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Fairfield Township 2023 Master Plan Reexamination Report

INTRODUCTION

Fairfield Township is a rural Bayshore community in Cumberland County, in southern New Jersey. The
Township is approximately 43 square miles in area, making it rather large compared to most municipalities
in the state. But with a population of less than 6,000 within that area, it is one of the more sparsely
populated places in New Jersey. The majority of the lands within Fairfield are currently a mix of
woodlands, farms, and saltwater marshes along the Delaware Bay. Most development in Fairfield is within
the existing historic villages of Fairton and Gouldtown, both located at the crossroads of regional highways
in the north and western ends of the Township.

Fairfield is surrounded by the communities of the City of Bridgeton to the northwest, Hopewell and
Greenwich Townships to the west, the Delaware River bay to the south, Lawrence Township to the east,
the City Millville to the northeast, and Deerfield and Upper Deerfield Townships to the north. Much of the
western boundary of the Township is formed by the bends of the Cohansey River, which flows into the
Delaware Bay from the City of Bridgeton.

The municipal Master Plan is a document that establishes the policies for land development and
redevelopment for a municipality. It is the principal document concerning land use, and guides both
public and private development in making decisions regarding land use. The Master Plan forms the legal
foundation for the zoning ordinance and zoning map. The zoning ordinance and map constitute the
primary law governing the use of land at the municipal or local level, and the Municipal Land Use Law
(MLUL) requires that a zoning ordinance be consistent with an adopted Master Plan.

The most recent Master Plan adopted by the Planning Board of the Township was in 2012. That Plan
provided the framework for some of the Township’s current zoning regulations and the zoning map as it
appears today.

Per N.J.S.A. 40:55D-89, a Planning Board is required to prepare a periodic reexamination of its Master Plan
every ten (10) years. A Reexamination Report is a review of previously adopted Master Plans,
amendments, and local development regulations to determine if the policy guidelines set forth herein are
still relevant. This report will reexamine the Master Plan and local development regulations adopted to
determine their applicability to the future of Fairfield Township, Cumberland County.

Per Municipal Land Use Law (MLUL), the Reexamination Report shall state:

a. The major problems and objectives relating to land development in the municipality at the time
of the adoption of the last Reexamination Report;

b. The extent to which such problems and objectives have been reduced or have increased
subsequent to such date;

c. The extent to which there have been significant changes in the assumptions, policies, and
objectives forming the basis for the Master Plan or development regulations as last revised, with
particular regard to the density and distribution of population and land uses, housing conditions,
circulation, conservation of natural resources, energy conservation, collection, disposition, and
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recycling of designated recyclable materials, and changes in State, County, and Municipal policies
and objectives;

d. The specific changes recommended for the Master Plan or development regulations, if any,
including underlying objectives, policies and standards, or whether a new plan or regulations
should be prepared; and

e. The recommendations of the Planning Board concerning the incorporation of redevelopment
plans adopted pursuant to the “Local Redevelopment and Housing Law,” P.L. 1992, c.79
(C.40A:12A-1 et al.) into the land use plan element of the municipal master plan, and
recommended changes, if any, in the local development regulations necessary to effectuate the
redevelopment plans of the municipality.

f. The recommendations of the Planning Board concerning locations appropriate for the
development of public electric vehicle infrastructure, including but not limited to, commercial
districts and, areas proximate to public transportation and transit facilities and transportation
corridors, and public rest stops; and recommend changes, if any, in the local development of
public electric vehicle infrastructure.

Per N.J.S.A. 40:55D-89.1, the absence of the adoption by the Planning Board of a reexamination report
shall constitute a rebuttal presumption that the municipal development regulations are no longer
reasonable.
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A. MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND
DEVELOPMENT

In accordance with N.J.S.A. 40:55D-89.a, the Master Plan Reexamination report shall state:

“The major problems and objectives relating to land development in the municipality at the time
of the adoption of the last Reexamination Report”

The major problems and objectives relating to land development in Fairfield Township at the time of
adoption of the Master Plan in 2012 were as follows:

ASSUMPTIONS, GOALS, AND OBJECTIVES FROM 2012 REEXAMINATION REPORT:

Assumption 1 Fairfield Township will have the jurisdiction and authority to guide its growth in
accordance with the Municipal Land Use Law and CAFRA regulations and will have substantial input
into any proposed county, regional, state, and/or federal development plans which may affect the
Township or its immediate environs.

Goal 1.1 Overall Planning

To guide development in the Township consistent with sound planning and the Municipal Land Use
Law.
Objective 1.1.1

To encourage municipal actions which will guide the long-range appropriate use, development,
and preservation of lands within Fairfield Township, in a manner which will promote the public
health, safety, morals, and general welfare of present and future residents;

Objective 1.1.2

To provide sufficient space in appropriate locations for a variety of agricultural, residential,
recreational, commercial, and industrial uses and open space, both public and private, according
to their respective environmental requirements.

Objective 1.1.3

To secure safety from fire, flood, panic, and other natural and man-made disasters.
Objective 1.1.4

To provide for adequate light, air, and open space.

Objective 1.1.5

To ensure that development within the Township does not conflict with the development and
general welfare of neighboring municipalities, the county, the region, and the state as a whole.

Objective 1.1.6

To promote the establishment of appropriate population densities in locations that will contribute
to the well-being of persons and neighborhoods and preservation of the environment.

Objective 1.1.7
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To encourage the appropriate and efficient expenditure of public funds by coordinating public and
private development within a framework of land use and development principles and policies.
Objective 1.1.8

To encourage the location and design of transportation routes which will promote free flow of
traffic while discouraging location of such facilities and routes which result in congestion or blight.

Objective 1.1.9

To promote a desirable visual environment through creative development techniques and good
civic design and arrangement.

Objective 1.1.10

To promote the conservation of historic sites and districts, open space, energy resources and
valuable natural resources in the state and to prevent urban sprawl and degradation of the
environment through improper use of the land.

Objective 1.1.11

To encourage planned unit developments which incorporate the best features of design and relate
the type, design, and layout of residential, commercial, industrial, and recreational development
to the particular site.

Objective 1.1.12
To encourage senior citizen housing construction.
Objective 1.1.13

To encourage coordination of the various public and private procedures and activities shaping land
development with a view of lessening the cost of such development and to the more efficient use
of land.

Objective 1.1.14
To promote utilization of renewable energy resources.
Objective 1.1.15

To promote maximum practicable recovery and recycling of recyclable materials from municipal
solid waste through the use of planning practices designed to incorporate the State Recycling Plan
goals and to complement municipal recycling programs.

Assumption 2 Public desire to retain rural landscapes, to support development that compliments the
natural environment, and to preserve woodlands and agriculture will remain strong over the next ten
years.

Goal 2.1 Land Use — Farmland Preservation

Preserve productive farmland within the Township, with particular emphasis on agricultural
preservation areas.

Objective 2.1.1

Support State and County policies that support farming and preserve farmland
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Objective 2.1.2
Seek funds for the creation and adoption of a municipal farmland preservation plan
Objective 2.1.3

Adopt flexible zoning options that allow for a minimal number of subdivisions on farm assessed
parcels for residential dwellings for family members.

Objective 2.1.4
Adopt flexible zoning option to cluster development on agricultural parcels to preserve large tracts

of farmland or environmentally sensitive lands.

Goal 2.2 Land Use — Support Agriculture

Do our part to ensure the continued viability of farming in southern New Jersey

Objective 2.2.1

Provide protections for agricultural uses that permit the normal operation of farms without
interference.

Objective 2.2.2

As farming becomes more specialized with innovative niche and specialty markets the Township
will provide flexibility in zoning to permit innovative farm activities such as “agri-tourism” and
“agri-tainment” and value-added services such as cider or wine production.

Objective 2.2.3

Guide agricultural preservation and promotion based on recommendations and information from
the 2009 Cumberland County Farmland Preservation Plan.

Goal 2.3 Land Use - Environmental protection

Protect environmentally sensitive areas of the Township from careless development.

Objective 2.3.1

Enforce and expand environmental reviews and regulations to include tree protection, riparian
corridor protection and requirements for environmental impact statements.

Objective 2.3.2

Utilize environmental resource maps to assist in directing development to suitable portions of a
site, and protect contiguous land areas to maintain viable wildlife habitats.

Objective 2.3.3

Prohibit the clear cutting of house lots to the road edge. Require that a wooded buffer be retained
to maintain the scenic beauty of the Township.

Objective 2.3.4

Protect drinking water from salt water intrusion due to high water tables.

Goal 2.4 Land Use - Preservation, Recreation and Conservation Planning
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Identify areas planned for conservation, recreation and farmland preservation.

Objective 2.4.1

Update the Environmental Resource Inventory and adopt an open space and recreation plan.
Objective 2.4.2

Consider the preparation and adoption of a municipal farmland preservation plan.

Objective 2.4.3

Prepare a plan to provide guidance to the Township, the County and developers regarding the
desired location for open space and recreation facilities as an integral part of development
applications.

Objective 2.4.4

Promote the conservation of open space through regulatory controls protecting wetlands, wooded
areas, steep slopes, stream corridors and agricultural lands.

Objective 2.4.5
Expand the State-Owned Land zoning classification to include all publicly Owned Lands.
Objective 2.4.6

Consider the use of conservation design techniques to preserve natural features and natural
resources as part of subdivision or site plans.

Objective 2.4.7

Continue to support and encourage recommendations from the County Farmland Preservation
Plan.

