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EXECUTIVE SUMMARY
;““

Home to the County Fairgrounds and the annual Warren County Farmer’s Fair, Harmony
Township’s rolling hills, expansive fields, and pristine natural lands comprise some of the
most beautiful agricultural areas in New Jersey. Much of the Township falls within the
Delaware Valley, one of three major agricultural belts in Warren County. The large and
fertile land base of Harmony Township supports a thriving farming industry.

Harmony is located between the towns of Belvidere and Phillipsburg, which offers local
farmers easy access to potential buyers and support businesses. Additionally, the various
types of land in Harmony can support many forms of agriculture, including field crops,
livestock, and woodlands. For these reasons, agriculture is as viable in Harmony
Township as anywhere in New Jersey.

Harmony’s natural and agricultural areas are dotted by small hamlets that contain most of
the Township’s residents. This rural setting of Harmony Township — with its delicate
combination of natural areas, farm belts, and villages — is rare in New Jersey. Harmony
has been able to retain its agricultural landscape and way of life by aggressively pursuing
and supporting farmland preservation within their community.

Since the Township established a Farmland Preservation Program in 1997, 1,273 acres of
farmland has been permanently protected within its borders. Harmony administers a
municipal trust fund ($0.05/$100 assessed value) that helps fund farmland and open
space projects, and developed an Open Space and Recreation Plan in 2005 to guide
expenditures from its tax. The Township has set an ambitious goal of preserving an
additional:

100 acres in 2008,

500 acres by 2013, and

1,000 acres by 2017 for a total of

2,273 acres of preserved farmland in Harmony Township.

There are currently six farms pending preservation in Harmony Township, totaling an
additional 503 acres. This 2008 Comprehensive Farmland Preservation Plan restates the
Township’s emphasis on farmland preservation. It identifies three Project Areas (Project
Area One, Project Area Two, and Project Area Three) that are the basis for farmland
preservation efforts in Harmony. Combined, these three project areas encompass the
entire Township outside of the lands for the Merrill Creek Reservoir.

Harmony Township Comprehensive Farmland Preservation Plan — April 2008 E-1



CHAPTER 1: AGRICULTURAL LAND BASE OF
HARONY‘LTOWNSHIP

[

Agricultural Landscape

The Township of Harmony is a pastoral community that sits on the Delaware River — New
Jersey’s western border with Pennsylvania. It is bordered to the north by the Township of
White, to the east by the Township of Franklin, and to the south by the Township of
Lopatcong. County Route 519 runs north-to-south through the Township, and forms the
approximate boundary between the two types of landscapes in Harmony. East of CR-519,
Scott’s Mountain (Highlands Ridgeline) contains steeply sloping, forested land that
supports pristine woodland wildlife habitat and the Merrill Creek Reservoir. West of CR-
519, the Delaware Valley and its gently rolling farm fields are underlain by excellent
farmland soils and support a broad, unbroken belt of prime farmland.

Agricultural lands constitute the majority of Harmony Township with roughly 8,343 of the
Township’s 15,405 acres (54%) assessed as farmland (see Land Use chart below). (2005
Warren County Farmland Assessment)! Approximately another 20% of the Township is
occupied by the Merrill Creek Reservoir and its surrounding lands, which are maintained as
a natural resource area. Residential development occupies a small but growing percentage
of Harmony (13%), commercial development remains clustered in small villages along the
Township’s principal arterial roadways, and industrial sites are generally located along the
Delaware River. (Harmony Township Master Plan)?

The geography of Harmony Township plays an important role in determining what
agricultural activities can be supported there. A combination of physical factors, including
topography, soils, and surface water, has created two distinct regions within the Township
that are better suited to accommodate different types of agriculture. The western portion of
the Township is primarily planted with field crops, such as corn and soybeans, which are
generally more successful on flat, dry land with good soils. The eastern portion of the
Township is predominately covered by rocky soils and steeper slopes, which are better
suited to woodland agriculture, natural resource management, and pastureland (see 2002
Land Use/Land Cover Map below).
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Most of the Township’s farmland falls within the Delaware Valley, where conditions are
well-suited to field crop agriculture. Consequently, corn and soybeans are the Township’s
staple agricultural products. The Township contains 4,927 acres of cropland (field crops),
856 acres of pasturelands, 2,052 acres of privately owned woodlands, as well as about 500
acres of other agricultural lands, such as farmhouses and support structures (see
Agricultural Land Chart below). (2005 Warren County Farmland Assessment)®

Agricultural Land in Harmony Township
Source: 2005 Farmland Assessment Data

Pastureland,
856 acres, 5%

Woodlands,
2,052 acres, 13%

Total Ag Land,
8,343 acres, 52%

Cropland,
4,927 acres, 30%

Soils

Harmony Township contains 49 different types of soils (see Soils chart below). (NRCS Soil
Data Mart website)* Soil types are determined by the parent bedrock material from which
they were formed, local drainage characteristics, and the steepness of the slopes on which
they are found. Most of Harmony’s soils, except for some small areas in the northwest,
eroded from bedrock or were formed from glacial till. (Warren County Soil Survey)® On a
broad scale, soils in the western part of the Township tend to have higher water capacities
and fewer rocks, making them generally better suited for agriculture than the mostly rocky
and steeply sloping soils to the east. These features were established by geological activity
that created the Highlands Ridgeline in eastern Harmony Township and the glacial activity
that followed it, which deposited thick layers of till material and minerals in the western
portion of the Township.

Localized conditions further determine the agricultural characteristics of individual soils.
For instance, soils located in areas that are frequently flooded are less able to hold nutrients
or support the root systems of some crops, making them less suitable for agricultural
production than soils in drier locations. Soils on steep slopes are more easily eroded and
less productive than soils on slightly sloping or flat ground. Depth to bedrock, or fragipan,
may limit the root systems of certain crops, making deeper soils more appropriate for
intensive field crops, such as vegetables, and shallower soils more appropriate for less
intensive uses, such as pastures.
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Natural Resource Conservation Harmony Township Soils

SerV|_ce (NRCS)_ clgssmes soils Source: NRCS Soil Data Mart

as prime, statewide important, or

unl_que based _Pn their ABBR | Category | Acres | ABBR | Category | Acres

agricultural productivity. AnD2 | Other 341 | AnB2 | Prime 954

AsB | Other 14 | BaA Prime 67

e Prime farmland soils have | Asc | Other 97 | BaB Prime 758
the best combination of | AsD | Other 50 || CbB Prime 407
physical and  chemical | CcB | Other 28 | EdB Prime 1,027
characteristics for producing | CoA | Other 213 | HbB Prime 34
food, feed, forage, fiber, and | CoB Other 253 || HfB Prime 40
oilseed crops, and are | CsB Other 115 || HkB Prime 17
capable of producing | Ee Other 222 | Md Prime 53
sustained h|gh y|e|ds when EeC Other 798 || PnA Prime 113
managed with acceptable EPD Other 589 || PnB Prime 205
farming methods. Prime | HD Other 7 | POA Prime 459
farmland soils are not easily |HE | Other 25| PoB | Prime 863
eroded or saturated with |[LYA | Other 103 || WaA | Prime 86
water, and rarely flood. LzB Other 28 | WaB Pr!me 2,234

e Although soils of statewide PbD | Other 232 | WmB_| Prime 61
. d hiah PbE Other 43 || AnC2 Statewide 572
Importance produce high 5 ;™75 ) 67 | BoC | Statewide 65
crop yields, they are Fpor o 52 | cbc2 | Statewide | 237
generally not capable of the "ppr T 5iper 1,454 | EAC | Statewide | 408
same levels of productivity ["rwr | other 142 | HIC | Statewide | 141
as prime farmland soils. WaD2 | Other 543 | WaC2 | Statewide | 867

e Unique soils exhibit specific | \wat Other 230
qualities  that  favor [wgD | Other 5 Prime 7,381
production of specialized | wnC | Other 29 Statewide | 2,289
crops. (NJ NRCS website)® WnD | Other 19 Other 5,735

e Soils of local importance are | WOC | Other 23 TOTAL 15,405

no longer mapped or designated by NRCS, but can support field crops, hay, livestock
pasturing, and some fruits and vegetables.

Active Farmland Acres by Soil Category
Source: NRCS Soil Datamart website; 2002 NJDEP LU/LC data
Total Active % of
Acres Farmland total
Prime Farmland Soils 7,380.6 4,460.7 60.4%
Statewide Important Soils 2,289.2 1,003.4 43.8%
Soils of Unigue Importance - - 0.0%
Other Soils 5,735.2 541.6 9.4%
Total 15,405 6,005.7 39.0%

The NRCS Soil Data Mart
reports that 9,670 acres
(63%) of the Township are
covered by soils of prime or
statewide importance (see
Soils Chart below). No
unique farmland soils were
identified within Harmony.
The Harmony Township
Farmland Soils Categories

Map’ shows that these soils are concentrated west of CR-519 in the Delaware Valley with
additional strips of high quality soils on the flat portions of the Highlands Ridgeline. Much
of the areas with high-quality soils are utilized as farmland in Harmony Township (see

Active Farmland Acres Chart above).

Harmony Township Comprehensive Farmland Preservation Plan — April 2008
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Soil Categories in Harmony Township
Source: NRCS Soil Data Mart Website
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Irrigated Land & Water Sources

Groundwater provides the only supply of water for irrigation in Harmony Township.
Harmony is underlain by excellent groundwater aquifer systems, including carbonates
(Jacksonburg Limestone, Kittatinny Supergroup, and Hardyston Quartzite) and
Precambrian metamorphic bedrock species. Carbonate bedrock, which exists in the
western portion of the Township, supports Warren County’s most productive groundwater
aquifers. Wells that tap these aquifers can yield more than 100 gallons per minute. (1999
Warren County Open Space Plan)® The igneous and metamorphic bedrock in the eastern,
Highlands portion of Harmony do not transmit as much groundwater as carbonate rocks,
and are less susceptible to contamination from surface pollution.

Despite the abundance of local groundwater reserves, water rights for agricultural use in
Harmony Township are difficult to obtain. The Net Water Availability Map below shows
that the Delaware Valley in Harmony Township runs a water deficiency of nearly one
million gallons per day. (Highlands Regional Master Plan) This deficit is due to the base
flow requirements of the adjoining Delaware River and the industrial businesses and homes
that have been developed in this part of Harmony Township. However, directed flows to
the Delaware River from the Merrill Creek Reservoir help maintain adequate base flow
during dry periods. Consequently, local farmers have been able to sustain agricultural
operations in the Delaware Valley without harming the Upper Delaware River ecosystem.

Harmony Township’s farmers irrigated 30 acres of cropland in 2004, representing less than
1% of the Township’s agricultural land base. (2005 Warren County Farmland Assessment)
However, the amount of land irrigated in Harmony Township is highly dependent seasonal
precipitation, and can vary drastically from year-to-year. Farms that grow the primary
crops of Harmony Township — corn, soybeans, hay — require access to local water to ensure
consistent annual harvests. Additionally, the number of water-intensive agricultural
operations, such as nurseries and vegetable farms, has increased in recent years. The future
of agriculture in Harmony Township hinges upon the ability of its farmers to fully utilize
local water resources.
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Farmland Trends & Statistics

The size of the agricultural land base in Harmony Township has experienced some
fluctuations in recent years. The total agricultural land base has declined more than 16%,
from 9,947 acres in 1991 to 8,343 acres in 2005 (see Farmland Acreage chart below).
Most of this decline has occurred among pastured lands, which lost 921 acres (more than
half of its area) during this period. Smaller, but notable, declines have also been observed
among woodlands (24%) and harvested croplands (7%) since 1991. (2005 Warren County
Farmland Assessment) Similar trends were observed throughout Warren County, where all
agricultural lands declined 11% during this period.

Agricultural Land in Harmony Twp: 1985-2005
Source: N.J. Farmland Assessment Data
12,000 - 0.047
10,000 ~ 8,296 8,709 8,343
8,000 - 0/‘\‘\‘ —e— Total Ag Land
U) H
% 6,000 - 5,294 5,109 5,070 4,927 Cropland
<
4,000 7 1 646 2,712 2,189 2052  —a—Woodlands
2000 | L -
0 1,047 1,777 1.071 856 s Pastureland
1985 1991 2001 2005

Falling farmland acreage has not prevented new farmers from entering the industry,
however. Warren County has added over 200 farms since 1982, bringing the total number
of farms in the County from 608 to 814 (see Farms chart below)'. At the same time, the
acreage of farmland available to farmers has declined. (see Farmland chart above) The
combination of these trends has caused the average size of farms throughout the County to
drop dramatically. (see Average Farm Size chart below)

There are two primary causes of this trend towards smaller sizes. Many farmers have
chosen to subdivide their land and remain farming on only a portion of it. The remainder is
converted to other land uses or is farmed by another farmer. The number of “farmettes” —
residential parcels that occupy less land than most farms, yet produce enough agricultural
sales to qualify as active farming operations — has grown substantially as well.

The median size of Warren County farms was 31 acres in 2002, down from 37 acres in
1997. This indicates that there are many small farms and farm parcels (less than 50 acres)
in the County, and that their numbers are rising. Additionally, the acreage within medium

" The Census of Agriculture does not calculate the number of farms at the municipal level. The N.J. Farmland
Assessment records farm parcels at the municipal level, but employs different criteria to define a farm unit.
Therefore, the Census of Agriculture and New Jersey Farmland Assessment figures are not comparable.
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size farms (50 to 499 acres) is decreasing, indicating that many of these farms are breaking
up into smaller operations (see Farmland by Farm Size chart below). (2002 Census of
Agriculture)

Warren County Farms: 1982 - 2002

1000 - Source: Census of Agriculture

800 1 . . 802 814

. — 666 684

600 e 666

400 -

200 -

0
1982 1987 1992 1997 2002

Warren County Average Farm Size: 1982 - 2002

Source: Census of Agriculture

200 ~
144
150 - — 12 128
* > 105
@ 96
S 100 - \
<
50 -
0
1982 1987 1992 1997 2002

Warren County Farmland by Farm Size
Source: Census of Agriculture

60,000 - 58,468
54,224 29 961
45,000 - 50,313 ' —e—50 to 499

N acres
i)
S 30,000 - '/271129\2630/,.
<€ 23,587 29,283 —m—500 to
15.000 1,999 acres
’ 5 508 5,985 1to 49
0 ' 8,061 8,796 acres
1987 1992 1997 2002
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The agricultural parcels in Harmony Township tend to be among the largest in Warren
County. (2005 Warren County Farmland Assessment) The Delaware Valley is conducive
to large-scale field crop agriculture operations, which often benefit from economies of
scale in their production. However, Harmony’s large agricultural parcels also make
attractive candidates for development. The soils in the Delaware Valley are capable of
supporting septic densities as low as 2.5 acres per system and large lots offer more options
to potential developers. (Harmony Township Environmental Resources Inventory)®
Consequently, many of the Township’s best agricultural lands may be at heightened risk
for development in the future.

! New Jersey State Agriculture Development Committee. Warren County Farmland Assessment 2004.
2 Harmony Township Planning Board. Harmony Township Master Plan. June 2004.
® New Jersey State Agriculture Development Committee. Warren County Farmland Assessment 2004.

* Natural Resource Conservation Service. Soil Data Mart. Online at: http://soildatamart.nrcs.usda.gov/.
Accessed 17 September 2007.

> Soils Conservation Service. Soil Survey of Warren County, New Jersey. United States Department of
Agriculture. April 1979.

® New Jersey Office of the Natural Resource Conservation Service website. “Soils” Online at:
http://www.nj.nrcs.usda.gov/technical/soils/. Accessed 16 September 2007.

" The NRCS has recently completed the update to Warren County’s soil survey. This Plan references the soil
survey information available as of September 2007. Future updates to this Plan will reference the updated
soil survey information.

& Warren County Planning Department. 1999 Warren County Open Space Plan.

® Harmony Township Environmental Commission, prepared by White Environmental Services. Harmony

Township Environmental Resources Inventory — Recommended Maximum Septic System Density Map.
2005.
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CHAPTER 2: AGRICULTURAL INDUSTRY IN
HARMONY TOWNSHIP

. TN

The large and fertile land base of Harmony Township supports a thriving farming industry.
Much of the Township falls within the Delaware Valley — one of three major agricultural
belts in Warren County. Harmony is located between the towns of Belvidere and
Phillipsburg, which offers local farmers easy access to potential buyers and support
businesses. Additionally, the various types of land in Harmony can support many forms of
agriculture, including field crops, livestock, woodlands, and other kinds of farming. For
these reasons, agriculture is a viable industry in Harmony Township.

Agricultural History

Agriculture has been the historically dominant fixture in the landscape of Harmony
Township. The Township developed as a rural, agricultural community with most of its
early settlers establishing farmsteads along the area’s main carriage route (now CR-519).
Field crops were planted in the fertile soils of the Delaware Valley, and dairy farms came
to occupy much of the Scott’s Mountain area. The agricultural products that came from
Harmony could be transported easily to the markets of Philadelphia and New York by land
or water. The Morris Canal ran through neighboring Franklin Township, and offered
farmers access to bulk transportation for their products. Also, the Belvidere and Delaware
Railroad line was completed along the Delaware River during the nineteenth century,
which facilitated agricultural goods movement from the Township as well.

Beginning in the 1960’s, a number of factors combined to weaken the dairy industry
throughout Warren County. Improvements in refrigerated transportation technology
reduced the dependence of the nearby metropolitan markets upon the dairy industry of
western New Jersey. The greater availability of dairy products across the country caused
milk prices to fall sharply, which hurt the economic viability of local dairy farmers. The
price of fuel — a significant input to the transportation-dependent dairy industry — spiked as
well. Consequently, most dairy farmers fell into debt or retired, and the number of local
dairy farms steadily dropped over time. Today, agriculture in Harmony is heavily oriented
towards traditional field crops, especially corn, hay, and soybeans, rather than dairy
products.
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Agricultural Production Trends'

Corn, hay, and soybeans are the primary field crops in Harmony Township (see Field Crop
Acreage’ chart below). Trends in the acreage of land planted for these three field crops are
dictated by both short-term and long-term market fluctuations (see Field Crop Area chart
below). Short-term trends include seasonal weather conditions and prices of inputs, such as
fertilizers and fuel. For instance, Warren County’s field crop production was significantly
affected by severe drought conditions during 2002, causing historically low outputs of corn
and hay (see Corn Production® chart below). Long-term trends include availability of
support services, land prices, and local demand for certain crops. For example, the
declining dairy industry and increasing development pressures in Warren County have
strained the production of low-value, land-intensive hay (see Hay Production chart below).

