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As sprawl advances, landscapes are radically altered, woodlands are cleared, farms are
paved over, habitats are destroyed, and the fiscal impacts of sprawl are born by all
residents, regardless of their prosperity. For many, high housing costs and rising property
taxes prevent entry into a community. For seniors and others whose homes have long

been paid off, rising property taxes can drive away those who can no longer afford to live
there.

Hillsborough’s vision in this Master Plan Amendment is that the resource values that
abound throughout the less-developed portions of the community will be enduring. The
Planning Board envisions broad open spaces, wooded expanses, undisturbed stream
corridors and healthy ecological systems in the areas where they exist today. However,
the Planning Board also recognizes the rights of property owners to utilize their property,
and seeks to guide land use activities in a manner that is respectful of the environment
and conservative of valued land and water resources.

When resources are abundant, conservation sometimes appears optional. However, in the
evolving era of scare resources, communities are wise to err on the side of caution. New
Jersey’s disappearing landscape is valued for numerous reasons. Forests provide clean
air, enhance and protect the soil, and help to maintain water quality. Agricultural fields
yield not only bountiful produce close to populated markets, but also offer scenic
breathing space and peace of mind. The Sourland Mountain hosts a fragile ecosystem
with a delicate balance that can be easily disrupted. In short, this is a landscape of
integrity, which merits careful protection. The purpose of this Master Plan Amendment is
to protect irreplaceable resources of Hillsborough’s natural and cultural landscape, to
enhance the quality of life within the Township and the region and to plan in ways that
can sustain adequate resources for future generations.
























The Land Use Plan for the Agricultural and Mountain Districts

This Land Use Plan Element for the Agricultural and Mountain Districts in Hillsborough
Township is designed to implement the foregoing goals and objectives, in a manner
which respects and responds to the capabilities and limitations of the natural conditions -,
surface water and groundwater quantity and quality, agricultural use opportunities, soils,
steep slopes, woodlands, wetlands and flood prone areas. The Plan generally depicts the
proposed location, extent and intensity of development of land to be used in the future, as
shown on the amended AG and MZ Districts Map (Figure 1) and the Land Use District
Changes (Figure 19). The land use planning proposals become effective change agents
when implemented through the Land Use Regulations Ordinance.

This Land Use Plan Amendment represents the Hillsborough Township Planning Board’s
plan for the future disposition of land and the physical form of the Agricultural and
Mountain Districts. The plan reflects the findings of an analysis of potential build-out
under prevailing zoning, the Assessment of Infrastructure and the Environmental
Resource Inventory and Analysis of State Planning Policy Implications.

To a large extent, this Plan amendment maintains the long-standing policy orientation of
the prior Land Use Plan, but refines the orientation to better address evolving conditions
and concerns. It also provides a more detailed description of the goals, objectives and
intent of the Plan, and suggests new planning initiatives to achieve the Township’s
objectives.

In general, the residential densities in the Agricultural and Mountain Districts have been
modified to address the findings of the land use and natural resource background
information. Specifically, residential development potential has been reduced throughout
the Agricultural and Mountain districts.  These districts encompass most of
Hillsborough’s undeveloped countryside, which the State Development and
Redevelopment Plan characterizes as rural and environmentally sensitive. The SDRP
recommends an “environs” strategy designed to deter sprawl and protect natural
resources - identified goals of the State Plan. This policy approach responds to the
objectives of protecting groundwater and surface water quality, and better accomplishes
the goals of rural conservation, environmental protection, agricultural retention and
protection of the scenic attributes of Hillsborough Township.

Agricultural District

The existing Agricultural District in Hillsborough occupies 9,297.44 acres in
Hillsborough Township (approximately 26% of the total land area). Within that area
approximately 45% or 4,195 acres is in agricultural use.

The Agricultural District occurs in three segments. The easterly portion of the AG
district extends from Duke Farms, near Route 206 to Beekman Lane and along the South
Branch of the Raritan River to South Branch. The westerly segment extends from
Clawson Avenue to the Hunterdon County line, flanking Amwell Road, while the
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southerly portion of the Agricultural district extends from the Montgomery Township
line northward between East Mountain Road and the rail line.

An agricultural mosaic dotted with farmsteads, barns, stream corridors and small clusters
of houses typifies most of the district, where the critical mass of open land and cultivated
fields imparts a prevailing rural character. Over 80% of the Agricultural District consists
of highly productive farmland, including Prime farmland and Soils of Statewide or Local
Importance (over 80%).

Farmland Soils Agricultural Zone (Acres) | Percentage of Agricultural
Zone
Prime 3,833.70 41.2%
Local 2,103.58 22.6%
Statewide 1,531.07 16.5%
Non-Class 1,829.09 19.7%
Total 9,297.44

An analysis of the potential build-out of the Agricultural District indicates that if
development proceeded according to the 3-acre zoning standard, an additional 1,450

dwelling units could be constructed on the valuable farmland soils found in this portion
of Hillsborough.

Outside of the Agricultural District, there are approximately 4,600 acres in agricultural
use. A large portion of this land is found in the Corporate Development Zone (CDZ),
adjacent to the southern portion of the existing Agricultural District. The CDZ was
created in 1986 with the purpose of providing and promoting suitable corporate
development opportunities and promoting improved land use, which is compatible with
residential areas and existing and proposed transportation facilities. The major motivation
for establishing the CDZ was the proposed realignment of Route 206 through this large
agricultural area.

