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Executive Summary 
 
This Plan presents a description and assessment of the present agricultural situation in the 
Township, what it means to the Township, and a vision for the future of what agriculture 
can be in terms of the policies and programs that are suggested.  
 
Hopewell Township is situated in Mercer County at the fringe of a rapidly developing 
area.  Although the Township has been subject to large scale non-residential and 
residential development, it nonetheless maintains a rural character that is evident 
throughout the community.  With almost half of the land in the Township under farmland 
assessment, agriculture is the most visible manifestation of the Township’s character.  
 
What is also evident in Hopewell Township is the decline of conventional crop 
production.  According to the New Jersey Agricultural Statistics Service (NASS), overall 
production shows a declining trend.  With the exception of corn and hay, most every 
other category reported to NASS showed considerable and sometimes significant decline 
with respect to acreage harvested or dedicated to agricultural endeavors. 
 
In order to combat the decline of agriculture and protect its rural character and 
agricultural heritage, the Township formed an Agricultural Advisory Committee (AAC), 
and is proposing large scale farmland preservation efforts to support the work of the 
AAC.  These efforts will utilize a variety of means to preserve as much land as possible 
over the coming five years.  The primary focus of Hopewell’s efforts will be a Planning 
Incentive Grant application to the State Agriculture Development Committee (SADC), as 
well as continuation of the traditional preservation programs of the Mercer County 
Agricultural Development Board and the SADC.  This funding application seeks to 
preserve large contiguous masses of agriculturally productive land in the central and 
northwestern portions of the Township. 
 
In addition to the PIG application, the Township will utilize a number of other means to 
preserve as much productive farmland as possible.  These include the SADC Direct 
Easement Purchase program, use of option agreements, installment purchase of 
development rights, solicitation of easement donations and utilization of limited 
development approaches in order to preserve farmland.  With this menu of preservation 
options, the Township can insure that land is available for the continuation of agriculture 
within the community. 
 

 1



 
Introduction 
 
Hopewell Township’s regional location, prime soils and access to densely populated 
markets combine to assure an agricultural future, if the farmland base can be preserved 
and agricultural viability maintained.  To this end, the Township has set a high priority on 
retaining its agricultural land base.  At present, almost half of Hopewell’s land area is in 
farmland assessment and agricultural production.  The objective of this Farmland 
Preservation Plan is to preserve as much viable farmland as possible in order to retain 
farming as an enduring legacy. 
 
Farmland preservation pays dividends for all involved.  While limiting the municipal 
service costs associated with new development, it can provide high-quality, locally grown 
produce.  Additionally, farmland preservation allows farm families to continue a tradition 
of local agricultural production, and expand and diversify for the future.  Recommended 
agricultural management practices play an increasingly important role in balancing the 
priorities of agricultural retention and environmental protection. 
 
This Farmland Preservation Plan Element should serve as a guidance document for local 
action, and should be updated periodically to reflect continuing progress and evolving 
objectives. 
 
This farmland preservation plan is prepared pursuant to Paragraph (13) of section 19 of 
P.L. 1975, c.291, the Municipal Land Use Law (C.40:55D-28).  This section provides 
that a farmland preservation plan element shall include: 
 
1. an inventory of farm properties in the entire municipality and a map illustrating 

significant areas of agricultural lands; 
 
2. a detailed statement showing that municipal plans and ordinances support and 

promote agriculture as a business; and, 
 
3. a plan for preserving as much farmland as possible in the short-term by leveraging 

monies made available by the Garden State Preservation Trust Act, N.J.S.A. 13:8-1 et 
seq., P.L. 1999, c. 152 through a variety of mechanisms including but not limited to 
utilizing: 

 
i. Option agreements;  
ii. Installment purchases; and  
iii. Encouraging donations for permanent development easements. 

 
Inventory of Farm Properties 
 
Hopewell Township retains a major portion of its land area in agriculture.  According to 
tax data from February of 2002, 17,782 of Hopewell Township’s 37,699 acres (47%) are 
currently under farmland assessment (Classes 3A and 3B), as shown in Appendix 1.  A 
review of Appendix 1 indicates that farm properties in Hopewell Township include lots 
as large as 289 acres, with six lots exceeding 200 acres and 30 lots exceeding 100 acres. 
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Figure 1 illustrates the locations of farmland-assessed parcels in Hopewell Township, as 
listed on the 2002 Assessor’s Tax Duplicate.  Some parcels shown qualify for farmland 
assessment on a portion of the lot.  Figure 2 depicts the location of Agricultural 
Development Areas; preserved farms, as listed in Table 1; and, approved applications for 
farm preservation that are awaiting closing, as listed in Table 2. 
 
