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Amendment to the 2004 Master Plan adonted on Julv 16. 2004

Item 1. Delete: Objective: Encourage conservation-based noncontiguous clusters and
perfonnance-based zoning. (Page 4)

Item 2. Delete: The Muricipal tand Use Law allows planned residential subdivisions to
include noncontiguous land. An applicaat would be allowed to acquire development
rights to noncontiguous lands that would be preserved into perpetuity. Acquisition of
these development rights would occur in the open market place. In additior; a Receiving
Area would be established, as shown on the Zoning Map, in a broad area roughly
centered on Delsea Drive and the Harding Highway. All other areas of the Township
including those both within and outside of the Pinelands, would be designated as Sending
Area. Development rights within the Sending Area can only be transferred into the
Receiving Area, allowing the Township to channel growth in that area.

It must be emphasized, however, that this use of non-contiguous pla:rned residential
clusters is not intended to be inteqpreted under recently enacted legislation that permits
the statewide Transler of Development Rights. The Master Plan endorses the general
concept of Transfer of Development Rights but recognizes that significant future analysis
of the recently enacted regulations will be necessary before they can be enacted in
Franklin Township.

As with other conservation subdivisions, a yield plan would have to be prepared that
showed a density of not less than 2.5 acres per unit, including the restricted land in the
Sending Area. All development would occur in the Receiving Area. The land in the
Sending Area used to calculate density would be permanently, restricted llom
development by means of a deed restriction. Al1 lots without community water and sewer
service would have to demonstrate that sufficient supplies of potable groundwater were
available and that the lots met county standards for septic systems or would utilize
innovative aad workable sewage disposal techniques.

Example of a Non Contiguous Subdivision
. Assurne a 50-acre site in the Reoeiving Area and a 50-acre site in the Sending Area.
r Tbe 50-acre site in the Receiving Area has 4 acres of environmentally sensitive land

and the 5O-acre Sending Area Site has 6 acres of environmentally sensitive land.
r Although all of the environmentally sensitive land in the Receiving Area could

theoretically be included in a subdivided lot, no environmentally sensitive land of
those lands in the Sending Area could be built upon. Therefore, there ne 94
developable acres (100 total acres less 6 total acres of environmenta-lly sensitive land
in the Sending Area).

. Of the 94 total developable acres, assume that 10% of the site will be roadway,
leaving approximately 84.6 acres for residential lots. This must be shown on a
conceptual yield plan but the applicant, for putposes of drawing the yield plan, may



assnme that the lands are hypothetically contiguous although in fact they are not. The
sensitive lands in the Sending Area would be excluded.

. DThe yield plan will show amaximum of 33 lots (84.6 acres /2.5minimum lot size).
' . ANon Contiguous Density Planned Residential Development would be permitted to

have a maximum of 33 lots in the Receiving Area. Again, no minimum lot area is
required so long as the maximum density determined by the yield plan is not
exceeded and buildings are no closer than twenty (20) feet to one another. A11 of the
land in the Sending Area would be permanently reshicted to open space or
agricultural uses but it is possible that some oommon opespace may also be created
in the Receiving Area as weil.

When the yield plan produces 30 or more lots, the applicant will have the option of either
providing the conventional conservation subdivision plan, as described above, or of
taking advantage of a density bonus in retum for even greater open space or agricultural
presewation. The applicant would be permitted a total number of dwelling units equal to
1.2 times the number of units produced by the yield plan in retum for a 70To preservation
of open space. All development must occur within the Receiving Area. Other regulations
would be similar to the mandalory conser vation plan in terms of eliminating minimum lot
areas, avoiding sensitive lands and preserving key nafural and man-made features.
However, evidence must be presented that standards for providing potable water and
septic heatment can be met.

In the best of all possible worlds, sufficient developable land would temain in the
Sending and Receiving Areas so that any property owner wishing to either purchase or
sell development rights would have an unfettered opportunity to do so. This would allow
property owners to reclaim some of the values lost by the environmentally motivated
down-zoning. Unfortunately this is not possible due to the extent of previous
development. Figures 16 and 17 show the extent of land remaining, by tract size, in the
Receiving Area, the Non-Pinelands Sending Area, and the Pinelands Sending Area
These calculations do not exclude environmentally sensitive lands but they do exclude
lands not appropriate for conservation subdivision due to reasons such as preserved land
or inappropriate existing land uses. Regrettably, it can be seen that too lew large tracts
remain in the Receiving Area to accommodate all potential sellers of Development Rights
in the Sending Area. Nonetheless, these property owners will retain the right to develop
their land in accordance with the underiying zoning regulations. (Pages 26-29)

Item 3. Delete: FIGURE 16: VACANTAINDER-UTILIZED LAND IN RECEIVING
AREAS, > 2.5 ACRES

Parcel Size Number of Parcels Acreaqe
2.5 to 24.9 acres 280
25.0 to 49.9 acres 16
50 acres or larger 7
Total Parcels Available for Cluster 303
Parcels of less than 2.5 acres 2,630

2,091.13
593.13
630.24

3,314.50
)  ) \a  \ \
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I-t Item 4. Delete: FIGURE 17: VACANT/IINDER-U TILIZED LAND IN SENDING
AREAS, > 5 ACRES

Parcel Size Number of Parcels Acreage
Non-Pinelands Land
5to l0ac tes  143
l0 to14.9acres  76
l5acresorlarger 141
Total Parcels Available for Cluster 360
Parcels of less than 5 Acres 2,124

1,04s.30
923.00

4,939.99
6,908.29
3,307.23

1,000.01
460.33

r ,44r .76
2,902.10
1,950.03

Pineland: Land
5 to 10 acres
10 to 14.9 acres
15 acres or larger
Total Parceis Available for Cluster
Parcels of less than 5 Acres
(Page 29)

Item 5. Delete: Accordingly, the

t46
38
55

239
917

new R-A District resulations wouid
development of new villages or hamlets on hacts of at least 50 acres or more
Receiving Area at higher densities, provided sufficient development credits were
obtained so that the average density, including the restricted land, did not exceed an
average of density of 1.25 acres per unit. All lots without community water and sewer
service would have to demonstrate that sufficient supplies of potable groundwater were
available and that the lots met county standards for septic systems or innovative sewage
disposal techniques. A 50% open space or agricultual preservation component would be
required. If a community-based (package) water and sewer system were provided on a
minimum 50 acre tract of land, a full range of dwelling tlpes could be provided, so long
as adequate development credits were obtained. In this instance, densities could be
increased to as much as 6 dwelling units per aore for townhouses and apartments, and
four dwelling units per acre for small lot single-family dwellings. The required open
space or agricultural preservation component would be reduced to 25%, but an affordable
housing obligation would be assigned to the project. The Township may use its powers
under the Local Redevelopment and Housing Law as a means of assisting the aggregation
of sufficient parcels to create tracts of 50 acres or more for the purpose of making
affordable housing possible.

Provision could be made for even higher densities as a bonus if additional sewer and
water capacity were made available to other nearby sections of the Township, beyond the
control of the applicant. The extent of this bonus would be negotiated by the Township,
based upon the amount of additional capacity made available.

In both instances (with or without community utility systems), traditional village
development forms would be encouraged, including a grid street pattem and permitting
,tp to 15%o of the land area in a village or hamlet to be devoted to mixed, non-residential

pennlt
in the



uses that are supportive of the residential commrmity. These would include convenience
retail stores and services, offrces and restaurants.

Non-residential retail, servioe, office, restaurant, and related uses would be permitted in
the R-A District within the Receiving Area, withoul associated residential uses, provided
that they (a) met the village design standards described above, (b) were located on tacts
of land of at least five acres (including development credits), and (c) had direct sfieet
access to either Delsea Drive or the Harding Highway. @ages 30-37)

Item 6, Delete: These would be similar to restriotions imposed on planned commercial
development fronting on Harding Highway and Delsea Drive, within the Receiving Area,
(Page 34)

Item 7, Delete from the Proposed Zonng map the inset delineating the sending and
receiving districts.

Item 8. Amendment to the Addendurn to the April 29, 2004 Draft of the Franklin
Township Master Plan Revision Date: Jlur'e 22, 2004

Delete: 2. The boundmies of the Receiving Area shall be adopted as shown in the plan,
but it is recognized that these boundaries should be reexarnined within twelve (12)
months of the adoption of the Master Plan.

Delete: Figure 16 and Figure 17

Item 9. Addendum to Master Plan Document dated April 29, 2004

Delete: The low residential densities permitled by this plan make development of
dwelling types other than single-family detached homes impractical within tle Sending
Area.
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Amendment to the July 12, 2004 Franklin Township Master Plan
Amendment Date: June 19. 2007

On June 19, 2007 the Planning Board voted to make the following amendments to the
Land Use Element of the adopted Master Plan:

1. Delete: Within the Piaelands podion of the Township, the regulations affecting the
Pinelands Rural residential District and the Pinelands Agricultural Preservation
District would remain intact but the district boundaries would change significantly,
reflecting current pattems of lot size and agricultural preservation. @age 32)

2. Add: Within the Pinelands portion of the Township, the regulations affecting the
Pinelands Rural residential District and the Pinelands Agricultural Preservation
Dishict would remain intact and the district boundaries will not change.

3. Delete: Similarly, the Pinelands Light Manufacturing District has been changed to the
PNC Pinelands Neighborhood Commercial District. Existing uses would become
legal nonconforming uses within the PNC District, with the intent that new uses
would be more compatible with the surrounding area. (pages 34-35)

4. Delete: Permanently preserved lands in the Pinelands have been placed into 4
Pinelands Rural Conservation/Recreation District. (page 35)

5. Delete: Another 25Yo of the Township would be placed in the Pinelands Rural
Residential District or the Pinelands Agricultural Preservation District. (page 35)

6. Amend Figure 18 Proposed Zoning by Land Area on page 36 to delete PRCR.
Change Total Acres in PAP to 5,007 with percent of Township to 14.33%. Change
total aores in PRR to 7,106 with percent of Township to 20.33%;". Change total acres
in PHC to 206 with percent in Township to 0.59%o. Change total acres in PNC to 1 12
with percent in Township to 0.32%. Add PLM Pinelands Light
Manufacturing/lndustrial with 143 acres and percent in Township to 0.41%. (page 36)

7. Amend Zoning Map to eliminate all changes to the Zoning Districts in the Pinelands
portion of the Township (dated February 10, 2004).

l
l
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Addendum to the Apri l 29 , 2004 Draft of the
Franklin Township Master Plan

Revision Date: June 22, 2004

On June 16, 2004 the Franklin Township Planning Board conducted a special
meeting to review the April 29, 2004 draft of the Franklin Township Master Plan
and the comments received at the June 2, 2004 p:u61ic hearing. A majority of the
Board voted to make the followins amendments to the Land Use Element of the
Master Plan:

1. An "HC" Highway Commercial District shall be established along Delsea
Drive and Harding Highway, as shown on the accompanying amended
Proposed Zoning Map. This map shall be considered the Fufure Land Use
Mapaswel l .

a. The objectives of the "HC" District shall be:
i- To promote planned developments that are consistent with

the Master Plani
ii. To discourage uncoordinaled strip commercial

development and convertional residential development
within this District;

iii. To encourage an aesthetic built-environment that reflects
favorably on Franklin Township;

iv. To promote sound environmental design;
v. To minimize the number of curb cuts; and
vi. To encourage the consolidation of smaller parceLs into

larger developments.
. b. Within the "HC" District the following principal noruesidential

uses shall be permitted by right: shopping centers, retail shops,
personal and business services, restaurants and tavems, offices,
medical centers, banks, garden centers, day care facilities, houses
of worship, hotels or motels, and govemment facilities.

c- Within the "HC" District the following nonresidential land uses
shall be permitted only as conditional uses, subject to rhe express
standards provided for them: theaters, commercial recreation or
amusement centers, automobile sales and/or service facilities,
automobile gas stations when part of a larger planned
development; telecommurucations facilities when part of a larger
planned development; personal storage facilities.

d. Residential uses shall be prohibited within the "HC" District unless
they are part of a planned village and, in no case, shall any
residential use be permitted within two hundred (200) feet of the
street lines of Delsea Dnve or Harding Highway. Villages may
include single-family detached, semi-detached, townhouse and
multi-famiiy dwellings, provided that they are designed in
accordance with the conservation subdivision standards provided
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2.

3 .

4.

5.

