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I. INTRODUCTION 
 

A.  FORWARD 
 
The City of Northfield is located in the eastern portion of Atlantic County 
consisting of 3.45 square miles in area.  The City is bounded to the south by 
the City of Linwood, to the north by the City of Pleasantville, and to the east 
and west by the Township of Egg Harbor.   
 
Originally referred to as Bakersfield in Egg Harbor Township, the City of 
Northfield separated from Egg Harbor Township and became incorporated On 
March 21, 1905.  The City of Northfield originated mostly due to its attractive 
location connecting the mainland and the shore communities.  The first 
houses and businesses were involved with Daniel Baker’s marine business.  
From the 1830s to the 1930s, two key industries in the development of the 
City were the bustling seaport and the brick yard.  Evidence of these 
industries is still visible today.  Many of the homes originally built by ship 
captains featuring a “widow’s walk” can be found throughout the city 
indicating its roots as a seaport.  The Somers Brick Yard has been reclaimed 
and is now Birch Grove Park.   
 
The City of Northfield has since developed as a residential suburb 
community, not only because of its attractive location close to the shore and 
Atlantic City, but also because the transportation network servicing the 
community.  The roadways and railway system of the past have connected 
the City with local and regional centers providing a desirable location for 
residents. 
  
 
B. PERIODIC RE-EXAMINATION 
 
The Municipal Land Use Law (MLUL) in section 40:55D-89 requires the 
periodic Re-examination of Municipal Master Plans and Regulations.  This 
section outlines the following five Re-examination report requirements: 
 
 

a) The major problems and objectives relating to land development 
in the municipality at the adoption of the last Re-examination 
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, circulations, disposition, and 



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. 

e) The recommendations of the planning board concerning the 
incorporation of redevelopment plans adopted pursuant to the 
“Local Redevelopment and Housing Law”, 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. 



II. RE-EXAMINATION 
 

A. RE-EXAMINATION REPORT 

a) “The major problems and objectives relating to land 
development in the municipality at the adoption of the 
last Re-examination report.” 

As evidenced by the various zoning map and ordinance changes, 
the City of Northfield’s Planning Board has continuously 
conducted Re-examination of the land use regulations within the 
City.  The latest formal Re-examination was completed 
November of 1995.  For the purposes of this document, the 
1995 Master Plan Re-examination will be utilized.  The 1995 
document indicates that the major problem and/or objective as: 

1. To encourage municipal action to guide the appropriate use 
or development of lands in the City of Northfield, in a 
manner which will promote the public health, safety, morals 
and general welfare.  This goal has been reached. 

2. To secure safety from fire, flood, panic, or other natural or 
manmade disasters.  The City will continue to strive and 
adapt emergency management plans to handle disasters. 

3. To promote adequate light, air and open space.  In general 
this goal has been reached.  The City will continue to strive 
to enhance the light, air and open space for its residents. 

4. To promote the establishment of appropriate population 
densities and concentrations that will contribute to the well 
being of persons, neighborhoods, communities, and regions 
and preservation of the environment.  Northfield has made 
changes to the Land Development Ordinances to address 
this goal. 

5. To encourage the appropriate and efficient expenditures of 
public funds by coordination of public development with land 
use policies.  This goal has generally been addressed. 

6. To provide sufficient space in appropriate locations for a 
variety of residential, recreational, commercial and industrial 
uses, and open space, both public and private, according to 
their respective environmental requirements in order to 
meet the needs of the citizens.  The City of Northfield has 
provided a Bike Path, renovated the First Street and Birch 
Grove Parks playgrounds. 



7. To encourage the location and design of transportation that 
will promote the free flow of traffic while discouraging the 
location of such facilities and routes, which result in 
congestion or blight.  This goal has generally been 
addressed in the City ordinances to assure proper 
development.  Additionally, the Tilton Road & Rt. 9 and, 
Tilton Road and Shore Road Intersection projects have been 
completed and are operating at acceptable levels. 

8. To promote a desirable visual environment through creative 
development techniques and good civic design and 
arrangements.  This goal has been addressed in that the 
City of Northfield has been more stringently enforcing the 
landscaping ordinances and is currently in the process of 
preparing a tree preservation ordinance. 

9. To promote the conservation of historic sites and districts, 
open space, energy resources, and valuable natural 
resources in the City of Northfield and to prevent 
degradation of the environment though improper use of 
land.  This goal has been addressed.  The City continues to 
enforce the requirement of a certificate of appropriateness 
for all historic structures. 

10. To encourage adequate provision of affordable housing.  
This goal is continuing to be addressed.  The City is striving 
to be COAH compliant. 

11. To promote conservation and wise use of all energy 
resources.  The City of Northfield Planning Board has made 
suggestions to upgrade the older structures along the 
commercial zones.  This continues to be a goal of the City. 

12. To promote the maximum practicable recovery and recycling 
of recyclable materials from municipal solid waste through 
the use of planning practices to incorporate the state 
Recycling Plan goals and to complement municipal recycling 
programs.  This goal has been addressed. 

 
b) “The extent to which such problems and objectives have 

been reduced or have increased subsequent to such 
date.” 

As stated in the 1995 Re-examination, the City of Northfield 
Master Plan is based upon several principles concerning 
development of land.  The 1995 document established four (4) 
objectives to direct development in the municipality. 



The problems and objectives outlined in the 1995 Re-
examination are as follows: 

a) Encourage residential development in locations and 
densities which are compatible with the existing 
development patterns and can be properly serviced by 
public roadways, utilities and services. 

b) Locating public, commercial, service and office uses at 
sites and in locations which are suitable for their use 
environmentally, economically and geographically, and are 
compatible with existing uses, public facilities, roadways, 
and natural features. 

c) Protection of natural and environmental resources 
including floodplains, wetlands, marsh and aquifer 
recharge areas, and areas suitable for public and quasi-
public recreational activities. 

d) Encourage a development pattern which will protect and 
enhance the long term economic, social and welfare 
interests of present and future residents of the City. 

The City of Northfield has addressed the objectives outlined in 
the 1995 Re-examination. 

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 recycling of designated recyclable materials, and 
changes in State, County, and Municipal policies and 
objectives. 

There have been some significant changes in the assumption, 
policy and objectives that are the basis for the City of 
Northfield’s Master Plan and Land Development Ordinance.  
These changes mainly take the form of additional 
recommendations to better address some of the same concerns 
from the 1995 Re-examination. 

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 regulation should be prepared. 



GOALS AND OBJECTIVES 

a) Planning will include a variety of residential and 
non-residential uses which will encourage 
continuation of and enhancement of the City of 
Northfield as a quality suburban/residential 
community and as a commercial, employment, 
governmental and recreational center for eastern 
Atlantic County. 

b) To protect and enhance the environmental quality 
of the City. 

c) To consider and evaluate innovative development 
proposals which would enhance and protect 
environmental features, minimize energy and usage 
and encourage development densities consistent 
with the existing pattern of development. 

d) To encourage commercial, office, hotel and service 
development within the City which will provide 
employment for residents and contribute to a 
balanced economic and ratable base for the City. 

e) The recommendations of the Planning Board concerning 
incorporation of redevelopment plans adopted pursuant 
to the “Local Redevelopment Law”, into the land use 
plan element of the municipal master plan, and 
recommend changes, if any, in the local development 
regulations necessary to effectuate the redevelopment 
plans of the municipality. 

The City of Northfield is not currently pursuing redevelopment 
within the municipality. 



III. 2007 GENERAL GOALS AND OBJECTIVES STATEMENT 

The City of Northfield Master Plan is based upon the objectives, principles 
assumptions, policies and standards which have been developed over a 
period of time by the City Planning Board, City Council, Board of 
Adjustments, and other City Boards and agencies.  The Master Plan proposal 
for the physical, economic and social development of Northfield are based 
upon the following planning and development guidelines. 

OBJECTIVES 

A.  To encourage municipal action to guide the appropriate use or 
development of lands in the City of Northfield, in a manner which will 
promote the public health, safety, morals and general welfare of present 
and future residents. 

B. To secure safety from fire, flood, panic, or other natural or manmade 
disasters. 

C. To promote adequate light, air and open space. 

D. To ensure that development within the City does not conflict with the 
development and general welfare of neighboring municipalities, the 
County, the region, and the State, as a whole. 

E. To promote the establishment of appropriate population densities and 
concentrations that will contribute to the well being of persons, 
neighborhoods, communities, and regions and preservation of the 
environment. 

F. To encourage the appropriate and efficient expenditures of public funds 
by coordination of public development with land use policies. 

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

H. To encourage the location and design of transportation and circulation 
routes that will promote the free flow of traffic in appropriate locations 
while discouraging roadways in areas which result in congestion, blight or 
depreciated property values. 

I. To promote a desirable visual environment through creative development 
techniques which respect the environmental qualities and constraints of 
the City of particular sites. 



J. To promote the conservation of open space and valuable natural 
resources and prevent degradation of the environment through improper 
use of the land. 

K. To encourage the preservation and restoration of historic buildings and 
sites within the City in order to maintain the heritage of Northfield for 
enjoyment of future generations. 

L. To encourage the coordination of numerous public and private 
regulations and activities which influence land development as a goal of 
producing efficient uses of land with appropriate development types and 
scales. 

M. To encourage the continued economic development of the City as a 
regional commercial and office center in areas which are suitable for such 
development. 

N. To encourage efficient site designs and provisions for renewable energy 
sources including solar, wind, recycled heat and geothermal HVAC. 

O. To maintain the residential character of the Shore Road corridor. 

P. To encourage underground installation of all utilities. 

Q. To encourage increased access to child care. 

R. To encourage planting and maintenance of shade trees throughout the 
City. 

S. Recognize the need for cell towers; however, continue the goal of 
allowing them in Commercial Zone only. 

GOALS 

A. To identify areas within the City to allow greater density in order to 
accommodate the need for senior housing and affordable housing. 

B. To encourage all new development to utilize the latest techniques 
available to provide energy efficient buildings. 

C. To encourage the revision of local ordinances to accommodate the use of 
alternative energy sources, such as wind, solar and geothermal sources. 

D. To encourage the preservation of specimen trees and natural wooded 
areas, where possible. 

E. To encourage the installation of sidewalks and bikeways. 



F. To encourage ordinance changes to recognize the Atlantic City Country 
Club as a viable recreation, open space, historic and aesthetically pleasing 
property, while allowing for limited development.  

G. To expand all recreation and open space areas to be utilized to their 
fullest potential. 

H. To encourage the revision to the ordinances to be in compliance with the 
State of New Jersey Guidelines for drainage and wetlands protections. 

I. To encourage the protection of the natural areas of Birch Grove Park 
while upgrading the facilities at the site. 

J. To encourage a revision to the local ordinances to restrict commercial and 
non-transportation vehicles from parking on local streets. 

K. To consider the removal of the SIC code designations for allowed uses 
and to broaden the general use categories in the ordinance. 



IV. LAND USE PLAN 

A. HISTORIC DEVELOPMENT UPDATE 

The Land Use Plan is a “snap shot” in time of the existing land uses.  For 
the most part, the land uses have not significantly changed within the 
City of Northfield since the 1995 plan.  We will be reviewing the permitted 
uses in certain zones within this Re-examination. 

B. PLANNING AREAS 

For ease in comparison, we will use the same categorical description as 
keyed to the municipal zoning districts as established in the 1995 Re-
examination.  We will further and assign an area description to each.  The 
Planning Areas are as follows: 

Area A - Residential  

Residential land uses within the City of Northfield are comprised of a 
variety of existing and recommended residential development types and 
densities.  Residential uses range from a low density of three dwelling 
units per acre for single-family detached residences to high density senior 
citizen developments.   

Area B - Commercial 

Commercial, business and office development is clustered along the main 
highways of Tilton Road and New Road (U.S. Route 9).  Most of the 
development along New Road consists of small highway businesses, 
many of which are located in converted residential structures.  
Historically, New Road was a major business area of Northfield.  
However, with the opening of the Garden State Parkway, Tilton Road 
became a major commercial area.  Consequently, new and larger 
developments which depend upon major highway access and a regional 
service market have been established.  The existing pattern of 
development of commercial and office development is well established 
and the Master Plan reflects the current pattern of commercial and office 
development.  The specific types of commercial, business and office 
development areas are as described below. 

1. Area A - Residential  

Since the 1995 Re-Examination of the Master Plan, minor changes have been 
made to this land Use component.  The subareas of the Residential land use 
are described below.  Recommendations for each subarea are as follows: 

a) Residential R-1 – The R-1 Residential areas are located throughout the 
City and include the most recent housing developments.  The lot size for 
the R-1 district is 10,000 square feet.  However, the R-1A option provides 



that lot sizes can be reduced to encourage cluster development and 
preserve areas of contiguous open space and environmentally sensitive 
lands.  This option is permitted in the northwest portion of the City 
between Zion Road, Sutton Avenue, Mill Road and Maple Run. 

