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ABSTRACT The “Pine Barrens” are a UNESCO-designated biosphere reserve encompassing about 1.1 million acres in
southern New Jersey. A state agency, the New Jersey Pinelands Commission, in conjunction with county and local
governments, works to implement land management and environmental protection goals via a comprehensive
management plan. The pinelands development credit (PDC) program is one tool aimed specifically at land
preservation outcomes. The PDC program is a regional “transfer of development rights” market allowing
landowners to sell their rights to further develop their property and enter their land into permanent protected
status. Since the program'’s inception in 1982, over 55,000 acres of sensitive and rare ecosystem have been
protected; the more than 1,200 transactions account for US$63 M of economic value. The PDC program is a clear
illustration of the role that financial instruments and market mechanisms can play in achieving environmental
protection outcomes. This case study offers an overview of the pinelands area, PDC program, and the transfer of
development rights concept before examining the PDC program and its outcomes in greater detail. While the program
has been hailed as a success, it will face challenges in the coming years, including a relatively inefficient process for
converting PDCs into protected lands and the question of how the program can evolve once eligible lands become

more scarce. KEYWORDS planning, conservation, finance, markets, New Jersey, pinelands, preservation

Case Context

The New Jersey “Pine Barrens” are a UNESCO-
designated biosphere reserve located in southern New
Jersey (see map 1). Encompassing about 1.1 million acres,
the area is managed jointly by the U.S. federal govern-
ment, a state of New Jersey commission, seven county
governments, and §6 municipal governments. Although
it is a very old ecosystem, the pinelands as a protected
area has existed only since the late 1970s with the
passage of federal laws designating the Pinelands National
Reserve and state laws outlining the Pinelands Protection
Act and creating the New Jersey Pinelands Commission, or
NJPC [1].

The primary mechanism for preserving and protecting
the pinelands ecosystem is through zoning rules and
review of development projects for compliance with envi-
ronmental standards. The New Jersey Pinelands

Commission, a state agency, has the power to set mini-
mum environmental standards for all local zoning and
development ordinances. All municipalities in the pine-
lands area are required to conform their local master plans
and zoning ordinances to the regional plan set forth by
the Pinelands Commission. Most construction and infra-
structure development projects, as well as projects of any
other type impacting the pinelands ecosystem or potentially
impacting threatened and endangered species found in the
pinelands ecosystem, must be reviewed for compliance with
the Pinelands Comprehensive Management Plan (CMP)
by the NJPC’s professional staff of scientists, urban plan-
ners, and land management experts, as well as the 15-person
Commission itself. The Commission’s membership repre-
sents seven county governments, the interests of the federal
government, and the interests of the state of New Jersey
and its residents more broadly. Members of the
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Commission are appointed by county governments, the
U.S. Secretary of the Interior, and the New Jersey gover-
nor’s office and serve as uncompensated volunteers. The
NJPC also conducts extensive scientific, engineering, and
historical research as well as offering opportunities for pub-
lic education and outreach each year [2].

The pinelands ecosystem has been inhabited for
thousands of years, first by indigenous peoples and next
by subsequent waves of Euro-American settlers. The
region is squeezed between greater Philadelphia and
greater Atlantic City and subject to the development
pressures of both regions as well as growth associated
with communities in northern New Jersey and all along
the New Jersey seashore. As these areas sprawled during
the 1960s and 1970s, the state of New Jersey and its
residents were faced with the decision to develop the
pinelands area or carefully manage it, keeping the land
closer to its natural state in order to preserve and protect
the globally unique species, habitats, and aquifers found
there. In fact, according to the U.S. Fish and Wildlife
Service, the pinelands is home to “850 plants, 39 mam-
mals, 299 birds, 59 reptiles and amphibians, and 91 fish”
species including more than 9o species of plants and
44 species of animals that are listed as threatened,
endangered, or otherwise of special concern to the state
of New Jersey and/or the U.S. federal government
through the Endangered Species Act [3]. The pinelands
area also sits atop one of the largest aquifers on the U.S.
east coast, the Kirkwood-Cohansey, which encompasses
some 3,000 square miles [4].

