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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. 
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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.   



Municipal Self Assessment Report                 Page 10 

Frankford Township, Sussex County, New Jersey   

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

 

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.  
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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.   

 
 

 

 

 
 
 

 

 

 

 

 
 
 

 
 

Sussex County Age Distribution  

0-9 

10-19 

20-29 

30-39 

40-49 

50-59 

60-69 

70-79 

80-89 Male  

Female  

Frankford Township Ag e Distribution  

0-9 

10-19 

20-29 

30-39 

40-49 

50-59 

60-69 

70-79 

80-89 Male  

Female  



Municipal Self Assessment Report                 Page 16 

Frankford Township, Sussex County, New Jersey   

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

 

 
 
 

New Jersey Racial/Ethnic Breakdown  

 
 

 

Frankford Township Racial/Ethnic Breakdown  
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Workers by Industry  
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Projections 
 

The following Council on Affordable Housing (COAH) Growth Share Obligation Projections were taken from Frankford Townshipôs Housing 
Plan and Fair Share Plan (pages 11-20), which was adopted October 31, 2005.  The Township passed a Growth Share Ordinance in December 

2005. 

 
NJTPA/MPO Residential Growth Projections for the Township is 440 Households.  NJTPA Affordable Housing Unit Obligation Calculation for 

the Township is 49 units.  The NJTPA/MPO affordable housing obligation (49 affordable units) is identical to the Municipal Projection (49 

affordable units).  The NJTPA/MPO Non-Residential Projection for employment growth is 480 jobs compared to a municipal projection of 622 

jobs for the 2004 to 2014 Round Three obligation period.  The NJTPA/MPO affordable housing projection from employment growth is 20 units.  
The municipal projection is for slightly more at 25 units.  The Rounds 1 and 2 affordable housing requirement for the municipality is 28 units.  

The total affordable housing requirement projection for the Township is 103 units.   

 
 

 

 
RESIDENTIAL GROWTH SHARE PROJECTION: 

 
Ten-year Historic Trend of Certificates of Occupancy and Demolition Permits  

 

  96 97 98 99 00 01 02 03 04  

COs Issued 21 28 23 31 21 22 25 28 23 

Demolitions   8   1       2   3   3   1   4 16 27         

Net  13 27 21 28 18 21 21 12 -4 
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Anticipated Developments and Number of Residential Units  
 

    05    06   07   08   09   10   11   12   13   14  15   # of Units 

Approved Development  

Applications  

High Ridge Subdivision   5      5      5     5     5     7                32 

High Ridge II Subdivision      3     3     1    7 
Hillside View Subdivision            5      5      4     14 

Heritage Manor                  25    25     50 

Misc. Approved Lots  14   6      10   10  10     3    53        

  Subtotal             19  41    48   22  16   10        156 

 

 

    05    06   07   08   09   10   11   12   13   14  15   # of Units 

Pending Development 

Applications   

Township/County Senior Proj.   10         10 

  Subtotal            10 

 

 

Anticipated Development 

Applications  

    05    06   07   08   09   10   11   12   13      # of Units 

Misc. Subdivisions        5   10  10    15   15   15   15          85 
Frankford Center: Includes TDR            20  50    70   72   72   72     356       

Subtotal                       5   30  60    85   87   87   87       441 

 

  

    

Total Anticipated   05    06   07   08   09   10   11   12   13     # of Units  

Development   19    51   53   52   76   95   87   87   87         607 

 

Total: 156  + 10 + 441 = 607 units 
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Projected Certificates of Occupancy and Demolition Permits  
 

   05    06    07    08    09    10    11    12    13        # of Units 
Total COôs Issued          19    51    53    52    76    95    87    87    87     607 

Demolitions    3      5      5      5      5      5      5      5      5         43 

Net COôs  16    46    48    47    71    90    82     82    82     564 

 

Total Net Residential Growth (Sum of Actual and Projected Growth)  
 

   04    05    06    07     08    09    10    11     12    13    Total  

Total COôs Issued           -4     19    51    53     52    76     95   87     87    87      603 