Little development has occurred in the CDZ zone since the adoption of the ordinance,
and the realignment of Route 206 is still in design. The majority of the area is farmland-
assessed and in active production between Willow Road and just beyond the easterly
frontage of existing Route 206. The area south of Hillsborough Road is not in the existing
sewer service area, but is in the planned sewer service area. This area, dominated by
prime farmland and statewide and locally important soils, may be appropriate for
inclusion in the agricultural district. The area to the east of the proposed Route 206 by-
pass and south of Hillsborough Road would help to provide a green belt of large

contiguous open lands surrounding the areas slated for development north and west of
this area.
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Benefits of Local Agriculture

Preserving and protecting farmland for the enterprise of farming offers many economic and
environmental benefits, not only to local communities but also to the region, the State, and
points beyond. These include:

e Protecting sources of food supply.

e Conserving energy by reducing travel distances between points of
origin and destination and bringing products closer to markets.

e Lowering the costs of food supply to local markets.

e Providing open space and aesthetic benefits, of particular benefit in
the most densely populated state in the nation.

e Providing habitat for wildlife.
e Reducing reliance on chemical fertilizer by retaining prime

agricultural soils for agricultural use, thereby reducing deleterious
impacts on surface and groundwater.

e Reducing air pollution through the contribution of oxygen from
photosynthesis.

e Replenishing aquifers through groundwater recharge with
appropriate management practices.

e Providing a variety of sources of recreation (hunting, cross-country
skiing, hiking, horseback riding, etc.).

e Maintaining and improving the quality of life and the visual
character of the region.

e Maintaining and enhancing the historical, rural economy and
character of the agricultural areas of the State.

Regulatory Incentives for Agricultural Business Opportunities

A series of regulatory incentives can help to promote continued agriculture in Hillsborough
Township. The following incentives can offer additional opportunities for farmers to make
money and/or to remove bureaucratic obstacles, which interfere with farm profitability.

- Simplify the process for farmers to obtain building and zoning permits
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Raritan Canal extending generally from intersection of Hillsborough Road to the
Borough of Millstone.

To reflect the proper use and jurisdiction of this area, the area is included within a Public
District.

Summary of Recommended Zoning Techniques
Conventional subdivision 15 acres/unit

Lot Averaging 15 acre/unit density
5-acre minimum lot area

Changes in the Agricultural and Mountain Districts will create a series of nonconforming
lots of less than twenty (20) acres and fifteen (15) acres respectively. It is intended that a
grandfather provision be added to the zoning ordinance that will allow development of
such undersized lots without an appeal to the Zoning Board, according to reasonable
standards for such lots. This will permit the construction of a new dwelling on any vacant
lot of less than the required acreage existing at the time of adoption of the Agricultural
and Mountain District amendments, or the expansion of the principal building or the
addition of permitted accessory structures on an existing developed lot.
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The Conservation Plan for the Agricultural and Mountain Districts
Introduction

The Municipal Land Use Law (NJSA 40:55D-1 et seq.) authorizes municipalities to plan
and zone to promote the general welfare of its community. The 15 purposes of the
MLUL (NJSA 40:55D-2) explain the State legislature’s rationale for the statutory
authorization for municipal land use planning and regulation. Eight of these purposes
highlight the importance of conserving natural resources and maintaining a clean healthy
environment.

1. The public health and safety (subsection “a™) bear a direct relationship to the use
and management of New Jersey’s land and water resources.

2. Securing safety from floods and other natural and manmade disasters (subsection
“b”) and providing adequate light, air and open space (subsection “c”) are
similarly directed at conserving natural resources.

3. “Preservation of the environment”, in part through planning for “appropriate
population densities and concentrations” (subsection “e”) is a key underpinning of
local land use policy. '

4. Providing sufficient space in appropriate locations for a variety of land uses is
intended, according to their respective environmental requirements, to meet the
needs of all New Jersey citizens” (subsection “g”).

5. The statute also seeks to promote the conservation of “open space, energy
resources and valuable natural resources in the State and to prevent urban sprawl
and degradation of the environment through improper use of land” (subsection

(t.j ‘)'J)-

6. The conservation of energy is cited in subsection “n” (“promote utilization of
renewable energy sources)” and subsection “o0” (“promote the maximum
practicable recovery and recycling of recyclable materials™).

Managing land use is an objective of New Jersey’s planning and zoning law, which is
supported by the related objectives of protecting the natural environment and preventing

its degradation.

In furtherance of these conservation objectives, the MLUL provides for preparation and
adoption of a Conservation Plan Element (NJSA 40:55D-28b.8.), which reads as follows:

“Conservation plan element, providing for the preservation, conservation
and utilization of natural resources, including, to the extent appropriate,
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of substantial masses of critical habitat areas, by limiting the aerial extent of development
and promoting conservation techniques targeted to these resources.

Carrying capacity is a planning technique used to establish the maximum population level of
a species based on the availability of natural resources. Carrying capacity had its genesis in
ecological studies, used to manage wildlife habitat rangeland for grazing. In the context of
land use planning, carrying capacity has been defined as the ability of natural and man-made
systems to support a level of population growth and ancillary development while
maintaining established standards of performance. When applied to regulating land use, an
assessment of carrying capacity is useful in establishing maximum densities or intensities of
development. However, sustainability requires that we provide a margin of safety, and not
plan for the maximum development that can currently be supported.

The policies and strategies of the Conservation Plan Amendment for the Agricultural and
Mountain districts seek to limit the impacts of development and retain the natural terrain and
features to the greatest extent practicable. This plan also promotes the restoration of natural
systems that have been degraded by past activities. As new regulatory tools or techniques
become available, they should be evaluated for their ability to promote the Conservation
Plan objectives and adopted where appropriate. Additionally, open space acquisition
priorities should be established to address the goals of the Conservation Plan.

