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INTRODUCTION 
 

Frankford Township is seeking Plan Endorsement from the New Jersey State Planning Commission in coordination with the Office of Smart 

Growth and other State agencies.  The Office of Smart Growth has new draft guidelines for Plan Endorsement and the Township is endeavoring to 
work within those guidelines to achieve Plan Endorsement.  This Self Assessment Report will review Frankford Townshipôs plans for consistency 

with the State Development and Redevelopment Plan in an effort to receive Plan Endorsement from the State Planning Commission. 

 

Purpose of Plan Endorsement  
 
The purpose of the Plan Endorsement process is to reach consistency among municipal, county, regional and State agency plans with the State 

Plan, and to facilitate the implementation of these plans.  Plan endorsement seeks to:  

 

1.  Encourage municipal, County, regional and State agency plans to be coordinated and support each other to achieve the goals of the State Plan;  
2.  Encourage municipalities and counties to plan on a regional basis while recognizing the fundamental role of the municipal master plan and 

development regulations;  

3.  Consider the entire municipality, including Centers, Cores, Nodes and Environs, within the context of regional systems;  
4.  Provide an opportunity for all government entities and the public to discuss and resolve common planning issues;  

5.  Provide a framework to guide and support State investment programs and permitting assistance in the implementation of municipal, County 

and regional plans that meet Statewide objectives; and  
6.  Learn new planning approaches and techniques from municipal, County and regional governments for dissemination throughout the State and 

possible incorporation into the State Plan. (The New Jersey State Development and Redevelopment Plan, 2001, page 14).  

7.  Ensure that petitions for Plan Endorsement are consistent with applicable State land use statutes and regulations.  

 

Consistency with Goals of the State Development and Redevelopment Plan  
 

The New Jersey State Development and Redevelopment Plan seeks to ñachieve all the State Planning Goals by coordinating public and private 

actions to guide future growth into compact, ecologically designed forms of development and redevelopment and to protect the Environs, 

consistent with the Statewide Policies and the State Plan Policy Map.ò (The State Development and Redevelopment Plan General Plan Strategy).   
 

The New Jersey State Development and Redevelopment Plan divides the Township into three Planning Areas. The classifications are Rural 

Planning Area PA4, Rural / Environmentally Sensitive Planning Area PA4B and Environmentally Sensitive Planning Area PA5. The State Plan 
policies for the Planning Areas limit development and encourage protection of the ñEnvironsò. Development and economic growth are 

recommended in ñPlanned Centersò served by sewer, water and transportation corridors.   
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Frankford Townshipôs Master Plan and its various elements are consistent with the goals of the State Plan.  An extensive analysis of 

how the Township is consistent with the Goals, Policies and relevant indicators of the State Plan is provided under the Consistency 

with State Plan Section of this report.   The following seven goals
1
 from the State Planning Act are shown below in summary format 

with the consistent goals and objectives from the Townshipôs Master Plan and Elements listed below the State Plan Goal they address:  
 

1. Goal #2 ï Conserve the Stateôs Natural Resources and Systems; 

 

Frankford Township is a rural town with a heritage rooted in natural resource protection.  The following goals and objectives from 
Frankfordôs Master Plan and various elements are consistent with State Planning Goal #2:  

 

A. Preserve the Townshipôs natural resources and ecological balance within the context of permitting appropriate development 

based on sound planning and engineering principles. (2000 Master Plan) 
B. Encourage resource recovery and recycling of materials consistent with the State laws. (2000 Master Plan) 

C. Provide a comprehensive system of integrated and interconnected open space areas, parks and public plazas to meet the 

needs of residents, employees and visitors. (Center Plan) 
D. Protect and preserve identified exceptional valued land for surface and ground water recharge, threatened and endangered 

species habitats, high valued wetlands, steep sloped areas and large forested land areas. (Open Space and Recreation Master 

Plan).  