It should be noted that large areas of the present R-1 zoning districts are 
unlikely to be developed due to environmental constraints.  The 
environmentally sensitive lands are designated on the Master Plan as 
“Conservation” areas.  These include the tidal wetlands area along the 
eastern edge of the City in the area designated as “Meadow” on the City 
of Northfield tax maps and the flood prone lands along Maple Run.  
These areas are unlikely to be permitted to be developed under state and 
federal environmental regulations.  It is recommended that a new zone 
be introduced to the zoning ordinance to restrict and conserve lands that 
are deemed to be environmentally sensitive or undevelopable from 
development. 

Permitted Uses 

i. Single Family Detached dwelling unit, subject to the following (R-1 
Zone): 

1. Minimum Lot Size     10,000 SF 
2. Minimum Lot Width     100 Feet 
3. Minimum Principal Front Yard Setback   25 Feet 
4. Minimum Principal Side Yard Setback  10 Feet One Side 
        25 Feet Both Sides 
5. Minimum Principal Rear Yard Setback  25 Feet 
6. Minimum Accessory Side Yard Setback  10 Feet 
7. Minimum Accessory Rear Yard Setback  10 Feet 
8. Maximum Principal Building Height  2 stories, 30 Feet 
9. Minimum Gross Floor Area   1,200 SF (1 Story) 
        1,350 SF (2 Stories) 
10. Maximum Impervious Lot Coverage   40 % 
11. Maximum Building Coverage    25 % 

ii. Single Family Detached dwelling unit, subject to the following (R-1A 
Zone): 

12. Minimum Lot Size     7,500 SF 
13. Minimum Lot Width     75 Feet 
14. Minimum Principal Front Yard Setback   25 Feet 
15. Minimum Principal Side Yard Setback  10 Feet One Side 
        25 Feet Both Sides 
16. Minimum Principal Rear Yard Setback  25 Feet 
17. Minimum Accessory Side Yard Setback  10 Feet 
18. Minimum Accessory Rear Yard Setback  10 Feet 
19. Maximum Principal Building Height  2 stories, 30 Feet 



20. Minimum Gross Floor Area   1,200 SF (1 Story) 
        1,350 SF (2 Stories) 
21. Maximum Impervious Lot Coverage   40 % 
22. Maximum Building Coverage    25 % 

iii.  Farms 
iv. Public community center buildings, auditoriums, public libraries, public 

amusement, public art gallery, and other places of public assembly not 
conducted for gain or profit. 

Permitted Accessory Uses 

i. Private Garages 
ii. Private Swimming Pools 
iii. Outdoor Barbeque Structures 
iv. Utility Sheds 
v. Signs  
vi. Fences and Hedges 
vii. Off Street Parking 

Conditional Uses: 

i. Places of Worship 
ii. Educational Uses 
iii. Public and Quasi-Public Recreational Uses 
iv. Public Utilities 
v. Community Residences for the Developmentally Disabled 
vi. Nursing Homes 

It is recommended that portions of the R-1 Residential that contain 
undevelopable and environmentally sensitive lands be protected from 
development in a new Conservation zone. 

b) Residential R-2 – The R-2 Residential areas are located in the southern 
and eastern portions of the City.  The largest contiguous area is east of 
Tilton Road in an area extending along Broad Street to Franklin Avenue 
and then north to New Road.  The next largest areas are south of Shore 
Road and west of Mill Road.  The R-2 areas provide a minimum lot area 
of 7,500 square feet.  Most of the lands zoned R-2 is developed and 
contains housing constructed during pre-war, post-war and the 1960s.  
The permitted uses, accessory uses and conditional uses permitted in the 
R-2 Residential areas are in accordance with the R-1 Residential areas.  
The prescribed area and bulk requirements of the R-2 zone are as 
follows: 

Single Family Detached dwelling unit, subject to the following: 

1. Minimum Lot Size     7,500 SF 
2. Minimum Lot Width     70 Feet 



3. Minimum Principal Front Yard Setback    25 Feet 
4. Minimum Principal Side Yard Setback  10 Feet One Side 
        25 Feet Both Sides 
5. Minimum Principal Rear Yard Setback   25 Feet 
6. Minimum Accessory Side Yard Setback   10 Feet 
7. Minimum Accessory Rear Yard Setback   5 Feet 
8. Maximum Principal Building Height  2 stories, 30 Feet 
9. Minimum Gross Floor Area   1,100 SF (1 Story) 
        1,250 SF (2 Stories) 
10. Maximum Impervious Lot Coverage   45 % 
11. Maximum Building Coverage    30 % 

There are no proposed changes or recommendations to make in this 
subarea.  

c) Residential  R-3 – The R-3 Residential areas are located in three (3) 
locations within the City of Northfield.  The larges area is east of Tilton 
Road and bordered by Fuae Avenue, Fairbanks Avenue, New Road and 
Davis Avenue.  An area north of New Road and west of Dolphin Avenue is 
also designated for R-3 residential development.  The third location is on 
the border with Linwood on both sides of Wabash Avenue.  The R-3 
residential areas are developed with older housing.  The minimum lot size 
is 6,000 square feet.  The small shopping center at the intersection of 
Oakcrest Drive and Shore Road is a non-conforming use in the present R-
3 Zoning District.  The permitted uses, accessory uses and conditional 
uses permitted in the R-3 Residential areas are in accordance with the R-
1 Residential areas.  The prescribed area and bulk requirements of the R-
3 zone are as follows: 

Single Family Detached dwelling unit, subject to the following: 

1. Minimum Lot Size     6,000 SF 
2. Minimum Lot Width     50 Feet 
3. Minimum Principal Front Yard Setback    25 Feet 
4. Minimum Principal Side Yard Setback  10 Feet One Side 
        25 Feet Both Sides 
5. Minimum Principal Rear Yard Setback   25 Feet 
6. Minimum Accessory Side Yard Setback   10 Feet 
7. Minimum Accessory Rear Yard Setback   5 Feet 
8. Maximum Principal Building Height  2 stories, 30 Feet 
9. Minimum Gross Floor Area   950 SF (1 Story) 
        1,100 SF (2 Stories) 
10. Maximum Impervious Lot Coverage   50 % 
11. Maximum Building Coverage    35 % 

There are no proposed changes or recommendation to make in this 
subarea. 

 



d) Residential R-4 – The R-4 Residential area is located in center of the 
City of Northfield.  This area is located to the south east of Burton 
Avenue.  This area consists of currently vacant land.  The R-4 area 
provides for a minimum lot area of 8,500 square feet.  The permitted 
uses, accessory uses and conditional uses permitted in the R-4 
Residential areas are in accordance with the R-1 Residential areas.  The 
prescribed area and bulk requirements of the R-4 zone are as follows: 

Permitted Uses 

i. Single Family Detached dwelling unit, subject to the following: 

1. Minimum Lot Size    8,500 SF 
2. Minimum Lot Width    90 Feet 
3. Minimum Principal Front Yard Setback   25 Feet 
4. Minimum Principal Side Yard Setback  10 Feet One Side 

        20 Feet Both Sides 
5. Minimum Principal Rear Yard Setback  25 Feet 
6. Minimum Accessory Side Yard Setback  10 Feet 
7. Minimum Accessory Rear Yard Setback  10 Feet 
8. Maximum Principal Building Height  2 stories, 30 Feet 
9. Minimum Gross Floor Area   xxxxx SF (1 Story) 

        xxxxx SF (2 Stories) 
10. Maximum Impervious Lot Coverage  40 % 
11. Maximum Building Coverage   25 % 

It is recommended the City of Northfield Ordinance be revised to 
include a required Gross Floor Area requirement in this subarea. 

 

e) Adult Housing AH – The Master Plan designates a tract of land 
containing 14 acres of which approximately are developable (the 
remainder being designated wetlands) as Adult Housing.  The site is 
southeast of Shore Road at Dolphin Avenue adjacent to County-owned 
property and diagonally across Shore Road from the Stillwater and 
Shoreview Nursing Home.  The Adult Housing area provides for 15 
dwelling units per acre on the upland, developable portion of the site.  An 
age restriction of 55 years of age and over for one of the principal 
residents and no children under the age of 18 would be permissible.  In 
conjunction with the development of this site, a traffic light was installed 
at Shore Road and Dolphin Avenue.   

Permitted Uses 

i. Age Restricted Adult Housing, subject to the following requirements: 

1. Minimum Lot Size     200,000 SF 
2. Minimum Lot Width     200 Feet 



3. Minimum Setback to Dolphin Avenue   25 Feet 
 East of Shore Road       

4. Minimum Setback to Shore Road   100 Feet 
5. Minimum Setback to Any Real Property Line  60 Feet 
6. Minimum Accessory Side Yard Setback  25 Feet 
7. Minimum Accessory Rear Yard Setback  50 Feet 
8. Maximum Principal Building Height   3 Stories 
9. Minimum Gross Floor Area    XXXX SF  
10. Maximum Impervious Lot Coverage   35 % 
11. Maximum Building Coverage    20 % 

ii. Single Family Detached dwelling unit, subject to the R-1 Zone above. 

Permitted Accessory Uses 

i. Private Garages or Storage Buildings 
ii. Off Street Parking 
iii. Signs  
iv. Fences and Hedges 

Conditional Uses: 

i. Public Utilities 
 

It is recommended the City of Northfield Ordinance be revised to 
include a required Gross Floor Area requirement in this subarea. 

f) Residential Townhouse TH – The Master Plan provides for a proposed 
Townhouse development area at a density of six (6) dwelling units per 
acre north of Cresson Avenue on the border of Pleasantville and Egg 
Harbor Township.   

The Townhouse District has been repealed and this area has been 
rezoned to the R-C Zoning District by Ordinance 1-1997. 

There are no proposed changes or recommendation to make in this 
subarea. 

g) Senior Citizen SC – The Senior Citizen area is located to the east of 
Dolphin Avenue at the municipal boundary of the City of Northfield and 
the City of Pleasantville.  This area consists of vacant land.  The Senior 
Citizen area provides for a minimum land area of 200,000 square feet. 

Permitted Uses 

i. Age Restricted Adult Housing, subject to the following requirements: 

1. Minimum Tract Size     200,000 SF 
2. Minimum Lot Width     300 Feet 
3. Minimum Front Yard Setback    XX Feet  



4. Minimum Side Yard Setback    50 Feet One Side 
       100 feet Both Sides 

5. Minimum Rear Yard Setback    50 Feet 
6. Minimum Accessory Side Yard Setback  15 Feet 
7. Minimum Accessory Rear Yard Setback  20 Feet 
8. Maximum Principal Building Height   X Stories 
9. Minimum Gross Floor Area    XXXX SF  
10. Maximum Impervious Lot Coverage   XX % 
11. Maximum Building Coverage    XX % 

This subarea is included on the City of Northfield Zoning Map and 
Zoning Schedule.  It is recommended the City of Northfield Land 
Development Ordinance be revised to include a zoning section defining 
the specific permitted uses, accessory uses and conditional uses of this 
zoning district.  Additionally, the zoning schedule should be revised to 
include the required Front Yard Setback, the building height, the Gross 
Floor Area, impervious lot coverage, and the building coverage 
requirements in this subarea. 

2. Area B - Commercial 

a) Neighborhood Business N-B – The Neighborhood Business area has 
one area in the oldest section of the City of Northfield; it is on the east 
side of Tilton Road between Zion Road and Wabash Avenue.  The 
principal focus of this area is the retention of small businesses adjacent to 
residential developments.  Uses include restaurants, offices and small 
commercial stores.  The N-B zone area provides for a minimum lot area 
of 10,000 square feet. 