After the decision was taken to protect the pinelands
area and establish the NJPC, the question became how
best to balance all of the activities going on in the region.
Thousands of people already lived in the pinelands when
it received its environmental designations, along with the
farming, forestry, industrial, and commercial activities
that supported many communities. For instance, Ham-
monton—celebrated as the “blueberry capital of the
world”—is the epicenter of New Jersey’s 57 million
pounds-per-year of blueberry production [5], with all of
the attendant sustainability challenges associated with
commercial agriculture. Elsewhere in the pinelands, sand
mining and forestry operations compete with housing
developments, planned communities, and tourism opera-
tions. Even today, after 40 years of management by the
NJPC, the pinelands are home to more than 700,000
people and tens of thousands of businesses [6].
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Thus, one of the key goals of protecting the pinelands
is to manage growth and environmentally disruptive
types of economic activity. Through the CMP, nine land
use designations were created for the pinelands region
(map 1). Some designations, like “preservation” and
“forest,” have strict development restrictions in the
interest of ecological protection. These designations also
encompass thousands of acres of state and county parks,
forests, and open space areas. Others, like the two types
of agricultural designation, aim to continue the histori-
cal uses of an area for farming. Still others allow very
modest development within the boundaries of towns
and villages that existed prior to the implementation
of the Pinelands Protection Act. Finally, on the margins
of the pinelands area, are designated “regional growth
areas” where the bulk of housing, economic, and com-
mercial development is intended to take place [7]. The
purpose of establishing these land use designations was
to develop zoning tools for directing flows of growth and
economic activity from Philadelphia, North Jersey, and
greater Atlantic City away from ecologically sensitive
places and toward areas where development might be
less environmentally impactful. These zoning designa-
tions were imposed on existing property owners, in some
instances significantly changing the calculus of their
property value given the new types of development re-
strictions overlaid on their land.

One of the more innovative zoning tools associated
with the region, relying on the land use designations just
outlined, is the pinelands development credit program
(“PDC” program). The PDC program is a regional
“transfer of development rights” (TDR) system that al-
lows landowners with preservation-, agricultural
production-, and special agricultural production-
designated property to sell their right to further develop
their property while retaining ownership of the under-
lying land. These areas are known as “sending areas.”
Buyers of these development rights credits, located in
designated “receiving areas” and particularly in the
regional growth land use areas, are then allowed to
increase the amount of residential development permit-
ted on their lands. When PDCs are purchased, the
“sending” area enters into a program of permanent land
protection through deed restrictions. In this way, the
PDC program takes development pressure off of lands
in the core pinelands area and redirects it toward the

outer margins while also adding additional acreage to the
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rolls of permanently protected land in the pinelands
ecosystem.

Case Methodology

In this case study, we examine the PDC program in
greater detail in order to illustrate the roles that market
mechanisms can play in achieving land preservation and
ecological protection goals. We've examined annual re-
ports, sales data, and other documentation produced by
and about the PDC program over the period 1982-2020.

All of the sources we've examined are publicly available
through the PDC Bank’s website, and citations for spe-
cific sources are included as appropriate. We also con-
ducted an interview with the executive director of the
PDC Bank and an employee of the NJPC who works
with the PDC program. Organizationally, in this article,
we first offer an overview of the TDR concept and then
examine the PDC program and its impacts. Next, we
consider some limitations of the PDC program and
explore questions about the program’s future.
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CASE EXAMINATION
TDR: From Concept to Reality

The “TDR” concept first emerged in the United States
during the 19605 as a tool for historic preservation; TDR
programs have since been applied to a range of challenges
from environmental protection to affordable housing
[9, 10]. The goal of a TDR is to reduce or prevent devel-
opment in some places by concentrating development (or
potential development) in other areas [11]. TDR markets
have two sides: The places or parcels that are intended to be
preserved by the TDR are called sending sites, while receiv-
ing areas are places considered appropriate for growth. The
owners of sending sites have the option to take an easement
on their land in return for a marketable commodity in the
right to develop their property [12]. These owners can sell
these TDRs to developers in receiving areas. Receiving areas
are already zoned for development but are allowed addi-
tional developments or density when the developer buys
TDRs [11]. TDR programs are considered zoning techni-
ques that aim to protect the environment while also con-
trolling urban growth. Often, though not always, TDR
programs protect resources that are hard to measure purely
by quantitative metrics, like historic landmarks, urban
growth, or affordable housing [11].

