
SECTION 3 DRAFT Millstone Farmland Preservation Plan: Land Use Planning Context                                8/4/2020 

1 
 

SECTION III. Land Use Planning Context 

The 2017 Millstone Township Master Plan includes the Open Space, Recreation and Conservation 
Plan Element. In general, the Township has limited development to low density and low intensity 
uses. To conserve open space, farmland and rural areas, and in harmony with the State 
Development and Redevelopment Plan (SDRP), the Township does not permit the extension of 
infrastructure within Millstone, particularly sewers.  

Millstone Township’s goal is to maintain the rural character of the community and secure the 
environmental, economic and social benefits of a coordinated system of open space, outdoor 
recreation areas and farmland. To achieve this goal, the Township acquires and develops land 
as local public parks and recreation space to meet the needs of existing and future residents. 
Additionally, the Township, in conjunction with the County and State, preserves as much 
farmland and open space as possible. Farmland and open space preservation are important to 
the Township. However, the viability of the farming industry in Millstone continues to be a priority 
for the Township. As such, this Farmland Preservation Plan will serve as a guide to the Township in 
bolstering existing active farmland while balancing it with the need for farmland open space. 

A. Relationship to State Plan 

State Development and Redevelopment Plan Planning Areas & Designated Centers 

The State Planning Commission adopted the New Jersey State Development and 
Redevelopment Plan (SDRP) on March 1, 2001. The SDRP contains a number of goals and 
objectives regarding the future development and redevelopment in New Jersey. The primary 
objective of the SDRP is to guide future development to areas where infrastructure is available. 
New growth and development should be located in “centers”, which are “compact” forms of 
development, rather than in “sprawl” development. The overall goal of the SDRP is to promote 
development and redevelopment that will consume less land, deplete fewer natural resources 
and use the State’s infrastructure more efficiently.  

The SDRP also contains a goal of preserving the agricultural industry and retention of farmland in 
New Jersey through “coordinating planning and innovative land conservation techniques to 
protect agriculture viability while accommodating beneficial development and economic 
growth necessary to enhance agricultural vitality and by educating residents of the benefits and 
special needs of agriculture.” The plan sets a policy that farmland retention be given priority in 
lands defined in the State Plan as Rural Planning Areas followed by Environmentally Sensitive 
Planning Areas. As shown in the following table and corresponding “SDRP Planning Areas” map, 
the majority of the Township (90 percent or 21,403.1 acres) is designated as the Rural 
Environmentally Sensitive Planning Area. Approximately 31 acres is in the Rural Planning Area 
and roughly nine acres are classified as Environmentally Sensitive. Roughly 1,400 acres (5.9%) of 
Township land is dedicated to State Parks. County Park land comprises 584 acres (2.5%). The 
Township also contains 3.4 acres of Suburban Planning Area. The remaining 365.9 acres consists 
of small water bodies scattered about the Township, the largest of which is the Assunpink Lake in 
the northwest portion of the Township. 
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State Development and Redevelopment Plan Districts 

Planning Area Area in Millstone 
Township (Acres) 

Percentage of 
Township 

Suburban 3.42 0.0% 
Rural 31.2 0.1% 

Rural Environmentally 
Sensitive 21,403.1 90.0% 

Environmentally Sensitive 8.9 0.0% 
State Park 1,398.7 5.9% 

County Park 584.1 2.5% 
Water 365.9 1.5% 
Total 23,791.7 100.0% 

Source: 2001 State Development and Redevelopment Plan, acreages calculated using GIS 

Rural Planning Areas 
As shown in the above table and corresponding map, approximately 31 acres (0.1%) of the 
Township is classified as a Rural Planning Area. According to the SDRP, in the Rural Planning 
Area, the intention is to: 

• Maintain the environs as large contiguous areas of farmland and other lands; 
• Revitalize cities and towns; 
• Accommodate growth in Centers; 
• Promote viable agricultural industry; 
• Protect the character of existing, stable communities; and 
• Confine programmed sewers and public water services to Centers. 

The State Plan recommends “protecting the rural character of the area by encourage a pattern 
of development that promotes a stronger rural community in the future while meeting the 
immediate needs of rural residents, and by identifying and preserving farmland and other open 
lands. The Plan also promotes policies that can protect and enhance the rural economy and 
agricultural industry, thereby maintaining a rural environment.” Using the 2015 Land Use Land 
Classification of agriculture in the Township, there are approximately 3,600 acres of active 
agriculture in the Rural Planning Area.  

