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______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________  
  

II nntt rr oodduucctt iioonn    
______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________  

 
A communityôs comprehensive Master Plan is a guide for public and private development 

decisions.  It is a flexible tool that addresses land use, transportation and streets, economic 

development, recreation, community facilities, housing, and natural features.  The master plan is 

crafted with the general purpose of guiding and accomplishing the coordinated development of 

the community in accordance with existing and future needs.  The general purpose of the master 

plan is to guide the communityôs development so that it occurs in a coordinated, efficient, and 

effective manner.  The master plan and planning process are intended to determine community 

needs and preferences, anticipated problems and propose solutions, balance competing interests, 

and define and defend common goals.  The underlying theme of the master plan is the promotion 

of the general health, safety and welfare of Upper Deerfield Township and her citizenry.  It is 

based on a desired future condition of the community, and directed by analysis of existing 

conditions, use of available information, and prediction of future events based on educated 

assumptions. 

 

The qualities that make a community a desirable place to live, work and play are as varied as the 

individuals who choose to inhabit it.  Some individuals are in search of good schools, safe 

neighborhoods, cultural variety or abundant shopping.  Others look for proximity to work, public 

transport opportunities or affordable housing.  Still others search for a peaceful environment 

away from the bustling congestion of densely developed areas.  It is a unique and rare 

environment that offers all of these attributes.  Upper Deerfield Township has the potential to 

exemplify this ideal. 

 

Upper Deerfield Township is perhaps best characterized as a rural-developing community.  It is a 

community that anticipates change and acts accordingly.  Upper Deerfield continues to see itself 

as a rural community intent on the preservation of agricultural and environmentally sensitive 

lands.  The Township must continue to balance growth opportunities with preservation goals in 

order to maintain the ñquality of lifeò that residents have come to appreciate. 

 

Local development decisions affect quality of life in many ways, including: a healthy 

environment, clean and plentiful water, safe roadways, compatible land uses, adequate public 

facilities, and impacts to property values and taxes.  A Master Plan is the blueprint for a 

municipality that depicts current land uses, and guides decisions for both growth and 

conservation.  A Master Plan can provide a cohesive focus by outlining development goals and 

objectives for a community.  This Reexamination Report, while not a complete Master Plan, 

provides various strategies to guide the future growth of Upper Deerfield Township and a broad 

range of recommendations addressing zoning, and other municipal planning issues.    
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This Master Plan Reexamination Report references the 1988 Master Plan that was prepared by 

Harry Dare, PP, AICP and, where noted, utilizes information and content from that Plan.  A 

Master Plan is an evolving document; ña document for change; itself a changing document.ò The 

Master Plan can change communities and as communities change, the Master Plan evolves.  The 

recommendations noted in this report are based on planning and land use issues that have 

become apparent within the community since the adoption of the 2003 Master Plan 

Reexamination Report. 

 

____________________________________________________________________________________________________________________________________________________________  
  

OOvveerr vviieeww   ooff   UUppppeerr   DDeeeerr ff iieelldd  TToowwnnsshhiipp    
______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________  

 
 
Upper Deerfield Township is a rural community located directly north of the City of Bridgeton 

in the northwest corner of Cumberland County.  According to the United States Census Bureau, 

the Township has a total area of 31.2 square miles, of which 31.1 square miles is land and 0.1 

square miles is water.  Upper Deerfield Township was incorporated as a township by an Act of 

the New Jersey Legislature on February 23, 1922, from portions of Deerfield Township.  It is 

part of the Vineland-Millville -Bridgeton Primary Metropolitan Statistical Area for statistical 

purposes. 

 

As of the 2000 US Census, there were 2,881 housing units and 7,556 people residing in the 

Township.  Population growth in the Township although small has been faster than in 

Cumberland County as a whole.  Between the 1990 and 2000 censuses, population grew at an 

average annual rate of 0.9% while the County grew at 0.6%. 

 

The population density was 242.9 people per square mile in 2000.  The racial makeup of the 

Township was 75.77% White, 16.41% African American, 0.81% Native American, 3.06% 

Asian, 0.01% Pacific Islander, 1.83% other races, and 2.12% from two or more races.  Hispanic 

or Latino of any race was 4.54% of the population.  Additional details regarding the Townshipôs 

demographic and housing characteristics are provided in the following exhibits. 

 

Upper Deerfield Township has seen growth in residential housing in recent years primarily in the 

more forested southwestern section of the Township where sewer and water are available.  The 

Census indicates that of the 2,881 total housing units, 40% were in rural as opposed to urban 

areas and 46 were farmhouses.  The Census also indicates that over 95% of these housing units 

were occupied, over 75% of by their respective owners.  The number of building permits issued 

in the Township between 2005 and 2007 is amongst the highest in Cumberland County due in 

large part to an aggressive housing rehabilitation program that upgraded housing conditions in 

Countryside Village.  As funds become available from the NJDCA Small Cities Home 
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Rehabilitation program and the USDA the Township assists qualified homeowners in repairing 

their homes.   

 

The 1978 Master Plan noted the ownership of large tracts of land by a single corporation.  These 

land holdings have been subdivided resulting in strip residential development along the 

Townshipôs road network.  From a planning perspective this pattern of development degrades the 

circulation system and frustrates efforts to implement a comprehensive plan for development 

where design plans for larger tracts are the norm.  The 1988 Plan observes that Upper Deerfield 

Township has become more of a bedroom community than was originally anticipated.  Non-

residential growth has generally not kept pace with new residences resulting in a commuting 

pattern where most residents find employment outside of the Township. 