TDR programs generally serve three functions for sta-
keholders: (1) redistributing development rights, (2) offset-
ting property rights restrictions, and (3) leveraging private
dollars for resource protection [9, 13]. First, by redistribut-
ing development rights, TDRs support the spatial goals of
communities while avoiding the policy and market imper-
fections that are sometimes brought by planning and zon-
ing rules. For example, urban areas can experience high
land prices due to positive externalities such as tax breaks
or availability of transit, while rural areas may face negative
externalities from agricultural operations and development
restrictions [9]. Second, by offsetting property rights re-
strictions, TDRs still allow for the right to develop—just
in a different location. Thus, TDRs are helpful to avoid
using downzoning, where governments undergo rezoning
to allow less development potential, as a strategy to imple-
ment environmental protection goals. Downzoning may
restrict a property owner’s ability to use land and may
decrease property values, which often leads to political and
legal challenges. But a TDR can offset these property rights
impacts and provide an avenue for compensating property
owners whose rights have been diminished in pursuit of
a broader social or environmental goal [9].

4 CASE STUDIES IN THE ENVIRONMENT 2022

A TDR system can also serve as a tool to create more
resilient communities by preserving environmentally sensi-
tive land. For example, the City of Miami is using TDR in
its Arch Creek Basin as tool in community adaptation to
climate change. This area is primarily residential and is
largely located within a Special Flood Hazard Area. The
program offers to convert these areas to a large-scale slough
park through voluntary relocation, even allowing pre-
selling and low-income options when eligible [14]. TDRs
also leverage private funds for resource area protection as
public funding can often be lacking. By enabling develop-
ment rights to be transferred between landowners and
developers on the private market, TDRs can provide pro-
tection for environmental and agricultural areas without
imposing taxes or incurring debt on the community [9].

The last few decades have seen a shift toward volun-
tary, market-based strategies through the use of public—
private partnerships and incentives [15]. This trend fol-
lows the increasing shift away from publicly funded,
bureaucratic approaches to planning and more toward
incentive-driven, entrepreneurial placemaking [9]. To
allow for such an environment, these governments are
responsible for providing carefully planned zoning and
properly connected infrastructure [16]. TDR programs
are becoming more attractive in the current land use
policy environment, as they require comparatively fewer
regulatory tools and comprehensive plans. Furthermore,
from a legal perspective, TDRs are a means to mitigate or
compensate for regulatory takings [17]. If sending area
land meets the criteria for taking and TDR is seen as
compensation, the program must provide just compensa-
tion for the taken property. Likewise, if the TDR is seen
as an economically viable use of the impacted property,
TDR may release the local government’s liability for a tak-
ing [9, 17]. Local and county governments must actually
create the market for TDRs, allowing for parties to trade
development rights. Depending on the size and scope of
the TDR, these programs can be managed at the county
or municipal level. All programs usually require short-
term start-up investments and long-term administration
costs and considerable coordination among different
components of government. To meet these demands,
third-party groups such as nonprofits and consultants are
sometimes involved in the actual management and
administration of TDR programs [18].

Ideally, the use of TDRs will result in development

rights being transferred from rural areas into urban



settings, where the infrastructure, employment, shop-
ping, and public services needed to accommodate addi-
tional development already exist [11]. Therefore, for
a TDR program to work efficiently, a community must
have separated working landscapes and planned develop-
ment areas. This allows for clear sending and receiving
areas in the TDR process. TDRs normally struggle in
rural areas that lack developmental pressure, with this

technique rarely being used in such circumstances [16].

