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| ntr oduction

A communityp £omprehensive Master Plan is a guide for public and private deveipme
decisions It is a flexible tool that addresses land use, transportation and streets, economic
development, recreation, community facilities, housing, and natural feaflinesnastermlan is
craftedwith the general purpose of guiding aacdcomplishing the coordinated development of
thecommunity in accordance with existing and future neéldse general purpose of theaster
planistogui de the communityds devel opment so that
effectivemanner The masterplan and planning process are intended to determine community
needs angbreferences, anticipated problems and propose solutions, balance competing interests,
and defineand defend common goal3he underlying theme of theastemlan is the promtion

of the generahealth, safety and welfare bfpper DeerfieldTownship and her citizenrylt is

based on aesired future condition of the community, and directed by analysis of existing
conditions, use ofwvailable information, and prediction of fwe events based on educated
assumptions.

The qualities that make a community a desirable place to live, work and play are as varied as the
individuals who choose to inhabit itSome individuals are in search of good schools, safe
neighborhoods, culturafariety or abundant shoppin@thers look for proximity to work, public
transport opportunities or affordable housin§till others search for a peaceful environment
away from the bustling congestion of densely developed .ardads a unique and rare
environment that offers all of these attributddpper DeerfieldTownship has the potential to
exemplify this ideal.

Upper DeerfieldTownshipis perhaps best characterized as a 1geakloping communitylt is a

community thai@nticipates change amatts accordingly Upper Deerfieldcontinueso seeitself

as a rural community intent on the preservation of agricultural and environmesga8itive

lands The Townshipmustcontinue tobalance growth opportunities with preservation goals in

order tomaintainthefiqual ity of | ifed that residents have

Local development decisions affect quality of life in many ways, including: a healthy
environment, clean and plentiful water, safe roadways, compatible land uses, adequate public
facilities, and impacts to property values and taxes Master Plan is the blueprint for a
municipality that depicts current land uses, and guides decisions for both growth and
conservation A Master Plan can provide a cohesive focus by outlining deredap goals and
objectives for a community This Rexamination Report, while not a complete Master Plan,
provides various strategiés guidethe future growth otJpperDeerfield Townshipanda broad

range of recommendatioasldressing zoning, and other mzipal planningissues
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This Master Plan Reeamination Reporteferences th&988 Master Plan that was prepared by

Harry Dare, PP, AICP and, where noted, utilizes information and content from that Rlan
Master Plan is an e \emfovchangg; itseldacchamgng documéie d o c u m
Master Plarcan change communities and as communities chémgéJaster Plaevolves The
recommendations noted in this repare based omlanning and land use issues tlnatve

become apparentithin the community since the adoption of the 30WMaster Plan
Reexamination Report

Overview of Upper Deerfield Township

Upper Deerfield Township is a rural community located directly north of the €Byridgeton

in the northwest corner of Cumberland Counfccording to the United States Census Bureau,
the Township has a total area of 31.2 square polewhich 31.1 square miles is land and 0.1
square miles is waterUpper Deerfield Township was iagporated as a township by an Act of
the New Jersey Legislature on February 2322]19rom portions of Deerfield Townshiplt is
part of the VinelandMillville -Bridgeton Primary Metropolitan Statistical Arear fstatistical
purposes

As of the 2000 US Gesus, there wer@,881 housing units and,556 people residing in the
Township Population growthin the Townshipalthough small has been faster than in
Cumberland County as a whol@etween the 1990 and 2000 censuses, population grew at an
average annuiaate of 0.9% while the County grew at 0.6%

The population density was 242.9 people per squareimiB0Q The racial makeup of the
Township was 75.77% White, 16.41% African American, 0.81% Native American, 3.06%
Asian, 0.01% Pacific Islander, 1.838ther races, and 2.12% from two or more raddspanic

or Latino of any race wa%.54% of the populationAd di t i on al details regar
demographic and housing characteristics are provided in the following exhibits.

Upper Deerfield Townsh has seen growth in residential housing in recent years primarily in the
more forested southwestern section of the Township where sewer and water are avHiable
Census indicates that of the 2,881 total housing units, 40% were in rural as opposaahto
areasand 46 were farimuse. The Census also indicates that over 95% of these housitsg un
were occupied, over 75% of by their respective owné&itse humber of building permits issued

in the Townshipbetween 2005 and 2003 amongst the highest Cumberland Countgue in
large part to an aggressive housing rehabilitation proghatupgraded housing conditions in
Countryside Village As funds become available from the NJDCA Small Cities Home
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Rehabilitation program and the USDA the Townshigsésgjualified homeownelis repairing
their homes