Energy and Air Quality

Protection of the Township's air quality is largely dependent on regional, state, national,
and even international factors. Similarly, energy conservation and utilization is shaped
by a host of factors. However, local land use regulations determine future land use
patterns, which have a direct effect on air quality and energy use. Management
approaches that the Township can initiate to mitigate air pollution and promote energy
conservation include the following:

a. Promote alternative means of mobility by providing opportunities and
access for alternative transportation systems such as, bicycling, and
walking.

b. Adopt development regulations that provide for compact residential

neighborhoods and retain existing wooded areas and large contiguous
open land areas.

& Encourage energy conservation through subdivision design, building
design, building orientation, and the evaluation of microclimate conditions

such as solar access and wind direction.

d. Recommend landscaping standards that provide buildings with maximum
solar access, shading, and wind protection.
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e. Encourage the maximum recovery of recyclable materials and the use of
renewable energy sources.

f. Design bikeways, pedestrian walkways and other routes to maximize
opportunities for non-motorized travel in existing and new development.

Forest Resources and Native Vegetation

Woodlands and other native vegetation perform a series of important functions related to
the ecological balance Forests produce oxygen, giving them intrinsic value. They reduce
soil erosion and surface runoff and promote aquifer recharge, because of the high
moisture holding capacity of the forest soils and tree canopy. Forests provide habitats for
plant and animals and provide open space and recreation lands. They enhance the visual
character of scenic corridors, create a feeling of privacy and seclusion and reduce noise
impacts. And they affect local climatic conditions near or within their boundaries, such
as the cooling effect on trout streams. Woodlands and other native vegetation also
provide visual diversity in the terrain, enhancing the value of property. Removal of trees
and other vegetation can result in ecological, hydrological, and economic impacts.

The following approaches are recommended to preserve, protect and improve the forest
resources in the Township.

a. A woodland conservation program, including identification of the
floodplain, mesic and upland forest stands on the tract should be required
as part of any application for development.

b. Performance standards should be established limiting the extent of forest
removal, based on the quality of the forest type. Priority wooded areas for
preservation include unique forest types, woodlands adjacent to public
water supply tributaries, habitats critical for endangered and threatened
species, 100-year floodplains, wetlands, stream corridors, and slopes of
15% or greater.

18 Performance standards should encourage the preservation of habitat areas
that are as large and circular as possible, gradual and undulating at the
edges and connected by wildlife corridors wide enough to maintain
interior conditions (i.e. 300 or more).

d. Hedgerows and forest areas along traveled roadways and established
property boundaries should be retained and enhanced, where appropriate.

& Woodland areas along open space corridors should be preserved and
interconnections among existing woodlands should be promoted.
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a. Water quality best management practices should be adopted or refined, to protect

the quality of surface waters and promote maximum habitat values. These
include:

= Clustering development on the least porous soils, to promote infiltration

= Buffer strips and techniques to maximize overland flow, such as grassed
swales and filter strips

= Wet ponds (retention basins) and wetland or marsh creation

= Detain runoff using infiltration practices, including trenches, basins, drywells
and other structural solutions

b. Reductions in development densities and coverage can reduce the potential impact
to surface waters from non-point pollution.

Wetlands

Since the State and Federal governments regulate wetlands, the Township is preempted
from adopting conflicting regulations. However, management of protected wetlands and
transition areas remains an important issue, and site design decisions will affect wetlands
ecosystems.

a. A system to periodically monitor and enforce conservation easement
restrictions should be developed.

b. Permitted development should be arranged to avoid all significant
wetlands, and when road crossings are unavoidable, they should be located
at the point of minimum impact.

Scenic Resources

Scenic character is an important element in the general perception of the quality of life in
the Agricultural and Mountain districts. The protection of scenic vistas, particularly those
seen from public rights-of-way, will serve to maintain the area’s rural character. Since the
local development review process plays a primary role in shaping new land use patterns,
local review agencies are the appropriate administrative authority to encourage
conservation of scenic characteristics. The following activities are recommended:

a. Scenic roads and corridors should be identified and categorized in terms of the
scenic elements that contribute to their quality.

b. Design standards should be developed to guide the location and configuration of

development, in order to protect the various categories of attractive views,
including enclosed roadside views, extended roadside views, and distance views.
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Relationship to Land Use Plan

The Conservation Plan Amendment for the Agricultural and Mountain districts identifies
natural resource protection strategies, which support the Land Use Plan Amendment for
these areas. The resource management standards outlined in the Conservation Plan
Amendment will serve to shape the development permitted by the Land Use Plan
Amendment in a manner that will preserve and protect the district's natural resources. In
addition, the Conservation Plan Amendment for the Agricultural and Mountain is
intended to involve local agencies, other than the Planning Board, in a comprehensive
program to conserve critical resources.

Summary

The future face of the Agricultural and Mountain districts in Hillsborough Township will
be shaped, in large measure, by this Master Plan amendment. The open fields and
meadows, the calming influences of free flowing streams and rivers, and the beauty of
forested slopes are a legacy intended for future generations. Faithful adherence to the
policies outlined in this Conservation Plan Amendment, combined with a broad concept
of stewardship where all citizens contribute, will protect and enhance the special
character of the landscape, and the healthy ecology with which Hillsborough Township is
blessed.
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water quality. Another potential area of concern relates to agricultural operations near
steep slopes and stream courses. As mentioned, many of the steep slopes that occur
outside of the Mountain district are adjacent to streams and surface waters. In the
Agricultural district, agricultural operations include the grazing of animals and use of
pesticides and fertilizers. Where grazing occurs along steep stream banks, animals can
seriously degrade and destabilize these banks when seeking water. Animals accessing
streams through areas of steep banks can destroy vegetation while increasing erosion and
sedimentation and introducing manure directly into surface waters.