 

Market/Affordable Housing Units Excluded from Growth Projection,  

by the year that the COõs are  

Anticipated to be issued  
 

Project Name       04    05    06    07   08    09   10   11   12   13      Total 

Misc. Subdivisions                    4      4     3  11 

Heritage Manor                       25     25              50 
   20% Affordable 

Frankford Center: Residential                          10    20    20   13                63    

   & Commercial Subtotal     25    25   10    20    20   17    4     3        124 

 

Net Residential Growth projections After Subtracting  

Affordable Housing Units Excl uded from Growth Projection,  

by the year that the COõs are  

Anticipated to be issued  
 

     04     05     06    07    08   09    10    11    12    13         Total 

Net Residential      -4      16    46    48    47    71    90    82    82    82   564 

(From Table R-4)     
Inclusionary/Affordable/ 

Second Round Units                            25     25   10     20    20   17      4      3           124 

 Final Net Growth                440 
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Affordable Housing Unit Growth Projections for 2004 to 2014 
 

Final Net Projected Residential Growth  = 440 units 

 

Divided by 9 = 48.89 or 49 Affordable Units 

 

The Total Obligation = 49 (Round Three) + 29 (Rounds #1 and #2) = 78 Affordable Units 

 

NON-RESIDENTIAL GROWTH SHARE PROJECTION: 
 

 

MPO Non -Residential Growth Projection  
 

Formula: 2015 MPO Employment ï 2005 MPO Employment = Employment Change 
 

Calculation: 4,720 ï 4,240 =  480 Jobs.  

 

480 Jobs  divided by 25 =19.2 Affordable Unit Obligation 
 

Ten-Year Historic Trend of Certificates of Occupancy  

And Demolition Permits by Squa re Feet  
 

Square Feet per Year 

COôs Issued 96 97 98 99 00 01 02 03 Total 
B-Office 296    13,637 13,332 0 0        6,198 0       4,000 37,453 

  

M-Retail 0 768 0 0 0 0 0 0 768 

  

S-Warehouse 0 0 0 0 0 0 0 0 0 

  

A-2  

Restaurant 0 0 0 0 0 0 0 0 0 

 

A-3  27,036 528     8,758 0 0 0 0 0 36,322 
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Industrial  0         15,000  2,523 0        6,787 0 0 0 24,310 
  

Hotel  0 0 0 1,440 0 0 0        1,200 2,640  

 

Education 0 0 0 0 0 0 0 0 0        

 

Demolition Permits           

B-Office 0 0 1 0 0 1 1 0 3 permits 

Note: all other categories are zero. 

 

 ñSò Storage Use Group: Actual Developments 

By Year that COôs were Issued (.2 jobs per 1,000 Square Feet) 

 

    ô04  05  Total Sq. Ft.  Jobs  

Total New Development 18,200   18,200   3.64 
 

Total Demolitions    0   0 

 

ñBò Office Use Group: Actual Developments 

By Year that COôs were Issued (3 jobs per 1,000 Square Feet) 

 

    ô04  05  Total Sq. Ft.  Jobs  

Total New Development  4,724 4,724   14.17 

 

Total Demolitions    0   0 
 

 ñR1ò Use Group: Actual Developments 

By Year that COôs were Issued (.8 jobs per 1,000 Square Feet) 

 

    ô04  05 Total Sq. Ft.  Jobs  

Total New Development  2,280  2,280   1.82 

  
Total Demolitions    0   0 
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ñBò Office Use Group: Developments and Anticipated Developments 

By Year that COôs are Anticipated to be Issued (3 jobs per 1,000 Sq. Ft.) 

Applications           06     07     08      09       10     11      12     13  Tot. Jobs  

 

Approved 
Block 18, Lot 24.02      2,400      7.2 

Block 18, Lot 24.03       7,000      21 

Day Care Center       7,897      23.69 
Frankford Center      25,000    75 

Anticipated 

Other Development          5,000  15 
  

Total New       14,897 2,400   25,000             5,000  141.89 

Development  

Total             

Demolitions          0 

Total Jobs = 141.89 or 47,297 Square Feet of Office Space 

 

 ñMò Retail Use Group: Developments and Anticipated Developments 

By Year that COôs are Anticipated to be Issued (1 job per 1,000 Sq. Ft.) 