Goal 2.5 Land Use - Smart Growth

Acknowledge the unique circumstances of Fairfield Township and endeavor to apply smart growth
principles within the local context.
Objective 2.5.1

Implement the Master Plan recommendations through adoption and enforcement of ordinances,
and cooperation between public and private entities.

Objective 2.5.2

Implement development centered on Fairton and Gouldtown, thus preserving the rural integrity,
agricultural heritage, and environmental resources of the Township.

Assumption 3 Fairfield Township will experience growth pressures, though the lack of public utilities in
addition to economic cycles may alter the degree to which this pressure is experienced.

Goal 3.1 Land Use - Growth Management

Provide the foundations for a balanced land use pattern that can be effectively serviced by. the utility
services, transportation, and community facilities within the Township.
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Objective 3.1.1

Identify areas where development may be accommodated efficiently with sensitivity to
environmentally significant areas.

Objective 3.1.2

Adopt and employ residential density and cluster development, transfer of development rights
and/or conservation zoning techniques to balance growth with preservation, concentrating
residential units on a portion of a tract, rather than spread evenly throughout.

Objective 3.1.3

Promote a desirable visual environment through creative development techniques and adequate
design standards.

Objective 3.1.4

Provide for adequate separation and screening of nonresidential uses from adjoining residential
and agricultural uses.

Objective 3.1.5
Provide for protection of woodlands and agricultural lands from development.
Objective 3.1.6

Reclassify agricultural zone to indicate a broader land use (i.e. rural) or add an additional zoning
district and reclassify some of this land as rural residential.

Objective 3.1.7

Ensure location of new public facilities such as park areas so that they are coordinated with future
development growth patterns.

Objective 3.1.8

Provide design standards commercial development, strip centers and other types of commercial
buildings.

Objective 3.1.9

Delineate an area for industrial park on the zoning map to concentrate such uses in an organized
and appropriate manner.

Objective 3.1.10

Consider center designation for Gouldtown.

Goal 3.2 Land Use and Housing

Protect the character and quality of life of existing neighborhoods.

Objective 3.2.1

Initiate a rehabilitation program to assist eligible residents in maintaining their properties and to
work  towards meeting the Township's State mandated affordable housing rehabilitation
requirements.

Objective 3.2.2
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Adopt a village zoning district or overlay ordinance that ensures that future development, as well
as modifications to existing structures is consistent with the historic context of the Fairton area.

Objective 3.2.3
Strengthen ordinances that enhance community character.
Objective 3.2.4

Focus on filling existing, vacant homes before constructing new homes, by creating incentives for
rehabilitation and exploring other methods.

Objective 3.2.5

Restrict apartments to higher residential districts, and restrict conversions from single family
homes to multifamily dwellings. In addition, permit In-Law suites, with restrictions.

Goal 3.3 Housing

Maintain and provide the opportunity for a broad range of housing types for the Township's residents.

Objective 3.3.1

Continue to stay abreast of the changing affordable housing regulations and to consider the
means to comply with said regulations once they are established at the State level, and respond
as needed.

Objective 3.3.3

Maintain an overall mix of housing types and densities that will not be detrimental to the small-
town rural character of the Township yet provide residents of all income levels with housing
options.

Assumption 4 Fairfield Township will continue to be an attractive and desirable place to live.

Goal 4.1 Land Use - Balanced Planning

Provide guidance for the making of a new but historic tradition of land development in Fairfield that
responds to the natural environment, the needs of the citizens, as well as market demands while
maintaining a human scale and a connection between built and natural environments.

Objective 4.1.1

Disrupt the paradigm of planned sprawl by implementing conservation subdivision design
guidelines.

Objective 4.1.2

Provide adequate buffers between incompatible uses, such as active farms and new residential
developments in order to protect each from negatively impacting the other.

Goal 4.2 Recreation
Provide active and passive recreation opportunities for residents of all age levels.

Objective 4.2.1
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Require that recreation amenities be provided within residential developments to promote an
active lifestyle and to provide places for neighbors to congregate.

Objective 4.2.2

Site recreation facilities in central locations to serve the population they are intended for - the
neighborhood, the community or the entire municipality - and connect facilities with pedestrian,
equestrian or bicycle paths where possible.

Goal 4.3 Land Use - Community Character

Ensure cohesive design that adds to the creation of a sense of place as opposed to the sterile
"faceless" built environment that can result from rampant unchecked development.

Objective 4.3.1

Adopt residential and non-residential design standards that will enhance community character
and create community value.

Goal 4.4 Land Use - Environmental Sustainability

Encourage and promote, where feasible, sustainable and energy-efficient subdivision and site plan
designs and provisions for renewable energy resources including solar, wind, recycled water and
aquifer recharge.

Goal 4.5 Land Use - Development Impacts

Require that growth pays for the additional demand for services and facilities that it creates, reducing
the need to impose higher taxes on existing residents.

Objective 4.5.1

Adopt ordinances that require on-site recreation for major residential developments, and fair
share roadway and other infrastructure improvements where warranted and appropriate.

Goal 4.6 Community Facilities

Provide community facilities that meet the needs of all Township residents and businesses, enhancing
the overall community while increasing efficiency and fiscally responsible policies.

Objective 4.6.1

Maintain and improve existing facilities so that their utility is maximized and replace or
rehabilitate facilities that are beyond their useful life.

Objective 4.6.2

Explore the benefits of utilizing shared services with surrounding municipalities.

Assumption 5 - As additional residents move to the area, non-residential development will be attracted
to the area to provide goods and services to the population.

Goal 5.1 Land Use- Non-Residential
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Provide opportunities for professional offices, neighborhood commercial businesses and light-
industrial uses to locate within the Township in keeping with the goal for balanced growth. Areas
appropriate for professional office, neighborhood commercial and light industrial development
should be identified and appropriate zoning and design standards should be adopted to ensure
development that is compatible with the Township's vision and provides the potential for a broad-
based economic foundation.

Objective 5.1.1
Protect and retain existing businesses.
Objective 5.1.2

The Township should consider expanding upon the Economic Development Committee and/or
forming a Business Association that would involve business owners and create methods for
marketing the Township as an attractive place to work, shop and own businesses. In addition,
focus on wayfinding signage as well as gateway designs to ensure a "sense of place" when entering
Fairfield Township.

Objective 5.1.3

Market the Township's agricultural and eco-tourism businesses, as well as other existing successful
businesses.

Objective 5.1.4

Provide design standards to guide neighborhood commercial and professional office development,
to foster buildings that are architecturally appealing and compatible with the Township's
character, so that each structure and site appears to be part of the cohesive whole instead of
constructed in isolation, while still allowing for individual expression and creative design.

Goal 5.2 Economic

Encourage a diverse and stable economic base.

Objective 5.2.1

Create opportunities for innovative businesses capitalizing on the unique characteristics of
Fairfield, particularly related to agriculture and natural environmental features unique to Fairfield,
and for services to supply the residents with their day to day needs.

Objective 5.2.2

Expand opportunities for neighborhood commercial and industrial development that complement
Fairfield's rural character, at defined locations in appropriate zoning districts

Objective 5.2.3
Encourage a fiscally-sound mix of future uses to ensure that future service demands will be met.
Objective 5.2.4

Utilize planning and development techniques to manage and control growth in order to minimize
the financial burden to current residents.
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Assumption 6 - The circulation needs of the Township will continue to grow as the Township and the
surrounding municipalities are developed and as the roads must accommodate more and more
passthrough traffic.

Goal 6.1 Circulation

Provide a general guide for future roadway and intersection improvements.

Objective 6.1.1

Leverage resources to improve the efficiency and safety of the Township's streets and highways.
Coordinate with the County to ensure that developments are required to pay their pro rata share
of needed road and intersection improvements.

Objective 6.1.2

Encourage the location and design of transportation and circulation routes which will promote the
free flow of traffic in appropriate locations, and discourage roadway improvements which would
result in more congestion or detract from the Township's rural agricultural character.

Goal 6.2 Circulation

Encourage connectivity throughout the Township to reduce traffic congestion, vehicle trips and
isolation of uses.
Objective 6.2.1

Require residential developments to provide opportunities for future right-of-way and roadway
connections to adjacent sites when they may be developed in the future.

Objective 6.2.2

Require commercial developments to provide easements and agreements that will permit cross
access with adjacent sites.

Assumption 7 - Demand for affordable housing options in New Jersey will remain strong and the State
will continue to promulgate rules to implement the policies set forth in the Fair Housing Act.

Goal 7.1 Affordable Housing

Maintain a Housing Element and Fair Share Plan in order to provide opportunities for the provision of
affordable housing with Fairfield.
Objective 7.1.1

Continue to review, understand, and respond to the rules promulgated by the Department of
Community Affairs, advocating for Fairfield's interests and preparing new housing plans when
required.

Objective 7.1.2

Encourage the State to acknowledge and provide for the unique circumstances of rural
municipalities when implementing the new rules.
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Objective 7.1.3

Provide opportunities for the provision of affordable housing, without undermining the Township's
desire to remain a predominantly rural community.

POLICY STATEMENTS FROM 2012 REEXAMINATION REPORT
Policy 1

Consistently make decisions that advance the Township's goals and objectives in order to enhance the
quality of life for members of the community today and into the future.

Policy 2

Manage growth by discouraging the expansion of major infrastructure systems into the Township (a non-
growth area), reducing the ultimate potential build out of the Township, and encouraging alternatives to
conventional subdivision design.