Permitted Uses 

i. Food Stores 
ii. Eating and Drinking Establishments (not inclusive of Fast Food 

Establishments) 
iii. Miscellaneous Retail  

(a) Drug and Proprietary Stores 
(b) Liquor Stores 
(c) Miscellaneous Shopping Goods Store 
(d) Florist 
(e) Tobacco Stores and Stands 
(f) News Dealers and New Stands 

iv. Banking and Credit Institutions 
v. Personal Services 

(a) Garment Pressing and Agents for Laundries and Dry Cleaning 
(Including Pick Up Shops) 

(b) Coin Operated Laundry and Dry Cleaning 
(c) Photographic Studios 
(d) Beauty Shops 
(e) Barber Shops 



(f) Shoe Repair, Shoe Shine Parlors, and Hat Cleaning Shops 
(g) Child Care Services 

vi.  Health, Legal and Other Professional Service 
(a) Offices of Physicians, Dentists, Osteopathic Physicians and Other 

Health Practitioners 
(b) Legal Services 
(c) Engineering, Architectural and Surveying Services 
(d) Accounting, Auditing and Bookkeeping Services 

vii. Public Facilities and Uses  
(a) Community Centers 
(b) Auditorium  
(c) Library 
(d) Museum 
(e) Art Gallery  

viii. Administrative Offices 
(a) Depository Institutes 
(b) Non Depository and Credit Institutions 
(c) Security and Commodity Brokers, Dealers, Exchanged and 

Services 
(d) Insurance Carriers 
(e) Insurance Agents, Brokers and Services 
(f) Real Estate 
(g) Holding and Other Investment Offices 
(h) Business Services 
(i) Engineering, Accounting, Research, Management and Related 

Services 
(j) Services Not Elsewhere Classified 

 
1. Minimum Lot Size      10,000 SF 
2. Minimum Lot Width     90 Feet 
3. Minimum Front Yard Setback    25 Feet  
4. Minimum Side Yard Setback   10 Feet One Side 

        15 Feet Both Sides 
5. Minimum Rear Yard Setback     25 Feet 
6. Minimum Accessory Side Yard Setback   10 Feet 
7. Minimum Accessory Rear Yard Setback   25 Feet 
8. Maximum Principal Building Height  2 Stories, 25 Feet 
9. Minimum Gross Floor Area   1,500 SF (1 Story) 

        1,500 SF (2 Stories) 
10. Maximum Impervious Lot Coverage   75 % 
11. Maximum Building Coverage    25 % 

 
Permitted Accessory Uses 
 

i. Private Garage Space for Storage of Commercial Vehicles Utilized in 
conjunction with a Permitted Business Use 



ii. Other Customary Accessory Uses and Buildings for Equipment Storage 
and Maintenance (such uses shall be incidental to the Principal use) 

iii. Signs 
iv. Fences and Hedges 
v. Off-Street Parking 

 
Conditional Uses 

i. Parks, Playgrounds and Recreational Areas 
ii. Public Utilities 

 

It is recommended that permitted uses be identified as general use 
categories as opposed to the SIC code number. 

 
b) Community Business C-B – The Community Business area constitutes 

an intermediate business and commercial development area within the 
City.  The principal focus of this area is the intersection of New Road and 
Tilton Road in the center of Northfield.  This pattern of development 
extends primarily along Tilton Road between Cresson Road and Infield 
Avenue.  A second C-B area is located on the western edge of the City 
along New Road which encompasses existing commercial development.  
The existing uses of this area are primarily food and retail outlets, 
although offices are permitted.  The highway aspect of these areas will 
ensure the continuation of the community business uses and the potential 
for redevelopment. 

Permitted Uses 

i. Building Construction – General Contractor and Operative Builders 
ii. Construction – Special Trace Contractors 

(a) Plumbers, Heating and Air Conditioning 
(b) Painting, Paper Hanging and Decoration 
(c) Electric Work 
(d) Carpentering and Flooring 

iii. Communication, Including Telephone, Telegraph, Radio and TV 
Broadcasting and Other Communication Services 

iv. Wholesale Trade – Durable Goods 
(a) Furniture and Home Furnishings 
(b) Sporting, Recreation, Photographic and Hobby Goods, Toys and 

Supplies 
(c) Electric Goods 
(d) Hardware, Plumbing and Heating Equipment and Supplies 
(e) Commercial Machines and Equipment 
(f) Farm and Garden Machinery and Equipment 
(g) Professional and Sales Equipment and Supplies 

v. Wholesale Trade – Non-Durable Goods 
(a) Paper and Paper Products 
(b) Drugs, Drug Proprieties and Druggist Sundries 



(c) Apparel, Piece Goods and Notions 
(d) Groceries and Related Products 
(e) Beer, Wine and Alcoholic Beverages 
(f) Miscellaneous Non-Durable Goods limited to: Tobacco and 

Tobacco Products and Paints, Varnishes and Supplies 
vi. Building Materials, Hardware and Garden Supply 
vii. General Merchandise Stores 
viii. Food Stores 
ix. Apparel and Accessory Stores 
x. Furniture, Home Furnishings and Equipment Stores 
xi. Miscellaneous Retail, including Drug Stores, Liquor Stores, Shopping 

Goods (excluding Fuel and Ice Dealers) 
xii. Banking, Credit Agencies and Security and Commodity Brokers 
xiii. Insurance and Real Estate  
xiv. Holdings and Other Investment Offices 
xv. Personal Services 
xvi. Business Services  
xvii. Miscellaneous Repair Services, including Radio and Television, Watch, 

Clock and Jewelry, and Reupholstery and Furniture Repairs 
xviii. Dance Halls, Studios and Schools 
xix. Health Services, Legal Services, Engineering, Accounting, Research, 

Management and Related Services, Services Not Elsewhere Classified, 
and Child Day Care Services 

xx. Educational Services limited to Computer and Data Processing, 
Business and Secretarial, and Private Vocational Schools 

xxi. Social Services limited to Individual and Family Social Services, and 
Job Training and Vocational Rehabilitation Services 

xxii. Membership Organizations 
 
1) Minimum Lot Size     20,000 SF 
2) Minimum Lot Width     125 Feet 
3) Minimum Front Yard Setback    50 Feet  
4) Minimum Side Yard Setback   25 Feet One Side 

       30 Feet Both Sides 
5) Minimum Rear Yard Setback     30 Feet 
6) Minimum Accessory Side Yard Setback  15 Feet 
7) Minimum Accessory Rear Yard Setback  30 Feet 
8) Maximum Principal Building Height  2 Stories, 25 Feet 
9) Minimum Gross Floor Area   2,500 SF (1 Story) 

       2,500 SF (2 Stories) 
10) Maximum Impervious Lot Coverage   80 % 
11) Maximum Building Coverage    25 % 

Permitted Accessory Uses 
 

i. Private Garage Space for Storage of Commercial Vehicles Utilized in 
conjunction with a Permitted Business Use 

ii. Maintenance and Storage Buildings 



iii. Off-Street Parking 
iv. Signs  
v. Fences and Hedges 

 
Conditional Uses 

i. Restaurants 
ii. Automobile Service Stations 

 

It is recommended that permitted uses be identified as general use 
categories as opposed to the SIC order number. 

c) Regional Commercial R-C – The Regional Commercial area is along 
Tilton Road north of New Road which provides for appropriate regional 
commercial highway development.  The large lot size requirement of 
200,000 square feet and 300 feet of street frontage encourage large 
retail stores or several businesses in on structure.  Most of the newer 
existing uses already take full advantage of the regional nature of this 
area, while some of the older uses are smaller and typical of earlier rural 
highway development.  Redevelopment of the older uses and maximum 
use of the remaining vacant land is encouraged. 

Permitted Uses 

i. Building Construction – General Contractor and Operative Builders 
ii. Construction – Special Trace Contractors 
iii. Communications 
iv. Electric, Gas and Sanitary Service Offices 
v. Wholesale/Retail Trade – Durable Goods 

(a) Automotive Parts and Supplies, but excluding Junk Yards 
(b) Tires and Tubes 
(c) Furniture and Home Furnishings 
(d) Lumber and other Construction Materials 
(e) Sporting, Recreation, Photographic and Hobby Goods, Toys and 

Supplies 
(f) Electric Goods 
(g) Hardware, Plumbing and Heating Equipment and Supplies 
(h) Commercial and Construction Machinery, Equipment and Sales 
(i) Jewelry, Watches, Diamonds and Other Precious Stones 
(j) Other Non-Durable Goods such as Musical Instruments, Luggage 
(k) Physical Fitness Facilities 
(l) Health Services 
(m) Legal Services 
(n) Engineering, Accounting, Research, Management, and Related 

Services 
(o) Services Not Elsewhere Classified 
(p) Child Care Services 

vi. Wholesale/Retail Trade – Non-Durable Goods 
(a) Paper and Paper Products 



(b) Drugs, Drug Proprieties and Druggist Sundries 
(c) Apparel, Piece Goods and Notions 
(d) Groceries and Related Products 
(e) Beer, Wine and Alcoholic Beverages 
(f) Tobacco and Tobacco Products 
(g)  Paints, Varnishes and Supplies 

vii. Building Materials, Hardware and Garden Supply 
viii. General Merchandise Stores 
ix. Food Stores 

(a) Sale of Prepared Food for Home Consumption  
x. Apparel and Accessory Stores 
xi. Furniture, Home Furnishings and Equipment Stores 
xii. Miscellaneous Retail, including Drug Stores, Liquor Stores, Shopping 

Goods (excluding Fuel and Ice Dealers) 
xiii. Banking, Credit Agencies and Security and Commodity Brokers 
xiv. Insurance and Real Estate  
xv. Holdings and Other Investment Offices 
xvi. Personal Services 
xvii. Business Services  
xviii. Miscellaneous Repair Services, including Radio and Television, Watch, 

Clock and Jewelry, and Reupholstery and Furniture Repairs 
xix. Amusement and Recreation Services 

(a) Dance Halls, Studios and Schools 
(b) Bowling Alleys 
(c) Membership Sports and Recreation Clubs 

xx. Health, Legal and Other Professional Services 
xxi. Educational Services limited to Computer and Data Processing, 

Business and Secretarial, and Private Vocational Schools 
xxii. Social Services limited to Individual and Family Social Services, and 

Job Training and Vocational Rehabilitation Services 
xxiii. Membership Organizations 

 
1) Minimum Lot Size      80,000 SF 
2) Minimum Lot Width     200 Feet 
3) Minimum Front Yard Setback    65 Feet  
4) Minimum Side Yard Setback   15 Feet One Side 

       30 Feet Both Sides 
5) Minimum Rear Yard Setback     35 Feet 
6) Minimum Accessory Side Yard Setback   15 Feet 
7) Minimum Accessory Rear Yard Setback   35 Feet 
8) Maximum Principal Building Height  3 Stories, 35 Feet 
9) Minimum Gross Floor Area   5,000 SF (1 Story) 

       5,000 SF (2 Stories) 
10) Maximum Impervious Lot Coverage   85 % 
11) Maximum Building Coverage    25 % 

Permitted Accessory Uses 
 



i. Private Garage Space for Storage of Commercial Vehicles Utilized in 
conjunction with a Permitted Business Use 

ii. Maintenance and Storage Buildings 
iii. Off-Street Parking 
iv. Signs  
v. Fences and Hedges 

 
Conditional Uses 

i. Automobile Service Stations 
ii. Restaurants 
iii. Arcades 
iv. Multi-Level Motel, Office or Convention Center 
v. Public Utilities 

 
It is recommended that the permitted uses be identified as general 
use categories as opposed to the SIC code numbers. 

 

d) Office Professional O-P – The Office Professional areas permit only 
professional offices for health related, legal and similar professional uses.  
The minim lot size of 15,000 square feet provides for development of 
office buildings with several professional suites.  The two Office 
Professional areas are located on New Road at Mill Road and at the 
intersection of Tilton Road and Zion Road.  The majority of the lots in 
these areas are developed with conforming uses, with several vacant lots 
yet to be built upon. 

Permitted Uses 

i. Health, Legal and Other Professional Services 
ii. The Administrative Offices Only Associated with the following 

(a) Depository Institutions 
(b) Nondepository Credit Institutions 
(c) Security and Commodity Brokers, Dealers, Exchanges and 

Services 
(d) Insurance Carriers 
(e) Insurance Agents, Brokers and Services 
(f) Real Estate 
(g) Holdings and Other Investment Offices 
(h) Business Services 
(i) Engineering, Accounting, Research, Management, and Related 

Services 
(j) Services Not Elsewhere Classified 

 
1) Minimum Lot Size      15,000 SF 
2) Minimum Lot Width     100 Feet 
3) Minimum Front Yard Setback    45 Feet  
4) Minimum Side Yard Setback   15 Feet One Side 

       20 Feet Both Sides 



5) Minimum Rear Yard Setback     25 Feet 
6) Minimum Accessory Side Yard Setback   15 Feet 
7) Minimum Accessory Rear Yard Setback   25 Feet 
8) Maximum Principal Building Height  2 Stories, 25 Feet 
9) Minimum Gross Floor Area   1,500 SF (1 Story) 

       1,500 SF (2 Stories) 
10) Maximum Impervious Lot Coverage   80 % 
11) Maximum Building Coverage    25 % 

 
Permitted Accessory Uses 
 

i. Private Garage Space for Storage of Commercial Vehicles Utilized in 
conjunction with a Permitted Business Use 

ii. Maintenance and Storage Buildings 
iii. Off-Street Parking 
iv. Signs  
v. Fences and Hedges 

 
Conditional Uses 

i. Public Utilities 
 

It is recommended that permitted uses be identified as general use 
categories as opposed to the SIC code numbers. 

 

e) Office Professional Business O-PB – The Office Professional Business 
areas are located or in the vicinity of New Road.  The Office Professional 
Business areas provides for a mixed use of development of retail outlets 
and offices.  This designation recognizes the present mixed nature of 
development with the building of new and re-use of existing structures.  
The 10,000 square foot lot size requirement recognizes the historic 
pattern of mixed commercial and residential uses in the area. 

Office uses should be emphasized in the O-PB areas along New Road 
which has limited potential to carry major increases in traffic.  Retail uses 
tend to create peak period traffic and should be discouraged. 

A short portion of Tilton Road between Infield Road and Zion Road is 
designated for Office Professional Business uses.  This area buffers the 
adjoining Neighborhood Business and Community Business areas to 
residential zones and emphasizes the appropriateness of office 
development. 