Rural Environmentally Sensitive Planning Areas 
As shown in the above table and corresponding map, 90 percent of the Township is classified as 
Rural Environmentally Sensitive Planning Area. The Rural Environmentally Sensitive Planning Area 
has one or more environmentally sensitive features. The intentions of this planning area are the 
same as those mentioned previously in the Rural Planning Area, and that is to: 

• Maintain the Environs as large contiguous areas of farmland and other lands; 
• Revitalize cities and towns; 
• Accommodate growth in Centers; 
• Promote viable agricultural industry; 
• Protect the character of existing, stable communities; and 
• Confine programmed sewers and public water services to Centers. 
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The objectives of the Rural Environmentally Sensitive Areas are those of the Environmentally 
Sensitive Planning Area. 

The State Plan provides for “the protection of critical natural resources and for the maintenance 
of the balance between ecological systems and beneficial growth. The ecological systems of 
the Environmentally Sensitive Planning Area should be protected by carefully linking the 
location, character and magnitude of the development of the capacity of the natural and built 
environment to support new growth and development on a long-term sustainable resource 
basis. Large contiguous areas of undisturbed habitat should be maintained to protect sensitive 
natural resources and systems. Any new development that takes place in the Environmentally 
Sensitive Planning Area should capitalize on the inherent efficiencies of compact development 
patterns found in existing Centers.” Moreover, the SDRP states that Rural Planning Areas need 
strong Centers and that Centers should attract private investment which otherwise might not 
occur.  

Environmentally Sensitive Planning Areas 
As shown in the above table and corresponding map, approximately nine acres of Township 
land is classified as an Environmentally Sensitive Planning Area. According to the SDRP, the 
Environmentally Sensitive Area contains large contiguous land areas with valuable ecosystems, 
geological features and wildlife habitats and that future environmental and economic integrity 
of the State rests in the protection of these irreplaceable resources. 

This planning area is vulnerable to damage of many sorts from new development in the Environs, 
including fragmentation of landscapes, degradation of aquifers and potable water, habitat 
destruction, extinction of plant and animal species and destruction of other irreplaceable 
resources, which are vital for the preservation of the ecological integrity of New Jersey’s natural 
resources. Perhaps most important, because the environs in the Environmentally Sensitive 
Planning Area are more sensitive to disturbance than the Environs in other Planning Areas, new 
development has the potential to destroy the very characteristics that define the area. 

According to the SDRP, the intention of the Environmentally Sensitive Planning Area is to: 

• Protect environmental resources through the protection of large contiguous areas of 
land 

• Accommodate growth Centers 
• Protect the character of existing communities 
• Confine programmed sewers and public water services to Centers 
• Revitalize cities and towns 

The State Plan indicates that large contiguous areas of undisturbed habitat should be 
maintained to protect sensitive natural resources and systems. Moreover, new development in 
this area should capitalize on the inherent efficiencies of compact development patterns found 
in existing Centers. Benefits associated with center focused development include the 
preservation of open space, farmland and natural resources and to preserve or improve 
community character, increase opportunities for reasonably priced housing and strengths 
beneficial economic development opportunities.  
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SDRP is very specific in its intention for the Environmentally Sensitive Planning Area; “new 
development should be guided into Centers to preserve open space, farmland and natural 
resources and to preserve or improve community character, increase opportunities for 
reasonably priced housing and strengthen beneficial economic development opportunities.” 

B. Special Resource Areas 

The Township is not located within a Special Resource Area such as the “Highlands” or 
“Pinelands”. 

C. Township Master Plan & Development Regulations 

The Township's Master Plan was last updated in November 2017 and addresses traffic, historic 
preservation, recreation and conservation planning, and housing. The Land Development 
Ordinance regulates land development, including zoning provisions and development 
application procedures. Farming is a permitted use in the R-170 Rural Environmental Zone, RU-P 
Rural Preservation Zone, RU-C Rural Conservation Zone, R-130 and R-80 Rural Residential Zones 
(described below), as well as within the HC and HC-1 Highway Commercial zones, the BP 
Business Park District,the RC Recreation Camp Zone and the PCD Planning Commercial 
Development Zone. The location of the zoning districts appears on the "Existing Zoning" map. 

Development regulations enacted by the Township intend to maintain agriculture as a viable 
industry and to preserve Millstone's rural character. The regulations include, but are not limited 
to, the following: 

• Farming is permitted in low density residential zoning districts including the RU-P Rural 
Preservation (10 acre minimum), the RU-C Rural Conservation (6 acre minimum), the 
RE Rural Environmental (4 acre minimum), the R-130 Rural Residential (3 acre 
minimum), and the R-80 Rural Residential (2 acre minimum). 

