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EAST AMWELL TOWNSHIP
COMPREHENSIVE FARMLAND AND PRESERVATION PLAN
THIRD REVISION
MAY, 2010
INTRODUCTION
The East Amwell Township Master Plan (2006) cites preserving farmland and open space as one
of the most important policy goals for the Township. The first key objective listed in the plan is
to:


Maintain the community’s prevailing agricultural character by promoting the industry of
farming and preserving the productive agricultural land base.

The Master Plan emphasizes the importance of agriculture and provides several strategies to
retain and encourage agriculture in the township. The Plan states that:


Agriculture is important in East Amwell’s history and its future, providing a rural
lifestyle valued by farmers and non-farmers alike, while also contributing breathtaking
scenic views, promoting the local economy and utilizing a valuable natural resource.

Therefore East Amwell should:


Recognize agriculture as a significant economic industry in the community and
encourage economic opportunities in this industry.



Promote the potential for the success of the agricultural industry, through the preservation
of agricultural lands and productive soils.



Preserve the large contiguous land base required to assure that agriculture remains a
viable, permanent land use.



Encourage agricultural land preservation through the use of techniques such as
agricultural easements and clustering provisions for housing development.



Distribute the benefits and burdens of farmland and open space preservation among all
the citizens of the Township.



Encourage a harmonious existence between agricultural operations and neighboring nonagricultural development.

East Amwell continues its commitment to farmland preservation and farming. Over one third of
the Township or about 6,871 acres have been preserved through various programs. The map that
follows shows preserved lands in the Township. This map and narrative is provided to all
citizens as an annual report on progress made by FOSPC in its preservation efforts.
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The Plan documents the viability of farming in the Township and the commitment of the citizens
to these goals. East Amwell Township passed the 2007 State Ballot Question Three for
continued funding of the program by an overwhelming 63% margin. The 2009 State Ballot
Question for continued funding was approved by 61% of East Amwell voters. Funding requests
to the citizens for preservation funding through municipal bond issues have also received wide
support.
The Township formed the Farmland and Open Space Preservation Committee (FOSPC) to insure
that preservation efforts continue through a formal structure. The Agricultural Advisory
Committee has played an important role in providing advice to FOSPC and working to maintain
the viability of farming in the Township.
East Amwell will continue its long history of commitment to farming and farmland preservation
in the Township and we look forward to continued financial support toward these efforts.
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CHAPTER I
EAST AMWELL TOWNSHIP AGRICULTURAL LAND BASE
The Amwell Valley claims a healthy abundance of productive agricultural soils, illustrated by the
farmland mosaic throughout the Valley. This mosaic is particularly evident when one notices the
woodlands, stream corridors and residential development that serve to enhance the agricultural
areas.
Location and Size of Agricultural Land Base
Tables I-1 and I-2
Maps I-A and I-C
Maps I-F and I-G and I-H and I-I
Summary Chart: GIS data and percentages
The items noted below are taken from the GIS data and maps listed above and the Summary
Chart that presents that GIS data in a table format for ease in comparison. Please refer to these
documents at the end of this chapter.
Lands Under Farmland Assessment
Using the GIS data from the 2002 Land Use/Land Cover Map (Map 1-F) East Amwell Township
consists of 18,287 acres**. Table I-1 is a listing of all farms in East Amwell Township under
Farmland Assessment as of August 1, 2007. This listing shows that East Amwell has 296 farms
under Farmland Assessment for a total of 11,384 acres or 62% of all acreage. Table I-2 lists
farmland leased in the Township. This list was compiled from the 2007 Farmland Assessment
forms. About 7,400 acres of land or about 65% of all acreage under Farmland Assessment is
rented to farmers. The list also reveals that many of the tenants are residents of East Amwell or
live in Hunterdon County. The availability of land for rent helps maintain the rural and
agricultural nature of the Township.
Project Area
Note: The Summary Chart as part of Map I-F at the end of this chapter provides the acreage
amounts represented by the various maps in this section.
East Amwell has designated most of the Amwell Valley Agricultural District as its farmland
preservation project area. Our project area depicted by the black outline on Map I-H is the same
as the County ADA. The project area includes 13,515 acres of which 54% or 7,281 acres are in
agriculture.
The Land Use/Land Cover map (I-F) indicates that 44% (8001 acres) of the Township is
agricultural land. There are 7,281 agricultural acres in the Project Area which means that 91% of
agricultural land is included in the Project Area.
**You will note that the acreage for the Township calculated using tax records is given as
17,792 acres. This is an acreage difference of about 500 acres. The tax map acreage is always
approximate. The GIS figure is more accurate.
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GIS data also reveals the Township has a total of 7,297 acres of cropland and pastureland. The
project area has 6,716 acres of cropland and pastureland. This means that or 92% of crop and
pastureland is within the project area. The project area captures over 90% of all agricultural
acres in the Township and over 90% of all pasture and cropland acres in the Township.
Land Use/Land Cover
Maps and Summary Chart
(Map I-F) shows Land Use/Land Cover for East Amwell and the surrounding area. Both are
included for clarity and reference.
A comparison of the Land Use/Land Cover GIS data from 1986 to 2002 indicates that East
Amwell had 9,059 acres in agriculture in 1986. In 2002 the number of agriculture acres dropped
to 8,001. This is a decrease of 12%. In that same period barren land has increased over 200%
from 34 acres to over 100 acres in 2002. This is partly explained by land in NRCS programs that
offer cash incentives for reserve programs that require no crop. In recent years, farmers are
renting only the more fertile land for crops and allowing the marginal land to lie fallow.
Regional Agricultural Areas
East Amwell is bounded by these Hunterdon County towns: Raritan Township to the north,
West Amwell Township and Delaware Township to the west. The Somerset County townships
of Hillsborough and Montgomery border us to the east and Hopewell Township (Mercer County)
is to the south and West as depicted on Map I-F.
Map I-I shows the agricultural areas in the townships that surround East Amwell. The map
reveals a line of contiguous preserved land from the Three Bridges area in Readington Township
continuing to the Amwell Road in Hillsborough Township, Somerset County in a southwesterly
direction through East Amwell and continuing to West Amwell and Delaware Township in
Hunterdon County. The 1-I map also makes clear that there are significant properties preserved
for open space in East Amwell and West Amwell. Hopewell Township (Mercer County) has
several open space properties in the area bordering East Amwell Township. The former
Lindbergh Property is an example of a property in this area along the border between Hopewell
Township and East Amwell. The Lindbergh property was designated for open space in a
cooperative effort by both townships.
Soil Capability Classes
The Hunterdon County Soil Survey published in 1974 by the U.S. Department of Agriculture
Soil Conservation Service and the NJ Agricultural Experiment Station discusses soil capability
classes. These capability groups show in a general way the suitability of the soils for most kinds
of field crops. The groupings are made according to the soil limits when used for field crops, the
risk of damage when they are used and the way these various soils respond to treatment.
There are eight soil capability classes designated by roman numerals I through VIII. The
numerals indicate progressively greater limitations and narrower choices for practical use.
Classes I through IV can all be cultivated but with progressively greater limitations. Classes V
through VIII are not suited to cultivation. Here is a brief description of each class:
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Class I soils have few limitations that restrict use.
Class II soils have moderate limitations that reduce the choice of plants or that require
moderate conservation practices.
Class III soils have severe limitations that reduce the choice of plants, require special
management practices or both.
Class IV soils have very severe limitations that reduce the choice of plants and require
very careful management or both.
Class V soils are not likely to erode but have other limitations that are impractical to
remove. This limits their use to pasture, woodland or wildlife habitat.
Class VI soils have severe limitations that make them generally unsuited to cultivation
and limit their use largely to pasture, woodland or wildlife habitat.
Class VII soils have very severe limitations that make them unsuitable to cultivation
and that restrict their use largely to pasture, woodland or wildlife habitat.
Class VIII soils have limitations that preclude their use for commercial plants and
restrict their use to recreation, wildlife, water supply or esthetic purposes. There are no
Class VIII soils in Hunterdon County.

Farmland Soil Classification
In addition to the broad Soil Capability Classes I through VIII determined by the Soil
Conservation Service listed above, the Natural Resources Conservation Service (NRCS) of the
US Department of Agriculture discussed farmland soil classification in order to better understand
the extent and location of the best land for producing food, feed, fiber, forage and oilseed crops
in the United States. This farmland classification identifies four classifications called PRIME
farmland, UNIQUE farmland, farmland of STATEWIDE IMPORTANCE and LOCALLY
IMPORTANT Farmland.
The NRCS website defines these four classifications as follows:
Prime Farmland
Prime farmland is the land that has the best combination of physical and chemical characteristics
for producing food, feed, forage, fiber and oilseed crops. It must also be available for these uses.
It has the soil quality, growing season, and moisture supply needed to produce economically
sustained high yields of crops when treated and managed according to acceptable farming
methods including water management. In general prime farmlands have an adequate and
dependable water supply from precipitation or irrigation, a favorable temperature and growing
season, acceptable acidity or alkalinity, acceptable salt and sodium content and few or no rocks.
They are permeable to water for a long period of time, and they either do not flood frequently or
are protected from flooding. NJ further classified Prime Farmlands as all those soils in Soil
Capability Class I and selected soils from Land Capability Class II as described above.
Unique Farmland
Unique farmland is land other than prime farmland that is used for the production of specific
high value food and fiber crops. It has the special combination of soil quality, location, growing
season and moisture supply needed to economically produce sustained high quality and/or high
yields of a specific crop when treated and managed according to acceptable farming methods.
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Examples of such crops are citrus, tree nuts, olives, cranberries, fruit and vegetables. The
Hunterdon County Soil Conservation office reports there are no unique soils in Hunterdon
County.
Farmland of Statewide Importance
This is the land, in addition to prime and unique farmlands that is of statewide importance for the
production of food, feed, fiber, forage and oil seed crops. Criteria for defining and delineating
this land are to be determined by the appropriate state agency or agencies. Generally, additional
farmlands of statewide importance include those that are nearly prime farmland and that
economically produce high yields of crops when treated and managed according to acceptable
farming methods. Some may produce as high a yield as prime farmlands if conditions are
favorable. In some states, additional farmlands of statewide importance may include tracts of
land that have been designated for agriculture by state law. NJ defines Farmlands of Statewide
Importance as those soils in land capability Class II and III that do not meet the criteria as Prime
Farmland.
Locally Important Farmland
In some local areas, there is concern for certain additional farmlands for the production of food,
feed, fiber, forage and oilseed crops, even though these lands are not identified as having
national or statewide importance. Where appropriate, these lands are to be identified by the local
agency or agencies concerned. In places, additional farmlands of local importance may include
tracts of land that have been designated for agriculture by local ordinance. The Hunterdon
County Soil Conservation Service reports there are no locally important soils in Hunterdon
County.
Distribution of Soil Types Maps I-B, I-D and Acreage Summary Chart for Map I-F
Both maps provide an overview of the land use in the township. Map I-D shows the location of
Prime and Statewide soils in East Amwell Township. Map I-B expands to give a broad picture
not just the agricultural land but also the location of forest, water, wetlands and barren land. The
Summary Chart directly after Map I-F provides a narrative to summarize the various
classifications by acreage. These maps and the summary chart were provided by Banisch
Associates, Planners for East Amwell Township.
East Amwell has 18,287 acres in the township per the LU/LC maps. Of this total, 5,639 acres are
classified as Prime soils (31% of all acres). There are 7,453 acres of Statewide soils in the
township or 41% of all township acres. Prime and Statewide soils represent 13,092 acres or 72%
of all East Amwell acres.
The 3,322 acres of Prime soils in the township represent 46% of township wide cropland and
pasture land (3,322 divided by 7,297 of acres of crop and pasture land). The 3,191 acres of
Statewide soil in the township represent 44% of township wide crop and pasture land. In total,
prime and statewide important soils comprised 13,092 acres or 72% of all township acres.
Based on the mapping provided by the USDA Soil Conservation Service, East Amwell has five
different soil associations, and a total of 20 soils series and 50 soil phases. Of these 20 soils
series, the Lehigh-Chalfont-Lawrenceville association is located in the Valley region and is
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considered deep, nearly level to moderately steep, moderately well-drained and some poorly well
drained, and non-stony to very stony.
Number of Irrigated Acres
Farmland Assessment statistics indicate that very few acres are under irrigation in East Amwell.
These farmland assessment statistics report that East Amwell Township had 9 irrigated acres in
2006, 1 acre in 2005, none in 2004. The assessment statistics indicate that in 2000 there were 14
irrigated acres and none in 1993 and 1983. The trend in the County since 1990 has been an
increase in irrigated acres. The farmland assessment figures indicate the county had 283
irrigated acres in 1990, 395 acres under irrigation in 2000 and by 2004, the number increased to
492 acres. However, according to the Agricultural Census in 2002, the county had 1,058
irrigated acres. The Ag Advisory Committee had no explanation for this wide variation in
reported irrigated acres.
Farmers on the Agricultural Advisory Committee estimate that the township has ponds and other
sources to irrigate 500 to 1,000 acres in the township. This estimate was determined by
estimating the farms with ponds and other irrigation sources. However, this anecdotal
knowledge is not reflected in the actual irrigated acres reported in farmland assessment reports.
Potential sources for irrigation are wells, the Delaware River and the South Branch of the Raritan
River. The Highlands Act has worked to protect the water resources in parts of Hunterdon
County but none of East Amwell is in the Highlands area. However, NJDEP issues water
allocation permits and this process has become more difficult in the past two years. Many
farmers with historic allocations have been unable to obtain the permits necessary to continue
their water use at levels granted in the recent past.
Farmland Assessment and Census of Agriculture Trends
Farmland Assessed Acres Tables 1-3 and 1-4 and Map I-E
The tables shown at the end of the Chapter and referenced here were compiled from FA-1 forms
by the NJ Division of Taxation Date from 1980 through 2005
Tables 1-3 and 1-4 document land enrolled in farmland assessment in East Amwell and
Hunterdon County for a 25 year period. The trend since 1980 shows a decline in the percentage
of agricultural land both in the township and the county as measured by Farmland Assessment
records. In 1980 East Amwell Township had 77% of it land base in agriculture. The percentage
in 2005 is 63%. Hunterdon County had 61% of its land base in agriculture in 1980. That
percentage was 49% in 2005.
Types of Land Use by Acres Tables I-5 and I-6
Data in Tables I-5 and I-6 describe the types of land qualifying for farmland assessment in East
Amwell and Hunterdon County and document the changes from 1980 to 2005. This chart shows
as a sub-total the three categories that comprise the designation know as Active Agricultural Use
acres. Active Agriculture Use acres are the acres devoted to cropland harvested, cropland
pastured and permanent pasture. Woodlands and wetlands are excluded from Active
Agricultural Use acres.
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East Amwell land devoted solely to agricultural or horticultural use excluding buildings was
10,729 acres in 2005. Of this total 74% (7,925 acres) are in Active Agricultural Use and 26% or
about 2800 acres are woodlands/wetlands. While the percentages in these two general categories
from 1980 through 2005 remained consistent, the 2000 and 2005 statistics show a change within
the three categories that comprise the Active Agriculture Acres. The Cropland Harvested Acres
decreased in favor of the Cropland Pastured and Permanent Pasture categories. This change is
explained by the increased number of horses, llamas and alpacas in the Township using pasture
and the fact that it is increasingly difficult for landowners to lease or hire farmers to crop their
acreage. This is especially true on the more marginal soils.
Hunterdon County had 131,572 acres devoted to agriculture and horticulture in 2005. Sixty-five
percent of these acres acre in Active Agricultural Use and thirty-five percent are in
woodlands/wetlands. These percentages remain consistent from 1980 through 2005. Unlike the
Township, the County percentages of acreage in Cropland Harvested, Cropland Pastured and
Permanent Pasture have also been consistent. It is noted the number of acres in every category
continues to go down, but the percentage of land used in every category remains consistent. For
example, Cropland Harvested is about 70% of Active Agriculture Aces, Cropland Harvested is
about 10% and Permanent Pasture is about 20% from 1980 through 2005.
In 2006 East Amwell Township had 8,280 acres listed as Active Agricultural Acres.
The 2002 Land Use/Land Cover data list 8,001 Agriculture Acres in the Township. This
indicates that the number of acres farmed has remained relatively unchanged during this time
period. This is partly explained by the number of preserved acres in the Township that continue
as active cropland and pasture.
The 2006 Farmland Assessment data also indicates that East Amwell Township is ranked third
(3rd) in Hunterdon County and fifteenth (15th) in the State based on the number of Active
Agricultural Acres. These figures highlight the important role of agriculture in the Township.
Number of Farms and Farms by Size Table I-7
This table shows the distribution of farms by size for both East Amwell Township and the
County (see footnote 2). Over half the farms in Township (52%) are between 10-49 acres. The
County has 48% of its farms in this acreage range (see footnote 3.)
East Amwell Township and the County have about the same percentage represented in two
acreage ranges. Farms of less than 10 acres represent about 23% of farms in both the Township
and County. Farms between 50 and 179 acres represent about 22% of farms in both the
Township and the County.
The average farm size in the Township is about 39 acres with the median at 18 acres.
Footnote 2: County data for median and average farm size taken from 2002 Census of Agriculture
Footnote 3: Both the Number of Farms by Size and the Average and Median figures are based on parcels
in common ownership in the Township. The figures were compiled by the Township Tax Assessor.
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CHAPTER II
OVERVIEW OF EAST AMWELL AGRICULTURAL INDUSTRY
This chapter includes tables to provide an overview of agriculture in East Amwell. The
summary below is followed by a more detailed look at the trends in both the County and the
Township.
Table II-1 illustrates the trend in agricultural commodity production, livestock numbers, and also
shows the number of acres in government programs in the Township and the County for the
years 1990, 2000 and 2005. These years were chosen because Farmland Assessment figures
were available in a consistent format. All data in this chart is from the FA-1 Farmland
Assessment Forms provided by the Division of Taxation.
Table II-2 shows the value of the agricultural production of traditional row crops grown in the
Township and the County in the years 2000 and 2005. The crop yields were taken from FA-1
Farmland Assessment Forms provided by the Division of Taxation.
Table II-1: Agricultural Production by Commodity in East Amwell Township and Hunterdon
County
This table displays the number of acres planted to various crops in both the Township and the
County over a 15 year period. The crops included are the most predominant in the Township. It
also includes the number of head of various livestock in the Township and County for that same
period. The last section of the table labeled as Other Information displays the changes in
firewood and timber produced in the Township. These were included to trace the trend in the
wooded areas in the Sourland Mountain area of the Township. The number of acres in
Government programs is included to chart this trend.
The table shows that the number of acres planted by farmers to corn for grain has declined
steadily in both the Township and the County, however the Township has produced about 13%
of that crop during the period.
Acres planted by farmers to corn silage in both the Township and County has also declined in the
15 year period covered in this table. In 1990 the farmers in the Township planted 165 acres for
corn silage and in 2005 only 14 acres were planted. The East Amwell acres represented 6% of
the corn silage crop in 1990 and 2000. In 2005, the Township had just 1% of the County acres
planted to corn silage.