The PDC Program

The PDC program largely follows the contours of a typical
TDR program. The NJPC allocates PDCs to landowners
in the Preservation Area District, Agricultural Production
areas, and Special Agricultural Production Areas. These
areas are established in the Pinelands CMP as allowing
little-to-no development, as in either residential or com-
mercial development. The CMP outlines permitted uses
for each of these areas, but the overall goal within these
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areas is to preserve the land as either wilderness or active
farmland. Within the PDC program, these areas are
known as “sending areas” (map 2). Property owners can
determine whether they are eligible for PDCs by applying
to the NJPC for a Letter of Interpretation, which estab-
lishes basic facts about the property including: landscape
attributes (wetland or nonwetland), title, structures on
the property (and their uses), notable activity on the
property (such as agricultural or commercial activity), any
desire on the part of the landowners to reserve the right to
build a house on the property in the future, and any
easements or deed restrictions that may affect the prop-
erty. Using this information, NJPC staff then determine
how many PDCs a property owner is entitled to claim. If
inclined, property owners can then sell their PDCs once
allocated to anyone they'd like to.

Each individual credit transfers the right to build four
homes. Credits can be bought and sold in quarter-credit
increments, with each quarter-credit representing the
right to build a single home. PDC transactions are ar-
ranged independently between buyers and sellers. How-
ever, the transactions are recorded and finalized by the
PDC Bank. The PDC Bank is the statutorily designated
processing agency for the PDC program. The PDC Bank
maintains the details of recent transactions, including
publicly accessible information about prices and volumes
of credits transacted. The Bank maintains lists of PDC
holders and can connect those looking to sell their credits
to potential buyers. The PDC Bank also maintains the
physical certificates, similar to physical bond or stock
certificates, associated with each property, and ensures
these are transferred correctly upon any transaction. The
PDC Bank has the ability to purchase PDCs directly and
has the option of either “retiring” them and removing
them from the marketplace or maintaining holdings until
sometime in the future. Historically, this “public sale”
power has been used only in limited circumstances and
typically in association with injections of capital from the
State of New Jersey. Finally, the Bank works with the
NJPC when credits are redeemed in order to ensure that
corresponding amounts of land are entered into perma-
nent protected status.

One innovation associated with the PDC program,
discussed further below, is that land with PDCs allocated
to it can be sold and bought with the PDCs still attached
to it or PDCs can be “severed” from the underlying land
and sold separately. For PDCs to be severed and sold,

6 CASE STUDIES IN THE ENVIRONMENT 2022

a deed restriction must be recorded first for the underly-
ing land, committing the property to some level of envi-
ronmental protection in perpetuity because the owner has
severed their rights to further develop the property. Once
the restriction is filed and recorded, the PDCs are con-
sidered severed from the land. The landowner selling the
credits still retains the title to the land and is allowed to
continue using it in accordance with the CMP, uses that
typically center on passive recreation activities like hiking,
hunting, or fishing. The deed restriction must be recorded
in such a way as to also bind future owners of the land to
the same uses.

Participation in the PDC program is largely voluntary,
though some municipalities may require the purchase and
redemption of PDCs as a condition of zoning approval
for a given project. However, there are many reasons why
a developer would choose to purchase and redeem PDCs
for a project. Although in theory anyone can purchase
PDCs, from a conservation perspective, PDCs are ideally
sold to buyers in CMP-designated “receiving areas” in the
regional growth area land use designation. These are areas
of considerable existing development and deemed capable
of accommodating regional growth influences while also
protecting the environment and character of the pine-
lands. There are regional growth areas designated in 22
municipalities in the pinelands area, and in these munic-
ipalities, zoning regulations are such that housing and
development projects that incorporate the purchase of
PDC:s are allowed to construct up to 50% more housing
than would otherwise be permitted. For many building
projects, this means that a developer could also sell 50%
more housing units than they otherwise would be allowed
to. Municipalities designate residential, commercial, and
industrial zones within a regional growth area. Many res-
idential zones have assigned base density and a maximum
permitted bonus density; if a developer wishes to build at
maximum permitted bonus density, then PDCs are
required. When a developer “redeems” PDCs as part of
a project, the PDCs are officially removed from the mar-
ketplace. Thus, it is actually in the interests of land pres-
ervation goals to see additional development on the
margins of the pinelands area because this results in lands
elsewhere becoming permanently protected.