'7.

for in this Plan. Up to 754 of Lhe developed land in a village mav
be used for nonresidential purposes.

e. All developments shall be designed with a common architectural
theme and shall adhere to strict design standards, Iandscaping
standards, and signage controls.

f. A minimum tract size of five (5) acres and a minimum street
frontage of five hundred (500) feet shall be required, except in the
case of a village, where a minimum tract area of fifty (50) acres
shall be required. No more than two curb cuts shall be permitted
unless the street frontage equals or exceeds one thousand (1,000)
feet, in which case one (1) additional curb cut shall be provided.
Driveways and entry roads shall have a minimum separation of
two hundred fifty (250) feet at the street line provided, however,
that this provision shall not apply to boulevards.

g. The impervious coverage of commercial developments shall not
exceed 70%6 of upland areas unless parking is excluded from front
yards and buildings are used to screen parking lots, in whichcase
up to 80% of the lot may be covered by impervious materials.

The boundaries of the Receiving Area shall be adopted as shown in the
plan, but it is recogrized that these boundaries should be reexamined
within twelve (12) months of the adoption of the Master Plan.
The boundaries of "MV" Malaga Village Zoning District shall be
amended, as shown on the accompanlng Proposed Zoning Map.
The boundaries of the "lC" Interchange Commercial district shali be
amended, as shown on the accompanying Proposed Zonrng Map.
The existing Neighborhood Commercial Distnct shall be restored on the
accompanying Proposed Zoning Map, in accordance with cunent zoning
boundaries.

6. Other minor zonb adjustments have been made and are shown on the
Proposed Zoni-ng Map.
It is not the intent of this Master Plan to impose undue burdens on the
owners of lots that were legally conforming prior to the adoption of this
plan but which will become nonconforming as a result of the adoption of
this Plan and its implementing ordinances. The existing "grandfather"
provisions of the zoning ordinance shall remain in effect,
As a result of the map changes discussed above, Tables 16, 17, and 18
chanse as follows:

a
i
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FIGURE 16: VACANTruNDER-UTILIZED LAND IN RECEIVING AREAS. > 2,5 ACRES

Parcel Size NumberofParcels Acreage

2.5 to 24-9 acles 184 7,406.35

25.0 to 49.9 acres 11 394.3s

50 acres or larger 7 630.24

Total Parcels Available for Cluster 795 r,800.70

Parcels of less than 2.5 acres 2,627 2,250.34

FIGURE 17: VACANTTNDE R-UTILIZED LAND ]N SENDN.JG AREAS, > 5 ACRES

Parcel Size Number of Parcels Acreage

Non-Pinelands bnd

5 to 10 acres 143 1,045.30

10 to 14.9 acres 76 923.00

15acresor larger 147 4,939.99

Total farcels Available for Cluster 360 6,908_29

Parcels of less than 5 Acres 2,720 3300.00

Pinelands Land

5 to 10 acres 146 1,000.01

10 to 14.9 acres 37 446.47

15 acres or larger 5,1 7,447.76

Total Parcels Available for Cluste: 238 2,889.24

Parcels of less than 5 Acres 916 1 q4q 6A
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FIGURE 18: PRoPoSED ZONINC BY LAND AREA

ProposedZone Acres%ofTownship

RA- Residential Agriculture

FV- Franklinville Village

NtV- Malaga Vi[age

LM- Light Manufacfuring

B-Busirress

IC - lnterchange Commercial

HC - Highway Commercial

NC- Neighborhood Commercial

PAP- Pinelands Agncultural Preseivation

PRCR- Pilelands Rural Conserv./Rec.

lPRl- Pinelands Rural ResidenHal

IPI- Pir,"l*a, hrtit.,tionul
I
IPHC- Pinelands Hiehwav Commercia l
| "

IPNC- Pineiands Neighborhood Commercial

18,540.64

Tn.72

370.67

5+0.5r

443.72

268.60

7,878.63

149.38

3,577.+8

3,9s1.26

4,633.04

43.59

272.85

199.98

53.05%

0.51%

1.06%

1.55%

0.77%

5.38%

a43%

79.244/.

1131%

73.26%

a12"/"

0.6r%

057%

Total 34,9+6_66 100.00%

All other provisions of the draft Franklin Township.Master Plan shall remain
previously agreed to.

,4

/,n
, /

Larry S. Waetzman. AICP, PP
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FIGURE I  8:  PRoPOSED ZoNn' IG BY LAND AREA

ProposedZone Acres % of Township

RA- Residential Agriculture

FV- Franklinville Village

MV- Malaga Village

LM- Light Manufacturing

B-Business

IC -lnterchange Commercial

HC - Highway Commercial

1NC- 
Neiehborhood Commercial

IPAP- 
Pinelands Agricultu ral Presewation

InncR- t.inelands Rural Conserv./Rec.
I

IPRR- 
Pinelands Rural Res idenhial

IPI- 
Pinelards Institutional

lffic- Pin"t*0" Uighway Commercia)
I

IPNC- 
Pinelands Neighborhood Commercial

78,540.64

777.22

370.67

540.61

443.72

268.60

1,878.63

149.38

3,577 . 48

3,957.26

4,633.04

43.59

/ . tz.t \3

r99.98

53.057"

0.51%

L.06%

1.550k

1.77%

0.77'/.

538%

0.43%

10.24%

11.31%

13.26%

0.12%

0.67%

057%

Total u,946.66 100.00%

All other provisions of the draIl Franklin 'Iownship Master Plan shall remain
previously agreed to.

Larry S. Waetzman. AICP, PP

l
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FIGURE 16: VACANT/UN DER- UTILIZED LAND IN RECEIVING AREAS, > 2.5 ACRES

Parcel Size Number of Parcels Acreage

2.5 to 24.9 acres 184 r,406.35

25.0 to 49.9 acres 1 1 394.35

50 acres or larger 7 630.24

Toial Parcels Available for Cluster 795 1,800.70

Parcels of less than 2.5 acres 2,627 2,250.34

FIGURE I7: Vece.NTAJNoen-UTiLIzED LAND IN SENDINGAREAS, > 5 AcREs

Parce lS ize NumberofParcels ACreage

Non-Pinelands Innd

5 to 10 acres 143 1,,045.30

10 to 14-9 acres 923.00

15acresor ia rger 141 4,939.99

Tolal P,rr. elc Available for Cluster 360 6,908.29

Parcels of Iess than 5 Acres 2,120 3300.00

Pine landsLand

5 to 10 acres t+6 1,000.01

10 to 14.9 acres 37 446.+7

15 acres or larger J)
't,441.76

Total Parcels Available for Cluster ZJD 2,889.24

Parcels of less than 5 Acres 976 1,949.64
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FRANKLIN TowTvSHTP MesrEn Praru

I. IrurRonucrrou

All New Jersey municipalities lhat have enacted a zoning ordinance and other land

development regulations are required by the Municipal Land Use Law (MLUL) to have

a Master Plan. The Master Plan is adopted and maintained by the Planrrlng Board but

implemer-rting ordinances, such as zoning are adopted by the Governing Body
(Township Comrnittee). A Master Plan Committee has been appointed which has

piayed a significarrt role helping to develop this Plan.

The MLUL also requires municipalities to either prepare a new Master PIan or to

reexamine the current Master PIan at least once every six years. The periodic review of

the Master Plan is such a fundamental element of New fersey Law that failure to

reexamine the Plan creates a refutable presumption that land development regulations

in the municipality are no longer reasonable.l Moreorrer, the New Jersey Supreme

Court has held, in its landmark Medici decision, that all zoning decisions made by the

Governhg Body, the Planning Board, and the Zoning Boarcl of Adjustment must be

based upon the master plarr.2 Whether adopting a new Plan or preparing a

Reexamination Report, the process initially begins with a review of major changes rn

poJicies and condifions that have occurred since adopfion of the last Masier PIar.

I

Frarklin Township has experienced only

the last census. The 2000 populatlon of

people (6.8/,) from the results reported in

double-digit  increases experienced in

moderate population growth as reported by

15,466 was an increase of just under 1,000

1990. This growth is modesi compared to the

other parts of the County. Nonetheless,

Township residents have reported thaI they fear a of the rural character that
'.[ownship 

residents have reported that they fear a loss of the rural character that

attracted many of ihem to Fra:rklin Township. There is also increasing concern to

ma.intain the natural environment that the cornmunity is justly proud of. An Open

'  N.J.s A. c.4o: 55D-89. r
2 M e d t c i v .  B P R C o . ,  l 0 7 N l .  l , ( 1 S 8 7 )
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' 2oo+ Master Plan Franldin Township, Gloucester County

-l Space Element was adopted in 2002. At [he same time, there is growing support for the

- I concepts of Smart Growth and limiting sprawl at the loca-l, regionaf arrd state levels.
I

. l As a result of these factors, Frarfiin Township has elected to prepare a new Master Plan

I for 2004 that is based upon the principles of Smart Crowth. Adoption of this Plan will

, satisfy the statutory reexamination obligation. This report fulfils ail mandatory
' components of the Master Plary including (a) goals, objectives, and assumptions; (b) a

. L land use elemenf and (c) a housing element. It also contains an analysis of the

, d"-ographic factors upon which the Plan is based. However, this report represents

! only Phase I of the Master Plan process. A subsequent report will address oPtional

, l' elements including circulation, utility service, communiiy facilities. recreation, historic

preservation, and recyc)ing.

i

l .
;

t :

i

.l
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2004 Master Pian Franklin Township. Cloucester Countl,

II. ASSUMPTIONS, GoALS AND OBJECTIvES

The master plan is built upon a for:ndation of assumptions, which promote goals and

objectives for the development of the community. The assumptions, goals and

objectives were developed at a public hearing, during which both members of the

general public and local officials participated in a visioning exercise where they were

exposed to various photographic images and then developed a consensus of how they

would like to see the community develop. The results of this exercise are summarized

below:

Assumption: Franklin Township will experience modest growth pressure. The

Township will experience the general population increases being felt

throughout Gloucester Couniy but growth will be limited due to the lack

ofpublicutilities.

Goal: To preserve the qualiry of life in Franklin.Township

Objectiue: Retain the rural character of the community

Objectizte:Preserve open space opportunities through public and private

actions

Ob jectiae: Encourage farmland preservation in cooperation with the local

agricu)tural community

Objectiae: Strengthen ordinances that en}rance communify character

Assumption: Smart growth poLicies will be favored over previous patterns of sprawl,

Goal: To promote orderly gro\/th within the Township

Objecliue: Develop in accordance with the state plan

Objectiue: Concentrate new development in existing villages like Franl<linville

ald Malaga or in new hamlets to be developed in a designated

receiving area

Page 3



2004 Master Plan Franklin Township, Gloucesier Coun

Objectiue: Encourage conservation-based noncontiguous clusters and

performance-based zoning

Objectiue: Use environmental constraints, street patterns and utiliry policies to

direct new development

Objectioe: Coordinate Franklin's Master Plan with the plans of the State,

Region, County, and adjoining municipalities

Assumption: Franklin Township wiil continue to be an attractive place to live.

Goal: Maintain a safe and attaactive residential envi_rorunent

Objectiae: Provide a variety of housing opportunities and dwellirLg types for

residents at all income levels and provide locations for age-

reshicted and/or senjorhousing

Objectiae: Comply with applicable laws and policies regarding affordable

housing

Ob jectiz:e: Insure that major new residential development contributes fairly to

the provision of needed services, including recreation

Objectiae: Provide an appropriate range of public services to meet the needs

of current and future residents

Assumption: As it develops, Franklin Township will upgrade all modes of

transportation required for the efficient movement oI people into, about,

and through the municipaliry.

Goal; To provide a circulation system ihat is safe, efficient, environmentally

sensitrve, and respectful of the community's rural character

Objectfue: Work closely with federal state, and county highway departments

to upgrade and improve roadways that run through Franklin

Township, but which are under the control of other jurisdictions
I

.:l-

I
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2004 Master Plan Franl<lin Township, GloucesLer Co

Objectiae: To insure that new locaL streets are constructed to Township or

Residenrial Site Improvement Standards, as appropriate

Objectioe: To provide a road network in Franklin Township that is safe and

efficient but which. with the exception of N.J.S.H. Route 55,

preserves the rural character of the commr:nity

Objectiue: To encourage alternative methods of circulation, including

pedeshian ard bikeways

Assumption: Franldin Township seeks to diversify and expand its economy.