 
2. Goal #3 ï Promote Beneficial Economic Growth, Development and Renewal for All Residents of New Jersey; 

 

Frankford Township seeks to employ smart growth planning techniques to promote beneficial economic growth for the Township.  The key 
elements of this plan are the creation of a compact mixed use center where future development will be concentrated while promoting 

transfer of development rights from the rest of the Township into the Center.  The following goals and objectives from Frankford 

Townshipôs Master Plan and various elements apply to State Planning Goal #3:  
 

A. Create a compact, vibrant mixed-use community that will invigorate the neighborhood through a range of uses and densities 

within a ten-minute walk. (Center Plan) 

                                                
1
 Goal 1 is an urban planning goal and does not apply to the Township.  Goals 2-8 are reviewed. 
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B. Provide for a variety of housing types, including live-work units, downtown rental units above retail, an active adult 

community and age-restricted housing.
2
 (Center Plan) 

C. Provide a comprehensive system of integrated and interconnected open space areas, parks and public plazas to meet the 

needs of residents, employees and visitors. (Center Plan) 

D. Create a walkable community that connects buildings, districts and neighborhoods through an interconnected series of 

walkways.  
E. Establish zoning requirements and design standards that foster a traditional village form. (Center Plan) 

F. Provide a range of housing choices for people with different ages, needs and incomes, including single family detached 

homes, townhomes, and affordable apartments, recognizing that daily interaction among diverse people strengthens the 
personal and civic bonds essential to an authentic community.  (Center Plan) 

G. Provide shops, parks, schools, services and workplaces within walking distance to home, providing a greater sense of 

independence to those who do not drive (especially the elderly and the young) or would prefer to walk.  Neighborhoods 
should be compact, pedestrian-friendly and mixed-use. (Center Plan) 

H. Maintain existing and establish new community facilities and services to ensure a high quality of life for current and future 

residents. (2000 Master Plan) 

I. Maintain a sound fiscal balance by managing residential and commercial growth. (2000 Master Plan) 
J. Support the viability of agriculture as a business. (Farmland Preservation Plan) 

K. Employ the use of creative planning tools and techniques that promote farmland preservation including, but not limited to, lot 

averaging and transfer of development rights. (Farmland Preservation Plan)  
 

3. Goal #4 ï Protect the Environment and Clean Up Pollution;  

 
Frankford Township promotes environmental protection as part of the preservation of its natural and rural heritage.  The following goals 

and objectives from Frankfordôs Master Plan and various elements are consistent with State Planning Goal #4:  

 

A. Preserve the Townshipôs natural resources and ecological balance within the context of permitting appropriate development 
based on sound planning and engineering principles. (2000 Master Plan) 

B. Encourage resource recovery and recycling of materials consistent with the State laws. (2000 Master Plan) 

C. Maintain the rural character of Frankford Township.  (2000 Master Plan) 
D. Protect and preserve identified exceptional valued land for surface and ground water recharge, threatened and endangered 

species habitats, high valued wetlands, steep sloped areas and large forested land areas. (Open Space and Recreation Master 

Plan).  

                                                
2
 Proposed age-restricted housing in the Center is restricted to a maximum of 50 percent of the total number of housing units in the Center. 
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4. Goal #5 ï Provide Adequate Public Facilities and Services at a Reasonable Cost; 
 

Frankford Township prides itself in being fiscally responsible while providing for public facilities that ensure a high quality of life in the 

Township.  The following goals and objectives from Frankfordôs Master Plan and various elements are consistent with State Planning 

Goal #5:  
 

A. Maintain existing and establish new community facilities and services to ensure a high quality of life for current and future 

residents. (2000 Master Plan) 
B. Provide shops, parks, schools, services and workplaces within walking distance to home, providing a greater sense of 

independence to those who do not drive (especially the elderly and the young) or would prefer to walk.  Neighborhoods 

should be compact, pedestrian-friendly and mixed-use. (Center Plan) 
C. Provide a comprehensive system of integrated and interconnected open space areas, parks and public plazas to meet the 

needs of residents, employees and visitors. (Center Plan) 

 

5. Goal # 6 ï Provide Adequate Housing at a Reasonable Cost; 
 

The Township adopted a Housing and Fair Share Plan Element of the Master Plan in October 2006.  The following goals from this plan 

are applicable to State Planning Goal #6:  
 

A. Preserve the Townshipôs natural resources and ecological balance within the context of permitting appropriate development 

based on sound planning and engineering principles. 
B. Maintain a sound fiscal balance by managing residential and commercial growth. 

C. Provide for a variety of housing opportunities for all income levels in the ñFrankford Centerò in conjunction with public 

transportation. 