Permitted Uses 

i. Equipment Stores  
(a) Household Appliance Stores 
(b) Radio, Television and Consumer Electronic Stores 



ii. Miscellaneous Retail 
(a) Book Stores 
(b) Stationary Stores 
(c) Hobby, Toy and Game Shops 
(d) Camera and Photography Supply Stores 
(e) Banking, Credit Agencies and Commodity Brokers 
(f) Insurance and Real Estate 
(g) Holdings and Other Investment Offices 
(h) Personal Services 
(i) Health, Legal and Other Professional Services 
(j) Depository Institutions 
(k) Nondepository Credit Institutions 
(l) Security and Commodity Brokers, Dealers, Exchanges and 

Services 
(m) Insurance Carriers 
(n) Insurance Agents, Brokers and Services 
(o) Real Estate 
(p) Holdings and Other Investment Offices 
(q) Business Services 
(r) Engineering, Accounting, Research, Management, and Related 

Services 
(s) Services Not Elsewhere Classified 

 
1) Minimum Lot Size      10,000 SF 
2) Minimum Lot Width     90 Feet 
3) Minimum Front Yard Setback    25 Feet  
4) Minimum Side Yard Setback   15 Feet One Side 

       15 Feet Both Sides 
5) Minimum Rear Yard Setback     25 Feet 
6) Minimum Accessory Side Yard Setback   10 Feet 
7) Minimum Accessory Rear Yard Setback   25 Feet 
8) Maximum Principal Building Height  2 Stories, 25 Feet 
9) Minimum Gross Floor Area   1,500 SF (1 Story) 

       1,500 SF (2 Stories) 
10) Maximum Impervious Lot Coverage   80 % 
11) Maximum Building Coverage    25 % 

 
Permitted Accessory Uses 
 

i. Private Garage Space for Storage of Commercial Vehicles Utilized in 
conjunction with a Permitted Business Use 

ii. Maintenance and Storage Buildings 
iii. Off-Street Parking 
iv. Signs  
v. Fences and Hedges 

 
Conditional Uses 



i. Public Utilities 
 

It is recommended that permitted uses be identified as general use as 
opposed to the SIC code numbers. 

f) Country Club C-C – The Country Club area delineates the Atlantic City 
Country Club and a few single-family houses surrounded by the Club 
properties.  The golf course is an important historic asset to the City of 
Northfield.  Development of fringe areas of the Atlantic City Country Club 
properties has occurred through the years and a major renovation of the 
course and the support buildings took place from 1998 through 2000.  
Redevelopment of the “Club House” and related facilities may be deemed 
necessary in the future.  However, care must be taken not to destroy the 
historic value and recreational viability of this asset by reducing land 
available for the 18 hole golf course and driving range.   

Development of country club guest rooms is encouraged to enable the 
Atlantic City Country Club to host small conventions, conferences and 
meetings while also permitting rent of spacious banquet accommodations 
to the general public.  A Master Plan of the development of the country 
club was submitted in 1998 establishing a program of long range 
retention of the overall golf course and club facility.  Any plan to develop 
ancillary facilities and or buildings should be reviewed by the Planning 
Board. 

Permitted Uses 

i. Detached Single Family Residential Use 
ii. A Golf Course for Golfing Activities.  A Golf Course being a separate 

principal use may exist in one of several possible forms.  
(a) It may be combined with a Country Club Clubhouse as a mixed 

use on one lot; or 
(b) It may serve as a required Open Space Parcel for a Country Club 

Clubhouse established through a Planned Development; or  
(c) It may be established as an independent use on a tract consisting 

of one or more lots. 
iii. A Clubhouse for a Country Club Activities 
iv. Golf Villas for Residential Usage only when approved as part of a 

Planned Development.  Units may be sold or rented.  Golf Villas being 
a separate principal use may exist in one of several possible forms: 
(a) They may be established as an independent use consisting of 

multiple unit structures on one or more lots when approved as 
part of a Planned Development; or 

(b) They may be established as an independent use consisting of 
clustered single unit attached structures on individual lots when 
approved as part of a Planned Development; or 

(c) They may be combined with a Country Club Clubhouse as a mixed 
use on one lot when approved as part of a Planned Development. 



 
 Mixed Uses 
 

i. Permitted uses may be established as the sole principal use on an 
individual lot or be combined on a single lot a Mixed Use except that a 
single detached single-family dwelling shall be the sole principal 
structure on a lot and a lot may not contain another principal use.  
When two or more principal uses are to occupy a single lot, site 
boundaries encompassing each principal use and its accessory uses, 
buildings and structures shall be established.  The Principal Uses 
forming a Mixed Use shall individually and separately conform to their 
respective limitations and requirements unless expressly exempted or 
excluded. 

 
 

 
1) Minimum Lot Size      100 Acres 
2) Minimum Lot Width     400 Feet 
3) Minimum Front Yard Setback    100 Feet  
4) Minimum Side Yard Setback   100 Feet One Side 

       200 Feet Both Sides 
5) Minimum Rear Yard Setback     200 Feet 
6) Minimum Accessory Side Yard Setback   100 Feet 
7) Minimum Accessory Rear Yard Setback   100 Feet 
8) Maximum Principal Building Height  2.5 Stories, 35 Feet 
9) Maximum Impervious Lot Coverage   5 % 
10) Maximum Building Coverage    3 % 

 
Permitted Accessory Uses 
 

i. Pro Shop as Accessory to a Golf Course or Clubhouse 
ii. Recreational and Maintenance Uses Accessory to Golf Course, Golf 

Villas and Clubhouse including, but not limited to: 
(a) Swimming Pools and Cabanas 
(b) Tennis Courts, Squash Courts, Exercise Rooms and other 

Recreational Facilities 
(c) Locker Rooms 
(d) Driving Ranges and Practice Greens but only as an accessory to 

the Golf Course 
(e) Putting Greens 

iii. Storage and Maintenance Buildings 
iv. Signs  
v. Fences and Hedges 
vi. Off Street Parking 
vii. Garages but only as an accessory to a Single Family Dwelling and Golf 

Villas 



viii. Golf Suites for Hotel, Motel or Transient lodging only as an accessory 
to a Country Club 

 
It is recommended that the general use and bulk requirements be 
amended in order to help preserve the historic, recreation, open space, 
and aesthetically pleasing value if the property is located in this zone.   



V. RESOURCE INVENTORY AND ASSESSMENT 

A. Regional Development 

1) Casino Development 

Currently twelve (12) Casinos exist in Atlantic City.  The next wave of 
casino construction has continued in the Marina District with major 
additions currently being constructed at Harrahs and Borgota. 

Other casinos, such as Taj Mahal, are also undergoing major additions 
and renovations. Various other sites are in the planning or early 
construction phase for new casino hotels. 

2) Regional Non-Casino Development 

It is apparent that the regional non-casino development is tied very 
closely with the development of the casinos.  The U.S. Census Data 
indicates that the greatest number of building permits issued in 
Atlantic County was during the 1980’s when the bulk of the casinos 
were constructed.  Approximately 25,000 residential building permits 
were issued from 1980 through 1988.  The 1990’s have shown a 
significant decrease in the number of residential building permits.  
The 2000 Census Data has shown has shown the number of building 
permits issued between 1990 and 1999 is fewer than 5,000.  The 
actual number of permits issued has been increasing over the last 5 
years, but still they are significantly lower than those during the 
1980’s.  The 2000 Census Data indicates that the total number of 
households increased by 11.6 percent (approx. 9,900 homes) from 
1990 to 2000. 

The growth in commercial/retail facilities has continued through the 
late 1990’s.  The development of the Hamilton Crossing Shopping 
center, The Festival at Hamilton and the Multiplex movie theatre also 
in Hamilton has shown a positive development trend for commercial 
and retail facilities.  Much of the Black Horse Pike corridor through 
Hamilton and Egg Harbor Townships is undergoing extensive 
commercial development.  Additionally, the development of the 
Atlantic City Walk indicates significant positive development trend in 
the eastern portion of the county. 

Atlantic Count in general has continued its steady growth through the 
1990’s.  While not as fast as the 1980’s, the latter half of the 1990’s 
has shown a positive trend toward commercial growth.  On the other 
hand, several of the growth area communities have attempted to 
reduce the number of residential units being constructed within their 
boundaries.  Both Egg Harbor Township and Hamilton Township have 
begun revising their ordinances to reduce permitted densities in the 



growth areas.  Growth is expected to continue in the long term, but 
at a significantly reduced pace than the 1980s.   

At present, major upgrades are in the process for the Atlantic City 
Airport and FAA Air National Guard. 

 

B. Potable Water Supply 

Water services are provided to most of the City’s residents by the New 
Jersey-American Water Company, Shore District.  The offices are located 
on Shore Road in Linwood.  The Shore District water is supplied to nine 
(9) area municipalities.  The water for the City of Northfield is obtained 
from wells in the Cohansey Aquifer at locations where subsurface water is 
considered safe from pollution and salt water intrusion according to the 
NJDEP.   

Approximately 100, or 3.5 percent of the City’s housing units are 
currently serviced individual potable wells.  Applications for well permits 
are processed by the Atlantic County Department of Health to ensure that 
all standards for safe drinking water are met.  The Planning Board does 
permit individual wells as part of a Site Plan approval only if it is 
considered unreasonable to require the developer to connect into the 
New Jersey American Water Company system.   

C. Sanitary Sewer System 

All wastewater within the City is handled by municipal sanitary sewer 
services. 

D. Transportation and Circulation 

As indicated the 1995 Re-examination, “transportation planning for 
Northfield is limited due to the fact the City is nearly developed and major 
roadways are controlled by Atlantic County and the New Jersey 
Department of Transportation”.   While not having direct control over 
County and State roadways, the City can however work collaboratively 
with these controlling agencies to improve existing strained corridors 
along existing County and State roadways.  Additionally, the City of 
Northfield has a program in place for the paving, improvement and 
resurfacing of municipal roadways.  

Between the years 2005 and 2008, the City of Northfield has received 
Municipal Aid for the following Roadway projects: 

1. Roosevelt, Phase 1, Fiscal Year 2005 
2. Roosevelt, Phase 2, Fiscal Year 2006 
3. Banning Avenue, Fiscal Year 2007 



4. Mount Vernon Avenue, Fiscal Year 2008 (Aid not yet awarded) 
 

E. Public Services 

1) Fire Department 

The City of Northfield is serviced by the City of Northfield Fire 
Department.  Seven (7) members of the Fire Company are paid and 
the remainder, including the Fire Chief, are volunteers.  The paid 
company includes five (5) Emergency Medical Technicians (EMTs) and 
two (2) paramedics.  The Fire House was originally located in a 
private garage and soon moved to its current location at 1600 Shore 
Road.  This central location within the municipality allows for high 
accessibility to service the City’s residents.  In 1979, a Fire House 
substation was constructed on Burton Avenue to adequately service 
the City’s growing population.  The Fire Department has been 
servicing the City’s residents since 1924.  The Fire Department offers 
twenty-four hour coverage and has a mutual aid plan with 
neighboring municipalities. 

The Fire Department provides for fire suppression and Emergency 
Medical Services on a basic life support level.  The City of Northfield 
Fire Department utilizes four (4) pumpers, one (1) rescue/utility 
vehicle, and three (3) utility vehicles. 

In addition to the services offered by the Fire Department, the City of 
Northfield Ambulance Squad also responds to the residents’ 
emergency calls.  The Northfield Ambulance Squad location of 1600 
Shore Road houses its telephone lines, administrative offices and 
response equipment.  The squad consists of volunteer, and paid 
personnel and has three (3) ambulances and one (1) first responder.  
Clients are generally taken to one of the three area medical hospitals: 
Shore Memorial in Somers Point, Atlantic Care Regional Medical 
Center – Atlantic City Campus (former Atlantic City Medical Center in 
Atlantic City), or Atlantic Care Regional Medical Center – Mainland 
Campus (former Atlantic City Medical Center Extension in Pomona).   

2) Police Department 

The City of Northfield maintains a 24- member Police Department.   A 
total of 9 vehicles are employed by the police department consisting 
of 8 police cars and one (1) 4-wheel drive units.  The department 
responds to an average of 20,000 calls per year.  These calls range 
from vehicle stops or burglary responses, to escorting the City’s 
deposits to the bank. 

F. Educational System 

1) Present Enrollment 



There is one public school, Northfield Community School, located with 
the municipality on New Road and Cedarbridge Road.  According to 
the 2007-2008 enrollment records, the total student population is 
1,077.  This includes all students from kindergarten through Eighth 
grade.  Students continue their education at Mainland Regional High 
School in Linwood. 

In addition to the public school system, four (4) private and parochial 
schools also educate the student population of the City of Northfield.  
The two (2) private schools are located in the City of Northfield:  The 
Oak Avenue School and Yale School; while the two (2) Parochial 
schools are located outside of the municipality: St. Joseph’s Regional 
School in Somers Point and Blessed Sacrament in Margate.  The City 
of Northfield does provide transportation for all its public, private and 
parochial school age students. 

2) Projected enrollment 

Two (2) approved studies have been prepared to project the future 
enrollment at the Northfield Community School.  One study was 
completed by Dr. Richard Perniciaro of the Atlantic County Community 
College Projecting a student enrollment through the year 2010 of 
1,177 students.  The other study was prepared by Gibson-Tanquini 
Architects projecting a future enrollment through the year 2010 of 
1,281 students. 