Field Crop Acreage in Harmony Township
Source: 2005 N.J. Farmland Assessment Data

Other Crops,
294 acres, 6%

Soybeans,
714 acres, 15%

Corn (all),

Hay (all),
y (@l 2,850 acres, 59%

935 acres, 20%

Harmony Township Field Crop Area: 1985-2005
Source: N.J. Farmland Assessment Data

3,500

3,018 2,850
3,000 - 2,5%
2,500 - —e— Corn (all)
§ 2,000 7 1,439
< 1,500 - ’ 1,993 —=— Hay (all)
1,000 - 835 -y ’
500 7 378 93 366 714 Soybeans
0] !
1985 1991 2001 2005

' Agricultural production trends are not available at the municipal level. Land area calculations and livestock
counts are the only municipal level figures that are available.
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Warren County Corn for Grain: 1972-2006
Source: NewJersey Office of NASS
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The dairy and livestock industries have experienced significant declines since the 1970’s
(see Milk Production chart below). Decreasing demand for their products and other
unfavorable market conditions have driven most dairy farmers out of Harmony Township.
A combination of high input costs, historically low milk prices, and weather related losses
in 2005 created a scenario that the New Jersey Department of Agriculture likened to “a
perfect storm”. (2006 Annual Report of the New Jersey Department of Agriculture)® Dairy
prices have since rebounded, causing increased stability among dairy farmers. Among the
most significant input costs faced by New Jersey’s dairy farmers are high land prices and
property taxes. Dairy farms require more extensive plots of land than most agriculture
operations, and rising land prices and property taxes have made other uses of dairy land
more economically attractive to many farmers.

Warren County Milk Production: 1971 - 2005
Source: NewJersey Office of NASS
150 +
© 120 130
c
S 90 -
o
_5 60 -
S 30 - 35
O T T T T T T T T T T T T T T T T T T T T T T T T T T T T T T T T T T 1
1971 1976 1981 1986 1991 1996 2001

Erosion of the local supporting infrastructure has impacted dairy producers as well. After
the demand from New York and Philadelphia for New Jersey dairy products dropped
during the 1960’s, many dairy support businesses relocated or closed. Consequently, there
are no remaining creameries in Warren County, which forces dairy producers to ship their
products over considerable distances to be processed. Additionally, the shortage of large
animal veterinarians in the region has made keeping livestock less feasible and more
expensive (see Dairy Cattle chart below).

The expenses incurred by dairy farmers due to poor market conditions and inadequate
support services have influenced those that wish to remain in agriculture to transition their
operations towards less infrastructure-intensive practices, such as field crop production.
Many former dairy farmers have decided not to continue farming at all, opting instead to
sell their farms. These factors present significant risks to the future success of the dairy
farms in and around Harmony Township.
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Dairy Cattle in Harmony Township
Source: N.J. Farmland Assessment Data
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Agricultural Sales Trends"

The Census of Agriculture separates agricultural activities into two categories: “livestock,
poultry and their products” and “crops, including nursery and greenhouse products”.
“Livestock, poultry and their products” from Warren County produced $21.3 million in
sales during 2002, down 25% from $26.7 million in 1997. Sales from the “crops, including
nursery and greenhouse products” category were down 7% from $19.7 million in 1997 to
$18.4 million in 2002. Similar declines were seen across New Jersey due to the severe
drought conditions that were observed during the 2002 Census year.

Warren County Agricultural Sales: 1987-2002
Source: Census of Agriculture
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" Agricultural Sales figures are only calculated at the County level every five years. Much of the data and
text in this section has been taken from the Warren County Comprehensive Farmland Preservation Plan.
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Livestock and Poultry Products

Dairy and livestock sales are the most significant economic contributor to the agricultural
economy of Warren County. Warren County supports the largest concentration of dairy
and livestock operations in New Jersey. The livestock industry helps support field crop
production as well because much of the grain and hay that is produced in Harmony is sold
to local dairy or livestock farmers to feed their herds. Consequently, the viability and
continued growth of the County’s livestock farms are fundamentally important to the
region’s agricultural industry as a whole.

Dairy has been the dominant subsector in Warren County throughout its history.
Unfortunately, dairy sales have declined from over $12.6 million in 1987 to just over $9.0
million in 1997*. This corresponds to a similar decrease among the number of farms that
sold dairy products within the County (from 118 in 1987 to 45 in 2002). Milk production
trends show that the decline in Warren County’s dairy industry has been occurring
gradually for some time. The County’s best year on record in terms of milk production was
1972 when it produced over 135 million pounds, while its worst year on record was 2005
when it produced less than 35 million pounds (see Milk Production chart above).

“Other livestock” (24,075) is the largest subcategory of livestock in Harmony Township.
This is due mostly to the large number of birds kept at the Buttonwood Pheasant Farm.
Dairy cows (1,055 head) are the second most common livestock animal in Harmony
Township, with sheep (102 head) a distant third. (2005 N.J. Farmland Assessment data)

Field Crops

Crops in Warren County sold for a total of $18.4 million in 2002, slightly less than in 1997.
Within this category of agricultural products, nursery and greenhouse operations have
become the County’s highest grossing subsector. Sales of nursery and greenhouse
products, including sod, account for roughly 41% of the County’s agricultural sales, which
corresponds to $7.6 million (see 2002 Crops Sales by Category chart below).
Approximately 70 acres of land in Harmony Township was occupied by nursery products
in 2005. The most common products were Christmas trees (42 acres) and sod (20 acres).
(2005 N.J. Farmland Assessment data)

Nursery and greenhouse yields were not as adversely affected by drought conditions during
the 2002 Census year as the yields of other field crops, and thus their share of Warren
County’s crop sales may be somewhat inflated. However, the nursery and greenhouse
industry has experienced far more growth than any other agricultural sector in the County
over the last 20 years, indicating a continuing upward trend (see Crop Sales chart below).

Vegetables were the County’s second highest earning crop during 2002 with $4.4 million
in sales. Roughly 130 acres in Harmony Township were planted with vegetables during
2005, with the largest acreages devoted to other/mixed vegetables (90 acres) and
cucumbers (25 acres). Vegetables do not require as much land as other field crops, and
most vegetable-producing farms use only a few acres or less for each vegetable crop.
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While vegetables account for a large percentage of Warren County’s agricultural sales, the
expenses incurred by the County’s vegetable farmers tend to exceed those of other farmers.
Vegetables require more intensive irrigation than most field crops, and may require
seasonal laborers during their harvest. These additional expenses reduce the overall profit
derived from vegetable production compared with similar sales of other field crops.

Warren County Crop Sales: 1987 - 2002
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The grains subcategory encompasses corn for grain and soybeans — Harmony Township’s
most common field crops in terms of acres planted in 2005 (see Field Crop Acreage chart
above). Sales from this subcategory were heavily influenced by extreme weather
conditions during the 2002 Census year, which reduced the available supply to historically
low levels. Grains have traditionally been the highest selling field crops among the
County’s farms, and are likely to remain the most common products in Harmony.

A small but significant portion of Warren County’s agricultural sales come from other
crops, such as hay. Warren County produced roughly 28,000 tons of hay during 2002 and
2005, which was the third highest hay yield in the state. Due to severe weather conditions
and declining acreage, the County’s 2002 and 2005 production totals are the lowest that
have ever been recorded. Harmony Township supports 935 acres of hay. (2005 N.J.
Farmland Assessment data)

Warren County is home to many fruit farms as well. These farms are currently
experiencing a surge in production. Warren County produced roughly four million pounds
of apples in 2005 — three times more than it did during the 2002 Census year. Peaches and
grapes greatly supplement the County’s fruit production, and are being produced by many
more farms in recent years. Harmony Township contains 40 acres of land that supports
apple orchards (21 acres), peaches (13 acres), and berries (6 acres). (2005 N.J. Farmland
Assessment data)
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Agricultural Support Services and Related Industries

The agriculture support services in Harmony Township and Warren County are
predominantly oriented towards supplying the raw materials necessary for farming. They
include businesses such as tractor sales and supply stores, feed vendors, and
hardware/equipment retailers. The largest cluster of agricultural support firms in Warren
County is located in and around Washington Borough where equipment and tractor
retailers, such as Smith’s Tractor and Frank Rymon and Sons, are located. Hackettstown
contains a second notable concentration of agricultural support firms. It houses the largest
agricultural auction house in New Jersey — the Livestock Cooperative Auction Market —
where local farmers can sell or trade their products as well as general farm supply stores,
such as Tickner’s. Also, local hardware and grocery stores throughout Warren County
serve as vendors for farming goods and supplies.

Local support businesses are often insufficient to meet all the needs of the Township’s
agricultural community. Consequently, local farmers have become adept at minimizing the
need for many repair services by fixing a variety of mechanical problems themselves.
Farmers tend to specialize in some kind of agricultural repair and supplement their incomes
by offering their services to other farmers.

The Township’s farmers also rely heavily upon mail order and out-of-state retailers for
their agricultural supplies. Processing facilities such as creameries and lumber mills have
become absent from the area, which forces farmers to ship their products out-of-town to be
processed. Some farmers have found that reliance upon out-of-state suppliers and non-
local processing facilities imposes transportation costs that cut deeply into their operations’
profitability.

Despite the loss of many support businesses from the region, local farmers still benefit
from the wide range of these services throughout Warren County, northern New Jersey, and
eastern Pennsylvania. The Rutgers Cooperative Extension of Salem County has compiled a
comprehensive listing of all the agriculture-related businesses, organizations, and markets
in the State of New Jersey called the Green Pages®. The agricultural businesses listed in
these Green Pages that are located in or around Warren County are provided below.
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Agricultural Businesses Servicing Warren County, New Jersey
Source: Rutgers Cooperative Extension of Salem County, New Jersey

Construction

Morton Buildings, Inc.

PO Box 126

Phillipsburg, NJ 08865-0126

Phone: (908) 454-7905

Web: http://www.mortonbuildings.com

Tim Terry
Washington, NJ 07882
Phone: (908) 689-6934

Equipment
Warren County Service Center, Inc.
228 Route 94

Columbia, NJ 07832
Phone: (908) 362-6916

Tractor Supply Co.

398 State Route 57W
Washington, NJ 07882
Phone: (908) 689-3202

Feed

Pursel's Agway Feed Mill
1127S. Main St.
Phillipsburg, NJ 08865
Phone: (908) 454-1127

Harmony Dale Farms
166 Brainards Rd
Phillipsburg, NJ 08865
Phone: (908) 859-2616

Global Ag, Jacob Bilyk
Route 519, Hazens Corner, Harmony

Hoffmans Supply

35E Mill Road

Long Valley, NJ 07853-3193
Phone: (908) 876-3111

K & D’s Feed and Tack Emporium
324 State Route 24

Chester, NJ 07930-2631

Phone: (609) 654-4312

Financial Services

First Pioneer Farm Credit, ACA
North Jersey Division 9

County Road 618

Lebanon, NJ 08833-3028
Phone: (908) 782-5011

NJ: 1-800-787-FARM (3276)
Fax: 908-782-5229

Website: www.firstpioneer.com

FSA: Warren-Morris-Sussex Counties
Hackettstown Commerce Park

101 Bilby Road, Bldg. 1-H
Hackettstown, NJ 07840

Phone: (908) 852-2576 Fax: (908) 852-
4666

Fax: (908) 852-4666

Wachovia

2W. Washington Avenue
Washington, NJ 07882
Phone: (908) 689-0661
Website: www.wachovia.com

First Hope Bank

1301 Hope Bridgeville Road
Hope, NJ 07844

Phone: (609) 459-4121
Website: www.firsthope.com

Hoof Trimmers & Farriers
Doug Craig

Chester, NJ

Phone: (908) 879-2793

Lehigh Valley Farrier Service
Phillipsburg

Phillipsburg, Warren County, NJ 08865
Phone: (732) 744-0122
anglotrake@yahoo.com

Livestock Haulers
Craig Ackerman Livestock Hauling
Phone: (201) 317-8623
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Feed (continued)
Penwell Mills Feed
448 Penwell Rd

Port Murray, NJ 07865
Phone: (908) 689-3725

Tickner's Inc.

90 Main St.
Hackettstown, NJ 07840
Phone: (908) 852-4707

North Warren Farm & Home Supply
Blairstown, NJ 07825
Phone: (908) 362-6117

Fertilizers & Chemicals
Growmark FS, Inc

PO Box 116
Bloomsbury, NJ 08804

Seed Suppliers
Penwell Mills, LLC

448 Penwell Road

Port Murray, NJ 07865
Phone: (908) 689-3725
Phone: (800) 273-5201

Large Animal Veterinarians
Brockbrader, Nordstrom & Ellis
Tranquility Large Animal Vet
Andover, NJ

Phone: (908) 852-1300

Frey

Alpha Veterinary Care
Alpha, NJ 08865
Phone: (908) 454-8384

Dr. Grodkiewicz
Washington Animal Hospital
Washington, NJ 07882

Phone: 908-479-4500 or 800-248-4649 Phone: (908) 689-3267

and.

Growmark FS, Inc. Dr. Wessel & Zaccheo
Route 519 Warren Animal Hospital
Harmony, NJ Phillipsburg, NJ

Phone: (908) 859-0702

Future of Agriculture

The future of agriculture in Harmony Township is being shaped by market forces and
social trends that are occurring throughout New Jersey. These trends have already begun to
redefine the traditional agricultural industry in Harmony Township. Among the most
substantial trends shaping local agriculture has been the extended decline in the dairy
market. Dairy is the foundation of the region’s agricultural industry, and its continued
decline would impact dairy farmers and their support businesses as they transitions towards
other forms of agriculture. Consequently, grain and hay farms that support them may move
toward different agricultural activities as well.

Another challenge facing the area’s farmers is increasing land prices and property taxes.
This trend dictates that farmers will show a greater preference for renting land rather than
owning land, and that farm operations will take up less space and utilize more intensive
practices on their land. Increasing land prices also threaten to replace many of Warren
County’s farmlands and open space areas with residential and commercial developments
that are less compatible with agricultural production.
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The combination of traditional agricultural markets declining and land costs increasing
promises to promote innovation in the ways that farmers supplement their incomes.
Farmers are currently trying to meet these challenges by producing goods with higher rates
of return, such as nursery goods and sod, farm stand merchandise, and equine services.
Agritourism facilities, such as farm stands, pick-your-owns, and petting zoos, may become
more numerous as the County’s residential population grows and the market for these types
of services expands.

Returns from “direct” sales of agricultural products to consumers have increased in recent
years. This indicates that the anticipated trends towards more innovative farming practices
have already begun to influence agriculture in Warren County. Direct agricultural sales
generated $1.28 million for 162 Warren County farms in 1997 — a figure which, despite
unfavorable growing conditions, grew to $1.55 million from 174 farms in 2002. (2002
Census of Agriculture) Niche products, such as packaged and organic goods, that generate
“value added” revenue streams are likely to increase as well.

One innovative form of agriculture that is being employed in Harmony is the game
preserve. The Buttonwood Game Preserve offers hunters the opportunity to pay to hunt
pheasants on site. The Game Preserve also assumes an environmental stewardship role by
paying “as much attention to the hunting grounds as to the quality of the birds liberated on
them”. (Buttonwood Game Preserve website®)

! New Jersey Farmland Assessment data. Warren County — Harmony Township. 2005. (provided by the State
Agriculture Development Committee)

% New Jersey Office of the National Agriculture Statistics Service. Data available online at:
http://www.nass.usda.gov/Statistics_by State/New_Jersey/index.asp . Accessed December 2007.

® New Jersey Department of Agriculture. New Jersey Agriculture 2006 Annual Report.
www.state.nj.us/agriculture/pdf/06 AnnualReport.pdf

* The 2002 Census withheld this data to avoid disclosing information for individual farms.

® Rutgers Cooperative Extension of Salem County. Green Pages: An Agricultural Resource Guide. Online at:
http://salem.rutgers.edu/greenpages/index.html . Accessed 27 November 2007.

® Buttonwood Game Preserve. Home page. Online at: http://www.buttonwoodpreserve.com/home.htm .
Accessed 3 December 2007.
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CHAPTER 3: LAND USE PLANNING CONTEXT
OF HARMONY TOWNSHIP
a8 % .,+- o T :

Land Use Patterns

The land use patterns of Harmony Township were first established during the eighteenth
century. The area was originally settled by Quakers who founded small settlements along
the Delaware River. One of these communities — Brainards — remains today. As the
northeast grew into one of the major commercial areas on the continent, regional
transportation routes were established throughout the area. The major thoroughfare
between Kingstown, New York, and Philadelphia, Pennsylvania, (now CR-519) ran along
the foot of Scott’s Mountain through Harmony. Agricultural enterprises, such as grist and
saw mills, gradually migrated along this road to the Harmony area. Clusters of blacksmith
shops, saddle repair stores, and taverns were founded at busy crossroads — such as
Harmony, Lower Harmony, and Roxburg — to serve these growing businesses. (Harmony
Township Master Plan®)

During the nineteenth century, the Belvidere and Delaware Railroad was completed along
the Delaware River. It stimulated new industrial and residential development on the River,
and new communities grew up at Hutchinson and Harmony Station. These areas evolved
into vacation communities during the early 1900’s, and eventually became more permanent
neighborhoods after severe flooding in the 1950’s washed away the original summer
homes. (Harmony Township Master Plan)

This centers-based land use pattern, with development in small towns and agricultural or
natural areas surrounding them, remained prevalent throughout Harmony and Warren
County into the mid-twentieth century. Following World War Il, suburban-style
development expanded westward from New York City and eastern New Jersey. These
development patterns were promoted by government incentives that encouraged the
construction of single-family homes and the construction of Interstate highways, including
Interstates 78 and 80, that greatly increased the ease of living in rural communities away
from traditional employment centers.

Belvidere to the north and Phillipsburg to the south have served as the traditional centers of
commerce and industry for Harmony Township. These areas and their immediately
adjoining areas absorbed much of the rapid growth that occurred after World War II.
Consequently, Harmony still resembles the agricultural community it was fifty years ago.
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Today, the CR-519 and Delaware River corridors remain the most notable concentrations
of commercial and residential development in Harmony Township. Industrial areas are
confined to the Brainards and Hutchinson areas along the Delaware River, and scattered
residences have been established along CR-647 and Ridge Road in the eastern part of the
Township. The remainder of Harmony is either active agricultural lands (mostly in the
west) or environmentally-sensitive ridgelines, water bodies, and forests (mostly in the east).
(See Land Use/Land Cover Maps below)
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Development Pressures

Despite its limited access to regional highways and mass transit, Harmony Township has
experienced significant growth in recent years. Harmony’s population has more than
doubled since World War 11 (see Population chart below). (Workforce New Jersey Public
Information Network (WNJPIN)? U.S. Census Bureau®) Almost all of this growth has
accumulated from individual homes constructed on small lots along the Township’s road
network. Large, multi-home subdivisions are virtually absent from Harmony Township.
Some industrial and commercial development has taken place in the Delaware River and
CR-519 corridors to support these new residents.

Population of Harmony Township: 1930-2030

Source: WNJPIN; U.S. Census Bureau; Warren Co. Planning Dept.
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Development pressures are expected to intensify in Harmony during the near future. The
adjacent Townships of White and Lopatcong have seen increasing growth of single-family
residential neighborhoods during the past thirty years, and the development footprint of
Phillipsburg has extended through Lopatcong to the Harmony border. Future development
north of Phillipsburg would most likely in occur in Harmony Township. Consequently,
land values have risen sharply during the past ten years. Per-acre easement values paid to
preserve farmland in Harmony Township have grown from below $2,000 per acre in 1997
to nearly $8,000 per acre in 2008 (see Per Acre Easement Value Chart below).