Applications                   06      07        08        09     10     11      12     13         Tot.  Jobs 
 

Approved 

Block 18, Lot 24.03     7,500       7.50 

Block 11, Lot 13.14   16,000                  16.00 
Frankford Center     150,000 150,000    300.00 

Anticipated 

Other Projects       5,000  5,000       10.00 

Total Development     7,500 16,000 150,000 150,000           5,000   5,000        333.50 

Demolitions           0 

 

Total Jobs = 333.50 or 333,500 Square Feet of Retail Space 
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ñSò Warehouse Use Group: Developments and Anticipated Developments 

By Year that COôs are Anticipated to be Issued (.2 jobs per 1,000 Sq. Ft.) 

 

Applications  05      06     07     08      09      10      11      12     13     14  Tot. Jobs 

 

Approved  
Block 18, Lot 24.02     8,450      1.69 

Block 18, Lot 18.04     3,200        .64 

Anticipated 
Other Projects                  12,000    2.40 

Total Development    11,650  12,000    4.73 

 

Total Demolitions        0 

 

Total Jobs = 4.73 or 23,650 Square Feet of Warehouse or Storage 

 

 ñA-2ò Restaurant Use Group: Developments and Anticipated Developments 

By Year that COôs are Anticipated to be Issued (3 jobs per 1,000 Sq. Ft.) 

 

Applications  05      06      07      08      09     10      11      12     13   14   Tot. Jobs 

 

Approved  
Frankford Center                     15,000 10,000    75 

Anticipated 

Other Projects            4,000  12 

Total Development       15,000 10,000      4,000  87 

 

Total Demolitions        0 

 

Total Jobs = 87 or 29,000 Square Feet of Restaurant 
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 ñFò Industrial/Factory Use Group: Developments and Anticipated Developments 

By Year that COôs are Anticipated to be Issued (2 jobs per 1,000 Sq. Ft.) 

 

Applications  05     06     07    08     09     10     11      12     13     14      Tot. Jobs 

 
Approved 

Block 18, Lot 24.02     7,600      15.20 

Anticipated 
Other Development            5,000          5,000   20.00 

Total Development                       7,600         5,000          5,000   35.20 

 

Total Demolitions         0 

 

Total Jobs = 35.20 or 17,600 Square Feet of Industrial Space 

 
 

Net Projected Employment Growth ï Jobs 

 

      Total Development      Total Jobs  

Total S.F. B Office   47,297                                                       141.89 

 
Total S.F. Retail 333,500      333.50 

 

Total S.F. Warehouse 23,650                       4.73 

 
Total S.F. Restaurant 29,000         87.00 

 

Total S.F. Industrial 17,600            35.20 
 Totals               451,047          602.32 

 

Total Projected  

Net Employment = 451,047 Square Feet of Development or 602.32 Jobs 
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Total net Non-Residential (Employment) Growth (Sum of Actual and Projected Growth) 

 

   2004/2005   +   2005 to 2014 = Total  

Total New     19.63         +       602.32       =  621.95 

Development 

 

Total Jobs = 621.95 

 

Affordable Housing Unit Obligation Generated by Non-Residential Development 

 

  NJTPA Total Jobs  Projected  

  480   621.95 

 

Divided By 25 = (NJTPA/MPO) 19.20 say 20 Affordable Units  

 

          Municipal Projection 24.88 say 25 Affordable Units 

 

Summary Total Affordable Housing Unit Obligation:  
 

Residential = 49 (NJTPA Round #3) + 29 (Rounds #1 and #2) = 78 Affordable Units  

           = 49 (Municipal Projection Round #3) + 29 (Rounds #1 and #2) =78 Affordable Units 

 

Non-Residential = (NJTPA/MPO Projected #3) 20 Affordable Units 

   = (Municipal Projection Round #3) 25Affordable Units 
 

Total Obligation NJTPA/MPO: 78+ 20 = 98 Affordable Housing Units 

 