D. Provide densities or forms of housing development consistent with the State Plan by examining the impacts on the natural 
environment. 

E. Provide housing opportunities for the senior community. 

F. Prepare a Fair Share/Housing Plan to meet the mandated affordable housing obligation as assigned by the Council on 
Affordable Housing and Growth Share projections 
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6. Goal # 7 ï Preserve and Enhance Areas with Historic, Cultural, Scenic, Open Space and Recreational Value;  
 

The Township Committee appointed an Open Space, Recreation and Farmland Preservation Committee in April of 1999.  This 

Committeeôs work and the Open Space and Recreation Master Plan are consistent with State Planning Goal #7.  

 
A. Preserve the Townshipôs natural resources and ecological balance within the context of permitting appropriate development 

based on sound planning and engineering principles. (2000 Master Plan) 

B. Provide a comprehensive system of integrated and interconnected open space areas, parks and public plazas to meet the 
needs of residents, employees and visitors. (Center Plan) 

C. Preserve and enhance the integrity of Frankford Townshipôs natural, rural and agricultural lands through planning, land 

development ordinances, fee simple acquisitions, agricultural and conservation easements. (Open Space and Recreation 
Master Plan) 

D. Develop strategies to acquire and preserve priority land consistent with policies of the Open Space Master Plan. (Open Space 

and Recreation Master Plan).  

E. Preserve the natural mountain ridgelines to protect the scenic views and vistas in Frankford Township. (Open Space and 
Recreation Master Plan).  

F. Ensure adequate open space and recreational lands for the Frankford citizens based on National and State standards and 

recommendations and identify potential land for purchase. (Open Space and Recreation Master Plan).  
 

7. Goal #8 ï Ensure Sound, Integrated Planning and Implementation Statewide. 

 
The Townshipôs 2000 Master Plan identifies the Townshipôs desire for consistent and coordinated local, regional and Statewide planning 

efforts with the following goal: 

 

Master Plan Goal #9: Ensure that the planning concepts of the Master Plan are consistent and compatible with the plans of the adjacent 
municipalities, Sussex County and the State Plan of New Jersey. 

 



Municipal Self Assessment Report                 Page 9 

Frankford Township, Sussex County, New Jersey   

Harold E. Pellow & Associates, Inc., 17 Plains Road, Augusta, NJ 07822 

Goals of Frankford Township in Seeking Plan Endorsement  
 

The Frankford Township Master Plan
3
 identifies nine planning goals.  Frankford Township recognizes that in order to achieve its goals, the 

Township must coordinate its planning efforts, locally, regionally and with State agencies.  The Plan Endorsement process provides the framework 
within which this coordination can take place.  Following is a discussion of how Plan Endorsement will help Frankford Township achieve the nine 

goals outlined in its 2000 Master Plan. 

 
1. Preserve the Townshipôs natural resources and ecological balance within the context of permitting appropriate development based on 

sound planning and engineering principles. 

  

The Township wishes to utilize all available tools to preserve natural resources within the Township.  While State law provides for 
protection of many critical natural resource areas such as wetlands and stream corridors, the Township has developed additional 

development ordinances to encourage cluster development and discourage development in critical natural areas.  Plan Endorsement 

provides the Township with direct coordination between local and State agencies, assistance with planning and protection of natural 
resources and creation of innovative programs, such as green building programs, that can further protect scarce resources.   

 

2. Maintain the rural character of Frankford Township. 
 

The Township wishes to utilize all available tools to preserve the rural character of Frankford Township.  Plan Endorsement provides the 

Township with the ability to utilize transfer of development rights to achieve farmland and open space preservation in the Township.  

Access to various grants and farmland preservation programs are also dependent upon and tied to Plan Endorsement.   
 

3. Maintain a sound fiscal balance by managing residential and commercial growth. 

 
 The Township wishes to utilize smart growth strategies to achieve managed residential and commercial growth.  The Township recognizes 

that suburban sprawl stresses municipal resources and is not sustainable over the long term.  Plan Endorsement provides the Township 

with the ability to implement smart growth planning techniques such as creating a compact center for future growth and promoting mixed 
use development that minimizes municipal resource expenditures on infrastructure and promotes preservation of the environs by 

managing residential suburban sprawl. 