Policy 3
Conserve natural areas, environmentally sensitive areas and an open space network.
Policy 4

Recognize that the Township has a responsibility to accommodate growth and development, but that the
Township also has a responsibility to envision its future and provide the means to realize the vision. In
planning for future land use the Township will strive to manage growth in accordance with its capacity, so
that development can be properly served by public facilities and so that desirable environmental features
are not destroyed. The Township is not obligated to enable a sprawling development pattern; rather the
status quo must be interrupted in order to avert undesirable outcome.

Policy 5

Consider the various components essential to preserving agriculture in the State of New Jersey as outlined
in the Agricultural Smart Growth Plan for New Jersey when making land use policy decisions, to ensure
that agriculture remains strong while also preventing sprawl and environmental degradation. The

components include farmland preservation, innovative conservation planning, economic development,
natural resource conservation and agricultural industry sustainability.

Policy 6

Provide a consistent, responsive and transparent process for land development applications and
decisions.
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RECOMMENDATIONS FROM 2012 REEXAMINATION REPORT:
Land Use Recommendations:

a. Require conservation design such as clustering provisions for subdivisions of 50 acres of greater.

b. Maintain the Floodplain district (FP) zoning district, and remove accessory buildings as a
permitted use.

c. Expand the ‘S’ zone to include all publicly owned lands and rename to the P Publicly Owned Land
District.

d. Zoning Map revision proposed — See map
e. Permitted uses in the PBI Zone should be amended to include the following:
e Municipal buildings, recreation, libraries, community theater
e Warehouse and wholesale storage
e Hotel
e Hospital, church, school, child care center
e Light production and manufacturing facilities
e The ordinance should include a list of prohibited uses

e The ordinance should evaluate the new permitted uses and insert applicable bulk
regulations into the zoning table

f. If the sea wall is restored, the Marine M District should be amended to permit the following uses:
e Environmental center / Nature center
e Nature observancy
e Camping facility
e Ranger station

e Parkor playground
Conservation Design Recommendations:

a. All major subdivisions on 50 acres or greater in the Agricultural District must utilize clustering.

b. A minimum of 40% of the property must be preserved permanently.
Design Standards Recommendations:

a. Encourage a coordinated design vocabulary among developments without inhibiting individual
creativity.
b. Adopt standards to ensure variety among residential dwellings in new subdivisions

c¢. Community space and recreation should be included in all new neighborhoods. On-site active and
passive recreation should be included in major subdivisions.
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d. A neighborhood scale light standard should be selected and incorporated into the land use
ordinance and design standards.

e. Cul-de-sacislands should be incorporated in any cul-de-sac that is large enough to accommodate
them.

f. For commercial design, curb cuts should be minimized to the fewest amount necessary, while
shared driveways should be encouraged.

g. The Township should consider a new sign ordinance, with larger billboards permitted but
regulated by their size and location.
Environmental Standards Recommendations:
a. Applications for site plan or subdivision approval should be reviewed by the Township
Environmental Commission prior to being heard by the Land Use Board.

b. Land disturbance around stream corridors should be minimized. Wetlands, and wetlands buffer
areas should be protected.

c. A steep slope protection ordinance should be considered to protect watersheds and the scenic
character of the Township.

d. The Township should follow the guidance of NJDEP with respect to the presence of any tile drains
on agricultural properties.

e. Special attention should be given to tidal waters in the Township.

f. The Township should adopt a renewable energy ordinance, including wind, solar, and geothermal
energy systems.

g. The Township should adopt a Land Development Checklist.
Challenges and Limitations:

a. The primary challenges facing development in Fairfield is the lack of water and sewer
infrastructure.

b. The logical location for new compact development in Fairfield is Gouldtown.

c. The Planning Board should reconsider the potential of a Transfer of Development Rights program.
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B. EXTENT TO WHICH PROBLEMS HAVE BEEN REDUCED OR
INCREASED

In accordance with N.J.S.A. 40:55D-89.b, the Master Plan Reexamination report shall state:

“The extent to which such problems and objectives have been reduced or have increased
subsequent to such date.”

The following is a review of the extent to which the goals, objectives, and recommendations noted in the
2012 Master Plan have been addressed, and whether those stated goals continue to remain valid. For the
purposes of avoiding redundancy and keeping this report concise, only the assumptions and goals are
relisted here and not the specific objectives of each goal.

Assumption 1 Fairfield Township will have the jurisdiction and authority to guide its growth in
accordance with the Municipal Land Use Law and CAFRA regulations and will have substantial input
into any proposed county, regional, state, and/or federal development plans which may affect the
Township or its immediate environs.

Goal 1.1 Overall Planning

To guide development in the Township consistent with sound planning and the Municipal Land Use
Law.

This is a valid goal. The Township’s authority to guide and regulate development stems from the
powers granted it by the Municipal Land Use Law.

Assumption 2 Public desire to retain rural landscapes, to support development that compliments the
natural environment, and to preserve woodlands and agriculture will remain strong over the next ten
years.

Goal 2.1 Land Use — Farmland Preservation

Preserve productive farmland within the Township, with particular emphasis on agricultural
preservation areas.

The Township adopted Ordinance 17-2012 which requires cluster or conservation subdivisions for
all properties greater than 50 acres in order to preserve farmland. This issue has been addressed
but remains a valid goal to guide future planning and development in the Township.

Goal 2.2 Land Use — Support Agriculture
Do our part to ensure the continued viability of farming in southern New Jersey

This goal remains valid. We note that the Right to Farm laws apply to all active agricultural lands in
the State, and the Township can also pursue preservation of farms that are in danger of being lost
through deed restrictions and purchasing farmland preservation easements with the County and
State farmland preservation programs.
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However it does not appear that specific provisions regarding agri-tourism or agri-tainment are yet
included with the regulations for the Agriculture zoning district. The Township may wish to amend
the zoning code to define these terms and list them as permitted accessory uses in the Agriculture
district.

Goal 2.3 Land Use - Environmental protection

Protect environmentally sensitive areas of the Township from careless development.

This remains a valid goal. While protections of environmentally sensitive areas generally fall under
the jurisdiction of the NJ Department of Environmental Protection, the Township can use mapping
provided by NJDEP to assist in the identification of these areas.

It appears that clear cutting of residential lots remains permissible under current Township
ordinances. This can still be addressed.

Goal 2.4 Land Use - Preservation, Recreation and Conservation Planning
Identify areas planned for conservation, recreation and farmland preservation.

This remains a valid goal. The Township should look to prepare open space and recreation plan, and
farmland preservation plan elements of the Master Plan to encourage and target land preservation.

Goal 2.5 Land Use - Smart Growth

Acknowledge the unique circumstances of Fairfield Township and endeavor to apply smart growth
principles within the local context.

This goal remains valid, and the Township’s regulations currently promote smart growth in the
areas of Fairton and Gouldtown. The Township’s current zoning map permits more dense residential
development and commercial development only in these areas, while sewer service that would
support any dense development is permitted only in the Gouldtown area, effectively limiting growth
outside of these centers.

Assumption 3 Fairfield Township will experience growth pressures, though the lack of public utilities in
addition to economic cycles may alter the degree to which this pressure is experienced.

Goal 3.1 Land Use - Growth Management

Provide the foundations for a balanced land use pattern that can be effectively serviced by. the utility
services, transportation, and community facilities within the Township.

The lack of public utility infrastructure primarily in the form of public sewer service has limited
growth pressure. However, if sewer service extensions become feasible in the future, these goals
will remain valid.

Goal 3.2 Land Use and Housing

Protect the character and quality of life of existing neighborhoods.
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This remains a valid goal. The Township should consider additional protections not found in the
current ordinance for the historic areas of Fairton. This could be achieved through a historic district
overlay. A municipal rehabilitation program can also be explored.

Goal 3.3 Housing
Maintain and provide the opportunity for a broad range of housing types for the Township's residents.

This remains a valid goal. We note that the Fourth Round of affordable housing municipal
obligations is set to begin in the summer of 2025. The Township also has not fully satisfied its
potential Third Round obligations at this time as well. Any unmet obligations from the Prior Rounds
are likely to be rolled into a Fourth-Round obligation.

Assumption 4 Fairfield Township will continue to be an attractive and desirable place to live.
Goal 4.1 Land Use - Balanced Planning

Provide guidance for the making of a new but historic tradition of land development in Fairfield that
responds to the natural environment, the needs of the citizens, as well as market demands while
maintaining a human scale and a connection between built and natural environments.

While this remains a valid goal, the adoption of requirements for cluster development and
conservation subdivisions on agricultural lands or other large undeveloped parcels was designed
specifically to implement these goals, and has largely addressed this issue.

Goal 4.2 Recreation

Provide active and passive recreation opportunities for residents of all age levels.

This remains a valid goal. The Township should continually seek to expand on both passive and
active recreation opportunities for residents of all ages.

Goal 4.3 Land Use - Community Character

Ensure cohesive design that adds to the creation of a sense of place as opposed to the sterile
"faceless" built environment that can result from rampant unchecked development.

The Township has design standards that apply to all applications for subdivision and site plan
review, but not necessarily design standards that would regulate the appearance or character of
buildings. This remains a valid goal and a consideration for the Township.

Goal 4.4 Land Use - Environmental Sustainability

Encourage and promote, where feasible, sustainable and energy-efficient subdivision and site plan
designs and provisions for renewable energy resources including solar, wind, recycled water and
aquifer recharge.