Total Obligation Municipal P rojection: 78 + 25 = 103 Affordable Housing Units 
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COMMUNITY INVENTORY 
 

General Information 

 
Location 

 

Frankford Township is located in Sussex County in the northwestern most corner of the State.  Sussex 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 busy intersection of Routes 206, 15 and 565 forms 
the southern entrance to the Township. 
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State Planning Areas 

 
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.  Typical suburban development is not recommended in 

the State Plan because of the negative impacts to the environmentally sensitive water resources and land.   
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 Frankford Center  
 

The Township Land Use Board adopted a Center Plan in Spring 2006, which designated a 287 acre area as the proposed ñFrankford Centerò at 
Rossô Corner, the intersection of NJSH Route 15 and 565 and US Highway and 206.  The proposed densities and layout of the Center have been 

revised since the plan was adopted and are illustrated below in the latest ñConcept Mapò for the Center.   

 

Frankford Center Concept Plan Map ð June 2007  
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Transfer of Development Rights Sending & Receiving Areas 

 

The Township Land Use Board is currently working with H2M Associates to develop a Transfer of Development Rights (TDR) Plan and 

Ordinance to coordinate with the Center Plan.  The TDR Plan proposes the Frankford Center as the sending area for the TDR Program.  The 
Frankford Center is shown below in orange.  The area shown in dark green below is proposed as the sending area.  The sending area encompasses 

all of the farms over 100 acres in the Township.  All farm assessed properties over 20 acres are shown in light green.  All public lands in the 

Township are shown in light blue.  Existing farmland preservation sites are shown below in medium green.  Recreation sites are shown in yellow 
and approved and/or pending residential subdivisions are shown in pink.   
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Tax Assessment Data 

 

The Municipal Tax Assessment shows that Frankford Township currently has 350,580 square feet of commercial development, 2,360 households 

and 17,020 acres of vacant lands.   
 
 

Frankford Township Current Zoning Map  
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Natural & Cultural Features 

 
Watersheds 

 

Frankford Township is divided by two watersheds, the Upper Delaware Watershed to the west and the Wallkill Watershed to the east.   
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Surface Water Features 

 
The Township is home to two lakes located along the southern base of the Kittatinny Mountain Range.  Culver Lake is approximately 550 acres in 

size and Lake Owassa is approximately 250 acres in size.  The Paulins Kill River, Papakating Creek, Dry Brook, and Culvers Creek, all flow 

through the Township.  Stretches of several creeks and tributaries are designated as C-1 streams as shown below.  Proposed changes to the C-1 
stream regulations include proposals for additional C-1 stream designations in the Township. 
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Wetlands 

 

Wetlands surround the lakes, rivers, streams and tributaries in the Township as illustrated in the map below.  A notable large wetland area is 

located in the State Bear Swamp Wildlife Management Area, shown in brown to southeast of Lake Owassa.   
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Mountains & Trails  

 

The Kittatinny Mountain Range is located along the northern border of the Township.  Culvers Gap, a natural wind gap along the mountain range 

is located at the northern entrance to the Township on US Route 206.  Sunrise Mountain with a peak elevation of 1,653 feet is located in the 
Township.  Stokes State Forest covers much of the Kittatinny Mountain range and includes an extensive trail system as well as a section of the 

Appalachian Trail.   
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Woodlands and Other Habitats 

 

The landscape map below illustrates the various habitats which can be found in the Township.  The majority of the Township is forest and 
grassland habitat, the locations of which illustrate the wooded mountains and hillsides and grassy valleys and farmland areas.  Emergent wetland 

habitats and forested wetland habitats line the Townshipôs water bodies.  
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Natural Heritage Priority Sites and Threatened and Endangered Species 

 

The State Natural Heritage Program divides the Township into six areas: the Highpoint Macrosite (shown below in light green), the Kittatinny 
Mountain Macrosite (shown below in lavender), the Bear Swamp area (shown below in white with blue hatches), the Two Rivers Macrosite 

(shown below in dark green), the Papakating Creek Macrosite (shown below in yellow) and the Branchville Priority Site (shown below in pink).  