                                                
3 The Township Master Plan was last updated in November 2000.  More recent updates were done as new plan elements including a Center Plan Element, a Transfer of 
Development Rights Element and Farmland Preservation Element.   
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4. Preserve the remaining farmland to enhance the rural character of Frankford Township. 
 

 As discussed under Goal #2, the Township seeks to expand its current farmland preservation program by creating a Transfer of 

Development Rights program.  This program in conjunction with other local and Sate farmland preservation programs will be utilized to 

preserve the remaining high value farmland in the Township.  The Township recognizes that Plan Endorsement is required to create a 
Transfer of Development Rights program. 

 

5. Maintain existing and establish new community facilities and services to ensure a high quality of life for current and future residents.  
 

 The Township envisions expanding community facilities and services to include more public parks and open spaces, greenways and trails, 

a community center and access to local market goods via a farmerôs market.  The Township recognizes that joint planning efforts with 
Sussex County and various State agencies are critical in providing these additional community facilities and services to the Township.  

Land acquisition for public parks and open spaces and greenways and trails has been traditionally undertaken as a joint effort with the 

State.  A community center is envisioned as part of the Frankford Center, which will only come to fruition through the Plan Endorsement 

process.  The Sussex County Fairgrounds is also currently working with the Sussex County Planning Department to locate a permanent 
structure to house a farmerôs market in the Township.  Plan Endorsement will assist the Township in ensuring that it can reach its goal of 

increasing community facilities and services for Township residents.  

 
6. Establish a Town Center to provide local retail and service uses for the citizens of Frankford. 

 

 Frankford Townshipôs desire to create a Town Center spurred the Townshipôs initial petition for Center Designation.  However, even at 
that time, the Township was not planning a center without consideration of preservation of the environs, as these goals from the 2000 

Master Plan illustrate.  The Township envisions the creation of a center as one of its many planning tools for managing sprawl in the 

Township, while still providing for the housing and commercial needs of Township residents.  The creation of the center is contingent 

upon Plan Endorsement and the Township recognizes that Plan Endorsement is critical in providing the Township with the tools it needs 
to implement smart growth strategies in the Township.  

 

7. Encourage resource recovery and recycling of materials consistent with the State laws. 
 

The Township encourages recycling programs and resource recovery throughout the Township.  Coordination with other local and State 

agencies to improve on this effort is critical.  Plan Endorsement provides the basis for local and State coordination.  Following Plan 

Endorsement, the Township is interested in pursuing green building and energy conservation programs in coordination with State 
agencies.  
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8. Promote the conservation of the historic resources of the Township. 
 

The Township is interested in creating a historic and scenic resources preservation plan.  The Township recognizes that State agencies 

could assist the Township in developing such a plan.  Plan Endorsement can provide the basis for this assistance.   

 
9. Ensure that the planning concepts of the Master Plan are consistent and compatible with the plans of the adjacent municipalities, Sussex 

County and the State Plan of New Jersey.  

 
Frankford Township seeks to create plans that are consistent with the State Development and Redevelopment and, as such, has undertaken 

the Plan Endorsement process.  

 

History of the Plan Endorsement Process in Frankford Township  
 
The Township began working with the Office of Smart Growth and the State Planning Commission in connection with a petition for Regional 

Center Designation submitted by Frankford Township and Branchville Borough in 1998.  The petition was later changed to a petition for Town 

Center Designation at Rossô Corner in Frankford Township.  On May 24, 2004, the Township Committee voted to convert the petition for Town 
Center to a Petition for Plan Endorsement.  In June 2004, the State Planning Commission converted the Townshipôs petition for Town Center 

Designation into a petition for Plan Endorsement.  As a result of the conversion, the Township held a visioning process for Plan Endorsement and 

began several planning processes, including a Center Plan, which was adopted in Spring 2006.  In August 2006, the Township submitted 

Township planning documents to the Office of Smart Growth for review under Plan Endorsement.  The Township was notified that a Transfer of 
Development Rights Plan was needed for Plan Endorsement.  The Township began the plan and is currently nearing completion of a Transfer of 

Development Rights Plan and ordinance along with an updated Farmland Preservation Plan.  A Natural Resource Inventory is also in progress.  