It is interesting to note that the trend in dairy animal numbers in both the Township and the
County follow the same pattern. The County lost 72% of its dairy animals in the fifteen years
between 1990 and 2005. The Township lost 54% of its dairy animals during that same period.
Most of this loss occurred in the ten year period between 1990 and 2000. The County lost 62%
of its dairy animals during that period and East Amwell lost 49%.
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The numbers continued to decline between 2000 and 2005 but the rate has slowed. The one large
dairy farm in the Township accounts for most of the dairy animals remaining.
In 2005, East Amwell had 14% of the dairy animals in Hunterdon County. As the overall dairy
animals in the County declined, East Amwell has increased its percentage of all animals in the
County from 9% in 1990 to 14% in 2005.
The number of sheep in the County has declined from 5,457 head in 1990 to 3,595 head in 2005.
East Amwell had 318 head in 1990 and 244 in 2005. However, East Amwell continues to have a
consistent 6% to 7% of all sheep in the County over that time period.
It is interesting to note the trend in grape production. Hunterdon County production dropped
from 120 acres of production in 2000 to 73 acres in 2005. East Amwell acres in grape
production doubled in this period from 25 acres in 1990 to 50 acres in 2005. East Amwell
increased its percentage share of County grape acres from 21% in 1990 to 68% in 2005.
Wheat Production
Acreage planted to wheat by farmers in Hunterdon County and East Amwell Township showed a
decline in the number of acres planted between 1990 and 2005. The County experienced a 55%
decline in wheat acres planted in this fifteen year period. The Township experienced a 34%
decline in wheat acres planted during the same period. Even though the number of acres planted
in the Township has declined, East Amwell farmers planted 12% of the wheat acres in
Hunterdon County in 2005.
Members of the Agricultural Advisory Committee report that the nearest market for wheat is in
Lancaster County, Pennsylvania. The price is set there and farmers experience long waits in line
to unload their trucks. This may provide at least a partial explanation for the decline in wheat
production.
Soybean Production
Table II-1 shows a general reduction in soybean acreage planted by farmers in the County
between 1990 to 2005. The most dramatic decline occurred between 1990 and 2000 when
soybean acres planted dropped from 7,645 to 5,129 acres or about 35%. The Township
experienced a less dramatic drop in soybean acres planted by farmers. The decline in the fifteen
years between 1990 and 2005 was 13%. East Amwell farmers planted 14% of soybeans acres in
the County in 2005..
Hay Production
Table II-1 shows interesting trends in hay production. Farmers in the County and the Township
have decreased the number of acres planted to alfalfa in the 15 year period shown. However
acres planted by farmers in the Township show a more dramatic decline. The number of County
alfalfa acres planted declined by 16% while production in the Township dropped by 40%. This
drop is partially explained by the reduced number of dairy animals and the demand for alfalfa
hay for dairy feed.
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The acreage in all hay production has remained remarkably constant in the County throughout
this fifteen year period. Farmers planted 29,368 acres to all hay types in 1990 and 29,504 acres
were planted in 2005. East Amwell farmers have decreased their hay acres. Thy planted 2,371
acres to all hay in 1990 and 1,775 in 2005. This represents a 25% decrease in all hay acreage.
In 2008 and 2009, Rutgers Cooperative Extension agents and various farmers in the county
report a mite is now found with increasing frequency in timothy hay. An aggressive spraying
program is required and the cost for this may see a shift to other types of hay production in the
future.
Members of the Agricultural Advisory Committee verified these trends in East Amwell. They
cite less acreage in grain crops. They believe the cost of equipment and lack of close markets as
the major reasons for this. The AAC believes that hay production has declined more slowly
because a strong local market exists for sales to owners of horses and other livestock. They also
note the increase in roadside sales of fresh vegetables. The Perehinys Family operates a large
farm market. The market is located on Highway 31/202 in Ringoes, NJ. The family has
converted grain acreage to sweet corn, squash, green peppers, melons and peaches for sale in the
market.
The number of County acres in government programs has declined significantly between 1990
and 2005. 7,195 acres were enrolled by County landowners in1990 and only 2,925 acres
enrolled in 2005. This is a 60% reduction in acreage enrolled in various government programs.
The most rapid decline was reported in the ten years between 1990 and 2000. This could be
explained by development in various townships in the County during that period. East Amwell
shows very little change in the number of acres enrolled in government programs in this same 15
year period. While the acres have not had marked change, the percentage these acres represent
of the County total has increased from 10% in 1990 to 25% in 2005.
Value of Agricultural Production Table II-2
Table II-2 illustrates the value of agriculture production for hay, corn, soybeans and wheat in the
years 2000 and 2005 in East Amwell Township.
It was surprising to see that yield declined slightly in all the crops shown. The decline in corn for
grain yields was very slight from 134 bushels/acre in 2000 to 133 bushels/acre in 2005.
The value of agricultural production for the traditional field crops was $832,437 in 2000 and
$815,386 in 2005.
Other Agricultural Related Industries
East Amwell possesses a minimal amount of agriculture related industries, since its greatest and
most abundant feature is farmland. However, with the growing developments of surrounding
areas, Landscape materials businesses have blossomed along the main travel routes. Rutgers
Landscape and Sweet Valley Nursery are both located on RT 202. Both sell a variety of shrubs,
annuals, perennials and trees. They also sell a variety of landscape materials such as stone,
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pavers and seasonal needs such as bulk mulch. Rutgers Landscape will also provide landscape
services.
Sweet Valley also sells seasonal vegetables grown on their farm. They developed a variety of
sweet corn that is popular. They sell their own peaches and many other vegetables during the
summer months.
The equine business has grown substantially, benefitting from the hay grown by the local
farmers. The equine business includes breeding, boarding, shows, lessons and training. There
are several indoor arenas in the township used for lessons and shows.
A new horse enterprise was recently added to a farm that is on the border between Somerset and
Hunterdon Counties. This farm trains western cutting horses and holds shows to demonstrate
how these horses are used in the cattle industry. These horses are trained to work cattle and
require both a well trained horse and a skilled rider.
Rutgers Cooperative Extension located in Flemington provides various training programs to
support the growing equine industry. They recently provided a short course for barn managers
and various seminars on hay production are held annually.
East Amwell also boasts two fine vineyards that attract a large number of tourists and wine
aficionados.
Support Services
Members of the Agricultural Advisory Committee report that support services are available to
farmers in the Township. The Country Mechanic, D&R Equipment and Pennington Sales are
within 10 miles of the village of Ringoes. These business sell and service farm machinery and
equipment. They also sell parts. At times farmers work through equipment dealers in
Pennsylvania for various parts not available locally. Most of the machinery dealers in
Pennsylvania use overnight delivery for parts.. This service still requires an overnight delay and
work is halted until the part is received and repairs are completed. A visit to these dealers for
new machinery purchases or for on site parts purchases requires a drive of about one hour to the
Allentown, Pennsylvania area and over two hours to Lancaster County, Pennsylvania. Crop
inputs such as seed and fertilizer are available through Rosedale Mills, Sergeantville Grain and
Feed and Gro-Mark, all within a 10 mile drive. Seeds are generally purchased locally from
individual farmers. These farmers work as representatives of various seed companies. This seed
sale business is generally done on a part-time basis in addition to the regular farming operation.
A well-known and well-equipped equine medical facility known as Mid-Atlantic Equine
Hospital is located within the township boundaries and provides valuable and immediate care to
the horses in this and surrounding townships. The University of Pennsylvania (UPenn)
Veterinarian Hospital recently had a salmonella outbreak at their facility. They needed to move
the healthy horses at their facility to protect them from the salmonella infection. The University
asked the Mid-Atlantic Equine Hospital to house and care for these horses. The East Amwell
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Township Committee granted permission for Mid-Atlantic Equine Hospital to erect temporary
housing at their facility to accommodate the horses from the University of Pennsylvania.
The Agricultural Advisory Committee has learned about the Green Pages resource provided by
the Salem County website. This is a very complete listing of services within the region. It
includes listings for services from fencing to sheep shearers to places to purchase organic feeds.
The listing also includes financial services such as banking and crop insurance sources. The
Agricultural Advisory Committee reports that farmers prefer to work with local businesses but
they regularly purchase equipment, parts and other needs from regional dealers. They report that
it is very convenient for them when the regional providers have local delivery and local
representatives.
With the growing interest in alternative forms of energy, and the desire to conserve both
resources and finances, a solar energy system company, situated locally, has introduced many of
the equine facilities, farm production businesses and residences to its products and enhanced
those capabilities for conservation.
Financial support services are available through the Farm Credit East association office located
in Lebanon, NJ. Members of the Agricultural Advisory Committee report they have used
various services including recordkeeping, tax preparation, estate planning, choice of business
entity and other topics. These services are discussed in greater detail in Chapter 8.
There are no processing facilities in East Amwell Township but the Green Pages list several
facilities within the region. Local farmers report using regional processors for freezer beef,
lambs and other livestock.
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2005
COMMODITY
Corn for Grain
Corn Silage
Hay: Alfalfa
Hay: Other
Soybeans
Wheat
Grapes
Sweet Corn
Pumpkins
Trees/Shrubs
Total Nursery

E.Amwell
658
14
309
1,466
688
280
50
22
21
102
186

Agricultural Production by Commodity
East Amwell Township and Hunterdon County
Table II-1
Acres
2000 Acres
%
%
Hunterdon EA/HC E.Amwell Hunterdon EA/HC
5,623
12%
915
7,197
13%
940
1%
123
1,918
6%
4,924
6%
357
5,346
7%
24,580
6%
1,593
25,047
6%
4,947
14%
705
5,129
14%
2,347
12%
347
5,268
7%
73
293
333
1,807
4,110

68%
8%
6%
6%
5%

2005 Head

48
98
58
83
140

128
368
325
1,592
3,798

38%
27%
18%
5%
4%

1990 Acres
E.Amwell Hunterdon %EA/HC
1,494
11,880
13%
165
2,774
6%
517
5,880
9%
1,854
23,488
8%
784
7,645
10%
427
4,262
10%
25
46
43
59
113

120
384
251
1,774
3,958

21%
12%
17%
3%
3%

LIVESTOCK
Dairy Animals (HD)***
Beef Cattle (HD)
Equine (HD)
Sheep (HD)

E. Amwell
Hunterdon
216
1,520
177
3,676
554
4,062
244
3,595

%
EA/HC
14%
5%
14%
7%

2000 Head
E.
Amwell Hunterdon
242
2,069
219
4,141
424
3,774
250
4,212

%
EA/HC
12%
5%
11%
6%

1990 Head
E.
Amwell Hunterdon
471
5,433
454
3,667
464
3,192
318
5,457

%
EA/HC
9%
12%
15%
6%

OTHER
INFORMATION
Fuel/Wood (Cords)
Timber (Board Feet)
Gov't Program (Acres)

E. Amwell
Hunterdon
169
4,908
36,617
762,041
725
2,925

%
EA/HC
3%
5%
25%

E.
Amwell Hunterdon
169
3,855
107,681
854,416
636
3,708

%
EA/HC
4%
13%
17%

E.
Amwell Hunterdon
240
8,194
519,879 1,435,410
716
7,195

%
EA/HC
3%
36%
10%
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CROP

Corn for Grain
Hay: Alfalfa
Hay: Other
Soybeans
Wheat

Tax Year
2005
Acres
Planted
East
Amwell
950
289
1608
575
198

East Amwell Township
Value of Agricultural Production
Table II-2
Tax Year
Average
Season
Total
Average
2000
Acres
average
Value
Planted
Yield
Yield
East
Amwell
Hunterdon Cty NJ Price
Hunterdon Cty
133
bushels/acre
2.12
$267,862
915 134/bushels/acre
2.5 tons/acre
150
$108,375
357
2.8 tons/acre
1.6 tons/acre
115
$295,872
1593
1.9 tons/acre
34 bushels/acre
5.65
$110,458
705 41/bushels/acre
51/bushels/acre
3.25
$32,819
347 57 bushels/acre
$815,386

Value and yields taken from FA-1 Farmland Assessment form from the NJ Division of Taxation
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Season

Total

average

Value

NJ Price
1.97
121.00
100.00
4.35
2.10

$241,542
$120,952
$302,670
$125,737
$41,536
$832,437

CHAPTER III.
LAND USE PLANNING CONTEXT
Introduction
Section III is sourced from East Amwell’s Master Plan elements as prepared by Banisch
Associates.
East Amwell consists of a rich mosaic of land cover types, from the fertile farmland of the
Amwell Valley and the historic settlements of Ringoes Village and the rural hamlets that dot the
countryside to the largest remaining contiguous forest in Central New Jersey that covers the
Sourland Mountain. The Township’s land use planning is designed to retain the best qualities of
the community, and address the needs of Township residents.
East Amwell’s Master Plan is a product of a continuing planning program, and contains a
compilation of Master Plan elements adopted at various points in time. Comprehensive
township-wide goals were adopted in 2004 so that the Township’s current priorities would be
included in the latest cross-acceptance dialogue with the county and the state. The Township
currently is awaiting a response from Hunterdon County on its submission in the second crossacceptance process.
Since the adoption of the 1993 comprehensive Master Plan, the land use plan has been
reconsidered and substantially altered. A comprehensive new land use plan for the Amwell
Valley Agricultural District (AVAD) was adopted in 1998 as the previous plan was determined
to be inadequate to retain farmland and the industry of farming. The new plan includes a variety
of strategies targeted at permitting limited residential development consistent with East
Amwell’s farmland retention goals. The Amwell Valley zoning was the subject of a legal
challenge that was resolved in the Township’s favor at Trial Court level in 2002. In September
2005, the AVAD zoning was upheld by New Jersey’s Appellate Division. The case was
submitted to the New Jersey Supreme Court on appeal and their decision not to review the case
affirms the Appellate Court decision and the zoning which had been challenged.
Natural resource conservation has also been a guiding principle in planning for the Sourland
Mountain, where the fragile ecological balance requires careful attention to the types and
intensities of permitted land uses. The Planning Board commissioned a Groundwater Resource
Evaluation (August 2002) that analyzed safe sustainable well yields and aided the update of the
Land Use Plan for the Sourland Mountain District.
State Development & Redevelopment Plan Planning Areas and Endorsed Plans
Map III-A: State Plan Planning Areas
Table III-1: Acreage amounts in Planning Areas
Table III-2: Land Use/Land Cover Change 1986-2002.
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The New Jersey State Plan has designated planning areas for all of Hunterdon County in
accordance with the NJ State Planning Act. The purpose of the Plan is to establish statewide
planning objectives regarding land use and related planning issues.
According to the plan, growth should occur primarily in the state’s urban and suburban areas and
designated centers where infrastructure exists or is planned in order to accommodate more
intensive growth. The plan acknowledges that rural areas will invariably grow; however it
recommends in these areas growth in the form of Centers.
Centers are defined as compact, mixed use communities that incorporate a variety of
transportation modes including pedestrian and bicycle travel. Centers also house a variety of
land uses and architectural styles. Centers range in size and composition from large urban
centers to towns, villages and hamlets. Centers are higher density land uses and require some
sewer treatment system. Hunterdon County has numerous places that qualify as centers
however, only those centers that have received official recognition by the Office of Smart
Growth receive benefits. Benefits include prioritization for certain grants, assistance from state
agencies for various project or expedited permits for select infrastructure needs. Flemington
Borough was designated as a Town Center in 2001.
Here is a brief outline of the various Planning Areas:
PA-1 Urban Planning Area
These are densely populated urban areas associated with a high degree of development.
Hunterdon County has NO PA-1 areas.
PA-2 Suburban Planning Area
These are located adjacent to densely developed urban areas, and have a more dispersed and
fragmented pattern of low-density automobile oriented development. Infrastructure including
water, sewer and transportation are already in place or planned for these areas. Municipalities
are urged to guide future development to these areas to minimize development in the more rural
areas known as PA-3, PA-4 and 4B and PA-5.
PA-3 Fringe Planning Area
These areas are adjacent to the PA-2 area with scattered development and generally lacking
major infrastructure. These areas are seen as a buffer between the PA-2 and the rural or
environmentally sensitive planning areas.
PA-4 Rural Planning Area
This area has large areas of undeveloped land including farmland and woodland. There is
scattered development on rural roads generally with wells and septic systems. Future growth in
this area should be accommodated in centers to avoid impacts to environmental and agricultural
resources.
PA-4B Rural/Environmentally Sensitive Planning Area
This area shares traits and planning policies appropriate to the PA-4 and PA-5 designation. Just
as in the PA-4 areas, future growth for the PA-4B areas should be accommodated in centers to
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avoid impacts to environmental and agricultural resources. New growth in this area should
ensure that natural resources are protected.
PA-5 Environmentally Sensitive Planning Area
This area has large areas of valuable ecosystems and wildlife habitats. Future growth in this area
should be accommodated in centers to avoid impacts to environmental and agricultural
resources.
PA-6 and PA-8
PA-6 areas are municipal and county owned parks. PA-8 areas are state owned parks.
PA-11 areas are bodies of water.
The table numbered as III-1 at the end of this chapter shows the number of Active Agriculture
Acres in the County by planning area.
The table reveals that the largest number of agriculture acres in the County (51%) is in the PA4B Rural/Environmentally Sensitive Planning Area. Thirty percent of the agriculture acres in
the County are in the PA-4 Rural Planning Area. When these two areas are combined, they
contain about 82% of all the Active Agriculture Acres in the County. When the PA-5
Environmentally Sensitive Area is added to the other areas, 92% of all agriculture acres are
included.
The State Development and Redevelopment Plan (SDRP) of 2001 designated most of East
Amwell’s Valley Agricultural District within the Rural Planning Area (PA-4) as over 61% of the
Township is classified in this area. There is a small portion (22%) in the Rural/Environmentally
Sensitive Planning Area (PA-4B) and 17% in the Environmentally Sensitive Planning Area (PA5). These Planning Areas are intended to promote continued farming, the retention of large
contiguous tracts of farmland and other open lands and protection of sensitive natural resources.
The intent of the SDRP is also to prevent suburban sprawl and preserve the desirable visual
character of the scenic countryside.
The SDRP recognizes that sprawl degrades the rural countryside and diverts economic resources
essential to beneficial redevelopment of New Jersey’s cities and older suburbs. SDRP strategies
are intended to redirect the development pressures for sprawl into appropriate growth areas.
The Amwell Valley Agricultural District (AVAD) was fashioned in response to East Amwell’s
formal submission of its 1993 Master Plan to the State Planning Commission (SPC) for a
Consistency Review, wherein the SPC recommended that East Amwell “… promote additional
mechanisms to ensure that large contiguous tracts are preserved from development…” through
such techniques as lot size averaging, lot suitability standards and lower residential density.
Special Resource Areas
East Amwell is one of 7 municipalities in the Sourland Mountain Region supporting a resolution
of the Sourland Planning Council’s application to the State Planning Commission for the
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Sourland Mountain District to be designated as a Special Resource Area (SRA). Banisch
Associates, Planners for the Township estimate there are 612 active agriculture acres in the
Sourland Mountain District of East Amwell Township.
Special Resource Areas are large contiguous lands that contain unique characteristics or
resources of statewide importance which are essential to the sustained well being and function of
its own region and other regions or systems--environmental, economic and social--and to the
quality of life for future generations.
The Map labeled as III-B shows the Sourland Mountain District to include these seven
municipalities:
Lambertville City
West Amwell Township
East Amwell Township
Hopewell Township
Hopewell Borough
Hillsborough Township
Montgomery Township
The SRA was accepted by each of the three counties (Hunterdon, Somerset and Mercer) and
included in the cross-acceptance process. The Sourland Planning Council formally sent its
application to the State Planning Commission and received approval. The Sourland Region is
now included as a Special Resource Area.
The natural resources of the Sourland Mountain are of regional and State-wide significance and
represent an important part of East Amwell Township’s rural and community character. The
convergence of critical features, including wetlands, large contiguous forests, limiting geology,
characterized by low rates of recharge for bedrock aquifers and low yielding wells, and critical
habitat for threatened and endangered species, points to the need for land use policies and
regulations that promote sustainability and resource preservation. Critical public health and
welfare concerns include protecting an adequate water supply and preventing contamination of
drinking water by improperly treated septic effluent.
In 1990 the East Amwell Township Board of Health enacted new standards and testing
procedures related to wells, which included reporting on a number of critical factors that are
relevant to water supply. The new regulations increased the consistency of the reporting process
and the data derived, which has now provided approximately 17 years of data.
Concerns regarding water supply prompted East Amwell to engage a hydro-geologist in 2002 to
study well records and other data. This study, “Groundwater Resource Evaluation-Sourland
Mountain and Stony Brook Districts of East Amwell Township” prepared by Demicco and
Associates, Inc. (August 2002), was used to formulate planning policies and zoning strategies to
protect safe sustainable well yields. (A copy of this study is available on request). The findings
of this analysis formed part of the basis for increasing minimum lot area requirements in the
Sourland Mountain District, where the minimum lot area is 15 acres/unit.
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This district is intended to recognize the general environmental frailty of the Sourland Mountain
with its generally rugged terrain, rocky soils, and limited access. Encompassing lands with an
elevation between 240 feet and 540 feet above mean sea level, the Sourland Mountain District is
underlain with hard rock formations having very limited water-bearing potential. Tributary
streams originating in the Sourland Mountain District are headwaters to the Stony Brook, Back
Brook and the Neshanic River. Wetlands on the ridge and significant areas of Palustrine
wetlands on slope areas are watershed feeders. Steep slopes and high erosion potential are
additional severe development constraints unique to the slopes adjacent to the ridge. Due to the
natural limitations of this district and a desire to promote a sustainable human and wildlife habit,
minimum design standards and criteria are intended to protect natural and cultural resources and
preserve the rural character of the Sourland Mountain.
The regulations applicable to the Sourland Mountain District are also intended to promote the
intent of the State Development and Redevelopment Plan for the Environmentally Sensitive
Planning Areas (PA-4B and PA-5), which dominate the Sourland Mountain District. These
include:
 Protecting critical natural resources
 Balancing ecological systems and beneficial growth
 Relating the character of development to the capacity of natural systems on a sustainable
resource basis
 Maintaining large contiguous areas of undisturbed habitat to protect natural resources.
Municipal Master Plan and Development Regulations
Land Use Plan
East Amwell’s Land Use Plan, adopted November 30, 2005 (Amwell Valley Agricultural
District amended 1998 and Sourland Mountain and Stony Brook District amended 2002) is
designed to implement the goals, objectives, principles and assumptions of the master plan in a
manner that respects and responds to the capabilities and limitations of the natural conditions –
groundwater quantity and quality, surface water resources, agricultural use opportunities, soils,
steep slopes, woodlands, wetlands and flood prone areas. The Land Use Plan also seeks to
carefully manage growth and change to retain productive farmland and the industry of farming in
the Amwell Valley Agricultural District, while also protecting the fragile ecology of the
Sourland Mountain.
The Land Use Plan Element represents a municipality’s basic statement about the future
disposition of land and the physical form of the community.
Sustainable development, a key objective of smart growth planning efforts, seeks to manage
resource utilization in ways that will provide effectively for the needs of future generations,
maintain ecological integrity and conserve limited resources. Land use and management
decisions made today will determine whether we squander these riches through ill-conceived
development and exploitation, or choose to be worthy stewards of the land and water, preserving
what is best about the Township, and its critical resources, for future generations.
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East Amwell’s continuing planning process has seen refinements in the statement of goals and
the selection of strategies that can better effectuate East Amwell’s land use objectives.
Most of East Amwell is situated within the Amwell Valley Agricultural District and the Sourland
Mountain District, which together comprise almost 18,000 acres. In recent years these districts
have been carefully examined, and amendments to the Land Use Plan have been adopted specific
to those districts. These plan amendments provide strategies to address the overriding goals of
retention of farmland, support for the industry of agriculture in the Amwell Valley, protection of
the large contiguous forest on the Sourland Mountain and preservation, protection, and
enhancement of the fragile ecology and important environmental resources that pervade the
Sourland Mountain District.
The Township is also blessed with compact historic villages and hamlets that reflect the cultural
history of this farming community. Protecting the character of these special places requires
careful attention to managing change so that new construction respects the scale and styles that
contribute to the character of these areas.
Amwell Valley Agricultural District
The Land Use Plan for the Amwell Valley Agricultural District is primarily intended to retain
productive farmland for current and future agricultural use, enhance opportunities for farming
and promote the industry of agriculture in East Amwell. Retaining large farm parcels, through
both permanent preservation and zoning, is key to East Amwell’s farmland preservation strategy.
Agriculturally-compatible zoning has been implemented, which deters suburbanization and
provides protection from rapid change and non-farm interference with farming. In concert with
East Amwell’s aggressive development rights purchase program, the desirable patterns resulting
from the zoning ordinances for the AVA District will preserve the permanent mosaic of viable
agriculture in the Amwell Valley.
The AVA District is the result of an evolutionary process, which strengthened the Master Plan’s
long- standing goals to preserve farmland and promote the industry of agriculture. Over 80% of
the Amwell Valley Agricultural District consists of prime farmland or soils of statewide
importance, with 2/3 of the district actively farmed and under farmland assessment. The goals of
the Municipal Land Use Law, which are specifically directed at preserving agricultural lands and
discouraging suburban sprawl, are directly advanced by the AVA District.
The 1998 Land Use Plan amendment, “Planning for Farming in the Future of East Amwell”
(see copy of this document in Appendix in Support of Chapter III under tab III-A) was designed
to promote the industry of agriculture and retain farmland, conserve the community character of
East Amwell’s agricultural countryside and protect natural resources and environmentally
sensitive lands. These are long-standing objectives of East Amwell’s Master Plan, which are
also recognized goals of the State Development and Redevelopment Plan (SDRP), the statewide
planning tool designed to promote and coordinate sound state, regional and local planning.
The 1998 land use amendment establishing the Amwell Valley District provided the performance
requirements that are the basis for its current zoning. In addition to the conventional
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development option of ten-acre lots, the new zoning included a bonus density provision for
maintaining significant open lands and a lot size averaging provision. Both provisions are
discussed in detail below under the heading of Description of Innovative Planning Techniques.
The re-zoning of the Amwell Valley Agricultural District was challenged by a group of
landowners and in 2003 was upheld by Superior Court Judge Helen Hoens (now a justice on the
New Jersey Supreme Court). In September 2005 the Appellate Division upheld the trial court,
finding East Amwell to be a “quintessential agricultural community.” The New Jersey Supreme
Court twice refused to hear a petition to review the Appellate Court decision.
Residential District
This district includes the area of residential development that adjoins the historic Village of
Ringoes. The reliance on wells and on-site septic systems suggests that densities for the cluster
design options and mixed housing types previously recommended in the Land Use Plan cannot
be readily accommodated.
Since sewer infrastructure does not exist and is not planned for East Amwell, minimum lot area
requirements for new development were increased from 40,000 square feet to 1.5 acres for lots
receiving final approval after November 30, 2005.
Non-residential Districts




Local Business District. This district is located in two areas, the Village of Ringoes and at
the intersection of Linvale Road and Route 31, to recognize existing commercial
development patterns.
Highway and Office District. This district is situated in two areas, one adjoins the Village
of Ringoes along southbound Route 202 and the other is found at the intersection of
County Route 518 and State Route 31.
Larison’s Corner District. This district provides an opportunity for residential and office
development along a portion of northbound Route 202 and Old York Road, including
adaptive reuse of the existing buildings. Site design will limit the visual impact and
enhance the “green belt” around the village of Ringoes.