The Branchville Natural Heritage Priority site is located to the north and east of the Frankford Township School and to the south of Pines Road.  
This area was designated because of two known occurrences of critically imperiled plants located in that area.   

 

The Natural Heritage Database found that the Township has suitable habitat for the following State threatened and endangered animal species:  

silver-bordered fritillary, bald eagle (nest buffer), bobcat, bobolink, bog turtle, grasshopper sparrow, long tail salamander, marbled salamander, 
northern goshawk, red-headed woodpecker, red-shouldered hawk, savannah sparrow, timber rattlesnake, triangle floater and wood turtle.  Habitat 

for the following two State endangered plants is found in the Township: white-grained mountain rice grass and purple oat.   
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Community Facilities 

 

The following community services and facilities are located in Frankford Township:  
 

Frankford Township School ï Pines Road, Frankford Township  

Frankford Township School is a public school for grades pre-school to eighth grade.  There are approximately 760 students currently enrolled in 
the school.  Pre-school classes are offered to Township 4 year olds, two and half hours a day, two days per week.  Half day kindergarten is offered 

to 5 year olds, five days per week.  Programs for special needs children are offered beginning at 3 years of age.  The Frankford Township Long 

Range Facility Plan for the Frankford Elementary School and Branchville Annex (which house preschool and kindergarten classes) projects the 
facility needs for the school district from 2005 to 2010.  The school district projects enrollments to increase to 802 students in the year 2010.  

Existing pending development approvals are considered in the projection however, the proposed Center is not calculated into the projection and 

may have additional impacts.  The long range facilities report shows the school having capacity to serve the projected student enrollment through 

the year 2010.  It appears that many of the facilities will be at or near capacity at that time.   
 

Elder Care Facilities:  

 
The following nursing home facilities exist in the Township.  (While the Township is not involved in the provision of these services, national 

trends suggest that there is a growing demand for senior facilities and services and local facilities are at or near capacity.) 

 
 Homestead Nursing Home ï Morris Turnpike, Frankford Township 

The Homestead is a 102 bed skilled nursing facility, which was officially opened as a not for profit nursing home in 1955.  Today, the 

Homestead is operated by Sussex County Department of Health and Human Services.  

 

 Ever May Manor Assisted Living Facility ï Phillips Road, Frankford Township  

Ever May Manor (former Methodist Manor) is a 50 room assisted living facility which was recently renovated as a redevelopment project 

with 10 rooms for low income individuals.  

 
Childrenôs Day Care /Private Pre-school, Kindergarten and After School Services 

 

The following private day care facilities are located in the Township. These facilities also typically offer pre-school and after school programs.  

While the Township is not involved in the provision of these services and does not have projections, the market indicates that there is a growing 
demand for these services.  The Rainbows of Learning Day Care center opened in Fall 2007 and an application for an additional similar day care 

facility was recently submitted to the Land Use Board. 
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 Skylandôs Day Care ï Championship Place, Frankford Center 

 Rainbows of Learning Day Care ï Route 206, Frankford Center 

 Stepping Stones Day Care ï Ridge Road, Frankford Township 

 
The following government buildings are located in the Township:  

 

 Frankford Township Municipal Building and Joint Municipal Court ï US Route 206 

 Frankford Township Department of Public Works Maintenance & Storage Facility, US Route 206 

 Sussex County Library ï Main Branch, Morris Turnpike 

 Sussex County Juvenile Detention Facility ï Morris Turnpike 

 Sussex County Fire Academy ï Morris Turnpike 
 
Infrastructure 

 
Frankford Township has the following State and County roadways: 

 

 State ï US Highway 206 

 County ï County Routes 519, 521, 565, 627, 629, 630, 633, 635, 636 and 637. 

 
The remaining roadways within the Township are either Township or private roads.  The Township has a capital improvement program with 

paving schedules for all Township roads.  The Township also maintains a road trust fund, where a per lot fee is paid when a subdivision lot is 

created.  