• Farming is a permitted principal use in the RU-P, RU-C, RE, R-130 and R-80 zoning 
districts. It also is a permitted use in the Highway Commercial zones, the Business Park 
District and the Recreational Camp zoning district. 

• Farm stands and associated farm equipment are permitted accessory uses for farms. 
• Farmland/open space conservation clusters, including non-contiguous clusters, are 

permitted in the RU-P & RU-C zoning districts with potential bonus densities. 
• Lot size averaging is permitted in the RU-P & RU-C zoning districts. Lot size averaging 

also is permitted under certain conditions within the R-170, R-130 and R-80 zoning 
districts. 

• Variable density techniques are permitted in the R-130 zoning district. 

Horse farms and equestrian activities have long been an important part of the rural character of 
Millstone Township. In order to preserve and encourage this activity, the Township has created a 
Bridle Path Network Plan in which a 15-foot-wide easement along property lines is provided. The 
purpose of the network is to connect County, State and municipal parks and facilities through a 
series of trails along greenways, stream corridors and private property. Trail easements are 
obtained through the site plan and subdivision application approval process, as well as 
donation and acquisition as part of the open space and farmland preservation program. 
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As discussed in the Master Plan Re-Examination Report, trail connections remain a priority for the 
Township. The Township identifies the following as priority linkages for development: 

• Perrineville Lake Park to Charleston Springs Golf Course and Park through Pine Hill and 
Shield Road Trail 

• Back Bone Hill to Charleston Springs Park 
• Charleston Springs Park to the Turkey Swamp Park in Freehold Township 
• Perrineville Lake Park to properties along Baird Road 
• Perrineville Lake Park to the Perrineville neighborhood from Baird Road to Agress 

Road 
• Perrineville Lake Park through the Assunpink Wildlife Management Area to the 

County-managed Union Transportation Rail Trail 
• Pedestrian bridge on 527 at Charleston Springs Golf Course 

D. Current Land Use and Trends 

Existing Land Use 
There is a variety of land use in the Township of Millstone. Previously, farmlands comprised the 
largest use in the Township. For the first time, however, the analysis of the most current 
assessment data shows that residential properties have surpassed  farmland as the most 
predominate land use in the Township, occupying 34.6 percent of total land area whereas 
regular and qualified farmland properties comprise 33.7 percent of the total land area. 

Approximately 7,490 acres, or 33.2 percent of the Township is qualified farmland. Public Property 
constitutes 23.6 percent (5,326 acres) of the Township. Commercial property comprises 1.9 
percent, or 436.7 acres of land area. Industrial property constitutes 0.2 percent (33.8 acres) of 
the Township. The Existing Land Use map shows where these areas are located. 

2017 Existing Land Use 
Property Classification Acreage Percentage 

Vacant 1,347.0 6.0% 
Residential 7,813.0 34.6% 

Farm (Regular) 102.5 0.5% 
Farm (Qualified) 7,490.0 33.2% 

Commercial 436.7 1.9% 
Industrial 33.8 0.2% 

Public School 127.0 0.6% 
Public Property 4,917.6 21.8% 

Church & Charitable 24.4 0.1% 
Cemeteries & Graveyards 28.6 0.1% 

Other Exempt 228.3 1.0% 
Total 22,549.0 100.0% 

Source: 2017 Tax Assessment Data. Acreage is calculated in GIS and rounded to nearest 1/10th 
acre. 
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Urban development is scattered throughout the Township. The following chart gives the acreage 
and percent change between the Land Use Land Cover from the New Jersey Department of 
Environmental Protection. As shown in the following chart, between 2012 and 2015, agriculture 
decreased slightly while urban development increased slightly. Conversely, both barren land 
and forest increased significantly over the same three-year period.  

Land Use Land Cover 2012 – 2015 

Type 2012  
Acres 

2012  
% Cover 

2015  
Acres 

2015 
% Cover 

% Change 
2012-2015 

Agriculture 4,986.5 23.2% 4,968.3 20.9% -0.4% 
Barren Land 227.2 1.1% 266.2 1.1% 17.1% 

Forest 4,966.9 23.1% 6,287.6 26.4% 26.6% 
Urban 6,833.7 31.7% 6,899.1 29.0% 1.0% 
Water 362.1 1.7% 359.8 1.5% -0.6% 

Wetlands 4,163.1 19.3% 5,019.4 21.1% 20.6% 
Total 21,539.4 100% 23,800.3 100% - 

Source: 2012/2015 NJDEP Land Use Land Cover 

Population Trends 
The Township of Millstone experienced a population boom from 1940 to 1960, wherein a total of 
1,084 persons were added to the population. From 1960 to 1970, however, the Township 
experienced a slight loss. In the following decades, the population continued to increase, 
reaching 8,970 total population in 2000 and 10,566 in 2010. According to the North Jersey 
Transportation Authority (NJTPA) Plan 2045, the population in Millstone is expected to increase to 
a total of 12,090, representing an increase from 2010 of 14.4 percent. 