G. Recreational Facilities 

The City of Northfield has an extensive amount of land devoted parks, 
recreation and open space.  This is due to the city owned as well as 
private/commercial facilities.  As shown below, the total area 
associated with recreation, and open space in the City of Northfield 
accounts for greater than one quarter of the total land area of the 
municipality. 

 

1) Local Recreational Facilities – Municipally Owned. 

(a) Birch Grove Park  

Birch Grove Park is located along Burton Avenue and Mill Road 
along the northwest boundary line of City of Northfield with Egg 
Harbor Township.  Formerly the Somer’s Brick Yard, the lands of 
Birch Grove Park were donated to the City to hold as open space 
in perpetuity.  The old excavated clay pits have formed into lakes, 
with water lilies and water fowl, providing an attractive park and 
open space setting.  The Birch Grove Park contains 278.75 acres. 



Recreation facilities offered at Birch Grove Park include a 
playground, mini-golf course, walking trails with exercise stations, 
areas for fishing, and baseball and football fields.  The park hosts 
concerts, camping, hay rides, the Garden Club, and the Historic 
Society and Museum. 

 
(b) First Avenue Park 

First Avenue Park is located on First Avenue and has served as a 
“kiddie park” for the local residents.  In 2005 the park was 
upgraded with new equipment and is well shaded.  The First 
Avenue Park contains 0.8 acres. 

(c) Bike Path – 10.17 Acres 

(d) Frank Steward Wildlife Preserve 

The Frank Steward Wildlife Preserve is located along Glencove 
Avenue and has been designated a Wildlife Preserve.  The 
designation prohibits development and protects the 57.0 acres of 
the environmentally sensitive marshland. 

The City of Northfield also owns several acres of vacant land 
between the Atlantic City County Club and the Egg Harbor 
Township Boundary.  These parcels are currently vacant and 
contain environmentally sensitive marshland.  It is recommended 
that the City do all it can to assure these properties remain 
undeveloped. 

(e) Cove Avenue 

The Cove Avenue is located along Cove Avenue adjacent to the 
Frank Steward Wildlife Preserve.  This 8.1 acre wooded parcel was 
identified in the previous Master Plan Re-examination to be 
developed for recreational uses.  In an effort to help finance the 
new Community School, this parcel was sold and is now the 
location of the Ridgewood Court development.  As such, the 8.1 
acres site has been removed from the City’s Open Space 
Inventory. 

2) Local Recreational Facilities – Privately Owned 

(a) The Atlantic City Country Club 

The Atlantic City County Club is a privately owned Golf Course on 
Shore Road containing 237.8 acres.  The Atlantic City Country 
Club occupies nearly one-half of the land area between Shore 
Road and the City’s southeast boundary with Egg Harbor 



Township.  Originally opening in 1897, the Country Club now 
contains an 18-hole golf course, a club house, a pro shop, and a 
restaurant/banquet room, as well as rooms for operations and 
ancillary maintenance facilities.  National, state, and regional golf 
championships have been played at the Atlantic City Country Club.   

The Club was purchased by the Atlantic City Hilton in 1997 and 
went through a 13 million dollar renovation.  The course itself was 
renovated and the guest rooms were removed from the 
clubhouse.  Through the years, fringe areas of the Club property 
have been subdivided for single family housing.  Country Club 
Acres, an adjacent but separate development built between 1947 
and 1950, northeast of the Club contains 65 single family 
residential lots.  Several other independent smaller subdivisions 
have been developed and can be found on Hemsley Court, Golf 
View Drive and Argo Lane. 

In order to preserve the Country Club, while maintaining the 
economic viability of the Club, a Master Plan for the future 
development of the land owned by the Atlantic City Country Club 
was presented to the Planning Board and City Council for their 
consideration and subsequent approval in 1998.  The plan 
established the revised course layout and buildings needed to 
support the 18-hole course and driving range.  Long-term policies 
and goals to build additional guest facilities, to meet the needs of 
the Country Club and preserving the open space, historic nature 
of the club, and long-term objectives of the City still need to be 
addressed. 

(b) Tilton Driving Range and Golf Course 

The Tilton Driving Range and Golf Course is a privately owned 
driving range and miniature golf course.  The site consists of 
approximately 7.0 acres located along Tilton Road in the 
northwest portion of the City.   

(c) Blake’s Gymnastics (former Atlantic Indoor Tennis & Gymnastics) 

As indicated in the 1995 Re-examination, Atlantic Indoor Tennis & 
Gymnastics contained 4.4 acres of the privately owned recreation 
in the City.  Since, the 1995 Re-examination, Atlantic Indoor 
Tennis & Gymnastics facility closed.  The facility is now occupied 
by Blake’s Gymnastics.  The site is located along Mill Road in the 
Northwest portion of the City. 

(d) Tilton Village Recreation Corporation 



The Tilton Village Recreation Corporation is a privately owned 
indoor swimming facility.  The site consists of 1.7 acres located 
along Fabian in the northern portion of the City. 

3) Municipal Recreation Programs 

(a) The All-Sports Association is responsible for all municipal 
recreation programs in the City of Northfield.  The City provides 
some funding to the Association to finance the programs offered.  
The remainder of funding is provided from participants involved in 
each program.   

New park and recreation areas are becoming harder to find and still 
deemed necessary for a viable community.  Retention of the existing 
public and private recreation areas are priority.  Incorporation of tot-lots 
and play areas in any major new residential developments in the City 
should be considered by the Planning Board and Mayor and Council. 

H. Historic Preservation 

The City of Northfield has an active Cultural Committee which maintains 
records and artifacts of the city.  The Cultural Committee established and 
maintains a museum at Birch Grove Park.  The museum was an office 
built in 1926 on Mill Road by the Railroad tracks.  It was moved to the 
City Yard for a while then to Shore Road.  In 1975 it became the original 
City Library behind the “new” City Hall.  In 1985 it was moved to Birch 
Grove Park.  In 1996 another historic building, the Casto House was 
moved adjacent to the original museum and in 2000 a connector building 
and gallery was built to connect the two historic structures.  The Cultural 
Committee has prepared several booklets cataloguing the background of 
some of the residents and structures in the City, and in cooperation with 
Arcadia Publishing released a pictorial history of the City to go along with 
the City’s Centennial Celebration in 2005.  Twenty-five historic homes are 
described in two booklets, Historic Houses of Northfield and More Historic 
Houses of Northfield, written by Carol A. Patrick and published by the 
Northfield Public Library Association and Northfield Bicentennial 
Committee in 1973 and 1979 respectively. 

In Table V.H.1. on the next page, the historic houses are identified by 
address, block and lot, year built and building type/historic notes.  It is 
recommended that these houses be included on a City register of historic 
structures approved by the City Council, and that the Historic Commission 
research, identify and recommend other historic structures for the 
register. 

As noted in the 1995 Master Plan Re-examination “The preservation and 
enhancement of historic structures in a municipality preserves its 
heritage.  It is also an expressed purpose of the zoning plan to promote 
the conservation of historic sites and districts (N.J.S.A. 40:55D-2).  



Therefore, the City Council should consider establishing a policy to 
preserve the historic architectural appearance of these houses in the 
event on any changes in the structure or use.  Incorporation of historical 
districts and/or buildings into the City Land Use and Development 
Regulations is recommended.  Architectural guidelines and delayed 
demolition permit requirements should be established and incorporated 
into the City codes.”   This recommendation has been implemented since 
the last Master Plan Re-examination in the form of the issuance of 
certificates of appropriateness from the City of Northfield for properties 
that are deemed historic. 

 

TABLE V.H.1. 
HISTORIC HOUSES IN THE CITY OF NORTHFIELD 

    
ADDRESS BLOCK LOT YEAR BUILT 
1505 Mill Road 16 11 c. 1850's 
1311 Mill Road 16 17 1840-1850 
1203 Mill Road 16 20 c. 1880's 
1111 Mill Road 16 21 pre-1900's 
1717 Zion Road 95 2 1858 
1629 Zion Road 95 32 1759 
1905 Cedarbridge Road 87 2 1842 
1712 Tilton Road 102 26 pre-1863 
1724 Tilton Road 102 27 pre-1900's 
1730 Tilton Road 102 3 pre-1900's 
1821 Tilton Road 98 7 pre-1872 
11 West Mill Road 98 6 c. 1894 
16 West Rosedale Ave. 79 29 c. 1860's 
15 Cove Avenue 160 1 pre-1780's 
34 East Rosedale Ave. 169 9 c. 1870's 
2115 Shore Road 85 11 1860 
1823 Shore Road 99 11 1891 
1826 Shore Road 173 19 1898 
1712 Shore Road 175 36 pre-1872 
1607 Shore Road 102 16 c. 1860's 
1513 Shore Road 103 7 c. 1860's 
1413 Shore Road 104 9 1840 
408 Shore Road 148 15 1868 
8 Virginia Avenue 148 16 1750 
Bayside School 173 8 c. 1690's 

 

I. Stormwater Management 

Effective stormwater management is important in the City of Northfield.  
The City of Northfield’s general topography is elevated in the middle 
portion of the municipality in the proximity of Shore Road.  This 
topography splits the City into two (2) drainage areas. Drainage from the 



western side of Shore Road drains to the southwest and drainage from 
the eastern side of Shore Road drains to the southeast.  More specifically, 
the western drainage area includes stormwater from the eastern portion 
of Maple Run in Birch Grove Park and drains into Patcong Creek which 
flows southeasterly to the Atlantic Ocean.  Serving as a stormwater 
detention and retention basin, Birch Grove Park contains large surface 
ponds into which drains about two-thirds of Northfield’s stormwater 
runoff.  These ponds control the rate the stormwater drains into Maple 
Run.  The stormwater from the eastern portion of Shore Road drains into 
the salt marshes which flow into Lakes Bay to the Atlantic Ocean. 

Floodplain delineations for the major floodways are contained n a 
National Flood Insurance Program Flood Insurance Rate Map (FIRM) for 
the City of Northfield.  The current map was prepared in January 1983 
and delineates special flood hazard areas along Patcong Creek and Maple 
Run in the Northwestern portion of the City, and tidal marsh area and 
upland fringe areas in the southeastern portion of the City along Lakes 
Bay.  Special flood hazard areas are defined by an elevation of 9.0 feet 
above the mean sea level along Lakes Bay and 11.7 to 12.0 feet along 
Patcong Creek and Maple Run south of Mill Road and 14.0 to 14.2 feet 
north of Mill Road.  The remainder of the City is not considered to be a 
flood hazard area for the National Flood Insurance Program. 

Since the 1995 Master Plan Re-examination the Tilton Road Drainage 
Project and Sutton Woods Drainage projects have been completed.  The 
Tilton Road Drainage project was a County project and the Sutton Woods 
Drainage project was completed by a private developer.   

The Planning Board requires that all applicants for land development near 
flood plains delineate the 100 year flood plain.  The Board has also 
initiated requirements on major developments to provide on-site 
detention basins to handle the volume and rate of runoff and to reduce 
soil erosion and sedimentation.  In addition, the applicants must show 
how their proposed drainage systems interface with the off-site water 
drainage system.   

It is recommended that the Planning Board implement measures to 
require underground storage of stormwater for proposed developments 
and should be designed at 50 percent above the present values.  Further, 
it is also recommended the Land Development Ordinance be updated to 
include the current stormwater standards and the Best Management 
Practices.  To comply with current stormwater management regulations 
for water quality, it will no longer be permissible to store all stormwater 
underground. 

J. Energy Conservation 

The Municipal Land Use Law indicates that a purpose of zoning is “to 
promote the conservation… of energy resources” (N.J.S.A. 40:55D-2.j), 



which requires the inclusion of standards in the Development Ordinance 
to provide energy conservation design criteria in the layout of streets 
(N.J.S.A. 40:55D-38) and site plans (N.J.S.A 40:55D-41).  Energy 
conservation planning can be accomplished in residential, commercial and 
office areas through overall site design and street and structural 
orientation to maximize passive solar energy utilization and adaptation for 
solar collection units.  Clustering of housing units can minimize or 
eliminate sewerage pump stations and provide energy conservation us of 
paving and utilities as opposed to traditional subdivision development 
layouts.  Encourage infill development in areas which have existing 
infrastructure while discouraging scattered development in rural areas 
would also help reduce long term energy needs. 

Other considerations include establishment of design standards for wind 
generators, landscape and planting design techniques to achieve 
optimum solar usage and careful site design review to encourage 
maximum utilization of low energy, high intensity street and parking lot 
lighting.  Construction and design techniques which utilize solar energy, 
building overhangs and thoughtful window placement can reduce energy 
costs.  Sidewalk construction could reduce the need to use automobiles 
within the City thus achieving a long term energy savings. 

As energy design techniques and standards are developed which would 
be applicable to development within the City of Northfield, it is 
recommended the City Council enact appropriate ordinance changes to 
achieve practical and cost efficient energy conserving site design and 
construction measures.  Further evaluation of site plans and subdivisions 
in terms of energy impact and reduced energy demands is warranted. 