The Township’s affordable housing mandate has produced a “developer’s remedy” lawsuit
that will result in the addition of 315 residential units, and approximately 900 new
residents, on prime agricultural land. This single development will more than triple the
amount new development that has taken place in Harmony since 1996 (see Building Permit
Chart below). For these reasons, the population projections developed by the Warren
County Planning Department anticipate that the population of Harmony Township will
increase nearly 150% by 2030 (see Population chart above). (2005 Warren County
Strategic Growth Plan)*
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Per Acre Easement Values of Preserved Farms in

Harmony Township: 1997-2008
Source: Warren County Farmland Preservation Plan
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Public Infrastructure — Sewer and Water

There is no publicly provided sewer water service in Harmony Township. The parcel on
Garrison Road that is designated for affordable housing will have private sewer service in
the future. Water service in Harmony Township is provided entirely by private wells. Two
water systems in the Township are operated by the Brainards Mutual Water Association — a
local group that provides piped water to 50 customers in Brainards village — and Harkers’
Hollow Heights, which serves some residents near the Township’s southern border. There
are no plans to expand this service in the future. The Township established a franchise
agreement in the 1980°s with New Jersey Consumers’ Water Company (formerly Garden
State Water Company) in anticipation of booming development trends in the Delaware
Valley. The level of anticipated development has not occurred to date, and this agreement
will be modified to accommodate only the existing developed areas and future affordable
housing sites in the Township. (Harmony Township Master Plan)
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Land Use Planning Initiatives

Harmony Township has been the subject of extensive and sustained land use planning
efforts undertaken by all levels of government. Through the State Development and
Redevelopment Plan and the Highlands Regional Master Plan, New Jersey has recognized
Harmony as the location of prime agricultural and natural resource lands. The Township
incorporates a large portion of the State’s policy directives from these plans into its own
2004 Master Plan. Harmony has also expressed the desire to implement more stringent
zoning standards and innovative land use policies that will further its preservation goals.

State Development and Redevelopment Plan

The New Jersey State Planning Commission has drafted the State Development and
Redevelopment Plan (SDRP)° that outlines general policy objectives concerning land use
and future development in the State. The SDRP identifies five Planning Areas within the
State where different sets of goals and guidelines are considered appropriate to determine
development activities (see N.J. State Development and Redevelopment Plan map below).
These Planning Areas are labeled as Metropolitan, Suburban, Fringe, Rural and
Environmentally Sensitive lands.

The SDRP also identifies Designated Centers where future development and
redevelopment activities are most appropriate and will be actively promoted. Centers are
categorized as Urban Centers, Regional Centers, Towns, Villages, and Hamlets
corresponding to criteria including size, regional location, population, residential and
employment densities, and available housing stock. The combination of Planning Areas
and Designated Centers establishes a comprehensive framework for pursuing land use and
development regulation throughout New Jersey.

Metropolitan Planning Areas are comprised of the most intensely developed regions in the
state. The goals in this planning area revolve around revitalizing existing cities and towns
by encouraging compact growth and redevelopment. The Metropolitan Planning Area is
identified as the most appropriate location for future development in New Jersey.
Harmony Township contains no land within the Metropolitan Planning Area.

Suburban Planning Areas are called upon to support most of the new development that will
occur in New Jersey while maintaining the character of existing communities there.
Growth in suburban town centers is especially encouraged in order to help protect and
preserve the natural resources that exist in these areas. The Suburban Planning Area is
meant to complement metropolitan areas, and is most commonly found outside heavily
urban areas. Harmony Township contains no land within the Suburban Planning Area.

Fringe Planning Areas serve as an appropriate interface between suburban and rural areas.
They are not as developed as metropolitan and suburban areas, but support more
development activity than nearby rural lands. Fringe Areas play the important role as a
buffer between these largely incompatible land uses. Consequently, they are often the
frontlines of urban sprawl, and must be carefully planned to ensure that development is
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appropriately restricted to existing urbanized areas. Harmony Township does not contain
any land within the Fringe Planning Area.

Rural Planning Areas are suitable for the preservation of large contiguous areas of
farmland.  Sustaining the agricultural industry while confining development and
redevelopment within existing towns are included among the policy objectives applicable
to these areas. Lands within the Rural Planning Area in Harmony Township total 3,597
acres, which are all located in the western part of the Township along the Delaware River.

Much of the land within the Rural Planning Area supports environmentally-sensitive
resources such as underground aquifers or critical wildlife habitats. These areas are
designated as the Rural-Environmentally Sensitive Planning Area, and number 6,366 acres
in Harmony. The Rural-Environmentally Sensitive Planning Area in Harmony falls within
two north-to-south running strips of land: one roughly follows the CR-519 corridor along
the base of Scott’s Ridge and the other covers most of the Township’s northeastern corner.

Environmentally Sensitive Planning Areas contain lands where natural resource
preservation should be the primary planning consideration. Development should be
minimized or constrained to existing centers while large contiguous natural areas should be
preserved as open space. Large areas of Harmony Township along Scott’s Ridge fall
within the Environmentally Sensitive Planning Area. This Planning Area occupies 4,661
total acres in the Township.

et . Source: Harmony Township 2004 NJ State Development
P L -
P Environmental Resource and Rfdel-‘ffapmm Plan
PR —— Harmony M.:l\r?u
FLsrmmlEn Warren Cowraty, NJ
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SDRP Planning Areas in Harmony Township
Source: State Development and Redevelopent Plan
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Centers are defined by the New Jersey State Planning Commission as “compact forms of
development that, compared to sprawl development, consume less land, deplete fewer
natural resources and are more efficient in the delivery of public services.” (SDRP)
Centers become designated after the municipalities or counties that encompass them submit
development plans to the State Planning Commission, which are subsequently endorsed by
the Office of Smart Growth. Five hamlets were designated at Lower Harmony, Harmony
Station, Brainards, Roxburg Station, and Hutchinson. These hamlets were un-designated
because the Township found that they were too small to qualify for center designation and
that increased development there would be undesirable. (Harmony Township Master Plan)

Highlands Regional Master Plan

The New Jersey State Legislature enacted the Highlands Water Protection and Planning
Act on August 10, 2004. In an effort to ensure the integrity of the northern New Jersey’s
drinking water resources, the Highlands Act imposes strict land use controls over large
parts of the 88-municipality region, known as the Highlands Preservation Area. Lands
within the Preservation Area are subject to heightened restrictions on development, water
use and activities that affect water quality or environmentally sensitive lands. The Act
expands mandatory buffers around the region’s streams and water bodies, sets limits on
impervious coverage for individual properties and requires master plan conformance from
Preservation Area municipalities, among other criteria.

All of Harmony Township is located within the Highlands region. Roughly 8,387 acres
(54% of the Township) east of CR-519 fall within the Highlands Preservation Area and are
subject to the restrictions that apply there (see Highlands map below). The Preservation
Area in Harmony Township incorporates the Highlands Ridgeline (Scott’s Mountain) and
all the wooded and wetland areas which surrounds it. The Preservation Area also
encompasses about 41% of the Township’s total farmland (see Highlands Agricultural
Land chart below). All land west of CR-519 in Harmony Township (approximately 7,108
acres) falls within the Planning Area. (Highlands Draft Regional Master Plan)®
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The Highlands Council — the regional planning body charged with implementing the
Highlands Act — has established the preservation of farmland and the industry of farming as
one of its principal objectives. To this end, the Highlands Draft Regional Master Plan
identifies an Agricultural Resource Area that will receive the bulk of future funding and
institutional support from the Highlands Council. The Agricultural Resource Area
encompasses areas that contain contiguous farmbelts and quality agricultural soils.
Virtually all of Harmony Township falls within the Agricultural Resource Area. (see
Agricultural Resource Area map below)

R et ey i NJ Highlands and
e e s e . Category 1 Waters
R e e Harmony Towre

o e e e e
e e

==Ly i

Source: Harmony Township Environmental Resource Inventory

Highlands Agricultural Lands in Harmony Twp.
(8,306 Total Agricultural Acres)

Presened Farmland
Preservation Area,

334 acres,
4%
° Other Farmland
Other Farmland Preservation Area,
Planning Area, 3,074 acres,
3,840 acres, 37%

46%

Preserved Farmland
— — Planning Area,
1,057 acres, 13%

Harmony Township Comprehensive Farmland Preservation Plan — April 2008 3-8



The Highlands Council also identifies Agricultural Priority Areas — subsets of the larger
Agricultural Resource Area that are particularly well-suited to agricultural production.
Criteria used by the Highlands Council to delineate these areas include soil quality, tillable
acreage, buffers, development potential, local commitment, contiguity with other farm
parcels and size. (Highlands Sustainable Agriculture Technical Report)’ Most of the land
west of CR-519 in Harmony Township is designated as High Priority Agricultural Areas
(see Agricultural Priority Areas map below).
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Agricultural Priority Area
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Warren County Strategic Growth Plan

The Warren County Strategic Growth Plan fulfills the requirement set forth by the New
Jersey County Planning Enabling Act (NJRS 40:27-2) that counties must adopt a plan that
governs their physical development. The Strategic Growth Plan was adopted in December
2004 and revised in October 2005, and serves as an update to the County’s 1979 General
Development Plan and the 1984 Transportation Plan. The Strategic Growth Plan is an
effort to enhance intergovernmental coordination by serving as an intermediary between
State and local governments. As such, it is a vital link in the planning process that connects
policy with action. It incorporates State-level land use policies, as outlined in the State
Plan, into plans for local, on-the-ground initiatives such as center designations and resource
conservation efforts.

The Strategic Growth Plan was developed with input from the Warren County Planning
Board, an 88-member steering committee and eight public meetings held throughout the
planning process. Input from these groups yielded a series of general policy goals and
indicators that measure the progress being made towards these goals. The number one goal
identified in the Strategic Growth Plan is the preservation and enhancement of the
County’s rural character. Corresponding indicators include preserved open space and
farmlands, designated historic sites, agricultural output and agricultural land base. Among
the goals identified by the Strategic Growth Plan are concentrating growth in existing
centers, improving public infrastructure in these centers, and maintaining quality of life for
local residents. (2005 Warren County Strategic Growth Plan)

The Warren County Strategic Growth Plan supports an alternative, centers-based scenario
where commercial and industrial zones are restricted to existing centers of development.
Public opinion surveys that were conducted as part of the Strategic Growth Plan identify
this alternative scenario as the preferred option to the existing zoning scheme. The Plan’s
transportation modeling also shows that the alternative zoning is less likely to induce
additional traffic delays. (2005 Warren County Strategic Growth Plan)

The Strategic Growth Plan concludes with a series of recommendations that are aimed at
advancing this alternative, centers-based scenario. Many recommendations are focused on
promoting development in existing centers. These include allowing non-residential zones
only in existing centers, reviewing and improving local design standards, creating
transportation financing districts and pursuing downtown revitalization through brownfield
redevelopment and Urban Enterprise Zone designation. Other recommendations advocate
resource preservation efforts such as open space and farmland preservation, stormwater
planning, density transfer programs (including TDR) and subdivision design ordinances
that mandate clustering or conservation design. (Warren County Strategic Growth Plan)

The Strategic Growth Plan identifies two village clusters in Harmony Township —
Brainards and Harmony. It also proposes that the Phillipsburg Town Center be extended
north between CR-519 and CR-646 into Harmony. Harmony disagrees that any centers
should be designated or promoted within the Township. The concentrated growth
clustering advocated by this Plan is not consistent with the rural backdrop of these areas.

Harmony Township Comprehensive Farmland Preservation Plan — April 2008 3-11



Municipal Planning

Harmony Township has developed a comprehensive Master Plan that emphasizes farmland
and open space preservation as principal objectives. The Farmland Preservation Element
of this Plan lists the following goals and objectives:

1. Encourage the preservation of agriculture through proactive planning where there are
suitable conditions for the continued operation and maintenance of agricultural uses;

2. Retain productive agricultural land for future agricultural use and preserve a large
contiguous land base to assure that agriculture remains a viable, permanent land use;

3. Aggressively maintain local support for funding and purchasing farm development
easements;

4. Continue to coordinate agricultural preservation activities with the State Agriculture
Development Board (SADC), Warren County Agriculture Development Board (CADB)
and other open space preservation activities in the Township;

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

6. Provide enhanced opportunities for agricultural businesses that assist in maintaining
agriculture as a viable economic activity. (Harmony Township Master Plan)

The Master Plan also identifies the following factors to consider when deciding to use
municipal funds to preserve farmland:

Soil suitability,

Proximity to other farms,

Eligibility for state and county funding,

Ease of farm equipment movement, and

Contribution to the Township’s scenic, historic, and cultural landscape.

The Land Use Element of the Harmony Township Master Plan recommends the following
planning strategies that would further the Township’s preservation goals:
e Development clustering on parcels zoned for densities of less than one unit per acre;
e Lot size averaging within the proposed Low Density (LD) and Very Low Density
(VLD) zones;
e Transfer of Development Credits from parcels that are desirable for preservation to
parcels that are more appropriate for development;
o Transfer of Development Rights from areas that are desirable for preservation to
areas that are more suitable for development; and
e Rural Estate Planning where financial incentives are provided for permanently
preserving agricultural lands under a common ownership.

Harmony Township has also developed planning documents that are focused on natural
resource and open space preservation and contain important suggestions that relate to
farmland preservation. The Harmony Township Environmental Resource Inventory
contains many thematic maps that highlight important natural and agricultural features.
The Harmony Township Open Space and Recreation Plan® identifies maintaining the local
agriculture industry, preserving Scott’s Mountain, and establishing regional partnerships
among its recommendations.

Harmony Township Comprehensive Farmland Preservation Plan — April 2008 3-12



Municipal Zoning

Most of Harmony Township (8,104 acres) is zoned for development densities of 5 acres per
unit. Zones in which this density is enforced include the Agricultural Residential (AR) 500
and 250 zones as well as all of the Light Industry-Office-Commercial (LI-O-C) zones.
Most of the remaining areas in the Township (6,857 acres) are zoned for residential
densities between 1 and 3 acres per unit. Roughly 188 acres are zoned for Affordable
Housing, and have not been assigned a development density.
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In the 2004 Master Plan, the Township reviewed options for reducing its zoning densities
to more closely support the continuation of the agricultural landscape. As discussed in the
Master Plan, low density development (5-10 acres per unit) would be proposed within the
current AR-500 zone and low density development (3-7 acres per unit) would be
established in the AR-300 zone. The remaining areas of the Township would be rezoned in
a similar fashion. (Harmony Township Master Plan) The Master Plan also supports the
implementation of a Ridge Protection Ordinance that would prevent development on slopes
greater than 15% in an effort to minimize erosion in these areas and maintain their scenic

qualities.
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In addition to strategically locating development of high and low density, there are a
number of other planning techniques that the Township is actively exploring to further its
farmland preservation goals. Harmony may employ some of these methods in the future.

Cluster zoning allows development to occur on a smaller percentage of a site while
retaining the net development density permitted by local zoning. A common cluster zoning
provision would allow (or require) 50% of a site to be preserved in its natural or
agricultural state and would permit the other half of the site to be developed at twice the
allowable zoning density. Some clustering ordinances require that certain sensitive natural
areas or prime farmlands on a development site be preserved. Cluster zoning would help
supplement the Township’s down-zoning initiative.

Lot size averaging is another planning tool that maintains the net allowable zoning density
on a site, but does not enforce uniform lot size requirements or setbacks. This allows for
some development lots to be very small in order to accommodate affordable housing units,
neighborhood commercial stores, or “village” development densities while other lots can
be very large in order to encompass active farms or natural areas.

Non-contiguous cluster zoning, in contrast to regular cluster zoning, permits the transfer of
development density between parcels instead of only within parcels. First, a “sending”
parcel (where the permitted development density is reduced) and a “receiving” parcel
(where the permitted development density is increased) are designated. Then, the total
development potential on both properties is calculated. In a case where two fifty-acre
parcels are undergoing non-contiguous clustering under ten-acre zoning, there are five
permitted units on each lot and ten permitted units overall. Finally, the overall
development potential (10 units in this case) is applied to the receiving parcel while the
sending parcel is permanently protected from future development. Non-contiguous
clustering allows for development to be moved out of prime agricultural areas and
concentrated into more appropriate and desirable locations.

Transfer of Development Rights

Transfer of development rights (TDR) is a growth management tool that allocates
development rights from one location (the preservation or “sending” area), to another (the
development or “receiving” area). These development rights are purchased by developers,
and allow them to build at higher densities within the receiving zone than what existing
zoning there permits. Viewed as an equity protection mechanism, transfer-of-development
rights provides for the preservation of important agricultural lands while fully
compensating landowners and minimizing public expenditures. To date, this program has
not been utilized by Harmony Township to preserve farmland.

The New Jersey State Transfer of Development Rights Act (N.J.S.A. 40:55D-140)°
authorizes the transfer of development rights by municipalities and outlines what a town
must do in order to adopt or amend a TDR ordinance. First, the municipality must prepare
a Real Estate Market Analysis (REMA) that quantifies the development potential of the
sending zone(s) and the capacity of the receiving zone(s) to accommodate additional
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development. It must then amend its master plan to include a Development Transfer Plan
Element that outlines a mechanism for assigning development credits to areas in the
sending zone and reapplying them to areas in the receiving zone. An updated Utility
Service Plan and Capital Improvement Program for the receiving zone should be adopted
as well. Finally, a town must receive approval from the State Planning Commission to
adopt the TDR ordinance. (N.J.S.A. 40:55D-140)

There are several different transfer-of-development rights programs that may be instituted
in Harmony Township. One such program is the intra-municipal TDR in which sending
and receiving areas are located within the same town. Inter-municipal TDR programs
establish sending areas in one municipality and receiving areas in another. Some form of
tax-based revenue sharing is normally involved with inter-municipal TDR programs.

Harmony Township also has the opportunity to participate in a regional TDR program.
The New Jersey Highlands Council is currently establishing a regional TDR program that
will be open to all Warren County municipalities. Through the Highlands program,
landowners in the Highlands Preservation Area may sell the development rights on their
lands to developers, who will then exercise them in voluntarily designated receiving areas
throughout the seven-county region. Municipalities containing these receiving areas will
have the right to assess impact fees of up to $15,000 per unit for all new development.
They will also be able to apply for grants to offset the costs associated with amending their
master plans municipal ordinances. Most of Harmony Township falls within the Highlands
Preservation Area and is eligible for designation as a TDR sending area through this
program.

In the future, the New Jersey TDR Bank may facilitate TDR activities statewide. It plans
to offer Planning Assistance Grants to municipalities looking to establish municipal TDR
programs, and may provide funds for the purchase of development credits. The State TDR
Bank will also provide financial banking on loans secured using development credits as
collateral, and keep records of all development credit transfers within the State. The New
Jersey Office of Smart Growth (OSG) also offers Smart Future Planning Grants to
municipalities in order to help them plan for and implement TDR programs. Harmony
Township may benefit from participating in a TDR program.
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CHAPTER 4: FARMLAND PRESERVATION
PROGRAM- OVERVIEW

Farmland is an irreplaceable natural resource that contributes to the economic and ecological
value of a community. Farmers have been land stewards throughout most of history with
agricultural uses contributing food and fiber, clean air, storm water management, groundwater
recharge, wildlife habitat, and valued open vistas. In addition to providing employment,
agriculture contributes to the local economy through the sale of produce and the purchase of
equipment and other materials. Productive farmland is extremely beneficial to a municipality in
that it helps keep municipal taxes down, increases property values, adds to the community’s
character, and creates a sense of open space.