 

Table 1 – Preserved Farmland 
 
Block  Lot Property Location Owner Name GIS Acreage 

27 2 35 HARBOURTON MT AIRY RD MARTINDELL  43.0 

28 3 425 LAMBERTVL HOPEWELL RD GOMEZ  54.2 

28 11 HARB ROCKTOWN RD GOMEZ  12.5 

28 00002  03 42 HARBOURTON MT AIRY RD BENIOFF  109.6 

31 13 MARSH CORNER WOODSVILLE ROAD COUNTY OF MERCER 139.5 

31 00006  03 HARB WOODSVILLE RD COUNTY OF MERCER  94.4 

37 23 91 TITUS MILL RD HART  15.2 

37 00023  01 91 TITUS MILL RD HART  58.0 

37 00025  01 TITUS MILL RD NIEDERER  14.5 

37 00025  03 TITUS MILL RD NIEDERER  6.4 

44 00011  03 OLD MILL RD CHOWDHURY  92.7 

46 00004  01 TITUS MILL RD NIEDERER  63.8 

46 00005  01 TITUS MILL RD NIEDERER  60.7 

50 4 257 PENN HARBOURTON RD HOLLINGER  32.2 

52 5 121 PLEASANT VAL HARB RD NEWHOUSE  213.6 

52 54 1429 TRENTON HARB RD WEIDEL  36.7 

62 1 1310 BEAR TAVERN RD FEDOR  60.9 

62 4 1258 BEAR TAVERN RD. SMITH 78.43 

62 6 401 PENN.-TITUSVILLE RD. BLACKWELL 58.65 

62 24 349 PENN.-TITUSVILLE RD BATCHA 143.76 

72 00006  20 163 BLACKWELL ROAD RADVANY  26.4 

75 00001  01 164 BLACKWELL RD HART  16.3 

    1,431.44 
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Table 2 – 2003 Approved Applications/Closing Pending 

 

Block Lot Property Location Farm Name GIS 
Acreage 

4 00019  01 182 VAN DYKE RD Faille 39.66  
21 5 195 PENN HOPEWELL RD Bluestone Farms 61.68  
26 1 HARBOURTON MT AIRY RD Princeton Research 50.04  
26 2 HARBOURTON MT AIRY RD Lanwin 108.44  
26 3 1641 HARB ROCKTOWN RD Quang Dong 80.34  
26 16 LAMBERTVL HOPEWELL RD Princeton Research 83.81  
28 00002  01 46 HARBOURTON MT AIRY RD Weidel (Jr.) 45.60  
39 16 333 CARTER RD Martin 95.15  
39 17 333 CARTER RD Martin 32.15  
39 26 25 BAYBERRY RD Martin 76.02  
39 30 37 BAYBERRY RD Martin 19.56  
39 32 35 BAYBERRY RD Martin 10.44  
43 5 42 BAYBERRY RD Martin 21.34  
50 13 1412 TRENTON HARB RD Gallo 54.44  
50 00015  02 321 PENN HARBOURTON RD Ferrette 42.51  
95 3 1132 BEAR TAVERN RD Kerr 267.40  

    1,088.58  
 
 
Municipal Support for Agriculture as a Business 
 
In 2001 the Hopewell Township Committee established the Hopewell Township 
Agricultural Advisory Committee (AAC).  The AAC is charged with the responsibility of 
promoting and preserving agriculture as a viable economic activity with the Township.  
The Committee serves as a forum for discussion of local agricultural practices and as an 
agent of change for public policies that may impact farming and the preservation of 
farmland.  The AAC’s duties include making recommendations concerning municipal 
land use procedures that strengthen and sustain agriculture; undertaking studies to 
determine the potential for farmland preservation in the Township; making grant 
applications; and, performing other advisory duties for the Planning Board and Township 
Committee.   
 
Hopewell’s Master Plan and Land Use and Development Regulations have consistently 
provided substantial support for farmland preservation and the continuation of agriculture 
as an industry in the Township.  The following is a brief summary of the policies that 
demonstrate the historic and continuing support for agriculture in the Township. 
 
Hopewell Township Master Plan (1992)   
 
Hopewell’s 1992 Master Plan included goals that support agricultural retention.  The 
Goal statement of the Master Plan indicates “The preservation of agriculture is 
encouraged….”, in areas with present and prospective agricultural uses, suitable soil 
conditions, and the absence of existing and proposed development and infrastructure.  In 
addition, the goals advocate that the preservation areas should be consistent with the 
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plans of the Mercer County Agriculture Development Board (CADB), which includes 
most of the Township in Agricultural Development Areas (See Figure 2). 
 
The Land Use Plan Element of the 1992 Master Plan includes a specific section titled 
Agriculture and Preservation of Rural Character.  This section notes “This Plan proposes 
that the Township undertake efforts to preserve agriculture and the rural character 
throughout the valley and nearby mountain areas”.  The Master Plan designates these 
areas as Valley and Agriculture and Mountain and Agriculture, respectively.  The Plan 
then discusses the rationale for preserving farmland, planning and zoning approaches, 
acquisition programs, and transfer of development rights.  The Plan advocates a 
concerted effort among State, County and municipal groups to preserve agriculture 
utilizing a combination of techniques.   
 
Other Master Plan policies also support the retention of agriculture throughout the valley 
and mountain areas, where sewer service is not planned and where proposed road 
improvements are minimal. 
 
Hopewell Township Master Plan, 2002 
 
The 2002 Master Plan offers significant support for agriculture as a business in Hopewell 
Township, as evidenced in the Agriculture section of the Goals and Objectives, which 
includes the following:     
 
 

• To encourage the preservation of agriculture through proactive planning 
where there are suitable conditions for the continued operation and 
maintenance of agricultural uses. 