 



VI. Demographics 

A. Atlantic County 

The 2000 Census data released in August 2001 has shown a population 
increase of 11.2 in Atlantic County.  The County’s population has 
increased from 224,237 residents in 1990 to 252,552 residents in 2000.  
An increase of 28,225 people living in Atlantic County.  The majority of 
this growth has occurred in the Pinelands Regional Growth Areas.  
Approximately 18,500 of the new residents moved into on of three 
growth area communities, Egg Harbor Township, Galloway Township, or 
Hamilton Township.  The remaining growth of the last 10 years has 
mainly occurred either on the Barrier Islands or the non-Growth Area 
Mainland region.  The Mainland Region consists of Absecon, Linwood, 
Northfield, Pleasantville and Somers Point.  These communities have 
increased their population by 4,449 residents from 1990.  The Barrier 
Island Communities of Atlantic City, Brigantine, Margate, Longport, and 
Ventnor have increased their population by 5,268 residents.  The 
remaining communities as shown in the Population Growth chart below as 
the Rural Areas has shown a decrease of 40 people from 1990 to 2000. 

The reasons that development has occurred in these areas are mainly 
due to the regulatory agencies and current policies governing 
development in our region.  As stated in the Atlantic County Master Plan2, 
the two regulatory documents, the Costal Facilities Review Act of 1973 
(CAFRA) and the Pinelands Protection Act of 1979 that regulate 
development within Atlantic County, have directed the development 
toward designated Coastal Centers in the CAFRA region and into the 
Regional Growth Areas within the Pinelands Protection Area. 

In addition to these regulations, the State Development and 
Redevelopment Plan (SDRP) also encourages growth within existing 
developed areas and the preservation of open space. 

While the amount of population increases may differ, it is anticipated that 
this pattern of growth within the Coastal Centers and Regional Growth 
Areas will continue into the foreseeable future. 

B. City of Northfield  

1) Population Increase 

The City of Northfield has shown a marginal increase in population 
from 1990.  The 2000 census indicates that the City’s population 
increased by 420 residents during the last 10 years.  This increase is 
lower than the Atlantic County growth rate, but is consistent with the 
growth rate of other Mainland municipalities (with the exception of 
Pleasantville). 



2)  Age Distribution 

The current median age of persons in the City of Northfield is 40 
years of age.  The median age from 1990 is not provided in the data 
that is available at this time.  However, the age distribution in the 
census data does indicate that the population is aging slightly since 
1990.  This pattern would be consistent with the remainder of the 
County and State.  Currently, the largest portion of the population is 
between the ages of 35 to 44.  Due to a change in format for the 
between the 1990 and 2000 census age distribution categories, it is 
not possible to accurately determine the increase or decrease in this 
age group.  However, it in comparing the 1990 age category of 25 to 
44 and the combined 2000 age categories of 25-34 and 35-44, there 
has been a decrease of this age group by 17 residents.  In contrast to 
the largest portion of the population, the smallest portion of the 
population is the 85 year and older category.  This age population has 
increased by 29.1% since the 1990 census. 

3)  Racial Composition 

The non-white population of the City of Northfield has continued to 
increase in the decade from 1990 to 2000.  In 1990 the total non-
white population, including Black, Indian, Asian, and other, was 335 
persons or approximately 5% of the total 1990 population.  The 
number has increased 51% to 655 persons in the year 2000.  This 
increase accounts for 8% of the total 2000 population.  The trend 
follows the county wide increase from 23.3% in 1980 to 31.6% non-
white population indicated in the 2000 Census.  The complete racial 
composition for the City is listed in Table VI.B.3 below. 

4) Gender 

The City of Northfield has maintained a balance between the male 
and female population since 1990.  The current male population of 
47.7% has only increased from 47.6% in 1990.  The county 
distribution is almost identical with a 48.3% male population in the 
year 2000. 



TABLE VI.B.1 
ATLANTIC COUNTY 

POPULATION GROWTH  
1990-2000 

 
MUNICIPALITY OR POPULATION GROWTH 1990 - 2000 COUNTY SHARE
OR GEOGRAPHIC 
AREA 1990 2000 (+/-) (%) (%)
BARRIER ISLAND 70,000       75,268       5,268 7 29.8                          
Atlantic City 37,986       40,517       2,531 11 16.0                          
Brigantine 11,354       12,594       1,240 11 5.0                            
Margate 8,431         8,193         -238 -2.9 3.2                            
Longport 1,224         1,054         -170 -16.1 0.4                            
Ventnor 11,005       12,910       1,905 14.7 5.1                            
MAINLAND 48,712       53,161       4,449 8.3 21.0                          
Absecon 7,298         7,638         340 4.5 3.0                            
Linwood 6,866         7,172         306 4.3 2.8                            
Northfield 7,305         7,725         420 5.4 3.1                            
Pleasantville 16,027       19,012       2,985 15.7 7.5                            
Somers Point 11,216       11,614       425 3.6 4.6                            
GROWTH AREAS 69,886       82,434       18,548 22.5 32.6                          
Egg Harbor Twp 24,544       30,726       6,182 20.1 12.2                          
Galloway Twp 23,330       31,209       7,879 25.3 12.4                          
Hamilton Twp 16,012       20,499       4,487 21.9 8.1                            
RURAL AREAS 71,729       41,689       -40 -0.1 16.5                          
Buena 4,441         2,873         -568 -14.6 1.5                            
Buena Vista 7,655         7,436         -219 -2.9 2.9                            
Corbin City 412            468            56 11.9 0.2                            
Egg Harbor City 4,583         4,545         -38 -0.8 1.8                            
Estelle Manor 1,404         1,585         181 11.4 0.6                            
Folsom 2,181         1,972         -209 -10.6 0.8                            
Hammonton 12,208       12,604       396 3.1 5.0                            
Mullica 5,896         5,912         16 0.3 2.3                            
Port Republic 992            1,037         45 4.3 0.4                            
Weymouth 1,957         2,257         300 13.3 0.9                            
Atlantic County 224,327     252,552     28,225 11.2

 
 



TABLE VI.B.2 
CITY OF NORTHFIELD 

COMPARISON OF AGE DISTRIBUTION IN THE CITY OF NORTHFIELD 
1990-2000 

 
 

AGE 1990 PERCENT 2000 PERCENT
DISTRIBUTION CENSUS OF TOTAL CENSUS OF TOTAL (+/-) (%)

Under 5 years 494            6.8% 417 5.4% -77 -15.6%
5 to 9 years 1,034         14.2% 599 7.8% -435 -42.1%
10 to 14 years -                0.0% 612 7.9% 612 0.0%
15 to 19 years 254            3.5% 463 6.0% 209 82.3%
20 to 24 years 312            4.3% 219 2.8% -93 -29.8%
25 to 34 years 2,304         31.5% 804 10.4% -1,500 -65.1%
35 to 44 years -                0.0% 1,483 19.2% 1,483 0.0%
45 to 54 years 848            11.6% 1,030 13.3% 182 21.5%
55 to 59 years 400            5.5% 383 5.0% -17 -4.3%
60 to 64 years 427            5.8% 342 4.4% -85 -19.9%
65 to 74 years 714            9.8% 684 8.9% -30 -4.2%
75 to 84 years 377            5.2% 507 6.6% 130 34.5%
85 years and over 141            1.9% 182 2.4% 41 29.1%
TOTALS 7,305         100.0% 7,725 100.0% 420              5.7%
Note:  Age ranges categories differ from 1990 to 2000.

CHANGE
COMPARISON OF AGE DISTRIBUTION IN THE CITY OF NORTHFIELD (1990-2000)
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FIGURE VI.B.2 
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TABLE VI.B.3 
CITY OF NORTHFIELD 

RACIAL COMPOSITION IN THE CITY OF NORTHFIELD 
1990-2000 

 
 

PERCENT OF 
RACE 1990 2000 NUMBER (%) POPULATION

WHITE 6,970        7,070 100 1.43% 91.5%
BLACK 132           205 73 55.30% 2.7%
INDIAN (AM) 15             8 -7 -46.67% 0.1%
ASIAN 154           193 39 25.32% 2.5%
OTHER 34             146 112 329.41% 1.9%
2 OR MORE RACES NOT  SPECIFIED 103 UNDETERMINED UNDETERMINED 1.3%
TOTAL 7,305        7725 317 4.34% 100.0%

RACIAL COMPOSITION IN THE CITY OF NORTHFIELD
POPULATION 

CHANGE
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VII. Master Plan Components 

A. Housing Plan 

The City of Northfield has shown a marginal increase in population since 
1990.  The City’s demographics are outlined in Section VI of this 
document.  With an increase of 420 persons, the gross density of the City 
has not had a significant increase. 

The City has shown a very small decrease in the median household size 
from 2.69 in 1990 to 2.66 persons per unit in the year 2000. 

The number of housing units within the City of Northfield increased by 96 
units.  Of the total 2,922 units, 96.6 percent are occupied, leaving 3.4 
percent vacant and 1.1 percent as seasonal recreational or occasional 
use.  The occupied units are up from 91.9 percent in 1990. 

The majority of the housing stock has remained as medium sized single 
family units.  Medium sized is considered to be two to three bedroom 
dwelling units. 

B. Circulation Plan 

The City of Northfield is located in the eastern portion of Atlantic 
County, located on the mainland between the City of Pleasantville, 
the City of Linwood and Egg Harbor Township.  The transportation 
system in the City of Northfield has developed in much the same 
manner as other rural communities in South Jersey.  Access to the 
municipality is gained by various state highways linking this region 
with Philadelphia, New York, and the shore communities.  These 
routes include, U.S. Route 9 (New Road), the Garden State 
Parkway, the Atlantic City Expressway, U.S. Route 40-322 (the 
Black Horse Pike), and U.S. Route 30 (the White Horse Pike). 

The major transportation corridors in the City of Northfield include 
New Road, Shore Road, Wabash and Fuae Avenues, Mill Road, Zion 
Road, and Tilton Road.  New Road, Shore Road, and Wabash and 
Fuae Avenues are the major north-south corridors in the City of 
Northfield with Mill Road, Zion Road and Tilton being the major 
east-west corridors.  These transportation corridors have played a 
large part in the growth of Northfield.  Residents have easy access 
to Exit 36 of the Garden State Parkway which extends from Cape 
May through Atlantic County to New York State.  Exit 36 is at Tilton 
and Fire Roads in Egg Harbor Township, 0.5 miles north of the City 
of the Northfield border.  Northfield is also close (within a five 
minute drive) to the Atlantic City Expressway, a limited access toll 



highway extending from Route 42 in Camden County through 
Hammonton to Atlantic City. 

Residents and visitors to the City of Northfield are afforded multiple 
points of entry.  One feature limiting transportation logistics in the 
City of Northfield is the salt marshes and Lakes Bay along the 
eastern border of the City with Egg Harbor Township.  This natural 
feature is a barrier to the transportation logistics in the City of 
Northfield. 

1. State Roads 

U.S. Route 9 (A.K.A. New Road) 

New Road is a major transportation corridor in the City of 
Northfield.  With a functional classification of an arterial 
roadway, the roadway provides a 2.0 miles north-south link 
between the City of Pleasantville and the City of Linwood. 

2. County Roads 

County Route 662 & 563 (A.K.A. Mill Road) 

Mill Road is a basic east-west transportation corridor between 
the Garden State Parkway in Egg Harbor Township and the City 
of Margate City.  With portions of this roadway classified as an 
arterial and others as a major collector, this roadway contains 
1.8 miles of county roadway within the city boundary. 

County Route 563 (A.K.A. Tilton Road) 

Tilton Road has a functional classification of an arterial 
roadway.  This roadway provides a 1.31 mile basic east-west 
transportation link between the Black Horse Pike in Egg Harbor 
Township and Shore Road and Mill Road.   

County Route 585 (A.K.A. Shore Road) 

Shore Road contains 1.85 miles of roadway and is a basic 
transportation corridor in the City of Northfield.  This roadway is 
parallel to New Road and provides a north-south link between 
the City of Pleasantville and the City of Northfield.  This county 
roadway has a functional classification as a major collector 

County Route 615 (A.K.A. Zion Road) 



Zion Road is an east-west link between Egg Harbor Township 
and the City of Northfield.  From its beginning point at its 
intersection with Shore Road, Zion Road contains 1.80 miles of 
roadway with a functional classification of a minor collector. 

County Route 644 (A.K.A. Dolphin Avenue) 

Dolphin Avenue provides a basic east-west link along the 
northern boundary of the City of Northfield.  This minor 
collector provides a 0.86 mile link between Shore Road and the 
City of Pleasantville.   

County Road 691 (A.K.A. Burroughs Avenue) 

Burroughs Avenue provides a basic east-west link along the 
southern boundary of the City of Northfield.  This minor 
collector provides a 0.49 miles link between Zion Road and Oak 
Avenue.    

3. Municipal Roadways 

Wabash and Fuae Avenues 

Wabash and Fuae Avenues provide a north-south link in the City 
of Northfield.  The approximate 1.9 miles of roadway provide a 
link between the City of Linwood and Dolphin Avenue at the 
northern boundary of the City.   