Goal: To provide Franklin Township wiih a broad-based economic foundation

Objectiue: Preserve arrd protect the Township's agricultural heritage

Objectiue: Expand opportunities for commercial and industrial development

that complement Frankl in's rura) character, at deftned locations in

appropriate zonir lg distr icLs

Objectiue: Encourage a sourd fiscal mix of future uses

Ob j ec tiue: Implement the economic development/redevelopment plan Ior the

area near the Downstown Airport

Assumpti.on'. Protection of the Township's natu.ral features, open space resources and

historic heritage will remain a high priority

GoqI: To enhance and protect the Township's nahtal and cultural resources

Objectitte: Enforce and expand environmental policies and regulations

Objectiae: Implement the township's Open Space Plan

Ob jectioe: Explore new opportunities to protect historic resources

Peoe  5
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Addendum to Master Plan Document dated Apnl 29, 2004

At the end of page 5, add:

Assumption: Franklin Township risks serious groundwater contamination

because of the reliance on on-site septic systems for wastewater

treahnent on small lots. The rate of groundwater recharge

throughout the township averages 10 to 12 inches per year,

requiring aver age lot sizes of over 2.4 acres for safe nitrate nitrogen

dilution.

Goal: To preserve public health through groundwater quality protection.

Objecfhte: lmplement minimum lot sizes that will support septic

systems without compromising groundwater quality,

Objectiae: Develop a comprehensive wastewater treatment plan that

will safely permit higher density growth in appropriate

areas of the Townshio.

Asatmption: ln order to ensure that Franklin Township maintains its rural

character and heritage, land use policies must Lre fully integrated

with and complement other efforts, including economic

developmenf open space preservation and farmland preservation

GoaI: To strengthen the Towrsfup's agriculfural heritage.

Objectioe: Develop a comprehensive economic development plan that

attracts and retains those business that complement or

enhance agriculfure.

Objectioe: Develop land use regulations that encourage the retention of

the Township's rural character.
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The second paragroph on page 30 should read:

The low residential densities permitted by this plan make development of

dwelling types other than sirrgle-family detached homes impractrcal within the

Sending Area. However, the Plan provides for and encourages two-family

dwellings, townhomes, apartnnents, or nanufacfured housing in villages located

within the Receiving Area. This is addressed in more detail in the Housing

Element. One of the problems facing Franklin Township, which will be

addressed in the Housing Element, is that it has a Cycle II calculated affordable

housing ob)igation of 237 dwelling units. The Council on A,ffordable Housing

(COAH) has issued draft regulations for Cycle III regulations which, tI adopted

in their present form, will require that the Cycle tr obligation be met and that a

new obligation be computed based upon an estimation of new housing

construction and job creation through 2014.
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IiI. Devocnapurcs

Population Change Since 1990

In the last ten years the population of Franklin Township has steadily increased.

According to the 2000 Census, the population of Franklin totals 15,446 persons, an

increase of over 6/o from the 1990 Census tabulation of 74,482. The following chart,

Figure 1: Populabion Change, details the growth in the Township over the last ten years.

In addition, the chart includes the current Delaware Valley Regional Planning

: l

t :
- ! i .

I

Comrnission population forecasts tfuough 2020.

Flcrmp 1: Poprna,noN CHANGE

Year Population /o Change per period

/o Change from

1990

7994 ' t 4 4 R )

2000 15,466 6.8% 6.8%

2005 15,800 2.2% 97%

2010 76,750 6.0% 1 5 .7%

2020 78,750 71.97o 29.5%

The projections from DVRPC are developed through coordination with the county

piarLning agencies and local goverrLments to distribute the projected regional growth n

the areas that growth is likely to occur. As can be seen from Figure 1, the growth

pattern experienced in Frarklin over the last ien years is expected to continue at nearly

the same pace.

This population growth in Frarrklin was a little lower than that of its surrounding

munic ipa l i t ies ,  as  shown in  F igure  2 :  Popu la t ion  Change fo r  Ne ighbor ing

Municipalities- The 6.8% growth seen in Franklh iri the last ten years kept pace with

neighboring Monroe Township in Gloucester County and Pittsgrove and Upper

Pittsgrove Townships in Salern County.

I
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FIGURE 2: PopurarroN CHANGE FoR NETcHBoRTNG MUMCTpALITTES

Municipality Courty 1990 2000 /o Change

Clayton Borough Gloucester / , r J ) 16.0%

ElkTownship Gloucester 3,806 3,514 -7,7%

Franklin Townshio Gloucester 1.4,482 't5,465 68%

MoruoeTownship Cloucester 26,703 ) R q A 7 8.5%

Newfield Borough Gloucester 1 qot L,616 7.57o

Buena Vista Twp. Atlantic 7,436 -2.9%

City of Viaeland Cumberland 54,780 56,271 2.7%

Piitsgrove Township SaIem 8,1.2L 8,893 9.5%

Upper Pittsgrove Twp. Salem 3,140 3,468 70.4%

Because the growth of the Township was relatively small, the corresponding land

density only increased 6.4%. As seen in the following chart, Figure 3: Population and

Density Comparison, 1990-2000, the increase in density for the Township was

significant. When comparing FranlJin to surroundinB municipalities, the Township's

density is still one of the lowest.

FrcURn 3: PopuLATroN AND DENSITY CoMp,qRrsoN, 1990-2000

Municipality County A.eu
7990

Population
1990

Density
2000

Population
2000

DensiW
%

Change
Clayton
Borough Gloucester 7.18 6,155 857.24 7,739 9943 73.8%
Elk
Township Cloucester 19.63 3,806 193.89 3,514 179,0 -83%
Franklin
Township Gloucester 56.01 74,482 258-56 75,466 276.1 6.4%
Monroe
Township Gloucester 4t).J) 26,703 573.64 28,967 622.3 7.8%
Newfield
Borough Gloucester L .70 I {q, 936.47 1,6t6 950.6 1.5%
Buena Vista
Twp Atlantic 41.36 7,655 r85.08 7,+36 179.8 -2.9%
City of
Vineland Cumberland 68.69 54,780 797.50 8792 2.6%
Pittsgrove
Township Salem 45.19 8,121 1797r 8,893 196.8 8.7%
Upper
Pittsgrove Sa.lem 40.39 3,140 77 . 74 3,458 85.9 e.5%
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2004 Master Plan Franklin Townshio, Gloucester County'

Housing Dentographics

As shown previously, the population in Franklin is steadily growing. Compared io the

population inctease between 1990 and 2000, there is a larger increase irr the number of

housing units. Over the iast ien years Franklin has seen over a 63% growth in

population. b:ut a 70.7/o growth in Housing Units, arrd I0.4% increase in occupied lnits,

as shown in the following Figure 4: Population, Housing and Persons per Occupied

Unit. Although Franklin's figure for persons per occupied units (3.14) has decreased

over the last ten years, this follows the nafional and regional trend, which has seen the

steady dedine in farnily size since the 1970s.

Frcuns 4: Popur-rnoN, HousrNG AND Ppnsows pnp Occuprpn Umr

1990 2000 .% Change 1990-2000
Population 14442 75,466 6.8%

Flousing Units 4,878 s,467 10.7%

OccrrpiedUrrits 4,679 70.4%

l 'e rsonsperOc cupiedUni t 3.43 3.74 -9.2%

As shown by the following charts, Figure 5: Housing Units by Units in Structure and

F igure  6 :  Occup ied  Hous ing ,  by  fenure ,  i t  i s  c lear  tha t  Frank l in  Townsh ip  i s

overwhelmingly single-family detached homes (91.5%). in which over 88% are owner-

occupied. ln addition, most of the housing stock in Franklin has been built before 1990;

15% was built behveen the 1990 Census and the 2000 Census tabulation and 85% was

buil t  before lq89 (dnd exact breakdown by year can be seen in Figure 7: Age o( HousLng

Stock).

L
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Frcunn 5: Housluc UNrrs By UNITS rN Srnucrunp
Structure Tpe Number Percent

1-unit, deiached +,999 97.57o

1-umf attached 0.6%

2unils 77 7.3%

3 or 4 units 33 0.6%

5 to 9 units 0.0/o

10 to 19 units 32 o'670

20 or more units 18 0.3%

Mobile Home 276 517o

FIGURE 6: Occuprnl HousrNG. By TENURE

FtcunnT: Aceor IIousrNG Srocr

1990Census Percent

2000

Census Percent

Oramer Occupied 4,126 88.2% 4,634 88.7%

Renter Occupied 553 1r.8% 591 113%

Year Structure
Built Number PercentofTota l
1999 to March 2000 59 1 .1%

1995 to1998 283 5.2%

1990 to 7994 481 88%

1980 to 1989 1,177 203%

7970 to 1979 |  ) )A 77.4%

1960 to 1969 677 17.+%

1940 to 1959 7,t96 27.9%

1939orear l ier 485 8.9%

P : c ' e Q
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Among the households which owned their own home rn 2000, 25% spend 30/o or more

of their monthly income on housiag costs, arrd conversely over 27/o spend less than 15%

of their monthly income; a complete breakdown is shown in Figure 8: Owner-C)ccupred

Costs as a Percentage of Monthly Incorne. ln Figure 9: Housing Value, adjusted for 2002

Dollars, the current value for owner-occupied housing has been adjusted using the

accepted Consumer Price Index (CPi) inflation rate. Almost 79/o oI the single-fanily

housing is valued between $52,240 and 9756,709 ($50,000 and $149,999 rn 2000), arLd

18.8% are valued between $156,710 and $313,409 ($150,000 and $299,000 in 2000).

Frcuns 8: Ommn-OccuprrD Cosrs AS A PERcENTAGE oF MoNTHLY INcoME

Petcentaqe of Income Households PercentaAe of Total

Less than 15 percent
1  1 1 \ -

15.0 to 19.9 percent 741 78.0%

20.0 to 24.9 percent 689 16.7%

25.0 to 29.9 percent s41 't3.7%

30.0to34.9percent 276 6.7%

35.0 percent or more 753 783%

FTGURE 9: HousrNc VALUE, ADJUSTED FoR 2002 DoLLARS

2000Value 2002Inf la tedValue Units Percentage
less than $50,000 less tl-ran $52,240 58 1.4%

$50,000 to $99,999 $52,240 to $10+,469 r439 34.9%

$100,000 to $749,999 $104,470 to $156,709 1 8 1 1 44.0%

$i50,000 ro $199,999 $156,710 to $208,939 632 15.3%

$200,000 to $299,999 $208,940 to $313,409 144 35%

$300,000 to $499,999 $313,4i0 to $572,359 18 o.+%
$500,000 to 9999,999 9522,360 to fi1,044,719 18 0.+%

$1,000,000 or more $7,044,720 or more 0 0.0%

For those residents of Franklin that rent their residence , only 8.2% spend less than 15%

of their monthly income on their rent; however, 40/o spend more than 30% of their

monthly income on rent. (See Figure 10: Gross Rent as a Percentage of Monthly

Income.) The majority of rent charged within Franklin falls befiveen $522 and $1,043 tn

i
l!

f,,r
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I 2002 adjusred figures ($500 to $999 rn 2000 ctollars). The exact breakdown of gross rents

t nutd in Franklin is detailed in Figure 1L: Gross Rent Paid, 2002 Adjusted (again, the

i 2000 Census figures for Value were adjusted using the CPI Lrflation rate).

FIc nT, 10: GnOsS RENT AS A PERCENTAGE OF MONTIILY INCOME

Percentage of lncome Households PercentageofTota l

Less than 15 percent 39 8.2%

15.0 to 19.9 percent 102 27.5%

20.0 to 24.9 percent 82 17.3%

25.0 to 29.9 percent 62 "t3.7%

30. 0 to 34.9 percent 80 16.8%

35.0 percent or more 110 23.2%

FrcuRn 11: Gnoss RBNI Prm, 2002 ADJUSTED

2000Value 2002 Inflated Value Units Percentage

less tharr $200 less thar 9207 7 7.2%

$200 to $299 $207 to 5312 10 r.8%

$3oo to $499 $313 to $521 94 76.s%

$500 io $749 $522 to $782 190 33.4%

$750 to $999 fi783 to $1,043 135 23.7%

$1,000 io $1,499 $1,044 to $1,566 46 8.1%

$1,500 or more $1,567 or more 0 0.0%

No cash rent 87 1s3%

:

lr
As shown in Figure 72: Age Distribution of Population, Franklin has seen three

I rigficant areas of decrease- The first, the number of children under the age of 5 has
i

decreased by 77 .2/0, second, the number of children between the age of 5 and 9 years

old has decreased over 73%, and third, the largest decrease, people between the age of

"r 25 and 34 years old has decreased by over 32%- Overall, the number of school age

1 chi ldren, betweerr the ages of 5 and 19, has increased sl ight ly by 88 stuclents,  a 2.4/o
j

I
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2004MasterPIan Fran-klirl Township, Gloucester County

increase. The student population inclease was greatest among older children' of frigh

school age. The largest increase in any age cohort was for residents over the age 85, an

increase of 57 persons (707 .5%). overall, ihe elderly population increased by over I97o

according to the 1990 Census tabulation. The second largest inclease was in the 45 to 54

year old population, increasing 843 persons (58.3%). As of the 2000 Census, the median

age of all residents in the Township was 36.4 years, and 50.I% of the residents were

female.

