's production and the products/ services and 
recreational events that the farmer wants to market, [see... 
Workbook section A. 06] I 
Another possibility that is currently being evaluated is the 
Equity Insurance Program. This would operate as follows: the 
state, county or municipality would establish an insurance 
program that would guarantee farmers payment of the 
current difference between the market value of their farmland 
and the value for agricultural use only. The difference would 
be paid: 1) when the farmer sells the land to another farmer, 
or 2) when the farmer dies, or 3) when the farmer retires, 
whichever comes first. The New Jersey Department of Agri-
culture has selected Gloucester County as a good case study 
where land values are currently low and where equity 
insurance/mortgage can go a long way in securing the land 
base. [see...Work book section A.07] 
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E N V I R O N S  
Revise zoning to create Rural Development 

Overlay District and to change ordinances so that 
area of use districts reflect market projections 

Incentives to encourage commercial development 
as part of residential development 

Award density credits for hamlet/village projects 

Impact fees and site plan submission criteria that 
make rural hamlet/village development more 

attractive than dispersed tract houses 

Encourage collaboration between landowners 
that create "development compacts", eligible for 

bonus density credits 

Zoning in the large-lot residential districts should be changed 
to encourage Hamlet and Village-type developments by 
application of new Rural Development Overlay provisions in 
the zoning code and subdivision ordinances. {see... Work book 
section B.01] 
i 
Each property owner would receive an allocation of Density 
Credits based on the build-out analysis yield of the underlying 
plus incentive bonuses of 15% to 30%. The property owner 
could use these Density Credits to develop his or her property 
exactly the same way as now allowed under current base 
zoning or the property owner could exercise several of the 
options open to him or her under this approach. [see...Work 
book section B.02] 

Hamlet and Village development must comply with Hamlet/ 
Village design requirements and must be served by commu-
nity water and sewer facilities. The implementation of these 
criteria hove the potential of discouraging hamlet and village 
development by encumbering the development process with 
procedural costs and delays. The permitting process that a 
landowner or developer must take to get a hamlet/village 
project started must be simple, and straightforward. 

Once the number of density credits is determined for a 
property, the process for transferring these credits should be a 
simple registration. The process for determining density 
credits must involve no additional expense. 

The Hamlet/Village Planned Development Site Plan 
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establish incentives for landowners 

Development Compacts 

application must be clear-cut with a timely review procedure. 
Guidelines must be easily understood by developers, so that 
initial submissions can be as complete as possible. Since 
Hamlet/Village projects will require sewer service and since 
much of this requirement is likely to be met through either 
community soil absorption or "package treatment" systems, 
the approval of these systems must be a streamlined process. 
This will require commitments from the Municipal Utilities 
Authority to manage these facilities, as well as the streamlin-
ing of state permitting process for these facilities when they 
support compact development in a hamlet or village pattern. 
The bonuses provided for hamlet and village development 
will be insufficient to encourage the desired pattern unless 
sewer approval procedures are also simplified. [see... Work 
book section B. 03] 

The Rural Development Overlay District will encourage 
cooperation among property owners to create an orderly 
and compact development program. This level of coopera-
tion will enable property owners to more easily attract 
developers with the capability of producing village develop-
ment patterns. Cooperation will be encouraged through 
development compacts. 

A Development Compact is a formal legal entity (partnership 
or corporation) voluntarily formed by adjacent landowners 
holding together a minimum of 115 density credits. Partici-
pating property owners would be able to transfer their 
density credits into the entity in exchange for proportionate 
ownership of the compact entity. These compacts will be 
encouraged through the allocation of a density credit bonus 
equal to 30% of the credits contributed by the participants. 

Development within a development compact area must occur 
in one or more villages; density credits held by a develop-
ment compact can only be used for village development 
within the compact area. Developers of these villages must 
secure density credits from the development compact. These 
developers must also purchase land from one or more 
owners on which to site the villages. [see...Work book section 
B.04] 

  

m | County of Gloucester, New Jersey 


