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A variety of regulatory techniques are available to 
help the Route 57 Corridor municipalities preserve 
scenic landscapes, working farms, and the rural 

environmental quality treasured by many residents.  One 
promising technique that can benefi t both landowners 
and the corridor communities is Conservation Zoning.  

Conservation Zoning and Conservation Subdivisions 
work on a simple principle:  development is allowed 
on a portion of a land parcel, with the remainder of 
the land placed in conservation.  Typically, developers 
may construct the same number of units that would 
have covered the parcel under conventional zoning, by 
reducing the size of the individual lots.  Homes can then 
be sited on the property in such a way as to minimize 
impacts on natural resources and scenic views.

The overarching technique is to let the location of those 
features of greatest value for preservation – whether 
scenic views, forests, stream corridors, or best quality 
farmland – drive the design of each project.  The approach 
can be used on either a voluntary basis with developer 
incentives, or on a mandatory basis.  An advantage 
to the municipality is the ability to preserve natural 
resources without having to purchase development 
rights.  Developers benefi t through reduced costs for 
infrastructure and construction.  In addition, developers 
o� en fi nd that homes in a conservation subdivision are 
especially a� ractive to buyers due to the amenity value 

of the conserved features.

As a fi rst step in implementing conservation zoning, 
the municipality spells out conservation goals in its 
Master Plan, along with an inventory and map of specifi c 
features to be preserved.  Once specifi c conservation goals 
are established, the tools and techniques below may be 
tailored to address the community’s specifi c needs.   

CLUSTER DEVELOPMENT ZONING 
Cluster Development Zoning encourages the preservation 
of large tracts of land while allowing development of new 
homes and generating revenue to the farmer who sells 
the land.  The preserved open space helps to retain scenic 
vistas from the road. Cluster development may not always 
result in signifi cant preservation of usable farmland, but 
may allow for the preservation of many natural forms 
such as wooded areas, slopes, and wetlands.  These 
conserved areas can be designed to be contiguous across 
parcels so that as each parcel is developed, a greenway 
will gradually emerge.  

INCENTIVE ZONING 
Incentive Zoning allows developers to increase the 
number of lots by a factor such as 25 percent or more, in 
exchange for clustering the development and preserving 
the balance of undeveloped land.  In East Amwell, a 50 
percent density bonus is off ered to developers who use 
the municipality’s open lands zoning to retain 75 percent 
of a tract for farming or natural resource conservation.  
However, a single family dwelling may also be placed on 
the preserved lot.

RURAL HIGHWAY ZONING 
Rural Highway Zoning is a design and conservation 
technique that aims to retain the traditional rural 
appearance of a highway corridor.  By working with 
developers and employing design guidelines, new homes 
are carefully sited and designed to minimize their visual 
impact from the road.  For instance, on open sites such 
as farmland, new homes can be clustered to resemble 
groupings of farmhouses, while employing traditional 
vernacular architecture in terms of scale, roof pitch and 
building materials.  New homes can be easily related to 

QUARTER/QUARTER ZONING 
Quarter/Quarter Zoning is a density-based zoning 
technique most appropriate for agriculturally-based 
rural areas with large parcel sizes.  The term refers to a 
quarter of a quarter section of land (e.g.1/16 of 640 acres, 
or 40 acres) where a limited number of non-farm homes 
are allowed for every 40-acres of land.  The non-farm 
splits are usually regulated by minimum and maximum 
sizes, and are o� en required to be contiguous.  These 
provisions help to avoid the breaking up of farmland 
into smaller or odd-shaped parcels.

RESOURCES
A Model Ordinance for the Protection of Natural, 
Cultural, and Historic Resources in Major Subdivisions, 
(2005) Hunterdon County, NJ Environmental Toolbox 
Commi� ee, Model Clustering Subcommi� ee

Designing Open Space Subdivisions: A Practical Step-
By-Step Approach (1996), by Randall Arendt 
Available through American Planning Association 
Planners Book Service, Chicago, IL

Growing Greener: Pu� ing Conservation into Local Plans 
and Ordinances (1999), by Randall Arendt 
Available through the Natural Lands Trust, Washington, 
DC

New Jersey Department of Agriculture Smart Growth 
Toolkit, http://www.state.nj.us/agriculture/toolkit.htm

New Jersey Department of Community Aff airs, Offi  ce 
of Smart Growth, Grants and Resources 
http://www.nj.gov/dca/osg/resources/grants/index.shtml

Rural By Design: Maintaining Small Town Character 
(1994), by Randall Arendt Available through American 
Planning Association Planners Book Service, Chicago, IL

Township of Pohatcong Open Space and Recreation 
Plan (September 2004), Morris Land Conservancy and 
Township of Pohatcong Environmental Commission

White Township Ordinance No. 2005-13: “An Ordinance 
of the Township of White Establishing Mandatory 
Cluster and Lot Averaging Requirements, Natural 
Resource Conservation Calculations for the Protection of 
Constrained Lands, Stream Corridor Buff er Requirements 
and Regulations for the Protection of Steep Slope 
Areas.” 

Houses tucked discreetly behind treeline along ridge, preserving rural view from road

Open space in front of new homes as viewed from county road
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existing brush and hedgerows, or placed behind new 
buff er plantings.  On wooded sites, houses can be tucked 
behind existing treelines through the use of a long winding 
driveway.  Commercial businesses are encouraged to 
locate within town centers and at intersections, rather 
than along the more open scenic portions of the highway.  
However, these town centers should also be carefully 
designed to maximize environmental quality, for 
example, by placing parking areas behind buildings.