 

Finally, the 1978 Master Plan made a strong plea for siting development where the land was 

most capable of accommodating it.  Soil characteristics and natural conditions of a given site 

were recommended as the elemental basis to be used in making land use decisions.  This remains 

a valid means of evaluating new development especially as the competition for development of 

prime sites becomes more intense.   

 

The importance of agriculture in the Township cannot be overstated.  Agriculture remains the 

dominant land use in the Township.  In 2007, 68% of the Townshipôs land was under Farmland 

Assessment.  According to the Draft Farmland Preservation Plan
1 
the amount of farmland in 

Upper Deerfield remained relatively stable at approximately 13,000 acres over the past two 

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

and preserve agricultural resources and businesses in the community.   

 

Upper Deerfield is rich in natural resources.  According to the Open Space Plan, ñin 2002, just 

over 60 percent of Upper Deerfieldôs acreage was cleared agricultural land, 15 percent was 

developed land, 18.6 percent was forest, and 5.5 percent was wetlands.ò
2
 The Township also 

contains 3,511 acres of preserved land (17% of the total area).  The Open Space Plan 

recommends that important waterways and wetlands be included within a system of greenways.  

Three lakes in Upper Deerfield have been formed from the Cohansey River ï Bostwick Lake, 

Seeley Lake and Sunset Lake.  Silver Lake was also formed by damming and is located along 

Loper Run, a tributary to the Cohansey.  The Townshipôs Environmental Resource Inventory 

(ERI) provides information and shows the location of eight vernal pools that are recognized as a 

valuable natural resource worthy of protection.  In addition to identifying the importance of the 

Townshipôs natural resources, the ERI provides recommendations for resource protection 

measures.   

 

                                                 
1
 Draft Farmland Preservation Plan, DVRPC, 2008, page 5. 

2
 Open Space and Recreation Plan, DVRPC, 2007, page 2. 
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The number of new dwelling units and the conversion of farmland or woodland to residential use 

are generally seen as key indicators of growth in a rural community.  Although the amount of 

farmland has actually increased between 1984 and 2007, the acreage of woodland has decreased.  

For the 10-year period (1999-2009) permits for an additional 314 housing units were issued in 

the Township.  During the same period 107 demolition permits were issued, thus resulting in a 

net unit increase of 207 units.  The following bar graph illustrates housing construction in Upper 

Deerfield Township and New Jersey.   

 

Year House Built 

 
1999 to March 2000 

1995 to 1998 
1990 to 1994 
1980 to 1989 
1970 to 1979 
1960 to 1969 
1950 to 1959 
1940 to 1949 

1939 or earlier 

 

 Upper Deerfield township   New Jersey average 

 

 1999 to March 2000: 76  

 1995 to 1998: 84  

 1990 to 1994: 193  

 1980 to 1989: 273  

 1970 to 1979: 563  

 1960 to 1969: 517  

 1950 to 1959: 481  

 1940 to 1949: 303  

 1939 or earlier: 391  

 
 

 
  

 

 

 

Existing Land Use ï  

 

The last detailed land use inventory was completed in 1974.  A generalized update including a 

map was prepared in 1985 and is included as Figure 7 in the Master Plan.  Table 8 ï ñLand Use 

1974ò provides a comparison of land use in 1974 with 1964 data generated by the Cumberland 

County Planning Board.  Review of this data indicates that the amount of developed acreage 

increased by 100% during the 10-year period 1964-1974.  Agricultural lands and undeveloped 

woodlands were each reduced by over 1,300 acres during this period.   

 

The 1988 Master Plan recognized the value and the need to prepare a detailed (parcel-specific) 

land use inventory.  Comparison of current land use data with information related to the natural 

resources and infrastructure provides a rational basis for the Planning Board to make specific 

goals, objectives, and recommendations regarding future land use. 

 

 Upper Deerfield Township   New Jersey Average 
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NJDEP land cover data from 1995 is based on digital GIS imagery.  This data indicates that 

agricultural land is the predominant land use at approximately 60%.  The following table 

provides information from the NJDEP for all land coverage types.  The use of this data for 

planning purposes is limited by the level of detail and the fact that it is fifteen years old. 

 

 

Table 1 

Distribution of Land Use/Cover Types 

 

Land Cover Type Acreage Percent of Total 

Agricultural 12,035.8 60.3 

Barren Land 88.5 0.4 

Forest: Deciduous 2,772.0 13.9 

Forest: Coniferous 222.5 1.1 

Forest: Mixed Scrub/Shrub 722.4 3.6 

Open Waters 114.9 0.6 

Residential/Urban 2,977.0 14.9 

Wetlands 1,018.1 5.1 

Total 19,951.3 100 

 

Source: NJDEP 

 

In conjunction with development of the 2007 Open Space and Recreation Plan, a survey was 

distributed to residents.  Based on the results of this survey Township residents are most 

concerned with the effects of development on the Townshipôs rural character and open space 

areas.  Protection of environmental resources was the number one concern, while economic 

growth and preservation of the townôs history tied for second.  Continued planning efforts will 

enable the Township to provide for balanced growth that prioritizes protection of natural 

resources.  The following Reexamination Report intends to provide the framework for these 

objectives to be realized.    
______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________  
  