 
The State has designated Branchville as a center and part of the sewer service area for Branchville is located around the Frankford Township 

School to provide sewer service to the school.  The Skylands Ball Park located within the Center currently operates a small treatment plant which 

serves the facility.  The Frankford Center is proposed as a sewer service area in the Municipal Wastewater Management Plan.  The Branchville 
Reservoir, which provides water to Branchville Borough, is located in Frankford Township off of Mattison Avenue.  
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The map below shows State, County and Township roadways.  The yellow center boundaries show approved wastewater service areas.   
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Underutilized Land 

 

The following map shows the Branchville wellhead protection areas as well as known contaminated sites mapped by the NJDEP.  A brownfield 
site is also known to be located at Rossô Corner, at the site of the old Caseyôs Gas Station.  The owner of the site has entered into a memorandum 

of understanding with the NJDEP to conduct voluntary site remediation.  Other contaminated sites identified below are believed to be the result of 

leaking residential in-ground oil tanks.  
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COMMUNITY VISION & PUBLIC PARTICIPATION 
 
Frankford has been working diligently toward Plan Endorsement since June 2004.  Extensive visioning and public participation was conducted by 

the Township, in addition to two separate design charrettes sponsored by the Office of Smart Growth.  Due to the extensive public involvement 

conducted thus far by the Township, a waiver is being requested for the Visioning Process outlined in the new draft Plan Endorsement Guidelines.  
The discussion below illustrates that the Township conducted an extensive visioning process that included input from a large group of residents 

over a period of eight months, where eleven advertised meetings were held to provide residents with multiple opportunities to get involved and 

provide input into the long term future plans for the Township.  While the proposed ñCenterò at Rossô Corner was the ñhotò topic within the 

Township and garnered much of the attention of participants, discussion regarding the long term future of the Township, total build-out over the 
next 50+ years, farmland preservation, transfer of development rights, economic development, school impacts and other issues were discussed and 

included in the visioning process.   

 
The Township converted its Town Center Petition to a Petition for Plan Endorsement on May 24, 2004.  In June 2004, the State Planning 

Commission approved the conversion.  Prior to that, the Township was working closely with the Office of Smart Growth on the vision for the 

center.  The State held a Design Charrette in September 2003 with representatives from the State, Township and members of the 

community.  This charrette formed the basis for future discussions and visions for the Center moving forward.   
 

In the summer of 2004, following the conversion of the Town Center Petition to a Petition for Plan Endorsement, the Township Committee 

decided to appoint a Stakeholder Committee to develop a vision for Plan Endorsement.  The goal of this visioning process was to broaden the 
discussion of the town center designation to planning for the future of the Township as a whole.  The Stakeholder Committee consisted of 27 

members, including three members of the Land Use Board, one member from the Board of Health, one member from the Open Space Committee 

(also a local farmer), three members from the Township Committee, one member from Economic Development, one member from the Sussex 
County Fairgrounds, two representatives from the Skylands Ballpark, one representative from the Park Commission, one representative from the 

Chamber of Commerce, one local tradesmen, one representative from the Blue Ridge Rescue Squad, one representative from the Frankford Fire 

Department, two representatives from Sussex County, the Township Engineer, and two representatives of the public from each of the four local 

voting districts.  
 

Eleven (11) Stakeholder Committee visioning meetings were held between September 2004 and April 2005.  The meetings were advertised 

according to the open public meetings act and a public comment period was provided at the end of each meeting to gather additional input.  The 
topics discussed were far reaching and covered a range of issues concerning the future of the Township as outlined below.  In April 2005, the 

Stakeholderôs Committee presented a document with recommendations regarding the scale, design and standards for the proposed Frankford 

Center.  The report also recommended that the Township undertake a Transfer of Development Rights Plan and designate the Center as the 
receiving area.   
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September 7, 2004 Stakeholder Meeting ï At the initial meeting of the committee, members discussed a broad range of topics of 

interest to them with respect to long term planning for Frankford Township.   