Since 1997 Harmony Township has permanently preserved 1,273 acres of farmland. The first
farm preserved was the Risko Farm in 1997. Farmers and local officials in Harmony remain
firmly committed to farmland protection and support the preservation of agricultural land
throughout the Township.

Warren County Agricultural Development Areas (ADAS)

The Warren County Agriculture Development Board (CADB) developed the Warren County
Agricultural Development Area (ADA) based upon both statutory and county criteria. The ADA
designates land that has the potential for long-term agricultural viability. This agricultural use
would be the preferred, but not the exclusive, use.

Statutory Criteria:

e The land must be agriculturally productive or have future production potential. Also,
zoning for the land must permit agriculture or permit it as a nonconforming use.

e Suburban and/or commercial development must be reasonably non-existent in the ADA
area.

e The land must comprise of no greater than 90% of the agricultural land mass of the
County.

e Any attributes deemed appropriate by the Board must also be incorporated.

Prior to this year, the entire County had been designated as being part of the Agricultural

Development Area (ADA) with the exceptions of Hackettstown, Belvidere, Philipsburg, and
Washington Borough. As part of the 2007 Comprehensive Farmland Preservation Plan, the
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Warren CADB updated their ADA designating land capable of supporting agricultural and
excluding those lands that are protected as public open space, developed areas, and land
contained with the developed Boroughs and Towns located within the County.

Utilizing the state’s regulatory criteria for designating ADA and existing farmland assessment
data, the County designated an ADA on a county-wide basis that does not exceed 90% of the
County’s agricultural land base. A map showing the location of the ADA within Harmony is
included within the Project Areas Map.

County Criteria:
e Land is currently in agricultural production or has strong potential for agricultural
production or is farm assessed through a woodland management plan.
o Agriculture is the preferred, but not necessarily the exclusive use.
e Agriculture is a use permitted by current municipal zoning ordinance or is allowed as a
non-conforming use.

The Farmland Map in this Plan shows the farm assessed lands in the Harmony Township,
including all preserved farms and the one farm enrolled in the eight-year program. Overall, there
are 8,306 acres of farm assessed parcels in Harmony. All lands in Harmony Township are
included in the Warren County ADA, except for the Merrill Creek Reservoir. Thus, all farm
assessed land in Harmony is included within the Warren County ADA.

Farmland Preserved to date by program

In 1983, the New Jersey State Legislature adopted the State Agriculture Retention and
Development Act and created the State Agriculture Development Committee (SADC), which
provides funding for farmland preservation programs, establishes farmland preservation policy
statewide, and oversees program administration. Ten years later, in 1993, a non-binding
referendum was placed on the Warren County election ballot to provide dedicated revenue for
land acquisitions. Warren County voters approved the referendum to create an Open Space and
Farmland Preservation Trust by a 2 to 1 ratio, allowing $.02 per $100 of total county equalized
real property valuation to be collected. This referendum gave Warren County elected officials
the tools to “preserve prime farmland, including small operations, which receive low priority
from the present state program”. (Warren County Open Space Plan)

Of the 150 permanently preserved farms in Warren County, 12 are located in Harmony. These
farms permanently protect 1,273 acres. With an average cost of $5,070 per acre, the State of
New Jersey has spent $3,213,509, or approximately 48% of the cost share, to protect farmland in
Harmony. The County has spent a total of $860,708 to protect farmland in Harmony,
approximately 13% of the total cost share.

Harmony Township Comprehensive Farmland Preservation Plan — April 2008 4-2



Preserved Farms in Harmony Townshi

Type of Total State County Cost Year

Farm Acquisition Acres Cost Cost Cost Per Acre | Purchased
Risko, Louis County Easement 97 $158,623 $126,898 $31,724 $1,633 1997
Heeres, Harold County Easement 144 $469,521 $339,500 $130,021 $3,250 2000
Hengst Farm SADC Direct 121 | $1,125,000 $660,383 $5,567 2000
Vegh Brothers County Easement 110 $351,514 $254,847 $96,666 $3,194 2000
Fischer-Bigelow,
Barbara County Easement 176 $722,408 $366,364 $356,044 $4,111 2001
MacQueen, William County Easement 55 $299,844 $136,293 $163,551 $5,500 2001
Magyar SADC Direct 130 $988,591 $988,591 $7,625 2002
F. Santini SADC Direct 55 $165,974 $165,974 2004
Hengst, L. County Easement 63 $239,727 $169,070 $70,656 $3,800 2005
Tjalma* Municipal 219 | $1,463,700 $6,682 2005
Hamlen/McNerney Municipal PIG 20 $103,585 $5,589 $12,046 $4,000 2007

waiting for

Schanzlin, Robert County Easement 83 $531,974 | state funds $6,400 2007
TOTAL: 1,273 | $6,620,461 $3,213,509 $860,708 $5,070

*The development easement for the Tjalma Farm was purchased by the municipality. The Township is awaiting
reimbursement funding from the CADB and SADC for the sale of the development easement.

The majority of projects (57% of the total preserved farmland) are protected through the County
Easement Purchase program. The State Agriculture Development Committee Direct Easement
program supported 24% of the total farmland preserved in Harmony. The remaining farmland
was preserved directly by the Township (17%) or through the Municipal Planning Incentive
Grant program (2%).

There are currently six farms pending preservation in Harmony Township through three different
preservation programs. Three farms have applied for a County Easement Purchase. To date, the
development rights for two of these farms have been purchased by the County, and the County is
waiting for state funding for these projects. These three County projects total 208 acres. Two
farms will be purchased through a fee simple acquisition by the Township using funds from
municipal bonds, after which the development rights will be sold to the County and State. These
two farms total 166 acres. One farm (totaling 129 acres) has applied to the SADC Direct
Easement Purchase program for the sale of their development rights. Once these six projects are
completed, the Township will have an additional 503 acres of preserved farmland.

County Easement Purchase

County Easement Purchases involve the sale of farmland development rights to the county by the
landowner. By selling their development rights to the county, the landowner agrees to restrict
their land to agricultural use. The landowner still retains ownership of his or her farm and can
sell it on the open market at any time, but the land is deed-restricted, in perpetuity, for
agricultural use.

To be eligible for the County Easement Purchase program, the land must be in an Agricultural
Development Area, and be eligible for farmland assessment. A landowner must complete an
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application, which is reviewed by the CADB and then approved applications are forwarded to
the SADC. In the past, these applications were distributed once a year. With the new County
Planning Incentive Grant program there will no longer be an annual application date for the
County Easement Purchase program.

Following review of the application and a site visit by the CADB two independent appraisals
must be conducted. Each appraisal should determine the land’s fair market value and its
agricultural value. The difference between these two is the price of the farm’s “development
rights,” also known as the easement value. This is the price that the State offers to the
landowner, and if this price is accepted, the County has title work and a survey done for farms
receiving final State, County and Municipal approvals, and then schedules a closing. The
landowner still retains ownership of his or her farm and can sell it on the open market at any
time, but the land is deed-restricted, in perpetuity, for agricultural use.

In Harmony, seven farms have been preserved through the County Easement purchase program,
protecting 728 acres of farmland.

County Planning Incentive Grants

The goal of County Planning Incentive Grants (PIGs) is to protect and preserve large pieces of
contiguous farmland through the purchase of development easements. The State Agriculture
Development Committee (SADC) has recently updated their rules (N.J.A.C. 2:76-6.3 through
2:76-17A.17) to promote County PIGs to streamline and expand the farmland preservation
program throughout the state. Applications are now accepted year round. In order to qualify for
PIGs, an agricultural advisory committee, for which the County Agriculture Development Board
(CADB) functions for the county, is necessary. Additionally, the county must maintain a
dedicated source of funding or alternative means for funding farmland preservation. Both county
and municipal applications should correlate with county comprehensive farmland preservation
plans. Warren County has developed their 2007 Comprehensive Farmland Preservation Plan in
order to bring it in to compliance with the newly adopted guidelines and qualify for the County
Planning Incentive Grant program.

Municipal Planning Incentive Grants

Municipal Planning Incentive Grants (PIGs) are very similar to the County PIGs in their goals,
requirements, and implementation. Similar to the County PIGs, Municipal PIGs require a local
financial commitment for preserving farmland. Upon the completion of a municipal Farmland
Preservation Plan and application to the SADC, grants are provided by the SADC in order to
purchase development easements. The Farmland Preservation Plan Element describes the farms
that are the focus of the municipal PIG. In order to qualify for this program, the town must have
an agricultural advisory board and a source of funding for farmland preservation. Farms to be
preserved through a municipal PIG need to be approved by the CADB. Warren County requires
matching funding (50:50) between the County and the municipality, as part of a municipal PIG.

Harmony Township is currently enrolled in the Municipal Planning Incentive Grant program and
one farm has been preserved through this program. The municipal PIG for Harmony Township
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encompasses the entire Township and includes three Project Areas. These will be discussed in
greater detail in Chapter 5.

Municipal Farmland Preservation Program

Harmony Township preserved one farm, the 219-acre Tjalma farmland tract. The Township
purchased the development rights to this farm in 2005.

SADC Direct Easement Purchase

Also important to Harmony farmers is the State Agriculture Development Committee (SADC).
The SADC is the lead program in administering the state’s Farmland Preservation Program. The
SADC:

e Provides cost share funding for the purchase of development easements.

e Directly purchases farms and development easements from landowners;

e Administers grants to landowners in the Farmland Preservation Program to fund up to
50 % of soil and water conservation projects;

e Administers the Right to Farm Program (discussed in Chapter 8);

e Administers the Transfer of Development Rights Bank; and,

e Operates the Farm Link Program, which helps connect farm owners with potential
tenant farmers.

The SADC Direct Easement Purchase is a program that allows a landowner to apply directly to
the SADC for the sale of development rights. In most cases, the State will pay up to 100% of the
certified appraised easement value in the direct easement purchase program. By participating in
this program, the landowner retains ownership of their land, but agrees to restrict land use to
agricultural purposes. The Direct Easement Program does not receive monetary contributions
from the County.

In Harmony, three farms on 306 acres have been preserved through this program at a cost of
$1,648,974 in state funds.

Year
Farm Acres Total Cost | Purchased
Hengst Farm 121 $1,125,000 2000
Magyar 130 $988,591 2002
F. Santini 55 $165,974 2004
Total 306 $2,279,565

SADC Fee Simple

A fee simple acquisition involves an entire property being purchased directly by the state. The
SADC pays the survey and title costs, the landowner is exempt from paying rollback taxes for
farmland assessment and the transaction can be completed in a matter of months. The SADC
negotiates a purchase price subject to recommendations of two independent appraisers and
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review by a state review appraiser. The land becomes restricted so that it becomes permanently
preserved for agriculture. In this type of acquisition, the landowner does not retain any rights.
The property is then resold at auction, the SADC does not retain ownership. To qualify to
participate in this program, the farmland must be within an ADA and be eligible for Farmland
Assessment. No farms in Harmony have been preserved through a SADC fee simple acquisition.

Nonprofit Grant Program

Grants are provided to nonprofit organizations by the State Agriculture Development Committee.
These grants fund up to 50% of the fee simple or development easement values on farms. These
grants help to preserve farmland throughout the county and generally the transactions involve
properties with both agricultural and environmental significance. These grants are obtained
through an application process, in which the land is valuated by independent appraisers. No
farms have been preserved through this program in Harmony Township

Transfer of Development Rights

The transfer of development rights is a growth management tool that transfers development
rights from one location, a preservation area, to another, an identified growth area. The
development rights, purchased by the developer, are used to allow for development at a higher
density than what the previous zoning of the receiving area allowed. To date, this program has
not been used by Harmony to preserve farmland.

Consistency with SADC Strategic Targeting Project

The purpose of the SADC Strategic Targeting Project is to prioritize farmland to be preserved by
targeting farms for preservation based on specific criteria, including the prioritization of prime
and statewide soils in agricultural production outside sewer service areas. According to the
SADC, the Strategic Targeting Project has three primary goals. These are as follows:

e The coordination of farmland preservation and retention of agricultural practices “with
proactive planning initiatives.”

e To update and create maps which serve as a tool for more accurate preservation targets.

e To coordinate different preservation efforts, such as open space, with farmland
preservation.

Through the use of the Strategic Targeting Program, the SADC hopes to more efficiently target
and designate farmland for preservation and, by doing so, boost the State’s agricultural industry.

Harmony Township, through the completion of its 2008 Comprehensive Farmland Preservation
Plan, meets each of the goals as outlined in the Strategic Targeting Project. As a participant in
the Municipal Planning Incentive Grant program, Harmony Township’s Farmland/Open Space
Committee will coordinate directly with the Warren CADB to identify and target farms for
preservation in the Township.
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Eight Year Programs

The 8-Year Farmland Preservation Program and the Municipally Approved 8-Year Farmland
Preservation Program are both cost sharing programs for soil and water conservation projects, in
which the farmer receives 50% cost sharing for these projects as well as protection against
nuisance complaints, emergency fuel and water rationing, zoning changes, and eminent domain
actions. In return, the farmer signs an agreement that restricts the land to agricultural use for
eight years. For entrance into these programs and to qualify for benefits, a farm must be located
within an ADA. Technical assistance for the soil and water practices comes through the Natural
Resource Conservation Service.

In Harmony, one farm covering 140 acres is currently enrolled in the eight-year program.

Coordination with Open Space Preservation Initiatives

A cooperative project involves a partnership and/or funding from more than one agency. This
kind of project leverages county farmland preservation dollars and makes use of municipal open
space trust funds or grants to non-profit organizations. These *“hybrid” projects are an
opportunity to use traditional open space funds, where appropriate, to help preserve farm
properties, especially where those properties are a mixture of cropland and woodland areas. The
use of Green Acres funding, local open space trust funds, and nonprofit grant funds are
becoming increasingly important to preserving agricultural landscapes. All publicly preserved
open space is shown in “green” on the Farmland Map.

Farmland preservation and the identification of targeted farms should be coordinated with open
space planning efforts. Trail easements and adjacency to proposed and existing active
recreational facilities are potential areas of concern for farmers. Harmony Township has a
municipal Open Space Trust Fund which is used to preserve open space and farmland.
Additionally, the Township’s 2006 Open Space and Recreation Plan outlines the following goals
for the Township’s open space program:

o Protect the agricultural and rural character of Harmony Township through preservation of
Harmony’s characteristic scenic vistas, farm fields, wooded lots, and water resources.

e Maintain agriculture as a viable land use and economic industry for Harmony Township
by retaining farmers and local agricultural operations.

e Provide for an adequate amount of active and passive recreation opportunities and
facilities to be utilized by all residents.

o Establish a Greenway Plan for community connectivity to link Township residential areas
and destination points with local recreation areas through the use of green corridors,
which may include walking and bicycle pathways, such as the Warren Highlands Trail.

« Protect important water resources within Harmony Township including lands adjacent to
Category One waters, trout production waters, aquifer recharge areas, wetlands, Merrill
Creek Reservoir, and the Wild and Scenic Delaware River.

e Preserve important mature forested lands, especially the U.S. Forest Service designated
“Important Area” known as Scott’s Mountain.
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« Retain scenic vistas designated as part of the scenic corridors outlined in the 2004 Master
Plan.

In Harmony, both farmland and open space preservation are coordinated through the
Farmland/Open Space Committee. The Committee is guided by this Comprehensive Farmland
Preservation Plan as well as the Township’s 2006 Open Space and Recreation Plan. On the
following page is Harmony Township’s Open Space Map identifying the Township’s pending
and targeted open space projects. Below is the Garden State Greenways map for Knowlton
Township. This map details the location of local and regional open space and recreational lands
in and around Harmony Township. Both of these maps and plans may be used in conjunction
with the Township’s Project Areas Map to identify land for open space and farmland protection.
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Farmland Preservation Program Funding Expended to Date by
Source

The Harmony Open Space Trust Fund was approved in 1998 by voter referendum. The fund
created a tax that collected two cents ($.02) per one hundred dollars ($100) of assessed property
value. The approved uses of the tax were primarily to preserve farmland and secondarily, to
protect water resources and provide outdoor recreation.

In November 2000, ballot questions offered voters the choice of raising the tax to four cents
($.04) or ten cents ($.10) to provide additional funds for preservation. Both measures passed -
the first by greater than a 2 to 1 margin and the second by a narrow margin. As a result, the
Township Committee passed an increase to five cents ($.05) per one hundred dollars in April
2001. The current tax rate remains at five cents and brings in approximately $247,000 to the
Open Space Trust Fund per year. The fund has a current balance of approximately $1,200,000.

The chart below details the income generated by the Harmony Township Open Space Trust Fund
and the rate of growth for the Trust Fund since its inception.

Harmony Township Comprehensive Farmland Preservation Plan — April 2008 4-9



Rate Amount
Year ($/$100) Generated Percent Change

1999 $0.02 $70,726
2000 $0.02 $70,740 0.0%
148.3% (Trust increased
2001 $0.05 $175,671 from 2 cents to 5 cents)
2002 $0.05 $176,780 0.01%
47.4% (The Township
2003 $0.05 $260,541 underwent a revaluation)
2004 $0.05 $262,673 0.01%
2005 $0.05 $265,242 0.01%
2006 $0.05 $256,038 -0.03%
2007 $0.05 $247,192 -0.03%

A total of $1,200,000 is available for farmland preservation in 2007. This balance includes the
2007 allocation from the Open Space Trust Fund. To date, the Township has expended $603,955
from their Open Space and Farmland Preservation Trust Fund to cover the costs of down
payments on two municipal bonds as well as costs for appraisals, survey, and title work for land
preservation projects. In 2005, Harmony Township used $73,000 as a down payment on the
bond ordinance for acquisition of the Tjalma farm. This bond appropriated a total of $1,436,700
for the purchase of this farm tract directly by the Township. In 2006, the Township used
$250,000 as a down payment on a bond ordinance for the acquisition and permanent preservation
of six floodprone properties for open space. This project was funded through New Jersey Green
Acres and the Federal Emergency Management Agency.

Monitoring the Easements

The farms under easement in Harmony were preserved through the County Easement Purchase
Program. In Warren County, when county funds are used for easements, the county monitors the
property to verify that compliance with the deed restrictions on the preserved property is taking
place. All farmland preservation projects completed by Harmony Township are done in
partnership with Warren County. The Township’s Farmland/Open Space Committee will notify
the Warren CADB if violations are suspected. The Warren County Soil Conservation District
performs annual inspections of the property, which consist of completion of a form during a field
visit to the farm. The inspectors take note of the following:

change in ownership since the previous inspection

evidence of non-agricultural development (approved or otherwise)

use of the premises for agricultural activities

presence of expansion of non-agricultural activity since the previous inspection
if the non-agricultural practice has been abandoned

evidence of mining or removing of materials such as sand, gravel, rock, etc.
evidence of dumping

whether or not the farm has an approved conservation plan

any improvements to farm buildings and residences

any new agricultural buildings erected
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Coordination with Transfer of Development Rights Programs

Transfer of Development Rights (TDR) may be used in conjunction with the traditional Purchase
of Development Rights (PDR) program; these two programs are not mutually exclusive. As
previously discussed, Harmony Township is not currently enrolled in or developing a TDR
program.
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CHAPTER 5: FUTURE FARMLAND
PRESERVATION PROGRAM

Preservation Goals

Harmony Township is 15,405 acres (24.07 square miles) in size. Of this, 8,306 acres are
under farmland assessment, which includes croplands, woodlands, farm structures and
wetlands/waterways that occur on an agricultural property. Since 1997, Harmony
Township has preserved 1,273 acres of farmland. Thus, 7,033 acres of farmland remaining
in Harmony, or 85% of the Township’s agricultural base, are currently not protected
through the farmland preservation program.