 
• To preserve a large contiguous land base to assure that agriculture remains 

a viable, permanent land use. 
 
• To promote agricultural preservation activities with the Township’s 

Agricultural Advisory Committee, the State Agriculture Development 
Committee (SADC), the Mercer County Agricultural Development Board 
(CADB) and other open space preservation activities in the Township. 

 
• To recognize agriculture as a significant economic industry in the 

community and to encourage economic opportunities in this industry. 
 
• To provide financial incentives, financing mechanisms and enhanced 

opportunities for agricultural businesses that assist in maintaining 
agriculture as a viable economic activity. 
 

• To encourage compatibility between agricultural operations and 
neighboring non-agricultural development through the right-to-farm 
ordinance. 
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In addition to specific goals related to agriculture, the Land Use Plan Element espoused 
the importance of retaining contiguous lands for agriculture and highlighted potential 
conflicts between agriculture and expanding suburban development.  The Land Use Plan 
proposed the creation of two new zoning districts, the Mountain Resource Conservation 
(MRC) and the Valley Resource Conservation (VRC) districts.  The VRC and MRC 
Districts were “intended in part to reduce the amount of residential development so that 
agriculture is affected by fewer residences and more lands can be retained for 
agricultural use.  Lower densities also mean that more water is available for agricultural 
needs, as agriculture is reliant on the availability of significant water resources.” These  
districts permit open land, lot averaging and cluster subdivisions in order to promote the 
retention of large tracts of land for agricultural use. 
 
Development Regulations (Chapter 17) 
 
Ordinance provisions that support agriculture play an important role in the future of 
farming.  Hopewell’s land use and development regulations permit farms and other 
agricultural uses as principal uses in all zoning districts.  Barns, silos, sheds, farm stands, 
riding stables and other facilities that are customary for agricultural pursuits are permitted 
as accessory uses.  Nursery outlets for the sale of trees and ornamental shrubs are 
permitted as conditional uses.  The Township’s definition of “agricultural use/purpose” 
broadly defines agriculture as “land which is devoted to the production for sale of plants 
and animals”, and also defines “farm” as including five contiguous acres or more, plus 
acreage for the home if there is one. 
 
The creation of the MRC and VRC Districts and their development regulations also 
provide support for agriculture.  Development options within these two districts will 
maintain large contiguous tracts of farmland and other open lands by permitting an open 
lands development concept.  Under the open lands provision, development is 
accommodated on 25% to 35% of the tract while the remaining land, consisting of prime 
and statewide agricultural soils and sensitive environmental features, is preserved.  Use of 
the open lands option will promote continued agricultural use of prime agricultural lands.     
 
In addition, the development regulations establish a method for the transfer of 
development from the Township’s rural, agricultural countryside into designated villages.  
Through this technique, the Township is seeking to retain agricultural uses with less 
intrusion by non-agricultural uses, while also providing a mechanism for the property 
owner to realize development potential through transfer to another site while also 
retaining the ability to pursue the agricultural use.   
 
Right-to-Farm Protection 
 
New Jersey has enacted a strong right-to-farm statute, which applies statewide.  New 
Jersey’s Right-to-Farm Act provides commercial farm owners or operators with certain 
protection from restrictive municipal ordinances and public and private nuisance actions.  
Protected agricultural activities include production, processing and packaging of 
agricultural products, farm market sales and agriculture-related educational and farm-
based recreational activities.  Commercial farms are also protected from unduly 
restrictive municipal regulations and public and private nuisance lawsuits.   
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These protections are available to commercial farms which:  
 

• are operated in conformance with federal and state laws, and 
agricultural management practices recommended by the New Jersey 
State Agricultural Development Committee (SADC), or is an accepted 
agricultural operation or practice as determined by the Mercer CADB; 

  
• are not a direct threat to public health and safety; and 

  
• are located in an area where agriculture was a permitted use under the 

municipal zoning ordinance as of December 31, 1997 or thereafter and 
is consistent with the municipal master plan. 

 
Hopewell Township adopted the local Right-to-Farm ordinance (Ordinance # 93-957, 
Chapter 22 of the Township Code) in 1993.  The Right-to-Farm ordinance puts the public 
on notice that agricultural activities are a land use priority within the Township, and 
permits wholesale and retail marketing of the agricultural output from a commercial 
farm, among other protections.  The ordinance requires each contract and deed for 
subdivisions adjacent to farms to include a provision that waives the right to object to 
agricultural practices on the adjacent farm.  
 
Mercer County Support for Agriculture 
 
Mercer County has a history of promoting planning policies that favor agriculture.  In 
1983, in accordance with the enabling authority established by the N. J. “Agriculture 
Retention and Development Act” (the State Act), the Mercer County Agricultural 
Development Board (MCADB) was established to assist in the implementation and 
coordination of the Farmland Preservation Program in Mercer County.  In 1984, the 
MCADB took the initial steps toward developing a county Farmland Preservation 
Program by adopting the Mercer County Agricultural Development Area (ADA) map. 
 
The ADA map indicates areas that have the potential for continued agricultural use, but 
not necessarily for this exclusive use.  The completed map was approved in April 1985 
and amended in July 1990.  The criteria used to determine inclusion of land areas within 
the ADA included proximity to other agricultural land, soil type and percentage of tillable 
acreage.  The ADA map does not show exact property lines or boundaries, but rather 
shows the general areas in which farmland has the potential for continued use in the 
future. 
 