The Township currently regulates development on slopes greater than 12%, in part to
alleviate potential impacts to water quality from increased runoff and erosion. With the
occurrence of steep slopes along waterways in areas with agricultural operations, the
Township should explore stewardship programs for protecting water quality from
sedimentation and fertilizer and pesticide application. Rather than regulating agricultural
activities and requiring landowners to comply with requirements, the Township could
offer incentives to participate in voluntary programs provided in conjunction with
educational programming.

Wetlands

The Agricultural and Mountain districts together include 2,928.17 acres of wetlands.
This accounts for about 18% of their combined acreage. The types of wetlands found in
these districts are consistent with their agricultural and forested nature, described in detail
below and depicted on Figure 5.

The Agricultural district (9,297.44 acres) is largely agricultural in nature, with 14.7% of
the district covered by wetlands. Deciduous wooded wetlands are the type most
commonly found, comprising 5.7% of the total wetland acreage. Modified agricultural
wetlands are the second most common (3.4%). Herbaceous wetlands and deciduous
scrub/shrub wetlands each comprise 2%. None of the remaining wetland types depicted
on Figure 5 account for more than 0.5% of the wetland acreage respectively. The
greatest concentration of wetlands in the Agricultural district is located in the southern
part of the Township. These wetlands are primarily agricultural, deciduous scrub/shrub
and deciduous wooded wetlands and are headwaters to Pike Run.

The other major concentrations of wetland areas are found in the northeastern and
western portions of the Agricultural district, along the Neshanic and Raritan rivers. The
Neshanic flows into the Raritan in the western portion of the district, and most of the
deciduous wooded and deciduous scrub/shrub wetlands of the district are found here.
These wetlands form linear corridors, which run parallel to the Neshanic. The same is
true for the wetlands along the Raritan River, which forms the northern border of the
Agricultural district in the northern half of the Township. The wetlands along the Raritan
River are comprised of herbaceous and deciduous wooded wetlands. There are also a
large number of agricultural wetlands along the Raritan, reflecting the history of
agricultural use within the river corridor.

40












A Flood Hazard Study was completed for the Township in 1981, initiating their
participation in the Program. Hillsborough has implemented development regulations to
prohibit or limit development in the floodplain to reduce the risk of flood damage and
protect public safety.

FEMA strongly recommends that all persons within a special flood hazard area shown on
the Flood Insurance Rate Maps (FIRM) purchase flood insurance. They also recommend
that even those not directly in a flood hazard area purchase insurance, as flood damage
can occur outside the flood hazard areas as well.

The mapping of floodplains provided by FEMA carries a number of different
designations. The 100-year floodplain is delineated for most streams though some do not
have base flood elevations (BFE’s) determined, as indicated. Streams that do not have
BFE’s determined have not been subject to detailed hydraulic study to determine
potential flood extent, and water levels during the 100-year storm have not been
determined.

The South Branch of the Raritan River has an expansive 100-year floodplain, spanning
2,500” in some areas of the Township. The Neshanic River also has a broad 100-year
floodplain, as wide as 1,300’in places. The Millstone River, which forms the eastern
border of the Township, also has an expansive floodplain. Most of the land uses in the
floodplains of these larger rivers are agricultural in nature, as fertile alluvial soils are
typically located within the floodplain.

Many of the smaller streams in the Township also have a delineated 100-year floodplain,
including Cat Tail Brook, Rock Brook, Pike Run, Royce Brook, Dukes Brook and Ten
Mile Run. The smaller tributary streams that drain into larger rivers also have 500-year
floodplains indicated. With the exception of sections of Royce Brook and Pikes Run,
many of the smaller streams in the Township do not have base flood elevations
determined.

The FIRM mapping of the 100-year floodplain is an essential resource that identifies the
hazard of flood associated with these areas. Clearly the extent of the 100-year flood plain
imposes severe limitations on development and a sound policy is to prohibit development
throughout these mapped areas, as the Township generally tries to do.

Critical Habitat for Threatened and Endangered Species

The Department of Environmental Protection’s Endangered and Non-Game Species
Program (ENSP), along with the Center for Remote Sensing and Spatial Analysis
(CRSSA) at Rutgers University, undertook the New Jersey Landscape Project (NJLP) in
order to assess New Jersey’s ability to continue to support populations of threatened and
endangered species.  This scientific project categorized habitat suitable for or with
occurrences of species on the state and federal threatened and endangered lists. NJLP
data, which was released late in 2001, is being provided in the hope that governing
agencies will integrate it into proactive planning approaches. These could include local
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There are six soil associations present in the Agricultural and Mountain districts, each of
which are categorized based on the parent material from which they were formed. They
can be described as follows:

Soils formed mainly in glacial till or material weathered from granitic gneiss, diabase
or basalt — The nearly level to very steep soils that make up these associations are
dominantly gravelly, very stony, or rocky and are underlain by granitic gneiss, diabase, or
basalt bedrock. The depth to bedrock is mainly 4 or more feet. In some areas of the
steep and very steep soils, outcrops of bedrock are common. The soils of these
associations are on ridges and are mostly wooded.

Neshaminy-Mount Lucas-Amwell Association: gently sloping to very steep, deep, well
drained to somewhat poorly drained, loamy, gravelly and very stony soils that have
bedrock mainly below a depth of 4 feet. This association is found in the Mountain
district, specifically, in the Sourland Mountain region.

Soils formed in material weathered mainly from shale, siltstone, or sandstone but
partly from conglomerate and argillite- The nearly level to very steep soils that make up
these associations formed mainly in material weathered from red shale. In places they
formed in material weathered from sandstone, siltstone, argillite, or conglomerate. The
soils are mainly nearly level to strongly sloping. They have a surface layer of silt loam.
The main farming areas of Somerset County are in these associations.