Of the 8,306 acres of assessed farmland in the Township, 4,560 acres meet the State’s
Minimum Eligibility Criteria for soils and tillable land. According to the 2005 Farmland
Assessment, 5,783 acres in Harmony Township are in active agricultural land. Thus,
nearly 79% of the active agricultural land is potentially eligible for preservation through the
state program. Based on the amount of farmland that met the SADC Minimum Eligibility
Criteria and available funding to purchase and preserve farmland, the following
preservation goals are identified for Harmony Township:

One year target: 100 acres,
Five year target: 500 acres,
Ten year target: 1,000 acres.

Public Participation

For the development of this Comprehensive Farmland Preservation Plan, Harmony
Township hosted two public meetings seeking input and direction from local residents,
farmers, officials, and representatives of agencies and nonprofit organizations interested in
farmland preservation. The first meeting was held towards the beginning of the plan
development and the second meeting was held after the Draft Plan had been released to the
public, in order to receive comments on the Draft Plan.
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Public Hearing #1 — October 4, 2007

The Harmony Township Committee hosted an initial public meeting on Thursday, October
4, 2007. Present at the meeting were representatives from governing body, Farmland/Open
Space Committee, the Warren County Department of Land Preservation, and local
landowners and residents. Those present discussed their opinions regarding the current
status and the future of agriculture in the Township. Attendees raised their concerns while
offering suggestions for improving the existing program.

Mayor Tipton opened the discussion and Mr. Resker from the Warren County Department
of Land Preservation reported on current activities at the County level. He noted that the
County is in the process of developing a Comprehensive Farmland Preservation Plan. The
Plan will allow the County to take advantage of the County PIG funding and the new rules
will likely improve processing time for applications. The County strongly supports
farmland preservation and will work closely with Harmony’s Farmland/Open Space
Committee to identify and preserve targeted farms. The County is looking at the Jansen,
Schanzlin, Venner, Denjoe and Sakele properties.

For the state program, Mr. Resker reported that the SADC would probably look at
minimum acreages of approximately 50 acres for future farmland preservation projects.
The County will continue to targets the next tier and will partner with municipalities to help
preserve farmland of local and county importance. A committee member noted that the
Township Farmland/Open Space Committee should consider prioritizing bigger properties
as they are most attractive to developers and will provide the best value for the farmer and
Township.

The Township Chief Financial Officer, Betty Dobes, noted that local funding for land
preservation comes from the municipal Open Space Trust Fund. Ms. Dobes also noted that
there is a question on the November ballot asking Harmony voters whether the municipal
open space tax levy should be increased from 5 to10 cents per $100 of assessed property
value”. She reported that the Township is currently paying debt service on the Tjalma
bond and the 2007 bonds for the Denjoe and Sakele properties. The Committee reviewed
several financial scenarios that were prepared by the CFO.

Abigail Postma, the Chair of the Farmland/Open Space Committee, stated that
Committee’s goal is to preserve the farmer and the economy of farmer, and to prevent
development. She expressed a need for the Township to work together and move forward.
She noted that if the County is going to preserve larger farms, there are approximately 25
larger farms remaining in the Township. Ms. Postma stated that the goal should be to look
at target areas and move forward on the Township’s update to their current Farmland
Preservation Plan to bring it into compliance with the new SADC guidelines.

Mitchell Jones, a member of the Farmland/Open Space Committee requested the Township
Committee’s opinion on preserving farmland in the Highlands. While Mayor Tipton noted

“ Note: The Township of Harmony’s 2007 Open Space Ballot question was not supported by the voters and
the question did not pass.
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that they may not be a priority as they are technically not developable, Ms. Postma
recommended that all farms should be targeted at 50 plus acres regardless of where they are
located. Overall, the attendees agreed that prioritizing farmland for preservation would be
difficult but felt they must move forward and agreed to proceed with the update to their
Farmland Preservation Plan.

The notice and agenda for this meeting is included in the Appendix.
Public Hearing #2 —April 3 and April 17, 2008

Harmony Township held a second meeting on April 3, 2008 to gather input from local
residents and farmers on the Draft Comprehensive Farmland Preservation Plan. The
Harmony Township Planning Board held a meeting on April 17, 2008 to adopt the Plan as
an Element of the Township’s Master Plan.

The notice for the April 17, 2008 Planning Board meeting is included in the Appendix.

Project Area Summaries

The Harmony Township Farmland/Open Space Committee has identified three distinct
project areas within Warren County’s Agricultural Development Area for farmland
preservation. All lands within the Township are within the County’s ADA except for the
Merrill Creek Reservoir. Combined the municipal Project Areas encompass all farmland in
the Township. The Project Areas in Harmony Township are shown on the Project Areas
Map and described below.

Project Area 1

Project Area 1 is located in the center of the Township. Bound by the Delaware River and
the Merrill Creek Reservoir, its western border generally follows County Road (CR) 621
(Brainards Road) south to CR 519 (Belvidere Road). At the intersection of CR 519 and CR
647 (Harmony Brass Castle Road), the edge of the Project Area follows CR 647 north to
Swamp Road and its intersection with Ridge Road. Following a line generally northeast to
CR 519, the Project Area includes all farmland west of Reeder Road. This Project Area
includes 472 acres of preserved farmland and several open space parcels.

Project Area 2

Project Area 2 is located in the southern portion of the Township, south of Project Area 1.
The Delaware River forms the western border of the Project Area and the Township’s
boundary with Lopatcong Township forms the southern border. On its eastern edge, the
Project Area abuts the Merrill Creek Reservoir. Project Area 2 includes all farmland south
and west of Project Area 1. This Project Area includes one farm enrolled in the 8-year
farmland preservation program and 648 acres of preserved farmland. There are also
several preserved open space properties within this Project Area.
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Project Area 3

Project Area 3 is located in the northern portion of the Township, north of Project Area 1.
The Delaware River forms the western border of the Project Area. To the east, the Project
Area is limited by Township’s boundary with Franklin Township. The Township’s
boundary with White Township forms the northern border. All farmland north and east of
Project Area 1 is included within this Project Area. There are 271 acres of preserved
farmland within this Project Area, including one farm which extends into neighboring
Franklin Township. There are several preserved open space properties within this Project
Area.

The below Table summarizes the acreage and parcels within each of the Projects Areas in
Harmony Township:

Unpreserved Qfarm
Total Qfarm Parcels Parcels Preserved Qfarm Parcels
Number Number of Number of
of Parcels | Acreage Parcels Acreage Parcels Acreage
Project Area 1 72 2,119 67 1,646 5 472
Project Area 2 104 3,171 90 2,523 14 648
Project Area 3 154 2,979 150 2,708 4 271

Project Area Analysis and Minimum Eligibility Criteria

For each project area, an analysis was completed to identify the amount and density of
preserved farmland, soils and size of the area. The minimum eligibility analysis involved a
parcel-based screening of tax lot characteristics. Farmland preservation applications often
include multiple lots; combining these lots may increase the acreage eligible for SADC cost
share funding in Harmony Township. For each project area the following was determined:

o The size of the total project area (in acres);

o The total acreage of preserved farmland in the project area;

o The acreage of publicly held open space in each project area; and

e The total acreage of prime soils, soils of statewide importance, and unique
agricultural soils in each project area.

For each of the above categories, the land area within each project area is expressed as a
ratio between the total acreage for each category and the total acreage of the project area.
Also included is the percentage of each category expressed as a percentage of the total
project area.

Minimum Eligibility Criteria
Minimum Eligibility Criteria are based upon the State Agriculture Development

Committee’s recently adopted (May 21, 2007) rules for farmland preservation and project
eligibility. In order to be eligible for preservation the site must be developable, have soils
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capable of supporting agricultural or horticultural production and meet minimum tillable
land standards. (N.J.A.C. 2:76-6.20) In summary:

For all lands less than or equal to 10 acres:

e The land must produce at least $2,500 worth of agricultural or horticultural
products annually; and

e At least 75% or a minimum of 5 acres of the land (whichever is less) must be
tillable; and

e At least 75% or a minimum of 5 acres of the land (whichever is less) must be
capable of supporting agriculture or horticulture; and

e The land in question must exhibit development potential as defined by the
SADC (based upon zoning, ability to be subdivided, less than 80% wetlands,
less than 80% slopes of 15% or more); or

e The land must meet the above criteria or be eligible for allocation of
development credits pursuant to a Transfer of Development Credits (TDR)
program.

For lands greater than 10 acres:

e At least 50% or a minimum of 25 acres of land (whichever is less) must be
tillable; and

e At least 50% or a minimum of 25 acres of land (whichever is less) must have
soils capable of supporting agriculture or horticulture; and

e The land in question must exhibit development potential as defined by the
SADC; or

e The land must meet the above criteria or be eligible for allocation of
development credits pursuant to a Transfer of Development Credits (TDR)
program.

For a farm application to qualify for SADC cost share, the farm must have at least one
parcel listed on the targeted farm list; be comprised of an assemblage of substandard
parcels which together meet SADC minimum standards; or have sufficient justification
by the Township Farmland/Open Space Committee and the CADB that the parcels were
not identified as targeted due to a specific mapping issue or other error.

The Township may proceed without State funding on projects that do not meet these
Minimum Eligibility Standards. In all cases, the Harmony Township Farmland/Open
Space Committee will work closely with the Warren CADB to review and process
applications from landowners for farmland preservation. The Harmony Township
Farmland/Open Space Committee will follow all County and State procedures to ensure
consistency in application review and processing.

Within the identified project areas, Harmony Township has identified candidate farms (or
“targeted farms” as referenced in the May 21, 2007 rules) that meet the tillable land and
soils minimum eligibility standards. The following queries were made utilizing the ArcGIS
9.2 digital mapping software:
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Farmland that meets the SADC Criteria for Agricultural Soils

Soil acreage was determined using the Soil Survey as prepared by the Natural Resource
Conservation Service for prime farmland soils, soils of statewide importance and soils of
unique importance. Farm parcels are sorted on size based upon the State Agriculture
Development Committee (SADC) Minimum Eligibility Criteria for soils.

Farm Size Requirements

0-6.667 acres 75% soils capable of supporting agricultural production
6.667-10 acres 5 acres of soils capable of supporting agricultural production
10-50 acres 50% soils capable of supporting agricultural production

50+ acres 25 acres of soils capable of supporting agricultural production

Farmland that meets the SADC Criteria for Tillable Land

Tillable acreage was determined using the N.J. Department of Environmental Protection
2002 Land Use/Land Cover mapping for agricultural lands. Farm parcels were sorted on
size based upon the State Agriculture Development Committee (SADC) Minimum
Eligibility Criteria for tillable land.

Farm Size Requirements
0-6.667 acres 75% tillable
6.667-10 acres 5 acres tillable
10-50 acres 50% tillable
50+ acres 25 tillable acres

Farmland that meets SADC Criteria for both Tillable Land and Soils

Utilizing the tillable acreage determined from the N.J. Department of Environmental
Protection 2002 Land Use/Land Cover mapping for agricultural lands and soil acreage
determined using the Soil Survey as prepared by the Natural Resource Conservation
Service for prime farmland soils, soils of statewide importance and soils of unique
importance, farm parcels were sorted on size based upon the State Agriculture
Development Committee (SADC) Minimum Eligibility Criteria for tillable land and soils.

The Project Area Summaries and Minimum Eligibility Criteria analysis for each project
area are presented in the Tables (on page 5-7) and GIS Maps (included within the Maps
Section of this Plan). As stated earlier, for each category, the land area within each project
area is expressed as a ratio between the total acreage for each category and the total acreage
of the project area. Also included is the percentage of each category expressed as a
percentage of the total project area.

Harmony Township Comprehensive Farmland Preservation Plan — April 2008 5-6



Project Area 1 Acreage Density Ratio Percentage
Total Acres in Project Area 3,313
Total Preserved Farmland 472 472: 3,313 14%
Total Open Space 441 441. 3,313 13%
Prime, Statewide, Unique Soils 2,562 | 2,562: 3,313 7%
QFarm Parcels with Productive Soils 1,482 | 1,482: 3,313 45%
QFarm Parcels with Tillable Land 1,342 | 1,342: 3,313 40%
QFarm Parcels with Soils and Tillable Land 1,334 | 1,334. 3,313 40%

Project Area 2 Acreage Density Ratio Percentage
Total Acres in Project Area 4,844
Total Preserved Farmland 648 648: 4,844 13%
Total Open Space 700 700: 4,844 14%
Prime, Statewide, Unique Soils 3,384 | 3,384: 4,844 70%
QFarm Parcels with Productive Soils 2,195 | 2,195. 4,844 45%
QFarm Parcels with Tillable Land 1,979 1,979: 4,844 41%
QFarm Parcels with Soils and Tillable Land 1,802 | 1,802:. 4,844 37%

Project Area 3 Acreage Density Ratio Percentage
Total Acres in Project Area 4,252
Total Preserved Farmland 271 271: 4,252 6%
Total Open Space 231 231. 4,252 5%
Prime, Statewide, Unique Soils 2,410 | 2,410: 4,252 57%
QFarm Parcels with Productive Soils 1,844 | 1,844: 4,252 43%
QFarm Parcels with Tillable Land 1,424 | 1,424: 4,252 33%
QFarm Parcels with Soils and Tillable Land 1,424 | 1,424: 4,252 33%

There are a total of 4,560 acres of farm assessed land (QFarm Parcels) that meets both the
Minimum Eligibility Criteria for soils and tillable land. A complete list of these farms is
included within the Appendix of this Plan.

There are 8,306 acres of total assessed farmland in Harmony Township, of which
4,560 acres meet both the soils and tillable land Minimum Eligibility Criteria for farmland
preservation. According to the 2005 Farmland Assessment, 5,783 acres are in active
agricultural land in Harmony Township, which account for 70% of the total assessed
farmland. Approximately 55% of the existing farmland in Harmony meets both the soils
and tillable land Minimum Eligibility Criteria as defined by the SADC. Of the active
agricultural land, nearly 79% meets both state criteria.

In addition to the State’s new Minimum Eligibility Criteria, the SADC has also identified
an “Eligible Farm” standard as defined in section 17.2 of the newly adopted rules. In this
case, grant funding will be based upon an individual farm having a rank score that is “equal
to or greater than 70% of the county’s average quality score of all farms granted
preliminary approval by the SADC through the county easement purchase program and/or
the county planning incentive grant program within the previous three fiscal years.” The
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SADC has released this rank score for Fiscal Year 2009 for Warren County, the minimum
score for an Eligible Farm is 38. A detailed score listing is included within the Appendix.

County and Municipal Ranking Criteria

The Warren CADB currently utilizes the state ranking criteria as the basis for calculating
the rank of each farm. The CADB has developed its own Ranking Sheet (included within
the Appendix) that determines each of the following for individual applicant farms:
e the quality of the local soils
total tillable acres available
local buffers and boundaries
zoning
County growth and existing infrastructure
municipal commitment to agriculture
other financial commitment to agriculture

Points are received in each category relevant to the suitability of the local conditions for
agriculture. The higher the score received, the higher the ranking.

As the County transitions to the new County Planning Incentive Grant program, the CADB
will be using the State’s minimum eligibility criteria as the basis for ranking farms for
preservation. In special cases where a farm is of special interest, and the CADB purchases
land without state funding, it may consider using its current ranking form to prioritize
farmland for preservation.

Harmony Township’s ranking criteria are consistent with the County and State Ranking
Criteria. The Township’s Farmland/Open Space Committee and Township Committee is
committed to preserving as much of the Township’s agricultural land base as possible and
supports innovative funding mechanisms and preservation tools. The focus of the
Township’s farmland preservation program is to preserve the productive agricultural
landscape of the community.

Municipal and County Policies Related to Farmland
Preservation Applications

Harmony Township follows the policies established by Warren County regarding housing
opportunities, division of premises, and exception areas. These policies are documented in
the 2007 Warren County Comprehensive Farmland Preservation Plan. The Warren
CADB follows the SADC’s policies regarding these issues and below is a brief summary of
the state policies for each issue:

Approval of Housing Opportunities

Agricultural labor housing: Agricultural labor housing is not currently protected under the
Right to Farm Act in the State of New Jersey. However, the State Agriculture Development

Harmony Township Comprehensive Farmland Preservation Plan — April 2008 5-8



Committee understands the need for this type of housing and does have a policy that a
landowner must refer to in order to construct labor housing. These applications are
reviewed by the State Agriculture Development Committee and the County Agriculture
Development Board.

House replacement: The policy of the State Agriculture Development Committee on house
replacement is that requests for replacement of a residence on permanently preserved land
must be reviewed and approved on an individual basis by the CADB and the SADC, in
order to minimize the impact on the agricultural operation. This is supported by the
Harmony Farmland/Open Space Committee and Warren CADB.

Residual dwelling site opportunity allocation: Residual Dwelling Site Opportunities
(RDSOs) are lingering potential housing prospects located within a deed-restricted farm.
By designating an area as an RDSO, the landowner is implying that the land will be used
for a residential unit or other structure as referred to in N.J.A.C. 2:76-6.17. These
prospective residential units can be allocated to parcels that are at least 100 acres in size,
but at a density not to exceed one residential unit per 100 acres. (This density calculation
includes existing and proposed residential buildings.) The purpose of the building in
question must be for “single-family residential housing and its appurtenant uses.” (SADC
Appraiser Handbook 2007)* To qualify as an RDSO, the SADC requires that the use of the
residential unit be for agricultural purposes and “at least one person residing in the
residential unit shall be regularly engaged in common farm site practices.” This is
supported by the Harmony Farmland/Open Space Committee and Warren CADB.

Division of the Premises

The goal of the State Agriculture Development Committee, and supported by the Warren
CADB and Harmony Farmland/Open Space Committee, is to preserve large tracts of
farmland. Therefore, a division of the premises is not an encouraged practice, however
when division occurs it must be for agricultural purposes and must result in agriculturally
viable land parcels. A landowner wishing to divide permanently preserved farmland must
submit a written request. The application must be approved, in writing, by both the State
Agriculture Development Committee and the CADB.

Approval of Exception

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.” (SADC Appraiser
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Handbook 2007) A severable exception is made “if a landowner wants to be able to sell
the excepted area separate from the deed-restricted farm.”

Non-severable: Non-severable exceptions are defined by the SADC as “area which is part
of an existing Block and Lot owned by the application that will not be subject to the
restrictions of the Deed of Easement but cannot be sold separately from the remaining
premises.” (SADC Appraiser Handbook 2007) Unlike a 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. The Warren CADB and
Harmony Farmland/Open Space Committee follow the exception policies as identified by
the SADC.