PPrr eevviioouuss  PPllaannss  aanndd  SSttuuddiieess    
______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________  

 
The Township adopted its current Master Plan, prepared by Harry Dare, PP, AICP in January 

1988.   The Master Plan has been reexamined as noted above and has been amended or 

supplemented by the following documents: 
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ü Water and Sewer Master Plan, Killam Associates, May 1991 

ü Master Traffic Plan, Orth-Rodgers & Associates, October 1992 

ü Master Plan Reexamination Report, 1994 

ü Master Plan Reexamination Report, Louis C.  Joyce, PP, June 17, 2002 

ü Master Plan Reexamination Report, Louis C.  Joyce, PP, September 8, 2003 

ü Redevelopment Plan, Karabashian Eddington Planning Group, November 2005 

ü Environmental Resource Inventory, Amy S.  Greene Environmental Consultants, Inc.  

May 18, 2006 

ü Open Space and Recreation Plan, Delaware Valley Regional Planning Commission, 2007 

ü Farmland Preservation Plan, Delaware Valley Regional Planning Commission, 2008 

 

New Jersey Development and Redevelopment Plan - 

 

The New Jersey State Development and Redevelopment Plan (the State Plan) is a policy guide to 

be used by state, regional, and local agencies to increase the consistency of planning efforts.  

Municipal, county, and regional plans may be reviewed by the State Planning Commission to 

evaluate consistency with the State Plan.  If the Commission finds a plan to be consistent, then 

the plan will be eligible for priority assistance and incentives.  According to the State Plan, there 

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

Management Areas. 

 

A major goal of the State Plan (noted below) is environmental protection and centers-based 

growth.  This goal is closely aligned with and is supported by the primary goals of the Township 

Master Plan. 

 

 Conserve the stateôs natural resources and systems as capital assets of the public by 

promoting ecologically sound development and redevelopment in the Metropolitan 

and Suburban Planning Areas, accommodating environmentally designed 

development and redevelopment in Centers in the Fringe, Rural and Environmentally 

Sensitive Planning Areas, and by restoring the integrity of natural systems in areas 

where they have been degraded or damaged.  Plan, design, invest in and manage the 

development and redevelopment of Centers and the use of land, water, soil, plant and 

animal resources to maintain biodiversity and the viability of ecological systems.   

Maximize the ability of natural systems to control runoff and flooding, and to improve 

air and water quality and supply. 

 

Upper Deerfield Township contains six of the seven planning areas of the State Plan, excluding 

Parks.  The part of the township that is within the Agricultural Development Area is designated 

as either Rural Planning Area (PA4) or Rural Environmentally Sensitive (PA4B).  Along stream 

corridors, the land is designated as within the Environmentally Sensitive Planning Area (PA5).  

The area of the township that is also an approved sewer service area has three designations but 
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most of it is in the Suburban Planning Area (PA2).  Those areas that border on the City of 

Bridgeton are designated as Metropolitan (PA1).  The area surrounding the intersection of 

Routes 606 and 617 is within the Fringe Planning Area (PA3).  Map 1 illustrates these planning 

areas. 

 

Map 1 

SDRP ï Cumberland County 

 

Western/Southern Cumberland Region Strategic Plan ï 

 

The Western/Southern Cumberland Region Strategic Plan is a Smart Growth Plan funded by the 

New Jersey Department of Community Affairs.  Its goal is to address the balance between 

needed economic development and environmental protection for each community in the county 

except the urbanized centers of Millville and Vineland.  It recommends strategies for focusing 
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future residential and commercial growth in existing centers, such as the Bridgeton Regional 

Center, which includes part of Upper Deerfield Township.  It promotes intermunicipal 

agreements on implementing strategies to protect natural and historic/cultural resources, 

maintain agriculture, strengthen economic viability, and improve transportation, housing, and 

community facilities and services.  The plan also addresses municipal revenue sharing and the 

prospects for a sub-regional TDR program.  The WSCRSP initially released as a draft in 2005 

has recently been completed and will be forwarded to the State Office of Smart Growth with a 

request for plan endorsement.  The following map illustrates Upper Deerfieldôs proposal to 

extend the Bridgeton Regional Center which is seen as an integral component to the Townshipôs 

overall growth strategy. 

Map 2 

Bridgeton Regional Center 

Source: Western Southern Cumberland Region Strategic Plan 
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Planning Board Mission Statement       
              

 

The Upper Deerfield Township Planning Board seeks to enhance the quality of life in the 

Township, to implement the goals and recommendations of the Master Plan through its review of 

development applications, and to recommend the adoption of ordinances to further these goals.  

The Planning Board aims to encourage and to promote citizen, business and Township 

cooperation in the development and planning process with attention to present detail and an eye 

to the future. 

 

As Upper Deerfield works on planning its neighborhoods, complex development issues emerge.  

They range from concerns over balancing development with environmental integrity, smart 

growth management, providing affordable housing opportunities, encouraging uses that will 

allow Upper Deerfield to stay competitive in the marketplace, and maintaining the unique 

physical attributes that contribute to the quality of life and a sense of place in the Township. 