Arendstville-Penn-Pattenburg Association: nearly level to moderately steep, deep and
moderately deep, well drained loamy, gravelly, and shaly soils underlain mainly by
quartzite conglomerate and red shale. This association is found in the Agricultural
district, in the northeastern corner of the Township.

Penn-Klinesville-Reaville Association: nearly level to very steep, moderately deep and
shallow, well drained to somewhat poorly drained loamy and shaly soils underlain mainly
by red shale. This association is found in both the Agricultural and Mountain districts,
but is primarily found in the Agricultural district.

Bucks-Abbottstown-Readington Association: nearly level to strongly sloping, deep, well
drained to somewhat poorly drained loamy soils underlain mainly by red shale. This
association is found in the northwestern corner of the Township, only in the Agricultural
district.

Royce-Penn-Klinesville Association: Gently sloping to very steep, deep to shallow, well-
drained loamy and stony soils underlain mainly by red shale. This association is found in
the central portion of the Township, in the Agricultural district located in the southern
portion of the Township.

Soils formed in recent alluvium and old alluvium- The nearly level to strongly sloping
soils that make up these associations are on the flood plains and terraces along the major
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streams. They were formed predominantly in stream sediment and glacial outwash
material. The soils of these associations are mainly farmed or are in pasture.

Rowland-Birdsboro-Raritan Association: nearly level to strongly sloping, deep, well
drained to somewhat poorly drained loamy soils formed in alluvial sediment, on
floodplains and terraces. This association is present in the Agricultural district, along the
banks and floodplains of the Neshanic and Raritan Rivers.

Farmland Capability

Figure 10 shows the farmland capability of the soils and highlights the Agricultural and
Mountain districts. Generally, there is a predominance of highly capable agricultural
soils in the Agricultural district, which includes statewide important soils and soils of
local importance. The following descriptions of prime farmlands, soils of statewide
importance and farmland of local importance are taken from the “New Jersey Important
Farmlands Inventory”, prepared by the State Agriculture Development Committee in
1990. Not included in this description is the category for unique farmlands, the generally
poorly drained soils used for specialty crops such as cranberries and blueberries, which
do not occur in the Township.

Prime Farmlands-Prime Farmlands include all those soils in Land Capability Class I and
selected soils from Land Capability Class II. Prime Farmland is land that has the best
combination of physical and chemical characteristics for producing food, feed, forage,
fiber and oilseed crops and is also available for these uses. It has the soil quality,
growing season, and moisture supply needed to economically produce sustained high
yields of crops when treated and managed according to acceptable farming methods.
Prime Farmlands are not excessively erodible or saturated with water for a long period of
time, and they either do not flood frequently or are protected from flooding.

Soils of Statewide Importance-Farmlands of statewide importance include those soils in
Land Capability Classes II and III that do not meet the criteria as Prime Farmland. These
soils are nearly Prime Farmland and economically produce high yields of crops when
treated and managed according to acceptable farming methods. Some may produce
yields as high as Prime Farmland if conditions are favorable.

Farmland of Local Importance-Farmland of local importance includes those soils that are
not prime or statewide importance and are used for the production of high value food,
fiber or horticultural crops.

Soils are a finite resource. Once converted to developed uses, they are unlikely to be
returned to agricultural use. In addition, agricultural soils and the farming that they
support are a prized part of Hillsborough Township’s agrarian history. Evidence of this
history is seen in the present day Agricultural district, which retains 45% agricultural land
cover.
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The Somerset County Soil Survey (December of 1976) presents information on the
limitations of soils to dispose of effluent from septic systems, which is depicted on Figure
11. Generally, none of the soils found in either district are suitable for on-site disposal of
effluent, with a few exceptions in the Agricultural district near the Duke Estate. An
overwhelming number of the soils have severe limitations for disposal of effluent. The
two most important factors that combine to dictate the ability to process effluent are
depth to bedrock and depth to seasonal high water, shown on Figures 14 and 15. Other
factors that influence the ability of a soil to dispose of septic effluent are permeability,
shrink and swell capacity and clay content. While all of these factors contribute to
limitations, depth to bedrock and depth to seasonal high water are the key factors.

The soils in the northeastern portion of the Agricultural district near the Duke Estate are
almost evenly split between those with severe limitations for on-site disposal of effluent,
and those with slight limitations. The soils along the Raritan River are subject to frequent
stream overflow, thereby creating the potential for surface water contamination from
septic systems. The other principal limiting factor in this area is rippable bedrock at a
depth of 1.5” to 3.5”. This means that the soil profile cannot adequately provide the zones
of treatment and disposal needed to remove contaminants from effluent. Other soils in
the area have slow permeability in the subsoil, creating further limitations. Even the soils
in this portion of the Agricultural district with slight limitations present problems that
could be significant, as there is a hazard of groundwater pollution where a high water
table is present.

The Agricultural district has similar subsurface conditions that contribute to their severe
limitations designation. The areas along the Raritan River are subject to flooding
frequently enough that surface water contamination can occur. The same holds true for
soils that is immediately adjacent to the streams that flow through the Agricultural district
out of the Sourland Mountain region. Other limiting factors on a number of soils are
shallow water table (perched at 1.5’ to 3.5”), and soils that are strongly sloping.

Similar factors are present in the portion of the Agricultural district directly east of the
Mountain district. Two streams flow through this part of the district, where overflow is a
hazard that could cause surface water contamination. There are also perched water tables
in a number of the soils, presenting the possibility of groundwater contamination.
Pervious shale bedrock and rippable bedrock underlay portions of the district.