The Zoning Map presented at the end of Chapter I and labeled as I-A graphically depicts the
location of these districts in the Township.
Current Land Use and Trends
In recent decades development has occurred rapidly in Hunterdon County. Improved highways
such as Route 78 and Route 287 have provided access to employment centers and the desirable
quality of life in Hunterdon has attracted many new residents.
Even with the recent development, Hunterdon County is still considered one of the most rural
parts of New Jersey. The 2000 census reports that the County has more population in rural areas
than any other county in the State. In 1972 only 4.5% of the County was developed. By 2001
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nearly 24% was developed. This growth resulted in the great loss of farmland, woodland and
other natural resources.
Land preservation efforts have become more aggressive and by 2006, the County had preserved
31,269 acres of County parkland, open space and preserved farms. Preserved farms account for
20,000 acres or 64% of all County preserved land. It is interesting to note that East Amwell
preserved 6,825 acres of land in all categories as of June 2008. East Amwell preserved 4,303
acres of farmland. In each of these categories East Amwell accounts for over 20% of the County
total while accounting for less than 7% of its land area. Preserved farmland equal 63% of all
preserved land in the Township. This is on a par with County efforts.
Table III-2 at the end of this chapter shows the land use/land cover changes from 1986 to 2002 in
East Amwell. Agriculture acres suffered a 12% decline from 9,059 acres in 1986 to 8,001 acres
in 2002. In the same period bare land increased 202% from 34 acres in 1986 to 103 acres in
2002.
In December of 2008, the East Amwell Township Planning Board adopted as part of the Housing
Plan Element and Fair Share Plan of the Master Plan a demographic study. The study is called
Municipal Demographic and Housing Characteristics and Municipal Employment Projections
and is found in the Appendix in support of Chapter III under tab III-B.
Due to the Township’s aggressive Farmland Preservation efforts and the increase in zoning
requirements to 10 acres there have been no huge subdivisions such as are seen in Raritan
Township. This is evident from the Building Department’s report under “Housing Unit
Changes”. For the period 2000 to 2007, there were 58 housing units gained and 12 lost for a
total of just 46 housing units for the seven year period.
Table 23 on Page 28 (tab III-B)
in the Housing Characteristic Appendix shows the 58 certificates of occupancy issued by the
Township by year issued. This report notes ‘the rate (of certificates of occupancy) is expected to
remain at a low level and to trend lower during the next several years, as the excess housing
inventory of existing dwellings is significant.’ The report also projects that East Amwell will
have 92 more households in 2020 than it had in the year 2000.
East Amwell has remained largely beyond the suburban expansion that transformed much of
central New Jersey over the past several decades. Local land use policies seek to prevent
suburban sprawl from altering the farming economy and desirable settlement patterns as well as
broad open spaces and farmlands that prevail throughout the Township. As a result, East
Amwell has chosen to limit the scale and scope of non-residential development to serve local,
not regional needs and to reflect and maintain the desirable agricultural economy and rural
character that remains largely intact. Refer to Table 25 on page 29 of the Housing Characteristic
Appendix.
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Sewer Service Areas / Public Water Supply Service Areas
On-site septic systems and private individual wells are utilized throughout the township. East
Amwell has no sewer service areas or public water supply service areas.

Municipal Master Plan and Zoning – Overview
East Amwell’s Master Plan provides a range of strategies to retain farmland and the industry of
farming. While it is commonplace for open space and farmland preservation to become focal
issues as development impacts change the character of the community, East Amwell has
committed substantial municipal resources in aid of farmland preservation. As part of a
comprehensive strategy for permanent farmland preservation, the Township has combined the
purchase of development rights with zoning rules that conserve agricultural lands for future
agricultural use, supplemental techniques and incentives to support the viability of agriculture,
and the future of farming in East Amwell.
1. General Lot Size Categories and Distribution throughout East Amwell
The Hunterdon County Planning Department provides the following information on the acreage
within East Amwell’s municipal zones:
- small lots:
349.68 ( less than 1 acre)
- medium lots:
126.50 ( >1 <5 acre minimum)
- large lots:
11109.41 (>5 <10 acre minimum)
- very large lots: 6702.33 (>10 acre minimum)
2. Description of Innovative Planning Techniques
All the innovative planning techniques employed in East Amwell are voluntary rather than
mandatory, but the low density zoning regulations in the Amwell Valley Agricultural District
tend to make options that afford flexibility and particularly the 50% bonus available under the
open lands ratio zoning option attractive to developers.
a. Cluster Development is defined as a planned development technique based on a density of
dwelling unit(s) per acre. The permitted number of dwelling units is then clustered onto one
or more portions of the overall tract on reduced lot sizes so that individual segments of the
tract have higher densities, provided that together portions of the tract are left in open space
or common property so that the gross density limitation of the entire tract is not exceeded.
East Amwell’s experience with clustering indicates that it may be a tool to preserve some
open space but it will not preserve large blocks of contiguous acreage for long term
agricultural production. The Township’s cluster developments (Harvest Farm, Myers Lane
and Carousel Estates) gives evidence to the long term impacts of residential land conversion.
(See tax maps labeled as III-C, III-D and III-E at the end of this chapter.) Harvest Farm a 35
lot subdivision of 87 acres on Garboski Road, included four back lots ranging from 12 to 18
acres for anticipated agricultural use. The Myers Lane cluster on an adjoining parcel on
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Garboski Road, included a similar 14 acre back lot. Carousel Estates, a 22-unit subdivision
located on Van Lieu’s Road utilized 50 acres of the original 75.5 acre tract for residential lots
and retained 25 acres for a private ownership farmette under the Township’s ordinance
provisions for lot-size averaging. The 25-acre parcel provides a limited opportunity for
continued agriculture when located next to a 22-lot development and clearly represents the
elimination of a block of productive farmland in the Township.
The permitted residential density (3 acres) at the time of the development and resulting
number of units created this problem. Substantial new residential development is detrimental
to agricultural operations.
The lessons derived from the Carousel Estates development contributed to the Township’s
decision in 1999 to change the basic zoning density in the AVAD from 3 acres to 10 acres
and offer the clustering option described below under Open lands ratio zoning which
contains provisions to protect the quality of the deed restricted agricultural land.
b. Non-contiguous cluster zoning also known as Simultaneous Development Transfer (SDT)
is defined as a zoning option which permits the voluntary transfer of density to
noncontiguous parcels using either clusters or lot-size average plans to develop a hamlet or
village in the designated overlay zone. Land from which development credits are transferred
is deed restricted in perpetuity. This concept of Limited TDR was adopted in 1982 and was
targeted to land owners who controlled ownership of both sending and receiving parcels
whether through outright ownership or by contract with others. Only limited interest was
shown and eventually the option was dropped in the Land Use Management ordinance.
c. Lot-size averaging. In order to encourage and promote flexibility, economy and
environmental soundness in layout and design, the Planning Board may approve the varying,
within conventional subdivision, of lot areas and dimensions, and yards and setbacks
otherwise required by municipal development regulations in such a way that the average lot
areas and dimensions, yards and setbacks within the subdivision conform to the conventional
norms of the municipal development regulations, provided that such standards shall be
appropriate to the type of development permitted.
This option or zoning alternative is provided to promote larger parcels for agricultural uses
and to meet the goals stated in the Land Management ordinance to “encourage and promote
flexibility, economy and environmental soundness in subdivision layout and design”. The
minimum residential lot area shall be 1 ½ acres. Maximum dwelling unit density shall be 0.1
unit/acre. Each lot created by the subdivision shall satisfy lot suitability requirements, and
shall be deed-restricted against further subdivision. The design of the development utilizing
this option shall foster the following objectives: retention of large contiguous farmland
areas; stream corridor and wetlands preservation; steep slope protection; overall site design;
reduction of impervious coverage; traffic circulation; and the site’s natural features,
topography and relationship to open lands on neighboring parcels.
This option has continued in use since the 1999 zoning change from density of one unit per
three acres to one unit per ten acres. This has led to a variety of lot sizes in relatively small
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subdivisions which include parcels suitable for many types of agriculture. In some instances
these parcels are suitable for cultivation when in proximity to other cropland. The Planning
Board has worked and will continue to work with developers to maximize the agricultural
usefulness of the larger parcels, but there are no specific provisions under lot-size averaging
to enforce this objective. The only instances since 1999 in which the area of the development
has been large enough for the developer to consider clustering around an interior roadway
have been the Gordeuk and Fred Rynearson tracts described under Open land ratio zoning
below.
d. Transfer of Development Rights is defined as a procedure under which municipalities, by
ordinance, could facilitate the transfer of development potential from areas which require special
protection (farmland, woodland, floodplain, aquifer recharge area, natural habitats, recreation or
parkland, or land which has unique aesthetic, architectural, or historic value) to areas that can
absorb increased development without substantial adverse environmental impact. Two or more
municipalities would be permitted to provide for a joint program for development transfers. The
development transfer ordinance would designate sending zones and receiving zones, and would
allow property owners in the receiving zone to sell any development potential attached to their
property to a person who could use it in the receiving zone.
The Township has extensively explored opportunities for transfer of development rights. A grant
was awarded by the Association of New Jersey Environmental Commissions (ANJEC) to study
TDR as a technique to improve consistency with the State Development and Redevelopment
Plan. In general, the study found that a voluntary TDR program would not likely be effective in
preserving farmland in East Amwell, under the then 3-acre zoning in the Amwell Valley District,
due to the extent of permitted development and the limited suitability of the areas studied for
receiving districts. In addition, there is no environmentally acceptable waterway within the
township to handle the effluent from a treatment plant that would be a necessary service
component of a TDR development.
In 1993, the East Amwell Planning Board identified 17 possible sites for community septic
facilities after review of mapped constraints. These were further reduced to two after review of
factors such as soils, view shed, access to County roads and other factors.
The Hidden Valley drive-in theatre site was identified as a potential receiving site for creating a
‘new’ village which might accommodate 300-350 units. (Note: the Township had
approximately 6,000 acres of undeveloped and unpreserved land in the Valley Zone, at 3 acres
per unit, this meant theoretically there were 2,000 development credits needed to be built or
transferred somewhere, or retired through farmland preservation). A new village of 350 units
would preserve only 1,050 acres of land, if the transfer of credits were a linear relationship of
one credit for 3 acres. (Note: a village of 350 units would have a huge impact on the landscape,
road capacity and local services since it would be larger than the Village of Ringoes).
The concept of the new village on Frontage Road and Hidden Valley was incorporated into the
1993 Master Plan and Wastewater Management Plan. The next step was to investigate the
feasibility of the site. A grant from ANJEC was received in 1994 which funded a study by
Applied Wastewater Technology, Inc. This study is called Feasibility Study for Hidden Valley
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On-Site Groundwater Discharge (appendix tab III-D) and was published in 1996. A summary
report by the East Amwell ANJEC committee entitled Summary Report by East Amwell
ANJEC Committee was published in 1997 (appendix tab III-E). The Wastewater Technology
report concluded:
“A more realistic volume for irrigation at this site would be 20,000 to 30,000 gallons per
day (gpd).” And “Realistically, 20,000 to 30,000 gpd of treated effluent could be
accommodated on 30 to 40 acres of land.” Using assumption of 250 gpd per house
(although the 1993 waste water management plan used 300 gpd per house), then this site
could handle a waste water system for 80-120 units, not 200-300 units. This would mean
preserving farmland equivalent to 240-360 acres, not 750 acres.
Furthermore, some members of the focus groups feared a new village would encourage
development and overwhelm Ringoes.. Public reaction spawned a round of flyers and mailings
opposed to a center designation for Ringoes. This concern focused on an inability to provide the
necessary infrastructure for the affordable housing obligation that would likely follow.
The 1997 Final Report to ANJEC concluded:
“A voluntary TDR program could be even more effective in preserving higher ratios of
farmland, if an appropriate receiving site or sites could be identified, and if the economic
and market feasibility of a TDR program could be demonstrated….Community
wastewater systems, essential to tightly clustered neighborhoods (i.e. 1/3 to ½ acre lots)
might not work in East Amwell Township primarily because of limiting environmental
conditions but also because of political considerations and questionable public
support…Without introducing community wastewater systems, a reduction in the
potential number of houses allowed by gross zoning density will be another means that
will assure the long term retention of agriculture and the municipality’s rural character.”
As a result of these findings, the Planning Board rejected this approach of creating one or two
larger receiving districts and decided not to pursue it further. Since there were about 6,000 acres
of undeveloped and unpreserved farmland, this was a relatively LITTLE amount of farmland to
protect for a relatively BIG village.
In summary of policy, the Planning Board sent the following findings in a February 12, 1998
memo to Linda Weber, planner for the Hunterdon County Planning Board, re: Cross
Acceptance:




“We do not have the legislative tools, specifically enabling legislation for TDR to
accomplish transfer of development potential from the farmland into a designated
receiving site.
The Economic feasibility of a voluntary TDR program is not likely to appeal to
developers as better than conventional sprawl development.
Even if we did have TDR legislation, the current zoned density and large amount of
undeveloped land creates such a vast number of potential units to be transferred away
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Finally, environmental features more than likely preclude our ability to create a center of
any meaningful size because the environmental constraints…will limit the size and
potential locations of any community waste water processing system.”