 

In order to achieve this mission, the Upper Deerfield Planning Board identifies the following 

responsibilities: 

ἅ Judge land use applications in accordance with state and local regulations and 

strive to ensure that all permitted development is designed to make the most of the 

landôs attributes and to enhance surrounding land uses in conformance with the zone 

plan. 

ἅ Make recommendations to the Township Committee regarding revisions to land 

use ordinances in response to new demands for housing, commercial, and industrial 

uses and demands for open land and farm preservation while adhering to the goals 

and objectives of the Master Plan. 

ἅ Promote discussion with municipal advisory groups and citizens regarding the 

needs and concerns of individual neighborhoods and the community-at-large. 

ἅ Engage in ongoing dialogue to monitor the number of zoning requests that may 

indicate a need for a change in zoning or a land use regulation. 

ἅ Engage in ongoing dialogue with adjacent municipalities, as well as county and 

state government on issues that affect the well-being of Upper Deerfield Township. 
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The Master Plan Process 
              

 

The development of a master plan is typically a collaborative process involving municipal staff, 

Planning Board members, the public and the master plan consultant.  In order to address all 

issues within the community equitably, the Planning Board generally holds a series of public 

meetings to discuss each element of the plan and to identify assets, issues, and opportunities, and 

to formulate a vision for the future of the Township.  Participants work collaboratively to 

identify necessary pedestrian and roadway improvements, community facilities, appropriate 

types and locations of land uses, and how residential and commercial areas can be designed to 

improve the overall function and appearance of the community. 

 

The Master Plan outlines a strategy that responds to the challenging issues facing the Township.  

It is a guide that re-establishes and refines planning and developmental policies set in motion by 

previous plans.  The plan relates to the development and interrelationship of future land uses, 

housing, circulation, recreation, open space, community facilities and services.  It consists of a 

narrative document and a series of photographs, tables and maps.  The narrative document 

addresses the history and character of the community as they pertain to land use, zoning, 

circulation, open space and recreation, farmland preservation, recycling and utilities, community 

facilities, economic development and community design. 

 

The plan must be periodically re-examined to address changes in the conditions affecting its 

basic underlying assumptions.  Its strength, however, is predicated on the interaction of all 

components.  The acceptance of each element must include the consideration of its impact on the 

other elements.  Only in this manner can modifications be made without undermining the 

integrity of the plan as-a-whole. 

 

The plan is a guide for the future development and redevelopment of Upper Deerfield Township 

and can serve as a reference document to which regional, state, county, and other public or 

private agencies can relate their respective planning and development discussions.  The master 

plan reflects the Planning Boardôs forethought regarding each of the master plan elements. 

 
              

 

The Master Plan Defined 
              

 

The Municipal Land Use Law (Chapter 291, Laws of NJ 1975, amended; NJSA 40:55D-1 et 

seq.) provides for the adoption of a master plan by the Planning Board.  The master plan is 

comprised of a statement of land use, maps and various elements.  The Upper Deerfield Master 
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Plan is a comprehensive plan that includes all the elements as defined in the Municipal Land Use 

Law.  The plan presents Upper Deerfieldôs planning principles, objectives, and policies for the 

physical, social, and economic development of the community.  The master plan contains the 

following elements: goals and objectives, land use, circulation, recreation, open space and 

conservation, farmland preservation, housing and population, community facilities, utilities, 

recycling, economic, and historic preservation. 

 

The first master plan for Upper Deerfield Township was prepared in 1979.  A comprehensive 

master plan was completed in 1988.  The 1988 Master Plan provides a thorough analysis of the 

Township and included all mandatory and discretionary elements identified in the Municipal 

Land Use Law.  The 1988 plan was heavily focused on land use, development capacity and the 

effects of growth.  The Master Plan was reexamined in 1994, 2002 and 2003. 

 

The 1988 Master Plan contains the following elements: 

 

× Chapter 1 ï Planning Assumptions and Future Goals 

× Chapter 2 ï The Natural Setting 

× Chapter 3 ï Agriculture 

× Chapter 4 ï Existing Land Use and Development Capability 

× Chapter 5 ï Circulation Plan 

× Chapter 6 ï Housing Plan 

× Chapter 7 ï Community Facilities 

× Chapter 8 ï Utilities Plan 

× Chapter 9 ï Conservation and Open Space Plan 

× Chapter 10 ï Recreation Plan 

× Chapter 11 ï Population 

× Chapter 12 ï Energy Conservation  

× Chapters 13 and 14 - Reserved 

× Chapter 15 ï Future Land Use Plan 

 

COAH - In 1997, the Planning Board prepared a new Housing Element in accordance with the 

Fair Housing Act and submitted this plan element to the Council on Affordable Housing for 

certification.  That same year an exclusionary zoning lawsuit was filed by ñHollyviewò and the 

housing plan was remanded to superior court.  As of this writing, the Township continues to 

work with the court-appointed housing master to resolve this matter and submit a revised 

Housing Element and Fair Share Plan to COAH for certification.   
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______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________  
  

MMaasstteerr   PPllaann  GGooaallss,,  OObbjjeecctt ii vveess,,  &&  PPrr iinncciipplleess  
______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________  

 

The Municipal Land Use Law requires that the master plan provide a statement of goals, 

objectives, assumptions, policies and standards upon which the constituent proposals for the 

physical, economic, and social development of the municipality are based.  (NJS 40:55D-28).  