The Mountain district is characterized by soils that have many of the same limiting
factors found in the Agricultural district. All of the soils have either moderate or severe
limitations for on-site disposal of effluent, with a majority having severe limiting factors.
Shallow bedrock underlies a significant portion of the district, perching water at depths
anywhere from 0.5’ to 4’ below the surface. This creates potential for groundwater
contamination and results in limitations for the installation of septic systems. With
bedrock at depths of 1.5’ in places, adequate soil profiles are not available for processing
of effluent.
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Sourland Mountain also provides more organic material to aid in continued weathering
and break up of the rock, feeding additional organic material into the soil and further
changing its composition and depth. As you move north through the Mountain district,
depths to bedrock decrease dramatically, ranging from variable to shallow at the northern
edge of the district adjacent to the Agricultural district. Interestingly, some of the better
agricultural soils are underlain by shallow bedrock (see Figure 10).

Analysis of State Planning Policy Implications

New Jersey State Development and Redevelopment Plan

The New Jersey State Development and Redevelopment Plan (SDRP) is a planning
policy guidance document that was adopted by the New Jersey State Planning
Commission, originally in 1992 and again in March of 2001. Adopted pursuant to the
State Planning Act, the SDRP divides the state into Planning Areas depicted on the State
Plan Policy Map and enumerates goals and policies for these Planning Areas. Planning
Areas are delineated based on criteria set forth in the SDRP, generally founded on the
existing land uses, infrastructure and natural resources.

The Agricultural district in Hillsborough Township is primarily mapped as Planning
Areas 4 (Rural Planning Area) and 5 (Environmentally Sensitive), as depicted on Figure
16. A small portion of the Agricultural district is designated as PA-3 (Fringe Planning
Area). The PA-4 designation reflects the agricultural nature of this district; where over
50% of the land can be classified as agricultural. The areas designated as PA-5 are those
immediately adjacent to the corridors of the South Branch of the Raritan River and the
Millstone River, resulting from a County-wide initiative undertaken by the Somerset
County Planning Board during the last round of Cross-Acceptance of the SDRP.

Planning Areas 4 and 5 together “serve as the greensward for the larger region and are
not currently nor are they intended to be urban or suburban in nature”.”> Planning Area 4
contains the prime agricultural soils and other resources of the state that are necessary to
maintain large contiguous areas for agriculture and protect community character and land

~cover diversity throughout New Jersey. But the resources of Planning Area 4 are often
under siege, as they are lands that are easily converted to suburban development. This is
especially true in Hillsborough, where rapid suburbanization threatens to expand into the
agricultural valley.

The policies in the State Development and Redevelopment Plan for Planning Area 4 are
intended to:’

O maintain the Environs as large contiguous areas of farmland and other lands;

[ revitalize cities and towns;

[1 accommodate growth in Centers;

[l promote a viable agricultural industry;

2 “The New J ersey State Development and Redevelopment Plan”, New Jersey State Planning Commission,
March 2001, page 205.
3 IBID, page 208.
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2. Housing: Provide for a full range of housing choices primarily in Centers at
appropriate densities to accommodate projected growth. Ensure that housing in general—
and in particular affordable, senior citizen, special needs and family housing—is
developed with access to a 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 or enhance the cultural and scenic qualities and with minimum
impacts on environmental resources.

3. Economic Development: Support appropriate recreational and natural resource-based
activities in the Environs and locate economic development opportunities that are
responsive to the needs of the surrounding region and the travel and tourism industry in
Centers. Any economic development in the Environs should be planned and located to
maintain or enhance the cultural and scenic qualities and with minimum impacts on
environmental resources.

4. Transportation: Maintain and enhance a transportation system that protects the
Environs from scattered and piecemeal development and links Centers to each other
within and between Planning Areas. Encourage alternatives to the single-occupancy
vehicle whenever feasible. Accommodate the seasonal demands of travel and tourism that
support recreational and natural resource-based activities. In Centers, emphasize the use
of public transportation systems and alternatives to private cars where appropriate and
feasible and maximize circulation and mobility options throughout.

5. Natural Resource Conservation: Protect and preserve large, contiguous tracts and
corridors of recreation, forest or other open space land that protects natural systems and
sensitive natural resources, including endangered species, ground and surface water
resources, wetland systems, natural landscapes of exceptional value, critical slope areas,
scenic vistas and other significant environmentally sensitive features.

6. Agriculture: Promote agricultural practices that prevent or minimize conflicts with
sensitive environmental resources. Guide development to ensure the viability of
agriculture and the retention of farmland in agricultural areas. Encourage farmland
retention and minimize conflicts between agricultural practices and the location of
Centers. Ensure the availability of adequate water resources and large, contiguous tracts
of land with minimal land use conflicts. Actively promote more intensive, new-crop
agricultural enterprises and meet the needs of the 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 and tourism
opportunities at the neighborhood and local levels by targeting the acquisitions and
development of neighborhood and municipal parkland within Centers. Provide regional
recreation and tourism opportunities by targeting parkland acquisitions and
improvements that enhance large contiguous open space systems. Ensure meaningful
access to public lands.

8. Redevelopment: Encourage environmentally appropriate redevelopment in existing
Centers and existing developed areas that have the potential to become Centers or in
ways that support Center-based development to accommodate growth that would
otherwise occur in the Environs. Redevelop with intensities sufficient to support transit, a
range of uses broad enough to encourage activity beyond the traditional workday,
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use pattern compounds the need to provide community-wide services such as police
protection, school busing, spot storm water management solutions, and highway
improvements to a scattered development pattern.

By concentrating wastewater treatment in the developed portion of the Township, the
alternative for other areas such as the Agricultural and Mountain zones is on-site disposal
of effluent, which may or may not support utilization of septic systems.