C. Utility Service Plan 

Currently, nearly all the residents of the City of Northfield receive 
municipal water and sewer services.  It has been noted that 96.5% 
of the residents are connected to the New Jersey American Water 
services provided in the City.  As improved water saving devices 
are introduced to the market, land use regulations and/or building 
code requirements should be updated to require more stringent 
water conservation strategies.  Conservation measures should be 
encouraged. 

D. Community Facilities Plan 

Community services in the City of Northfield include one (1) public 
school, a rescue squad, a city municipal building, and a public 
works building and garage.  The community facilities adequately 
house the city’s employees and volunteers. 



It is anticipated future growth will be minimal in the City of 
Northfield.  The current development trends indicate a population 
increase since 1990.  According to census data, the population in 
Northfield has increased from 7,305 to 7,725.  The impact of the 
population growth will not affect community facilities. 

Northfield’s Police and Fire Departments handle emergency 
services.  The City of Northfield currently has a staff of 24 police 
officers, and 7 paid fire fighters and 29 volunteer fire fighters.  Five 
members of the fire department are certified as Emergency Medical 
Technicians (EMTs) and two are certified paramedics.  Based on 
the public service multiplier of 2.08 police officers per 1,000 
persons, Northfield should have a minimum staff of 16 police 
officers.  Based in the current population, emergency management 
services are adequate. 

E. Recreation Facilities Plan 

Recreation Facilities have been described in the Recreation 
Facilities Section of the Resource Inventory and Assessment of this 
document.  To determine the capacity of the City of Northfield’s 
recreational facilities, the following summary has been prepared.  
The summary compares facilities offered in the City of Northfield 
with a recommended parks and recreation ratio. 

 

TABLE VII.E.1 
RECREATIONAL CAPACITY ANALYSIS 

        
ANALYSIS OF RECREATIONAL CAPACITY 

  
RECOMMENDED 

RATIO EXISTING RATIO CAPACITY RECOMMENDED 
FACILITY UNITS UNITS PERSONS UNITS PERSONS PERCENT SERVICE RADIUS 
BASKETBALL COURTS 0 1 5,000 0 7,725 0% 0.25 - 0.5 MILES 
TENNIS COURTS 0 1 2,000 0 7,725 0% 0.25 - 0.5 MILES 
VOLLEYBALL COURTS 0 1 5,000 0 7,725 0% 0.25 - 0.5 MILES 
BASEBALL FIELDS 4 1 5,000 1 1,545 324% 0.25 - 0.5 MILES 
FOOTBALL FIELDS 1 1 20,000 1 7,725 259% 15 - 30 MIN. TRAVEL 
SOCCER FIELDS 1 1 10,000 1 7,725 129% 1 - 2 MILES 
SOFTBALL FIELDS * 1 5,000 * 7,725 * 0.25 - 0.5 MILES 

TOTLOTS1 2 1 1,000 1 3,863 26% 0.25 - 0.5 MILES 
        

SOURCE:  NATIONAL RECREATION AND PARKS ASSOCIATION, RECREATION, PARK AND OPEN SPACE STANDARDS AND GUIDELINES.  
ALEXANDRIA, VIRGINIA: NRPA 1983. 

1 SOURCE: DERIVED FROM A VARIETY OF MUNICIPALITIES     

 



Based on the standard ratio set above, presently there exists a 
deficiency in recreational facilities in the City of Northfield.  The City 
of Northfield recognizes the lack of basketball courts, tennis courts, 
volleyball courts and totlots.  The City attempts to address the 
needs of its residents as they arise as well as trying to anticipate 
future needs.  Northfield wishes to improve and expand 
recreational facilities throughout the City for the benefit of all the 
residents. 

F. Conservation Plan 

It is recommended that an Environmental Resource Inventory (ERI) 
be performed to assess the environmental resources present in the 
City of Northfield.  The ERI will guide ordinance revisions and 
policies to conserve and protect environmentally sensitive areas 
from development. 

G. Economic Development Plan 

It is recommended that the City continue the present commission 
in order to help precipitate the Economic Growth of Northfield.       

H. Recycling Plan 

The City of Northfield has developed a plan to conform to the 
Atlantic County Recycling Plan.  Recyclables, aluminum, steel (tin), 
plastic, glass and paper products are collected curbside for 
residents.   

The practice of recycling should be encouraged to all the residents 
of the City of Northfield.  To increase participation in the recycling 
program, it is imperative efforts are made to insure all residents are 
knowledgeable of recycling schedules and procedures.  It is 
recommended that the City of Northfield publish the recycling 
schedule in the local newspaper to educate residents of the 
recycling program.  Real estate offices should be provided with 
recycling pamphlets to distribute them in all rental properties and 
all sale properties. 

I. Historic Preservation Plan 

1) Introduction: 

The City of Northfield, originally referred to as Bakersfield in 
Egg Harbor Township, separated from Egg Harbor Township 
and became incorporated On March 21, 1905.    Northfield has 



an active Cultural Committee which maintains records and 
artifacts of the City.  The Cultural Committee established and 
maintains a museum at Birch Grove Park.  The museum was an 
office built in 1926 on Mill Road by the Railroad tracks.  It was 
originally moved to the City Yard for a while then to Shore 
Road.  In 1975 it became the Original City Library behind the 
“new” City Hall.  In 1985 it was moved again moved to its 
current location in Birch Grove Park.  In 1996 the Casto House, 
another historic building, was moved adjacent to the original 
museum building.  A connector building and gallery were built in 
2000 to connect the two historic structures.  The cultural 
committee has prepared several booklets cataloguing the 
background of some of the residents and structures in the City 
of Northfield and in cooperation with the Arcadia Publishing 
released a pictorial history of the City to go along with the City’s 
Centennial Celebration in 2005.  Twenty five historic homes are 
described in two (2) booklets, Historic Houses of Northfield and 
More Historic Houses of Northfield, written by Carol A. Patrick 
and published by the Northfield Public Library Association and 
Northfield Bicentennial Committee in 1973 and 1979 
respectively.  Refer Table V.H.1 for a complete list of Historic 
Properties in the City of Northfield.   

As noted in the 1995 Master Plan Re-examination “The 
preservation and enhancement of historic structures in a 
municipality preserves its heritage.  It is also an expressed 
purpose of the zoning plan to promote the conservation of 
historic sites and districts (N.J.S.A. 40:55D-2).  Therefore, the 
City Council should consider establishing a policy to preserve 
the historic architectural appearance of these houses in the 
event on any changes in the structure or use.  Incorporation of 
historical districts and/or buildings into the City Land Use and 
Development Regulations is recommended.  Architectural 
guidelines and delayed demolition permit requirements should 
be established and incorporated into the City codes.”   

J. Open Space Plan 

1) Purpose 

To comply with the funding requirements of the Atlantic County 
Municipal Open Space Partnership Program.  To provide a 
document to assist in the management of the Open Space for 
the benefit of the residents of the City of Northfield. 



2) Municipal Description 

The City of Northfield is located in the eastern portion of 
Atlantic County consisting of 3.45 square miles in area.  The 
City is bounded to the south by the City of Linwood, to the 
north by the City of Pleasantville, and to the east and west by 
the Township of Egg Harbor.  The landscape is primarily flat, 
with rolling hills in some areas.  The City of Northfield is part of 
a large coastal plain that makes up most of southern New 
Jersey.  
 

3) Open Space Goals 

The City of Northfield wishes to improve and expand 
recreational and Open Space areas throughout the entire 
municipality for the benefit of all its residents.  Incorporation of 
Totlots and play areas in any major new residential 
development in the City should be considered by the Planning 
Board and Mayor and Council.  Additionally, undevelopable 
vacant lands owned by the City of Northfield should be added to 
the City’s Open Space records and restricted from development. 

4) Inventory 

The City of Northfield has an extensive amount of land devoted 
to parks, recreation and Open Space.  This is due to City owned 
as well as private/commercial recreation facilities.  Table VII.J. 
indicates the area dedicated to Open Space  in the City of 
Northfield.  As indicated in the Open Space table, a total of 
591.75 acres are devoted to open space and recreation 
activities.  This land area accounts for greater than one quarter 
of the total municipal land area.   



 

TABLE VII.J. 
  

PUBLIC AND PRIVATE/COMMERCIAL RECREATION AND OPEN SPACE 
CITY OF NORTHFIELD 

  
CITY OWNED FACILITY AREA (ACRES) 
BIRCH GROVE PARK 278.75 
FIRST AVENUE PARK 0.80 
BIKE PATH  10.17 
FRANK STEWARD WILDLIFE PRESERVE 57.00 
  
TOTAL 346.72 
  
PRIVATE/COMMERCIAL FACILITIES AREA (ACRES) 
ATLANTIC CITY COUNTRY CLUB 237.80 
TILTON DRIVING RANGE AND GOLF COURSE 7.00 
BLAKE’S GYMNASTICS                        4.40  
TOTAL  249.20 
  
TOTAL CITY OWNED AND PRIVATE FACILITIES  595.92 

 

(a). Birch Grove Park 

Birch Grove Park is part of the municipally owned Open 
Space in the City of Northfield.  These lands were donated 
to the City to hold as open space in perpetuity.  Originally 
used as Somers Brick Yard, the remains of the excavated 
clay pits have formed into lakes.  Now filled with water 
lilies and water fowl, the open setting is an attractive park.  
In the vicinity of the lakes a picnic area has been created 
with nearby parking.  Trails for walking and jogging have 
been provided along with several ball fields in close 
proximity to Burton Avenue.  The remainder of the park 
over eighty percent, has been left in a natural wooded 
state. 

Birch Grove Park also serves as a large detention/retention 
basin for surface water drainage in Northfield. 

(b). First Avenue Park 

A small 0.8 acre park on First Avenue has served as a 
‘kiddie’ playground for the local residents.  In 2005 it was 
upgraded with new equipment and the area is well shaded. 



(c). Bike Path 

The City of Northfield provides a bike path for its residents 
to enjoy active outdoor recreation.  The bike path extends 
through the municipality and contains 10.17 acres. 

(d). Frank Steward Wildlife Preserve 

The city owned land along Glencove Avenue has been 
designated a Wildlife Preserve.  The designation prohibits 
development and protects 57.0 acres of environmentally 
sensitive tidal marshlands.  This land is not developable 
and should be incorporated in the City’s permanent open 
space inventory.  

(e). Vacant Marshland 

The City of Northfield owns several acres between the 
Atlantic City Country Club and the Egg Harbor Township 
boundary.   

                        (f).   Atlantic City Country Club 

Containing 237.8 acres, the Atlantic City Country Club is 
the largest privately owned portion of open space and 
recreation in the City of Northfield; second only to Birch 
Grove Park in total open space land area within the City of 
Northfield.  As this privately owned facility includes the 
second largest open space area, it is imperative the City of 
Northfield is sensitive to future land use proposals for this 
property.  New park, recreation and open space areas are 
becoming harder to find, but are still necessary for a viable 
community.  Retention of the existing public and private 
recreation areas are a priority. 

(f). Tilton Driving Range 

Tilton Driving Range includes 7 acres of driving range and 
golf course areas for patrons to use.  The Tilton Driving 
Range is located on Tilton Road. 

5) Financial Basis 

It is not the City of Northfield’s intent to fund the existing and 
future recreational and open space programs solely through the 
use of County Open Space Funds, but rather to avail itself to all 



available sources of funding.  These would include low interest 
loans and grants, through the State’s Green Acres Program, the 
Division of Housing & Resources Grants, and other private 
grants and loans available to the City. 

Additionally, the City will continue to fund recreation projects 
through its municipal operating budget and capital budget.  The 
City is fortunate to have a strong network of community and 
volunteer organizations to assist in the construction and 
maintenance of our facilities. 



 

VIII. Master Plan Comparison 

A. Neighboring Municipalities Master Plans 

To identify the impact, if any, on the neighboring municipalities, the 
City of Northfield Master Plan has been reviewed for any possible 
conflicts with the adjoining communities.  This review includes the 
examination of the Master Plan, Land Use Regulations, and 
development trends of each municipality.   

1. Township of Egg Harbor, Atlantic County 

In preparing the City of Northfield Master Plan (CNMP), the 
impact on the Township of Egg Harbor has been considered.  
The Township of Egg Harbor Master Plan (TEHMP) has been 
reviewed to identify any possible conflicts with the goals of the 
CNMP. 

As part of the CNMP, it is recommended the eastern border of 
the municipality with Egg Harbor Township containing 
environmentally sensitive lands be considered for conservation.  
The westerly border of the City is compatible with the uses and 
zoning requirements of the Township of Egg Harbor.  Along this 
boundary, in the area of Patcong creek and Maple Run, the Egg 
Harbor Township Zoning Map includes a residential zone.  The 
residential zone in Egg Harbor Township is compatible with the 
uses and densities of the R-1A zone of Northfield.  Areas in Egg 
Harbor Township between the Garden State Parkway and Birch 
Grove Park are zoned for manufacturing.  Birch Grove Park 
serves as an ideal buffer to the more intense commercial and 
industrial uses in the neighboring municipality.  The area of 
Tilton Road is a residential and commercial zone.  This is 
compatible with Northfield’s zoning for Regional Commercial 
Development.  Lastly, along the northeast portion of the 
boundary line with Egg Harbor Township, is the Residential – 4 
at a density of three to four units per acre.  This area faces 
Dolphin Avenue and abuts the rear of the Regional Commercial 
zone in Northfield along Tilton Road.  Buffer requirements for 
commercial uses in Northfield would reduce the impact on the 
adjacent residential development. 