In 1999, the Planning Board and East Amwell Township Committee raised the minimum lot size
from 3 acres to 10 acres in the Amwell Valley Agricultural District. This was indicated by the
futility of trying to find a receiving zone adequate in size and ability to accommodate the vast
number of potential units to be transferred. The increase in lot size also helped to create an
environment (which maintained values for development rights at the prior 1998 zoning) which
resulted in successful negotiations for farmland preservation purchases. (4,341.59 acres as of
June, 2009).
One might conclude that with the downzoning resulting in fewer development opportunities to
transfer, that the impact of transfer would be substantially reduced. However it must be
recognized that the original conditions found to be inadequate continues to be inadequate such
as: failure to find a suitable location for wastewater disposal, general reluctance on the part of
property owners to be near a receiving district and the general conservatism of farmers who were
suspicious of the transfer concept. Consequently, the township moved toward an aggressive
farmland preservation program through purchase of development rights and modest clustering
options such as lot size averaging, and open lands ratio zoning both of which have yielded
minimal results.
e. Open lands ratio zoning. This option or zoning alternative is available only in the Amwell
Valley Agricultural District and is intended to promote retention of large farm tracts and the
aggregation of smaller farm parcels through the granting of density incentives to those who
qualify and submit to requirements. It is also intended to encourage and promote flexibility,
economy and environmental soundness in subdivision layout and design. At least 75% of the
tract shall be designated as “open lands” and be deed restricted for agricultural use. At least 65%
of such designated open lands shall be unconstrained land area and prime soils (SCS Classes I
and II) or soils of statewide importance (SCS Class III). Lots qualifying as open lands shall be
permitted a primary residence and other appropriate accessory buildings. In return for meeting
the open lands requirements, the developer is entitled to a 50% bonus on the number of
residences allowed on the remaining 25% of the tract. For tracts of 100 acres or less, the open
lands shall be contained in one deed-restricted contiguous parcel; for tracts of larger than 100
acres, the open lands may be composed of noncontiguous parcels, provided that each open lands
area shall contain at least 50 contiguous acres.
This option has been used by the developer of the Gordeuk farm on the Rosemont-Ringoes Road.
The survey map at the end of this chapter identified as III-F shows Block 2 Lot 5 after the open
lands ratio option was used. The lot now identified as Lot 5.10 is the 11 acres to be further subdivided into seven lots. Lot 5 is about 45 acres and was sold by the developer to a farmer. The
development was nominated for New Jersey Future’s Smart Growth award.
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f. Incentive for Preservation of Larger Tracts. The landowner is permitted to subdivide from the
same tract provided that at least 50 acres remains in preservation, no more than two lots, each
having a minimum lot area of 1 ½ to 3 acres and having a single-family dwelling as a principal
use. The subdivided lots are recognized as severable exceptions, located so as not to impact the
agricultural use of the preserved farmland. The agricultural deed restriction must be substantially
in the form utilized in the New Jersey Agricultural Retention and Development Program. This
option has been used by landowners in a number of recent farmland preservation applications.
3. Description of Buffer Requirements that separate agricultural uses from other land
uses
East Amwell’s zoning ordinance requires: “Any residential lot created by a subdivision shall
have a buffer located on the residential lot along any lot line adjacent to lands that are deedrestricted for agricultural purposes. Such buffer area is restricted to the installation of a board or
split-rail fence and maintained by the lot owner just inside the residential lot line, and no new
trees can be planted within 25 feet of the lot line.”
East Amwell believes that these buffers have given reasonable protection to the Township’s
farmers. However, the adequacy of buffers depends more on the character of the surrounding
neighborhood than on physical barriers or distance requirements. The Township believes that its
relatively low population density and the absence of large tract developments within its borders
have been critical elements in the maintenance of a farm-friendly environment.
4. Discussion of Development Pressures and Land Value Trends
East Amwell, situated in the southern part of Hunterdon County within easy commuting distance
of metropolitan areas and suburban corporate headquarters, faces the growth pressures of the
region, and these pressures are even more enhanced when you take into account that East
Amwell Township is bisected through its center by a major state highway (Route 202/31) and in
close proximity to several others (Routes 206, I95 and PA Rt. 611).
It is obvious that residential development is moving steadily in the direction of East Amwell
Township, as communities to the north, east and south of the Township become increasingly
developed with subdivisions of residential housing. The shrinking supply of available land for
development will cause increased pressure on the extraordinary agricultural lands of East
Amwell. For example, in the time period 1990 through 1997, a total of 6,335 residential building
permits were issued by the six municipalities that border East Amwell Township, the vast
majority being situated in the Townships of Raritan, Hillsborough, Montgomery and Hopewell.
Delaware and West Amwell Townships have not, as yet, experienced large-scale development of
residential subdivisions. Table 23 is on page 28 of the appendix tab III-B.
The population of East Amwell increased by 2.84% in the ten years from 1990-2000, bringing
the 2000 census figure to 4,455 from 1990’s 4,332. It is noted in an earlier section of this report
that based on Farmland Assessment records, East Amwell in 1980 had 77% of its land base in
agriculture while the percentage in 2005 dropped to 63%.
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Based on data from the New Jersey Dept of Treasury, Division of Taxation, the Star-Ledger in
November 2004 listed East Amwell’s average home sales price in 2004 as $403,163 compared to
the 2000 year price of $250,908, an increase of 61.2%. The percent change in 2004 from 2003
was 5.4%.
Table III-3 shows the cost of preservation easements from the start of the program in 1988
through 2008. It is difficult to draw conclusions from this history since it is arranged by date of
closing and not by date of appraisal. However, we have found that property appraised at about
the same time have consistent values. For example, the chart indicates the price paid per acre for
the Cannelongo property in March of 2006 looks high compared to the other closings that year.
However, the Cannelongo price is consistent with the price paid for the Wielenta properties
because both appraisals were completed in the last half of 2004.
The information in Table III-3 was converted to a graph identified as III-4. Again, it is difficult
to draw firm conclusions because the closing date is sometimes three or four years after the
appraisals are completed. The graph and Table III-3 verify the easements purchased between
1989 and 2005 were purchased for less than $10,000/acre with only two exceptions. The
Manners farm exceeded $11,000/acre. The $14,367/acre for the Cavalier Farm represents a fee
not easement purchase.
The chart and graph also shows that certified easement values for the development rights of
farmland in applications for the State’s preservation programs have been slowly increasing over
the past four years. The value of preserved/development restricted farmland also is increasing.
Recent auction sales of preserved property in East Amwell have sold for $10,000 or more per
acre. This price was achieved in recent auction sales of the former Kanach property on Route
514 and the former Halstead property on Cider Mill Road.
5. Municipal and Regional TDR Opportunities
Hunterdon County’s draft Comprehensive Farmland Preservation Plan (2008) describes TDR as
a land use planning tool that shifts development from one location to another; transferring
development to areas that a community determines to be an optimal growth area where
infrastructure can be provided while simultaneously preserving open space or farmland
elsewhere.
New Jersey in 2004 became the first state in the nation to authorize statewide comprehensive
TDR enabling legislation. The State TDR Act includes requirements which municipalities must
adopt, such as Development Transfer Plan Element, a Capital Improvement Program, a Utility
Service Plan Element and an ordinance designating Sending and Receiving zones, as well as
prepare a Real Estate Analysis.
TDR has been successfully used in the Pinelands area of New Jersey, and since 2004
municipalities within the Highland Region have the option to send and receive development
rights within each of the Highland counties.
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It was noted earlier in this report that East Amwell has extensively explored opportunities for
transfer of development rights, utilizing an ANJEC grant to study TDR as a technique to improve
consistency with the State Development and Redevelopment Plan. TDR requires identification
of a growth area where infrastructure can be provided. After considerable research, it was
concluded that the Township lacks a water course that can environmentally accept the effluent
from such infrastructure.
East Amwell has concluded that its current policy of financing, together with the state and
county, the purchase of farmland development rights, financing and supporting open space
acquisition with partners such as Delaware and Raritan Greenway with support from the New
Jersey Green Acres program, and utilizing Open Land Ratio zoning and large lot zoning in the
Amwell Valley and Sourland Mountain are the most effective techniques to complement the East
Amwell Land Use Plan and the State Development and Redevelopment Plan designation for East
Amwell discussed earlier in this chapter. Increasing development opportunity through any form
of Transfer of Development Rights would seem to run counter to this goal.
Regional and inter-municipal TDR programs were not addressed by East Amwell. “What if”
discussions were instead replaced by “what is” and concluded that no treatment capacity is
available in East Amwell. There is no likelihood that scarce resources will be invested in a
search for other potential receiving districts when the most likely sites were thoroughly reviewed
and found wanting. (Hidden Valley site is now the County Fairgrounds and the Frontage Road
site was preserved by the Amwell Valley Conservancy).
The notion of a transfer concept initiated between towns or region wide presupposes some form
of supporting governmental structure which does not seem to be in place. It is questionable that
any municipality would willingly accept transfer of development without a strong financial
incentive. When coupled with the specter of additional COAH units to be accommodated, this
concept appears to be intellectual at best and not competitive to the current system of purchase of
development rights.
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CHAPTER IV
OVERVIEW OF FARMLAND PRESERVATION PROGRAM IN EAST AMWELL
County Agricultural Development Areas
Geographic Information System mapping
The State Agriculture Retention and Development Act of 1983 created a statewide farmland
preservation program and authorized the creation of county agriculture development boards to
administer several programs and participate in farmland preservation matters. Many of the
elements of this legislation were patterned after Hunterdon County's already existing CADB
program, created in 1981 by the Hunterdon County Board of Chosen Freeholders.
The overall role of the CADB is to administer the State farmland preservation program at the local level.
An important responsibility of the CADB is the identification of Agriculture Development Areas
(ADAs). The State Agriculture Retention and Development Act defines AD As as the land areas that are
most suitable for sustaining agriculture in the future. The ADA is also used to identify areas in which
agriculture is the preferred land use.
The state statutory criteria and purpose for designating an ADA is to encompass productive agricultural
land currently in production or with a strong potential for future production in agriculture, and in which
agriculture is a permitted use under the current municipal zoning or in which agriculture is permitted as a
non-conforming use. An ADA is identified as an area that is reasonably free of suburban conflicting
development and comprises not greater than 90% of the agricultural land mass of the county as well as
incorporates any other characteristics deemed appropriate by the CADB.
Hunterdon County's ADA criteria and map were based on a Middlesex-Somerset-Mercer Regional
Study Council study of agriculture in the county. The study mapped productive agricultural operations
and the location of prime and statewide important soils. Initially the AD As were mapped along
physical boundaries or property lines. In 1988 the County AD As were changed to be mapped by tax
blocks. This change reduced the land area in the AD As, reflecting new construction throughout the
County. The County requirements are a minimum contiguous area of at least 250 acres; the
predominance of prime or statewide important soils; land use that is reasonably free of non-farm
development; and the absence of public sewers. Landowner consent is required for a parcel to be
included within the Hunterdon County ADAs. Recently the Hunterdon ADA map has been amended at
the request of several municipalities. The changes are pending certification from the State Agriculture
Development Committee. Most of the requested changes are from municipalities experiencing intense
development pressure. The contiguity of farmland in the new proposed areas is less than in other ADAs.
The Hunterdon CADB has waived some ADA criteria in suburbanizing areas to retain what little
farmland remains.
The East Amwell Agricultural Development Area has remained consistent from the start of the program.
Map IV- A is the latest Countywide ADA map with East Amwell highlighted. This map also delineates
the ADA in East Amwell, two areas which coincide with the Amwell Valley

1

east and west of Ringoes. All of the farms preserved to date reside within this area, with the exception
of the following three parcels:
•
• Blk. 41 lots 25.01,25.02 (92.37 acres) preserved through SADC direct easement program
• Blk. 40.02 lot 6 (62.92 acres) preserved through SADC direct easement program
• Blk. 32 lot 3 (75 acres) preserved through County easement program. This family farm, totaling
148.81 acres is bisected by Orchard Road with the north acreage located within the ADA
boundary, and the contiguous 75 acres located on the south side of the road.
Map IV-D shows these preserved farms by acquisition program.
Current applications under review as well as all targeted farms are located within the township's ADA.
(MapIV-B)
Map IV-C shows East Amwell’s ADA with 2002 NJDEP agricultural Land Use/Land Cover. Table IV-1
provides the data for the 2002 agricultural Land Use/Land Cover. Of the total acreage of 18,287 in the
Township, 8,001 acres (44%) are in agriculture of which 7,297 acres (40%) are in Cropland and Pasture
Land. In the Amwell Valley Agricultural District of 11,109 acres, 6,201 acres (56%) are in Cropland
and Pastureland.
Farmland Preserved to date by program
As of this date, nearly 4,000 acres in East Amwell have been preserved through a variety of programs:
(See Table IV-2 and Map IV-D)
• 2,719 acres through the County Easement Program
• 471 acres through the Municipal PIG Program
• 431 acres through SADC easements
• 254 acres through SADC direct purchase
• 208 acres through donated easements to the county or state programs
The chart in Chapter V labeled as Chart V-6 shows the cost sharing to date with the Farmland
Preservation Program. Through 2008, the total cost of farmland preserved in East Amwell is
$27,086,854. The State of NJ has contributed $19,489,647 or 72%. Hunterdon County contributed
$3,989,131 or 15% and the Township paid $3,608,082 or 13%.
Additionally, there are 10 applications in process totaling 438 acres (see Table IV-2)
County Easement Purchase
Hunterdon's traditional program was developed in accordance with the State Agriculture Retention and
Development Act of 1983. The program involves the sale of development rights on a farm in exchange
for permanent restriction on the land that requires it to be available for agriculture in perpetuity. The
County's minimum eligibility requirements for the traditional program is that the farm is located in an
ADA and an agricultural district, is a minimum of 40 acres and is predominantly tillable farmland -
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farms with more than 50% woodlands are ineligible. The CADB does review applications that are less
than the 40 acre minimum when they are close to or adjacent to other preserved farms.
County Planning Incentive Grants Program
Initially introduced in 1999 and revised with new regulations this program took effect on July 2, 2007 to
promote County PIGs to streamline and expand the farmland preservation program throughout the state.
An agricultural advisory committee (the County CADB) is required to direct the County PIG program.
The county also is required to maintain a "dedicated source of funding or alternative means for
funding farmland preservation.
Municipal Planning Incentive Grants Program
The SADC is authorized under the 1999 Farmland Preservation Planning Incentive Grant Act to provide a
grant to eligible municipalities (in addition to counties) for farmland preservation purposes based on
whether the identified project area provides an opportunity to preserve a significant area of reasonably
contiguous farmland that will promote the long term viability of agriculture as an industry in the
municipality (or county).
The 1999 Farmland Preservation PIG Act set grant eligibility requirements for a municipal PIG program
to include:
• Identify project areas of multiple farms that are reasonably contiguous and located in an
agricultural development area (ADA);
• Establish an agricultural advisory committee composed of at least three, but not more than five,
residents with a majority of the members actively engaged in farming and owning a portion of the
land they farm;
• Establish and maintain a dedicated source of funding for farmland preservation, or an
alternative means of funding for farmland preservation (such as repeated annual
appropriations or repeated issuance of bonded indebtedness).
• Prepare a farmland preservation plan element in consultation with the agricultural advisory
committee.
In July 2007 the SADC adopted amended rules to implement the Farmland Preservation Planning
Incentive Grant Act by establishing a municipal farmland preservation planning incentive grant
program. The SADC requires municipal PIG applications to include a discussion of farming trends,
characterizing the type(s) of agricultural production in the municipality and a discussion of plans to
develop the agricultural industry in the municipality. The SADC requires the municipality to adopt a
right-to-farm ordinance that provides greater protections to commercial farm operators and owners. The
SADC specified the components the municipality must include in a comprehensive municipal farmland
preservation plan.
SADC Direct Easement Purchase
In this state acquisition program the SADC purchases development rights of farmland for preservation
purposes, and the land is permanently deed-restricted for agricultural use. The land does not have to be
within an ADA if the landowners make an application directly to the State. SADC purchases are
funded by the Garden State Preservation Trust.
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SADC Fee Simple
The State Direct Program also includes fee simple acquisitions in which an entire property is purchased
at its certified market value. The farmland must be in an ADA, eligible for farmland assessment and meet
SADC minimum standards. The landowner does not retain any rights, and the land is permanently
preserved for agriculture. The SADC re-sells the property at auction, and does not retain ownership.
Non-profit Programs
Non-profit organizations are eligible for SADC funding support up to 50% of the fee simple or
development easement purchase on project farms. Application is made to the SADC for the nonprofit grant program. The Hunterdon CADB has shown some interest in contributing funds to make up
part of the 50% shortfall from State funds.
The New Jersey Conservation Foundation was instrumental in the donation of the farmland preservation
easement of Blk 23 lot 11 (104.22 acres) to the County, and Blk 21, lots 2,2.03 (172.51 acres) to the
SADC. The NJCF subdivided lot 2.04 (6 acres) from the latter farm for the purpose of protecting a
steep bank area of the Neshanic River.
Other Partnerships and Programs
As noted in a previous chapter East Amwell investigated the feasibility of Transfer of Development
Rights and was not successful in locating a receiving area. However a similar concept was adopted
called the Open Lands Ratio where smaller lots could be accommodated if a substantial portion was set
aside for agriculture. To date, one project on Blk 2 lot 5 (Gordeuk farm) has been approved setting aside
27 acres of preserved farmland. An adjacent farm, Blk 2 lot 2 is currently under review. While farmland
is preserved at no public cost, the resulting residential development could be a point of friction with
continued farming activities.
Park or open space preservation projects positively enhance the preservation of contiguous farmland. In
East Amwell this occurred with the SADC direct easement purchase of Block 41, Lots 25.01 and 25.02
(92.37 acres) which is contiguous to NJDEP conserved land of Block 41,
Lot 45 (198 acres) and Block 41 Lot 10 (42 acres).
Presently, the NJCF, on behalf of East Amwell Township, is negotiating with the owner (Higgins) of Blk
35, lots 2,10,12 and 57 for a total of 400+ acres. The NJCF is negotiating with the same owner on behalf
of Hillsborough Twp, Somerset County for a contiguous 100+ acres. Fee simple purchase of these
properties would involve Green Acres and SADC funding, as well as Hunterdon and Somerset Counties
and East Amwell and Hillsborough Townships.
Strategic Targeting Project
The Strategic Targeting Project is a regional planning process utilizing the most recent, "best available"
statewide data to prioritize farmland preservation investments. The State's purpose is to ensure that all
levels of government make the most efficient and effective use of available resources in promoting
"smart growth." A meaningful strategic targeting effort for farmland preservation involves three primary
data sets: agricultural soils, agricultural land use and existing and future sewer service areas. The
preservation of Prime Soils and Soils of Statewide Importance in agricultural production outside Sewer
Service Areas is the priority of the initiative.
The soils analysis component of strategic targeting identifies the preferred categories of soil quality:
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•
•

Prime Farmland is land that has the best combination of physical and chemical characteristics for
producing food, fee, forage, fiber and oilseed crops and is available for these uses.
Soils of Statewide Importance are nearly Prime Farmland and economically produce high yields of
crops when treated and managed according to acceptable farming methods.