An important factor is the property of soils related to community development potential,
and its ability to dispose of effluent through on-site utilization of septic systems. Both
the Somerset County Soil Survey and the Standards for Individual Subsurface Sewage
Disposal Systems (N.J.A.C. 7:9A) classify soils based on their ability to properly dispose
of effluent utilizing a septic system. The latter statute, adopted by the NJDEP in 1999,
represents the most recent scientific information from the Department and is considered
the appropriate source when considering suitability for on-site septic disposal.

According to the Somerset County Soil Survey (December of 1976) information on the
limitations of soils to dispose of effluent from septic systems, generally, none of the soils
found in the Agricultural or Mountain district are suitable for on-site disposal of effluent,
with a few exceptions in the Agricultural district near the Duke Estate. An overwhelming
number of the soils have severe limitations for disposal of effluent. The two most
important factors that combine to dictate the ability to process effluent are depth to
bedrock and depth to seasonal high water. Other factors that influence the ability of a
soil to dispose of septic effluent are permeability, shrink and swell capacity and clay
content. While all of these factors contribute to limitations, depth to bedrock and depth
to seasonal high water are the key factors.

The soils in the northeastern portion of the Agricultural district near the Duke Estate are
almost evenly split between those with severe limitations for on-site disposal of effluent,
and those with slight limitations. The soils along the Raritan River are subject to frequent
stream overflow, thereby creating the potential for surface water contamination from
septic systems. The other principal limiting factor in this area is rippable bedrock at a
depth of 1.5’ to 3.5°. This means that the soil profile cannot adequately provide the zones
of treatment and disposal needed to remove contaminants from effluent. Other soils in
the area have slow permeability in the subsoil, creating further limitations. Even the soils
in this portion of the Agricultural district with slight limitations present problems that
could be significant, as there is a hazard of groundwater pollution where a high water
table is present.

The Agricultural district has similar subsurface conditions that contribute to their severe
limitations designation. The areas along the Raritan River are subject to flooding
frequently enough that surface water contamination can occur. The same holds true for
soils that is immediately adjacent to the streams that flow through the Agricultural district
out of the Sourland Mountain region. Other limiting factors on a number of soils are
shallow water table (perched at 1.5’ to 3.5”), and soils that are strongly sloping.
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Similar factors are present in the portion of the Agricultural district directly east of the
Mountain district. Two streams flow through this part of the district, where overflow is a
hazard that could cause surface water contamination. There are also perched water tables
in a number of the soils, presenting the possibility of groundwater contamination.
Pervious shale bedrock and rippable bedrock underlay portions of the district.

The Mountain district is characterized by soils that have many of the same limiting
factors found in the Agricultural district. All of the soils have either moderate or severe
limitations for on-site disposal of effluent, with a majority having severe limiting factors.
Shallow bedrock underlies a significant portion of the district, perching water at depths
anywhere from 0.5” to 4’ below the surface. This creates potential for groundwater
contamination and results in limitations for the installation of septic systems. With
bedrock at depths of 1.5 in places, adequate soil profiles are not available for processing
of effluent.

With the adoption of N.J.A.C. 7:9A “Standards for Individual Subsurface Sewage
Disposal Systems”, the NJDEP essentially rewrote the book on classifying soils for their
suitability to dispose of effluent via a septic system and the appropriate system to be used
given certain limitations. In the absence of detailed on-site soil investigation, the Soil
Survey mapping is used to determine the location of soil series, and the newly adopted

standards specify the types of limiting zones that may be present and the type of system
to be used, if any.

Potable Water

About one-third of the land area in Hillsborough is provided with public water service by
the Elizabethtown Water Company. The remainder of the Township, including much of
the Agricultural and Mountain Zones, obtains water from private wells.

Hillsborough is one of 44 municipalities served by the Elizabethtown Water Company
whose sources of water are 140 wells located in various areas throughout its system. The
water plant, which provides complete treatment for the water supply is located outside the
Township. The primary water for use within the Township is residential. Water flow
and pressure is excellent and a water storage tank with a one million gallon capacity is
located in neighboring Montgomery Township. It provides not only water storage, but
also serves as a back-up supply if there is a break in the system. The system is fairly new
and considered completely adequate. Water service in the northern section of the
Township is provided by-the Borough of Manville.

With Elizabethtown Water Company policy of no extension, the burden falls upon
private developers to put in new lines. The Township through its regulations encourages
development in the third of the Township where wastewater, roads and development has
taken place.

As identified in the Natural Resources Analysis the bedrock underlying the Agricultural
and Mountain districts has a varied composition. The Agricultural district is generally
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concerned that the designed portion in the northern portion of the Township may be
inconsistent with plans being advanced in the Township further south along 206.

Improvements to Route 206 will eventually lead to an achievement of the Desirable
Typical Sections (DTS) of the Highway Access Code. The northern portion of 206 will
be 4 travel lanes, divided with shoulders. The bypass portion DTS is 6 travel lanes,
divided with shoulders.

Only the northern portion of the Agricultural district is impacted by the improvements to
Route 206. Specifically, the improvements presently underway with the widening on the
west side impact the district. Overall, the improvements are in the zones that the
Township has identified for development.

Beyond Route 206 there are other aspects of mobility in the Township that the State has a
direct impact. The State through New Jersey Transit is the major provider of mass
transportation in the State. In Hillsborough Township one major route traverses the
Township. Wheels 989 is a linear route running from the Township to Bedminster with
four time points within the Township. It is an AM service to Bedminster and PM service
to Hillsborough, which travels through the major residential areas of the Township. The
four schedule points are the Redwood Square Shopping Center which serves as a park
and ride facility, South Triangle Road and Triangle Road, Veterans Administration Depot
and New Camplain Road at Route 206. Through Manville and Somerville it extends to
Bridgewater Commons, Bridgewater Office Complex, Hoescht Celanese, T Corporate
Drive, Bell Atlantic Mobile and AT&T Longlines.