The vast majority of the land area in Hopewell Township is designated an ADA (See 
Figure 2), and Hopewell Township represents a majority of all the ADAs in Mercer 
County.  Other ADAs in Mercer County include a portion of Lawrence Township at the 
eastern boundary of Hopewell Township; southerly Hamilton Township; and, a 
contiguous area stretching from southern West Windsor Township through Washington 
Township to southern East Windsor Township.  There are approximately 49,700 acres 
included in the Mercer County ADAs. 
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The Mercer County Farmland Preservation Program is funded through the Open Space 
Trust Fund.  There are several methods available to finance the purchase of farmland in 
the Farmland Preservation Program, including easement purchase, easement purchase on 
an installment basis, and fee simple purchase.  In addition, two types of Eight-year 
programs provide for short-term preservation without great expense. 
 
Easement Purchase 
 
Under this program landowners voluntarily agree to sell their development rights, after 
which a permanent deed restriction is placed on the property in order to ensure the land 
will not undergo non-agricultural development in the future.  The landowner retains the 
ownership of the deed-restricted land, and the landowner is also extended the benefits of 
the Eight-Year Program.  The cost to purchase the easement is shared by the State and 
County and can include the municipality, non-profit groups and the private sector. 
 
Installment Purchase 
 
This method also provides for the preservation of farmland through the purchase of 
development rights, but payment to the landowner occurs over a period of years. 
 
Fee Simple Purchase 
 
With this option the landowner sells the farm outright to the State or County, and the 
State or County then resells the land after placing a permanent deed restriction on the 
property that prevents future non-agricultural development. 
 
Eight-Year Program 
  
There are two types of Eight-Year farmland preservation programs available, both of 
which involve an agreement with the landowner to keep the farm in active agriculture for 
a period of at least eight years.  In return, the landowner is eligible to receive 50% cost-
sharing on soil and water conservation projects approved by the State Soil Conservation 
Committee.  The second program is termed the municipally approved Eight-Year 
program, which requires a municipal ordinance endorsing the landowners’ enrollment in 
the program, and provides greater protection from eminent domain takings as well as 
additional right-to-farm protection. 
 
The MCADB has been most active in the easement purchase program, which is initiated 
when a landowner makes application to the MCADB.  Applications are reviewed against 
eligibility criteria and the agricultural preservation goals of the County. 
 
In a related activity, the Mercer County Open Space Plan has identified as an objective 
the provision of public access along stream corridors within the County.  In accordance 
with this plan, any applicant to the MCADB that has a stream corridor running along its 
boundary is asked to either sell a public access easement to the County, or sell in fee land 
for a public access along the stream.  The public will not have access to the preserved 
farm, and the County makes provisions for the farm to have continued access to any 
water supply which is used for agricultural purposes.   
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State Development and Redevelopment Plan Agriculture Policies 
 
The State Development and Redevelopment Plan (SDRP), adopted in March 2001 by the 
New Jersey State Planning Commission, designated the following Planning Areas (PA) in 
Hopewell Township, listed in Table 3 and depicted on Figure 3: 
 
 

Table 3- Planning Areas 
 

Planning Area Acres % of Township 

PA-2 Suburban 4,157.48  10.8% 

PA-3 Fringe 6,808.63  17.7% 

PA-4 Rural 12,511.02  32.5% 

PA-4B Rural/Env. Sensitive 4,920.22  12.8% 

PA-5 Env. Sensitive 5,406.91  14.0% 

County Park 2,128.11  5.5% 

State Park 2,554.60  6.6% 

Total 38,486.97  100.0% 
 
Nearly half of the Township’s land area is classified as either PA-4 or PA-4B, accounting 
for 17,431 acres, mainly in the northern half of Hopewell.  These two Planning Areas are 
the focus of most agricultural activity in New Jersey and contain the most productive 
agricultural lands.  Yet the Township has a number of active farms and productive 
farmland outside of PA-4 and PA-4B, as an overwhelming majority of the Township is 
characterized by important agricultural soils.  PA-3, the Fringe Planning Area, represents 
10.7% of the Township’s land area and is primarily found in the southern/central portion 
of Hopewell.  While it does contain suburban development patterns, it also contains some 
of the larger undeveloped and actively farmed parcels.    
 
The SDRP advances numerous statewide policies to support the long-term survival and 
health of the agricultural industry in New Jersey, many of which are consistent with 
Hopewell’s objectives to preserve farmland, retain and diversify agricultural land uses in 
the community, and enhance the viability of the Township's agricultural economy.  These 
policies have been reproduced from the SDRP below. 
 
 SDRP Statewide Policies1

“Promote and preserve the agricultural industry and retain farmland by coordinating 
planning and innovative land conservation techniques to protect agricultural viability 
while accommodating beneficial development and economic growth necessary to 
enhance agricultural vitality and by educating residents on the benefits and the special 
needs of agriculture.” 
 