All of these planning efforts have been undertaken by the Township under direction from the Office of Smart Growth as items needed for the Plan 
Endorsement process.   

 

On October 2, 2007, the Township Plan Endorsement subcommittee met with the Office of Smart Growth and other State agencies for what the 
Office of Smart Growth deemed to be a pre-petition meeting.  On this date, the Office of Smart Growth introduced their new draft guidelines for 

Plan Endorsement.  As such, the Office of Smart Growth notified Frankford Township that it was in the initial stages of the new Plan Endorsement 

process and that this Self Assessment Report was needed for the new process.  The Office of Smart Growth and other State agencies explained the 

benefits of the new Plan Endorsement Process and encouraged the Township to submit under this process and seek waivers for items already 
completed by the Township under the current Plan Endorsement Guidelines.  The Township Plan Endorsement Subcommittee agreed to produce 

this Self Assessment Report and submit it for review under the new guidelines with requests for waivers for items already completed.  The 

Township believes that its efforts thus far meet the spirit and intent of the new draft guidelines for Plan Endorsement. 
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The purpose of the Self Assessment Report is twofold.  The primary purpose is to review and summarize the Township Master Plan with its 
various elements, related planning documents and visioning processes for consistency with the goals of the State Development and Redevelopment 

Plan.  The secondary purpose of the Self Assessment Report is to outline how the planning efforts and visioning processes undertaken by the 

municipality thus far fit into the new draft guidelines for the Plan Endorsement Process.   

 

LOCATION AND REGIONAL CONTEXT 
 

Frankford Township is located in Sussex County in the northwestern most corner of the State.  The County is bordered by Pennsylvania to the 

northwest and New York State to the northeast.  Frankford Township is located in the geographic center of Sussex County and shares borders with 
Sandyston Township to the north, Wantage Township to the east, Hampton Township to the west and Lafayette Township to the south.  Frankford 

Township encompasses 34.8 square miles of scenic and rural landscapes. Culver Lake and Lake Owassa, two natural lakes are nestled below the 

Kittatinny Mountain Range and form the northern border of the Township.  Ross' Corner, the intersection of Routes 206, 15 and 565 forms the 

southern entrance to the Township. 
 

Frankford is a rural farming and residential community.  The total population is 5,420 people residing in 2,295 housing units based on the 2000 US 

Census.  Fifty percent of the land area in the Township, or 11,297 acres, is maintained for agriculture and/or qualifies for farmland assessment.  
There are approximately 845 acres of preserved farmland in the Township and approximately 2,200 acres of publicly owned preserved open space.   

 

Frankfordôs scenic lakes, streams, forests and picturesque farms have drawn tourists to the area since the late 19
th
 century.  Three season cabin 

communities formed around Lake Owassa and Culver Lake in the early 1900ôs.  Restaurants, hotels, tackle shops, small stores and farm stands 

developed around the lake areas to serve the seasonal visitors.  Former vacation communities surrounding Culver Lake and Lake Owassa are 

evolving into full time residences and comprise approximately 30 percent of the housing units in the Township.  A significant number of vacation 

homes continue to exist as evidenced by the 20 percent vacancy rate of residential units in the Township.  Seasonal tourism continues to play an 
important role in the economy in Frankford and Sussex County.  

 

Frankford Township is home to the New Jersey State Fair, also known as the Sussex County Farm and Horse Show, which draws visitors from all 
over the State every summer.  The fairgrounds also hosts numerous events year round including animal shows, food and music festivals, car and 

boat shows, craft fairs and more, which draw visitors from around the State, region and country.  The fairgrounds are located adjacent to the 

proposed Frankford Center at Rossô Corner.  

 
Frankford is also home to the Skylands Park, a 4,300 seat minor baseball league stadium, which is currently home to the Sussex Skyhawks, a Can-

Am League team.  The stadium center also houses a day care facility, family recreation center and internet café.  The stadium hosts Skyhawks 
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games from late May through early September and has recently begun to host Vernon High School football games from early September through 

November.  The stadium is located within the proposed Frankford Center boundaries.  
 

Frankford Township has two watershed management areas, the Upper Delaware along the western half of the Township and the Walkill along the 

eastern half of the Township.  Portions of the Paulins Kill River, Papakating Creek, Dry Brook and Culvers Creek flow through the Township.   