Funding Plan
Installment Purchases and Donations/Bargain Sales

Harmony Township is supportive of donation/bargain sales and instaliment purchases. Both
of these tools serve to leverage limited funding resources and are described below:

Donation and Bargain Sale: This mechanism for preserving a farm involves a donation by
the landowner. If the landowner donates a portion of the value of the development rights
when an easement is sold, this is called a bargain sale. A bargain sale can result in
substantial tax savings for the landowner and can stretch County farmland preservation
funds. The landowner donation is a reduction in the amount of gain that is subject to the
capital gains tax, and the landowner can take a tax deduction for the amount donated
against his or her federal and state income taxes.

Installment Purchase: Through an installment purchase agreement, development rights
may be acquired by the Warren CADB through a payment plan that provides payments to
the landowner over time. Receiving the income from the sale in installments may provide
the landowner with financial management and/or tax advantages. An example of this is the
Marra Farm in Washington Township.

Overview of Warren County Trust Fund and Municipal PIG requirements

The Warren County Open Space Recreation Farmland Preservation Trust Fund generates
approximately $7.8 million annually. Of this, $4.5 million is available for farmland
preservation in 2007. Harmony Township works with Warren County according to its
current cost-share requirements for preserving farms. The County’s policy is that Warren
CADB will fund one-half of the difference between the amount the SADC funded and the
total cost for preserving a farm, based upon the Certified Market Value, through the
municipal Planning Incentive Grant program. The remainder is funded by the
municipality.
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Overview of SADC “sliding scale”

As part of the municipal PIG program, the SADC will cost share on an easement which has
been, or is being acquired, by a municipality. The SADC will not authorize a grant for
greater than 80% of the SADC’s certified fair market value of the development easement.
If the landowner’s asking price is greater than the certified fair market value, the SADC’s
cost share grant shall be based upon the SADC’s certified fair market value. The SADC

percent cost share is based upon the following sliding scale:

Landowner's Asking Price

Percent Committee Cost Share

From $0.00 to $1,000

= 80% above $0.00

From > $1,000 to $3,000

= $800 + 70% above $1,000

From > $3,000 to $5,000

= $2,200 + 60% above $3,000

From > $5,000 to $9,000

= $3,400 + 50% above $5,000

From > $9,000 to $50,000

=60%

From > $50,000 to $75,000

= $30,000 + 55% above $50,000

From > $75,000 to $85,000

= $43,750 + 50% above $75,000

From > $85,000 to $95,000

= $48,750 + 40% above $85,000

From > $95,000 to $105,000

= $52,750 + 30% above $95,000

From > $105,000 to $115,000

= $55,750 + 20% above $105,000

From > $115,000

= $57,750 + 10% above $115,000

Description of Municipal Funding Sources

The Harmony Farmland Preservation Trust Fund was approved in 1998 by voter
referendum and collected two cents ($.02) per one hundred dollars ($100) of assessed
property value. In 2001, the Township increased the farmland preservation tax to five cents
($.05). The Fund currently generates approximately $247,000 per year and has a current
balance of approximately $1,200,000. To date, $603,955 has been spent from the Trust for
land acquisition projects. This includes approximately 5% of the Trust that is used for due
diligence. Since 1997, the average price of purchasing a development easement in
Harmony is $5,070 per acre.

In addition to its Open Space Trust Fund, Harmony Township also uses bonds as a way to
finance farmland preservation. This shows a strong and persistent commitment by the
Township to protect farmland from development. To date, the Township has bonded three
times to protect farmland:
e In 2005, Harmony Township bonded for $1,463,700 to purchase development rights
on Tjalma Farm.
e In 2007, the Township bonded for $817,400 to purchase development rights on
Denjoe Farm.
e In 2007, the Township bonded for $1,424,148 to purchase development rights on
Sakele Farm.
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Cost Projections and Funding Plan Associated with Preservation Goals

The Harmony Open Space Trust Fund currently generates approximately $247,000 per year
and has a current balance of approximately $1,200,000. Harmony Township has three
bonds for farmland preservation. For the first time, the Township in 2007 used monies
from the Open Space Trust Fund to pay for debt service in the amount of $191,070. For
future years, the Township will determine whether to pay this debt service out of the Open
Space Trust Fund or the Township’s general fund. To assess how this decision may affect
the future funds available for farmland preservation, two financial analyses are described
below.

Scenario A — Township’s Trust Fund is not encumbered by debt service

This 10-year financial analysis is based on the assumption that the Township does not pay
debt service using the Open Space Trust Fund. Nine assumptions were made regarding the
growth of the Township’s Open Space Tax Levy, the rate of increases in land prices and
the cost-share between the municipality, Warren County, and the State of New Jersey:
1) assume the Trust Fund allocation is $247,000 in 2007
2) assume 5% funding growth for the Trust Fund
3) assume the Township spends the annual allocation in the Trust Fund and does not
carry a balance
4) assume the average price per acre is $6,000 in 2007
5) assume 10% annual increase in the average cost per acre of purchasing an easement
6) assume Municipal funding is reduced 5% for due diligence
7) assume Municipal funding is not encumbered by prior obligations
8) assume Township is purchasing land in partnership with County and State (no
direct purchase by Township)
9) assume the municipal cost share is on average 15%, but for this analysis a variety of
cost shares are calculated, using 15% as the minimum participation.

Using these assumptions, the following analysis was completed to calculate the funding
available to Harmony Township for farmland preservation:

Funding for
Annual Available Average
Year Funding Less per Acre
Available Due Diligence Cost

2008 $247,000.00 $234,650.00 $6,000.00
2009 $259,350.00 $246,382.50 $6,600.00
2010 $272,317.50 $258,701.63 $7,260.00
2011 $285,933.38 $271,636.71 $7,986.00
2012 $300,230.04 $285,218.54 $8,784.60
2013 $315,241.55 $299,479.47 $9,663.06
2014 $331,003.62 $314,453.44 $10,629.37
2015 $347,553.80 $330,176.11 $11,692.30
2016 $364,931.49 $346,684.92 $12,861.53
2017 $383,178.07 $364,019.17 $14,147.69
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At a 15% cost share with the county and state, the Township could preserve on average
between 170 and 261 acres each year, depending upon the cost of the easement. With no
funding from the state or county, the ability of Harmony to purchase and preserve farmland

would be extremely limited.

Township Township Township Township Township Township Township
Cost Cost Cost Cost Cost Cost Cost
Share = 15% | Share =20% | Share =25% | Share =30% | Share =35% | Share =40% | Share = 45%
(plus 0 ac (plus 0 ac (plus 0 ac (plus 0 ac (plus 0 ac (plus 0 ac (plus 0 ac
Township Township Township Township Township Township Township
Average direct) direct) direct) direct) direct) direct) direct)
per Acre Acres Acres Acres Acres Acres Acres Acres
Cost Year Preserved Preserved Preserved Preserved Preserved Preserved Preserved
$ 6,000 2008 261 196 156 130 112 98 87
$ 6,600 2009 249 187 149 124 107 93 83
$ 7,260 2010 238 178 143 119 102 89 79
$ 7,986 2011 227 170 136 113 97 85 76
$ 8,785 2012 216 162 130 108 93 81 72
$ 9,663 2013 207 155 124 103 89 77 69
$ 10,629 2014 197 148 118 99 85 74 66
$ 11,692 2015 188 141 113 94 81 71 63
$ 12,862 2016 180 135 108 90 77 67 60
$ 14,148 2017 172 129 103 86 74 64 57
Total acres 2,134 1,600 1,280 1,067 914 800 11

Cost Projections Associated with Preservation Goals for Scenario A

An estimate was also completed to determine the cost share funding from the County and
State. Based upon the average easement values and the SADC sliding scale, it is assumed
that the cost share for the SADC will be between 15% and 20%. Using this as a basis, and
assuming the available funding from the Township is limited as determined above, the
following analysis was completed:

15% 20%
Township Township
Cost Cost
Share: Share:
Acres 15% County 70% State Total Project Acres 20% County | 60% State Cost | Total Project
Year Preserved Cost Share Cost Share Cost Preserved Cost Share Share Cost
2008 261 | $ 234,650 $1,095,033 $ 1,564,333 196 | $ 234,650 $ 703,950 $1,173,250
2009 249 | $246,383 $ 1,149,785 $ 1,642,550 187 | $ 246,383 $ 739,148 $1,231,913
2010 238 | $258,702 $ 1,207,274 $1,724,678 178 | $ 258,702 $ 776,105 $ 1,293,508
2011 227 | $271,637 $1,267,638 $1,810,911 170 | $271,637 $ 814,910 $ 1,358,184
2012 216 | $285,219 $ 1,331,020 $ 1,901,457 162 | $ 285,219 $ 855,656 $ 1,426,093
2013 207 | $299,479 $ 1,397,571 $ 1,996,530 155 | $299,479 $ 898,438 $ 1,497,397
2014 197 | $ 314,453 $ 1,467,449 $ 2,096,356 148 | $ 314,453 $ 943,360 $ 1,572,267
2015 188 | $330,176 $ 1,540,822 $2,201,174 141 | $330,176 $ 990,528 $ 1,650,881
2016 180 | $ 346,685 $ 1,617,863 $ 2,311,233 135 | $ 346,685 $ 1,040,055 $1,733,425
2017 172 | $364,019 $ 1,698,756 $ 2,426,794 129 | $364,019 $ 1,092,057 $ 1,820,096
Totals: 2,134 1,600
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Scenario B — A portion of the Township’s Trust Fund is used towards debt service

This 10-year financial analysis is based on the assumption that the Township does pay debt
service using the Open Space Trust Fund. The annual debt repayment would be $191,070
annually over the ten years. Nine assumptions were made regarding the growth of the
Township’s Open Space Tax Levy, the rate of increases in land prices and the cost-share
between the municipality, Warren County, and the State of New Jersey. These are
described below:

1)
2)
3)

4)
5)
6)
7)

8)

assume the Trust Fund allocation is $247,000 in 2007

assume 5% funding growth for the Trust Fund

assume the Township spends the annual allocation in the Trust Fund and does not carry
a balance

assume the average price per acre is $6,000 in 2007

assume 10% annual increase in the average cost per acre of purchasing an easement
assume Municipal funding is reduced 5% for due diligence

assume Township is purchasing land in partnership with County and State (no direct
purchase by Township)

assume the municipal cost share is on average 15%, but for this analysis a variety of
cost shares are calculated, using 15% as the minimum participation.

Using these assumptions, the following analysis was completed to calculate the funding
available to Harmony Township for farmland preservation if the Township chooses to pay
its debt service through funds from the Open Space Trust Fund:

Funding for Funding
Available Available
Annual Less Less Average
Funding Administrative Debt per Acre
Year Available Costs Service Cost
2008 $247,000 $234,650 $43,580 $6,000
2009 $259,350 $246,383 $55,313 $6,600
2010 $272,318 $258,702 $67,632 $7,260
2011 $285,933 $271,637 $80,567 $7,986
2012 $300,230 $285,219 $94,149 $8,785
2013 $315,242 $299,479 $108,409 $9,663
2014 $331,004 $314,453 $123,383 $10,629
2015 $347,554 $330,176 $139,106 $11,692
2016 $364,931 $346,685 $155,615 $12,862
2017 $383,178 $364,019 $172,949 $14,148

At a 15% cost share with the county and state, the Township could preserve between 48
and 81 acres each year, depending upon the cost of the easement. With no funding from
the state or county, the ability of Harmony to purchase and preserve farmland would be
extremely limited.
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Township Township Township Township Township Township Township
Cost Cost Cost Cost Cost Cost Cost
Share =15%  Share =20% Share=25% Share=30% Share=35% Share=40%  Share = 45%
(plus 0 ac (plus 0 ac (plus 0 ac (plus 0 ac (plus 0 ac (plus 0 ac (plus 0 ac
Township Township Township Township Township Township Township
Average direct) direct) direct) direct) direct) direct) direct)
per Acre Acres Acres Acres Acres Acres Acres Acres
Cost Year Preserved Preserved Preserved Preserved Preserved Preserved Preserved
$ 6,000 2008 48 36 29 24 21 18 16
$ 6,600 2009 56 42 34 28 24 21 19
$ 7,260 2010 62 a7 37 31 27 23 21
$ 7,986 2011 67 50 40 34 29 25 22
$ 8,785 2012 71 54 43 36 31 27 24
$ 9,663 2013 75 56 45 37 32 28 25
$ 10,629 2014 77 58 46 39 33 29 26
$ 11,692 2015 79 59 48 40 34 30 26
$ 12,862 2016 81 60 48 40 35 30 27
$ 14,148 2017 81 61 49 41 35 31 27
Total acres 699 524 419 349 299 262 233

The two analyses above show that, at 15% cost share, the Township could preserve
approximately 200 acres annually if debt service is not paid through the Open Space Trust
Fund. In comparison, only 50 acres could be preserved annually if debt service is deducted
from the Trust Fund. This does not meet the Township’s goals for farmland preservation
and a cost projection was not completed for the partnership cost-share (for the County and
State) for Scenario B.

These analyses are based on the assumption that Harmony Township spends on the annual
allocation of $247,000 from the Open Space Trust Fund and does not carry a balance. If
the annual allocation is reduced by $191,070 for debt service, the Township is much more
limited in their ability to preserve farmland. Harmony Township does, however, carry a
current balance of $1,200,000. If the Township chose to use this balance to preserve
additional farmland through fee simple acquisition as it has done in the past, the Township
could protect an additional 200 acres at a cost of $6,000 per acre.

Farmland Preservation Program Administrative Resources
Staff resources

The Township of Harmony has a joint Farmland/Open Space Preservation Committee that
meets on a quarterly or monthly basis as needed. Abigail Postma is the chairman for this
Committee. The Farmland/Open Space Preservation Committee tracks all farmland
preservation projects for the Township, including their applications and status.  The
Township should consider separating the farmland component from this Committee and
creating an independent Agricultural Advisory Committee in the future.
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Legal support

Legal support for the County’s farmland preservation program is provided by the municipal
attorney, Seglinde Rath.

Database Development and Geographic Information System Resources

GIS support for preservation projects in Harmony is provided through the Township’s
Environmental Committee and Township Engineer, Nevitt Duveneck.

Factors Limiting Farmland Preservation Implementation
Rising Land Values and Limited Funding

Harmony Township has a strong commitment to preserve its agricultural lands, as is
evidenced by the passing of multiple bond measures in the past to protect local farms.
However, in the face of rising land values, farmland preservation requires an increasing
commitment of financial resources. The average cost per acre of preserved farmland in
Harmony was $5,200 in 2007, in comparison to around $1,600 per acre ten years ago.
Recent appraisals have approached close to $9,000 an acre. To move forward on farmland
preservation in the face of rising land values, the Township supports the municipal PIG
program. The Township hopes to see the municipal PIG program grow, but funding from
the state is critical to this expansion. Due to the uncertainty in state funding for farmland
preservation after 2009, Harmony Township faces financial challenges as it moves forward
in purchasing and preserving land over the next ten years, especially in light of the rising
land prices in the municipality.

Landowner Interest

While Harmony farmers remain interested in farmland preservation, local farmers express
concerns over the profitability of farmland preservation in comparison to selling their farms
to developers. These concerns may highlight a need for additional landowner education in
Harmony to clarify financial realities and to explain other non-financial benefits of
farmland preservation to local landowners.

Risk of Development

Harmony’s large agricultural parcels make them attractive candidates for development.
The soils in the Delaware Valley are capable of supporting septic densities as low as 2.5
acres per system and large lots offer more options to potential developers. Development
pressures are expected to intensify in Harmony during the near future. The adjacent
Townships of White and Lopatcong have seen significant growth of single-family
residential neighborhoods during the past thirty years. Future development north of
Phillipsburg would have to occur in Harmony Township. The Township’s affordable
housing mandate has produced a “developer’s remedy” lawsuit that will result in the
addition of 186 residential units, and approximately 300 new residents, on prime
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agricultural land. The Warren County Planning Department projects that the population of
Harmony Township will increase nearly 150% by 2030.

! State Agriculture Development Committee, New Jersey Farmland Preservation Program Appraiser
Handbook. May 24, 2007. http://www.state.nj.us/agriculture/sadc/appraiserhandbook.pdf
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CHAPTER 6: ECONOI\/IIC DEVELOPMENT

With 8,306 acres of agricultural land, Harmony has the seventh highest number of acres
devoted to agriculture of the twenty-town municipalities in Warren County. Hay, corn, and
soybeans form the economic base of the farming industry in Harmony. Building upon this
are the ancillary businesses and infrastructure which support the Township’s farmers.
Throughout the state, the marketing and profitability of the agricultural industry has gained
renewed focus. The farmland preservation program is a critical component of the farming
industry, and the success of the farmland preservation program in Harmony is not
measured only by acres preserved, but also by the programs put in place to support the
farmers and their businesses. The Township’s agricultural community and its supporting
groups and agencies understand that a farmland preservation program constitutes much
more than the act of preserving land. In order to be a full partner in a successful farmland
preservation program, agriculture as an industry must be vibrant, self sustaining, and
innovative.

The State of New Jersey offers Harmony farmers a number of support agencies and
programs ranging from technical advice to farm loans. The New Jersey Department of
Agriculture (NJDA) Smart Growth Tool Kit provides information to support municipal
governments, businesses, non-profit groups, and local citizens in their efforts to achieve the
goals and objectives outlined in the NJDA Agricultural Smart Growth Plan for New Jersey,
2006. (Agricultural Smart Growth Tool Kit)* (Agricultural Smart Growth Plan 2006)* The
Tool Kit embraces the five components that have been identified by NJDA as critical for
the future of farming: Farmland Preservation, Innovative Conservation Planning, Economic
Development, Agriculture Industry Sustainability, and Natural Resource Conservation.

As part of this emphasis on the business of agriculture, the NJDA has issued its 2007
“Economic Development Strategies”, which identifies and proposes strategies to expand
and strengthen various sectors of the agriculture industry in New Jersey, including produce,
horticulture, dairy, livestock and poultry, field crops, organic, equine, wine, and
Agritourism. The NJDA observes that “local access to large affluent markets has long
been an advantage for the marketing of (those) products. While our markets are still there,
competition for those markets has become tougher. New Jersey’s (produce) industry must
continually work to rediscover its competitive advantages, improving access to nearby
markets and strengthening consumer loyalty.” (Economic Development Strategies)®
Harmony farmers continue to look for ways to explore new markets, promote their
products, and increase the profitability of their agricultural operations.
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2007 NJDA Economic Development Strategies

One of the major efforts undertaken by the NJDA is to identify products grown in New
Jersey through branding, Agritourism, farm direct sales programs, and farm markets. The
NJDA Economic Development Strategies for 2007 support the promotion of Jersey
products through a variety of markets and mechanisms. (Economic Development
Strategies) NJDA is committed to promoting Agritourism through the New Jersey Office
of Travel and Tourism, the Jersey Fresh website, the distribution of printed materials, and
other forms of advertisement. Harmony farms benefit from this state-wide effort.

NJDA’s Jersey Fresh and Jersey Grown labels program is expanding its efforts to promote
locally grown produce. The Department will continue to increase the Jersey Fresh
Hospitality Industry Program. This program works closely with industry to market Jersey
Fresh produce to the hotel, restaurant, educational, and institutional food services. This will
strengthen the appeal of the Jersey Fresh brand to supermarket chains and all other
retailers. The goal is to increase the use of the Jersey Fresh brand name and discourage the
use of the “Locally Grown” product claim. Also, by recently establishing the Jersey
Organic brand, the Department will continue to promote New Jersey grown organic
products as distinct from, and of higher value than, competing products. (Economic
Development Strategies)

The following is a brief discussion of each of the sectors of Harmony’s agriculture industry
as they relate to the 2007 Economics Development Strategies report. For each of the
sectors, the 2007 report indicates that farmers should continually seek new local, state, and
interstate markets to strengthen market share.