The adoption of cluster and conservation subdivision requirements largely addressed this goal. The

Township also adopted Ordinance 16-2012 which included provisions to permit renewable energy
facilities.
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Goal 4.5 Land Use - Development Impacts

Require that growth pays for the additional demand for services and facilities that it creates, reducing
the need to impose higher taxes on existing residents.

The cluster and conservation subdivision regulations provide requirements for on-site recreation
facilities. The Township’s regulations also provide standards for street widths and pavement
specifications for all public and private roadways.

Goal 4.6 Community Facilities

Provide community facilities that meet the needs of all Township residents and businesses, enhancing
the overall community while increasing efficiency and fiscally responsible policies.

These remain valid goals.

Assumption 5 - As additional residents move to the area, non-residential development will be attracted
to the area to provide goods and services to the population.

Goal 5.1 Land Use- Non-Residential

Provide opportunities for professional offices, neighborhood commercial businesses and light-
industrial uses to locate within the Township in keeping with the goal for balanced growth. Areas
appropriate for professional office, neighborhood commercial and light industrial development
should be identified and appropriate zoning and design standards should be adopted to ensure
development that is compatible with the Township's vision and provides the potential for a broad-
based economic foundation.

This remains a valid goal. Economic development through the retention of existing businesses and
attraction of new businesses to the Township remains a top priority.

Goal 5.2 Economic

Encourage a diverse and stable economic base.

The Township’s economy continues to be a rural and largely agricultural base, given current land
use trends. The Township continues to seek opportunities for industrial development to expand the

economic base.

Assumption 6 - The circulation needs of the Township will continue to grow as the Township and the
surrounding municipalities are developed and as the roads must accommodate more and more
passthrough traffic.

Goal 6.1 Circulation
Provide a general guide for future roadway and intersection improvements.

Goal 6.2 Circulation

March 2023 Page | 18



Fairfield Township 2023 Master Plan Reexamination Report

Encourage connectivity throughout the Township to reduce traffic congestion, vehicle trips and
isolation of uses.

While these are valid goals to address potential circulation impacts from development, largely the
development anticipated at the time of the last master plan has not occurred, and the need for
circulation improvements to mitigate traffic impacts has not been a substantial concern.

Assumption 7 - Demand for affordable housing options in New Jersey will remain strong and the State
will continue to promulgate rules to implement the policies set forth in the Fair Housing Act.

Goal 7.1 Affordable Housing

Maintain a Housing Element and Fair Share Plan in order to provide opportunities for the provision of
affordable housing with Fairfield.

As noted above, the demand for affordable housing and the legal obligation for each municipality
to provide their “fair share” of housing for low- and moderate-income households has not changed.
A new set of affordable housing obligations and potentially new regulations is set to ensue at the
beginning of the Fourth Round in the summer of 2025. This will be an issue the Township must
continually monitor and potentially address when new regulations or state mandates are
implemented.

POLICY STATEMENTS FROM 2012 REEXAMINATION REPORT
Policy 1

Consistently make decisions that advance the Township's goals and objectives in order to enhance the
quality of life for members of the community today and into the future.

Policy 2

Manage growth by discouraging the expansion of major infrastructure systems into the Township (a non-
growth area), reducing the ultimate potential build out of the Township, and encouraging alternatives to
conventional subdivision design.

Policy 3

Conserve natural areas, environmentally sensitive areas and an open space network.

Policy 4

Recognize that the Township has a responsibility to accommodate growth and development, but that the
Township also has a responsibility to envision its future and provide the means to realize the vision. In
planning for future land use the Township will strive to manage growth in accordance with its capacity, so
that development can be properly served by public facilities and so that desirable environmental features
are not destroyed. The Township is not obligated to enable a sprawling development pattern; rather the
status quo must be interrupted in order to avert undesirable outcome.

Policy 5
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Consider the various components essential to preserving agriculture in the State of New Jersey as outlined
in the Agricultural Smart Growth Plan for New Jersey when making land use policy decisions, to ensure
that agriculture remains strong while also preventing sprawl and environmental degradation. The
components include farmland preservation, innovative conservation planning, economic development,
natural resource conservation and agricultural industry sustainability.

Policy 6

Provide a consistent, responsive and transparent process for land development applications and
decisions.

All of these policy statements remain appropriate guidelines for addressing potential future growth and
managing development. The Township has implemented some of the recommended strategies from the
2012 Master Plan, and should continue to use these general policy statements along with the goals and
objectives noted above to guide future decision making.

RECOMMENDATIONS FROM 2012 REEXAMINATION REPORT:
Land Use Recommendations:

a. Require conservation design such as clustering provisions for subdivisions of 50 acres of greater.

b. Maintain the Floodplain district (FP) zoning district, and remove accessory buildings as a
permitted use.

c. Expand the ‘S’ zone to include all publicly owned lands and rename to the P Publicly Owned Land
District.

d. Zoning Map revision proposed — See map
e. Permitted uses in the PBI Zone should be amended to include the following:
e Municipal buildings, recreation, libraries, community theater
e Warehouse and wholesale storage
e Hotel
e Hospital, church, school, child care center
e Light production and manufacturing facilities
e The ordinance should include a list of prohibited uses

e The ordinance should evaluate the new permitted uses and insert applicable bulk
regulations into the zoning table

f. If the sea wall is restored, the Marine M District should be amended to permit the following uses:
e Environmental center / Nature center
e Nature observancy

e Camping facility
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e Ranger station
e Park or playground

The Township’s zoning code was updated to implement most of these recommendations following the
2012 Master Plan.

Conservation Design Recommendations:

a. All major subdivisions on 50 acres or greater in the Agricultural District must utilize clustering.

b. A minimum of 40% of the property must be preserved permanently.

The Township’s zoning code was updated to implement these recommendations following the 2012
Master Plan.

Design Standards Recommendations:

a. Encourage a coordinated design vocabulary among developments without inhibiting individual
creativity.

b. Adopt standards to ensure variety among residential dwellings in new subdivisions

¢. Community space and recreation should be included in all new neighborhoods. On-site active and
passive recreation should be included in major subdivisions.

d. A neighborhood scale light standard should be selected and incorporated into the land use
ordinance and design standards.

e. Cul-de-sacislands should be incorporated in any cul-de-sac that is large enough to accommodate
them.

f. For commercial design, curb cuts should be minimized to the fewest amount necessary, while
shared driveways should be encouraged.

g. The Township should consider a new sign ordinance, with larger billboards permitted but
regulated by their size and location.

The Township Code at Chapter 400: Design Standards for Subdivision and Site Plan Review contains
some guidelines that address these recommendations, but it does not appear that these specifically
recommended design standards have been adopted as formal regulations governing new development.

Environmental Standards Recommendations:
a. Applications for site plan or subdivision approval should be reviewed by the Township

Environmental Commission prior to being heard by the Land Use Board.

b. Land disturbance around stream corridors should be minimized. Wetlands, and wetlands buffer
areas should be protected.

c. A steep slope protection ordinance should be considered to protect watersheds and the scenic
character of the Township.

d. The Township should follow the guidance of NJDEP with respect to the presence of any tile drains
on agricultural properties.
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e. Special attention should be given to tidal waters in the Township.

f. The Township should adopt a renewable energy ordinance, including wind, solar, and geothermal
energy systems.

g. The Township should adopt a Land Development Checklist.
The Township’s zoning code, and the subdivision and site plan ordinance were updated to implement
these recommendations following the 2012 Master Plan. The Township has also recently adopted a

renewable energy ordinance, and updated stormwater management ordinance which partially address
these recommendations.

Challenges and Limitations:

a. The primary challenges facing development in Fairfield is the lack of water and sewer
infrastructure.

b. The logical location for new compact development in Fairfield is Gouldtown.

c. The Planning Board should reconsider the potential of a Transfer of Development Rights program.

The primary limitation facing development in the Township remains the lack of water and sewer
infrastructure.
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C. CHANGES IN POLICIES, ASSUMPTIONS, AND CONDITIONS

In accordance with N.J.S.A. 40:55D-89.c, the Master Plan Reexamination report shall state:

“The extent to which there have been significant changes in the assumptions, policies, and
objectives forming the basis for the Master Plan or development regulations as last revised, with
particular regard to the density and distribution of population and land uses, housing conditions,
circulation, conservation of natural resources, energy conservation, collection, disposition, and
recycling of designated recyclable materials, and changes in State, County, and Municipal policies
and objectives.”

CHANGES IN ASSUMPTIONS

Much of the discussion and recommendations from the 2012 Master Plan stemmed from an assumption
that development pressure would increase, and that this development needed to be managed to limit its
negative sprawling impacts. The recommendations to protect environmentally sensitive woodlands and
wetlands and to preserve farmlands are based on this assumption that large landowners would be looking
to sell out to developers who would then seek to subdivide these large tracts of land for standardized
residential developments.

However, as will be discussed further below, this anticipated development pressure and growth has not
occurred. Not only in Fairfield Township, but throughout Cumberland County as well as Salem and Cape
May Counties, the South Jersey region did not experience population growth between 2010 and 2020. In
fact, the region saw a small population decline even while the communities closer to the major
metropolitan centers in the State experienced substantial growth. This lack of development pressure on
the larger tracts of land in the Township may be due to the lack of population growth leaving little demand
for new housing, but it is likely also due to the lack of public sewer infrastructure to support larger
development projects.

The decline in population may change the underlying assumption that led to the recommendations and
strategies discussed in the 2012 Master Plan to address future sprawling development, but it does not
necessarily invalidate those recommendations or the actions that were taken by the Township as a result
of implementing the Master Plan. The new ordinance requirements for cluster development and
conservation subdivisions are still sound planning policies that will remain beneficial to the Township. If
in the future the housing market changes again, and the previously anticipated demand for new housing
does make its way to Fairfield, the Township will be positioned to manage that growth in a reasonable
manner and minimize the loss to farmlands, woodlands, and other environmentally sensitive areas.