The SADC/CADB Farmland Preservation Strategic Targeting Project has three primary goals:
• To coordinate farmland preservation/agricultural retention efforts with proactive planning
initiatives,
• To update/create maps used to target preservation efforts, and
• To coordinate farmland preservation efforts with open space, recreation and historic
preservation investments.
The East Amwell farmland preservation program continues to be consistent with the State's strategic
targeting approach to prioritizing farmland. Map IV-E shows the distribution of Prime Farmland soils
and soils of Statewide Importance in the East Amwell ADA. East Amwell has 46% or 3,322 acres
classified as Prime Farmland and 44% or 3,191 acres designated as of Statewide Importance as farm
capable soils in its agricultural areas. East Amwell continues to prioritize the preservation of Prime
Farmland and Statewide Importance soils that are in agricultural production. East Amwell does not
have nor does it plan for a sewer service area.
Eight Year Programs
In this State program farmland owners can agree to voluntarily restrict nonagricultural development for
eight years in exchange for certain benefits, i.e. grants funding up to 50% of the costs of approved soil
and water conservation projects. The farmland must be located in an Agricultural Development Area, be
eligible for farmland assessment and meet local and/or county program criteria. Applications for this
program are directed to the County Agricultural Development Board.
Two eight-year programs are available: municipally approved and non-municipally approved. The
former requires a formal agreement among the landowner, county and municipality; the second requires
an agreement between the landowner and county. Enrollment in a municipally approved program
provides greater protections from nuisance complaints, emergency fuel and water rationing, zoning
changes and eminent domain actions.
When the Eight-year Preservation Program was initiated ten East Amwell farms, totaling 352 acres,
enrolled. Subsequently some of these farms donated or sold their development rights, or did not renew
the voluntary deed restriction. Current members of the AAC state that, to the best of their knowledge,
the eight year program has not been recently publicized, promoted or discussed with farmland owners in
the township. There is the possibility of interest by owners of unpreserved farms if state cost share funds
for soil and water conservation projects were restored. The Township would look to the State or County
for promotion and recent information on this program.
Municipal Coordination of Farmland Preservation and Open Space Conservation
East Amwell Township has two standing committees that work to enhance and retain agriculture in the
community. The Agricultural Advisory Committee (AAC), as required by state statute is composed of
five residents of whom three operate and own their own farms, which are preserved, in the township.
The AAC, first appointed in East Amwell Township in the mid-1980's, gives members of the farming
community a recognized role and voice in the farming issues before the municipal government. While
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AAC membership is currently five members, in some years the committee has had as many as nine
members. The AAC offers advice and comment on all farmland-related issues under consideration by the
Planning Board,
Environmental Commission, the Board of Health and the Township Committee. These include
individual applications for residential development and policy issues, such as stream corridor protection
and woodlot and forestry management practices. They also comment on land use ordinances proposed by
the Planning Board, the Environmental Commission, or the Township Committee.
The Farmland & Open Space Preservation Advisory Committee (FOSPC) established by the Township
Committee in 2003, is composed of five members and two alternates. The duties of FOSPC include
advising the Township Committee on the financial needs of the various preservation plans and on the use
of the funds in the Municipal Open Space Trust Fund. On behalf of the Township, FOSPC seeks
opportunities for the preservation of open space and farmland and researches funding from governmental
and private sources. FOSPC is charged to inform and educate residents about the Township's open space
and farmland preservation programs and goals. [A copy of East Amwell Code, Chapter 26, establishing
the Farmland & Open Space Committee is included in the Appendix.]
The East Amwell farmland preservation and open space conservation initiatives are coordinated by the
advisory Farmland & Open Space Preservation Committee, in liaison with the Agricultural Advisory
Committee. The Township employs a Farmland/Open Space Administrator (part-time) to perform
administrative duties for implementation of the Township's open space and farmland preservation
programs, i.e. to process farmland applications, and maintain communications with applicants,
prospective applicants, the SADC and CADB.
County and Township Coordination
A member of FOSPC, serving as liaison, attends the monthly meetings of the CADB to keep informed of
its actions on current issues in the County on the farmland preservation program. County Freeholders'
policy and rules on the County's farmland preservation program are announced at CADB meetings by
the County Counsel. In addition, the Farmland/Open Space Administrator and chair/vice-chair of
FOSPC attend monthly meetings with CADB staff members regarding the East Amwell municipal PIG
and County PIG farmland preservation applications in process. The application status meetings between
the county and municipalities were initiated on the recommendation of the SADC. These meetings
provide the Township with an opportunity to learn of County determinations on cost-sharing, deadlines,
and relevant policy issues. Meetings with the County's Open Space Coordinator are requested as
needed. The County's communications with East Amwell regarding coordination of strategic landowner
outreach, trail planning, infrastructure planning, habitat and historic preservation planning are minimal.
County representatives met with the Township's Planning Board in August 2003 in a special meeting for
a "courtesy review" of the County' plans for development of the South County Park and the Hunterdon
County 4-H Fairgrounds. The Planning Board in a resolution of October 15, 2003 supported the
County's application for the park. The Township Board of Health reviewed the County's plans for the
on-site septic system and made design recommendations which were accepted eventually and
installed.
East Amwell has joined with West Amwell Township in requesting the County Parks & Recreation
Committee to develop playing fields on the County parkland that is located in West Amwell directly
across Rte 179 from the South County Park and 4-H Fairgrounds. The County purchased this parcel of
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open space and appropriately dedicated it for active recreational use. There is an increased need in the
south County for playing fields, and the County could make the dedication a reality.
East Amwell’s conserved open space for active recreation use presently is limited to a few ball fields in
Ringoes owned by and adjacent to the Township Municipal Building, the East Amwell Fire Company's
building, and the Township School. Clawson Park, a 23 acre parcel in Ringoes donated to the Township
with funding assistance from Green Acres, has tennis courts, playground equipment, a gazebo, and a
walking path.
East Amwell is fortunate to have the Amwell Valley Trail Association, a non-profit member supported
organization has obtained landowner permission to mark, map, and maintain a 75 mile network of trails
on private property for hiking and equine riding, the largest trail network on private land in the
Northeast. (See Map VIII-A showing the trail system). At this date there are no publicly-owned farm
parcels in East Amwell, but long-term leasing of such could be possible.
Coordination on Open Space Preservation Initiatives
The NJCF/NJDEP Garden State Greenways map (Map IV-F) is included here to illustrate greenways in
the Township and adjacent portions of Hunterdon, as well as Somerset and Mercer counties. Strategic
open space preservation can help to secure greenways and large contiguous blocks of undeveloped land.
Map IV-G shows preserved open space by acquisition program.
East Amwell works closely with the non-profit Delaware & Raritan Greenway Land Trust on open space
conservation within the township, and most recently on a farmland preservation project. This partnership
assists D&R to meet regional goals of establishing greenways and trail systems in the Sourland Mountain
area. (See Map IV-H) of D&R greenways) D&R is the Township's valuable partner in open space
preservation, providing information on its projects, meeting with landowners, eliciting Township
participation and financial support. D&R brings additional funding partners to open space projects to
assist the Township in meeting Green Acres' 50% funding match. In this manner D&R was instrumental
in securing the participation of the Nature Conservancy in the Township's successful purchase of the 63
acre Omick Woods preserve located in the Sourlands. The Omick Woods parcel lies directly across Rte
31 from a large contiguous block of preserved open space in West Amwell Township.
In 2004 D&R planned and directed an assemblage of land easements along the Township's Mountain
Road that extends trail access to D&R's Northern Stony Brook Preserve, a contiguous preserved open
space of over 720 acres in the heart of the Sourlands.
In 2005-6 East Amwell sought and received the support of Friends of Hopewell Open Space, a non-profit
volunteer organization active in neighboring Hopewell Township, in the successful project to preserve
the portion of the Lindbergh Estate (Blk. 37 lot 30) of 192 acres which lies within East Amwell. The
New Jersey Department of Treasury and/or New Jersey Department of Corrections transferred this
historically and ecologically significant property to the New Jersey Natural Lands Trust which
accepted a conservation easement as an addition to the
Highfields Preserve. The part of the Estate in Hopewell Twp. previously had been conserved under the
New Jersey Natural Lands Trust.
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Monitoring of Preserved Farmland
The holder of the deed of easement is responsible for annual monitoring of preserved farms. For example,
SADC is responsible for monitoring farms preserved through Direct Easement and Fee Simple Programs,
as well as any Municipal PIG preserved farms if the County is not a funding partner. It is the
responsibility of the Soil Conservation Service to work with Hunterdon County and the HCADB on
monitoring County easements. East Amwell is responsible for monitoring farmland preserved through
the Open Lands Ratio program.
The Township and the AAC/FOSPC would notify the appropriate agency if violations were
suspected.
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CHAPTER V. FUTURE FARMLAND PRESERVATION PROGRAM
Preservation Goals
East Amwell has targeted 16 farms totaling 1453 acres for preservation in the next 10 years. Table V-I
and Map V-A show the acreage and location of each of these 16 farms. The goals for 1 year are 10% or
145 acres, and 50% or 727 acres as a 5 year goal. The selection of targeted farms of 54 acres or above
suggests a desire to secure the larger farms in preservation despite our minimum threshold of 25 acres.
East Amwell has preserved 38% of the Township when both farmland and open space projects are
combined. Farmland preservation accounts for 4,341 acres or 24% of all acreage in the Township. The
Farmland Map and Narrative found as part of the introduction to this Comprehensive Plan illustrate these
statistics.
These goals seem reasonable given the rate of East Amwell preservation since the program's inception.
East Amwell continues to partner with not for profit organizations to preserve farmland. The NJ
Conservation Foundation is working to preserve a large tract known as the Higgins Property and the
Township has pledged financial support for that project. D&R Greenway is currently negotiating with
Lanwin Development Corporation in a joint preservation project to preserve that 89 acre tract.
East Amwell’s preservation goals depend on continued support from both the State and the County for
shared funding. Cost sharing from both the state and county has allowed the township to leverage its
limited resources. It is unlikely we could continue the current rate of preservation without these shared
funding sources. Even though funding is eventually based on the certified market value of easements,
the County has recently required landowners to sign option agreements at below market values for
municipal PIG applications to be considered for County cost share funds. This requirement has made
the County cost share which was almost a certainly in the past more problematic.
East Amwell has obtained the usual 20% cost share from Hunterdon County for its current applications,
however, funding approval has become a much more rigorous and bureaucratic process. In the most
recent funding rounds (2009 and 2010), Hunterdon County did include the two farms East Amwell
Township submitted for funding to their list of approved farms. The option agreement policy mentioned
above with outdated easement values presented additional hurdles for both the township and the
landowners. The Township believes these County policies will remain in place as long as funding
resources are limited.
The Township has supported farmland preservation by consistently funding 20% of the cost of easement
purchase. This continues to be true since all recent requests for township funding have been approved. .
The availability of shared funding since the first bond issue was approved by voters over ten years ago
has helped East Amwell achieve its preservation goals. It is most important to East Amwell to have an
assured source of cost share funding from the State and County. East Amwell has generally waited until
a secure source of funding is known before applications for preservation are accepted. Landowners are
assured that the Township is committed to preserving the property and this policy has given credibility
to the program. East Amwell voters have shown their support for preservation consistently by
approving bond issues that fund the various programs.
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Project Area Summaries
Agricultural Development Areas (ADA) are the target areas mapped by the Hunterdon County
Agriculture Development Board as locations for preserving farmland permanently. The Amwell Valley
Agricultural District, a zoning district, comprises about two-thirds of the township with approximately
12,000 acres of farmland. The zoning district and East Amwell's ADA are almost comparable. U.S.
Route 202/31 bisects East Amwell, with a corridor including Ringoes, between the two parts of the
Township's project area. All of East Amwell's ADA lies within Hunterdon County's mapped ADA.
(See Map V-B).
Table V-2 shows that 40% of the Township's 18,288 acres is in Cropland and Pasture Land, while 56%
of the 11,109 acres in the Amwell Valley Agricultural District is Cropland and Pastureland. Prime Soils
constitute 46% of the acreage in the Agricultural Area, and Soils of Statewide Importance constitute
44%.
Preservation of farmland in the Amwell Valley Agricultural District, as it continues to be delineated, is
of strategic importance on the western side of Hunterdon County and the State. East Amwell remains a
largely agricultural community, and it serves as buffer from the development pressures further north,
east and south of the Township. East Amwell's agricultural district merges into agricultural areas to the
north and west in West Amwell and Delaware Townships and a portion of Raritan Township. To the
south, the northern portion of Hopewell Township also contains much agricultural land. By building a
solid block of agricultural land in this part of Hunterdon County, East Amwell can continue to be a
catalyst for further agricultural preservation in this region. This critical mass of viable farmland is also
essential for maintaining a strong farming industry and culture.
East Amwell's ADA lies in the County's South project area. The County's Comprehensive Farmland
Preservation Plan 2008 (p.57) states "Already preserved farms were the foundation that laid the base for
the general areas as the preservation of large tracts of agricultural land....The purpose of focusing on
areas in which farms were already preserved is to preserve farms to allow for a more consistent and
seamless agriculture land base." HCADB staff report the County's intention in the future to examine
individually all potential farm parcels in the County's ADA to identify the best agricultural candidates
for preservation.
In Chapter III we note that the State Development and Redevelopment Plan of 2001 designated most of
East Amwell's Valley Agricultural District within the Rural Planning Area, with a small portion in the
Rural/Environmentally Sensitive Planning Area and one lot in the Environmentally Sensitive Planning
Area. These Planning Areas are intended to promote continued farming, the retention of large
contiguous tracts of farmland and other open lands and protection of sensitive natural resources.
Municipal and County Minimum Eligibility and Ranking Criteria
East Amwell developed a list of minimum criteria for eligibility to apply for farmland preservation
through the municipal PIG program. These criteria are shown on Table V-3 at the end of this chapter.
Minimum criteria for farmland preservation include an acreage requirement of 25 acres or more, current
eligibility under Farmland Assessment, road frontage of 50 feet or more, and 30% or more tillable acres.
The Township's ranking criteria is also shown on Table V-3. This point ranking system rewards
size/acreage, tillable acres, prime soils acreage, statewide soils/acreage as well as frontage footage, and
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linking footage in a contiguous border with preserved property. These criteria provide an indication of
agricultural productivity and continued viability. A positive consideration is a Conservation Plan on file
with the Soil Conservation District. Points are deducted for a non-severable exception created for a new
house, and for each severable exception. These ranking criteria are used to evaluate all
applications that meet minimum eligibility requirement. The township uses these rankings to
determine the best possible farms for preservation.
Hunterdon County's eligibility criteria for the County PIG program are reproduced in the Appendix and
labeled In Support of Chapter V and found at Tab V-B. These criteria set a minimum size of 40 acres
unless the application directly adjoins a preserved farm, or warrants individual examination. The
HCADB's criteria for ranking applications includes soils, boundaries and buffers, local commitment,
size and density, soil conservation and farm practices management. County criteria include the degree of
imminence of change of the land from productive agriculture to nonagricultural use.
The State Agriculture Development Committee established minimum eligibility criteria to designate
qualifications for a farmland parcel to be considered for cost share by the SADC. The criteria are
specific to two land sizes: farms 10 acres and less; farms greater than 10 acres.
For farms that are 10 acres or less:
 Farm must produce $2,500 worth of agricultural or horticultural products annually
 At least 75% of property, or minimum of 5 acres tillable, which ever is less
 Tillable acreage must consist of soils (Prime & Statewide)capable of supporting
agricultural/horticultural production
 Land must have development potential (zoning allowing additional development, legal
access)
 80% or more of soils cannot be classified by DEP as freshwater or modified agricultural
wetlands
 80% or more of land cannot have slopes greater than 15%, identified by NRCS soils map
OR
 Land is eligible for allocation of development credits from TDR program authorized and
adopted by law
For farms that are greater than 10 acres:
 At least 50% of property or minimum of 25 acres tillable, whichever is less
 Tillable acreage must consist of soils capable of supporting agricultural/horticultural
production
 Land must have development potential (municipal zoning ordinance for appraised property
must allow additional development; access to property allows further development; if
access thru an easement must be confirmed by municipal zoning officer)
 Land less than 25 acres must not contain more than 80% soils classified by DEP as
freshwater or modified agriculture wetlands
 Land less than 25 acres, 80% or more of land cannot have slopes greater than 15%
identified by NRCS soils map 2.2
OR
 Land is eligible for allocation of development credits from transfer of development potential
program authorized and adopted by law
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County PIG applications are also subject to qualifications as an “eligible farm” if SADC funds
are requested (N.J.A.C.2:76-17.2). Eligibility is determined by averaging individual farm
application “quality scores” over the past three years, then requiring each new application to be
at least 70% of that average. Counties can request a waiver of these minimum criteria.
SADC ranking criteria (Policy P-14-E: 9/25/97) is included in the appendix and marked with
Tab V-C. The ranking categories shown on page three of the policy include type of soils,
tillable acres, boundaries and buffers, local commitment, size and density and the ranking
received at the County level.
East Amwell finds that its minimum eligibility criteria and ranking criteria are compatible with those of
the SADC and the HCADB. Each set of criteria, while different in the math used to rank each property
all emphasize size of the parcel, soil type and boundaries. All three discourage non-severable exceptions
and severable exceptions. All are weighted to reward the best soils and contiguous farming acreage. In
considering an application to the East Amwell PIG program, the criteria of the SADC and the HCADB
is reviewed for consistency. It is understood that the new SADC "eligible farm" standard applies to the
County PIG Program. To date the Township has not considered independently preserving farmland
assessed properties that do not meet either the County or SADC minimum standards.
Municipal and County Ranking Criteria
HCADB eligibility policy requires the minimum acreage for County PIG applications be 40 acres unless
the application directly adjoins a preserved farm. The County states that it will examine each
application that is less than 40 acres on a case by case basis. HCADB ranking criteria are used to score all
perspective farms in order to place each farm in an overall ranking. The rankings indicate the farms that
are the best candidates for preservation and continued agricultural viability. The amount of funding
available in a given year will determine how many farms on the ranked list get preserved.
HCADB, at SADC request, is planning for future preservation through its coordination with Municipal
PIG programs' development of a list of targeted farms that will fit well into the previous preservation
efforts of the County and the municipalities. Please note, as discussed earlier in this Chapter, East
Amwell’s identified targeted farms are 54 acres or above to secure larger farms in the Township's
ADA. East Amwell's targeted farms were selected in concert with the County's focus to fill in
contiguous blocks of preserved farms along with making preserving large tracts a priority. The
Township will review potential applications that meet its minimum acreage requirement with
consideration of the farm parcels' contiguity to preserved farms and compatible open space, as well
as development potential.
In the 2009 County PIG round two East Amwell farm applications ranked first (75.28 HCADB score)
and fifth (67.74 HCADB score) in a list of 33 applications. In the 2009 Municipal PIG round an East
Amwell farm ranked first with 80.27 HCADB score. When the HCADB ranked the County and
Municipal applications together the East Amwell farm with the 80.27 HCADB score ranked first and
the East Amwell farm with the score of 67.74 ranked fourth in a field of 43 applications. As noted
above, the application of the East Amwell farm that ranked first in the County PIG was denied because
the owner did not sign the County's option agreement value. The first and fourth ranked applications in
the joint County/Municipality also were denied for the same reason.

4

This new Hunterdon CADB rule instituted in the 2009 PIG application round requires all Municipal
PIG applicants to sign an option letter accepting a County floor price for purchase of development
easements. This rule, or criteria, does not appear in the HCADB's PIG easement purchase criteria
included in its Comprehensive Farmland Preservation Plan 2008. In extending this rule to Municipal
PIG applications the County effectively torpedoes Municipal PIGs as a separate program. The option
agreement values are based on appraisal values that are more than 3 years old.
In July, 1997, when the East Amwell Planning Board was considering significant acreage rezoning
proposals, a meeting was held with a large group of farmers at the home of the Farmland and Open
Space Preservation Coordinator to hear their suggestions on how the Township could make it easier for
them to protect their land values through preservation. Their principal recommendations were:
•

•
•

that the Township act as underwriter in purchasing their development rights, thus enabling them to
avoid the complexity, delays, and negotiations which they maintained kept them from applying
directly to the State program
that they receive protection from the potential impact of a zoning change on the appraisal of
development rights for a reasonable period of time
that they be assured of a reasonable minimum price per acre in line with current appraisals rather
than having to agree to sell at a lowball number imposed by Hunterdon County if the County's
appraisal numbers failed to exceed that price.

These recommendations were agreed to by the Township Committee and were incorporated into the
Equity Protection Program described in East Amwell's 1999 Farmland Preservation Plan (included in the
Appendix as under tab V-A). The development rights on a large number of farms as detailed in the 1999
Plan were acquired by the Township under this program, funded through substantial borrowing until the
State and County shares could be applied for and received. Protection for several years from the impact of
rezoning was subsequently incorporated into State law, a measure which was of great help to the
Township's finances. It is noteworthy, however, that the County still maintains its insistence on an
applicant agreeing to sell at a price well below a reasonable estimate of current values and that in 2009
this caused two East Amwell applicants with highly ranked farms to withdraw their applications.
East Amwell Township does not require applicants to sign option agreements because this requirement
erodes landowner trust in a fair, equitable process. East Amwell asks interested farmland owners to state
informally what price they are seeking for the easements. The "going rate" based on recent appraisals are
discussed with them to let them know where the market stands. If the expected price is far removed from
the market, the application is not accepted. The Township makes no price guarantees to landowners but
bases discussion on recent easement sales. The price for easements on farms preserved under the East
Amwell Municipal PIG program in the most recent past have been $1,500 to $3,500 per acre more than
the County's floor price for East Amwell.
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Policies Related to Farmland Preservation Applications
Housing Opportunities
The CADB and the SADC permit housing on preserved farmland provided they meet the stringent
criteria for "residential dwelling site opportunities" (RDSO), agricultural labor housing, or are located on
exception areas. The SADC policy on agriculture labor housing for family members requires applicants
and or program participants to use an exception, RDSO or other approach to allow for family members
who work on the farm to live on the farm. East Amwell's Agricultural Advisory Committee recognizes
the difficulties of attracting responsible agricultural labor that is not family related. While recognizing
there is the chance of potential abuse, allowing family members working on the farm to occupy
agricultural labor housing would enhance the labor supply. The annual monitoring of preserved farmland
would include review that the occupancy of agricultural labor housing meets the restrictions.
The Township encourages prospective applicants to limit the number and size of exceptions. The
decision as to severable or non-severable exceptions and their location is best determined by limiting the
impact on the agricultural operation and farm affordability. The location and size of a new residential
dwelling in a non-severable exception is directed by limited impact on the agricultural operation and
ensuring farm affordability. East Amwell recommends to applicants that it is a good idea to create a nonseverable exception around any existing residences and farmsteads to provide flexibility and avoid
monitoring issues. Landowners are advised to consider reserving enough land to allow for an
alternative septic bed in the event the original system fails.
Owners and potential owners of preserved farms are advised that the replacement of existing
residential buildings on preserved farms must adhere to the restrictions in the deed of easement.
East Amwell Township expressed concern to the SADC when the new owner of the preserved
Cavalier farm (Blk 18, Lot 1) of 105 acres wanted to demolish the original residence structure.
The SADC preserved the farm in 2002 through a fee simple purchase, and then sold the farm at
auction. The new owner requested to replace existing structures with new buildings whose
footprint would exceed the size restrictions placed on the structures in the deed of easement.
The owners also proposed to move a building opportunity to a portion of the property which was
in production. The SADC denied this as well and required the replacement take place within the
already developed area. These decisions by SADC are in agreement with Township policy. The
decisions worked to retain the productive acres and adhered to the provisions in the deed of
easement. It is unclear what expectations the owners had when the property was purchased since
the requests made to demolish and/or relocate buildings were not in keeping with the deed of
easement. It is a disappointment to the Township that the property is still not occupied by the
buyer.
Residual Dwelling Site Opportunity
RDSOs are "floating" future housing opportunities within the deed-restricted farm, allowing for
an overall gross density of up to one RDSO per 100 acres. The RDSO is considered in the
valuation of the property as a residential opportunity. This increases the after value of the
property thus reducing the easement value. An RDSO means the potential to construct a
residential single-family unit and other appurtenant structures on the premises. An RDSO is
considered to be for an agricultural purpose. The residential dwelling must be occupied by at
least one person regularly engaged in common farm activities on the premises. East Amwell
6

would review an application that included an RDSO if it met the SADC requirements and advise
the owners of all the requirements. The CADB as well as the SADC must approve the allocation
of an RDSO. The HCADB generally discourages RDSO use, but accepts applications as long as
applicant understands that the location must be approved by the CADB.
Division of Premises
Depending on the date the development easement was acquired, specific language related to the
Division of premises is included in the landowner's Deed of Easement. Division of premises
must be for an agricultural purpose and result in agriculturally viable parcels. SADC policy
states that an agriculturally viable parcel is "capable of sustaining a variety of agricultural
operations that yield a reasonable economic return under normal conditions, solely from the
parcel's agricultural output."
Application is made to the CADB, which forwards the application and its decision to the SADC
for final review. SADC's objective is to retain large masses of viable agricultural land, since
agricultural parcels may become less viable if reduced in size. However, the HCADB reports
that due to agricultural trends towards smaller, more productive farms there are opportunities for
landowners to divide a permanently preserved farm provided the division meets SADC criteria.
The Township's role in a division of premises lies with the Planning Board review and approval
of the subdivision after CADB and SADC actions. Since Division of premises is instituted at the
County level, it is possible that the Township would not be informed until after decisions are
made. The East Amwell Agriculture Advisory Committee recommends that the HCADB notify
the Township when a Division of Premises request is received from an East Amwell Township
resident and that its input be considered when the request is discussed.
Approval of Exceptions
Exceptions are defined by the SADC as “acres within a farm being preserved” which are “not
subject to the terms of the deed of easement.” When an exception is made, the landowner does
not receive any compensation in the excepted area. Exceptions are not a practice that is
encouraged by the SADC and, when they occur, it is recommended that they should be as small
as possible. There are two types of exceptions that can occur; severable and non-severable.
Severable: A severable exception is defined by the SADC as an “area which is part of an existing
Block and Lot owned by the applicant which will be excluded from the restrictions of the Deed
of Easement and may be sold as a separate lot in the future.” A severable exception is made “if a
landowner wants to be able to sell the excepted area separate from the deed-restricted farm.”
There may be some very limited situations when this would be appropriate, but generally the
Farmland Advisory Committee and the Township strongly discourages them because it feels that
severable exceptions detract from the farmland preservation goals and because changing zoning
circumstances can affect the future ability to subdivide and thus may not be advisable for the
landowner.
Non-severable: Non-severable exceptions are defined by the SADC as “area which is part of an
existing Block and Lot owned by the applicant that will not be subject to the restrictions of the
Deed of Easement but cannot be sold separately from the remaining premises.” Unlike a
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severable exception, a non-severable exception is “always attached to the protected farm.”
Exceptions made to farmland have the potential to impact the value of the property. When an
appraisal occurs, both severable and non-severable exceptions are considered in the
determination of the restricted/ after value of the property.” Most farmland preservation projects
include a non-severable exception around existing structures, which has little to no negative
impact on the agricultural. If the farm is vacant and the landowner intends to live on the farm in
the future, the Township encourages siting a non-severable location that minimizes the impact on
the farm’s agricultural viability. The Agricultural Advisory Committee agrees that landowners
should be encouraged to limit the size and location of non-severable exceptions such that their
impact on natural agricultural practices is limited.
The Township, HCADB and SADC work cooperatively with applicants to minimize the impact of
exceptions on the agricultural operations. The size of the exception, its impact on existing agricultural
operations, and the number of existing housing units on the farm are reviewed. To encourage minimal
intrusion of severable exceptions on acreage in agricultural use, East Amwell provides an incentive for
preservation of larger tracts. This provision is discussed in detail in Chapter III (see heading “Incentive
for Preservation of Larger Tracts”) and allows for no more than two sub-divided lots. This provision
requires that the remainder lot is at least 50 acres, is preserved and the lots do not impinge on the
viability of the farming operation. This option has been used in the preservation of the Wielenta farm
(Blk 25, lot 11 and Blk 32 lots 5, 5.02 and 5.03) totaling 96.48 acres.
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Chapter V Part 2
FUNDING PLAN
Funding Sources
In 1988, East Amwell voters authorized a non-binding referendum for up to $2 million of local tax
dollars to fund farmland preservation. This was the funding source for the first ten years of the farmland
preservation program in East Amwell. Short term debt was issued to provide funds at each closing and
then several years of short term debt were combined for issuance of a long term bond. Two long term
bonds were issued in 1993 and 1998. A larger bond issue results in much greater efficiency and a better
rate is generally received.
While there were still uncommitted balances remaining of the $2 million bond authorization, the general
approach throughout the state for funding land preservation shifted from bonding to a dedicated tax. In
1998, the Mayor appointed a task force to recommend the appropriate level of a dedicated tax. The
committee recommended a referendum question regarding a dedicated tax of 2 cents per $100 of
assessed valuation. This ballot question passed with a 62% majority.
The East Amwell dedicated tax for preservation has been in place since 1999. In 2005 East Amwell
residents voted to double the rate to four cents per hundred. The chart reflects the increased funding
available beginning in 2005. In 2004 the Township collected $159,500 through this tax and in 2005 the
amount collected was $313,315. From 1999 through 2009, the township raised $2,497,089 through
the tax levy.
Each year the township receives its share of the County Open Space Tax. Since 2002, East Amwell has
added $208,673 to its preservation funding from this source. An additional $11,994 was received from
the County due to additional amounts raised by the County due to added assessments. This small amount
of additional share due to the Township is calculated at the end of the year by the County and sent to
the Township.
Table V-4 summarizes two sources of funding used by the Township: a dedicated tax and the
Township's share of the County dedicated tax.
The chart shows the total receipts from both sources are $2,717,756 through 2009.
The combination of long term borrowing with principal and interest payments from an annual
appropriation in the municipal budget, plus the funds raised annually through a dedicated tax,
enables East Amwell to minimize the expense to the taxpayer while maximizing the amount of
preserved acreage.
It should be noted however, that in addition to funding farmland preservation, the $2.7 million raised to
date is also available to recreation and open space acquisition as well as for historic preservation. Chapter
27 of the East Amwell CODE sets forth the details for the Open Space Trust Fund. This chapter is
attached at the end of this chapter for reference. As required by the Ordinance, one annual public hearing
is held to apportion and allocate the use of this money. The allocations are usually done as part of the
budgeting process and then presented to the public through the hearing process.
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Hunterdon County has been a consistent partner in funding farmland preservation. The County generally
pays twenty percent of the cost of easement purchases. The County has financially supported preservation
beginning in 1980 when voters approved a $2.2 million bond referendum for farmland preservation. In
November, 1999 county voters approved a dedicated open space/farmland/historic preservation tax of up
to $.0.03 per $100 of assessed valuation by a two to one margin. The Hunterdon County Comprehensive
Farmland Plan (2008) reports that the County collected $23,718, 416 from this tax during the five years
between January 1, 2000 and December 31, 2004. These funds were used to preserve parkland, open
space and approximately 7,384 acres of farmland.
The County has no policy that states a consistent percentage or amount of these funds be allocated to
Farmland Preservation. These funds are used for preservation of farmland, open space and historic
preservation. The amount allocated to each program is determined on a year to year basis by the
Freeholders.
Table V-6 at the end of this chapter shows that E. Amwell Township has received $3,989,131 in shared
funding from the county to date for farmland preservation from these various County revenue sources with
an additional $604,780 allocated to the Township for purchase of easements on applications still pending.
Bonding Activity
Table V-5 at the end of this chapter records the bonding activity by East Amwell to finance Farmland
Preservation. This summary records that East Amwell borrowed $10,753,500 through bonding from
1993 to 2005 for all purposes. Of this total, $9,449,500 or 88% was used to fund farmland preservation.
The Township has made progress in reducing debt incurred through bonding. At the end of 2008,
outstanding bonding debt was $6,642,366. To date, East Amwell has not used any of the dedicated open
space tax to service debt. The payments of interest and principal have been funded using reimbursements
received through cost sharing with SADC and CADB and with annual tax revenue receipts.
Table V-6 at the end of this chapter is the record of monies spent for farmland preservation. The last
column in the table provides the funding source used by the Township to pay its share. This record
indicates that the Township has spent $3,608,082 for farmland preservation to date. There are six
pending applications with anticipated costs for the Township of $620,980. When these preservation
applications close, East Amwell's total expense for preservation will be over $4 million dollars.
Pre-Acquisition
In 1997, when the Planning Board was beginning to develop the new Master Plan and discuss possible
future change in zoning, the Mayor appointed a small committee consisting primarily of farmers and
major landowners. This committee was asked to develop some alternatives that could preserve a lot of
farmland and also protect farmer's equity with land values based on the then current three acre zoning.
Ultimately this committee recommended the traditional and familiar mechanism for preservation by
purchase of the development easements.
The Township Committee agreed to acquire development rights on as many parcels of farmland as there
were interested sellers. East Amwell committed to advance 100% of the purchase price for the
development rights to landowners. East Amwell planned to submit these properties to the CADB and
SADC for cost sharing.
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This program resulted in the preservation of nine farms. One of the farms preserved under this preacquisition program (Scibilia) is still pending for cost sharing by CADB and SADC.
The Township Committee will consider the pre-purchase option in the future in special cases but to date
the preservation committee has not brought a formal request to them. We do not believe that pre-purchase
is required to attract applicants to preservation but can be a helpful tool if preservation requires a timely
closing that cannot be obtained through the usual process.
East Amwell has found the process of gaining cost share from both the County and State both
cumbersome and expensive. Reimbursement is not a guarantee and the township prefers not to engage in
this method of land acquisition on a regular basis.