 
Frankford Township has one school district with one public school that serves pre-school through eighth grade.  There are approximately 760 

students currently enrolled in the school.  Frankford students attend High Point Regional High School located in Wantage Township. 

 
The regional planning entity for Frankford Township is the Sussex County Planning Commission.  The Sussex County Strategic Growth Plan 

received Plan Endorsement from the State Planning Commission in February 2007.  Mayor Carol Ann Kristensen represented the Township for 

many years on the Strategic Growth Plan Committee helping to develop the plan.  Frankford Township has been working with County officials to 
ensure that Township plans are consistent with the Strategic Growth Plan.   

 

Frankford has experienced very modest residential growth over the past decade.  On average, the Township building department issues about 22 

residential building permits per year.  The Township Land Use Board has approved approximately 71 subdivision lots over the last five years, or 
an average of 14 lots per year.  The minimum residential zoning lot is five acres with environmental constraints.  The 71 lots approved over the 

last five years were subdivided from 490 acres, an average of one lot per seven acres.   

 
Commercial development is also typically very modest in the Township.  Over the past five years the Land Use Board has approved approximately 

50,000 square feet of new commercial in the existing commercial zones outside the proposed center area.  A site plan for a 350,000 square foot 

outlet center was approved within the proposed center area at Rossô Corner in Spring 2006.  The site plan approval was conditioned upon the 
redesign of the outlet center to meet the design standards of the Frankford Center as determined through the Plan Endorsement process.  

 



Municipal Self Assessment Report                 Page 14 

Frankford Township, Sussex County, New Jersey   

Harold E. Pellow & Associates, Inc., 17 Plains Road, Augusta, NJ 07822 

DEMOGRAPHICS 
 

Background  
 
Frankford Township sits in the geographic center of Sussex County, the northwestern most County in the State of New Jersey.  Frankford 

encompasses about 34 square miles or 6.5% of the 536 square miles that comprise Sussex County, the fourth largest County in the State by land 

area.  Frankfordôs 5,420 residents make up about 3.5 % of the Countyôs total population of 153,384 people.  The average household size in 
Frankford is 2.81 people, slightly higher than the County average of 2.75 people and the State average of 2.68 people.  Median household income 

in Frankford is $64,444, lower than the County median income of $78,488.  However, the median household income in Sussex County is much 

higher than the State figure of $55,146.  Homeownership rate is high in Frankford at just over 89%, with County homeownership rates at just 
above 84%.  Statewide homeownership rates are much lower at 66%.  The vacancy rate for housing in the Township is high at nearly 20%, likely 

due to the number of vacation homes in the lake communities in the Township.  The County and State vacancy rates are significantly lower at 

8.8% and 7.4%, respectively.  The poverty rates in the Township and the County are both around 5%, which is much lower than the Stateôs 

poverty rate of 8.5%.  Unemployment in the Township is very low, at 2.1%.  The County unemployment figures of 4.6% are similar to State 
figures of 4.8%.   

 

 Frankford 

Township  

Sussex County  New Jersey  

    

Land Area (sq. mi.) 34.8 square miles 536 square miles 7,417 square miles 

Population 5,420 153,384 8,414,350 
Households 1,839 54,811 3,064,645 

Average Household Size 2.81 2.75 2.68 

Housing Units 2,295 60,086 3,310,275 
Home Ownership Rate 89.3% 84.1% 66% 

Vacancy Rate 19.9% 8.8% 7.4% 

Median Household Income $64,444 $78,488 $55,146 
Per Capita Income $25,051 $32,997 $27,006 

Poverty Rate  5.1% 4.8% 8.5% 

Unemployment Rate (NJDOL 

2004) 

2.1% 4.6% 4.8% 
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Demographic Comparison Charts ð Frankford Township ð Sussex County ð State of N ew Jersey  
 

Frankford Township is similar to Sussex County with respect to age distribution.  The Township and the County have smaller cohorts in the 20-29 

age group and over 60 age group than Statewide.  The Township and Sussex County are both less racially and ethnically diverse than New Jersey 
as whole. Frankford Township has more agricultural workers than Statewide but fewer than County data.  Frankford Township also has fewer 

manufacturing jobs than Statewide and more public administration workers.   
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