 
 Environment 

 Existing environmental constraints and holistic planning 

 Water supply, quality, quantity and natural resources 

 

Development, Centers and Economic Development 

 Advantage of Town Center 

 Consequences of development vs. non-development 

 Advantages of Town Center to residents 

 Identifying the needs of the residents 

 Jobs and competitive wages 

 Issues relate to making Rossô Corner a destination for travelers 

 

Infrastructure, Taxes and Municipal Services 

 Traffic issues 

 Impact on the school system 

 Fiscal Impacts  

 Impact of growth on support services, police/fire/EMS 

 Economics and the market  

 

Equity  

 Demographics of Frankford Township and affordability for middle income families 

 Concerns regarding age-restricted development and long term effects  

 

Rural Character and Agriculture 

 Protecting the rural characteristics of Frankford 

 Agriculture as an asset ïadding to existing attractions such as Skylands Stadium and the Sussex County Farm and Horse Show 
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Plan Endorsement 

 Relationships to other surrounding communities 

 Housing and population demands/impact of the State criteria 

 Plan Endorsement Guidelines for 2004 and how the Town would address various steps 

 Planned growth versus unplanned growth 

 Horizontal and vertical coordination among government entities 

 
September 16, 2004 Stakeholder Meeting ï At the second meeting of the committee, members contemplated the areas of interest for the vision and 

through which planning process each issue should be addressed.  The committee also outlined areas of interest which they wanted more 

information on including: TDR, COAH, Plan Endorsement Guidelines and State Criteria for Centers.   
 

 State Plan Criteria for Centers 

 Focus on current zoning at Rossôs Corner and maximum build-out. 

 How much commercial property do we want to see at Rossô Corner? 

 Jobs to housing ratio. 

 Sewer treatment plant/water supply and demand. 

 

Affordable Housing Requirements 

 COAH guidelines. 

 

Plan Endorsement Process 

 Reviewing the Master Plan in its entirety. 

 Amount of emphasis on Rossô Corner versus the Township as a whole. 

 New Plan Endorsement Guidelines. 

 State Criteria for Designated Town Centers. 
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October 7, 2004 Stakeholder Meeting ï The third meeting included a presentation from Harold Pellow, P.E., Township Engineer, describing 

various plans and possible build-out scenarios presented thus far for Rossô Corner.  Discussion regarding COAH requirements and the possible 
scale of the proposed Center, i.e. Village or Town Center were held.   

 

 Center Design 

 Build-out proposed for Rossô Corner from 2000 Master Plan and current maps and proposals. 

 
Affordable Housing 

 COAH requirements. 

 

State Plan Center Criteria 

 Town Center versus a Village Center according to State Plan criteria.   

 Hiring a planner to draft various ñvisionsò for the Center.  

 

October 21, 2004 and November 4, 2004 Stakeholder Meetings ï The fourth meeting included a presentation from Eric Snyder, P.P., Sussex 

County Planning Director, on the use of transfer of development rights and how it can be used in a community.  The fifth meeting of the 
committee included a presentation from Susan Craft, TDR Programs Coordinator for Burlington County.  Ms. Craft presented the case studies for 

Lumberton and Chesterfield Townships and how the TDR pilot programs worked in those communities.   

 

 State Transfer of Development Rights Act 

 Transfer of Development Rights, how it works and how it can be applied to lands within the Township.   

 

December 2 2004 Stakeholder Meeting ï At the sixth meeting of the committee, the concept of a town center versus a village scale center was 

debated.  The State Plan criteria for both center types were identified and members discussed which they felt was better for the Township.  The 
committee reached a consensus that the Village Center, as defined by the State guidelines, was more suitable for Frankford Township, than the 

Town Center criteria.  The committee also addressed the possibility of applying for a State grant to pay for a planner to create new plans for the 

center and for a transfer of development rights program to utilize the center for farmland preservation and reducing the overall residential build out 
within the Township.   

 

 Plan Endorsement and Center Designation 

 Providing for a variety of commercial uses. 