Population of Millstone Township 
Year Number Percent Change 
1930 1,428 - 
1940 1,466 2.7% 
1950 2,100 43.2% 
1960 2,550 21.4% 
1970 2,535 -0.6% 
1980 3,926 54.9% 
1990 5,069 29.1% 
2000 8,970 77.0% 
2010 10,566 17.8% 
2045 12,090 14.4% 
Source: US Census, NJTPA Plan 2045 

Building Permits 
A total of 118 new privately owned units were authorized to be built within the Township from 
2008 to 2018. On average there were eight single- and two-family homes constructed per year 
during that timeframe. There was a lull in activity from 2010 to 2013, but 2014 marked the 
beginning of an uptick, with 72 new units added overall. That number has continued to jump 
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since then, with 2016 being the busiest year in terms of single- and two-family homes, wherein 18 
building permits were authorized for development.  

New Privately-Owned Residential Housing Units Authorized to be Built 
2008 – 2018 

  New Units 
(Annual) 

 1&2 
family Multifamily Mixed 

use 
New Units 

(Cumulative) 
2008 14 14 0 0 31 
2009 11 11 0 0 42 
2010 3 3 0 0 45 
2011 4 4 0 0 49 
2012 3 3 0 0 52 
2013 5 5 0 0 57 
2014 15 5 10 0 72 
2015 12 11 0 1 84 
2016 18 18 0 0 102 
2017 8 8 0 0 110 
2018 8 7 1 0 118 
Source: NJ Department of Workforce and Labor 

 

 

Source: NJ Department of Workforce and Labor 

E. Public Water & Sewer Service Areas 

The Township, in concert with the State Plan policies for rural planning areas, is not served by 
public water or sewer service. Further, the natural conditions in large areas of the Township, 
including freshwater wetlands, seasonal high-water table, steep slopes, limited stream flows with 
high water quality, and the soil conditions, place severe restrictions on the use of septic systems. 
The development of package treatment plants is restricted by limited stream flows and costs for 
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tertiary treatment requirements for physiographic areas like Millstone Township by the New 
Jersey Department of Environmental Protection. 

It is the Township's policy to discourage the extension of sewer service into the Township. Public 
infrastructure extensions, particularly sewer service, are an inducement to growth and 
development that is in direct conflict with the State Plan and the Township's goal to maintain the 
rural character of the community and safeguard natural resources. 

F. Township Zoning Policies & Provisions 

The Township has set forth a policy that development should be designed to preserve both open 
space and established woodlands and to protect environmentally sensitive areas. Major 
developments are encouraged to be designed in such a way that they will have minimal effect 
on the flow of traffic on the existing road system. Maintaining the rural character of the 
Township, preserving farmland and open space, and protection of the environment are 
fundamental purposes of the Township Land Use Plan Element portion of its master plan.  

To better achieve these purposes, the land use plan identifies areas for rural preservation and 
conservation. The plan provides for both large scale and small-scale farm operations. Smaller 
farmsteads provide more specialized products such as organic produce, exotic livestock and 
horticultural products. This type of diversity between large-scale crop producers and small-scale 
alternative farming operations can help strengthen the local agricultural economy. 

General Lot Size Categories and Distribution 
As indicated in the 2002 Master Plan, the RU-P Rural Preservation Zone covers roughly 52 percent 
of the Township land area. The RU-P Zone has an average lot size of 10 acres and contains large, 
contiguous tracts of viable farmland holding 84 percent of the Township's prime agricultural soil. 
These areas contain some of the largest nursery, equestrian and agricultural land areas in the 
Township. 

To develop, the RU-P Zone requires a minimum lot size of 10 acres. To provide flexibility to 
preserve larger tracts as farmland and/or open space, the rural preservation areas permit lot size 
averaging and residential clusters. As an incentive to cluster to preserve open space and/or 
farmland, the rural preservation area permits residential clusters at a density of one dwelling unit 
per eight acres on larger tracts provided that 60 to 70 percent of the tract is preserved via the 
cluster as open space and/or farmland. 