Frcrme L2: Acn DrsrnmurloN oF PoPULATIoN

Age Group
1990

Census

Percent of
total 1990

Population
2000

Census

Percentof
total2000

Population

Change
(count)

f rom'90to
'00

Change
(percent)

from '90 to
'00

Under 5 Years 1  1 4 d 8.0% 956 6.2% 198 -17.2%

5 to9Years 1,278 8.8% 1,108 -170 -13.3%

l0 to 14 Years 9.2% 1,378 8.97o 39 2.9%

i5 to 19 Years 7,070 7.4% 1  )Rq 8.3% 2t9 20.5%

20 to 24 Years 872 s.7% 863 s.6% 41 s.0%

25 to 34 Years 2.636 1.8.2% 1,768 17.4% -868 -32.9%

35 to 44 Years , ? q 6 16.5% 7,989 79.3% 594 24.8%

45 to 54 Years r,+47 "10.0% 2,?90 14.8% 843 58.3%

55 to 59 Years 599 q.7% 768 5.o% 159 28.2%

60 to 54 Years s02 3.5% 577 3.7% 7s 14.9%

65 to 74 Years 852 5.9% 868 s.6% 16 r.9%

75 io 84 Years 335 23% 502 3.7% L o / 49.9%

S5Years+ )J 0.4% 110 0.7% 57 107.5%

1 1 L R ' . ) 700.0% 75,466 700.0% 984 6.8%

Household income, as shown in FiSure 13: Household Income, 2000 Census and 2002

Adjusted Figures (using the CPI inflation Iate to adjust for 2002 dollars), shows that

most residents of Franklin eatn between $52,235 and fi78,352 in 2002 adjusted figures

($50,000 and, $74,999 census 2000 figures). As of the 2000 census, there were or,Jy 778

residents i :r  the Township with poverty starus' 94 of those residenls were over the age

o f65 .

I
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FranlJ rn 1 ownship, Clouceste.r

Frcmr 13: HousnHoLD INCOME, 2000 cBNsus AND 2002 ADJUSTED FrcuRES

2000Value 2002Inf la tedValue

Number of

Households Percent
less than 910,000 iess than 910,446 a a i 43%

$10.000 to $1+999 $10,446 to $1s,669 190 3.6%
$15,000 to $24,999 $15,670 to 926,1.16 s06 9.7%
$25,000 to $34,999 $26,717 to $6,564 567 10.8%
$35,000 to $49lf9 $36,565 to $52,n4 793 L5.2%
$50,000 to 974,99, $52,235 to $78,3s2 7,376 26.3%
$75,000 to $99,999 $78,353to  $n+4n 908 17.4%

$100,000 to 9149,999 $704,471 to $156,706 555 ro.6%
$150,000 to 9t99,999 $1.56,707 to 9298j4 83 1.6%
$200,000 or more $208,943 or more 26 05%

Page  13
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IV. Lervo UsEELrurrur

Franldin Township thinks of itselI as a rural community. Residents have reported at

public forums that they are attracted to the community by its open and rural character

and that preservation of its character is a high priorify.

It is true ihat significant amounts of farmland, open space, and undeveloped land

remain in the Township, predominately in the southern half of the commumty. A map

of existing land use is shown on the following page and acreage, by land use category,

is shown below in Figure 14:

FIGT'RE 14: ExISTTNG LAND USE IN FRANKLIN TOwusTm

LandUseCategory Acres
%of

TownShip
Agriculture

Single Family Residentiai

Multi-Family Residential

Retail

Comrnercial/Office

lndustrial

Institutional

UHliry

Open Space (Public/Private)

Vacant/ Undeveloped

16,534

8,630

B

303

723

265

497

445

483

7,659

47.31%

74_70%

0.02%

0.87%

0.3s%
0.76%

7.42%

7.27%

1.38%

21.92%

Total \ L q 4 7 100.00%

Residential Total

Commercial, Retail, Industrial, Utility

All Others (Rural Conducive)

Conducive Lands at Risk

8,638

1,736

25,173

23,426

24.72%

3.2s%
72.03%

67.03%

l i '
ii,

lli;
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Residential uses account for just under a quarter of the Township's land area while

nonresidential uses such as retail, commercial and office, industrial, or utility uses

account for just ovet 3% of the land.

47.3% of Franklin Township is now devoted to agricultural uses and another 21.9/o

remains vacant or undeveloped. To this total can be added 1.4% of the land that is

devoted to open space uses such as parks and the golf course and another 1.4% of the

land that is used for institutional purposes. Thus, 72% of the township is now uded in a

marmer that is conducive to the rural character desired by residents.

This number is deceiving, however. Of the total amount of agricultural land,, just 767

acres are permanently preserved farmland, representing less than 5% of the total

agricultural land in the township. When the non-permanently preserved farmJand is

added to the a-mount of vacant or. urdeveloped land, it accounts Ior 93% of the Iand that

is conducive to the rural character, or fwo thirds of the total township land area. This

land is at risk.

Just over a third (35ft) of the eastem portion of the Township is located rvithin the New

Jersey Pinelands Preserve, an ared in wfrich development is severely restricted.

Moreover, when development has occurred in the non-Pinelands portion of the

Township, the existing zoning ordinance, which is shown on the accompanying map,

has permitted development pafterns that are at odds with the desired rurai character.

The amount of land devoted to each zonine classification in the current ordinance is

shown in Ficure 15:

1l
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FrcUNr 15: ExIsrrruc ZoT.[Nc IN FRANKLIN TOWNSHIP

Existing Zoning Acres
of/o

Township
R-A Residential Agricultural

R-1 Residentia-l

R-2 Residential

R-3 Residential

R-4 Aparhnent/Townhouse

NC Neighborhood Commercial

FVC Franklinville Village Commercial

MVC Malaga Village Commercial

HC-1 Highway Commercial 1

HC-2 Highway Cornmercial 2

IC lnterchange Cornmercia-

M-1 Light Manufacturing/Industrial

M-2 Heavy Manufacturing / Induskial

I Institutional

I'jAP Pinelands Agrictrlnrrai Production

PRR tinelands Rural Residential

PHC Pinelands Idghway Commercia.l

PNC Pinelancls Neighborhood Commercial

PLM Pinelands Lt. MarLufacturing/Industrial

Pi Pinelands Insfitutional

Rte. 55 Corridor

9,598

A 7QL

7,675

1,893

99

r47
68

176
1 A-AL

509

2'33

437

726

189

5,007

7,106

za6
172

143

44

391

27.47%

13.72%

4.79%

5.42%

o.28%

0.a%

a.r9%
0.36%

4.73%

1.46%

0.67%

1.2s%

2.0s%
054%

1433%

20.33%

0.s9%

0.32%

0.47%

0.72%

r.12%

Iotal 34,947 100.00%

Non-Pinelands

Pineland.s

22334

12,617

63.90%

36.70%

The residentially zoned portions of Franklin Township, which are not located within
' I . the Pilelands, are currently classi{ied into five zoning disiricts :

l

a

i
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permits single-family detached

dwellings as well as permitting all types of farming other than piggeries,

slaughterhouses, and sirnilar obnoxious uses. In addition, roadside markets for

the sale of farm precuts are permitted, provided that 60% of the product is grown

on the premises. Other principal uses fhat are permitted by right include' 1 ,

l municipal uses, public and private schools, and privately owned recreational

uses that are available for use by the general public. Additional permitted uses

are specified accessory uses and specified institutional uses that are permitted as

conditional uses. However, the rninimum required lot area in the curent district

is just one acre (43,560 square feet) .

The R-l Residenfia-l  Distr ict l imits uses permit led by r ight to slngle family

detached homes. Accessory uses are also permitted and the list of conditional

uses includes tr,vo family dwellings. The required minimum lot area is 40,000

square feet per unit.

lr.
The R-2 Residential District provides for the same uses as does the R-1 District,

but it requires a minimum lot area of 35,000 square feet per umt-

The R-3 Residential District also provides for the same uses as does the R-1

District, but it requires a minimum lot area of 30,000 square feet per unit.

t  n r n r r i d e q  f n .  a  r n r i d p .  v a r i e l r r  n f

residential uses including single-family detached dwellings, townhouses, and

apartment houses. The district requires a 1O-acre mimmum h'act size with a land

area of 72,500 square feet per unit in areas not served by a public or private water

a-nd sewer system. When such systems are provided, the land area per unit may

be reduced to 11,250 square feet.

The existing zoning does not promote the retenfion of the rural character that is

cherished by Franklin's residents. The lowest density zone, the R-A District, which has

a minimum loi area of one acre (43,560 sguare feet) is not substanhally dif ferent from

t - .
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2004MasterPlan Franklin Townshi ,GloucesterCoun

the next highest density district, the R-1, which has a rrunimum lot area of 40,000 square

feet. There is a similar lack of significant density variation in the remaining residential

districts, with the R-2 and R-3. Districts permitting minimum lot areas of 35,000 and

30,000 square feet respectively. The R-1, R-2 and R-3 districts permit two-family

dwellings as a conditional use, but eac-h unit is required to have ihe same minimum lot

area as a single-family detached dwelling in the same zoning districi.

As noted above, the R-4 district offers greater diversity in terms of the ty?e of permitted

residential uses, including single-family detached dwellings, townhouses, and

apartment houses. Flowever, a 10-acre minimum hact area is required for townhouses

and apartment houses and densities are still relatively high for these dwelling types.

Without sewer and water sewice, these developments require 22,500 square feet per

unit, for a density of just over two units per acre. Densities double if sewer and water

systems are provided, but still remain relatively low. Moreover, the R-4 Distict

accourts for just 0 .28/o of the Township's larrd area.

franklin Township has no less than nine non-residential zoning districts, ranging from

neighborhood commercial to a heavy manufacturing industrial district. What rs

significant aboui these zones is that in almost every ilstance, the amount of iand zoned

for the non-residential use greatly exceeds the existing development.

Manufacturing and industrial uses in particular tend to be scattered throughout the

commurrity, near residential development or residentially zoned land. A wide variety

of intensive manufacturing, warehouse and distribution uses are perrnitted in these

districts.

Commercial uses are concenhated in the villages of Franklinviile and Malaga. as well as

along the portion of Delsea Drive that connects these two areas. Isolated neighborhood

commercial zones serve smaller sections of the community such as Star Cross and

IorestGrove.

The Townsh ip  has  a t tempted to  p reserve  the  es tab l i shed v i l lage  charac le r  o l

frankl invi l le and Malaga by establ ishing special ized zoning distr icts that are intended

i
l ,

I
j

I
I
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to promote rnixed uses. Yet there are differences between the Franklinville Village

Commercia-l (FVC) and the Malaga ViIIage Commercial (MVC) Zoning Districts. To a

large extent these reflect the existing conditions, in which Franklinville is a more

traditional village and Malaga tends to be oriented towards highway commercial

developrrient; Yet zoning arLd the Master Plan should attempt to influence projected

future conditions, protecting existing landmarks in Frarklinville and encouraging the

preservation of the remaining residential village in Malaga.

The goal of permitting mi-xed land use in villages is laudable arrd reflects traditional

village patterns, where apa-rtment and office uses often occurred over retail shops. Car e

must be taken, however, to restrict tliesc uses so that they do not overwhelm and

threaten the residential uses, which form the core of both communities. ivlalaga has

become dominated by gas stations, restaurants, and convenience stores that are more

characteristic of highway commercial districts than traditional village forms. If sirnilar

uses emerged in Franklinville, its character could be destroyed. The zoning ordinance

must offer protection to both the mixed-use concept ald to the overriding preservation

.of the village character.