SLIDING SCALE ZONING
Sliding Scale Zoning is used to decrease the density of 
development by limiting the number of times a parcel 
of land can be split based on its size. Once the lots are 
subdivided, no new divisions may take place.  For 
example, if a farmer were to create 6 lots from his 58-acre 
parcel and leave one 50-acre lot for continued farming 
use, further subdivision of the 50-acre lot would not be 
allowed. The use of sliding scale zoning is most eff ective 
in areas where a wide range of parcel sizes exist and non-
farm residential development has already begun.  

LOCAL PRECEDENTS

Shy Creek and Woodside
Developers of the Shy Creek and Woodside housing 
subdivisions in Alexandria Township in Hunterdon 
County were encouraged to reduce lot sizes from the 
three-acre minimum to one-acre lots.  The resulting two 
adjacent parcels were designed to integrate their open 
spaces, protecting more than half of the existing farmland. 
This acreage has been permanently protected through a 
conservation easement.  There is only one entrance into 
these developments from County Road 513, and most 
houses were placed out of sight from the road, protecting 
the rural scenic views. 

Farmview
Farmview in Bucks County, PA is located in a zone where the 
minimum lot size is one acre. Developers were permi� ed to 
build on half-acre lots under a cluster zoning amendment.  
The houses are mostly sited away from local roads to 
preserve rural views, and remain popular with buyers 
despite the smaller lot sizes. Ownership of the preserved 
cropland was transferred to the Farmland Preservation 
Corporation, a local conservation organization.  

Hunterdon County Model Ordinance
Hunterdon County’s Model Ordinance for the Protection of 
Natural, Cultural and Historic Resources in Major Subdivisions 
provides sample subdivision plans that are based upon 
the county’s historic se� lements. These plans preserve a 
maximum amount of contiguous farmland and maintain 
rural views from public roadways. Developed as part of 
Hunterdon County’s Environmental Toolbox, the model 
ordinance may be used by any municipality within the 
county.  The purpose of the ordinance is to preserve 
irreplaceable natural, cultural, and historic resources 
while permi� ing development at acceptable densities, 
located and designed to mitigate the perceived intensity 
of development.  The features to be protected by this 
ordinance are described and mapped in the municipality’s 
approved Environmental Resource Inventory (ERI) in 
order to provide developers with a clear understanding of 
which features are to be preserved. 

Cluster Development Ordinance
White Township in Warren County recently updated its 
Cluster Development Ordinance.  The Ordinance is meant 
to further the goals of the 2004 White Township Master 
Plan, which encourages planning for open space in new 
residential subdivisions, specifi cally between roadways 

and new construction. The following elements are included 
in the revised Ordinance:

• Open space as perceived from public rights-of-way 
should be located to preserve scenic vistas and the 
rural character of pre-existing farmsteads, barns and 
homesteads.  

• Applicants seeking major subdivision approval 
anywhere in White Township must apply for a 
mandatory cluster or lot-averaging subdivision.  The 
developer’s application must include a plan of the area 
to be retained as open space.

• Reduction of the Township’s minimum lot size of 3 acres 
to no less than 1 ½ acres in cluster developments. 

• An open space parcel within a cluster subdivision 
or lot averaging subdivision must contain at least 50 
percent of the gross tract area and may not include any 
rights of way.

• Designated open lands within subdivisions 
are permanently deed restricted from further 
subdivision.

• Where subdivision tracts include existing farmland 
operations, open space parcels should facilitate the 
continuation of farming.

Schematic illustrations of rural subdivision design options.  Figure A shows lot size and layout under conventional zoning, with no preserved open space.  Figure B shows the 
same 20 houses on smaller lots, which allows for permanent common open space with pond and nature trail access for all residents.  

Figure A Figure B

Farmstead preserved through conservation 
zoning in Hunterdon County

View within Woodside subdivision, Alexandria Township. 
The preserved open space, surrounded by a rustic white 

fence, is home to native birds and other wildlife


	Conservation and Preservation
	Conservation Zoning
	Untitled

	Design Guidelines and Planning Tools
	Untitled
	Untitled

	Untitled
	Untitled


<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /All
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Warning
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJDFFile false
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /ColorConversionStrategy /LeaveColorUnchanged
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /SyntheticBoldness 1.00
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize true
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveEPSInfo true
  /PreserveHalftoneInfo false
  /PreserveOPIComments false
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 300
  /ColorImageDepth -1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 300
  /GrayImageDepth -1
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile ()
  /PDFXOutputCondition ()
  /PDFXRegistryName (http://www.color.org)
  /PDFXTrapped /Unknown

  /Description <<
    /FRA <>
    /ENU (Use these settings to create PDF documents with higher image resolution for improved printing quality. The PDF documents can be opened with Acrobat and Reader 5.0 and later.)
    /JPN <FEFF3053306e8a2d5b9a306f30019ad889e350cf5ea6753b50cf3092542b308000200050004400460020658766f830924f5c62103059308b3068304d306b4f7f75283057307e30593002537052376642306e753b8cea3092670059279650306b4fdd306430533068304c3067304d307e305930023053306e8a2d5b9a30674f5c62103057305f00200050004400460020658766f8306f0020004100630072006f0062006100740020304a30883073002000520065006100640065007200200035002e003000204ee5964d30678868793a3067304d307e30593002>
    /DEU <>
    /PTB <>
    /DAN <>
    /NLD <>
    /ESP <>
    /SUO <>
    /ITA <>
    /NOR <>
    /SVE <>
  >>
>> setdistillerparams
<<
  /HWResolution [2400 2400]
  /PageSize [612.000 792.000]
>> setpagedevice