Currently, the State Development and Redevelopment Plan classifies the northern end of the Township in
PA-1 and PA-2, all else is listed as rural or Environmentally Sensitive, where development is not
encouraged, and sewer service would not be acceptable to NJDEP. Unless the State Plan Policy Map
changes or additional portions of the Township are designated as centers, sewer service to support any
new development will remain limited, even if development pressure were to push into the Township.
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A recent economic trend that has been impacting communities throughout New Jersey is the proliferation
of warehouse development. Although warehousing and distribution facilities have been a part of the
industrial and commercial infrastructure of the nation for decades if not for over a century, it is only within
the past several years that the size and scale of these facilities have dramatically increased. Due in large
part to the increase in online shopping and the expectation among consumers that products purchased
online will be at their doorstep or on a shelf in their nearby store within 24 to 48 hours, large warehouses,
some over 1 million square feet in area, are being developed almost anywhere that land is available within
close proximity to the highway network. The storage capacity of these large warehouses and their
proximity to highways is what allows millions of products to be delivered in just days to residences and
businesses within the region.

Fairfield has not yet experienced warehouse development at the scale that is currently being seen in
municipalities along the 1-295 corridor or the 1-95 corridor, where millions of square feet of warehouse
space is being developed. Although Fairfield does not quite provide the direct access to the interstate
highway network that some other communities may, it does offer large undeveloped tracts of land that
may be attractive to a warehouse developer. The northern portions of the Township are relatively close
to Routes 55 and 77, both of which then provide access to the greater interstate highway network.

It is now assumed that warehouse development will continue to expand throughout South Jersey, and
that some lands along County highways may be targeted locations for larger warehouses and distribution
facilities.

CHANGES IN STATE AND MUNICIPAL POLICIES:

The following changes at the State level have taken place since the adoption of the 2012 Master Plan that
may impact planning and development in Fairfield:

Cannabis legislation

In 2021, through the Cannabis Regulatory, Enforcement, and Marketplace Modernization Act, the state
made recreational cannabis sales and consumption legal in New Jersey for adults. This law permits
possession and consumption of cannabis products by adults on private property, but also allows each
individual municipality the option to permit or prohibit each of the six types of licensed cannabis facilities,
giving each town the authority to prohibit cannabis businesses from locating in the town if they so choose.

Fairfield Township elected to permit non-retail cannabis businesses, effectively permitting cannabis
cultivation, distribution, storage, and manufacturing businesses in the Township’s Industrial district. The
Township still retains the authority to establish new regulations for these businesses, as well as to “opt
in” for retail sales of cannabis if they choose.

Electric Vehicles

In June of 2021 the State adopted new regulations to promote the use of electric vehicles through
requiring that electric vehicle charging stations be provided in new or improved parking lots. The state
law requires that “make ready electric vehicle charging stations”, or parking stalls that have the utility
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infrastructure to support an electric vehicle charger, be provided at a ratio of 15% of all new parking stalls
for commercial developments or multi-family residential developments.

Stormwater Regulations

In March of 2020, NJDEP adopted updated stormwater management regulations that require “green
infrastructure” best management practices for the design and control of stormwater on sites with new
construction. The Township has already adopted a new stormwater control ordinance to be in compliance
with the new state requirements.

Climate Change and Resiliency Planning

The state recently amended the Municipal Land Use Law to require that a Climate Change Related Hazard
Vulnerability Assessment be prepared along with a Land Use Element of a Master Plan. This is required
whenever a land use element is prepared or updated. In support of this requirement, NJDEP will provide
guidance and resources to any municipality seeking to prepare this component of a land use plan.

Affordable Housing

After years of stalemate over Third Round affordable housing rules, with COAH not adopting formal rules
after the proposed “growth share” methodology was determined invalid by the courts in 2013, the courts
ruled in 2015 that with a non-functioning COAH, the courts would again retain jurisdiction over affordable
housing and Fair Housing Act compliance proceedings. As a result, municipalities seeking formal
confirmation of compliance with the Fair Housing Act are now required to do so by filing a motion with
demonstrating compliance with the court, rather than through a state agency.

In addition, the Third Round of fair share obligations is set to end in the summer of 2025, and a Fourth
Round will begin, with potentially a new set of affordable housing rules and fair share obligations.

Renewable Energy Facilities

In 2013, the state amended the MLUL to require that wind and solar energy facilities be considered
permitted principal uses on any land within any municipality that is located in an industrial zoning district,
and is 20 or more contiguous acres of land held under common ownership.

Warehouse Guidance

The State Office of Planning Advocacy (OPA) in September of 2022 adopted a policy paper entitled
“Distribution Warehousing and Goods Movement Guidelines” that is a non-regulatory document intended
to provide guidance to individual municipalities in shaping new zoning regulations for warehouses and
distribution facilities.

The guidance provided by the state suggests that warehouses are a necessary component of the modern
economy, but that the size of the buildings and the resulting heavy truck traffic can have negative impacts
on communities. The state recommends that warehouses be located in close proximity to highways to

March 2023 Page | 25



Fairfield Township 2023 Master Plan Reexamination Report

limit the impacts of truck traffic through residential neighborhoods, and also that warehouses be sited so
that they are not in close proximity to homes or schools.

Municipal Ordinances

The Township has recently adopted several ordinances to amend the zoning code or related land use
ordinances in the Township code:

e The Township has “opted in” for cannabis business uses, but has not established specific zoning
regulations for such businesses. As such, cannabis cultivation, manufacturing, storage, and
distribution facilities are considered permitted uses in the Industrial district.

e Ordinance 6-2015 provided updated regulations for land mining and resource extraction
operations.

e Ordinance 8-2019 provided new regulations for wireless telecommunications facilities including
a hierarchy of proposed locations for antennae and towers, and a new set of definitions specific
to modern telecommunications equipment.

e Ordinance 3-2021 provided regulations to permit short term rentals such as AirBnB leases of
residential properties to promote tourism in the Township.

CHANGES IN CONDITIONS

POPULATION ANALYSIS

The 2020 Decennial Census from the US Census Bureau indicates that Fairfield Township has a population
of 5,546 persons. This represents a decline in the Township’s population when compared to the 2010
Decennial Census, and also the only time in the past 7 decades that Fairfield’s population has dropped in
any given ten-year span. For comparison, Fairfield’s 2020 population total was as low as the Township's
population during the mid-1970s.
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Prior to 2020, Fairfield Township’s population had been growing since 1950. The decade that saw the
largest rate of growth was the 1950s, where population increased by over one-third from 1950 to 1960.
The following decade, 1960 to 1970, the Township saw a similar amount of growth by increasing
population by over 27%. Although Township population has declined since 2010, the South Jersery
Transportation Planning Organization (SJTPO), forecasted in 2016 that Fairfield’s population would
surpass 7,300 residents by the year 2040.

Table 1: Fairfield Township Population Characteristics 1950-2040 (Projected)

Year Population Population Change Percentage Change
1950 2,932 - -

1960 3,916 984 33.6%

1970 4,990 1,074 27.4%

1980 5,693 703 14.1%

1990 5,699 6 0.1%

2000 6,283 584 10.2%

2010 6,295 12 0.2%

2020 5,546 -749 -11.9%

2040 (projected.) 7,300 1,754 31.6%

Source: South Jersey Transportation Planning Organization, U.S. Census

While SJITPO indicates that the Township’s population is projected to rise by 2040, it should be noted that

Historic Population - Fairfield Township
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the projections for populations were calculated using data in 2015 by the Organization. In the same report,
SJTPO has projected Fairfield’s population to be approximately 6,700 by the 2020 Decennial Census and
the Township only consisted of 5,546.

DEMOGRAPHICS
The population of Fairfield Township as counted by the 2020 Census was 5,546 persons. This comes from

the Decennial Census Count of the US Census Bureau. For the demographic analysis in this report, figures
and estimates have been taken from the running 5-year estimates from the American Community Survey
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(ACS) from the US Census Bureau. The ACS includes much more detailed information than the Decennial
Census, however as it provides only estimates and extrapolations based on smaller data samples, the
figures may differ from the Decennial Census counts. This includes an estimation of the total population,
where the ACS estimates from 2020 indicate a population in the Township of 5,975 persons, which is an
overestimate compared to the actual population counts taken that year.

Age/Sex

The Township’s population of 5,975 persons according to ACS estimates is 57.9% male and 42.1% female.
Throughout New Jersey and the rest of the United States, there is typically a slight imbalance in male-
female population resulting in a higher female population. Fairfield Township differs from this pattern.
According to the ACS, there were 947 more male persons living in Fairfield Township than female.

Age - 2020 Estimates
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In terms of age distribution, the largest age group within Fairfield Township was the population between
the ages of 35 to 44 years of age. Residents within this age group represented 16.0% of the population in
the Township. In Cumberland County as a whole, an estimated 13.0% of County Residents fell within this
age group, indicating that this age group’s population being larger is fairly consistent for the area.