The following information specific to Harmony Township comes from the New Jersey
Farmland Assessment and the information for Warren County comes from the Warren
County Agricultural Profile, as provided by the State Agriculture Development Committee.
(New Jersey Farmland Assessment)* (Warren County Agricultural Profile)

Produce which includes vegetables such as cucumbers, squash, and asparagus covered 133
acres in Harmony Township in 2005. (New Jersey Farmland Assessment) These acres
support the thriving vegetable industry in Warren County which accounted for 2,098 acres,
and $4.4 million in sales, in 2002. (Warren County Agricultural Profile) Since they do not
require as much land to grow, the Township should consider expansion the produce sector
of the agricultural economy as opportunities arise. Some strategies Harmony could follow
are:

« Strengthen the Jersey Fresh Hospitality Program;

e Promote the Jersey Fresh brand;

o Explore “Contract Growing”, that is, growing produce for specific customers on a
contract basis;

e Promote farm markets and pick-your-own operations; and,

e With the County, explore various additional products and markets for produce,
including local restaurants, grocery markets, and institutions.
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Nursery, greenhouses, and floriculture which include bedding plants, trees and scrubs,
cultivated sod, and Christmas trees covered 70 acres in Harmony in 2005. Harmony
expects a greenhouse to be built in the Township in the near future, so expansion of this
agriculture sector will continue. These crops provide important agricultural commodities,
which accounted for total sales of $7.6 million, or 41% of total crop sales, in Warren
County in 2002. Whereas other crop categories have remained stagnant or fallen in recent
years, sales figures for this sector of the crop industry have risen steadily since 1987, when
it was at $1.1 million. One likely and major reason this sector of the crop industry has
become so important is due to the continued non-agriculture population growth in the
county and region, providing a ready market for these products. Harmony can continue to
strengthen and expand this sector of the agriculture economy as opportunities arise. Some
strategies to follow are:

e Support efforts by NJDA to ensure plant health and disease-free material;

e Increase local consumer awareness of the Jersey Grown brand;

« Help farmers seek contracts with large box store operations;

e Promote “drive up” operations where consumers can buy directly from the nursery
or greenhouse.

Dairy has historically been the dominant agricultural sector in Harmony but has
substantially declined in the past decades. As of 2005, Harmony had approximately 1,050
head of dairy cattle, in comparison to over 1,700 head of dairy cattle in 1983. This
decrease in dairy production reflects the larger trend seen throughout Warren County,
which produced only 35 million pounds of milk in 2005, the County’s all time low. A
combination of high input costs (land prices and taxes) and low milk prices have driven this
trend, which may very well continue if strong steps are not taken to reverse it. To sustain
and augment the dairy industry, some strategies Harmony could follow are:

e Promote Jersey Fresh dairy products;

e Explore various additional products and markets for dairy, including local
restaurants and grocery markets;

e Work with the County and State to ensure the health of the dairy industry, and the
quality of raw and processed milk;

o Work with the County to bring a local processing creamery back to the area;

o Help to bring more livestock veterinarians back to the area; and,

e Market value-added dairy products.

Corn covered almost 2,900 acres in Harmony in 2005, or approximately 34 percent of the
farmland in the Township, making Harmony the second highest producer of corn in Warren
County. In Harmony, corn is grown both for grain and for silage. Corn for grain has
historically been the dominant field crop throughout Warren County. In 2002 over 27% of
agricultural lands in the county were tilled for corn. Corn requires relatively less labor and
costs inputs than produce, nurseries and greenhouses, and livestock, making it more
profitable. It is also grown on livestock farms as feed for animals. Harmony can continue
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to strengthen and expand this sector of the agriculture economy as opportunities arise.
Some strategies to follow are:

e Support efforts by the County and State to produce renewable fuels, thus adding a
ready market for corn; and,
e Support the livestock industry which uses corn as feed.

Hay accounts for a large portion of Harmony’s agricultural activity. It covered
approximately 1,900 acres within the Township in 2005; Harmony is the second highest
producer of hay in Warren County. Warren County had the third highest state yield of hay
in 2002 and 2005, producing approximately 28,000 tons of hay. However, these totals are
by far the lowest ever recorded for the County, with the 2002 drought accounting for at
least part that year’s low yield. Much of the hay is grown as feed on livestock farms, never
making it to market, and is therefore not included in any census sales figures. To continue
and expand this strong sector of the agriculture economy, Harmony could employ some of
the following strategies:

o Explore new markets, and also ways to expand existing markets; and,
e Support the livestock industry which uses hay as feed.

Soybeans covered over 700 acres in Harmony Township in 2005. The Township is the
fourth largest producer of soybeans in Warren County. Warren County had the third
highest state yield for soybeans in 2005, producing approximately 236,000 bushels of
soybeans. To sustain and enhance soybean production, Harmony Township could consider
some of the following strategies:

e Encourage the production of certified organic soybeans to increase the value of
these crops

e Support efforts to construct bio-diesel production and soybean crusher facilities in
the state to create new markets for soybean growers and potentially elevate the price
of locally produced soybeans.

Livestock and poultry operations include non-dairy cattle, sheep, goats, hogs, and poultry.
This has historically been a strong agricultural sector in Harmony. Due to the high input
costs, many farmers have opted not to engage exclusively in dairy farming but rather are
sectoring their farms into various agriculture products, such as other livestock. While the
dairy industry still makes up a major agricultural sector in Harmony, it is possible the dairy
industry may continue to decline if input costs continue to rise. Harmony farmers can see
this as an opportunity to diversify to other agricultural products such as non-dairy cattle,
poultry, hogs, and other animals.

Non-dairy cattle is the leader in non-dairy livestock agriculture in Harmony, which had 158
beef cattle in 2005, and contributes to the County’s economy in this sector. Sales of non-
dairy cattle exceeded $1.25 million in 1997 in Warren County and, with only slightly lower
numbers of non-dairy cattle in 2002, sales of non-dairy cattle and their products are likely
comparable for 1997 and 2002.
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Poultry, which includes egg production, meat chickens, turkeys and ducks, is a small
livestock industry in Harmony. The Township had 70 chickens for egg production and 18
meat chickens in 2005. Farms with ducks also exist on a small scale in Harmony.

Hog, sheep, and goat farms constitute a relatively small sector of the Harmony agriculture
landscape. In 2005, farms in the Township had 102 sheep, 20 goats, and a few hogs.

To strengthen and expand its place in the county economy, some non-dairy cattle, sheep,
hogs, and poultry strategies Harmony could follow are:

e Help ensure animal health;

o Explore various additional products and markets, including local restaurants and
grocery markets;

e Work with the County to bring more livestock veterinarians back to the area;

o Aggressively market value-added dairy products; and,

o Assist farmers with farming techniques, regulatory requirements and the latest
research for livestock and poultry.

Equine is a growing segment of the agriculture industry in Harmony. In 2005, there were
41 head of equine in the Township, with eight acres devoted to boarding, one acre to
rehabilitation, and three acres to training. To continue and retain the Township’s market
share in the county and state equine industry, Harmony farmers can:

e Ensure the health of horses;

e Promote the industry at shows and festivals, such as the annual Warren County
Farmer’s Fair; and,

e Promote the equine industry through boarding and riding lessons.

Agritourism is one link in the long term sustainability of Harmony’s agriculture industry.
According to the 2007 Economic Development Strategies, “Agricultural tourism draws
upon two great strengths of the Garden State, a rich agricultural heritage and a large
population of affluent consumers™, and “ ... Agritourism is critical to ensuring the future
viability of agriculture in the state.” (Economic Development Strategies) Agritourism can
not only draw people from throughout Warren County but can also draw visitors from the
neighboring states of New York and Pennsylvania.

Harmony currently supports Agritourism through seasonal farm stands and Christmas tree
stands. It also hosts the Warren County Farmer’s Fair, which highlights the past and
present agricultural heritage of the County. This event, hosted on the County Fairgrounds
in Harmony, draws thousands of visitors each year. More information on the Fair can be
found at http://www.warrencountyfarmersfair.org/.
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Agricultural Industry Retention, Expansion and Recruitment

By providing key strategies and techniques, the NJDA 2007 “Economic Development
Strategies” endorses as critical the expansion and strengthening of all areas of the
agriculture industry. (Economic Development Strategies) There are many items to the
economic expansion, development, and solidification of Harmony’s agricultural industry.
Certainly, diversity of agricultural commodities to broaden the agricultural base now
dominated by hay, beef cattle, and equine would help to ameliorate any economic
downswing in either the general economy or a specific sector of the county’s agriculture
industry. Some key items that the Harmony agriculture community can consider for
economic development and sustainability are discussed below.

“Sell” agriculture as part of the Harmony “landscape”. The Harmony farmland
preservation program has protected 1,273 acres since 1997. As additional farmland is
preserved, and support for agriculture is woven into various sectors of the Township’s
economy, farming will indeed become a permanent facet of life in Harmony, diminishing
any perceived agriculture impermanence the general public may have. A coordinated effort
to “sell” agriculture as a way of life that is enduring and significant to the Township and its
economy, will ensure area residents are aware of the enduring benefits of farmland, and
solidify public economic support for the agriculture industry. One such event in Harmony
is the annual Warren County Farmer’s Fair, which brings together residents and visitors to
enjoy farm-related activities such as tractor pulls, horse and livestock shows, and
traditional craftsmen exhibits. Signage on preserved farms and other outreach mechanisms,
such as adult and youth farmer education, farm stands and pick-your-own operations, and
Community Supported Agriculture will also work to enhance farming throughout the
Township.

Supply products including farming equipment such as tractors and diskers, seeds,
fertilizers, herbicides, fungicides, pesticides, etc. Large scale agriculture suppliers, which
supply medium to large size agriculture operations, no longer exist near Harmony
Township. The only suppliers in the area are several small, local suppliers. Without an
adequate amount of suppliers within reasonable driving distances of farms, the business of
farming can become so expensive and time consuming, so as to not be profitable. The
county agricultural community can pursue options, which may include tax incentives, to
entice suppliers to return to the area. As agriculture in Harmony becomes more
“permanent” through increased preservation efforts, former suppliers who have left the area
may return if they sense that a profitable supply business can be operated in the area.

Equipment and supply stores in the area include:
e Agway in Blairstown
True Value in Blairstown
Roy Bischoff in Stillwater
Tickners in Hackettstown
John Deere Service Center in North Warren
Smith Tractor in Washington Borough
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Frank Rymon and Sons in Washington Township
Tractor Supply Co. in Washington Township

New Holland Equipment in Washington Township
H.G. Rydell in Marksboro

Farmers need to be adaptable to farm for, and supply, emerging markets in and out of
the Township. Farms in Harmony have decreased in size during the last few decades, due
in large part to the decline of large acreage dairy farms. Subsequently, farms are being
subdivided to facilitate the increase in beef cattle, equine, nursery and greenhouse, and
sheep farms, which require less acreage. As an example of adaptability, the Township’s
larger farms grow hay and corn for the rising equine and beef cattle industries in the area.
In addition, smaller farms mean more opportunity to focus on specialized farm products for
designated customers. As agriculture is indeed a business, farmers must continue to be
adaptable to change with the needs and wants of its customer base. Support from the
Warren County Agriculture Development Board, Board of Agriculture, N.J. Farm Bureau,
and Community Supported Agriculture groups is vital to help the agriculture community be
adaptable, and stay profitable.

Market Research — Harmony should consider coordinating with Warren County to partner
with Rutgers University Food Policy Institute and the Rutgers Cooperative Extension of
Warren County to identify and integrate market research on agriculture and economic
trends. The Food Policy Institute can be reached at (732) 932-1966.

Promote permanent markets — The agriculture community in Harmony can seek contracts
with area schools to supply healthy, fresh farm products for use in their cafeterias. Area
hospitals and senior/nursing homes are also possible customers. Since all of these are
permanent institutions, once established these markets can be considered as “permanent
customers” and revenue sources for the Harmony agriculture community.

Flexible regulatory programs with various agencies — The 2006 Agricultural Smart
Growth Plan for New Jersey, prepared by the NJDA, identified flexibility in government
regulation as an important component relative to farm viability. (Agricultural Smart
Growth Plan 2006) The Harmony agricultural community can work with the New Jersey
Department of Agriculture, and advocacy groups such as the New Jersey Farm Bureau and
Warren County Board of Agriculture, to ensure regulatory flexibility to the greatest extent
possible.  Examples where regulatory flexibility is important are the New Jersey
Department of Environmental Protection’s Freshwater Wetlands Protection Act Rules
(N.J.A.C. 7:7A-et. seq.), which grant exemptions for agricultural activities, and also the
Flood Hazard Area Control Act Rules (N.J.A.C. 7:13). The latter was recently readopted,
and includes numerous agricultural permits-by rule and general permits, which allow the
continuation of agriculture activities in otherwise regulated areas.

Harmony should continue to incorporate agriculture into its economic development
plans, municipal master plans, and local zoning.  Incorporating agriculture into local
planning and zoning documents will help the Township protect its farmlands and rural
character in the face of development pressure. As an example of its support of local

Harmony Township Comprehensive Farmland Preservation Plan — April 2008

6-7



agriculture, Harmony passed a Right to Farm ordinance in 1992 to ensure farmers have the
ability to practice accepted agricultural operations.

Minimum wage impact on farm businesses — The State minimum wage was raised to
$6.15 per hour in October 2005, followed by a second increase to $7.15, effective October
2006. A comparison of neighboring states indicates New York with a minimum wage of
$7.15 per hour, and Pennsylvania with a minimum wage of $6.25 per hour, putting
Pennsylvania farmers at a labor price advantage over Warren County farmers.

Generally, the production of vegetables and fruits (produce) requires the highest amount of
hired farm labor, mainly at harvest time, to pick and process the vegetables and fruits.
Harmony farms do not generally employ farm labor to assist with their operations, with the
possible exception of some of the dairy farms and one large vegetable farm that uses
seasonal labor. Other products that are prevalent in Harmony such as hay, corn, and
soybeans require little or no hired farm labor (most labor is done by farm families). As
such, farm labor costs are not as large a problem for Harmony farmers as they are for
farmers in other parts of the state that have major produce agriculture industries.

Location and emerging opportunities — County Route 519 runs through Harmony
Township providing ready access to Route 57, Route 22 and Route 78. Harmony farmers
derive great advantage and access to consumer markets located in New York,
Pennsylvania, and northern New Jersey. Maximizing the use and ease of the interstate
highway will increase the number and type of consumer markets to be reached by Harmony
farmers.

Harmony Township supports the representation of agricultural interests on regional and
local industry boards, business organizations, and economic development associations.
The Township does not have the resources to initiate local programs and sees its greatest
success in supporting and partnering with local and regional organizations (county, state,
and national) and to encourage farmers to enroll and actively participate in programs to
stimulate and encourage agricultural economic development.

The Rutgers Cooperative Extension (RCE) of Warren County and the Rutgers University
Agricultural Experiment Station are vital to the long term economic sustainability of
agriculture in Harmony, Warren County, and the State of New Jersey. Farmer education
programs keep the Warren County agriculture industry apprised of the most recent farm
research and techniques, which helps Warren County farmers to remain competitive. The
Future Farmers of America (FFA) organization trains young people in agriculture practices,
preparing them to be future Warren County farmers. Both the RCE and FFA are discussed
in detail in Chapter 8.
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Economic Development Programs

Harmony benefits from the economic development program provided by Warren County to
help the county’s agricultural community stay strong and vibrant. The following is a listing
and brief discussion:

Livestock Cooperative Auction — This is a co-op run by the Auction Market Association of
North Jersey, comprised mostly of farmers, and has been operating since 1941. Farmers, as
well as restaurants and private individuals sell, buy, and trade livestock, eggs and crops.
Most of the sheep, lambs, goats, hogs, and cattle are sold to slaughterhouses, which use the
animals for use in food products. Dairy cows are bought and sold by farmers. Private
individuals and restaurants buy mostly eggs. (The Daily Record)® Harmony farmers use
the Live Cooperative Auction for the purchase and sale of agricultural livestock and
products.

The Auction is located on Stiger Street in Hackettstown, and is open every Tuesday from
11 a.m. to 8 p.m. throughout the year. It is one of only two remaining livestock auctions in
the state, and is a staple of the Warren County agriculture industry. (The Daily Record)

Farmer’s Market — The Washington Borough Weekly Farmers Market is held on Fridays
from 3 to 7 p.m., between June and September, and is located on Route 57 in the United
Methodist Church parking lot, west of the Route 31 intersection. Now in its fourth year,
the Farmer’s Market offers for sale various fruits, vegetables, homemade sausage, grains
and other products grown or made by local farmers.

Community Supported Agriculture — Economic support of the Harmony agricultural
community also comes from local grass roots groups. This support is embodied in
Community Supported Agriculture which consists of:

e A community of individuals who pledge support to a farm operation so that the
farmland becomes the community's farm. In such an arrangement, the growers and
consumers provide mutual support, and share the risks and benefits of agriculture

e Members or "share-holders™ of the farm pledge in advance to cover the anticipated
costs of the farm operation and farmer's salary

e Members receive shares in the farm's products throughout the growing season

e Members also receive the satisfaction gained from reconnecting to the land and
participating directly in food production

e Members also share in the risks of farming, including poor harvests due to
unfavorable weather or pests

e Generally, growers receive better prices for their crops, gain some financial
security, and are relieved of much of the burden of marketing
(National Agricultural Library)’

The Foodshed Alliance is a grass roots group that supports community agriculture in
Harmony. It seeks to sustain farmers, agricultural lands, and the rural way of life in the
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ridge and valley area of Warren and Sussex counties. The Alliance promotes local efforts
by assisting individual farmers with sustainable farming methods, connecting farmers with
consumers through farmers markets and buyers clubs, and gathering information about how
much land is being farmed in the Ridge and Valley region. (Foodshed Alliance of the Ridge
and Valley and Tara Bowers of Foodshed Alliance of the Ridge and Valley.)

An extension of the Foodshed Alliance’s work is the Northwest Jersey “Buy Fresh, Buy
Local” Campaign. This is an effort by the Foodshed Alliance, local farmers, and
community leaders to build connections between farmers and consumers through food
guides, food and farming events, and community outreach, and therefore encourage local
residents to buy fresh, local produce. As part of the “Buy Fresh, Buy Local” campaign, the
FSA sponsored the 2™ annual “Farm and Food Open House” in September 2007. This
event featured farm tours, tastings at local farms, and special family oriented events at the
farms. The Community Supported Garden at Genesis Farm in Frelinghuysen Township
participated in the event. (Buy Fresh, Buy Local)®

Additional Resources

There are numerous other resources which can be used by the Harmony agriculture
industry to assist it in expanding and solidifying its economic base in the county and
region. Several are listed below.