There is no passenger rail service although there is a major freight line, which runs north
and south in the Township paralleling Route 206to the east. This former Conrail line is
now part of the 647 miles of class 1 rail freight service in the State provided by CSX. As
a former commuter line and connecting with SEPTA service at West Trenton this line has
been under study by NJ Transit and local officials to reinstate passenger service. The
project is undergoing conceptual planning and an environmental analysis.

The only other form of public transportation in the Township is provided by Ridewise of
Raritan Valley which is Somerset County’s Transportation Management Association
(TMA). Before the repeal of the Employer Trip Reduction Program (ETRP), Ridewise
provided employers rideshare matching, park and ride commuter parking (There are 18
facilities in the County.), Bike/Pedestrian events and Smart Moves for Business Program
which was means for employers to state corporate tax efforts for expenditures to promote
commute options to their employees. The TMA still continues to partner with local
businesses and operators such as NJ Transit to reduce congestion by promoting bicycling,
vanpools (45 in 1998), a guaranteed ride home program for employees and vanpools for
Work First New Jersey Clients to identify a few.

Transit service is limited in the Agricultural and Mountain zones to transportation

demand management strategies as carried out by Ridewise. These zones do not and will
not the density to support fixed route services such as Wheels.
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Another responsibility of the State is the maintenance of the New Jersey Airport System
Plan. This Plan is in the process of being updated and identifies three general service
aviation facilities in Somerset County. One of those facilities is on the Hillsborough
Township and Manville border. The Central Jersey Regional Airport (Kupper Field) was
developed in 1967 and changed to its present owners in 1996. Located on 119 acres it is
host to a number of aviation businesses that provide services to aircraft owners/pilots.
Approximately 133 aircraft are housed at the facility.

Hillsborough has established two Airport Safety zones within the Township. The Safety
one for Central Jersey Regional Airport has an underlying zoning, which is
predominantly in the corporate development zone and light industrial zone. A small
portion overlaps residential agricultural zone (RA).

The second zone is for a private airfield, which is largely located in the Agricultural
district. It does not provide service to general aviators. Hillsborough Township Land
Development Ordinance maintains standards on airport hazard area (§ 77-103-111) in
terms of purpose, delineation criteria, development and obstruction standards, permitted
uses, variances and penalties.

County System and Coordination of Planning

The County roadway system includes a number of road miles, which provide a significant
role in supplying mobility in the Township. The functions of the various County roads
vary in Hillsborough from minor arterials, which serve to interconnect and augment the
major arterial road system and distribute traffic to the collector system, to major
collectors, which serve to collect traffic from the local street system and channel it to the
arterial system, to minor collectors which serve the same role as major collectors but at
much lower volumes. The following table gives the function of the various County
roadways that are in Hillsborough along with standards for the roads.

69



COUNTY ROADWAY FUNCTIONAL CLASSIFICATION

NAME CO.RT.# | FUNCTION ROW CARTWAY # OF
LANES

Amwell 514 Minor 66 ft. 46 ft. 2-4

Road Arterial

Millstone 533 Minor 66 ft. 46 ft. 2-4

River Road Arterial

River Road 567 Major 60 ft. 40 ft. 2
Collector

Studdiford 606 Major 60 ft. 40 ft. 2

Drive Collector

Dukes Major 60 ft. 40 ft. 2

Parkway 608 Collector

East

South Major 60 ft. 40 ft. 2

Branch & 625 Collector

River Rd.

New Centre Major 60 ft. 40 ft. 2

Road 627 Collector

Amwell 677 Minor 50 ft 30-36 ft 2

Road Collector

The official functional classification for highways filed with the U.S. Department of
Transportation by the State varies slightly from the system presented by the County’. In
the case of Amwell Road the State classifies it as a Rural Major Collector. The State
system also shows East Mountain Avenue as Rural Major Collector connecting it to Trent
Road and Reading Boulevard into Route 206 in Belle Mead.

The State’s functional classification additionally makes a distinction between urban and
rural areas. Although the data establishing the urban cordon line is based on 1990 data,
the defined urban area is primarily where the Township and other agencies have made
other infrastructure investments.

The limited traffic counts available for the Agricultural and Mountain zones suggest the
logic of maintaining the area as rural. For example, the Average Annual Daily Traffic
(AADT) is 2870 vehicles on Amwell Road in the Clover Hill area. At the same time a
road feeding into Amwell Road has a count 414 vehicles (Cider Mill Road, Raritan
Township, Hunterdon County). East Mountain Road between the Montgomery Township
line and Mountain View Road had an ADTC of 1,560 vehicles. This is in contrast to the
portion of the Township targeted for development where counts are between 27,690 and
30,438 vehicles a day. Local roads within this area show counts of 5, 152 (Hillsboro
Road) and 3,322 (Triangle Road).

"It should be noted that the Functional Classification is for 1990. In 2003 the classification will be updated
based on year 2000 information.
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The Farmland Preservation Plan also sets as its objective the preservation of significant
farmland along the South Branch of the Raritan River, and in the western sector, south
and west of Neshanic, at the eastern end of the Amwell Valley. The American Farmland
Trust (AFT) has advanced suggestions for “agricultural protection zoning” (APZ), which
is designed to minimize the negative impacts of non-farm development on remaining
agricultural uses. As suggested by AFT, APZ provides for a minimum lot size of at least
20 acres per non-farm dwelling unit. = The combination of appropriate land use and
regulatory techniques and an aggressive agricultural preservation program will help to
maintain a viable agricultural climate in Hillsborough Township.
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