Funding Partners
East Amwell has not developed any funding partners other than Hunterdon County and the SADC for
farmland preservation. The Township has the usual cost sharing arrangement of 60% of the cost from
SADC, 20% from Hunterdon County and 20% from East Amwell. Cost share percentages are based on
the SADC sliding scale formula and the general range of easement values in East Amwell Township.
In the past cost sharing from the County was approved without problems. The Township approved its
PIG applications and forwarded a request to the County for review and preliminary funding approval.
These approvals were received without exception through 2008. In 2009, Hunterdon County changed the
eligibility requirements for cost sharing for municipalities under the Planning Incentive Grant (PIG)
program. The County extended the policy in place for CADB applicants to the Municipal PIG program.
This policy required applicants to the municipal PIG program to sign option agreements stating a floor
price for the development easements before appraisals were conducted. East Amwell landowners refused
to sign because the document legally obligated them to accept the certified value for their easements with
no good estimate of what that value would be. The "floor price' stated in the option agreement is based
on appraisal data that is more than three years old. This policy has caused landowners to question the
transparency of the County program.
East Amwell Township does not use Installment Purchase Agreement but pays its entire share of
funding at closing. The Township believes this policy provides transparency to the program because
Township funding is a certainty. Prospective applicants are so advised when reviewing the application
form used by the Township which was modeled after the one developed by the County. Hunterdon
County also pays its full cost share at closing.
East Amwell Township has partnered with D&R Greenway on projects to preserve or obtain land for open
space or public access. The New Jersey Conservation Foundation is working to preserve the Higgins
Property that is partially in East Amwell and partially in Somerset County. Part of this property would
qualify as farmland. The Township Committee agreed to cost share with NJCF and other agencies and
townships to preserve this property. Negotiations with the landowner are currently on hold. East Amwell
will be ready to participate by cost sharing when the landowner is again ready to discuss preservation.
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SADC Sliding Scale
SADC uses a sliding scale to determine their percentage of cost sharing. The sliding scale is based on the
easement value per acre (see Table V-7 at the end of this chapter). For certified per acre easement
values between $9,000 and $50,000/acre, SADC will pay 60% of the easement cost. To date easement
values in East Amwell have not exceeded $14,500/acre. The Township has enjoyed a 60% cost share on
most properties. We do not anticipate that values will exceed the $50,000 upper limit in the next five to
ten years. We also anticipate that if values in New Jersey escalate, this sliding scale may need revision.
We believe the values in East Amwell will not be in the upper ranges found in the highly populated,
northern counties where extreme development pressure drives the land values upward. Our projections
for cost share are based on receiving 60% from SADC, 20% from the County and budgeting 20%
from the Township.
Cost Projections for One, Five and Ten Year Goals
We know that most land owners think about preservation for a long time before circumstances are right
for their participation. Because of this, the committee has an information session every two years to
discuss the various preservation programs. In addition, the Committee sends an annual report to all
taxpayers. The 2009 report is included at the end of the Introduction Section to this plan. The report
shows a map with all preserved properties and a short narrative describing some aspect of preservation.
This serves as a reminder about the program on an annual basis. We continue to build trust between
landowners and the Township so we are ready to help when they are ready to discuss preservation.
Table V-l presents the list of sixteen targeted farms for preservation for a total of 1,453 acres. These
represent the largest farms in the township with good soils and locations near already preserved farms.
Members of the Farmland and Open Space Preservation Committee have contacted every landowner on
this list. The Zuegner Farm has a current application, Chris Stahl has expressed interest and Lanwin
Development is considering an application.
It is difficult to know when these farms will complete applications so our projections are based on a
steady level of preservation throughout the ten year period namely 10% of the acreage or 145 acres each
year. We need to preserve just one or two farms (depending on the size of the farm) each year to meet
or exceed this target.
We have based our projections using $12,000/acre for the cost of easements. The most recent
appraisal (December of 2008) on the Zuegner farm indicated $13,000/acre for the easements as
follows:
Before the development easement:
After development easement
Development easement value

$23,000/acre.
10.000/acre
$13,000/acre

The before development value of this farm reflects its high development potential, size, good soils and
excellent location. The after development value of $10,000 is in line with recent sales of deed restricted
properties. The deed restricted Kanach and Halstead farms sold recently for about $10,000 to
$11,000/acre.
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We based our projections on the more modest value of $12,000/acre for the easements because
this amount reflects a more modest "before" value for smaller farms with less development
potential. These are the more typical farms in the Township.
Assuming an easement cost of $12,000 per acre, the one, five and ten year preservation goals would be:
$ 1,740,000
$8,700,000
$17,400,000

1 year
5 years
10 years

145 acres @ $12,000
725 acres® $12,000
1450 acres @ $12,000

At 20% obligation, East Amwell’s cost would be respectively:
$ 348,000
$1,740,000
$3,480,000

l year
5 years
10 years

These numbers would seem to compare favorably with East Amwell's past record of preservation costs.
Table V-6 indicates total expenditure to date is $3.6 million and will reach $4.2 million when all pending
approved applications are closed.
Ancillary costs are estimated at $10,000 per farm or $140,000. The Township receives a 50%
reimbursement for these costs. Therefore we would add about $70,000 for a total cost of $3,550,000 to
the Township.
Township Debt Status and Bonding Capacity
East Amwell is in a very good position to borrow additional funds through bonding as shown here:
Borrowing Power Under NJSA 40A:2-6 As Amended
3.5% of equalized valuation basis of $794,561,610
Net debt as of 12/31/08
Remaining borrowing power

$27,809,656.35
(6.642.366.00)
$21,167,290.35

Even with borrowing power, the Township will continue to consider additional debt very carefully
before approving large bond issues.
The East Amwell Open Space Trust Fund based on the 4 cents/hundred of assessed value will
continue to grow only if assessed values continue to rise. It is unlikely assessed values will increase
to any large degree. In 2009, East Amwell saw its first decline in assessed values since 2005. Since
2005, increases each year have been modest. These facts are reflected in Table V-4.
Further indication of slow assessed value growth, the number of building permits issued in the
Township is going down and the building department fees in 2008 did not cover the costs of the
department. The Building Inspector and his secretary have had their hours and/or salaries reduced in
2009 due to reduced fees and reduced demand.
New Jersey still seeks a source of dedicated funding to continue its cost sharing with municipalities with
certainly and without interruption. The voters of New Jersey continued their support of farmland
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preservation by approving the ballot initiative in November of 2009. An assured source of funding
allows continuity in all preservation efforts by municipalities and counties and assures landowners
interested in preservation that funding will be available.
Agricultural Advisory Committee (AAC) Farmland and Open Space Preservation
Committee (FOSPC) and Administrative Resources
In 2003, East Amwell elected to create, in addition to the Agricultural Advisory Board, a Farmland and
Open Space Preservation Committee. (See attached Chapter 26 of the East Amwell Township Code
attached at the end of this chapter.)
What had been an ad-hoc activity by dedicated individuals became an organized activity within Township
governing structure. The Committee hired Judy Conard as their part time administrator. She tracks
applications as well as organizes meetings and responds to inquiries. A recording secretary also assists in
the regular meeting minute preparation.
The Farmland and Open Space Preservation Committee works closely with the Agricultural Advisory
Committee. We have joint meetings about three times per year. Several of their members are
occupational farmers and they were most helpful in providing anecdotal evidence for some of the sections
of this Plan. They have provided valuable insights about families interested in preservation and the
FOSPC group has made contact with farm families through them.
From time to time, the Committee has relied on assistance from the Municipal Engineer, Municipal
Attorney, Planning Board's Professional Planner, as well as the Township Clerk's office. All appraisal
and survey work is contracted out.
East Amwell is too small to have a Geographic Information System at the office. Banisch and
Associates as Professional Planners for the township have provided maps and other information to us.
We relied on information provided by the Planning Board for the Agricultural Element in the Master Plan
by Banisch Associates. The Committee continues to rely on them for its data and mapping needs.
FOSPC has a modest administrative budget to cover salaries and incidental expenses. Salary costs do not
exceed $10,000.00 and $2,000.00 is budgeted for miscellaneous expenses. Costs for surveys, appraisals
and other professional services, as well as the cost of easements for farmland preservation are part of a
capital budget prepared by FOSPC annually. This budget is reviewed by the Township Committee and
approved through the normal budget process.
Members of FOSPC meet each month with staff members from HCADB. Rick Steffey and Bill Millette
are the CADB staff members working with the municipal and county PIG program and with the HCADB
board. They have been helpful to us by providing information and resources when asked.
The Hunterdon County CADB should begin to operate more effectively because they have added several
members to the board. Two full time farmers were added who should bring good perspective to the
board. Mark Phillips grows fresh vegetables in Holland Township and John Perehinys is an East
Amwell vegetable and grain farmer. Both have large direct marketing enterprises. Liz Schmid is the new
non-farm member who has experience working on the municipal level with the program and will
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understand the issues raised by municipalities. She may be able to suggest ways to streamline the
process and shorten the time from application to closing.
Factors Limiting Farmland Preservation
The first ten years of cost sharing with the County and State were stable because the Garden State
Preservation Trust assured a guaranteed source of funding. This First GSPT funding expired in 2008. The
funding available in 2009 is limited. Limited funds required the Township and the FOSPC committee to
rethink their policies. The funding we received for the current round allows the Township to fund only
one farm with certainty.
It is the policy of FOSPC to discuss the availability of funding with landowners interested in preservation.
We currently have two landowners interested in preservation but have been placed on a wait list because
of the uncertainly and amount of future funding. We believe the program gains credibility with
landowners because of open communication and honest discussion about funding availability.
East Amwell has supported farmland preservation for many years and the Township Committee has
responded positively to funding requests through the budgeting process. The preservation program has
slowed in East Amwell due to reduced cost share funding.
As discussed earlier, the County responded to limited funding by extending their option agreement
requirement to Municipal PIG applicants. Three East Amwell applicants were not approved for cost
sharing because they would not sign the option agreement. East Amwell discussed the negative effects of
this rule with HCADB but could not prevail.
Landowner Interest
Landowner interest remains high. Outreach efforts through formal meetings, individual contacts by
members of FOSPC and the Agricultural Advisory Committee, the annual report and other efforts have
kept landowner interest in preservation at a high level. Citizens of East Amwell have supported funding
for preservation and have consistently voted in favor of local, county and state ballot funding
requests.
Other Limiting Factors
Landowners consistently express concern and frustration about the length of time it takes to close a
farmland preservation application. The process is very cumbersome with many levels of approval.
Municipalities must depend on staff at the CADB, the County Attorney, review engineers and many
others to continue the process toward closing. The progress of the application bogs down whenever a
problem is encountered with title, subordination, survey details and a myriad of other requirements.
Perhaps every application needs a champion at the SADC to track its progress through the system. It
takes continued monitoring to know where the application is at any moment in time and then to determine
who has the power to move it to the next step. It takes about two years to close an application with no
major problems. We have applications at East Amwell pending for more than five years.
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CHAPTER VI. ECONOMIC DEVELOPMENT