The 1978 Master Plan noted the ownership of large tracts of laadimglecorporation These

land holdings have been subdivided resulting in strip residential development along the
Towns hi pedbvdrk Fronaaplanning perspective this pattern of development degrades the
circulation system andérustrates efforts to implement a comprehensive plan for development
where design plans for larger tracts are the nofime 1988 Plan observes that Uppeerfield
Township has become more of a bedroom community than was originally anticipgdose
residential growth has generally not kept pace with new resideasaking in a commuting
pattern where most residents find employment outside of the Tgwnshi

Finally, the 1978 Master Plan made a strong plea for siting development where the land was
most capable of accommodating iSoil characteristics and natural conditions of a given site
were recommended as the elemental basis to be used in makingdadecisionsThis remains

a valid means of evaluating new development especially as the competition for development of
prime sites becomes more intense

The importance of agriculture in the Township cannot be overstaigdculture remains the
dominant land use in the Township n 2007, 68% of the Townshipos
Assessment According to the Draft Farmland Preservation PtAe amount of farmland in

Upper Deerfield remained relatively stable at approximately 13,000 acreshaevgrast two

decades The Farmland Preservation Plan addresses the ways in which the Township will protect

and preserve agricultural resources and businesses in the community

Upper Deerfield is rich in natural resource&ccording to the Open Spa&l a n Ain 2002
over 60 percent of Upper Deerfieldbds acreage
devel oped | and, 18.6 percent wZ4ree Townshie slso, and

contains 3,511 acres of preserved land (17% of thal @rea) The Open Space Plan
recommends that important waterways and wetlands be included within a system of greenways
Three lakes in Upper Deerfield have been formed from the CohanseyiRBastwick Lake,

Seeley Lake and Sunset Lak8ilver Lake vas also formed by damming and is located along

Loper Run, a tributary to the Cohansey he Townshi pds Environment al
(ERI) provides information and shows the location of eight vernal pbatsre recognized as a

valuable natural resoce worthy of protection In addition to identifying the importance of the
Townshi pos natur al resources, t he ERI pr ovi
measures

! Draft Farmland Preseation Plan, DVRPC2008, page 5.
2 Open Space and Recreation Plan, DVRPC, 2007, page 2
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The number of new dwelling unigsd the conversion of farmland or woodland ®idential use
aregenerally seen asely indicatos of growth ina rural communiy. Although the amount of
farmland has actually increased between 1984 and 2007, the acreage of woodland has.decreased
For the 10year period (1992009) permits for an adebnal 314 housing units were issued in

the Township During the same periotl07 demolition permits were issued, thus resulting in a

net unit increase dt07 units Thefollowing bar graph illustrates housing construction in Upper
Deerfield Township antllew Jersey

Year House Built

Upper DeerfieldTownship New JerseyAverage

1999 to March 2000: 76
1995 to 1998: 84

1990 to 1994: 193
1980 to 1989: 273
1970 to 1979: 563
1960 to 1969: 517
1950 to 1959: 481
1940 to 1949: 303
1939 or earlier: 391

Existing Land Usé

The last detailed land use inventory was completed in.1%V4generalized update including a

map was prepared in 1985 and is included as Figure 7 in the Masterflale 8i i Land Us e
19740 p rcampdrigbe &f laral use in 1974 with 1964 data generated by the Cumberland
County Planning Board Review of this data indicates that the amount of developed acreage
increased by 100% during the-$8ar period 1964974 Agricultural lands and undeveloped
woodlands were each reduced by over 1,300 acres during this.period

The 1988 Master Plan recognized the value and the nqa@pare a detailed (paregbecific)
land use inventory Comparison of current land use data with information related toatuzah
resources and infrastructure provides a rational basithéoPlanning Board to malspecific
goals,objectives, and recommendations regarding future land use.
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NJDEP land cover data from 1995 is based on digital GIS imagémnys data indicateshat
agricultural land is the predominant land use at approximately. 60%e following table
provides information from th&lJDEP for all land coverage typesrhe use of this data for

planning purposes is limited by the level of detail and the fact tisafifteen years old.