Recent code amendments have strengthened Iandscape and buffer standards but much

needs to be done, particularly with signage. A particular concern is the commercial

area along DeLsea Drive and the Harding Highway, from the Clayton Borough line to

Malaga. This area generally lacks a cohesive design therne and typically consists ol

strip commercial development or isolated uses, although the recent renovation ol a

previously derelict shopping center is a positive sign. Unplanned strip commercial

development leads to excessive access points onto the highway, which calL be a trafFic

hazard. The lack of coordinated ardritecture also does little to enhance the aesthehcs of

the area. Plarmed, small-scale development should be encouraged that compl-iments

the Township's rural character. One way to achieve that would be to require that new

buildings be placed closer to ihe street and used to screen interior parking lots. Unified

architecture. controlled signage, and enhanced landscaping would rmprove the

aDDearance of these cornmercial areas.

Page 2l
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It is apparent from this short overview of existing zoning patterns that they do little to

protect the rura-l character that is cherished by Township residents. Moreover, there is

little basis for the existing zonilg scheme other ihan a desire to recognize patierns of

development and to allow for their expaisiorL perhaps to an unrea-listic extent.

The current zoning scheme is not consistent with the principles of Smart Growth that

have become the cornerstone of planning philosophp both nationally and in the State of

New Jersey. The State has established Smart Growth Council, Iocated within the

Department of Community Affairs, which is designed io coordirrate inter-Agency

actions to encour age Smart Growth at both the State and local level. Smart Growth is

defined by ihe State as encompassing the following goals:

Mixed land uses

Compact, clustered community design

A range of housing choice & opportunity

Development of walkable neighborhoods

Creation of distinctive, attracfive commuruhes that offer a sense of place

Open space, farmlancL, & scenic resource preservation

Future development strengthened & directed to existing communities, using

existing infrastructure

A variety of transportation options

Predictable, fair & cost-effective development decisions, and

Cornmunity & stalceholder collaboration in development decision-making.

In coordinafion with these efforts, the New Jersey Office of Smart Growth Plaruung is in

the process of preparing revisions to the State Development and Redevelopment Plan

(SDRP). The SDRP is a state-wide comprehensive plan and it is the State's intent to use

ihe plan as an anti-sprawl lald use iool that is designed to direct most statewide new

development into established urban and suburban areas, while preservilg rural areas

without sewers, such as Franklin Township. The Franklin Township Master PIan

suppofis these goals.
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Important new iniriatives have recently been enacted to safeguard supplies of drinking

water and to preserve water quality. This assures improved protection of groundwater

resources that serve the State's population as well as protection of streams and

waterways that serve as critical habitats for many of New Jersey's ihreatened and

and :noa ro , l  cnp r i oc

In light of all of these important developments, and in furiherance of Franklin

Township's goal of preserving its character, the Land Use Element of the Master Plan

proposes a radical departure ftom prior zoning and land use patterns. It is proposed

that the Land Use Plar-L should place less emphasis on existing patterns of development

and more emphasis on protection of the underlying aquifer. By keying future zoning

and land use patterns to groundwater recharge rates, a more reasoned zoning plan can

emerge which is based on scientific fact rather than arbilrary decisions affectilg density

and use.

The map on the following page displays groundwater recharge rates based uPon a

Recharge-Based Nitrate-Dilution Model prepared by the New Jersey Geologic Survey.

The map and its assumptions may be viewed on the Geologic Suwey's website- it

shows groundwater recharge ra[es i:r inc]-res per year and then translates that data into

the average and minjmum lot sizes that are necessary to protect this crilical resource.

These calculations are based upon assumptions of resulting impervious cover ard are

prirnarily keyed to residentia-l development.

A review of the map shows that the majority of the non-Pinelands portion of Franklin

Township falls into the recharge category of 10 to 12 inches per year. This ilassification

supports average lot sizes of 2.0 to 2.4 acres, wiih a minimum lot area of L.7 to 1.4 acres.

This density is less than in any residential zone currently existing in the iownship.

The Master Plan recommends that the current R-1, R-2, R-3, and R-4 Districts be

abolished and that all residentially zoned land, not in the Pinelands, be zoned R-A,

Residential-A griculture. Further, the Plan proposes that the current minimum lot area

il.
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of l-acre in the R-A District be increased to a base minimum lot area of 2.5 acres. Thrs
will result in a reduction in permitted density in the R-A District from 1 dwelling unit
per acre to 0.4 dwelling units per acre. The reduction in density will be even greater in
the other existing residential districts, for which a rezoning to R-A is recommended.

Further. it is recomrnended that the land development regulafions be amended so that
proposed subdivisions would be required io subrnit a no-variance conceptual yield
plary showing how many lots can be achieved with conventional development. The
base minimum lot area of 2.5 acres per unit and 200 feet of street frontage would be
utilized. New streets would be encouraged (as opposed to lotting off existing roads).

Assume a 5O-acre site.

5 acres of the site is envrronmentally sensihve, but this land could be included

within subdivided lots so long as sufficient developable land remains on each
lot to build and access a regularly shaped home with a first floor footprint of
at least 1,000 square feet.

Of the 50 developable acres, assume that a mrnjmum of l0% oI the site will be
roadway, leaving approximately 45 acres for residenfial lots. The actual
percentage of the tract devoted to roads witl vary by the design of each yield

plan.
' In this example, the yield plan will show a maximum of 18 lots (45 acres/2.5

r r i n i r n ' r r r r l n t c i z a \

. This establishes the maximum nurnber of lots than can be produced on this

tract.

Tracts yieiding less than five lots will continue to be subdivided conventionallv rnto
two and one half acre lots.

Tracts whose yield plan produces 5 or more lots will be required io utilize conserwatlon
subdivision techniques- The total number of urdts could not exceed those produced by
the yield plan but developers can expect io see a reduction in their development costs as

I

i

i
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a result of reduced infrastructure costs. For example, fewer linear feet of new streets

will be required. No minimum lot area will be required in designing a conservation

cluster plary provided that the maximum permitted density established by the yield

plan is not exceeded and provided further that buildings are not located closer than

twenty (20) feet to one another.

The conservation plan would require that a minimum of 50% of the adjusted land area

(less streets, wetlands, flood plains, and steep slopes) would be preserved irr perpetuity

as cornmon open space or as permanently protected agriculture. Environmentally

sensitive lands could be included either on individua-l Iots or in common open space but

not more thar' 50% of the preserved open space may be environmentally sensitive land.

Conservation.pians should also be designed to preserve unique features such as

architecturally or historically significant buitdings, hedgerows, specimen trees and

similar features. The plans should also be designed to maximize viewsheds from both

the perspective of residents within the development and from the general public when

viewing the development from adjacent roads. Common open space or preserved

farmland withinthese developments may serve as the locafion for leeching fields

associated with on-site septic systems, provrded that the maintenance of both the fields

and preserved land are guaranteed by a homeowners or condorninium xss6qiatisn nr hrr

a Iand trust.

Conservation-based subdivision plans can be provided anywhere in the Township,

utilizing contiguous iands.

The Municipal Land Use Law allows plarLned residential subdivisions to include non-

contiguous land. An applicant would be allowed to acquire development rights to non-

contiguous lands that would be preserved into perpefuity. Acquisition of these

development rights would occur in the open market place. In addition, a Receiving

Area would be established, as shown on the Zoning Map, in a broad area roughly

centered on Delsea Drive and the Harding Highway. All other areas of the Township,

including those both within and outside of the Pinelands, would be designated as

Sending Area. Development rights within the Sending Area can only be transferred

into the Receiving Area, alJowing the Townslr-ip to channel growLh in that area.

1
I

i
I

I
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It must be emphasized, however, that this use of non-contiguous planned residential

clusters is not intended to be inierpreted under recently enacted legislafion that permits

the statewide Transfer of Development Rights. The Master Plan endorses the general

concept of Transfer of Development Rights but recognizes that significant future

ana-lysis oI the recently enacted regulations wi-ll be necessary before they car be enacted

in Franklin Township.

As with other conservation subdivisions, a yield plan would have to be prepared that

showed a density of not less tharr 2.5 acres per unit, induding the restricted land in the

Sending Area. All development would occur in the Receiving Area. The land in the

Sending Area used to calculate density would be permanentiy restricted from

development by means of a deed restriction. Al1 lots without community water and

sewer service would have to demonstrate that suflicient supplies of potable

groundwater were available and that the lots met county .standards for septic systems

or would utilize innovative and workable sewage disposal techniques.

Exampleo{aNonCont iguousSubd iv is ion

. Assume a S0-acre site irr the Receiving Area and a 50-acre site in the Sending

l\Jea.

. The 50-acre site in the Receiving Area has 4 acres of envirorurrentally sensitive

land and the S0-acre Sending Area Site has 6 acres of environmentally

sensitive land.
. Alihough all of the environmentally sensitive land in the Receiving Area

could theoretically be included in a subdivided lot, no environmentally

sensitive land of those lands in the Sending Area could be built upon.

Therefore, there are 94 developable acres (100 total acres less 6 total acres of

environmentally sensitive land in the Sendrng Area).

. Of the 94 total developable acres, assume that I0% of the site will be roadway,

leaving approximately 84.6 acres for residential lots. This must be shown on

a conceptual yield plan but the applicant, for purposes of drawing the yield

t :
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plan, may assume thai the lands are hypotheticaily contiguous although in

fact they are not. The sensitive lands in the Sending Area would be excluded.
' The yield plarr wiil show a maximum of 33 lots (84.6 acres f 2.5 minimum lot

size).

, A Non Contiguous Density PlarLned Residential Development would be

permitted to have a maximum of 33 lots in the Receivirrg Area. Again, no

rninimum lot area is required so long as the maximum density determrned by

the yield plan is not exceeded and buildings are no closer than twenty (20)

feet to one another. All of the land in the Sending Area would be

permanently restricted to open space or agricultural uses but it is possible

that some common open space may also be created in the Receivjng Area as

well.

\,Vhen the yield plan produces 30 or more lotq, the applicant will have the option of

either providing the conventional conservaLion subdivision plan, as described above, or

of taking advanlage of a density bonus in return for even greater open space or

agricultural preservation. The applicant would be perrnitted a total number oJ dwelling

units equal to 1.2 times the number of units produced by the yield plan in reLurn for a

70/o preservation of open space. All development must occur within the Receiving

Area. Other regulahons would be sirnilar to the mandatory conservaLion plal in terrns

of eliminating minimum lot areas, avoiding sensitive lands and preserving key natural

and man-made features. However, evidence must be presented that standards for

providing potable water and septic treatment canbe met.

In the best of all possible worlds, sufficient developable land would remain in the

Sending and Receiving Areas so that any propefty owner wishing to either purchase or

sell development rights would have al unJettered opportunity to do so. This would

allow property owners to reclaim some oI the values lost by the environmentally

motivated down-zoning. Unfortunately this is not possible due to the extent of

previous development. Figures 16 and 17 show the extent of land remaining, by tract

size, in the Receiving Area, the Non-Pinelands Sending Area, and the Pinelands

Sending Area. These calculations do not exclude environmentally sensitive lands but

l

I
l
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they do exclude lands not appropriate for conservation subdivision due to reasons such

as preserved land or inappropriate existing land uses.

Regrettably, it can be seen that too few large tracts remairL in the Receiving Area to

accommodate all potential sellers of Developnent Rights in ihe Sending Area.

Nonetheless, these properiy owners will retain the right to develop their land in

accordance with the underlying zoning regulalions.

FIGURX 16: VacAM/UNDER-UTILIZED LAND IN RECEIVING AREAS, > 2.5 ACRES

Parcel Size NumberofParcels Acreage

2.5 to 24.9 acres 280 2,097.r3

25.0 to 49.9 acres 593.13

50 acres or larger 7 6s0.24

Total Parcels Available for Cluster 303 3,314.50

Parcels of less than 2.5 acres 2,630 ? ? q d 5 q

Frcunc 17: V a.ca,Nr/UNDER-UrrLrzED LAND IN SeNnrNc AREAS. > 5 AcRES

Parcel Size Numbero fParce l s Acreage

Non-Pinelands Land

5 to 10 acres 143 r,045.30

10 to 14.9 acres 76 923.00

15 acres or larger 141 4 a?q aq

Total Parcels Avai iable for Cluster 360 6,908.29

I'arcels of less than 5 Acres ) 1 ) L 3307.23

Pinelands Land

5 to 10 acres
' t A a 1,000.01

10 to 14,9 acres 38 460.33

15 acres or larger 55
' l  t 4 1 7 4

Total Parcels Available for Cluster 239 2,902.70

Parcels of less than 5 Acres 977 1,950.03
I
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This strategy will significantly advance the goal of protecting the rural character of

Franklin Township in a marmer that also protects nafural resources. However, it must

be recognized that the plan has negative aspects as well. Many existing lots wiII

become nonconJorming, although the rights of property owners are protected by the

Municipal Land Use Law. Future building additions may require a zoning variance,

but the Master Plan directs tlae Zoning Board of Adjustment to make reasonable

accommodation for area and bulk variance applications resulting from this significant

amendment to the zone plan.