The goal-setting phase of the master plan process is the foundation upon which the remainder of 

the master plan is based.  In establishing goals and objectives, we are laying the foundation for 

the future of Upper Deerfield Township.  The overall vision is reflected in each of the elements 

of the master plan.  The goals are general and are intended to provide a framework for directing 

development and preservation, while the objectives provide a more specific way to implement 

the stated goals. 

 

In order to guide the development strategy for Upper Deerfield Township, specific goals are 

recommended in the Master Plan.  They are based upon the various master plan proposals for the 

physical, economic and social development of the Township.  These goals have been organized 

into broad categories that correspond to the major elements of the master plan. 

 

Goals and Objectives 
 

The Townshipôs 1979 Master Plan set out three major goals.  These goals were acknowledged 

and carried forward by the 1988 Master Plan, and have been reviewed and re-validated as part of 

this reexamination process.  These three goals are the foundation for more specific goals, 

objectives, principles and recommendations found in the Master Plan. 

 

1. The preservation of the Townshipõs character and the physical features, 

both natural and man -made, from which it [the communityõs character] 

emanates and is derived. 

2. Enhancement of the quality of life for all the communityõs residents 

through the improvement of the Townshipõs ability to deal with 

development. 

3. Innovation in and continual evaluation of the approaches and methods 

used for resolving the conflicts, problems and pressures in the 

communityõs evolution. 

 

Within the context of these goal statements, the Township seeks to maintain a well-balanced 

community in which to live, work and recreate in a clean and safe environment.  This includes 

housing, business, industrial, recreation, and open space opportunities to meet the diverse needs 

of the citizenryôs dissimilar ages, ethnic groups, and income levels.  In addition, the Planning 
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Board and the governing body seek to enhance the historical, environmental, and cultural 

resources of the community.  Preservation of these resources is integral to maintaining the 

character and quality of life that is identified with the community. 

 

Objectives provide specific means to ensure that future development will be compatible with the 

Townshipôs planning goals.  In order to achieve the stated goals, objectives need to address 

several conditions including community highways, facilities and services, natural features, 

existing development characteristics and available land.  By organizing these objectives into the 

various plan elements, a clear understanding of the many considerations addressed within the 

master plan is presented. 

 

The goals and objectives found in each of the elements that comprise the master plan are 

described within the context of the individual plan elements below. 

 

AGRICULTURE  

A farmland preservation plan element, which shall include: an inventory of farm properties and 

a map illustrating significant areas of agricultural land; a statement showing that municipal 

ordinances support and promote agriculture as a business; and a plan for preserving as much 

farmland as possible in the short term by leveraging moneys made available by P.L.1999, c.152 

(C.13:8C-1 et al.) through a variety of mechanisms including, but not limited to, utilizing option 

agreements, installment purchases, and encouraging donations of permanent development 

easements.  (NJS 40:55D-28b(13) 

 

 

 Source: DVRPC 

http://www.gannlaw.com/OnlineApp/ResearchTools/Main/link_cross_ref.cfm?c_book_code=29&c_group_code=11&c_ref_no=213!18C!11&h_ref_no=213!18C!11&book_code=29&group_code=11&ref_no=240!255D!228&m_page=1&m_page_ord=0&category=ALAW&curr_page=0&curr_para=0&curr_spara=0
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An entire chapter of the Master Plan dedicated to agriculture indicates the importance of this 

activity to the community-at-large.  ñIt was the Planning Boardôs intent that agriculture be given 

primary consideration in the formation and development of the master plan update.ò
3
 Chapter III 

of the Master Plan provides a full discussion of agriculture in the Township.  It describes general 

characteristics, soil suitability, potential threats and preservation techniques.   

 

There is little doubt that Upper Deerfield Townshipôs soils are a natural asset with high fertility 

and that agriculture still thrives upon them.   It is also clear that agriculture is still vitally 

important to the areaôs character and social and economic make-up.   Thus, the preservation of 

agriculture must still be considered a primary goal although there is concern and disagreement 

over the methodologies best suited to attain such a goal.   The following recommendations 

appear appropriate and useful in that pursuit. 

 

1. Prime agricultural soils should be preserved wherever agriculture remains viable.   

Limits to developmentôs spread should be set based on these two factors. 

2. Agriculture should be recognized as a primary industry deserving of protection 

and regulations should seek only to control its improper activities which create 

environmental, health or safety problems or risks. 

3. Township policy should be directed to enhancing the continued viability of 

farming in the area by encouraging the expansion of markets for farm products 

and promoting diversity in the local economy which will reduce the effects of 

cyclical trends in agriculture. 

 

The plan also includes a list of specific objectives that should be pursued to achieve the 

above goals.  These include minimum lot sizes; rural residence considerations; public 

information regarding the Countyôs Agriculture Development Area programs; zoning of 

prime lands that are being actively farmed; notification regarding soil conservation plans; 

inclusion of agriculture in economic development planning; continue to evaluate and 

implement farmland preservation measures. 

 

The 1988 Agriculture plan underwent a major update via a Farmland Preservation Plan in 

2008.
4
 This plan has been adopted as an amendment to the Master Plan, and it addresses the 

ways in which the Township will increase protection and preservation of agricultural 

resources and related businesses in the community.  This document conforms to the State 

Agriculture Development Committeeôs (SADC) requirements for municipal farmland 

preservation plans, thereby providing the Township with the requisite plan to apply for 

SADC Planning Incentive Grant funds.   