Based on our analysis of all available sales data running
back to the inceptions of the program in 1982, there have
been more than 1,200 transactions within the program,
representing 6,977 construction rights (figure 1). In



Rights Transacted per Year, 1982-2020

Ficure 1. Rights transacted per year, 1982-2020.

Average Price per Right, 1982-2000 ($USD)
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Ficure 2. Average price per right, per year, 1982-2020.

practical terms, that means that nearly 7,000 new hous-
ing units that would have otherwise been built in preser-
vation- or agriculture-designated areas were successfully
relocated to one of the regional growth areas on the
margins of the pinelands area. These transactions have
totaled more than US$63 M in economic value, including
the handful of purchases and sales made by the PDC bank
itself. In the years we studied, 1982-2020, there were on

average about 31 transactions per year, and the average

$30,618.45

$13,722.22

$6,779.72

$7,962.96

price for a right was about US$8,700 (figure 2). How-
ever, these averages mask considerable variation and vol-
atility within the PDC market from year to year.
Unsurprisingly, the contours of the PDC market follow
the ebbs and flows of the broader economy—transactions,
and prices, rise during periods of economic growth, and
stagnate or even fall during economic downturns. While
we examine some of the ongoing challenges with the
marketplace for PDCs in the final section of this article,

The Pinelands Development Credit Program 7
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as well as other programs [19].

we emphasize here the land preservation successes of the
program: during the years of the PDC program, §5391
acres of the pinelands area have entered into permanent
protection because of rights being severed and redeemed

(18, sce also map 3].

Discussion and Analysis: Where Does the PDC
Program Go From Here?

The PDC program has helped achieve the NJPC’s land
preservation goals and also serves as an illustration of the
2022
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ways in which market mechanisms can contribute directly
to environmental protection. But there are challenges and
limitations to the program that are also worth
considering,

First is the apparent difficulty in “converting” PDCs
into protected land. Remember that in its essence, the
PDC program represents the creation of a financial deriv-
ative and a market for that derivative: PDCs (the deriv-
ative) can be transacted entirely separate from the land
itself (the underlying asset). Land with PDCs allocated to



it can be sold and bought with the PDCs still attached to
it, or PDCs can be “severed” from the underlying land
and sold separately. Derivatives are not in themselves
problematic, but it is important to understand that PDC
“derivatives” and underlying markets for land in the pine-
lands area will operate differently from one another.
There’s no guarantee that PDC transactions will translate
into protected lands, in contrast to the way that a simple
purchase of land by a preservation group (e.g., The Nature
Conservancy) would.

This fact is most clear when we examine the distinc-
tions between PDCs allocated, severed, and redeemed, or
what we call the “conversion rate.” According to data
supplied in the PDC Bank’s 2020 Annual Report, over
the lifetime of the PDC program, more than 2,979 PDCs
have been allocated to landowners since 1982 [19]. But
only 1,581 (53.1%) of those credits have been “severed”
and entered into the marketplace to be utilized in devel-
opment projects. Perhaps of even greater concern, just
982.5 PDCs have actually been redeemed, representing
62.1% of severed credits and just 33% of all PDCs that
have been allocated. In other words, only 33% of all PDCs
allocated have been converted into protected land.

These figures improve when we consider the purchase
activity of the PDC Bank itself. On occasion during its
history, the PDC Bank has purchased PDCs from sellers,
at market prices. These so-called public sales, in contrast
to the core “private sale” mechanism outlined in this
article, have the sole purpose of “retiring” PDCs from the
marketplace and entering additional land into permanent
protected status without any associated development pro-
ject receiving the credits. When we include the PDCs that
have been purchased and retired via public sales, the ratio
of redeemed PDCs increases to 41.4% of all PDCs allo-
cated and 78% of all PDCs that have been severed. This
suggests—similar to many commercial and retail banks—
that the PDC Bank can play an outsized role in support-
ing the marketplace for its products.