Table 2: Age and Sex of Population

Label 2010 2020 Change
SEX AND AGE Estimate Percent Estimate Percent Estimate Percent
Total population 6,354 99.7% 5,975 100.0% -379 -6.0%
Male 3,615 56.9% 3,461 57.9% -154 -4.3%
Female 2,739 43.1% 2,514 42.1% -225 -8.2%
Under 5 years 324 5.1% 289 4.8% -35 -10.8%
5to 9 years 311 4.9% 284 4.8% -27 -8.8%
10 to 14 years 375 5.9% 391 6.5% 16 4.3%
15 to 19 years 477 7.5% 291 4.9% -186 -38.9%
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Table 2: Age and Sex of Population

Label 2010 2020 Change

SEX AND AGE Estimate Percent Estimate Percent Estimate Percent
20 to 24 years 489 7.7% 373 6.2% -116 -23.8%
25 to 34 years 979 15.4% 831 13.9% -148 -15.1%
35 to 44 years 902 14.2% 955 16.0% 53 5.8%
45 to 54 years 1,036 16.3% 905 15.1% -131 -12.6%
55 to 59 years 324 5.1% 435 7.3% 111 34.2%
60 to 64 years 311 4.9% 386 6.5% 75 24.0%
65 to 74 years 457 7.2% 465 7.8% 8 1.6%
75 to 84 years 286 4.5% 263 4.4% -23 -8.0%
i\‘i’e‘;ears and 64 1.0% 107 1.8% 43 68.4%
Median age 37.9 ; 40.3 ; 2.4 6.3%
(years)
;Je”a‘i‘:r 18 1,004 15.8% 1,165 19.5% 161 16.0%
18 years and
over 5,020 79.0% 4,810 80.5% -210 -4.2%
S\‘i’e‘;ears Ui 807 12.7% 835 14.0% 28 3.5%

Source: 2010 and 2020 ACS 5-year estimates

In addition to the slower pace of growth of the population in the last decade, there has been a shift in the
age of the population in the Township. Compared to 2010, the median age has risen by 2.4 years, or 6.3%.
However, the largest age tranche in the Township in terms of population in 2010 was 45 to 54 years of
age, and that largest tranche has now shifted to 35 to 44 years of age.

Race / Ethnicity

In terms of the racial and ethnic makeup of the Township’s population, according to Census estimates, it
is fairly even among the Township’s residents to be either white or African American, with African
American holding a slight majority. As the charts below indicate, the Township has a population that is
45.5% African American, 41.3% white, 4.9% American Indian and Alaska Native, 0.5% Asian, and 7.8%
‘some other race’. 2020 ACS Estimates do not indicate that there are any residents that are Native
Hawaiian and Other Pacific Islander in ethnicity. These percentages are taken from those in the Township
that identify by only one race. According to Census estimates, over 93% of Township residents identify as
one race whereas the remaining 7% identify by two or more races.

When compared to Cumberland County as a whole, the white population within Fairfield Township is less
than that of the entire County. In 2020, it was estimated that 63.9% of Cumberland County’s population
identified as white, and only 19.9% identified as African American.
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RACE - 2020 CENSUS
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When comparing the racial make-up of the Township currently to the same dataset from 2010, there are
some shifts that are of note, but nothing substantial. As shown, the relative population of white residents
has increased in the Township when compared to the total. However, this shift is more so due to the total
population of African American residents decreasing (2,992 African American residents in 2010 versus
2,353 in 2020). This decrease of 639 African American residents illustrates a decrease of 21.4% since 2010,
whereas the other large population in terms of percentages, white, has only decreased by 9.4% since
2010.

Table 3: Race

2010 2020 Change
Label Population Percent Population Percent Population Percent
Total population 6,295 100.0% 5,546 100.0% -749 -11.9%
One race 5,991 95.2% 5,173 93.3% -818 -13.7%
Two or more races 304 4.8% 373 6.7% 69 22.7%
One Race 5,991 100.0% 5,173 100.0% -818 -13.7%
White 2,360 39.4% 2,138 41.3% -222 -9.4%
Black or African 2,992 49.9% 2,353 45.5% 639 -21.4%
American
American Indian and
321 5.4% 253 4.9% -68 -21.2%

Alaska Native

Asian 28 0.5% 26 0.5% -2 -7.1%

Native Hawaiian and

Other Pacific Islander

Some other race 288 4.8% 403 7.8% 115 39.9%
Source: 2010 and 2020 Decennial Census

2 0.03% - 0.0% -2 -100.0%
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Education

Census estimates indicate that the majority of residents in Fairfield Township have attained a high school
graduate level of education or higher. Over 80% of those in the Township are estimated to have graduated
from high school, with over 10% estimated to have achieved a bachelor’s degree or higher. These levels
of educational attainment have improved since 2010, where it was estimated that over 76.6% of Fairfield
Township residents had achieved at least high school graduation with just over 8.1% achieving a bachelor’s

degree or higher.

Table 4: Educational Attainment

2010 2020 Change
Label Estimate Percent Estimate Percent Estimate Percent
Population 25 years and over 4,376 (X) 4,347 (X) -29 -0.7%
Less than 9th grade 337 7.7% 275 6.3% -62 -18.4%
9th to 12th grade, no diploma 687 15.7% 566 13.0% -121 -17.6%
Sﬁi‘vsacllel)grad”ate (ncludes 1960 448% 2100  48.3% 140 7.1%
Some college, no degree 814 18.6% 759 17.5% -55 -6.7%
Associate's degree 228 5.2% 190 4.4% -38 -16.5%
Bachelor's degree 284 6.5% 292 6.7% 8 2.7%
S;Z‘:::te or professional 66 1.5% 165 3.8% 99 151.4%
High school graduate or higher 3,352 76.6% 3,506 80.7% 154 4.6%
Bachelor's degree or higher 354 8.1% 457 10.5% 103 28.9%

Source: 2010 and 2020 ACS 5-year estimates

HOUSING CHARACTERISTICS

Unless otherwise noted, all data is taken from either the US Census Bureau’s 2020 Decennial Census
count, or the American Community Survey (ACS) 2020 5-year estimates, the most recent date for which
such statistical estimates are available at this time. Estimates from the 2010 ACS are also included for
comparison and in order to establish general trends in housing in the Township.

Tenure and Occupancy

The 2020 ACS estimates show that the number of housing units in the Township has decreased by 116
homes since 2010, a percentage decrease of 5.42%. In the same time span, Cumberland County as a whole
saw a growth in the number of housing units by 1.8%. Of the estimated occupied housing units, nearly
79% were owner-occupied, with the remaining 21% being renter occupied. When compared to the
entirety of Cumberland County, Fairfield’s number of occupied versus vacant housing units is slightly
different than the County statistics. 2020 ACS data indicates that 9.7% of housing units are vacant,
whereas 13.87% of Fairfield housing units are vacant.
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In 2010 the average household size of an owner-occupied housing unit was 0.47 persons greater than a
renter occupied unit. That gap is estimated to have decreased and reversed as of 2020, due to the average
size of renter-occupied units surpassing the average size of owner-occupied units. In 2020, the average
household size of renter-occupied units was 2.86 and the average size of owner-occupied units was 2.77,
a difference of 0.09.

Table 5: Housing Tenure and Occupancy

2010 2020 Change

Label Estimate  Percent Estimate Percent Estimate Percent
Total housing units 2,142 100% 2,026 100% -116 -5.42%
Occupied housing units 1,936 90.38% 1,745 86.13% -191 -9.87%
Owner-occupied 1,526 78.82% 1,392 79.77% -134 -8.78%
Renter-occupied 410 21.18% 353 20.23% -57 -13.90%
Vacant housing units 206 9.62% 281 13.87% 75 36.41%
:'a‘;';”ew”er vacancy 0.9 (X) 5.4 (X) 45 500.00%
Rental vacancy rate 6.9 (X) 7.6 (X) 0.7 10.14%
Average household size of 594 (X) 577 (X) 0.17 -5.78%

owner-occupied unit

Average household sizeof —, (X) 2.86 (X) 0.39 15.79%
renter—occupled unit

Source: 2010 and 2020 ACS 5-year estimates

Type of Housing — Physical Characteristics

The Township is estimated to primarily have single-family detached units, which comprise nearly 85% of
the housing stock in the Township. The next most-common type of housing unit in Fairfield Township per
2020 ACS estimates is mobile homes, which comprise over 13% of the Township’s housing stock.
Compared to the housing stock in 2010, the 2020 housing stock had significantly reduced numbers for 3-
or 4-unit houses, where the estimated amount was 29 units in 2010 and has since reduced to 3 units in
2020. This illustrated a decrease by nearly 90% for the number of 3- or 4-unit houses.

Table 6: Housing Type — Units in Structure

2010 2020 Change
Label Estimate Percent Estimate Percent Estimate Percent
Total housing units 2,142 100.00% 2,026 100.00% -116 -5.42%

1-unit, detached 1,649 76.98% 1,713 84.55% 64 3.88%
1-unit, attached 53 2.47% 21 1.04% -32 -60.38%
2 units 26 1.21% 16 0.79% -10 -38.46%
3 or 4 units 29 1.35% 3 0.15% -26 -89.66%
5 to 9 units 1 0.05% 2 0.10% 1 100.00%
10 to 19 units 0 0.00% 0 0.00% 0 (X)
20 or more units 2 0.09% 0 0.00% -2 -100.00%
Mobile home 382 17.83% 271 13.38% -111 -29.06%
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Table 6: Housing Type — Units in Structure

2010 2020 Change
Label Estimate Percent Estimate Percent Estimate Percent
Boat, RV, van, etc. 0 0 0 0.00% 0 0.00%

Source: 2010 and 2020 ACS 5-year estimates

Age of Housing

When examining the age of housing stock and comparing to the larger age of the housing stock in
Cumberland County, Fairfield’s growth in housing stock is fairly concurrent with the growth that the
County saw as a whole. One large discrepancy, however, lies within the relative number of housing units
that were built between the years 1990 to 1999. ACS Data estimates that over 16% of the available
housing stock was built during this time. This increase in the number of available housing units also
correlates with a growth in population that Fairfield saw in this time period, where the Township
population increased by over 10% during the same span.