 

                                                 
3 
Master Plan, January 1988, page III-1 

4 
Farmland Preservation Plan, Delaware Valley Regional Planning Commission, 2008. 
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The 2008 farmland plan is an integral component of the Townshipôs comprehensive strategy 

to retain agriculture.  Farmers and non-farming residents place great value in the open space 

associated with agriculture.  This plan will assist the Township in its continuing efforts to 

balance the demands of agriculture and development on the communityôs finite natural 

resources. 

 

In its discussion of the municipal Master Plan and development, the farmland plan 

recommends the following: 

 

Goal #1: The Planning Board should specifically review regulations aimed at preserving 

and protecting farming and farmland to see that they remain valid and fair to all. 

 

Actions for Conservation and Open Spaces: 

Å The Planning Board should begin analyzing the effect of its zoning on landowners, 

farming, and residential land uses generallyé.   

The objective should be reworded to read: To discourage residential uses and preclude 

land use conflicts within agriculturally productive areas and maximize agricultural 

uses and techniques that will promote and foster continued farming of prime 

agricultural soils through creative planning. 

 

The plan also alludes to the need to revise zoning.  Agricultural zoning covers all areas of the 

county ADA, with the exception of the Deerfield Village area, where an R-1 zone on the 

western side of the village extends into the ADA.  There are also two small areas along the 

eastern boundary with Deerfield Township that are zoned R-1 and R-2, and they encompass 

small amounts of acreage within the ADA.  A small R-1 district extending north along Center 

Road (Route 663) from its intersection with Friesburg and Bealôs Mill roads is also ADA 

land. 

 

The following innovative planning techniques are included for consideration as additional 

means to maintain a balance between farming and growth. 

 

Non-contiguous Cluster Zoning -  

Non-contiguous cluster zoning allows a parcel to be preserved by transferring its development 

potential to a non-contiguous parcel.  This technique, first authorized in 1996 by the New Jersey 

Municipal Land Use Law, allows a ñsending areaò parcel to be preserved as open space or 

farmland, and the ñreceiving areaò parcel is allowed to be developed at a higher density than 

would otherwise be permitted.  This technique is much simpler to administer than conventional 

TDR programs since it can involve as little as two parcels.   
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Lot Size Averaging- 

Lot size averaging is a way to allow flexibility in lot sizes on relatively smaller parcels (about 

10-20 acres) that are slated for subdivision and development.  Like cluster zoning, flexible lot 

sizes can situate development to allow for the greatest conservation of resources.  Stow Creek is 

the only municipality in Cumberland County to have adopted lot size averaging. 

 

CIRCULATION  

A circulation plan element showing the location and types of facilities for all modes of 

transportation required for the efficient movement of people and goods into, about, and through 

the municipality, taking into account the functional highway classification system of the Federal 

Highway Administration and the types, locations, conditions and availability of existing and 

proposed transportation facilities, including air, water, road and rail.  (NJS 40:55D-28b(4) 

 

Chapter V of the Master Plan addresses the Townshipôs plan for transportation.  The 1988 Plan 

noted the need for new connectors to improve traffic moving from Bridgeton along Burlington 

Road to Carllôs Corner, and for traffic moving from west to east across Park Drive to Carllôs 

Corner.  It also included a proposal for traffic between Landis Avenue west to connect to Big 

Oak Road to the Seeley-Finley Road.  Two new roads -  one to connect Laurel Heights Drive 

from Cornwell Drive north along the Deerfield Running Track to the Big Oak Road extension 

where it would intersect with Seeley-Finley Road; and the second to provide an alternative outlet 

for Birdsall Drive southwest to Burlington Road.   

 

This element of the Master Plan was updated by the 1992 Traffic Master Plan.  The Circulation 

Plan is comprised of a series of maps and exhibits that illustrate traffic volumes, levels of 

service, and a traffic improvement program.  The proposed traffic improvement program 

(illustrated as Figure 29) has three major components: 

ü Upgrading of selected road segments;  

ü New roadway links; and  

ü Improvements of selected intersections 

 

The Circulation Plan recommends improvements involving roadway segments, new linkages, 

and nineteen intersection improvements.  Each improvement is accompanied by an illustration 

and cost estimate.   The plan also includes access management guidelines to improve public 

safety and facilitate the efficient movement of goods that should be implemented during the 

development review process. 

 

The 1988 Master Plan identified two major goals regarding the Townshipôs Circulation Plan.   

1. The first is safe and efficient movement of traffic into, around and out of the 

community.    
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2. The second is to encourage good street design and preserve the integrity of the 

Townshipôs street and roadway system. 

 

Emphasis is placed on vehicular traffic recognizing that it represents the primary and 

predominant means of transportation to and from the Township for people as well as goods. 

 

Specific objectives to meet these goals and help provide a transportation system that is safe and 

efficient include: 

1. Establishment of specific standards for street and road improvements which can 

be adjusted to meet need and conditions. 

2. Encourage developers to use innovative design techniques when laying out new 

projects. 

3. Set minimum standards for access to properties adjacent to arterial and major 

collector roads. 

4. Promote and preserve both rail and air service to the Township as a vital 

inducement to economic development. 

5. Require the provision of pedestrian and bike traffic in development design and 

construction. 