Sustainable Agriculture and Comprehensive Planning2

                                                           
1 “The New Jersey State Development and Redevelopment Plan”, New Jersey State Planning Commission, 
March 2001, Page 159. 
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Policy 1 Agricultural Land Retention Program Priorities 
 
Funds for farmland retention should be given priority in the following order, unless a 
county or municipal farmland preservation plan has been prepared and approved by the 
State Agriculture Development Committee (in which case, priority shall be based on said 
plan): 

(1) Rural Planning Area; 
(2) Fringe and Environmentally Sensitive Planning Areas; 
(3) Metropolitan and Suburban Planning Areas. 
 

Policy 2 Preservation of the Agricultural Land Base 
 
Consider the expenditure of public funds for preservation of farmland as an investment in 
a public capital asset (i.e. farmland as an item of infrastructure) and thereby emphasize 
the public’s interest in maintaining long-term agricultural viability. 
 
Policy 3 Coordinated Planning 
 
Coordinate planning efforts of all levels of government to ensure that policies and 
programs promote agriculture. 
 
Policy 4 New Development 
 
Plan and locate new development to avoid negative impacts on agriculture. 
 
Policy 5 Innovative Planning and Design Techniques 
 
Encourage creative land planning and design through tools such as clustering, phasing, 
equity insurance and density transfers, purchase and donation of development rights, 
agricultural enterprise zones and districts and the provision of self-contained community 
wastewater treatment systems to serve Centers, to accommodate future growth in ways 
that maintain the viability of agriculture as an industry, and to achieve the Policy 
Objectives of the Planning Area while avoiding conflict with agricultural uses. 
 
Policy 6 Agricultural Water Needs 
 
Include consideration of the water needs of the agricultural industry in water supply 
planning at all levels of government. 
 
Agriculture and Economic Development3

 
Policy 7 Provision of Capital Facilities 
 
Provide adequate capital facilities including grain storage and food processing facilities 
to enhance agriculture in rural areas. 
                                                                                                                                                                             
2 Ibid, Page 160. 
3 Ibid, Page 161. 
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Policy 8 Access to Capital 
 
Improve access to capital funds, including rural revolving loan funds and rural venture 
capital networks, operating funds and portfolios that reduce the reliance on land as an 
asset for collateral or retirement. 
 
Policy 9 Enhancing the Agricultural Industry 
 
Promote economic development that supports the agricultural industry on local, county 
and statewide levels 
. 
Policy 10 Diversify the Rural Economy 
 
Promote beneficial economic growth that recognizes the need to provide the essential 
facilities and infrastructure to diversify the rural economy. Provide opportunities for 
business expansion, off-farm employment, on-farm income generating enterprises such as 
agricultural-related educational or recreational activities and environmental activities 
such as leaf composting. 
 
Policy 11 Enhance Agricultural Marketing 
 
Enhance marketing programs to promote the sale of New Jersey agricultural products. 
 
Policy 12 Simplify the Regulatory Process 
 
Adapt the permitting, licensing and land use planning and regulation processes to be 
sensitive to agricultural needs to enhance the industry and to facilitate new agricultural 
development. 
 
Policy 13 Local Ordinances and Building Codes Sensitive to Agricultural Use 
 
Promulgate local ordinances and state building code and fee criteria which are sensitive 
to the special purposes of agricultural construction and seasonal use. 
 
Policy 14 Right to Farm 
 
Coordinate actions of state and local government to encourage the maintenance of 
agricultural production by protecting farm operations from interference and nuisance 
actions when recognized methods or practices are applied and to ensure that the 
numerous social, economic and environmental benefits of agriculture serves the best 
interests of all citizens in the state. 
 
Policy 15 Aquaculture 
 
Aquaculture is recognized as an agricultural activity. 
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Agriculture and Environmental Protection4

 
Policy 16 Promote Agricultural Management Practices 
 
Encourage the use of agricultural management practices to ensure sustainable and 
profitable farming while protecting natural resources. 
 
Policy 17 Incorporate Agricultural Land in Recycling of Organic Materials 
 
Use appropriate agricultural lands for the recycling of non-farm generated biodegradable 
and organic materials. 
 
Human Resources5

 
Policy 18 Housing Supply and Financing 
 
Use federal and State funding to expand the supply of decent, safe and reasonably priced 
housing that will benefit those employed in agriculture. 
 
Policy 19 Vocational and Technical Training 
 
Create and expand access to training and technical assistance for agriculture and 
agriculture-related businesses. 
 
Policy 20 Agricultural Education 
 
Create and expand agricultural education and leadership opportunities through basic 
skills training, and vocational and entrepreneurial training on the secondary, county 
college and university levels. 
 
Policy 21 Encourage Young and First Time Farmers 
 
Coordinate federal, state and local financial incentives and tax and regulatory policies to 
encourage more individuals to enter agricultural business. 
 
Policy 22 Promote the Value of Agriculture 
 
Educate New Jersey residents on the economic and environmental value of sustainable 
agriculture in New Jersey and its important contribution to the State’s quality of life. 
 
Policy 23 Agro-tourism and Eco-tourism 
 
Expand opportunities for agro-tourism and eco-tourism 
 
The policies and recommendations of the State Development and Redevelopment Plan 
are meant to be considered in local planning initiatives, including planning for farmland 
                                                           
4 Ibid, Page 162. 
5 Ibid, Page 162. 
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preservation, a key element of agricultural retention.  Many of the policies above are 
woven into the Township’s planning policies, providing a regional perspective on the 
beneficial aspects of agriculture and programs to promote agriculture’s future while also 
making them a reality at the local level.    
 