Second, there are inherent physical limits built into
any TDR program, and the PDC program is no excep-
tion. Land in the pinelands area—the “underlying asset”
in the PDC program—is limited in two ways. First, there
will be a point in time where no new PDCs can be
allocated to “sending” areas (a cap on supply). Second,
there is a limited amount of land suitable for development
in pinelands “receiving” areas, which will fundamentally
limit the number of PDCs that can be redeemed (a cap on

demand). Viewed optimistically, when the PDC market-
place reaches these limits, perhaps all available PDCs have
been redeemed and a considerable amount of land has
entered permanent protected status. Conversely, the PDC
market could simply grind to a halt due to the supply-side
or demand-side market failures just described (or both).

Looking forward, the PDC Bank, the NJPC, and the
other entities tasked with managing the pinelands area
will need to address these issues in order to maintain the
marketplace for PDCs. We propose some possible solu-
tions here, though each would need considerable addi-
tional research prior to implementation. First, the PDC
Bank could attempt to make PDCs more valuable and
thus incentivize landowners to sever PDCs from their
underlying property. The most straightforward path
would be demand-side interventions requiring the pur-
chase and redemption of PDCs in a greater number of
land-use and development scenarios, as opposed to the
current focus on new housing development projects. For
instance, road, water, and other infrastructure projects
could be mandated to demonstrate purchase and redemp-
tion of PDCs as a condition for receiving approvals from
the NJPC. A related concept would be to require other
types of publicly funded projects (such as school or
municipal building construction) to purchase and redeem
PDCs as a condition for approval or even to incentivize
the designation and severance of PDCs for targeted par-
cels of land in priority conservation and preservation areas
(something which could be useful, for instance, in con-
structing a wildlife corridor). This is essentially a variation
on the historical role of the PDC Bank itself as a figure in
the marketplace—another strategy which could be
revived, in coordination with an injection of funding
from the State of New Jersey. In most instances, these
strategies would require pinelands municipalities to alter
their zoning ordinances, though changes in state and
county rules, as well as the NJPC CMP might also be
necessary.

Other approaches are also possible on the supply side.
The most direct route to improving the “conversion rate”
could be some sort of direct incentive for PDC holders to
sever the credits from the underlying property. This could
come in the form of some type of direct payment, for
instance, a payment from the PDC Bank for simply elect-
ing to sever the credits from the land, independent of
whether those credits are actually sold and redeemed.
(Remember that severing PDCs from the land requires

The Pinelands Development Credit Program 9



a deed restriction on future development.) Considerable
additional funding for the PDC Bank would be neces-
sary in order to facilitate this strategy. Another approach
involves expanding the sources of PDCs. Currently,
PDCs are generated only in three of the NJPC’s land
use designations. The types of “sending” areas could be
expanded to also incorporate the “forest” designation,
thus creating a new source of PDC-generating lands
while also committing more types of pinelands territory
to preservation goals. However, given that there is not
currently a supply shortage in the market for PDCs,
adding thousands of acres into the program could cause
prices for PDCs to collapse. Careful consideration of
how best to phase in the new sending areas in order to
least adversely affect existing PDC holders would be
necessary.

The most assertive suggestion would be for the PDC
Bank itself to play more of an active role in the market for
PDCs. This could and, from a land preservation perspec-
tive, should emphasize expansion of the “public sales”
strategies previously undertaken by the bank. But a more
active role in the PDC market for the Bank could also
encompass the activities undertaken by other financial
institutions active in so-called market making, By serving
as a clearinghouse (guarantecing buyers and sellers can
complete a sale), the PDC Bank could improve liquidity
in the market for PDCs and also facilitate more active
trading. In this regard, and more fundamentally, the PDC
Bank could invest in streamlining some of the adminis-
trative operations it is responsible for with investments
into improved trading and accounts management tech-
nologies. The majority of transactions associated with the
PDC program still happen on paper.