Table 7: Housing Type — Age of Structure (2020)

Fairfield Township Cumberland County

Label Estimate Percent Estimate Percent

Total housing units 2,026 100.0% 56,411 100.0%
Built 2014 or later 2 0.1% 664 1.2%
Built 2010 to 2013 18 0.9% 1,188 2.1%
Built 2000 to 2009 136 6.7% 5,449 9.7%
Built 1990 to 1999 327 16.1% 5,274 9.3%
Built 1980 to 1989 179 8.8% 5,470 9.7%
Built 1970 to 1979 391 19.3% 8,911 15.8%
Built 1960 to 1969 353 17.4% 8,005 14.2%
Built 1950 to 1959 250 12.3% 7,912 14.0%
Built 1940 to 1949 124 6.1% 4,102 7.3%
Built 1939 or earlier 246 12.1% 9,436 16.7%

Source: 2020 ACS 5-year estimates

Home Values and Costs

For owner occupied homes, over half of the housing units in the Township are valued somewhere
between $100,000 and $199,000. Approximately 16% of homes are valued at less than $100,000, while
2.2% of homes are valued over $500,000. These figures however are estimates from 2020, and home
values throughout the state have risen considerably in the past two years.

The value of homes in Fairfield Township is generally lower when compared with the rest of Cumberland
County. The median home value in Cumberland County overall in 2010 was $175,500, and in 2020 was
$166,400. While the median home value in the entirety of Cumberland County was diminishing over the
course of the past decade, median home value in Fairfield Township has risen by 11.5%, increasing from
$146,100 to $162,900.
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Table 8: Home Values

2010
Estimate Percent
Owner-occupied units 1,526 100.0%
Less than $50,000 173 11.3%
$50,000 to $99,999 281 18.4%
$100,000 to $149,999 337 22.1%
$150,000 to $199,999 285 18.7%
$200,000 to $299,999 289 18.9%
$300,000 to $499,999 116 7.6%
$500,000 to $999,999 28 1.8%
$1,000,000 or more 17 1.1%
Median (Fairfield
Township) »146,100 (X)
Median (Cumberland $175,500 (X)
County)

Source: 2010 and 2020 ACS 5-year estimates

EcoNOMIC CONDITIONS

Household Income

2020

Estimate
1,392
79
146
304
462
268
102
4
27

$162,900

$166,400

Percent
100.0%
5.7%
10.5%
21.8%
33.2%
19.3%
7.3%
0.3%
1.9%

(X)

(X)

Change

Estimate Percent
-134 -8.78%
-94 -54.34%
-135 -48.04%
-33 -9.79%
177 62.11%
-21 -7.27%
-14 -12.07%
-24 -85.71%
10 58.82%
$16,800 11.50%
-$9,100 -5.19%

The median household in Fairfield Township earned $54,102 in income in 2020. This is over $31,000 less
than the statewide median household income of $85,245 at the same time. When comparing the income
levels of Fairfield residents to the entirety of Cumberland County, Fairfield is consistent with the rest of
the County. Both the County and the Township have a median income around $55,000.

Table 9: Occupied Housing Units Household Income in the Past 12 Months (in 2020 Inflation-Adjusted

Dollars)

Fairfield County

Label Estimate

Occupied housing units 1,745
Less than $5,000 65
$5,000 to $9,999 38
$10,000 to $14,999 73
$15,000 to $19,999 97
$20,000 to $24,999 113
$25,000 to $34,999 218
$35,000 to $49,999 206
$50,000 to $74,999 270
$75,000 to $99,999 244
$100,000 to $149,999 255
$150,000 or more 166

Median household

income (dollars) $54,102

March 2023

Percent
100.00%
3.72%
2.18%
4.18%
5.56%
6.48%
12.49%
11.81%
15.47%
13.98%
14.61%
9.51%

(X)

Cumberland County

Estimate
50,947

2,191
1,544
2,824
2,570
2,834
4,923
6,157
8,916
6,449
7,889
4,650

$55,709

Percent
100.00%
4.30%
3.03%
5.54%
5.04%
5.56%
9.66%
12.09%
17.50%
12.66%
15.48%
9.13%

(X)
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Table 9: Occupied Housing Units Household Income in the Past 12 Months (in 2020 Inflation-Adjusted

Dollars)

Fairfield County Cumberland County
Label Estimate Percent Estimate Percent
Source: 2020 ACS 5-year estimates

Employment and Labor Force Data

There is nearly 5,000 persons over the age of 16 who live in Fairfield Township, 2,328 of which are actively
participating in the labor force. Of those in the labor force, 2,128 are considered employed, and 200 being
considered unemployed, with an estimated unemployment rate of 8.6%. The Township’s population over
the age of 16 that does not participate in the labor force is relatively high, with 53% of the working age
population not working or seeking work.

Table 10: Employment Status

Label Estimate Percent
Population 16 years and over 4,953 100%
In labor force 2,328 47.00%
Civilian labor force 2,328 47.00%
Employed 2,128 42.96%
Unemployed 200 4.04%

Armed Forces 0 0.00%
Not in labor force 2,625 53.00%

Civilian labor force 2,328 (X)

Unemployment Rate (X) 8.60%

Source: 2020 ACS 5-year estimates

Estimates show that of the approximately 1,562 employed residents of the Township, over 30% of them
work in the “educational, healthcare, and social assistance” sector. The next highest sector identified by
proportion of employed residents is the “Manufacturing” sector at 10.1%. There are no other sectors in
the Township where the relative amount of Township employment is over 10%. When compared to the
rest of Cumberland County, Fairfield is fairly consistent in terms of employment distribution by industry
sector. The largest difference between the industry sectors the Township works in compared to the
County sectors is in the “Retail trade” sector. In Cumberland County, early 12% of the population works
in this sector whereas in Fairfield, this number is 7.6% of the population.

Table 11: Industry

Fairfield Township Cumberland County
Label Estimate Percent Estimate Percent
Civilian employed population 16 years 2128 100% 60,369 100%
and over
Agrlc.ulture, for.es.try, fishing and 104 4.9% 2215 3.7%
hunting, and mining
Construction 177 8.3% 4,037 6.7%
Manufacturing 215 10.1% 7,200 11.9%
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Table 11: Industry

Fairfield Township Cumberland County
Label Estimate Percent Estimate Percent
Wholesale trade 65 3.1% 2,590 4.3%
Retail trade 161 7.6% 7,092 11.7%
T i housi
ransp'c?r.tatlon and warehousing, 167 7 8% 3975 6.6%
and utilities
Information 16 0.8% 547 0.9%
Finance and insurance, and real 85 4.0% 1674 2 8%

estate and rental and leasing

Professional, scientific, and
management, and administrative and 174 8.2% 5,147 8.5%
waste management services

Educational services, and health care

. . 645 30.3% 16,041 26.6%
and social assistance
Arts, entertainment, and recreation,
and accommodation and food 96 4.5% 3,289 5.4%
services
Other services, except public 72 3.4% 2,040 3.4%

administration
Public administration 151 7.1% 4,522 7.5%
Source: 2020 ACS 5-year estimates
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D.SPECIFIC CHANGES RECOMMENDED FOR MASTER PLAN

In accordance with N.J.S.A. 40:55D-89.d, the Master Plan Reexamination report shall state:

“The specific changes recommended for the Master Plan or development regulations, if any,
including underlying objectives, policies and standards, or whether a new plan or regulations
should be prepared.”

MASTER PLAN RECOMMENDATIONS

1. The list of goals and objectives from the 2012 Master Plan is lengthy, and could be consolidated
for a more concise reading while conveying the same overall intent. A condensed list of goals
follows:

a. Guide development in the Township in a manner consistent with sound planning
principles and under the authority of the Municipal Land Use Law.

b. Protect farmland and rural landscapes through land use policies that encourage
agricultural production as a viable economic activity, and conservation of farmland and
open space through cluster development regulations.

c. Coordinate development with utility and transportation improvements consistent with
smart growth planning principles to promote compact development patterns that can be
efficiently and effectively served by public infrastructure.

d. Protect the character and quality of life for existing residential neighborhoods while
providing for a range of housing options to meet community needs.

e. Provide recreation amenities such as parks, playgrounds, and open spaces in close
proximity to residential communities.

f. Provide community facilities that meet the needs of all Township residents and
businesses.

g. Provide opportunities for new commercial development and light industrial business uses
in the Fairton and Gouldtown sections of the Township, and ensure that new commercial
and industrial development respects the character of the existing communities.

h. Encourage a fiscally sound mix of land uses that allows for a diverse and stable economic
base.

2. The Township should consider preparing additional optional elements of a Master Plan to address
issues such as open space and farmland preservation, and historic preservation. The following
Master Plan elements should be prepared by the Township to more specifically address the issues
of community preservation:
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a. Open Space and Recreation Plan Element
b. Farmland Preservation Plan Element
c. Historic Preservation Plan Element

3. TheTownship does currently have a Housing Plan Element or Fair Share Plan to address affordable
housing requirements. Given the lack of water and sewer infrastructure currently available, the
Township is likely eligible for a durational adjustment of any Third-Round affordable housing
obligations. Fairfield should consider petitioning the court for a durational adjustment to provide
protection from any potential builder’s remedy litigation.