Consistency with NJ Department of Agriculture's Economic Development Strategies
The New Jersey Department of Agriculture's 2008 Economic Development Strategies reviews the
State's agricultural sectors and provides economic development strategies to support each sector. In
East Amwell field and forage crops, and equine are dominant sectors, while ornamental horticulture
(nursery), wine, livestock and produce are secondary but important. The sectors of dairy and agritourism have more limited applications at present in East Amwell. Locally grown produce (organic and
non-organic) and livestock are agricultural uses that can operate on smaller farm parcels, and provide
important food supplies. Everyone eats and has a vested interest in agriculture.
(http://www.ni.gov/agriculture/conventions/2008/08EcoStrategies.pdf)
Field and forage crops
The field and forage crops sector, the dominant agricultural use in East Amwell, assists in supplying the
Township's large equine sector as well as the smaller livestock sectors in the township. See Table V-2
in Chapter V for data on the Cropland and Pastureland in the Township. The Amwell Valley is well
known for its working agricultural landscape. Acres of hay, soybeans, corn, and winter wheat are
interspersed with equine farms for horse breeding, pleasure riding and boarding opportunities. Currently,
the demand for hay to feed the equine sector exceeds the local and regional supply. Local farmers
import hay from other states and in some years from Canada, to satisfy their customers' needs. Despite
the current economic slump, the demand for field crops to provide animal feed is strong and is
anticipated to continue into the future.
Members of the Agricultural Advisory Committee report that most hay produced in the
Township is sold to local horse owners. The profit margin for hay sold locally is likely increased
with reduced cost for delivery. The committee further reports that many farmers buy hay from
other locations to meet demand from local customers.
Agricultural Advisory Committee members indicate that a large capital investment in equipment
is required to shift to new commodity production. If a farmer wants to shift production from hay
to wheat or corn or soybeans, an investment in new harvest equipment would be required. The
need for specialized equipment for production of different crops makes changing farming
enterprises difficult. This need for new equipment is also cited by the AAC for why they have
not shifted to more fresh market vegetables to meet demand for food that is locally grown or to a
Community Sponsored Agriculture (CSA) enterprise.
Local farmers contend that Federal government programs which pay farmland owners to let their land lie
fallow contribute to the problem of insufficient local/regional market supply of field and forage crops.
Farmers who cultivate their own lands and lands that they rent, find themselves in competition with
these federal programs that offer landowners comparable funding per acre with the local market rents.
NJDA field crop strategies include improving production and yield per acre for corn, soybeans, small
grains, grass hay, alfalfa hay, pasture and other alternative forage & feed crops. The East Amwell
Agricultural Advisory Committee encourages local farmers to attend Rutgers Cooperative Extension
and NRCS workshops on these subjects.
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The NJDA strategy to support organic field crop production to increase the value of certified organic
soybeans, corn and wheat has resonance with a few East Amwell farmers who are growing organic field
crops on preserved farmland. Successful economic return will be the key factor in expanding organic
production.
Sunflowers, a specialty crop, could become more attractive to farmers if it proves to be economically
positive. It is currently grown in one location under contract to NJ Audubon for birdseed sales.
Grassland habitat for birds, a dedicated part of one large farm holding, is being marketed as a positive
economic return for farm owners under the New Jersey Agricultural Heritage SAFE project. The New
Jersey Grassland SAFE project is being led by the Conserve Wildlife Foundation. Grassland is
mowed/cut at prescribed times, enabling a forage crop to be taken for livestock feed. The economic
return for the farmer will determine its future acceptance.
Equine industry
NJDA's economic development strategies for the equine industry include ensuring horse health,
promoting the industry and improving right to farm protection. These strategies are supported by horse
breeders and owners in East Amwell. The Amwell Valley Trail Association, an organization of horse
owners and supportive community members, serves as an advocate and information source on equine
issues. Its network of approximately 70 miles of mapped and maintained trails, the largest on private
land in the Northeast, is important to the access of boarding stables. Its newsletter publishes the names
of local farmers selling hay.
Vineyards
NJDA's strategies to enhance the economic development of vineyards include increasing grape
production, supporting the wine industry at trade shows, and expanding the Jersey Fresh Wine Festival
and retail outlets. In 2008 the two vineyards in the township were successfully sold to new owners.
Both vineyards involve agri-tourism to which the new owners intend to bring new management and
marketing plans. Unionville, the larger of the two vineyards, uses approximately 40% - 60% of their
own vineyard grown grapes and grapes grown on neighboring parcels to currently produce
approximately 4500 cases of wine per year. Unionville also buys grapes from two wineries in
Finesville, NJ, one vineyard in Cape May, NJ, and has used only grapes grown in New Jersey since
2004. While approximately 60% - 70% of Unionville's sales are from on-site purchases, the new owners'
marketing plans call for an increase in outside sales. The office of New Jersey Tourism highlighted
Unionville in its brochures, posters and public relations events.
Ornamental horticulture
Ornamental horticulture is New Jersey's leading agricultural sector. Economic development strategies
include ensuring plant health, increasing consumer awareness of Jersey Grown products, and promoting
government agencies use of Jersey produced products. There are three nursery and ornamental
horticulture operations in East Amwell meeting the growing need for their products and services. Sweet
Valley Farm, one of two nurseries located on Route 202-31, farms it own horticultural stock on the
family's farm land in the western part of the Amwell Valley. Sweet Valley Farm market continues to
diversify its operations with a successful seasonal produce farm market that sells its own and locally
grown tomatoes, peppers, squash, corn and pumpkins. It enjoys strong community customer support, as
well as attracting passers-by and commuters on Route 202-31 for its well-known produce.
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Organic industry
East Amwell’s location in west-central New Jersey puts it in a "hot spot" for organic food with an
increasing number of small organic farms that sell produce directly to consumers. Organic produce
grown in the township is marketed off the local farm and at various farm markets in the area. The
NJDA's strategy to promote cost-sharing to help offset organic grower certification costs, as well as to
promote the marketing of organic agricultural products will be welcomed. The Association for New
Jersey Environmental Commissions in May 2009 sponsored a forum in Lambertville on the potential for
organic farming in the region. Presentations were made on behalf of a variety of organic farm
operations in the area. This forum will be repeated in the fall or early spring, at a time more
convenient for farmers.
Livestock and poultry industry
Llama and alpaca are raised in East Amwell for breeding stock and fiber. These specialties will continue
if the economics continue to be positive. The township's livestock sector also includes beef, goat and
sheep operations on both large and small farm operations. The land use trend to small farm parcels has
been consistent and will continue. NJDA strategies include ensuring animal health and marketing
efforts, encouraging the production of goat products and the production of grass-fed animals, promoting
livestock sales, and supporting youth programs as 4-H. These are strategies welcomed by those in the
township raising livestock.
Future growth of dairy farming in the township is questionable. There is one remaining dairy farm in
East Amwell, located off Old York and Cider Mill roads in the northeastern section of the township.
Jersey Fresh Foods
There is a growing trend of locally owned restaurants in the area to advertise their support and use of
local farm produce. Farm providers are listed in menus, and seasonal produce and meat and cheeses
sources are identified. Customers appreciate the local connection by buying and supporting local
agriculture in the restaurant and at farm markets.
A Community Supported Agriculture operation (CSA), Honey Brook Farm, is located in neighboring
Hopewell Twp. on land owned by the Stony Brook-Millstone Watershed Association. This CSA is one
of the most successful nationally, with a waiting list each year of prospective customers residing locally
and extending into northern New Jersey. CSAs are a viable instrument to extend the markets and reach
of local agricultural products, while promoting the appreciation and benefits of local farms to the
residents of the state. CSAs serve as valuable employment training opportunities for those interested in
working in agriculture. North Slope Farm in neighboring West Amwell Township is an organic
operation that began as a CSA but is now focused on training interns to work on organic farms. East
Amwell would be supportive of a CSA and is supportive of organic farming in the township.
Agricultural Industry Retention, Expansion and Recruitment Strategies
Hunterdon County Economic Development Strategies
Hunterdon County is actively involved in the administration of the county and state farmland
preservation programs. However, the County is not involved in agricultural retention programs. While
the CADB may support agri-tourism and community farmer markets, generally it does not prepare or
promote these programs. However, in July 2009 CADB staff created a local farm market database, web
link, and county-wide map of honor box farms, farm stands, regional and commercial farm markets.
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Rutgers Cooperative Extension Service sponsors seminars on farming and disseminates educational
information to farmers and the general public.
East Amwell Agricultural Advisory Committee
The Agricultural Advisory Committee is a standing committee with the responsibility of advising the
Township Committee, Planning Board, Board of Adjustment, Environmental Commission and
Farmland & Open Space Preservation Committee on positive means of enhancing agriculture in the
township, as well as avoiding obstacles to agricultural viability. The AAC acts as a sounding board
and works directly with the township's farmers to help solve problems. It serves as an important
public information link between the NJDA, SADC, the agricultural community and the township's
citizens. A member of the Township's AAC was appointed recently by the Freeholders to serve on
the CADB.
East Amwell's AAC will continue to utilize the SADC's Farm Link Program as an important resource
and referral center for queries from local farmers seeking access to land and farming opportunities,
landowners seeking farmers and farmers working on estate and farm transfer plans.
The AAC uses the free East Amwell monthly volunteer newsletter (the VIP) as a means of
communicating with East Amwell residents on programs of township-wide interest For example,
responding to questions received from members of the community about how farmland can be used
after it is preserved. The AAC maintained a website East Amwell Grows but in the future will use
the Township's new updated website. This will allow the AAC to post farmers' information and
products for sale. Utilizing the Township's website will enable the AAC to expand
communications between farmers and consumers.
The AAC will continue to work with the agricultural advisory committees of neighboring
municipalities to coordinate and sponsor Farm Forums on issues of interest to farmers with large land
holdings as well as those with smaller properties. The topics of Farm Forums have included the use of
bio-diesel, solar and wind power, farmland preservation, farm financing, hay marketing, as well as the
raising of specialty livestock. Future forums will consider pasture management, and the newly
adopted state requirements on animal waste management. The forums sponsored on the local level
enhances the work of the Rutgers Extension Service.
Public relations support of agriculture also is provided by the 4-H and Agricultural Fair located in East
Amwell at the South County Park in the western part of the Amwell Valley. The focus of the Fair
Organization, which sponsors the 4-H and Agricultural Fair, is to enhance the viability of agriculture
on the local and county level. The Fair Organization promotes the future of agriculture by sponsoring
events throughout the year that allow local residents to showcase their agricultural achievements to the
general community. The Fair works directly with 4-H Clubs in the County, with the goal of
developing the leadership and farming skills of youth in club activities. The East Amwell AAC and
Environmental Commission sponsor information booths at the 4-H and Agricultural Fair, and can
assist in public relations promoting these events.
East Amwell conducts bi-annual forums on farmland preservation and open space conservation.
Speakers have represented SADC, Green Acres, the County and non-profits such as the D&R
Greenway Land Trust, New Jersey Conservation Foundation, and Hunterdon Land Trust Alliance.
Presentations that recommend estate planning to the township’s landowners is always included in
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these forums. Future programs also will inform residents on the positive effects of farmland
preservation and open space conservation on their quality of life, as well as information on the location
and availability of hiking trails open to the public on conserved land in the township.
East Amwell is located in the Crossroads of the American Revolution National Heritage Area, and the
Township's Historic Preservation Committee is planning programs on the experience and role of
township residents in the events of that important time in our country's history. This Committee in 2008
conducted a bus tour of the township featuring historic farm barns and houses. The tour was popular,
attracting more participants than could be accommodated, and will be repeated this year.
The local municipality and the county depend on the state Department of Agriculture and agricultural
organization advocates to provide the leadership that will enable the retention and expansion of the
agricultural industry in the state. However, the roots of agriculture are in the local communities that
value and support the industry. In a state that is densely populated and suburbanized, the needs and
services that the agricultural industry requires receive short-shift when decisions are made on
appropriating public resources. Agriculture (food) policy is important to all of us. Everyone eats and
has a vested interest in agriculture.
Community Farmers Markets
The Hunterdon Land Trust Alliance's successful regional farm market on the preserved Dvoor Farm in
Flemington operating from late May thru early November continues to attract an increasing number of
customers. Participating farmers pay a low fee to make their goods available for sale to customers from
a wide region, including Pennsylvania. Smaller farm markets operate during the summer in
neighboring Delaware and West Amwell townships. On Wednesdays, throughout the year there is a
farm market in neighboring Hopewell Borough which draws a consistent number of participants. East
Amwell will use its website to publicize these farm markets.
Businesses
The Agricultural Advisory Committee reports that township farmers have ready access to suppliers for
farm needs such as fertilizer and seed. There are several farm equipment dealers who sell smaller
equipment and used equipment within the County. These dealers are D&R Equipment, the County
Mechanic, Power Co., Smith Motors and Pennington Sales & Service, and others. Fertilizer and seed
are available in bulk through suppliers such as Gro-Mark and Plant Food, or bagged as Rosedale Mills.
Individual farmers sell seeds as a side business to their farming operations, with the delivery of these
inputs directly to the farm.
Pennsylvania has many outlets for larger farm equipment and parts that are not available locally. The
distance to these suppliers is not reported as a problem as overnight delivery services and direct
delivery by suppliers can provide next day service.
Recently a new Tractor Supply store opened in Flemington on Route 202-31, providing equipment and
bagged feed for small farm operations. Its sales and services appear to duplicate some of present-day
Agway, which closed its long-established feed processing operation a number of years ago.
The closest grain processing operations are in Pennsylvania, and local farmers must make that trip. The
only federally sanctioned livestock slaughterhouse in New Jersey is located in South Jersey. Livestock
operations, whether small or large, must go there in order to be able to sell the meat to the public and to
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restaurants. With a growing number of small farms raising livestock there is increased interest and
advocacy for the services of a traveling abattoir. Chicken processing operations are also limited,
unless a farm has a sufficient number of birds to make it economical to meet government health
standards on-site.
Anticipated Agricultural Trends
Agriculture in East Amwell will follow the trend in Hunterdon County. There will be smaller, more
intensive use farms. Part-time farmers will continue to dominate the industry. East Amwell and the
County will continue to see the wide diversity in farming that has been a hallmark of the industry.
The overview of the agriculture industry in the Township is found in Chapter II of this Plan and
documents how agriculture has evolved in this township. Field crops such as corn, soybeans and wheat
continue to decline in acres planted. These crops take a large land base and do not work well on smaller
farms. Production of hay continues to increase in order to support the more diversified livestock now in
the Township. It is well known that dairy farming in East Amwell, the County and the State continues
to decline. Horses continue to increase in number along with llamas and alpacas. Part-time farmers
keep livestock requiring less intensive management and fewer head to accommodate their smaller
farms. Part-time farmers who do not have the time or the land to plant enough hay or other feed for
their livestock create a market for hay and grain farmers. Part-time farmers are also important because
they keep land farmed and not developed.
Consumers will continue to demand fresh produce and many are aware of food safety issues. The trend
to "buy locally" will present marketing and profit opportunities to farmers willing to grow quality
produce and deal with the public in direct marketing.
The area of organic farming presents opportunities for economic growth. Organic farming spans the
fresh produce, locally raised and processed meat, organic poultry and eggs, as well as grains. Hunterdon
County has a population with high per capita income that can support these smaller, specialized
enterprises.
East Amwell is fortunate to have a farm market, Sweet Valley Farm that is owned and operated
by a township farm family that sells its own produce and that of neighboring farms at the market
located on Rte 202-31. This market is beginning to offer some organic produce.
There are individual farmers in the township who are raising vegetable and fruit produce and
selling their goods at roadside stands on their property. This is an allowed use.
The East Amwell Agricultural Advisory Committee holds annual farm information forums. The
AAC is interested in co-sponsoring with the Association of NJ Environmental Commissions
(ANJEC) a forum on organic farming. They plan to feature farmers in the area who will
presentations on their experience growing and marketing organic products.
Agricultural Support Needs and Implementation
The Township has ordinances that broaden opportunities for farm-based businesses. These
include:
• Allowing micro-breweries on a farm. This permits farmers to grow crops, and by processing
them on the farm, convert a low value raw agricultural product into a retail product that can
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be sold at much higher prices, improving profitability.
•

Allowing the sale of a wide variety of products in a permitted Farm Market along the highway.
These provisions allow the farm market to supplement the crops grown on the farm with nonfarm products for greater income. In addition, an expanded farm market draws an increased
number of customers, assists in maintaining the business during the off-season, and enables this
operation to compete with other highway retailers. The Agricultural Advisory Committee notes
that some local markets have started to offer farm made cheese and artisan breads as well as
traditional produce. These expanded offerings of local products have increased the customer base
as more and more residents make an effort to buy and consume locally grown products.