6. Evaluate new development in term of transportation on the basis of its effect on 

the existing system and how it can be accommodated with the least detriment or 

ill effects. 

7. Address all issue of roadway design including signs, lighting and furniture in both 

regulation and development review with the aim of economic and maintenance by 

the municipality. 

 

HOUSING  

 A housing plan element pursuant to section 10 of P.L.1985, c.222 (C.52:27D-310), including, 

but not limited to, residential standards and proposals for the construction and improvement of 

housing (NJS 40:55D-28b(3) 

 

The Master Plan was amended in August 1988 by the preparation and adoption of a Housing 

Plan element.  Consistent with the requirements of the Municipal Land Use Law, this plan 

includes a thorough discussion of the Townshipôs demographics, housing, and employment 

profiles.  Selected highlights from this plan are that within the Township: 

ü Over 96% of the housing is single-family 

ü 20% was built prior to 1940; 42% was built from 1940-1949; and 14% was built from 

1960-1969 

ü 67% of housing was owner-occupied 

ü 84.7% of the population were white, and 8.7% were black 

http://www.gannlaw.com/OnlineApp/ResearchTools/Main/link_cross_ref.cfm?c_book_code=29&c_group_code=11&c_ref_no=252!227D!3310&h_ref_no=252!227D!3310&book_code=29&group_code=11&ref_no=240!255D!228&m_page=1&m_page_ord=0&category=ALAW&curr_page=0&curr_para=0&curr_spara=0
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ü 29% of the population were employed in Technical Sales and Administration, 21% in 

both Managerial/Professional and Household Services, and 16% in Production and Crafts 

 

The Fair Housing Act of 1985 established a comprehensive planning and implementation process 

for municipalities to address their affordable housing obligations.  This act also established the 

Council on Affordable Housing (COAH) with the responsibility to define housing regions and 

estimate housing need.  In order to respond to the COAH guidelines, municipalities are required 

to prepare a Housing Plan Element and Fair Share Plan.  Municipalities who obtain substantive 

certification of their housing plan from COAH will gain a presumption of having met their 

affordable housing obligation for a 6-year period.  The implementation strategy included in the 

Townshipôs 1988 housing plan was predicated upon an affordable housing obligation of 159 

units.  The Zoning and Development Code was amended in accord with Appendix A of the Fair 

Share Plan to require inclusionary development in all residential districts.   

 

According to COAHôs Third Round Rules and municipal affordable housing obligations issued 

October 20, 2008 Upper Deerfield has a housing obligation of 352 units.  This housing 

obligation does not account for the affordable housing credits or other adjustments that may 

result from settlement of the ñHollyviewò lawsuit. 

 

COMMUNITY FACILITIES   

A community facilities plan element showing the existing and proposed location and type of 

educational or cultural facilities, historic sites, libraries, hospitals, firehouses, police stations 

and other related facilities, including their relation to the surrounding areas.  (NJS 40:55D-

28b(6) 
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Source: DVRPC- Upper Deerfield Municipal Building 

 

Chapter VII of the Master Plan shows the existing and proposed location and type of educational 

or cultural facilities, historic sites, libraries, hospitals, firehouses, police stations, and other 

related facilities, including their relation to the surrounding areas. 

 

The Community Facilities Plan Map shown as Figure 14 denotes the location of these 

ñcommunity facilities.ò Not all of these facilities are publicly owned or operated, however, since 

they all have value to the community they are recognized in the plan.  In addition to describing 

the existing facilities, this chapter of the Master Plan includes recommendations for new 

facilities and proposals for the enhancement and improved utilization of existing sites.   

  

UTILITIES  

A utility service plan element analyzing the need for and showing the future general location of 

water supply and distribution facilities, drainage and flood control facilities, sewerage and 

waste treatment, solid waste disposal and provision for other related utilities, and including any 

storm water management plan required pursuant to the provisions of P.L.1981, c.32 (C.40:55D-

93 et al.).  If a municipality prepares a utility service plan element as a condition for adopting a 

development transfer ordinance pursuant to subsection c. of section 4 of P.L.2004, c.2 

(C.40:55D-140), the plan element shall address the provision of utilities in the receiving zone as 

provided thereunder.  (NJS 40:55D-28b(5) 

http://www.gannlaw.com/OnlineApp/ResearchTools/Main/link_cross_ref.cfm?c_book_code=29&c_group_code=11&c_ref_no=240!255D!293&h_ref_no=240!255D!293&book_code=29&group_code=11&ref_no=240!255D!228&m_page=1&m_page_ord=0&category=ALAW&curr_page=0&curr_para=0&curr_spara=0
http://www.gannlaw.com/OnlineApp/ResearchTools/Main/link_cross_ref.cfm?c_book_code=29&c_group_code=11&c_ref_no=240!255D!293&h_ref_no=240!255D!293&book_code=29&group_code=11&ref_no=240!255D!228&m_page=1&m_page_ord=0&category=ALAW&curr_page=0&curr_para=0&curr_spara=0
http://www.gannlaw.com/OnlineApp/ResearchTools/Main/link_cross_ref.cfm?c_book_code=29&c_group_code=11&c_ref_no=240!255D!3140&h_ref_no=240!255D!3140&book_code=29&group_code=11&ref_no=240!255D!228&m_page=1&m_page_ord=0&category=ALAW&curr_page=0&curr_para=0&curr_spara=0
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The utility service plan is embodied as Chapter VIII of the Master Plan.  This plan analyzes the 

need for the future general location of facilities for water supply and distribution, sewerage and 

waste treatment, solid waste disposal and stormwater management.  The primary goal of the 

utilities plan section of the Master Plan is the effective and efficient provision of sanitary sewer, 

potable water supply, storm water and solid waste management.   Such provision must address 

the need for these utilities by existing development and plan for them in connection with new 

development.    