LAND USE AND ZONING ORDINANCE RECOMMENDATIONS

In addition to the recommendations from the 2012 Master Plan that have not yet been implemented, the
following recommendations for amendments to the Township’s land use regulations should be
considered:

a. The Township should review the current boundaries and the list of permitted uses within the
Floodplain District. It is assumed that the Floodplain district was created to reflect the lands that
are located within a floodplain or flood hazard area, and restrict uses to those which would have
minimal impacts on these environmentally sensitive lands. Most, if not all of the lands in the
Floodplain district are lands that would be heavily regulated by NJDEP.

a. The boundaries of the district should be updated to reflect the most current flood
mapping available as produced by FEMA. Those areas that are not located within a
floodplain or special flood hazard area should be rezoned to the Agriculture district.

b. The Township may need to define and clarify what types of agriculture is permitted in the
district. Not all agricultural uses are appropriate for lands within a flood hazard area.
Agriculture that requires high levels of fertilizers, pesticides, or water use may not be
appropriate, while Innovating farming in this area that is environmentally restorative
rather than harmful should be encouraged and permitted.

c. To the extent that any such structures would be permissible by NJDEP, the Township
should consider permitting some temporary accessory structures to support appropriate
agriculture uses in the Floodplain district. Currently no structures are permitted in the
district.

b. The Township should update the list of permitted accessory uses in the Agriculture district to
allow more flexibility for agri-tourism and agri-tainment related uses, as recommended in the
2012 Master Plan. Some potential uses that could be considered accessory to a farming operation
could be: ‘pick your own’ fruit and vegetable operations; corn mazes; hay rides; agricultural
museums; farmers markets; demonstration farms; bed & breakfasts; farm tours; and other similar
attractions that would complement and support a farm as the principal use of the property.
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c. The Township should consider updating the zoning ordinances as they relate to warehouse and
distribution facilities. Currently a warehouse or wholesale storage facility would be permitted
within the Planned Business Industrial district as a conditional use, and possibly in the Industrial
district as a permitted use as a “distribution facility” is permitted in the Industrial district, but a
warehouse is not expressly listed as permitted. Given the changes in warehouse development in
recent years, the Township should determine appropriate locations to guide warehouse facilities,
and more stringent bulk standards to provide protections for the existing community.

a. An overlay zone, or floating zone should be considered to identify appropriate locations
for larger warehouse facilities. Appropriate locations would be lands that have direct
frontage on a County or State highway, and are generally isolated from existing residential
communities and closer to industrial and commercial areas. These areas may be outside
of the current boundaries of the PBI or | districts, but should be in closer proximity to
those districts.

b. In addition to the conditional use standards already found in Section 450-16.E(2) of the
Zoning ordinance, the following additional requirements should be considered:

i. Larger building setbacks should be required. Minimum side and rear yard
setbacks should be 100 feet, or greater depending on the adjacent land uses.
Where a warehouse would abut a residential use, setbacks of 150 feet may be
more appropriate.

ii. Minimum landscape buffers should be specified. The code currently states that
“rear and side property yards shall be landscaped so as to provide an effective
screen”, but a width or depth of such buffer screen, nor the type of plantings
required are identified in the code. A buffer width of at least 50 feet consisting of
a dense planting of evergreens is recommended.

iii. Berms with a height of at least 4 to 5 feet should be required within landscape
buffers to help provide additional screening.

d. The Township’s zoning ordinance should be updated to reflect that the Township has opted in to
permit certain cannabis businesses are now permitted in the Industrial district. The Township
should also consider permitting Class | cannabis cultivation facilities, which are essentially
industrial agricultural operations, as conditionally permitted uses within the Agricultural zoning
district, provided that such operations are consistent with all state regulations, and operate only
within an enclosed and secure building.

e. The Township should consider permitting two-family residences, or a second detached single-
family home as a conditional use in the Residential districts. It is not uncommon for larger tracts
of lands, including farmlands, to have multi-generational homes constructed on the same
property. The Township code currently does not permit two-family homes or more than one
single-family home on the same property within any of the residential districts.
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E. RECOMMENDATIONS CONCERNING REDEVELOPMENT

In accordance with N.J.S.A. 40:55D-89.¢e, the Master Plan Reexamination report shall state:

“The recommendations of the Planning Board concerning the incorporation of redevelopment
plans adopted pursuant to the “Local Redevelopment and Housing Law,” P.L. 1992, c.79
(C.40A:12A-1 et al.) into the land use plan element of the municipal master plan, and
recommended changes, if any, in the local development regulations necessary to effectuate the
redevelopment plans of the municipality.”

While most of Fairfield is historically undeveloped woodlands, farmlands, or marsh areas, there are
developed portions of the Township that may warrant investigation to see if they could potentially meet
the criteria necessary for designation as either an area in need of “redevelopment” or “rehabilitation”
under the LRHL. These areas would likely be found in older developed portions of the Township that may
not have been maintained over time and are showing signs of disrepair. With redevelopment generally
being encouraged only within the Metropolitan (Planning Area 1) and Suburban (Planning Area 2) sections
of the State Plan Policy Map, redevelopment might be appropriate for some of the northernmost areas of
Fairfield, but likely inappropriate for the environmentally sensitive lands along the Delaware Bay, or lands
that are currently undeveloped forest lands.
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F. ELECTRIC VEHICLES

In accordance with N.J.S.A. 40:55D-89.¢e, the Master Plan Reexamination report shall state:

“The recommendations of the Planning Board concerning locations appropriate for the
development of public electric vehicle infrastructure, including but not limited to, commercial
districts and, areas proximate to public transportation and transit facilities and transportation
corridors, and public rest stops; and recommend changes, if any, in the local development of public
electric vehicle infrastructure.”

The Township should comply with the new state law that requires electric vehicle charging station to be
available in all new commercial and multi-family residential parking lots. Additional locations that would
be appropriate for electric vehicle infrastructure include public facilities, and lands along higher traffic
transportation corridors such as Route 49 (Bridgeton Millville Pike), Fairton Gouldtown Road, Buckshutem
Road, Gouldtown Woodruff Road, Fairton Millville Road, and Ramah Road.
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CONCLUSION

The majority of the assumptions, goals, objectives, and recommendations from the 2012 Master Plan
remain valid. Although the growth and development pressure that was assumed to take place, did not
actually occur in the past decade, the result of the assumption was that the Township has put in place
zoning and development regulations that would protect the rural character of the community if such
development does eventually come to Fairfield.

The new and outstanding items that the Township may need to address include the following:

1. Consider preparation and adoption of additional Master Plan elements, including Farmland
Preservation, Open Space and Recreation, and Historic Preservation.

2. Consider preparation of a new Housing Plan Element and Fair Share Plan to address affordable
housing obligations.

3. Consider updating the Floodplain District boundaries and regulations to reflect recent flood
hazard area mapping from FEMA, and to ensure that productive and environmentally beneficial
agricultural uses are supported.

4. Update the permitted accessory uses in the Agricultural District to allow agri-tourism and agri-
tainment uses on farms.

5. Identify appropriate locations and standards for modern warehouse and distribution facilities.

6. Consider expanding the areas where cannabis cultivation uses are permitted to allow them within
the Agricultural District.

7. Consider permitting two-family homes, or an additional single-family home on larger lots within
the residential districts.
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TOWNSHIP OF FAIRFIELD PLANNING & ZONING BOARD
APPLICATION NO.: 01-2025
RESOLUTION NO.: 01_-2025
IN THE MATTER OF THE FAIRFIELD TOWNSHIP PLANNING/ZONING BOARD OF ADJUSTMENTS
TO IMPLEMENT MASTER PLAN RE-EXAMINATION REPORT AS ADOPTED AND CODIFIED
BY THE COMMITTEE FOR THE
TOWNSHIP OF FAIRFIELD, COUNTY OF CUMBERLAND, STATE OF NEW JERSEY

WHEREAS, The Fairfield Township Planning/Zoning Board of Adjustments to implement Master
Plan Re-Examination Report containing recommendation for revisions to the Land Use Policies and
Zoning Regulations; and

WHEREAS, Implementation of the Master Plan Re-Examination Report was adopted and codified
by the Township Committee for the Township of Fairfield, County of Cumberland, State of New Jersey;
and

WHEREAS, Ordinance No. 9-2024 reference as Exhibit ‘A’ in this Resolution shall be followed in

accordance to Municipal Land Use Laws; and
NOW THEREFORE, Adoption of this more fully described Master Plan Re-examination Report

was recorded in the regularly scheduled meeting held on October 16, 2024 of the/F'airﬁeId 0 /nship

| //,’/ 'j! 4

Ut d fpp——
Clifford e{ i, Planning/Zoning Board Chairman

/ 4 :

Avichael Burden, Fairfield Township Administrator,
Acting Planning/Zoning Board Secretary

Zoning Board of Adjustment meeting.

| HEREBY CERTIFY that this Resolution accurately memorializes the action of the Township of

Fairfield Planning and Zoning Board taken on _January 14th 025 in the Committee

Chambers at Fairfield Municipal Hall located at 70 Fairton-Gouldtown Road, Fairton, New Jersey 08320,

and that the said Resolution was duly adopted on January 14th | 2025,
7

7

“ Michael Burden, FairfieBTGwn‘s,hip Administrator,
Acting Planning/Zoning Board Secretary
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