 Zoning rights of current landowners.  
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 Village scale center versus a town scale center and the benefits of each.  The committee decided to focus on a village scale center for 

the Township.  

 Possibility of applying for State planning grants to create a plan for the ñcenterò as well as possible TDR for farmland preservation in 

the rest of the Township. 
 

December 16, 2004 Stakeholder Meeting ï At the seventh meeting of the committee, attention was focused on developing a request for proposals 

to hire a planner to develop a Center Plan and later a TDR Plan.  The village center concept, COAH obligations and wastewater treatment capacity 

in the center were all discussed.   
 

 Plan Endorsement Requirements 

 Village Center Concept, what the criteria are and how it can be implemented. 

 Wastewater treatment capacity. 

 COAH obligations. 

 Preparing an RFP to hire a planner to complete the Center Plan and TDR Plan. 

 
January 20, 2005 and February 3, 2005 Stakeholder Meetings ï By the eighth meeting of the committee, a site plan for a mall at Rossô Corner had 

been submitted.  The committee appointed two members as liaisons to the Land Use Board as members of the Board would no longer be attending 

the meetings.  Monique Purcell from the New Jersey Department of Agriculture attended the meeting to answer questions regarding farmland 
preservation and how their office could help.  Eric Snyder, P.P., Sussex County Planning Director, facilitated a discussion regarding COAH 

requirements.  One of the members presented a request for proposals for a planner and the committee agreed to search for planners.  At the ninth 

meeting of the committee, the members discussed the RFP and considered asking David Troast, P.P. if he could do the work.   

 
 Affordable Housing and Plan Endorsement Requirements 

 COAH obligations. 

 Preparing an RFP to hire a planner to complete the Center Plan and TDR Plan. 
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March 3, 2005 Stakeholder Meeting ï At the tenth meeting of the committee, David Troast, P.P., and Stanley Puszcz, Vice President, H2M 

Associates, Inc., and Janice Talley, P.P., of H2M Associates, made a presentation and presented a proposal to complete a Center Plan and Transfer 
of Development Rights Plan for the Township.  The committee made a recommendation to the Township Committee to hire the consultants and 

complete the planning documents.  The committee also discussed formalizing their vision for the Township to provide to the Land Use Board for 

use in the planning processes.   

 
April 12, 2005 Stakeholder Meeting ï At the eleventh and final meeting of the committee, members made final changes to the RFP, which would 

also serve as their recommendations to the Land Use Board for their vision for the Township including specific design recommendations for the 

Center and for use of a transfer of development rights program to manage the total build out of the Township and protect farm land and open 
space.  The committee ultimately decided on using the ñVillage Centerò design criteria as outlined by State Center Guidelines, but some 

committee members expressed reservations that the ñVillage Centerò criteria would be too limiting.  The committee finalized their report on this 

date and forwarded it to the Land Use Board. 
 

Incorporating the Vision ð Community Vision and State Plan Vision  
 

The Land Use Board followed through with the planning processes recommended by the Stakeholder Committee by completing a Center Plan for 

Frankford, which was adopted in Spring 2006.  The plan utilized the Village Center criteria for developing the proposed land use standards for the 
Center.  The Land Use Board is also nearly complete with a Transfer of Development Rights Plan and an updated Farmland Preservation Plan.  

Both of these Master Plan Elements were recommended by the Stakeholder Committee as methods for protecting farmland and open space in the 

Township.   
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While the Center Plan promoted a mixed use center that met most of the State Guidelines for a Village Center, the State Office of Smart Growth 

indicated that the Center Plan did not adequately address typical national standards for ñtraditional neighborhood designò and therefore did not 
meet the State Vision for what a Center should be like.  As such, the State sponsored a three day design charrette in the Township in 

September 2006.  The State Office of Smart Growth hired McCormick Taylor to conduct the charrette, which included members of the County 

Planning Department, Township Committee, Land Use Board and members of the public.   

 
The Charrette recommended a more grid based pattern for circulation, increased connectivity for pedestrians and provided minimum standards for 

traditional neighborhood design related to number of stories, density, parking requirements and block sizes within the center.   

 

 