 

Specific objectives deemed necessary to achieve this goal include: 

ü Development of plans that address community needs and provide a strategy for 

meeting them 

ü Adoption and enforcement of regulations that assure new development contributes its 

fair share to needed utility improvements 

ü Educate the public to participate in planning for and monitoring utilities and their 

performance 

ü Continue the Townshipôs role in assuring the public health and safety regarding the 

provision of utility services 

ü Coordinate the provision of public utilities with the Townshipôs vision for future 

growth 

 

The utility service plan was supplemented and updated in 1991 by the Water and Sewer Master 

Plan
5 

.  In keeping with the practice of anticipating and planning for growth, the Township 

completed this long-term plan for water and sewer facilities in May 1991.  This master plan 

component considers the impacts of state and regional plans, and local criteria including zoning, 

natural resources, proposed development, the Master Plan and existing water and sewer 

infrastructure.  This plan provides estimates of projected growth and associated water needs and 

wastewater generation, future buildout and contains water and sewer maps illustrating existing 

service areas and locations for future facilities.  A buildout population of 20,000 people is used 

as the basis for the water and sewer facility improvements recommended by the plan.   

 

The Water and Sewer Master Plan in conjunction with the Master Plan and zoning ordinance 

provide important information and guidance to the Township to direct future growth.  This plan 

should also be used by the Township to inform developers of needed infrastructure 

improvements to serve their developments.  The goals of this master plan element are identical to 

the three major goals found in the Master Plan.  Developers should be required to construct on-

site water and sewer utilities according to the master plan.  Consistent with the provisions of the 

                                                 
5 
Water and Sewer Master Plan, Killam Associates Consulting Engineers, May 1991 
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ñMunicipal Land Use Lawò (NJS 40:55D-42) developers should be required to contribute their 

pro-rata share of the cost associated with off-tract water and sewer improvements.   

 

The Upper Deerfield Sewer and Water Department provides service to the developed areas in the 

central and southern portions of the township.  The approved sewer service area is located south 

of Northville Road adjacent to Route 77 and in all developed areas adjacent to Bridgeton and 

Route 56 to Deerfield Township.  A sewage treatment plant operated by the Cumberland County 

Utility  Authority is located on Water Street in Bridgeton, which discharges to the Cohansey 

River.  Residents in predominantly agricultural areas of Upper Deerfield rely on private wells 

and septic systems. 

 

The Upper Deerfield Water Department draws water from the Kirkwood-Cohansey Aquifer.  

Water from the aquifer is described as generally slightly mineralized and soft.  After iron and 

manganese removal and pH adjustments, the water is of excellent quality.   The Water 

Department draws from two public wells.  Accordingly, there are two public wellhead protection 

areas in the township.  They are located along Route 77, in the central and southern portions of 

the township respectively.  There are also has seven additional non-community wells serving 

institutional and private facilities. 

 

Upper Deerfield continues to invest in its infrastructure and has recently made significant 

improvements to its water supply system.  In conjunction with the state mandate to purchase the 

Seabrook Water Corporation in 2007, the Township is adding radionuclide treatment to both the 

Seabrook system and the Love Lane facility.  Both of these projects have been made possible 

with grant and loan funding from the USDA.  NJDCA Small Cities Facilities grants are being 

used to replace water lines in Seabrook Village. 

 

CONSERVATION AND OPEN SPACE 

A conservation plan element providing for the preservation, conservation, and utilization of 

natural resources, including, to the extent appropriate, energy, open space, water supply, 

forests, soil, marshes, wetlands, harbors, rivers and other waters, fisheries, endangered or 

threatened species wildlife and other resources, and which systemically analyzes the impact of 

each other component and element of the master plan on the present and future preservation, 

conservation and utilization of those resources (NJS 40:55D-28b(8) 
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The Conservation and Open Space element is the ninth chapter of the Master Plan.  At the time 

this plan was being prepared the Township had taken notice of the conversion of woodlands and 

other open space to new housing.  Bracing itself for continued development, this chapter 

attempts to identify those areas or features in the community that deserve protection and 

conservation.  This plan also offers methods to accomplish protection and conservation of these 

resources seen as critical to a desirable living environment.  The overall intent of this plan is to 

concentrate development within the most appropriate areas.  In this context, the most appropriate 

areas are those where the impacts of development on prime farmland and woodlands are 

minimized.   

 

This plan provides compelling perspectives regarding the value of Upper Deerfieldôs natural 

resources.  It includes thorough justification and strategies for the preservation and conservation 

of these resources.  Farmlands and woodlands are identified as the two most important natural 

assets in the Township.   

 

The Planôs goal is the preservation of valuable natural resources and obtaining maximum benefit 

from their existence through the careful, purposeful use of their economic, aesthetic and 

recreational attributes.  The objectives related to achieving this goal are: 

ü To concentrate development and avoid its intrusion into prime agricultural soils 