Hopewell’s Agricultural Setting 
 
Hopewell Township is characterized largely by productive agricultural soils (see Figure 
4, Important Farmlands).  Prime farmland comprises approximately 43% of the 
Township’s land area, soils of statewide importance 34%, and farmland of local 
importance 5%.  The following descriptions of prime farmland, soils of statewide 
importance and farmland of local importance are taken from the “New Jersey Important 
Farmlands Inventory”, prepared by the SADC in 1990.   
 
Prime Farmlands-Prime Farmlands include all those soils in Land Capability Class I and 
selected soils from Land Capability Class II.  Prime Farmland is land that has the best 
combination of physical and chemical characteristics for producing food, feed, forage, 
fiber and oilseed crops and is also available for these uses.  It has the soil quality, 
growing season, and moisture supply needed to economically produce sustained high 
yields of crops when treated and managed according to acceptable farming methods.  
Prime Farmlands are not excessively erodible or saturated with water for a long period of 
time, and they either do not flood frequently or are protected from flooding. 
 
Soils of Statewide Importance-Farmlands of statewide importance include those soils in 
Land Capability Classes II and III that do not meet the criteria as Prime Farmland.  These 
soils are nearly Prime Farmland and economically produce high yields of crops when 
treated and managed according to acceptable farming methods.  Some may produce 
yields as high as Prime Farmland if conditions are favorable. 
 
Farmland of Local Importance-Farmland of local importance includes those soils that are 
not prime or statewide importance and are used for the production of high value food, 
fiber or horticultural crops. 
 
Hopewell includes large contiguous masses of farm parcels that dominate the central and 
northeastern portions of the Township.  Hopewell’s regional location, which has attracted 
fairly rapid suburbanization in some areas, poses unique challenges to maintaining the 
Township’s agricultural land base and its rural character.  
 
The SADC seeks to preserve agricultural viability, which it describes as an individual 
parcel's ability to sustain “a variety of agricultural operations that yield a reasonable 
economic return under normal conditions . .”.  Both the SADC and the State Planning 
Commission seek to retain large contiguous masses of viable agricultural land.  SADC 
policies recognize that agricultural parcels may become less viable if reduced in size.  
Thus, the substantial farmland areas that dominate central and northeastern Hopewell are 
important to the agricultural future of the region, since they represent the largest 
contiguous agricultural areas in the County.   
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Table 4 “Agricultural Production Units” identifies the extent of crop and animal farming 
in 1992, 1997, and 2002, the latest year for which figures are available for Hopewell.  A 
review of this information reveals several interesting facts: 
 

 Total acres of cropland harvested decreased from 6,783 acres in 1992 to 
5,874 acres in 2002 (- 13.4%). 
 

 Acreage devoted to corn for grain increased by roughly 24% to 1,069 
acres while corn for silage increased from 42 acres to 71 acres (+ 69%).  
Alfalfa hay acres increased from 633 to 733 acres (+16%) while acreage 
devoted to other hay increased from 2,272 acres to 2,345 acres (+ 3%). 
 

 Significant decreases were seen in acres harvested for oats (-90%), rye (-
35%), soybeans (-51%) and wheat (-37%) 
 

 Acres planted in trees and shrubbery dropped from 134 acres to 86 acres (- 
36%). 
 

 While equine animals increased by 30% during the period from 400 to 
518, livestock dropped from 488 head to 324 head (-34%).  The number of 
sheep decreased from 487 to 484 (- 0.6%), while swine and chickens also 
dropped.   
 

 A significant decrease was also registered in board feet of timberwood 
harvested, from 152,074 in 1992 to 76,033 in 2002 (-50%).  Cords of fuel 
wood also decreased slightly, from 470 cords in 1992 to 425 cords in 2002 
(-9%).   

 
A majority of the categories presented in Table 4 indicate negative change. 
 

Table 4 – Ag Production Units 
 

Year 1992 1997 2002 
% Change
1992-2002

Crop Acres Harvested        
Corn-grain 863 1,689 1,069 23.9%
Corn-silage 42 243 71 69.0%
Alfalfa hay 633 525 733 15.8%
Other hay 2,272 2,493 2,345 3.2%
Oats 19 49 2 -89.5%
Rye 127 135 83 -34.6%
Sorghum 0 0 17  
Soybeans 1,709 974 837 -51.0%
Wheat 1,104 844 698 -36.8%
Other field crops 14 80 19 35.7%

Total Crop Acres Harvested  6,783 7,032 5,874 -13.4%
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Acres Planted        
Cover crop 30 46 0 -100.0%
Rye 0 0 3  
Barley 0 0 0  
Other cover 21 46 23 9.5%

Total Acres Planted 51 92 26 -49.0%
Acres Planted        

Apples 20 30 19 -5.0%
   Blueberry     8  

Grapes 0 0 7  
Peaches 2 2 0 -100.0%
Trees & Shrubbery 134 177 86 -35.8%
Christmas trees 203 177 165 -18.7%
Other nursery 21 1 15 -28.6%
Other fruit crop 3 9 4 33.3%
(irrigated fruit crop) 3 0 0 -100.0%