The RU-C Rural Conservation Area roughly 2 percent of the Township. The RU-C zone requires 6 
acres to develop a single-family detached dwelling. Roughly half of the RU-C Zone is farmland 
assessed property. It also contains substantial tracts of vacant land associated with 
environmentally sensitive lands such as freshwater wetlands, floodplains and headwater areas. 
Preserving open space and limiting intensive development in the RU-C zone will help protect the 
surface water quality for Millstone Township and downstream communities. 
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Parcel Distribution 

Category Number 
of Parcels 

Parcel 
Percentage Acreage Acreage 

Percentage 
Small lots (less than 1 acre) 659 15.4% 360.09 1.6% 
Medium Lots (1 to 5 acres) 2,902 67.6% 6,994.75 30.7% 
Large lots (5 to 10 acres) 380 8.9% 2,578.28 11.3% 
Very large lots (greater than 10 acres) 352 8.2% 12,886.75 56.5% 

Total 4,293 100.0% 22,819.87 100.0% 
Source: 2013 Tax Assessment Data 

Innovative Planning Techniques 
Millstone Township employs cluster development and lot size averaging ordinances for the RU-P 
and RU-C Zones. The cluster development ordinance allows and encourages one of the lots in a 
subdivision to become a preserved farm. Lot size averaging allows for greater flexibility by 
permitting the average of all proposed lots in a subdivision to meet the minimum lot size 
requirement rather than specifying that each individual proposed lot meets the threshold. The 
Township anticipates that other properties also will take advantage of these development 
opportunities in the future.  

Buffer Requirements 
Millstone Township requires new lots within the RU-P and RU-C zoning districts and which are 
adjacent to farmland to provide a 25 foot buffer. This provides a sufficient buffer between 
residential and farmland uses. In the event that a greater distance would be more appropriate, 
the Township could consider increasing the size of the buffer required on new lots. 

Development Pressures and Land Values 
Due to Millstone’s proximity to the NJ Turnpike, State Highway Route 33 and Interstate 95, the 
Township is witnessing a growing trend in warehousing development that has harmful impacts on 
the farming industry and Millstone’s farming viability. Warehousing uses have been increasing in 
popularity as they not encumbered by well and septic requirements in the way that other 
commercial uses often are. Additionally, demand for residential development remains fairly 
steady for both Millstone Township and Monmouth County. Large homes are being constructed 
on large lots and have a higher value than the older homes found in the southern portion of the 
Township.  

Since 2008, only a few additional farms have been preserved. In the year 2008 alone, the 
township preserved 6 farms encompassing 367 acres. The average cost per acre was 
approximately $35,000 per acre. However, since this time, the average cost has decreased from 
$35,000 per acre to less than $15,000 per acre.  

The following charts compare residential construction in Millstone Township and Monmouth 
County from 2018 until December of 2019. 
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 New Privately Owned Residential Housing Units Authorized in 2018 and 2019 
Millstone Township vs. Monmouth County 

  
Millstone Township Monmouth County 
2018 2019 2018 2019 

Total Units 11 14 1,897 1,566 
Single-family units 7 8 868 848 

Single-family value $2,583,250 $2,661,884 $256,643,311 $274,228,712 
2-family units 0 0 4 14 
2-family value - - $104,000 $1,229,557 
3-4 family units 4 6 10 12 

3-4 family value $897,000 $42,180 $1,305,686 $642,680 
5+ family units 0 0 1,015 692 

5+ family value - - $87,245,118 $58,920,002 
Source: NJ Department of Workforce and Labor 

 
 

Residential Building Permits Authorized 2008 to December 2019 Millstone 
Township vs. Monmouth County 

  
Millstone Township Monmouth County 

Total 1&2-
family 

Multi-
family 

Mixed-
use Total 1&2-

family 
Multi-
family 

Mixed-
use 

2008 14 14 0 0 1,159 769 361 29 
2009 11 11 0 0 880 648 228 4 
2010 3 3 0 0 791 603 188 0 
2011 4 4 0 0 791 628 163 0 
2012 3 3 0 0 964 654 302 8 
2013 5 5 0 0 1,405 1,178 217 10 
2014 15 5 10 0 1,335 980 334 21 
2015 12 11 0 1 1,176 829 340 7 
2016 18 18 0 0 1,901 833 1,057 11 
2017 8 8 0 0 1,729 912 792 25 
2018 8 7 1 0 1,828 860 958 8 
2019 13 12 0 1 1,168 757 406 5 

TOTAL 114 101 11 2 15,127 9,651 5,346 128 
Source: NJ Department of Workforce and Labor   

 
Transfer of Development Rights (TDR) Opportunities 
Currently, Millstone Township does not have a TDR program and, given the environmental 
carrying capacity constraints to development which exist throughout the Township, Millstone has 
no plans to implement a TDR program. 

 