The New Jersey Department of Agriculture lists various informational Agriculture
Economic Development Services on its website. These include:
e Agriculture credit and finance;
Business development for agriculture, food manufacturing and related industries;
Farm building construction;
Farmland assessment;
Motor vehicle regulations for agriculture;
Real property appraisal manual, farm building section;
Recycling for agriculture;
Risk management and crop insurance;
e Sales and use tax on farmer’s purchases; and,
e Trespass, vandalism, and liability on farms.
(Agricultural Development Services)®

Sustainable Agriculture Research and Education (SARE) is a “United States Department of
Agriculture competitive grants program with regional programs and regional leadership.
SARE supports research and education that helps build the future economic viability of
agriculture in the United States. SARE funding is authorized under Subtitle B of Title XVI
of the Food, Agriculture, Conservation and Trade Act (FACTA) of 1990.” (SARE)Y

SARE funds are used for:
o Farmer/Grower Grants: These grants have the goal of helping farmers shift to
practices that are environmentally sound, profitable, and beneficial to the wider

farm community.
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o Partnership Grants: These grants are for RCE and NRCS personnel, non-profits,
and agricultural consultants who work directly with farmers. Grants are used for
on-farm research and demonstration projects that address sustainability.

o Professional Development Grants: These grants fund professional development
projects that help RCE educators and other agricultural professionals learn and
transmit the knowledge needed to help farmers move toward greater sustainability.

0 Research and Education Grants: These grants fund research and education projects
that lead to farmers adopting sustainable practices. The emphasis is on improved
farming practices and an enhanced quality of life for farmers.

(SARE)

As defined in FACTA of 1990, sustainable agriculture is an integrated system of plant and
animal production practices having a site-specific application that will, over the long term:
e Satisfy human food and fiber needs;
e Enhance environmental quality and the natural resource base upon which the
agricultural economy depends;
e Make the most efficient use of nonrenewable resources and on-farm resources and
integrate, where appropriate, natural biological cycles and controls;
e Sustain the economic viability of farm operations; and,
e Enhance the quality of life for farmers and society as a whole.
(Northeast Sustainable Agriculture Research and Education)

The Agricultural Marketing Resource Center (AgMRC) brings together agriculture experts
from lowa State University, Kansas State University and the University of California * ...
to create and present information about value-added agriculture. The center draws on the
abilities, skills and knowledge of leading economists, business strategists and outreach
specialists to provide reliability in value-added agriculture”.  AgMRC provides
information to help farmers “assess value-added market opportunities, investigate
processing options and understand business and production issues” for such agricultural
commodities and products as Agritourism, renewable energy, livestock, specialty crops,
and numerous others. In general, the goals of AgMRC are to:

e “Create an electronic, Web-based library with powerful search capabilities to make
value-added market, economic and business information and other resources
available to producers”. The library can be accessed at http://www.agmrc.org.

e “Provide value-added business and economic analysis tools, including information
on business principles, legal, financial and logistical issues”.

e “Conduct research and analysis on economic issues facing producers involved in
value-added business ventures”.

e “Link producers with electronically available information and resources”.
(Agricultural Marketing Resource Center)™

The AgMRC website offers numerous business development information links, as well as
links to other government and non-government sources for business development. This
website can be used by the Harmony agricultural community as a resource as they consider
the development and implementation of value-added products.
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! New Jersey Department of Agriculture. Agricultural Smart Growth Tool Kit “Planning for Agriculture”.
http://www.state.nj.us/agriculture/toolkit.htm. Accessed June 2006.

2 New Jersey Department of Agriculture, Agricultural Smart Growth Plan 2006.
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1 Agricultural Marketing Resource Center, Mission and Goals.
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CHAPTER 7: NATURAL RESOURCE
CONSERVATION

T {"’_: @j "ﬂ '-"F' ‘?‘I“FA

Preservation of farmland is the cornerstone of the New Jersey Department of Agriculture’s
(NJDA) Agricultural Smart Growth Plan and the Farmland Preservation Program.
However, there is more to farmland preservation than retirement of development rights or
outright purchase of farms. One of the cornerstones to a successful, long term Farmland
Preservation Program is the conservation of natural resources on farms, without which the
long term sustainability and viability of New Jersey’s preserved farmland would be in
doubt.

Natural Resource Protection Agencies

There are numerous entities, both public and private, which administer, fund, and provide
technical guidance for Harmony farmers relative to natural resource conservation. These
entities are in place to assist farmers with natural resource conservation issues, and should
be called upon by farmers for appropriate assistance.

Natural Resource Conservation Service

An important partner in support of natural resource conservation for the agricultural
community is the United States Department of Agriculture (USDA)’s Natural Resources
Conservation Service (NRCS). The NRCS “provides assistance to private land owners
(including farmers) in the conservation and management of their soil, water, and other
natural resources.” The NRCS provides technical assistance suited to the natural resource
issues that are specific to a farmer’s needs, with ample opportunity for cost shares and
financial incentives. (Information For Farmers)*

The local NRCS office serving Warren County and its municipalities is located at 101
Bilby Road, Suite 1H in Hackettstown. Harmony farmers may utilize this local NRCS
office for assistance. NRCS will also reach out directly to landowners if they know of a
farmer who is in need of technical assistance, or could use the guidance of the NRCS staff.

The local NRCS office helps to prepare Conservation Plans for farmers. These

Conservation Plans nearly always include strategies to conserve soil and water, but may
also include conservation practices for flora, fauna and clean air. If all five elements are
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included, they are referred to as Resource Management Plans. (Kent Hardmeyer and/or
Ron Phelps)? Within one year of selling their development easement, owners of preserved
farms are required to enter into a Conservation Plan. The Plans are also required to apply
for natural resource conservation program grants such as the Wildlife Habitat Incentive
Program (WHIP) and Environmental Quality Incentive Program (EQIP). The local NRCS
office administers these conservation program grants, which offer financial incentives to
support conservation projects. (Ken Bingham)®

Discussions with the local NRCS office indicate the following strategies would strengthen
natural resource conservation efforts for farms in Warren County and its Townships,
including Harmony:

e The federal government needs to replenish funding for natural resource conservation
grant programs via the proposed 2007 Farm Bill. Currently, all funds are depleted.

e As previously stated, owners of preserved farms are required to enter into a
Conservation Plan within one year of selling their development easement. However,
implementation of this requirement is inconsistent. Providing a mechanism and staff to
ensure that Conservation Plans are prepared and implemented will guarantee that the
objectives of the program are put in place, and active stewardship practices are
underway.

e Owners of preserved farms have an obligation to conserve natural resources on their
farms. Implementation of a Conservation Plan is a good first step towards fulfilling this
obligation.

(Kent Hardmeyer and/or Ron Phelps)

The phone number for the local NRCS office is (908) 852-2576, and the District
Conservationist is Ronald Phelps. He can also be reached at ron.phelps@nj.usda.gov.
(New Jersey)* Mr. Phelps and his staff (listed below) can be contacted by Harmony
farmers for assistance or for more information on the availability of NRCS programs in the
Township.

Kent Hardmeyer - Resource Conservationist, Highlands Planning Specialist
Madeline Dean - Program Assistant

Jim Kleindienst - Civil Engineering Technician

Jill Koehler - Natural Resource Specialist, Grazing Lands

Jim Wick - Resource Conservationist

An additional resource available from NRCS is the “Field Office Technical Guide.” It
contains information about the development and implementation of soil, water, air, flora,
and fauna resource conservation practices, and is used to develop Conservation Plans.
Conservation practices discussed in the Guide that are pertinent for Harmony include:
e Riparian buffers, including necessary buffer widths and plant species;
e No till and minimum till practices;
e Prescribed grazing and pasture rotation;
Nutrient management, including manure and fertilizers
(Kent Hardmeyer and/or Ron Phelps)
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Warren County Soil Conservation District

Another partner in the conservation of agricultural resources is the New Jersey Department
of Agriculture, Division of Agricultural and Natural Resources. Among its responsibilities,
the Division implements the natural resource conservation programs, administered by the
State Soil Conservation Committee (SSCC). These programs “provide engineering
services and regulatory guidance to soil conservation districts, homeowners, engineers,
planners, and virtually all development activities. The Division provides technical
standards applicable to construction and mining sites regulated by the Soil Erosion and
Sediment Control Act program ...” (Agricultural and Natural Resources)®

The SSCC coordinates and supports the work of the state’s 15 local soil conservation
districts (SCD), one of which is the Warren County SCD. The Warren County SCD is
charged with reviewing and approving natural resource conservation and assistance
program grants, implementing agricultural conservation planning assistance, agricultural
conservation cost-sharing program grants, application of organic materials on agricultural
land, agricultural water supply and management, soil erosion and sediment control, storm
water discharge authorization, and soil surveys. (Agricultural and Natural Resources)

The Warren County SCD office is located at 224 West Stiger Street in Hackettstown.
Harmony farmers may approach this local SCD office with a Request for Assistance (RFA)
to apply for funds from natural resource conservation grant programs such as WHIP and
EQIP. If approved, the RFA is forwarded to the local NRCS office in Hackettstown for
processing. The administration of the RFA includes preparation of a Conservation Plan
and grant program contract, as previously described. The Warren County SCD is involved
in review of conservation plans and grant program contracts and must give final approval
to both. (Kent Hardmeyer and/or Ron Phelps)

The phone number for the Warren County SCD office is (908) 852-2579, and the District
Manager is Dave Schaaf. He can also be reached at dsscd@verizon.net. Mr. Schaaf and
his staff (listed below) can be contacted by Harmony farmers for assistance. (New Jersey)

« Mary Baldwin - Erosion and Sediment Control Program Coordinator
« Mike Fee - District Forester

« Cathie LaBar - Inspector

« Helene Timbrooke - Administrative Assistant

Rutgers Cooperative Extension of Warren County

The Rutgers Cooperative Extension (RCE) of Warren County provides both field and
technical research focused on best management practices for farmers to ensure the long
term viability of both the agricultural economy and the natural resources upon which it is
based.
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Relative to natural resource conservation, the RCE of Warren County offers the Agriculture
and Natural Resource Management program. This education program provides “non-
biased, research-based educational programs and services for both homeowners and
commercial producers. Services offered by extension personnel include soil testing, insect
identification, plant disease diagnosis, and pest management recommendations for
agricultural operations”, as well as “educational publications covering a wide range of
agricultural topics”. (Agricultural Experiment Station)° An example of this service is
helping to prepare animal waste management plans, so as to reduce impacts to watersheds.

The RCE of Warren County is located in the Warren County Administration Building,
Suite 102, 165 County Route 519 South in White Township (mailing address of Belvidere).
Extension agents include Bill Tietjen, specializing in plant pathology for ornamentals,
Christmas trees, fruits, vegetables, and greenhouse nurseries. Extension agent Everett
Chamberlain specializes in field crops and livestock. (Bill Tietjen)’ They may be
contacted with any questions or for information on education programs or services. Mr.
Tietjen can be contacted via e-mail at tietjen@njaes.rutgers.edu and Mr. Chamberlain at
chamberlain@rce.rutgers.edu. Both can be contacted via phone at 908-475-6503.

The SSCC, NRCS, Warren County SCD, and RCE of Warren County, are part of the New
Jersey Conservation Partnership. This partnership of agencies strives to further soil and
natural resource conservation efforts. (Agricultural and Natural Resources)

New Jersey Department of Environmental Protection

The New Jersey Department of Environmental Protection’s (NJDEP), Division of Parks
and Forestry, oversees the “Private Lands Management Program”. The aim of this program
is to foster wise stewardship and management of the state’s 270,000 acres of private
woodlands currently under Farmland Assessment. (Division of Parks and Forestry)® Some
properties in Harmony that are farmland assessed include extensive woodland tracts. Such
tracts were added as “farm products” in the 1970’s. These woodland tracts, which must be
utilized by the farmer as a sustainable “product”, require Woodland Management Plans
(WMPs) to receive reduced local property taxes accorded properties in the farmland tax
assessment program. (Jim Barresi)®

The NJDEP's Division of Parks and Forestry, Bureau of Forest Management (BFM),
reviews applications for WMPs, which are prepared for farmers by private consultants.
Once a WMP is in place, a “Woodland Data Form” must be submitted yearly to certify that
the WMP is being complied with. However, the NJDEP, BFM, also inspects each site once
every three years to verify compliance with WMP conditions. (Jim Barresi) Since reduced
local property taxes are often critical in keeping active agricultural lands economically
viable, the NJDEP is an important partner for Harmony’s farmland preservation efforts.

Non-appurtenant woodlands are woodland acreage on a farm over and above total farmed
acreage (tilled and pasture). So, for example, if 50 acres of a farm are tilled or pastured,
and there are 125 acres of woodlands on the farm, 75 acres of woodlands would be non-
appurtenant (125 woodland acres minus 50 farmed acres). Non-appurtenant woodlands
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require a WMP. In Harmony in 2005 there were 1,038 acres of non-appurtenant (or
unattached) woodland acres in farmland assessment, up from 2001 when there were 899
acres. In 1991 there were 829 non-appurtenant acres in farmland assessment in Harmony.
(New Jersey Farmland Assessment)™

Appurtenant woodlands are woodland acreage on a farm, less than or equal to, farmed
acreage. So, in the preceding example, 50 of the 125 woodland acres would be appurtenant.
Appurtenant woodland acres do not require a WMP. (Jim Barresi) In Harmony in 2005
there were 1,014 acres of appurtenant woodland acres in farmland assessment, slightly
down from 2001 when there were 1,290 acres. In 1991, there were 1,883 appurtenant acres
in farmland assessment in Harmony. (New Jersey Farmland Assessment)

The New Jersey Department of Environmental Protection’s Nongame and Endangered
Species Program also administers the Landowner Incentive Program (LIP). LIP works to
improve habitat, habitat management, and habitat protection for threatened and endangered
species on private lands, some of which are agricultural lands. Project durations must be
for a minimum of five years, and the property owner contributes a minimum 25% cost
share. Some grain farmers have expressed concern over the use of LIP. This is because it
not only provides habitat for threatened and endangered species, but also for such nuisance
wildlife as deer and turkey, which are known to cause severe loss to farm products
including corn.

In Harmony, there are a total of 429 acres enrolled in LIP on seven farms. LIP has been in
existence for three years, and funding for the program is competitive due to available funds
not being equal to funding requests. (Kim Korthy**

USDA, Forest Service’s Forest Stewardship Program

The United States Forest Service sponsors the Forest Stewardship Program. This program
supports landowners whose property has a woodland management plan that recognizes and
manages the wetlands, wildlife, aesthetics, soil, and water in addition to the woodlands on
the property. This program, when fully funded, offers landowners cost-share initiatives to
allow the landowners to fully follow the guidelines in their woodland management plan. In
New Jersey, the state farmland tax program and the U.S. Forest Service program have
merged to allow one planning document for the landowner where the stewardship plan
meets the state tax code and eliminates conflicts between the two. Increasing enroliment of
landowners in this merged state-federal program will ensure increased protection of the
natural resources for an extended period. The minimum is a ten-year management plan.
This does not ensure preservation of the land in perpetuity, but it does allow recognition of
the importance of the land value and stewardship of the property for a longer period of
time.

In Harmony, there are 267 acres of farmland on 9 different properties enrolled in the Forest
Stewardship program. (Wayne Wharton) *2
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North Jersey Resource Conservation and Development Council

The North Jersey Resource Conservation and Development (RC&D) Council’s main
mission is to “facilitate the wise use and protection of the region’s human and natural
resources (which includes farmland). This is accomplished by working with communities
and regional partnerships to address issues related to water quality and water resource
protection, sustainable farming and farm communities, building local community capacity,
and managing natural hazards that impact community planning”. Each RC&D area usually
consists of several counties, and has a council composed of local citizens who serve on a
voluntary basis, as well as government representatives. (North Jersey RC&D Council)*®

Under the leadership of NRCS, the North Jersey RC&D Council receives technical
assistance and may be able to qualify for financial assistance of up to 25% of needed funds,
or a maximum of $50,000, from the U.S. Department of Agriculture. (North Jersey RC&D
Council)

The North Jersey RC&D Council includes the counties of Hunterdon, Morris, Somerset,
Sussex, Union and Warren. The office is located at 54 Old Highway 22, Suite 201, in
Clinton, Hunterdon County, and the phone number is (908) 735-0733. Warren County
government representatives include David K. Dech, Director, Warren County Planning
Department, and David Schaaf, District Manager of the Warren County SCD. (North
Jersey RC&D Council) Harmony farmers can contact the North Jersey RC&D Council for
assistance with issues related to natural resource conservation and sustainable farming.

Private non-profit groups and private citizens

Agriculture needs not only the broad support of state, county, and local governments to
help preserve agriculture resources, but also the help of private non-profit groups and
citizens. Indeed, without their support, government programs and support for agriculture
would fall short of what is needed to protect the natural resource base of the agricultural
landscape. These groups and citizens spend countless hours providing and sharing their
expertise, as well as raising and contributing money. They are invaluable in assisting with
all phases of farmland preservation for Harmony, including natural resource conservation
and stewardship.

The Harmony agriculture community has the support of a variety of organizations,
including the Warren County Board of Agriculture, New Jersey Farm Bureau, 4-H, Future
Farmers of America, and the Warren County Farmer’s Fair.

Local and regional non-profit organizations also contribute to the permanent protection of
farmland. These groups include Morris Land Conservancy, The Nature Conservancy, New
Jersey Audubon Society, New Jersey Conservation Foundation, and the Ridge and Valley
Conservancy. The Harmony agriculture community, via the Harmony Farmland/ Open
Space Committee, can work with non-profit organizations and private citizens in a
coordinated fashion to further the farmland preservation program in the Township.
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Resource Protection Programs and Funding
2002 and 2007 Farm Bills

The Farm Security and Rural Investment Act of 2002 (2002 Farm Bill) is landmark
legislation, with much of its focus on conservation funding and environmental issues.
Conservation provisions are designed to assist farmers in being good stewards of the land
through grants and technical assistance. Voluntary programs relevant to New Jersey, and
Warren County, include the Conservation Reserve Enhancement Program (CREP),
Conservation Innovation Grant Program (CIG), Environmental Quality Incentives Program
(EQIP), Farm and Ranch Land Protection Program (FRPP), Grassland Reserve Program
(GRP), Wetlands Reserve Program (WRP), and Wildlife Habitat Incentives Program
(WHIP). (Conservation Programs)** These programs, administered by the local NRCS
office in Hackettstown and the Warren County Soil Conservation District, are discussed in
this section.

The proposed 2007 Farm, Nutrition, and Community Investment Act (Farm Bill) would
authorize approximately $7.8 billion nationally to protect natural resources through
conservation programs similar to those mentioned above. As proposed, the Bill may
consolidate most or all of these programs into one program, tentatively titled The
Environmental Quality Incentives Program. (Fact Sheet)*

The following is a synopsis of the natural resource conservation programs funded by the
2002 Farm Bill. They are implemented by NRCS and the Warren County SCD, and also to
a minor degree the Farm Service Agency, which is also part of USDA. These programs are
the backbone of natural resource conservation efforts in Warren County and its
municipalities, including Harmony.

Conservation Reserve Enhancement Program (CREP) and
Conservation Reserve Program (CRP)

Through CREP and CRP, agricultural producers voluntarily retire land to protect
environmentally sensitive areas, decrease soil erosion, provide and restore wildlife habitat,
and protect ground and surface water. (NRCS Conservation