Another disadvantage of the plan is that the low residential densities perrnitted by this

plan make development of any dwelling types other than single-family detached homes

impractical. This limits housing choices for those who would prefer to live in fwo.

family dwellings, townhomes, apartmenfs, or manufactured housing; and Ior those

unable to afford a single family detached dwelling on a tvvo and one half acre lot. One

of the problems facing Frankiin Township, which will be addressed in the Housing

Element, is that it has a Cycle II calculated affordable housing obligation of 237

dwelling units. The Council on Affordable Housing (COAH) has issued draft

regulations for Cycle III regulations which, if adopted in their present form, will require

that the Cycle II obligation be met ald that a new obligation be computed based upon

an estimation of new housing construction and job creation through 2014.

Accordingly, the new R-A District regulations would permit development of new

villages or hamlets on tracts of at least 50 acres or more in the Receiving Area at higher

densities, provided suffrcient development credits were obtained so that ihe average

density, including ihe restricted land, did not exceed an average of densify of 1.25 acres

per urut. AII lots without community water and sewer service would have to

demonstrate that sufficient supplies of potable groundwater were available and that the

Iots met county standards for septic systems or innovative sewage disposal techniques.

A 5O/o open space or agriculfural preservation component would be required.
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If a communify-based (package) water ar1d sewer system wele provided on a minimum

50 acre tract of land, a full range of dwelling types couid be provided, so long as

adequate development credits were obtained. In this instance, densities could be

increased to as much as 6 dwelling units per acre fol townhouses and aparfments, and

four dwelling units per acre for small lot single-family dwellings' The required open

space or agricultural Preservation component would be reduced to 25%, but an

affordable housing obligation would be assigned to the project. The Township may

use its powers under the Local Redevelopment and Housing Law as a means of

assisring the aggregation of suJficient parcels to cleate tlacts of 50 acres or more for the

purpose of making affordable housing possible'

Provision could be made for even higher densities as a bonus il additional sewer and

water capacity were made available to other nearby secfions of the Township, beyond

the control of the applicant. The extent of this bonus would be negotiated by ihe

Township, based upon the amouni of additiona] capacity made available'

ln boih instances (with or without community utility systems), traditional village

development forms would be encoulaged, including a grid street pattern and

permitting tp to \5% of the land area in a village or hamlet to be devoted to mixed'

non-residential uses that are supportive of the residential community. These would

include convenience retail stores and sewices, offices and restaurants'

I
Non-residential retarl, service, office, restaurant, and related uses would be pelmitted in

the R^A District within the Receiving Area, withoui associated residential uses,

provided that they (a) met the village design standards described above, (b) were

located on hacts of land of at least five acres (including development credits), ard (c)

l' l had direct street access to elther Delsea Drive or the Harding Highway'

within the Pinelands portlon of the Township, the regulations affecting the Pinelands

Rural Residential District and the Pinelands Agricultural Preservatron District would

2004MasterPlan Franklin Township, Gloucester Coun

remain intact but the district boundaries would change significantly, reflecting current

pat lems of Iot  s ize and agrrcul tural  preservat ion'
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2004 Master Plan Frarridin Township, Cloucester

The Franklinville Village Commercial and Malaga Village Commercral Districts are

recommended for replacement by new Franklinville Village and Malaga Village

Districts. Boundaries have been expanded io include the etsting small lot residential

components of these villages and proteciions would be included to protect their

character by allowing significantly smaller lot areas and apartment conversions in

houses with a gross floor-area in excess of 3,000 square feet. The small exisiing lot sizes

in the Villages would preclude the use of conservation subdivision techniques there.

Mixed-uses would be encouraged but strict design standards would protect the

character of the historic viliages and nonresidential uses would be lirnited to specific

areas. ln Franklinville, first floor retail, service, office, restaurant, arrd related uses,

including bed-and-breakJast estabLishments, would be permitted within 1,000 feet of the

five points intersection. Enhanced signage controls and screened parking lots, where

practical, would further proiect the neighborhood. In Malaga Village, similar controls

would be impiemented, but corrrrnercia] uses would require frontage on Delsea Diive or

the Harding Highway. New development would be required to screen parking lots

with buildings and interconnect driveways, when prachcal.

A new "8" Business District is proposed along the west side of Fries Mill Road, both

north arLd south of Grant Avenue. This district is intended to accommodate planned

development that could include an office campus but would be flexible enough to also

accommodate warehousing and distribution and private recreational uses. New

manufacturing uses would be excluded, but existing uses would be protected. A

ham-let would be provided on this 1and, allowing it to be developed as a rnixed use

hamlet provided that 40% of the resulting residential units were restricted to

households in which at least one mernber is aee 55 or older and no one is under 18.

The Master Plan proposes a new Interchange Commercial District near the Malaga

interchange of N.J.S.H. Route 55. Although prernature subdivisions have created many

small lots, the majority of this land has been consolidated by a few key landowners.

Such premahrre subdivision, resr-rJting irr a proliferation of ownership, is one of the

criteria contained in the Local Housing and Redevelopment Act for declaring an area in

need of Redevelopment. If this proves to be an obstacle to the development of this area,

the Master Plan recommends rhat the Redevelopment Act be ut i l ized to el iminate the
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2004lvlaster Plan Fran}<lin Township, Gloucester County

problem. Similarly, some environmental problems exist in this area, but much of the

proposed district consists of upland. The geographic position of this land, near ihe

intersection of two rnaior highways, makes it a iogical location for larger-scale planned

development that can boost the tax base without creating undue congestion on local

streets. It is proposed that the IC District permit planned shopping centers, business

parks, ald office campuses on tracts with a rninimum area of 25 acres of uplald.

In addition, other new opportunities for economic development are proposed along

Harding Highway, from Main Road to Tuckahoe Road. Since the north side of this area

is in the Pinelands and the South side is no! two districts are proposed: a Highway

Commercial District and a Pinelands Highway Cbmmercial District. Both districts

would require plalned retail, commercial or office development on a minimum tract of

10 acres, with a minimum of 400 feet of frontage on Harding Highway, to minimize the

number of curbcuts. These would be similar to restrictions imposed on planned

comrnercial developrnent fronting on Harding Highway arrd Delsea Drive, within the

Receiving Area. Design standards will insure compatibility with village standards

Neighborhood Comrnercial District boundaries have been adjusted to accommodate

exishng development in Star Cross, Forest Grove and along other portrons of Tuckahoe

Road. Similarly, a PirLelands Neighborhood Commercial District is retained to serve the

Blue Bell area.

A previously prepared Redeveiopment study for the Downstown Airport-Meredith

Farms Area is incorporated by reference into this study and is supported by a LM Light

Manufachting District on re site of the airport.

In generaf the LMI and HMl Districts have been reduced in area and combined into a

single Light Manufacturing District. Four such districts have been identified, each

containing significant existing development. A few isoLated sites that are now zoned

either LMI or HMI would become legal nonconforming uses within the R-A District.

Uses permitted would be closer to ihose now al lowed in the LMI Distr ict but

nonconforming exist ing uses would be protected. Similarly, the Pinelands Light

Manufac tur ing  D is t r j c t  has  been changed to  the  PNC P ine lands  Ne ighborhood

l
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Commercial District. Existing uses would

PNC Di.strict wiih the intent that new

surrounding area.

become legal nonconforming uses within ihe

uses would be more compatible with the

, ;
i Permanently protected lands in the Pinelands have been placed into a Pinelands Rural

Conservation/Recreation District.

Figure 18 displays the amount of land devoted to each of these proposed zones and a

new future land use (zoning) map is shown on the subsequent page.

It will be noted that nearly 60/o of the township is proposed for the revised R-A

Residential- Agriculture Zoning District. Another 25% of the Township would be

placed in the Pinelands Rural Residential District or ihe Pinelands Agriculfural

Preservation District. These districts thus account for nearly 85% of the land irr the

Township but this figure is somewhat misleading. It should be recalled that well

designed, planaed commercial development is perrnitted in the R-A District. either

within villages or harnlets or at locations on designated highways.

The goal of this Land Use Plan has been to reduce the overall density of Frankhn

Township, to protcct its groundwater, to base the zoning on scientific analysis, and to

improve the design standards within the community. The plan is founded on the

principles of Smart Growth and should be a significant milestone in the Township's

effort to Dreserve and retain its rural character.
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FrcunB 18: Pnoposno ZoNING By LAND AREA
Proposed Zone Acres /o of Township

ItA- Itesidential Agriculture

FV- Franklirville Village

MV- Malaga Village

LM- Lighi Manufacturing

B- Business

IC -lnterchange Commercial

HC - Highw ay Commercial

NC- Neighborhood Commercial

PAP- Pinelands Agricultural Preservation
l 1 )

20,607.43

1.77.22

290.67

49L.82

M3.72

188.60

85.63

49.38

4<77TR

s8.95%

0.57%

0.83%

r.41%

1.27%

0.s4%

02s%

0.74%

*4#70

1]31%-

132496

0.12%

8:ft70

Q{E1o

{*, ,o

-rra

)4rA

l t \

ilj#;*;",rJilil:
PI- Pinelands krstitutional

PHC- Pinelands Highway.Comrnercial

PNC- Pineland.s Neighborhood Commercial

.1fiW84

43.59

2J2,%

+99+8
Iotal 34$M66 100.00o/o
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V. HoustNc Erst'mt.tr AND FAIR SHARE PLAN

Legal Background

The Housing Element and Fair share Plan is required by the Fair Housing Act, which

was signed into law in JuIy of 1985. It mandates that all municipalities that choose to

enact alrd enforce a zoning ordinance must prepare a housing element as part of the

commurdty' s master plar. The Housing Element became one of the three required

elements of a Master Plan in August, 1988. The Housing Element must include an

analysis of housing, demographic and employment characteristics of the community

and an- analysis of rnunicipal lands appropriate for affordable housing'

The affordable housing obligation is sometimes caled the "Mt. Laurel Obligaiion,"

because the initial court cases that were brought against that township led to a finding

by the New Jersey Supreme Court that every municipaliiy in the State had a

constitutional obligation to meet the housing needs of low alrd moderate income

households. Litigation brought under the Mt. Laurel Doctrine is sometimes called a

,,Builder,s Remedy Case" because builders who successfully prove that a town has not

mei its affordable housing obligation are often awarded approval of their plans,

regatdless of zonrng, as a reward for bringing the murucipality to *re court's attenhon

In extreme cases, the Court can order that all development regulations in an offending

municipality can be set aside a:rcl it can appoint a mastel (a planner working for the

Court) to rewrite the municipai ordinances.

The Fair Housing Act also created the Council on Affordable Housing (coAH) to

adrninister and implemeni affordable housing policy among local govemments. coAH

established both procedural and substantive rules for commurf ties to oeate a fair share

plan to address the affordable housing obligation that is based on a regional fair share

allocation formula. COAH was charged with reviewing and, when requested'

certifying the municipal fair share plan. with cerhJication, a municipality's zoning

ordinance carries a presumption of validity against future legal challenges {or a period

of 6 years. Although the obligation to prepare a housing plan is mandatory,

municipalities are not required to submit their Housing Elements to COAH.
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COAH is charged with the responsibility of calculating ihe need for housing affordable

to low and moderate income households in each of six housing reglons across the State

and then to allocate a "fair share" of that need to each municipality in each region.

Franklin Township is located in COAH's Region 5, which includes Burlington, Camdery

arrd Gloucester Counties,

Initially, COAH allocated municipal fair share on ihe basis of a number of factors

including existiag need" population growth, income and employment opportunities.

The affordable housing obligation could then be adjusted io take into account such

factors as environmentally sensiiive lands, a lack of utility service, a lack of sufficient

recreation land, or a lack of vacant land. Two separate fair share "cycles" were

computed. the first for the period 7987 - 93 and the second for the period 1993 - 1999.