• Adopting a strong Right to Farm ordinance (with notices in homeowner's deeds as well as in a
mailing with tax bills). The deed notification alerts homeowners to the primary objective in the
area of retaining and expanding agricultural operations. It acknowledges to new residents that
there may be agricultural practices, such as spraying and late night operations that must be
respected, and it signals to homeowners that nuisance complaints against the farmers will not
be tolerated.
The ordinance to allow micro-breweries on a farm was in response to a request from the farm
community. To date there is no micro-brewery operation in the Township. Allowing the sale of a
wide variety of products in a permitted Farm Market along the highway has contributed to one
successful operation at this time. The Township's strong Right to Farm ordinance promotes the
community's endorsement of agriculture. Right to Farm protections are extended to commercial
farms inclding farms less than 5 acres in size as long as they produce agricultural products worth
$50,000 or more annually and are farmland assessed. East Amwell continues to encourage farming
and recognizes farming as a long term land use in the Township.
The Agricultural Advisory Committee (AAC) supports the flexible fence regulations now in
place. These regulations now allow deer fencing to be erected to a height of 12 feet. Members
of AAC recommend that farmers be allowed to hang or install larger seasonal signs than are
normally allowed by ordinance without having to go through the variance process.
While the ordinances and policies of the Township have worked to help maintain agricultural
viability, members of AAC discussed the current tax structure as a major obstacle. Farm
buildings such as dairy barns that are no longer in use continue to be taxed at the same rate as
fully operational buildings. The tax assessor cannot change these rules and says that unless the
barn is razed, the taxes will continue to be assessed. This is a policy matter that the State
Department of Agriculture should address. The AAC also suggested that real estate taxes should
be frozen as of the date a farm is preserved if the farm is owner-occupied and a full time farming
operation is being conducted.
East Amwell Township continues to encourage agricultural industry and practices through
streamlining permitting and application processes. Section 92-25 (e) of the East Amwell
Township Land Management Code exempts farm buildings under 2,000 square feet from
standard site plan review procedures and allows for minimal information to be submitted for
construction permit approvals. In addition, applications for construction of farm buildings over
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2,000 square feet are not held to the same standards for plan review as other development plans.
Section 92-33 (B) exempts the sub-division of land for agricultural purposes if the resulting
parcels are greater than five acres. The two code sections referenced here are included at the end
of this chapter.
Table VI-1 found at the end of this chapter has four pages and shows the Area, Yard and Bulk
Regulations of the East Amwell Land Management Code for the Amwell Valley Agricultural
District (AVAD). The Code for the AVAD includes agriculture use and farm building
regulations. Minimum yardage requirements are not applicable to agricultural use. Footnotes 2,
3 and 5 found on page 92:A-10 in Table VI-1 are directed to agricultural use. Agriculture is
allowed on lots smaller than five acres but the benefits and privileges of a farm are not
applicable. Accessory buildings on farms may be erected forward of the principal building.
Disputes or questions regarding non-conforming usage, placement or replacement of accessory
buildings, and farm storm water drainage on CADB ‘commercial’ farms’ are directed to the
CADB. The County Agriculture Development Board ‘trumps’ municipal zoning and regulations
regarding ‘commercial’ farms.
Questions regarding wineries are the responsibility of the State Alcohol Beverage Commission
(ABC). The ABC rules govern but that State Agency sends its reports to the township for
review.
The East Amwell Zoning Officer reports that farm signage has to be egregious, or a specific
complaint registered for his office to respond.
Township farmers recently recommended that the Township Road Department re-institute the
practice of early spring roadside mowing along farmed properties to contain weed seed
infestation of crops. Planted fields can be seriously impaired and acres of crops damaged by
weed infestation. The Township is now working to incorporate this suggestion for earlier
mowing into its schedule for next spring.
Agricultural interests are represented on the Hunterdon County Chamber of Commerce by the
Hunterdon County Board of Agriculture. The board is a member of the Chamber and contributes
articles about agriculture on a regular basis to the Chamber newsletter. This has been helpful to
bring greater awareness of the agricultural industry to the attention of other businesses in the
County.
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VII. NATURAL RESOURCE CONSERVATION
Natural Resource Protection Coordination
The Natural Resources Conservation Service (NRCS), an agency of the United States
Department of Agriculture, provides assistance to private land owners to conserve and manage
soil, water, and other natural resources. NRCS also provides its services to local, state and
federal agencies. Participation in its programs is voluntary. In New Jersey, NRCS’s natural
resource conservationists, soil scientists, planners, agronomists, biologists, engineers, and
geologists work together with NJ Soil Conservation Districts to promote wise land use, reduce
erosion and improve soil quality, improve water quality, conserve soil, water, and other natural
resources, restore wetlands, improve wildlife habitat, maintain land in grass cover and improve
pasture quality and promote energy conservation.
Soil Conservation Districts are special purpose subdivisions of the New Jersey Department of
Agriculture. They are semi-autonomous political bodies which are locally governed and play a
unique role in the protection of the state’s natural resources. There are 15 soil conservation
districts in the state; their jurisdiction follows county boundaries. One of their responsibilities is
to implement the NJ Soil Erosion and Sediment Control Act on construction and development
sites. Districts serve the agricultural community with supporting programs as developing
conservation plans for farmland and providing general assistance to farmers dealing with a
variety of technical and business issues.
Later in this section various ways are detailed in which East Amwell has worked to protect its
natural resources and the relative success of its various programs where that can be measured.
For the most part, the township’s efforts have been carried out without significant interaction
with federal, state and county agencies, with the vitally important exception of programs to help
fund preservation and conservation easements, such as the New Jersey Farmland Preservation
program.
It is likely that East Amwell landowners have made use of each of the above programs. Farmland
Assessment records show that in 2005, 756 acres were in government programs rather than crop
production. The tax assessor received information from the FSA that nine parcels totaling 354
acres are enrolled in the Conservation Reserve Program. Landowners probably have also sought
assistance with regard to conservation plans and active measures to control erosion, manage
animal waste, etc., but neither the NRCS nor the SCD make information available to the
Township about such contacts, grants, and assistance.
A representative of the Farm Service Agency made a presentation to the AAC at a regularly
scheduled meeting on March 16, 2009 which was attended also by three members of the
Farmland and Open Space Committee and its administrative assistant. It appeared that this was
an introductory meeting and was mostly devoted to describing the various programs which the
NRCS offers. However, one of the members of the AAC, who grows hay on both his own land
and leased land, voiced a significant concern that NRCS programs are reducing the acreage
available to farmers in the township like him.
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It generally makes sense when small parcels with clear applicability to the desired function are
taken out of production to provide a buffer or a wildlife habitat, but the programs offer money
which gives non-farming landowners a strong incentive to remove large parcels suitable for
crops from production. The figures given above indicate that the parcels enrolled in the
Conservation Reserve Program average roughly 40 acres each.
In East Amwell, where there are active crop farmers who rely on planting on the lands of
neighboring non-crop-farmer landowners in return for facilitating farmland assessment, the
programs have had negative impacts. Farmers cannot afford leases competitive with the Federal
payments and depend on the good will of neighbors to make their lands available rather than
opting for a set-aside program. The programs should be restricted to use only on marginal lands.
The negative impacts are further exacerbated by an apparent failure to enforce the terms of the
programs on some properties. Withdrawal from production in many cases simply results in land
covered with thistle, multi flora rose, and autumn olive.
Other government programs have encouraged the production of crops such as milo which for the
most part is not consumed locally, takes a large quantity of nutrients from the soil, and not only
promotes the use of chemical fertilizers, but is energy intensive to process. In part because of the
various incentives, not enough hay for the local market is being produced locally and it is
shipped in from Canada.
The Hunterdon County Comprehensive Farmland Preservation Plan states that a conservation
plan needs to be submitted for a farm going into the farmland preservation program, with
assistance provided by the NRCS and the SCD within one year after the farm becomes
preserved. It further states, however, that there is no need for the landowner to adhere to the plan
after it has been approved and that only 25% of them do so. However, if farmers make changes
on their farms, they must be consistent with the plan or the plan must be updated. Although
implementation of these plans is not required, their creation and implementation should be
encouraged.
It is the responsibility of the easement holder (in most cases the HCADB or SADC for state held
easements) to ensure that annual monitoring occurs.
From the point of view of East Amwell Township, however, the SCD performs its most
important conservation functions conscientiously and professionally. These are in regard to
determining the soil disturbance to be caused by a proposed development and approving or
disapproving the application on the basis of the impact of that disturbance. The burden of this
function on the SCD has increased in recent years as the increase in average house size has
necessitated including the inspection of individual single family lots within its purview. The
Township’s Planning Board relies on the SCD’s determination of approvability in accepting the
completeness of a development application and we are content if its other regulatory functions
take a lower priority.
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Natural Resource Protection Programs
SADC Soil and Water Conservation Grant Program
The SADC provides grants to eligible landowners (farms permanently preserved or enrolled in
an eight-year preservation program) to fund up to 50% of the costs of approved soil and water
conservation projects. Application is to local Soil Conservation Districts, which assist in
developing farm conservation plans and ensure projects are necessary and feasible. Projects
must be completed within three years of SADC funding approval.
Federal Conservation Programs
There are a number of federal grant programs available on a competitive basis to encourage
landowners to conserve natural resources and wildlife habitats on their property.
 WHIP, the Wildlife Habitat Incentives Program, is designed to help landowners in targeted
habitats to improve fish and wildlife habitat by providing technical and financial assistance
to develop a wildlife habitat plan. WHIP is administered by the NRCS in cooperation with
the New Jersey Division of Fish & Wildlife.
 CREP, the Conservation Reserve Enhancement Program, is designed to help farmers reduce
impairment from sources of agricultural water runoff in an effort to improve water quality
along both impaired and unimpaired NJ streams. Marginal pastureland or cropland is
removed from agricultural production and converted to native grasses, trees, and other
vegetation. The USDA Farm Service Agency provides financial incentives to participants to
voluntary enroll in CREP in contracts of 10-15 years.
 LIP, the Landowner Incentive Program, is an incentive program to support recovery or
reduce threats to imperiled species. Native grass restoration has been at the forefront of this
NJDEP Division of Fish & Wildlife administered program encouraging landowners to seed
these native grasses.
 WRP, the Wetlands Reserve Program, provides technical and financial support to help
landowners protect, restore, and enhance wetlands on their property. Eligible property
includes former wetlands that have been drained for farming, pasture or timber production;
lands adjacent to wetlands; and previously restored wetlands that need long-term protection.
All lands must be restorable and suitable for wildlife benefits.
 EQIP, the Environmental Quality Incentive Program, provides technical, financial, and
educational assistance for conservation practices addressing natural resource concerns, such
as water quality. This includes integrated crop management, grazing land management,
animal waste management facilities and irrigation systems among other practices.
 RC&D, the North Jersey Resource Conservation & Development Council, leverages federal
grants to help farmers employ land management practices that reduce chemical inputs
without compromising yields.
 FRPP, the Farm& Ranch Land Protection Program, protects agricultural lands by limiting
non-agricultural uses. The program works in partnership with approved state, local and
non-profit entities that arrange for the purchase of development rights through conservation
easements on private lands, and hold and manage these conservation easements in
perpetuity.
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Recently there are three landowners, of which two own preserved farms, who have enlisted with
LIP for native grass restoration. Another preserved farm owner has participated in EQIP to
address natural resource concerns
With regard to all the agencies and programs referenced in the SADC staff review, East
Amwell’s Farmland and Open Space Committee has considerable questions about overlap and
duplication of functions. It would be useful to have a comprehensive document from the SADC
describing from its experience each organization involved with conservation functions,
delineating their differences, and describing how and with what value added each performs
particular functions of interest to a landowner.
The principal efforts to preserve the local environment have been home grown, with, as
acknowledged above, vital assistance from the SADC and other governmental and non-profit
sources, particularly with regard to funding land and easement acquisitions. Valuable financial
and conservation initiatives and help have also been supplied by organizations not mentioned in
our initial document or in the staff review, such as D&R Greenways, New Jersey Conservation,
and the Hunterdon Land Trust.
The most important and effective environmental conservation action in East Amwell has been
land preservation itself. The Township was early in taking advantage of the State’s farmland
preservation program, with the first of several long term bond issues approved in 1988 by 72%
of the voters responding to a referendum question authorizing it, and with development rights on
the first three farms acquired in 1989. Thirty-eight (38%) of the land area in the township is now
permanently deed restricted against development through various programs, thereby forestalling
significant disruption of soils and removal of vegetation. The township has reinforced its land
preservation efforts with low density zoning ordinances, accompanied by bonus provisions for
developments in the Amwell Valley Agricultural District (approximately 76% of the township)
which cluster houses and deed restrict as open space at least 75% of the tract. Terracing, berms,
and stream buffers are traditional features of farms in East Amwell, and these conservation
features have remained in place rather than being removed for housing and road construction.
Water Resources
East Amwell Township has devoted at least as much attention to conservation of its water
resources as to its farmland, open space, and wildlife habitat. The most conspicuous geologic
feature of the township is the Sourland Mountain, a diabase ridge originally formed by a volcanic
intrusion. The impervious nature of its rock poses problems in water supply and septic
management and its altitude and slopes place it at the headwaters of stream systems flowing both
north and south. Furthermore, its volcanic origin led to the baking of adjacent rock structures,
creating less severe but still important water and septic constraints. These concerns, in
combination with the fact that the entire township is dependant upon well water and individual
septic systems, have been addressed by an unusually strong and active Board of Health.
Furthermore, hydrogeologic studies have been important planning elements in establishing the
township’s zoning ordinances for the Mountain and Amwell Valley Agricultural Districts.
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From a macro standpoint, East Amwell has a substantial supply of water. Since the township is
in general at the source of the streams which run through it rather than receiving supply from
adjacent areas, the overall availability is determined by the volume of rainfall, amounting to an
annual average of over one million gallons of water on each of the township’s roughly 18,000
acres, reduced to a small percentage of that amount by evaporation, transpiration, stream flow
and migration through the aquifers. In the Mountain District runoff and the absence of a
permeable aquifer are serious considerations. In the Amwell Valley Agricultural District, where
the great majority of the township’s farmland is located, the characteristics of the aquifer are
healthy but not entirely predictable, since the underlying rock is not highly permeable like the
sedimentary rock strata further to the south.
Water availability on any specific farm depends on its well productivity and the economics of
pumping water for irrigation or livestock purposes. To date, there have been no indications of
supply constraints on individual farms, given the varieties of agriculture practiced in East
Amwell, most of which consists of non-irrigated row crops, hay, and pastured animals. There are
farms in the township which grow nursery stock, fruit, vegetables, and other products which may
require supplemental watering, but these at present comprise a small proportion of the land area,
and none of them demands the intensive water usage of greenhouses, tomato farms, or racing
stables.
The largest single consumer of water in the township is The Ridge at Back Brook, the single golf
course permitted in East Amwell. In theory, it is roughly self-sustaining, since a calculation of
the rainfall on its 300 acres which actually enters the aquifer approximates the maximum annual
usage permitted by the NJDEP. In practice, of course, its water usage coincides with periods
when rainfall is not replenishing the aquifer.
The Planning Board and the Board of Health worked actively with The Ridge to establish
standards and practices which control its quantitative and qualitative impact on the aquifer. The
most innovative of these is a skimming device which transfers water from Back Brook to a
storage pond only at times when the stream flow is at levels which are so elevated as to be
useless or potentially harmful downstream. The storage pond in turn is the basic source of water
for irrigation of the golf course. Measures to monitor water quality were part of the building
approval for the golf course. There are three monitoring wells on the property that are
periodically tested to insure that chemicals used to maintain the greens have not entered the
aquifer. In addition, the stream on the property is monitored periodically to track run-off levels,
and its water quality is checked by resident volunteers in conjunction with the South Branch
Watershed Association.
East Amwell Township provided information, water testing kits and resource information to
residents in the Sourland Mountain area with naturally occurring arsenic in their well water
supply. The Township played an active role in helping residents understand the issue and how to
ensure that their well water is safe for drinking. East Amwell hosted meetings for residents to
outline the issue. Various remediation systems were demonstrated and water testing kits were
made available at a reduced price.
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East Amwell began road salting in 2006. A group of homeowners have agreed to test their well
water annually to determine if the salt run-off has entered the water supply. The Township
provides free water kits for this purpose. The Township Environmental Commission is testing
streams adjacent to roads that are salted.
As indicated above, water availability and quality is a constant concern of the government and
citizenry of East Amwell. In addition, township characteristics which have been carefully
maintained and furthered by the township government, as well as environmentally oriented
programs and projects sponsored by both the township government and individual residents,
have contributed to both land and water conservation. Among these are the following:
 land preservation, which provides an open surface for water absorption as well as
multiple other benefits
 the entire township being dependant on individual well and septic systems, which
means that all ‘waste water’ is recycled
 very low density zoning and strict limitations on clearing of trees in the Mountain
District, which slows runoff and minimizes soil erosion
 a 75 mile network of marked, mapped, and maintained trails, all on private property
(the largest such network in the Northeast), which has attracted horse owners to East
Amwell, thereby providing both a primary local market for hay and non-developer
buyers for substantial tracts of farmland without development when and if original
crop farmers wish to cease production and sell their properties.
Many of the above processes feed on each other symbiotically: buyers for large parcels are
attracted by the knowledge that land around them is preserved, landowners are more likely to opt
for preservation if they have confidence that there will be buyers of their deed-restricted property
in the event that they wish to sell, and farmers are more likely to continue farming if they are not
hassled by the sorts of problems which neighboring developments frequently create.
Waste Management
The Township recently completed a project to dispose of thousands of tires accumulated over
many years by a property owner who operated a junkyard. The Township obtained a grant from
the State Department of Environmental Protection to partially fund the clean-up. The property is
now free of tires and the Township is continuing efforts to determine if additional remediation is
needed because of other junkyard items.
Many farms have small dumps, which may contain tires as well as old equipment. These dumps
are usually out of sight on back land which is not suitable for production. None of them approach
the scale or potential environmental hazards of the junkyard referred to above. The township
does not have an active program for clearing these sites and is not aware of concern on the part
of the landowners. However, tires may be breeding grounds for mosquitoes and the township
would welcome consideration of possible clean-up programs.
Most livestock owners are aware of the attention currently being paid to animal waste
management. The New Jersey Department of Agriculture developed animal waste management
rules effective in March of 2009 to pro-actively address non-point source pollution that may
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emanate from agricultural animal operations. Small animal operations are required to write and
implement a voluntary Waste Management Plan for their farm.
Many local farmers have applied to attend the presentations sponsored by Rutgers Cooperative
Extension to learn these new rules and receive guidance on writing these plans. Farmers must
have a written plan on file with Cooperative Extension to receive the protection and benefit
provided from the Right to Farm rules.
The State provides a website for farmers to access the latest information at
http://www.state.nj.us/agriculture/divisions/anr/agriassist/animalwaste.html
County Solid Waste Efforts
Hunterdon County has several programs in place to provide citizens with safe ways to dispose of
and/or re-cycle solid waste. These efforts compliment the Clean-Up Day sponsored by East
Amwell Township. The Township annually sponsors a road side pickup of solid waste such as
furniture, construction material, refrigerators and stoves. No electronic equipment is allowed
and citizens depend on the County program to re-cycle these items.
The County has sponsored very successful re-cycling efforts for disposal of hazardous waste and
electronics. These re-cycling efforts were held at the County Complex in Flemington. The
hazardous collection allowed citizens to dispose of oil, paint and other hazardous liquids.
Another recycling day was dedicated to collecting and recycling electronic equipment such as
computers, television sets and printers. This effort was so successful the hours for collection
were extended to accommodate the citizens waiting in line to dispose of these items. The
County expects to sponsor these two solid waste collection efforts each year.
The County encourages the participation of each Township in its solid waste collection efforts
through the Solid Waste Advisory Council formed under the provisions of the NJ Solid Waste
Management Act. The Council has a member from each municipality who advise the County on
matters related to solid waste in the County.
Alternative Energy
Residents of East Amwell have made use of a variety of projects using alternative energy. Many
farms and residences have solar panels for the production of electricity, either free standing or on
a house or barn roof, some of them installed by Advanced Solar Products which is based in the
township. The township has been cooperative in issuing necessary approvals but has no program
at present to encourage such installations.
The East Amwell Township Agricultural Advisory Committee (ACC) has joined with the AAC’s
of neighboring municipalities in sponsoring regional seminars that included presentations on
available alternative energy generation. Seminars have been held annually over the past few
years both regionally and township-wide with presentations provided by entrepreneurs in the
field and various consultants.
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These Farm Forums included presentations by New Jersey Solar Systems on solar electric and
solar water systems for farms, Axios Energy on bio-diesel, Infinite Energy Company on solar
power and Skylands Renewable Energy LLC on wind power. The Forums are well attended and
have led to some farms investing in solar power and other alternative energy systems.
SADC has an informal policy with respect to energy generation on preserved farms. Alternative
energy is an acceptable use, generally limited to approximate needs of the agricultural operation
with no negative impact on the farm. The Agricultural Advisory Committee strongly supports
production of alternative energy on preserved and unpreserved farms as a means of saving fossil
fuels and reducing farm energy costs.
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CHAPTER VIII
AGRICULTURAL INDUSTRY SUSTAINABILITY, RETENTION AND PROMOTION
A. Existing Agricultural Industry Support
1. Right to Farm
New Jersey enacted a strong right-to-farm statute in 1983, amended in 1998, which is
applicable statewide. East Amwell’s Township Committee adopted a Right to Farm
ordinance in November 1998 to recognize the state law and “to assure the continuation and
expansion of commercial and home agricultural pursuits by encouraging a positive
agricultural business climate and protecting the farmer against municipal regulations and
private nuisance suits, where agricultural managements are applied and are consistent with
relevant federal and state law and non-threatening to the public health and safety.” The East
Amwell Right to Farm Code Chapter 110 is included at the end of this chapter.
East Amwell’s right to farm ordinance requires that the purchaser of any real estate in the
Township be notified of the importance of our farming community and be provided with a
copy of the ordinance. It further requires that the following language be included in the deed
of any newly subdivided lot in the township:
“Grantee is hereby noticed there is, or may in the future be, farm use near the premises
described in this deed, from which may emanate noise, odors, dust and fumes associated with
agricultural practices permitted under the Right to Farm Ordinance of East Amwell
Township.”
The ordinance notes that the Township will take reasonable steps to inform real estate
salespersons to provide similar notification to prospective purchasers of land in the township.
The Municipal Clerk is instructed to maintain records of all farm properties within the
township, listing the owners and farm locations which do and do not receive farmland
assessment.
The zoning ordinance establishing the Amwell Valley Agricultural District included a
restatement of the Right to Farm. It alerted owners, residents, and adjoining landowners in
the District to be prepared to accept conditions arising from normal and accepted agricultural
practices and operations. It provided official notice that the State’s Right to Farm Act may
bar obtaining a legal judgment against normal agricultural operations.
Hunterdon County’s draft Comprehensive Farmland Preservation Plan (December 2007)
reviews the State’s Right to Farm Act, and the 1983 Agriculture Retention and Development
Act creating the SADC and County Agriculture Development Boards (CADB’s). The
County’s Plan explains the Hunterdon CADB’s “Policy for Development and
Recommendation of Site Specific Agricultural Management Practices” to resolve through
fact finding and mediation disputes involving agricultural land use and operations.
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2. Farmland Assessment
Hunterdon County’s draft Comprehensive Farmland Plan describes the Farmland
Assessment Act of 1964 as “a tax incentive which reduces property taxes on active
commercial farmed land, thereby assisting farmers with a critical financial aspect in helping
to keep land in farms.”
The County Plan advocates sustaining and expanding tax incentives to keep land in farms,
and encourages the development or extension of other tax incentives for the agricultural
industry. Tax incentives will make agriculture more viable, and help to ensure a steady,
permanent source of agricultural lands for the County’s farmland sustainability efforts.
East Amwell Township assesses farmland according to the 1964 Farmland Assessment Act,
subscribing to the Act’s eligibility standards. These requirements are detailed in the County
Plan. The Township currently has 11,384 acres under farmland assessment.
Farmland assessment is available on land only. In recent discussions with local farmers,
many asked if this preferential tax rate could also be applied to farm buildings especially
farm buildings no longer in use. Real estate taxes are a major annual expense for many
farmers. The Agriculture Advisory Committee recognizes the importance of farmland
assessment and acknowledges the role it has played to make agriculture a viable occupation.
Members of the AAC note that the reduced taxes help farmers to be good stewards of the
land. They use the additional funds available to spread lime, fertilizer, reseed and generally
enhance the soils.
3. Rutgers Cooperative Extension
The Hunterdon County Extension Service office is located in Flemington. The County
Agents there provide information on agriculture best practices and inform farmers about new
methods, research results and innovative practices.
A recent seminar presentation titled Horse Barn Management Techniques was designed for
those employed on the many horse farms in the area. A Pasture Management Workshop also
attracted livestock owners in the County. The Animal Waste Management Training
Workshops are now in progress to teach farmers about the new rules for manure management
and how to write the required plans to comply with the new mandates.
The Snyder Experimental Farm is located in Hunterdon County. The farm was donated to
Rutgers by Clifford and Melda Snyder and is operated by Rutgers Cooperative Extension.
The farm provides a place for experimental plots and trials to test new farming techniques
and methods. Included are several plots of apple and peach trees to determine best practices
for planting density and arrangements, spraying frequency, pest management and pruning.
Agriculture Agents currently are growing several plots of timothy hay. They are conducting
spraying trials to determine how best to control the mite that has invested the crop and
devastated the yield.
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One of the most popular events on the farm is the Tomato Tasting in August. Several
hundred people come to taste hundreds of tomato varieties of every shape, size and purpose.
Cooperative Extension works hard to support new agricultural enterprises. Organic beef
production and meat goat production are examples of recent niche markets.
4.

Financial Services

Farmers have access to various financial services to help manage their businesses. The Farm
Credit Service has an office Lebanon and provides a variety of financial services to farmers.
They make long term loans to finance farms and short term loans for equipment and crops.
They also help farmers analyze their financial progress to determine which crops provide the
most profit. A new program for young and beginning farmers makes it easier to qualify for a
loan to begin a farming business.
Farm Credit also provides fee services such as estate planning, appraisals, recordkeeping, tax
preparation and business transfer advice including ways to bring a younger family member
into the farm business. Rutgers Cooperative Extension also provides help with recordkeeping
through a computer program called FinPack.
Technical assistance from agricultural experts may significantly improve a farmer’s
competitive edge in the agricultural industry. Rutgers Cooperative Extension seems to be
best positioned to provide this service but other organizations such as Farm Credit, Soil
Conservation and NRCS may be equally qualified. Since every county in the state would
benefit from a standardized approach to understanding markets and preparing farm plans,
perhaps this technical assistance should be vertically integrated at all levels of government so
that information is shared and distributed and not re-invented.

B. Additional Strategies to Sustain, Retain, and Promote Agriculture in East Amwell
Hunterdon County’s draft Comprehensive Plan includes a number of strategies to sustain,
retain, and promote agriculture in the County. East Amwell is in accord with these
recommendations, many of which require the County’s leadership. Specifics for East Amwell
follow.
Public Outreach
In the November 2007 election 63% of the 1496 East Amwell voters who went to the polls
voted to support Public Question #3 for the Open Space and Farmland Preservation Bond.
East Amwell’s voter turn-out was 51% in comparison to the state average of about 32%. In
November, 2009, a public question asking for continued funding for farmland, open space
and historic preservation was again on the ballot. The question was approved in the
Township by 61% of the voters. Fifty-two percent of the voters in the County supported the
2009 question. Farmland preservation and open space conservation resonate well with the
voters in East Amwell. An active East Amwell campaign supporting both the 2007 and 2009
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questions included 7 large wooden signs strategically located on major roads in the
Township.
Resident support is based on the Township’s history of agricultural land use, and respect for
the dedication of the Amwell Valley farm families that continue farming. The preservation
of large parcels of land and the scenic view sheds of the valley are as impressive to residents
as non-residents traveling through.
East Amwell voters have overwhelmingly approved local ballot questions dedicating first 2
cents (1995) and then 4 cents (1998) per $100 of their property tax to the Township’s Open
Space Trust Fund.
Assisting in the public outreach to inform residents of their responsibilities in an agricultural
community is the work of the Amwell Valley Trail Association. The AVTA was organized
in 1985 by a group of concerned residents desirous of preserving the Township’s rural
atmosphere and enjoying hiking, riding and cross country skiing. AVTA members, who
number about 296, maintain and enjoy about 70 miles of trails. Most of the trails are along
field edges, through woods and always where landowners request that they be routed.
Members must respect the rights of the property owners who allow use of their land, and to
make sure that no damage is done to farmed fields by staying on marked and mowed trails.
Members are encouraged to support farmers by buying local hay and grain. Map VIII -A of
the AVTA trails is included at the end of this chapter.
The properties of about 296 East Amwell residents receive farmland assessment. These
include the large farm parcels, as well as the smaller acreages that involve equine, livestock,
fiber animals, fowl, vegetable and woodlot operations. Individual owners host annual open
houses for purposes of selling their animals or produce, as well as educating the public. This
assists in providing residential support and contributes to maintaining the culture of an
agricultural community.
Sweet Valley Farm is East Amwell’s best known and visited local farm market. Located on
Route 202-31, it is owned and operated by the multi-generation Perehinys family who own
130 acres in the western section of the township and farm 230 acres. The produce of their
farm as well as other local farms are sold here. Sweet Valley Farm also sells landscaping
materials, nursery stock and seasonal plants. The owners planned the site of this enterprise
working cooperatively with the Planning Board in a win-win experience. East Amwell
residents want to see Sweet Valley Farm continue to be a success story.
Agritourism is one form of public outreach and includes the popular annual 4-H Fair that has
been held for the past 4 years at the County’s new fairgrounds in the western section of East
Amwell. The Fair Association, a countywide agricultural entity that owns the buildings on
the County’s land, organizes and manages the annual 4-H Fair as well as numerous
agricultural events held at the new fairgrounds. The Fair Association has a full annual
schedule of events, including a horse expo, a sheep and fiber show, sheep herding, a poultry
show, and an alpaca show. Central to the Fair Association’s mission to inform and educate
the public on the importance of agriculture, is the support and encouragement it gives to 4-H
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youth by providing the space and buildings for 4-H events including leadership programs and
livestock projects. An increasing number of youth have participated in the state-wide 4-H
dairy and Holstein shows at the fairgrounds over the past four years. Attendance is free for
the 4-H events, with the Fair Association depending on parking fees from the general public
to cover its expenses. Table VIII –1 The Fair Association 2007 schedule of events is
included at the end of this chapter.
New Jersey State’s Travel and Tourism Office features East Amwell’s Unionville Vineyards
in their Fall 2007 advertising campaign “Great Destinations”. Billboards advertising
Ringoes as the vineyard site are located along out of state major highways leading to New
Jersey. Agritourism ranks second to the Jersey shore in the Tourism Office’s advertising
efforts.
East Amwell is the site of the Mid-Atlantic Equine Medical Center, located in the western
part of the township on Frontage Road. This well regarded equine center is noted for its
state-of-the-art diagnostic and therapeutic equipment. The University of Pennsylvania
Veterinary School at New Bolton has utilized its facilities.
The East Amwell Agricultural Advisory Committee holds annual Farm Forums to present
topics of interest to local framers, as well as soliciting their suggestions for information that
they want discussed. A recent interest in raising animals for fiber prompted a presentation by
a township resident who has an alpaca farm. presentations have included the marketing of
crops and financial planning. This year the farm forum includes a NJ Department of
Agriculture speaker on Motor Vehicle Regulations Affecting Farmers and Farm Building
codes, as well as a township resident who reviewed Equine Law.
There is a four page chart at the end of Chapter VI (Chart VI-1) that outlines the East
Amwell Code on Area, Yard and Bulk Regulation in the Amwell Valley Agricultural
District. This specifies farm labor housing as a Conditional Use with reduced standards of
lot width and setbacks. On farms of greater than 50 acres, the maximum height for a silo is
120 feet rather than 60 feet. The Township recognizes the need to reduce regulatory
obstacles and fees in its agricultural sector. The Township does not collect a COAH fee for
the construction of farm buildings.
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CONCLUSION
We conclude this Comprehensive Farmland Plan with the vision statements of the Township.
In August, 1998, the Planning Board adopted a new Land Use Plan amendment for the Amwell
Valley Agricultural District, an area about two-thirds of the township encompassing
approximately 12,000 acres. This plan stated
The long term vision of East Amwell is to retain farming as a central aspect of the Amwell
Valley.
The KEY POLICY developed by the Planning Board is that the land, an essential natural
resource for farming, should be protected for continued agricultural use.
This theme is re-confirmed in the 2006 Master Plan:
The first key objective is to maintain the community’s prevailing agriculture character by
promoting the industry of farming and preserving the productive agricultural land base.
Agriculture is important in East Amwell’s history and its future, providing a rural lifestyle
valued by farmers and non-farmers alike, while also contributing breathtaking scenic views,
promoting the local economy and utilizing a valuable natural resource.
We believe the Farmland Preservation program in East Amwell has worked to meet these goals.
The preservation program has maintained the land base, the farmers on the land and the scenic
views that have historically made East Amwell an attractive place to work and live.
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