Total Acres Planted 386 396 304 -21.2%
Animal Units        

Livestock 488 367 324 -33.6%
Equine 400 426 518 29.5%
Sheep 487 578 484 -0.6%
Swine 124 13 8 -93.5%
Bee colonies 48 54 52 8.3%
Ducks 95 41 28 -70.5%
Goats 11 47 82 645.5%
Meat chickens 222 167 134 -39.6%
Egg chickens 714 504 455 -36.3%
Turkeys 19 0 0 -100.0%
Other livestock 1,221 133 51 -95.8%

Total Animal Units 3,829 2,330 2,136 -44.2%
Total Acres in Vegetables * 208 223 7.2%
Forestry        

Cords fuel wood 470 734 425 -9.6%
Board feet timberwood 152,074 203,967 76,033 -50.0%

Total Forestry 152,544 204,701 76,458 -49.9%

     
*Note:  Information not available due to changes in reporting categories 
Source: State of New Jersey, Agricultural Statistics Reports 

 
   
Improving the Climate for Agriculture as a Business 
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Municipalities can be proactive in improving the economic viability of agriculture by 
understanding agricultural trends and the dynamics of emerging agribusiness.  Planning 
and zoning can enhance opportunities and minimize deterrents to agricultural retention.  
Hopewell should continue to expand its range of agricultural support strategies, including 
the following: 
 
1. Promote participation in the Eight-Year Municipally Approved Farmland 

Preservation Program.  The Eight-Year program can be established by municipal 
ordinance and approved by the CADB.  Participation in this program, the benefits of 
which were outlined previously, can improve the agricultural viability of lands.  
Establishment of an Eight-Year program also demonstrates the Township’s support 
for the agricultural community, and offers an opportunity for smaller farms to 
combine and participate in this program. 

 
2. Agriculture enhances the rural character of Hopewell Township and attracts seasonal 

visitors to the area.  The beneficial aspects of tourism, which can support agriculture 
and be supported by agricultural sales and activities, should be explored.  

 
3. Land use regulations should be reviewed and updated to minimize deterrents to 

agricultural activity, and provide increased opportunities for agricultural expansion.  
This may include expanded opportunities for direct marketing of locally grown 
produce which eliminates the middleman and makes agricultural activities more 
rewarding to the farmer, or additional uses that rely on or support agricultural 
activities.  It may also involve such amendments as permitting undersized, 
conforming lots where a permanent farmland easement is recorded.  The AAC is also 
reviewing the Township’s Right-to-Farm Ordinance with the aim of improving its 
operation, and intends to address the issue of farm labor housing. 

 
4. The AAC should continue its outreach initiative to foster communication directly 

with local farmers.  This can provide a clearer understanding of agricultural trends 
and objectives, and farmers perceptions of current and future business opportunities.  
The Farm Forum hosted by the AAC to discuss the future of farming, the role of the 
Township and agricultural products that could be profitably grown and marketed is an 
excellent start.  The AAC has suggested future Farm Forums to address property tax 
considerations, agricultural “niche” marketing, agricultural labor and water usage. 

 
5. The AAC has outlined several “viability related” work items in its future work plan.  

The Committee has suggested the development of a promotional/public relations 
campaign and map to identify Hopewell Township as an agricultural “brand” and 
regional asset, which will reinforce the Township’s Master Plan vision for continued 
agricultural viability and will communicate the message that the Township is serious 
about its agricultural asset.  The AAC has also discussed the need for a statistically 
accurate survey of baseline agricultural activities, farm investments and attitudes 
toward the future.  The results of the survey will be used to guide farmland 
preservation and future “agricultural viability” initiatives at the Township level. 
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Hopewell’s Plan to Preserve Farmland 
 
Virtually all except the mountainous portions of Hopewell Township consist of important 
farmlands—prime soils, soils of statewide importance and soils of local significance. 
Hopewell’s plan for farmland preservation seeks to maximize the long term utility and 
viability of this resource by maintaining critical masses wherever they currently exist. 
 
The Township is fortunate to have long-standing acquisition programs operating within 
its borders, and to have a core of increasingly interlocking preserved farmlands with 
common boundaries.  In Hopewell the traditional agriculture of the last century, which 
generally involved the production of corn, grains, dairy, poultry and eggs, is gradually 
being replaced by hay production, specialty crops and equestrian uses as the dominant 
agricultural uses.  Equestrian uses occur throughout the Township, and include the Hart 
Farm, Boxwood Farm, Duncraven and the Hopewell Valley Horsemanship Academy in 
the list of preserved farms. 
 
A growing niche in the agricultural landscape in the community is occupied by organic 
farming.  The Northeast Organic Farming Association of New Jersey (NOFA-NJ), which 
is based in Pennington, indicates that there are four certified organic farms in the 
Township.  The organic farms offer vegetables, field crops, herbs, eggs, flowers, poultry, 
beef, hay and berries, all certified to be organic.  The products are offered at farm stands, 
farmer’s markets, and restaurants, and are marketed through direct marketing, 
cooperatives, wholesale and community supported agricultural programs.  In 2002 
Hopewell’s first vineyard began production.     
 