Table 1

Distribution of Land Use/Cover Types

Land Cover Type Acreage Percent of Total
Agricultural 12,035.8 60.3
Barren Land 88.5 0.4
Forest: Deciduous 2,772.0 13.9
Forest: Coniferous 222.5 11
Forest: Mixed Scrub/Shrub 722.4 3.6
Open Waters 114.9 0.6
Residential/Urban 2,977.0 14.9
Wetlands 1,018.1 5.1
Total 19,951.3 100

Source: NJDEP

In conjunction with development of the 2007 Open Space and Recreation Plan, a survey was
distributed to resideat Based on the results of this surv@&pwnship residents are most
concerned with the effects of development on
areas Protection of environmental resources was the number one concern, while economic
growthandpeservati on of t he t.oContidued planniagtetiortsywillt i e d
enable the Township to provide for balancgawth that prioritizes protection of natural
resources The following Reexamination Report intends to provide the framewarkhiese

objectives to be realized

Previous Plans and Studies

The Township adopted its current Master Plan, prepared by Harry Dare, PPjnAl@Ruary
1988 The Master Plan has been reexamined as noted above and has been amended or
supplemented by the following documents:
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Water and Sewer Master Pldfillam Associates, May 1991

Master Traffic PlanOrth-Rodgers & Associates, OctohE992

Master Plan Reexamination Repdr®94

Master Plan Reexamination Repdrbuis C Joyce, PP, June 17, 2002

Master Plan Reexamination Repdrbuis C Joyce, PP, September 8, 2003
Redevelopment Plaiarabashian Eddington Planning Group, November 2005
Environmental Resource Inventordmy S Greene Environmental Consultants, .Inc
May 18, 2006

Open Space and Recreation PlBelaware Valley Regional Planning Commission, 2007
U Farmland Preservation Plabelaware Valley Regional Planning Commission, 2008

[t enH AN nt BN et A et AN et BN @

c:

New Jersey Development and Redevelopment Plan

TheNew Jersey State Development and Redevelopmen({tRéaState Plan) is a policy guide to

be used by state, regional, and local agencies to increase the consistency of planning efforts
Municipal, couny, and regional plans may be reviewed by the State Planning Commission to
evaluate consistency with the State Pldinthe Commission finds a plan to be consistent, then

the plan will be eligible for priority assistance and incentiv&scording to the fite Plan, there

are seven planning areas (excluding water) in Cumberland County in addition to four Pinelands
Management Areas.

A major goal of the State Plan (noted below) is environmental protection and dmgeds
growth This goal is closely aliged with and is supported by the primary goals of the Township
Master Plan.

e Conserve the stateds natur al resources and
promoting ecologically sound development and redevelopment in the Metropolitan
and Suburban Planning Areas, accommodating environmentally designed
development and redevelopment in Centers in the Fringe, Rural and Environmentally
Sensitive Planning Areas, and by restoring the integrity of natural systems in areas
where they have been degraded améged Plan, design, invest in and manage the
development and redevelopment of Centers and the use of land, water, soil, plant and
animal resources to maintain biodiversity and the viability of ecological systems
Maximize the ability of natural systems to control runoff and flooding, and to improve
air and water quality and supply.

Upper Deerfield Township contains six of the seven planning areas of the State Plan, excluding
Parks The part of the township th& within the Agricultural Development Area is designated

as either Rural Planning Area (PA4) or Rural Environmentally Sensitive (PA4IBhg stream
corridors, the land is designated as within the Environmentally Sensitive Planning Area (PA5)
The areaof the township that is also an approved sewer service area has three designations but
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most of it is in the Suburban Planning Area (PAZJhose areas that border tme City of
Bridgeton are designated as Metropolitan (PAlYhe area surrounding the indection of
Routes606 and 617 is within thEringe Planning Area (PA3)Map 1 illustratesthese planning
areas.

Map 1
SDRPI Cumberland County

Policy Map of the <
New Jersey State Development |
And Redevelopment Plan
CUMBERLAND COUNTY

The Stste Plans oot telf 3 regulation bata staterent
adopted i
IS . b Gy S, W

‘miles
Source: NJ. Office of Smart Growth- March 30, 2010-5, Karp Cartographes.

Western/Southern Cumberland Region Strategic Plaii

The Western/Southern Cumberland Region Strategic RlanSmart Growth Plan funded by the
New Jersey Department of Community Affairdts goal is toaddress the balance between
needed economic development and environmental protectiaaébr community in # county

except the urbanized centers of Millville and Vinelarid recommends strategies for focusing
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future residential and commercial growth in existing centaush as the Bridgeton Regional
Center, which includes part of Upper Deerfield Townshigt promotes intermunicipal
agreements on implementing strategies to protect natural hastdric/cultural resources,
maintain agriculture, strengthen economic viability, and impro&aasportation, housing, and
community facilities and servicesThe planalso addressesunicipal revenue sharingnd the
prospects for a sutegional TDR program The WSCRSP initially released as a draft in 2005
has recently been completed and will be forwarded to the State Office of Smart Growth with a
request for plan endsement The f ol |l owing map il lustrates U
extend the Bridgeton Regional Center which 1is
overall growth strategy.
Map 2
Bridgeton Regional Center

Soure: Western Southern Cumberland Region Strategic Plan
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