Franklin Township's cumulative housing obligation for these cycles was 237 units

affordable to low and moderate income households.

Normally, COAH would have issued Cycle III numbers by 7999 to cover the period

7999-2005. However, since the fair share allocations were computed on the basis of

census data, and a new census was to be undertaken in 2000, COAH determined that it

would wait until that data became available. It also approved a ruie tlLat would make

Cycle III plans eligible for a ten-year period of protection, rnstead of the 6-year period

that applied to Cycle I and II plans.

COAH did not announce draft regulations for Cycle IiI until August 2003 and those

regulations are not expected to be adopted until sometime in 2004. However, as

currently proposed, COAH's draft rules would radically redefine the way the

municipal fair share obligation is computed. lnsiead of computing a specific fair share

number, the rules would require a municipality to anticipate development for the

period 1999 - 2014 and they would incur a new affordable housing obligafion of one

unit for every ten housing units constructed arrd for every thirty new jobs created.

COAH calls its new approach "growih sharing" because larger affordable housing

obLigations would be assigned to communihes facing strong growth pressure than to

comrnulities such as Franklin that are anticipating slower growth.
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F{owever, the rules do not eliminate the fair share assigned by prior cycles. Thus

Franklin Township's prior ror-urd affordable housing obligation of 237 units must be

added to the projected 1999-2014 obligation. Because no public sewer or water is

available in the Township, Franklin is entitled to a durational adjustment for the new

construction component of its obligation that cannot be provided due to a Iack

utilities.

lMat is Affordable Housing?

Affordable housing is defirLed as a dwelLing, either for sale or rent that is within the

means of households of either iow or moderate income. Low-income households are

those with arurual incomes that are equal to 50% or less than the median income for the

region in which they are located. Moderate-income households are those earning

between 50% and 80% of the regional median ircome. These limits are determined

annually by COAH and the rnost current adopted income limits (adopted in April 2003)

are shown in Figure 19.

The key io deierrn-rning whether the cost of housing meets " affordable" guidelines is the

proportion of monihly household income spent on housing. Renters are expected to

use no more than 30% of their income for housing while homeowners' housing

expenses are limited lo 28%. These monthly housing costs rnclude utilities an{ in the

case of sale housing, mortgage principal and interest, taxes and insurarce. The current

COAH income standards as applied to Frankiin Township, as well as the maximum

payrnents for a household at the upper limits of the low and moderate income

categories are also shown in Figure 19.

of
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Flcmn 19: ATFORDABILITY LIMITS

FoR Low AND MODERATE INCoi\,m, Ilousnnolls (RncroN 5)

It is important to recognize that COAH's affordable housing regulations are designed to

meet the needs of ihat porhon of the population earning betrveen 50/s and B0% of the

median regional income. Because applicants must meet income qualifications for their

housing, the program is not designed to rneet the needs of very low income households

(those earning less than 50% of the regional median income), although the proposed

regulations would provide bonus crcdits if housilg were somehow provided for very

low income households.

It should also be recognized that some existing housing in the community may be

affordable to low ald moderate income but it will not oualifu towards the affordable

housing obligation unless it is restricted for occupancy only by income-qualified

households. New consbuction must have affordabrlity controls that remain in place for

a minimum of thirty years while affordability controls on rehabilitated housing may be

limited to ten years. There is no evidence that any homes in Franklin Township

currentlv have such conftols,
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Low Income Moderate Income

Household
Size

Upper
Lirnit
Income

Maximum
Monthly
Rentai

Maximum
House
Payment

Upper
Limit
lncorne

Maximum
Monthly
Rental

Maximum
House
Payment

1.0 $23,870 s597 $5s7 $38,192 $9s5 $891
1.5 ;25,575 $639 fi597 $40,920 fiL,023 $955
2.0 $27,280 $682 $637 943,648 $1,091 $1,018
3.0 $30,690 9767 $776 fi49,104 fi7,228 $7,146
4.0 $34,100 $853 $796 $54,s60 97,364 $1,,273

$35,464 $882 $827 9s6,742 $1,4r9 $L,324
5.0 $36,828 9921 $8s9 $s8,925 $1,473 $r,37s
6.0 $39,556 $989 $923 $63,290 $1,s82 $1,477
7.O 942,284 $1,057 $987 $67,654 $1,691 q,r q7q

8.0 $45,072 $1,125 $1,0s0 $72,0r9 $1,800 $1,680
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Franklin Township faces two chanenges in providing a Housing Element as required by
both the Municipal Land Use Law and by the Fair Housins Act:

First, it musf address its unmet cumulative obligation of 237 af fordable housing uruts
from Cycles I and II obligation. Thery it must make a good faith effort to address the as
yet unadopted Cycle IIr Regulations and deverop a strategy to address that need as
weII.

The formulas used to deterrnine cumurative Cycle I and iI housing need are those that
were adopted by C'AH. The carcurated housing obligation has severar component
parts that can be explained as follows:

rndigenous need rcters to deficrent or substandard housing units that are occupied by
low and moderate-income households in Frank-rin Township, The calcuration of this
number is based upbn census indicators, adjusted by sub-regional need. Fra.]din,s
indigenous need is 72 units

Reallocated present need is the municipality's share of a regional poor. some
municipalities have a large indigenous need number but no municiparity is required to
provide for an indigenous need in excess of the regionar average. Those deficient units,
which exceed this cap, are placed in a regionai poor and reatocated among other
municipalities in the region. Frankrin has a rea ocated present need of 25 uruts.
Together, (with rourding) these two components form present housing need, which is
98 urdfs total.

Prospectiae need. is made up of affordabre *nits for househords not now living in the
conmunity but who are projected to do so. The extent of prospective need that a
conmuruty rnust provide for is affected by projected population growth and projected
households for the years 1'gga - 1999 . Franklin has a prospective need. of 129 units .

l
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2004MasterPlarL Fralrklin Township, Gloucester County

Total housing need is the sum of these three factors, or 227 units. This number is

further modified, however, by a number of factors keyed to the local situatron.

Prior cycle prospectiae need is a recalculated prospective need for the prior period of

7987 - 7ggg. Frariklin has a prior rycle piospective need of 13 units.

Demolition adjusts the fair share by increasing the housing obiigation to account for the

estimated number of dwelling units, affordable to lower income households, which

were lost through demolition during the six year period of the plal. In Fralklin's case,

there were 15 units exr:ected to be demolished.

Filtering ts the process by which purchasers, already living in the housing market area,

move into new higher income housing, arrd sell their lower priced old home to someone

who will sell a still lower priced home. This process eventuaiiy trickles down to create

housing opportunily for a 1ow or moderate-income household. An adjustment is made

to the housing obligation to account for this. ln Franklin's case, 11 units ale subtracted

from the obligation for this filtering adjustment.

Conuersion accounts for lower income units that will be created through the process of

converting large single-family homes to muiti-family dwellings or non-residential

structures to residenfial use. It has been found ihat there is a correlation between this

effect and the number of units in structures contairung 2 - 4 dwellings each. The

conversion factor subtracts another 5 units from Franklin's total obligation.

Spontaneous tehsbilitation is an adjustment made for the number of deficient lower

income units that will be brought up to code standards by private efforts, regardless of

whether any goverrunental programs are instituted. Franklin's obligafion is reduced by

2 units as a result of tlds process.

A summary of these computations is shown in Figure 20. It indicates ihat Franklin

Township's Cycle II fair share affordable housing obligation was 237 units for the

period 1987-1999. Again, this is the last fair share allocation ihat has been adopted by

COAH.
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Frank-lin Township, Gloucester Counl

FIcrmB 20: Sunnlany or C.rtcurernt HousrNc NBrt
Present Need Allocation
hrdi8enous Need 72
Reallocated Preseni Need +25
Present Need, 1993 98
Prospective Need 1993-1999 +\29
Total Need, 1993-7999 227
Credits and Adjusknents 0-
Prior Cycle Prospective Need +13
Demolitions L5
F!!tgring - l  I

Residential Conversions -5
Spontaneous Rehabilitation -2
Subtotal 10
Pre-Credited Need 237

+Franklin Township is entitled to a durational adjustment fot its €ntire
Dew consLructioD obligation until sewer can be provided.

This need is divided into two components: an indigenous need of 72 urLits, which must
be met through rehabiLitation of existing units, ald a new construction component of
165 units, which can be addressed tfuough a variety of mechanisms.

In addition to meeting the prior Cycle need, this Housing Element is intended to
provrde a shategy to meet Franldin Township's afforclable housing obligatiory using the
proposed Cyde III regulations, to the extent practical due to utility lirnitations. Those
regulations will require that the housing elernent is based upon an alalysis of current
and proposed housing, demographic, arLd employment trends. It will include a strategy
for addressing its present and fufure housing needs, with particular attention to low
a''d moderate income housing. ln addition, CoAH requires the following as part of a
municipality's housing element:

' An inventory of the m'nicipality' s housing stock and a projection of the housing
stock through the year 2014;

' An analysis of the municipality's demographic a.d employment characteristics;

' A determination of the m,nicipality' s fair share for low and moderate income
housinq; and
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' A land use analysis of Township lands appropriaie for affordable housing, along
with any applicable environmentar analysis and an assessment of pubric utility
service for each site.

Housing Stock lnoentory

Much of the statistica-l basis of this Housing Erement is found in Section III. According
to census daia, the number of dwelling units in Franklin increased r0.T% between 1990
and 200Q fuom 4,878 units to 5,461 units. The number of occupied units increased from
4,679 wits in 1990 to S,ZZS units in 2000, an ircrease of I0.4%.
population showed an increase of nearly 6. g% betrveen 1990 and
people to 15,466 people. persons per occupied unit dipped slightly
9.27p decrease over the last decade.

The Delaware Regional pranrLing Comm-rssion (DVRpc) prol'ects that the popuration in
Frarr-klin will increase modestry to 16,750 in z()10, a g3% increase over the census resurt.,
By 2015 DVRPC projects that Franklin's popuration wil.r increase to 17,700, or 74-4%
more than the 2000 census. It should be noted thai these projecfions are probabry too
highThey do not take into account the densiry reducrions proposed by the Land use
Plan. ln additiory although the forecast was conducted during the same rnonth that the
census Bureau was conducting the 2000 census, the resurts of that census were not
released until fwo years after the DVRpc forecast. Therefore, DVRpc begins with the
erroneous assumption that Franklin Township's 2000 popuration would be 15,300 or
166 persons less than that fo'nd rn the Ce.sus. Tfris pra. assumes that the decrease in
development press're resulting from ihis Master plan wiII be approximately half of that
forecast by DVRPC. A 60-6s% reduction wourd be more reasonabre if the Master prar'
had been adopied soon after the forecast, but the adjusted sa% fin)re accounts for
development that has occurred since 2000.

2004MasterPlan

For comparisory DVRPC

increase more than 17%.

Frarklin .fownship, Cloucesle]

The Township's

2000 from 14482
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expects the populafion for Gloucester Coulty as a whole is to
However, as the Land Use Element pornts out, the Township

I Year2025 Countv and Munrcipal populalronand Emplovment Forecasrs. DVzu)C, Apnl 2000
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is seeking to maintain its rural character by reducing density in other parts of the

comrnunity. All areas proposed for inclusionary affordable housing development rn

this Plan will be provided with community-based sewer and water, however.

Of the 5,461 dwelling units existing in Frariklin Township in 2000, 44.7/o werc buJll

between 7970 and 1990, with 14.3% bullt between 1990 and 2000. Ii is clear that

Franklin Township is overwhelmingly single-family detached homes (91.5%), and over

88% of its homes are ourrer-occupied. There was a vacancy rate of 7.0% for homeowner

units and 4.3% for rental units in 2000. Fralklin had a relatively low percentage of

renta-i units in 2000. 77.3% as compared to the County as a whole, which has 20.1%.

The value of Franklin's owner-occupied housing is shown in Figure 9. This 6gure

shows the data from the 2000 Census. and inllates the value to 2002 dollar values (using

the Consumer Price Index InJlation Calculator). The median housing value of all owner

occupied housing rn 2000 was $111,700, which was adjusted to $i19,300 in year 2002

doIIars.