We offer these suggestions because readers will remem-
ber that there are no restrictions on who can purchase
PDCs. Based on our analysis of sales data for this project,
over the life of the PDC program, secondary sales (mean-
ing transactions for PDCs that had already been sold by
the original holder; the types of sales at the core of all
major stock markets) have accounted for just 20% of all
transactions. This type of “thin” trading can discourage
financial investors. Funds and investment groups with an
environmental or biodiversity focus are becoming more
common by the day; PDCs could become an attractive
investment class for such entities (or even just environ-
mental groups more broadly) except for the fact of “thin”
trading and the logistical challenges of actually completing
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a transaction for PDCs. A more active market is typically
a much healthier and more attractive market. In this
instance, a more active market could lead to even greater

land pI’CSCI’V&tiOﬂ outcomes.

CONCLUSIONS

The PDC program uses market mechanisms to achieve
land preservation goals in a very sensitive and globally
unique ecosystem. The program has achieved many pres-
ervation goals since its inception in 1982 and, despite the
challenges and limitations it faces, can serve as a model for
many other TDR programs in the United States and
around the world. Similar market-based environmental
solutions focused on water rights, air pollution, carbon
emissions, and biodiversity protection can all learn from
the examples of the PDC program.

In any market mechanism, there are questions about
equity and access—do only certain groups have the ability
to access and benefit from a TDR program like the one
we’ve described here? While additional research would be
necessary to fully investigate this aspect of the PDC pro-
gram, we’d suggest that the PDC program is not one that
would only financially benefit wealthy people, since any-
one owning land in the designated zoning areas could
participate in the markets for PDCs. In this regard, the
creation and operation of a marketplace for PDCs allows
a new avenue for folks living in the region to participate
in the land market without actually selling their underly-
ing asset. In reviewing the lists of buyers and sellers that
the PDC Bank maintains, there is a mixture of small
landowners and large property developers on both lists
and entities looking to transact large and small quantities
of PDC:s [20, 21].

In many instances, the environment is figured to be at
odds with the world of markets and finance, but this is
perhaps more a problem of market design than a funda-
mental conflict. Markets have developed alongside hu-
mans for the duration of our career as a biological
species and can be among the most powerful forces shap-
ing the world. This case demonstrates how market-based
mechanisms like the PDC program can achieve land pres-
ervation outcomes, suggesting that further exploration of
such mechanisms for larger sustainability challenges is
useful. However, this case also suggests that there are
limits to market-based solutions that need to be addressed
in order to improve and maintain their overall

effectiveness.



CASE STUDY QUESTIONS
1. What do you think are the factors in determin-
ing the success or failure of a TDR program?

2. Should the PDC Bank become more involved as
a buyer and seller in the market for PDCs? How
could this help, and harm, the market for PDCs?

3. How best could the NJPC and PDC Bank
change the rules of the marketplace to improve
outcomes for the PDC program and why do you
think this is the best way forward? (e.g,, chang-
ing land use categories that are involved; broader

mandates for redeeming PDCs; incentivizing
buyers and/or sellers of PDCs)

4. If you were a market observer or market regulator,
what would you consider to be too much or too
little trading in the PDC market? What do you
think the risks of either trend might be over time?

5. Why do you think conservation groups and
other environmental entities don’t simply pur-
chase and retire PDCs as a means to enact pres-
ervation goals?

6. Do TDR programs like this one raise any con-
cerns about equity, social/environmental justice,
or the potential for concentrating wealth and
ownership of land resources to you? What safe-
guards could be implemented in TDR programs
to ensure that everyone has equal access to mar-
kets for property rights?

7. Do you see finance and markets as playing a pos-
itive or negative role in addressing environmen-
tal problems? What are the benefits and
drawbacks of financial and market solutions to

address environmental concerns?
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