The Township also is blessed by the presence of public and non-profit agricultural uses in 
various parts of the Township that can serve as anchors for future preservation efforts, 
and which are contiguous to other preserved lands.  Among these agricultural uses are the 
Howell Living History Farm (129 acres) on Pleasant Valley Road in the northwest corner 
of the Township; the Mercer County Equestrian Center (127 acres) on Federal City Road 
in the southeastern part of the Township; and, the Organic Farm at the Stony Brook 
Millstone Water Association property (785 acres) on Titus Mill and Wargo Roads in the 
east-central part of the Township.   
 
The 17,782 remaining farmland-assessed acres can make farming a permanent part of the 
Hopewell landscape and economy.  However, to accomplish this objective, multiple 
programs and priorities should be combined and innovative approaches should be 
developed to achieve significant preservation of remaining farms, and to facilitate the 
growth of the business of agriculture in the Township.   
 
For planning purposes, it is useful to identify preservation objectives in order to establish 
funding priorities. Hopewell’s farmland preservation approach will involve a range of 
preservation strategies with a number of options for the landowner.  Significant planning 
issues relating to these lands are briefly summarized below. 
 
1. The Township will continue its farmland preservation efforts through the traditional 

easement purchase program established by the MCADB and the SADC. Where 
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imminent threat of conversion is involved, preservation efforts may be enhanced if 
the Township can step in and quickly negotiate for easements.  Readington and East 
Amwell Townships are nearby examples where lands have been preserved by 
municipal action and later submitted to the County and State for reimbursement.  The 
SADC should be consulted as to appropriate procedures for this type of effort. 

 
2. The SADC direct state acquisition program can also be an important part of 

Hopewell’s Farmland Preservation Plan.  This program is particularly useful because 
the SADC can take decisive action in an expedited fashion to acquire easements to 
large parcels.  

 
3. The Township has submitted an application for a farmland preservation Planning 

Incentive Grant (PIG), a program established in the SADC by the State Legislature.  
The PIG program encourages municipalities to develop a Farmland Preservation Plan 
that uses a variety of methods such as installment purchase, donation, easement 
purchase and option agreements.  To qualify for a farmland preservation PIG the 
Township must take the following actions, all of which will have been accomplished 
with the adoption of this Farmland Preservation Plan: 

 
• Adopt a Farmland Preservation Plan in accordance with the requirements of the 

MLUL in consultation with the agricultural advisory committee described below. 
 

• Establish an Agricultural Advisory Committee.  The Mayor with the consent of 
the governing body must appoint the Agricultural Advisory Committee.  The 
Committee shall consist of 3 to 5 residents of the Township, with a majority of the 
members actively engaged in farming and owning a portion of the land they farm.  
The Committee shall report to the Planning Board. 

 
• Establish and maintain a dedicated source of funding or alternative means of 

funding for agricultural preservation, such as repeated annual appropriations or 
repeated issuance of bonded indebtedness. 

 
• Identify project areas of multiple farms that are reasonably contiguous and located 

in an ADA authorized pursuant to the Agriculture Retention and Development 
Act. 

 
The Township has identified two project areas which will be submitted as one PIG 
application.  These project areas focus on the northwestern and central portion of 
Hopewell and will achieve stated objectives related to agriculture.  Overall, 6,648 
acres are targeted for acquisition at a cost of roughly $83 million.  The Township has 
identified a stable source of funding for the municipal cost share of the proposed 
project and has submitted the grant application to the County and State.  The PIG is 
intended to address small- and mid-sized farms which often fall outside the traditional 
funding programs. 

 
4. Option agreements provide an opportunity to reserve the right to acquire farmland at 

some time in the future.  Such agreements can provide valuable assurances for both 
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the Township and the property owner that preservation can and will occur at some 
time in the future, based on agreed pricing and terms. 

 
5. Installment purchases leverage public funds by extending the horizon for payment 

over a period of years.  Rather than requiring a front-end commitment of cash to 
acquire all development rights at the outset, installment purchases allow the 
municipality and the owner to devise a payment strategy which meets their mutual 
objectives and needs. 

 
6. Donations of permanent development easements can be particularly valuable to both 

the farmland preservation effort and the landowners involved.  Donations of all or 
part of the development rights can provide substantial Federal income tax deductions, 
particularly for high-income landowners.  Such donations also offer estate tax 
benefits, reducing the estate taxes that frequently force the sale of farm properties in 
order to pay the tax.  Property owners and the Township can structure donation plans 
that minimize the tax consequences to landowners and increase the effectiveness of 
farmland preservation funds. 

 
7. Limited development approaches can also preserve significant farmland areas, if the 

development is appropriately situated to minimize impacts on farming and the 
majority of prime soils are preserved. 

 
8. A coordinated outreach effort should be initiated which promotes the farmland 

preservation program and solicits participation.  This could be coordinated by the 
Agricultural Advisory Committee to establish a database that identifies the future 
ambitions of current farmland owners, and key elements affecting their ability to 
retain agricultural lands in farming use.  Methods of educating the public could 
include targeted mailings, newsletter articles and informational town meetings, and a 
farmland preservation brochure would also be a useful tool for this purpose.  
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