MErrrNc rHE FAIR SHAITE AT,TORDABLE HousrNG OBLIGATION

Indigenous Need (Rehabilitntion)

Indigenous need helps low arrd moderate-income households already living in the

township. The Township has an obligation to rehabilitate 72 urrits. The municipality

must demonstrate a stable funding source for the rehabilitation component and provide

a mechanism to administer and market the program. To quaiifu, an average of $10,000

per unit must be provided, of which at least $8,000 per unit is allocated to capital or

hard costs. Funding is available through the Gloucester County Office of Community

Development. COAH records indicate 7 units have been rehabilitated to date.

It must be noted that there are many dwelling units in Franklin Township that may

indeed be affordable to lower or moderate-income households but these units carr not

be counted towards the township's obligation unless their deeds or rental documents

contain affordability controls of specified lengths of tirne, These restrictions are

required for al l  forms of housing in the Fair Share Plan, whether as part of ihe

rehabilitation or new construction component.
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A guarantee of funding equal io one third of the rehabilitation component must be

offered by the municipality, with fundirrg provided for one sixth of the obligahon in

each of the subsequent program years. It is recommended that Fran-klin Township

enter into a formal resolution of cooperation with the Gloucester County Office of

Comrnunity Development for to gain assistance for a portion of the obligation.

It is fu-rther recommended that the Township enter into an aBreement with Housing

Affordability Services of the New Jersey Housing and Finance Agency to adrninister,

market, and monitor its program.

However, ii is unlikely that the County Program will be sufficient to fund the large

rehabilitation component. Therefore, the following additional actions are

recommended.

Adoption of a Deoelopment Fee

COAH Regulations permit the municipality to adopt a Development Fee that will be

levied againsi all new construction that does not have an inclusionary component (i.e.,

development in which a portion of the new residential construction is not specifically

set aside for housing units that are aJfordable to low ald moderate income households).

The fee is currently permitted to be equal to 0.5% of the equalized value of new

residential construction and 7% of the equalized value of new nonresidential

construction. Draft COAH rules for Cycle III would double this fee to l% for residential

construction and 2% for nonresidential development. Franklin Township is concerned

about attracting new businesses to further its economic development strategies, and

therefore it proposes only to levy the Development fee on noruesidential development

with a total equalized assessed value of $1 million or more. The fee would be levied

only on the assessed value ihat exceeds $1 million.

As described below, it is estimated that Frarklin Township wilt over the next ten years,

attract an average of twenty-eight dwellings per year, with an average equalized

assessed value of $225,000 each. Assuming that the proposed 7% fee is adopted, these

280 homes wou)d generate $630,000 over ten years.
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The projection of new noruesidential development is more Problematic, but, if the

proposed Interchange Commercial District is developed, ir1 addition to smaller projects

throughout the comrnunity, it is not irnrealistic to expect that the fees on developmeni

ir excess of $1 million could conservatively be estimated at least $5 million over the

next ten years. With a fee of 2%, which would generate another $100,000 to the

development fee hlrtd, bringrng the total to $730,000.

This sum is sufficient to fund all of the unmet indigenous need rehabilitation

component of 65 units, assuming an average cost of $10,000 per unit (including

administrative expenses).

A surplus of $80,000 would remain in the fund ($730,000 - $650,000), but ihis surplus

could be substantially larger if the effort were aided by additional funding from

Gloucester County, or if nonresidential development exceeded projections .

COAH regulations would allow the surplus funds to be used to write-down or buy-

down previously owned units and to place 3O-year affordability controls on the units.

Curent and proposed mles will limit this to a maximum of 10 units at a minimum cost

of $20,000 per urut (increasing to $25,000 under the draft regulations). A cornment has

been submitted to COAH on the Township's behalf to permit an increase in the number

of units that this could be applied to. This would allow inclusion oI existing low-cost

housing in the Township's aff ordable housing inventory and the units could be applied

to the new construction component. Under current rules, 10 units would require a

minimum of $200.000.

The additional need for Cycie Ill would be computed on the basis of one additionai

affordable housing unit for every 10 iotal housing aruts produced during the period

7999 - 2074 and one affordable unit for every *drty new jobs.

A total of 343 building permits were issued in Franklin Township between 1999 and

2003, which would accouni for an added obligation of 34 units affordable to low and

moderate income households. This is al average of 69 units per yea-r .
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If the recommendations of the Land Use Element are adopted, it can be anticipated that

the rate of housing development in Franklin Township will decrease significantly,

although the exact rate of future housing growth will be difficult to proiect at this hme.

Without better irrformatiory it is assumed that housing development during the ten year

period beginning in 2004 will be at a raie equal to 40/o of the rate experienced from 1999

to 2003. This is based upon the reduction of densities frorn the current zoning

ordinance, with a modest adjustment to accoult for units in the pipeline. Thus, it can

be anticipated that 276 additional housing units will be produced during the next 10

years, generating another added obligation for 28 aJfordable units.

In addilion to the obligalion based upon new housing production, the proposed

regulations would generate an obligation of 1 affordable housing unit for every thirty

new jobs created.

The total number of jobs in Franklin Township is larger and was estimated by D\&PC

as being 2,950 jobs in 2000. DVRPC expects this number to increase to 3,350 by 2015.

This is an average annual increase of 26.67 jobs per year or 267 jobs during the period

2A04 - 2014. This would generate an additional demand for 9 affordable housing units.

The Lald Use Element does not propose dramatic reductions in the opporhurities for

new nonresidential development and, in fact, the Township is encouraging such

development. The past growth rate can therefore be expected to provide a reasonable

estimate of future job development.

The Draft COAH rules are unclear as to wheiher Cycle IIi wiil cover the Iull 15-year

period from 7999 - 2014 or simply the period fuom 2004 - 2014. Depending on ihe

answer to that question, Franklin Township's Affordable Housing Obligation will vary

from 273 to 312 units, of which 237 remain from unaddressed prior cvdes. This is

sum_rnanzeq m frcure /I.
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FrcuRE 21: FnlNrr,nq TowNsrmts AFFoR-DA-BLE HoustNG Osr,rcA.rroN
Unmei Prior Cycle Need (lncluding Indigenous Need) 237 237

Obligation lrom New Housing, 7999-2003 34

Obligation From New Housing, 2004-2074 27 27

Obligation From New Job Creation, 1999-2003 5

Obligafion l-rom New job Creation, 2004-2014 9 9
' lotal 

Aff ordable Housing Obligation 312 273

iI There are many obstades to the provision of affordable housing in Frarlklin Township,
l i' 

not the least of which is the lack of available public or community-based sewer service.

,i COAH regulations require that sites proposed for new affordable construction must be

suitable, which among other things requires that sites have access to water ald sewer

ir,frastructure- These same regulations state that "the lack of adequate (water and
; \sewer) capacity, in hnd of itself, shall constifute a durational adjustment of the

^rnicipal housing obligation- The requirement to address the municipal housing
' 

obligafion shall be deferred until adequate water and/or sewer are made available."

l i  t*J.A.C. 5:93-4.3.c1 Since no such si tes now exist  in Frankl in Township,  the PIan

" proposes to request a durational adjustment for the entire present need component of

the affordable housing obliganon.

Franklin Township has commissioned a study to provide pubiic sewers to a small

portion of the Township in Malaga but the study concluded that this was inJeasibie.

I,, Moreover, anti-sprawl policies adopted by the state make ii unlikely that the
| ^' I Deparhnent of Environmental Proteclion would approve a "237" Sewer Service Plan for

Franklin Township in the foreseeable future. Therefore it is likely that the durational

adjustment will remain if effect for the entire period of this Housing Element, i.e.,

tluough2014.

I. Nonetheless, the Master Plan recog-nizes the real need to provide affordable housing in

. I Franklin Township. This obligatron may be addressed in several ways:

----1..
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Rehabilitation

The indigenous need component helps low and moderate-income households already

living in Franklin Township. Funding for this program was discussed above and it

appears that 7 units have al-ready been rehabilitated. Rehabilitation would take place

using a development fee or grants available through the Gloucester County Office of

Communitv Develooment.

Purchase of Affordability Controls (Write-DownlBuy-Down of Preuiously Owned Market

Units)

Also discussed above as a possible use of revenue from a development fee is ttre write-

down or buy-down of previously owned units. Franklin Township is in a unique

position in that the 2000 cerrsus found nearly 1500 existing dwellings with a value of

under $100,000 (Figure 9). Many of these r,rnits may be affordable to low and moderate-

income households but they do not count torvards the Township's housing obligation

because they contain no conftols to nsure occupancy by ilcome-qudified households.

lnclusionary Deuelopment

The prospective need component is designed to help low and moderate income

households who do not now live in the Township but who may desire to do so, if the

opportuniiy were available. It is sometimes called the new construction need and it

may be met in a number of ways. One of ihe most common is by zonirrg for

inclusionary development, which means that a percentage of the units constructed in

such a development are set aside for equal numbers of low and moderate income

househoids. This is a viable option only when sewer and water is available. However,

when this can be provided, the Land Use Plan offers density incentives of up to 6 units

per acre or more.

A maximum of 25% of the new construction comPonent (after credits) may now be

restricted by age to seniors, although that percentage is proposed to ircrease to 50% in
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the draft Cycle III ruies. The provision of senior housing is a high priority of the

Township.

Regional Contribution Agreements

Inclusionary development may also meet its affordable housing obligation through the

funding of a Regionai Contribution Agreement (RCA), whereby a sending municipality

agrees to provide ftnding for up to 50% ol 1ts new construction obligation to a receiving

rnunicipality in the same housing region so that it can address part of the regional need.

Draft rules would also permit a contribution to a Statewide fr:nd. Although the RCA

agreements are always between two municipalities, funding is often provided by the

developer of an inclusionary development. Currently; COAH has established the

rrirrimum price of an RCA at $25,000 per unit but it has proposed to increase this to

$3s,000.

Other Options

Other approaches are available to municipalities. These inclucle alternative living

arrangements (shared housing or residential health care faci l i t ies), accessory

apartmenis, the purchase of exisfing housing, a write-down/buy-down program, or the

creation of elder cottages,

7 5% AI fordable Housine Oblieation

The Plan assigns a 75% af fordable housing obl-igation on a-ll residential developments

containing 20 or more units. The developers of these projects could either produce the

required units on site, as part of an inclusionary development, or, wiih the Township's

perrnission could fund a Regional Coniribution Agreement.

It is recognized that the 15lo obligation is greater than the 10/o obbgaaon incurred for

new construction but this is viewed as a good-faith effort on the part of the Township to

address its prior urrmet need.

The Master PIan makes provision for large developments that can provide community-

based sewer systems rn hamlets and which wi l l  be ent i t l , . r l  rn  h iohe-  lanc i t io5 f61 n

. : :
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variety of housing types when community sewer

Because these developments wiII have access to

arrd water systems

sewer and water,

are Provided.

the affordable
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housing obligation may be met tluough ihe provision ol a 15% set aside for affordable

housing or through the purchase of a Regional Contribution Agreement. It is estimated

that the remaining 40% of the eslimated 2004 - 2074 housing production will occur is

these larger hamlets and will result in a

affordable housing obligation of 17 units.

total of 110 units. This will senerate a 15%

RentalUnits

Each municipality must provide incentives to insure that up to 25% oI its prospective

need housing obligation is provided through rental units. As a result, the plan

recommends that the developers of affordable renthl housing units receive a 20%

reduchion in the required 75% af {o:ld,able housing obligatiory reducing it to 12%.

It is obvious from the discussron above that Franklin Township is unlikelv to fullv meet

its affordable housing obligation by 2074. A portion of the prospective need wiil be

deferred due to thc durat ional  sewer adjustment and mechanisms have been

establ ished to address the rndigenous need component through a rehabi l i tat ion

program ald througha write-down proBram. It is important that these good-faith

efforts be taken now, to avoid the potential of a builder's remedy suit that could prove

expensive and disruptive to the cornmunity. More importantly, the actions proposed

by this Housing element are the "dght" thing to do because of the demonshated need

for affordable housing in the community.

The plan is expected to yield a total of $328,000 in cash conLributions to an alfordable

housing fnnd plus 77 af brd,able units provided in larger hamlets.

It is recommended that this plan be subrnitted to COAH for certificafion. Several of the

recommendations are modifications of current COAH rules but, in the light of the

unique conditions rn Franklin Township, it is believed that ttrey should be submitted for

review and evaluation by the Council on Affordable Housing. Some modification of

the plan may ul t imately be mandated by COAII ,  but i t  is  important to opcn a dialog
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