2. City of Pleasantville, Atlantic County 



The City of Pleasantville Master Plan (CPMP) has been reviewed 
to identify any possible conflicts with the goals of the CNMP.  
The boundary line between the City of Northfield and the City of 
Pleasantville is zoned primarily Residential – 10 which permits 
three to four units per acre.  The two exceptions to the zoning 
are a Medium Commercial zone along New Road and a Mid-High 
rise zone which is one thousand feet southeast of Shore Road 
and extends to Lakes Bay.  The majority of the zoning in the 
City of Pleasantville is compatible with Northfield with the 
exception of the Mid-High rise zone.  However, since much of 
this cannot be developed due to environmental constraints and 
State regulations and is adjacent to the County owned lands in 
Northfield, there should be no adverse impact on the City of 
Northfield. 

3. City of Linwood, Atlantic County 

The City of Linwood Master Plan has been also been reviewed 
to identify any possible conflicts with the goals of the CNMP.  
The zoning districts in Linwood are similar to those in Northfield.  
The R-1, R-2, and R-3 zones in Northfield are compatible to the 
Dwelling A, Dwelling B and Dwelling C zones in Linwood.  The 
one difference is a small area in Linwood zoned for recreation 
and open space southeast of Shore Road. 

B. County Master Plans 

1. Atlantic County 

The City of Northfield Master Plan has been prepared to 
incorporate the goals of the Atlantic County Master Plan (ACMP) 
dated October 2000.  The ACMP identifies 11 planning goals for 
Atlantic County.  The CNMP has been prepared to address the 
planning goals in the ACMP. 

C. Coastal Zone management Plan 

In 1973 the New Jersey State Legislature enacted the Coastal Area 
Facility Review Act (CAFRA) (N.J.S.A. 13:19-1), which provides 
review of coastal development in New Jersey.  This act is 
administered by the Land Use Regulations Program of the New 
Jersey Department of Environmental Protection.  The Coastal 
Permit Program Regulations (N.J.S.A. 7:7-1.1) summarizes 
activities for which a permit is required.  Under Section 7:7-2.1, b-
1, a CAFRA facility is defined as including, but not limited to: 



- The construction of 25 or more hotel or motel rooms. 

- The impervious or pervious paving of an area of more than two 
acres for motor vehicle parking and related access thereto. 

- The construction of 25 or more dwelling units or contiguous 
parcels of property which were under common ownership on or 
after September 19, 1973 (the effective date of CAFRA), 
regardless of present ownership. 

Previously included in the review process are residential 
developments consisting of 25 or more units and non-residential 
developments with 300 or more parking spaces, or two acres of 
impervious or pervious surface, excluding driveways and access 
roads. 

The CAFRA statue was amended in July 1993 lowering the 
jurisdiction thresholds.  Effective in July 1, 1994, structures within 
150 feet of the high water line, beach or dune will require a CAFRA 
permit.  As indicated in the previous Master Plan Re-Examination, 
the major change that affecting the City of Northfield was that 
commercial development having fifty (50) parking spaces or more 
required a CAFRA permit.   

The entire City of Northfield is within the Coastal Zone and 
therefore subject to the jurisdiction of the CAFRA statute.  The 
CNMP is generally consistent with the land use policies imposed by 
the NJDEP under the Rules for Coastal Zone Management (N.J.A.C. 
7:7E-1.1 et seq). 

D. State Development and Redevelopment Plan 

The New Jersey State Development and Redevelopment Plan 
designates the City of Northfield as a PA1 – Metropolitan Planning 
Area.  The PA1 designation is the most dense Planning area of the 
State Plan.  The State Planning Commission has identified the 
intention of the PA -1 to address the following six goals.  To 
provide for much of the state’s future redevelopment;  To revitalize 
cities and towns;  To promote growth in compact forms; To 
stabilize older suburbs;  To redesign areas of sprawl; and To 
protect the character of existing stable communities.  The City of 
Northfield Master Plan conforms has been prepared to address the 
goals outlined in the State Development and Redevelopment Plan. 
 

E. COAH 



The Council On Affordable Housing (COAH) was created by the Fair 
Share Housing Act of 1985 as the State Legislature’s response to a 
series of Supreme Court cases known as the Mount Laurel 
decisions.  The Supreme Court established a constitutional 
obligation for each of the 566 municipalities in the state to establish 
a realistic opportunity for the provision of fair share low and 
moderate income housing obligations, generally through land use 
and zoning powers.  The legislature provided an administrative 
alternative to this constitutional obligation via the Fair Housing Act. 

The 566 municipalities of the State enter the COAH process 
voluntarily.  Municipalities choosing to obtain substantive 
certification of their fair share plans receive an administrative shield 
from developer's lawsuits. Often such lawsuits result in the 
imposition of "builder's remedies" (four market units for each low 
and moderate income unit).  The City of Northfield is currently not 
COAH certified.  It is recommended that the City pursue this 
certification. 

F. State Highway Access Management Plan 

The City of Northfield contains approximately 2 miles of state 
regulated highways.  United States Route 9 (US Route 9 – AKA 
New Road) is the only state regulated highway within the boundary 
of Northfield.  The New Jersey Highway Management Plan 
regarding access and levels of service will govern properties having 
frontage on US Route 9.  All development located along this 
highway will require an application to the New Jersey Department 
of Transportation. 

G. Atlantic County Transportation Authority Master Plan 

The Atlantic County Master Plan (ACMP) has been reviewed to 
identify the transportation goals in Atlantic County.  The circulation 
and traffic systems in the City of Northfield are in conformance with 
the goals of the ACMP.  These transportation goals have been 
included in the City of Northfield Master Plan. 



 

IX. Census Data & Real Property Listing 
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EXECUTIVE SUMMARY 
 
 The City of Northfield has prepared this plan in response to the enactment of 

Assembly Bill 4 signed by the Governor in 2024.  This legislation abolished the Council 

on Affordable Housing (COAH), the State agency responsible for administering and 

overseeing affordable housing plans.  The legislation also amended affordable 

housing regulations as provided for in the Fair Housing Act (FHA) and set deadlines 

for municipalities for reporting and filing a Fourth-Round Housing Element and Fair 

Share Plan.   

 
In accordance with the amendments to the FHA, Northfield accepted the 

Department of Community Affairs’ (DCA) calculations of the Municipality’s Present 

Need and Prospective Need in a binding resolution 53-2025 on January 21, 2025 and 

on January 22, 2025 the City filed the resolution with the Affordable Housing Dispute 

Resolution Program (“the Program”) through a Complaint for Declaratory Relief in 

accordance with the Administrative Office of the Courts’ Directive #14-24 (“AOC 

Directive #14-24).  On March 27, 2025, the Court issued an Order fixing Municipal 

Obligations for Present Need and Prospective Need for the Fourth Round Housing 

Cycle for the municipality consistent with the DCA calculations:  Present Need of 10 

and Prospective Need as 24.   

 

This plan provides for the Municipality’s Fourth-Round affordable housing 

obligation as calculated by the DCA and fixed by the Courts.  The City has updated its 

approved Vacant Land Adjustment (VLA) from its Third-Round Plan to identify any 

new or underutilized properties that may add to the City’s Realistic Development 

Potential (RDP).  

 

The City’s VLA from the Court-approved Third-Round Fair Share Plan included 

a Third-Round RDP of 34 and an Unmet Need of 66.  The updated VLA for the Fourth-

Round has not identified any new vacant or underutilized properties which would 
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yield an additional RDP.  In the Fourth-Round the City provides for an RDP of 0 and 

an Unmet Need of 24.  

 

The City has approved several affordable housing projects including an 

inclusionary family rental development along Tilton Road which is completed and 

occupied.  The City is working with Habitat for Humanity to create additional 

affordable family units and is providing the property and funds to assist this project.    

Lastly the City is working with the Camden Diocese to provide for age-restricted 

affordable housing units and has adopted the appropriate zoning to permit this 

development.  The City proposes to amend parts of the Court-approved Third-Round 

plan to provide for the permitted bonuses and to provide for units to address the 

City’s Fourth-Round obligation.   

 

Over the years the regulations pertaining to each Round of Affordable Housing 

obligations have changed.  In preparing the Fourth-Round components of the Fair 

Share Plan, the FHA as amended (N.J.S.A. 52:27D-310, et seq.), was followed.  This 

Plan also follows the requirements of N.J.A.C. 5:93 where appropriate, as called for by 

the recent FHA amendments.    
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INTRODUCTION 
 
 

The City of Northfield is located in the eastern portion of Atlantic County, 

consisting of 3.45 square miles.  The city is bounded to the south by the City of 

Linwood, to the north by the City of Pleasantville, and to the east and west by the 

Township of Egg Harbor.  The City of Northfield was incorporated in 1905 after 

separating from Egg Harbor Township.   

 
Northfield is a small community with several commercial establishments and 

professional offices generally along Tilton Road and Route 9.  The majority of the land 

within the city consists of Residential land uses and Residential zoning classifications.  

Commercial development is focused on the two main roadways transecting the city 

from north to south along New Road (Route 9) and extending east into the center of 

the City along Tilton Road.   

 

On January 22, 2015 the City of Northfield prepared, adopted, and endorsed 

an Affordable Housing Plan (“2015 Plan”) to address its 190-unit Prior-Round 

Obligation.  The 2015 Plan was prepared pursuant to an Order entered by Honorable 

Nelson C. Johnson on January 5, 2015, addressing the City’s indigenous need 

rehabilitation obligation of fourteen (14) units, and its Prior Cycle prospective need 

obligation of one hundred and ninety (190) units.  The Superior Court of New Jersey 

Law Division Atlantic County (Docket No. ATL-L-2050-14.) granted the City of 

Northfield a Judgment of Compliance and Repose based upon the January 22, 2015 

Housing Element and Fair Share Plan.  This order also granted the City a Stay of Third-

Round Obligations.   

 

In July of 2015 the City of Northfield filed an Application for Declaratory 

Judgment seeking Temporary Immunity from Mount Laurel Lawsuits.  The Superior 

Court of New Jersey Law Division Atlantic County (Docket No. ATL-L-2050-14) 

granted the City Temporary Immunity through December 8, 2015 provided the City 
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file a Housing Element and Fair Share Plan addressing their future affordable housing 

obligation.   The City entered into a settlement agreement with FSHC on April 27, 2018 

which provided for the City’s Third-Round Prospective Need running from 1999 

through 2025 as 89 units.  The settlement agreement provided for a Realistic 

Development Potential (RDP) of 18, based on the available vacant parcels in the City 

and included mechanisms to meet the City’s affordable housing obligations.  That 

settlement agreement was approved by the Court at a duly-noticed Fairness Hearing 

on June 1, 2018. 

 

Consistent with the settlement agreement, the City amended their 2015 Plan 

in 2018 by adding the Mount Laurel compliance techniques through which the City 

would satisfy its Third-Round obligation.  The 2018 Plan included a number of 

ancillary documents, including a Spending Plan that (1) accounts for the funds to be 

deposited through 2025, into the City’s Mount Laurel Trust Fund; and (2) 

demonstrates the manner in which the City intends to expend the funds to advance 

the interests of the region’s low- and moderate-income households.  The Court 

approved the City’s Third-Round HEFSP after a duly-noticed Compliance Hearing 

held on June 1, 2018 followed by an order of Conditional Judgment of Compliance and 

Repose for the City on August 31, 2018. 
 

On March 7, 2024 the City amended their Third-Round HEFSP to provide for a 

new development site providing for a 100% age-restricted affordable housing project 

on land owned by Atlantic County.  The City and FSHC amended their settlement 

agreement on October 13, 2023 to include the Camden Diocese project, which was 

approved by the Court at a duly-noticed Fairness Hearing held on January 22, 2024.  

The Court entered an order approving the amended Settlement agreement on March 

15, 2024.  A duly-noticed Compliance Hearing was held on June 13, 2024 and on July 

22, 2024 the Court granted the City an Amended Judgement of Compliance and 

Repose.   
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In accordance with the amendments to the FHA, the City accepted the 

affordable housing obligations as calculated by the Department of Community Affairs 

(DCA) in a binding resolution 53-2025 on January 21, 2025 and filed the resolution 

on January 22, 2025 through a Complaint for Declaratory Relief Pursuant to AOC 

Directive #14-24.  On March 27, 2025 the Court issued an order fixing Municipal 

Obligations for Present Need and Prospective Need for the Fourth-Round Housing 

Cycle for the City consistent with the DCA calculations:  Present Need of 10 and 

Prospective Need as 24.   

 

This Plan amends the Third-Round Plan to address approved affordable 

housing developments qualifying for bonuses, provides mechanisms to satisfy the 

City’s cumulative affordable housing obligations and updates the City’s Vacant Land 

Adjustment.  All affordable housing sites in this Plan are the same as was approved 

by the Court on July 22, 2024 in their Amended Judgement of Compliance and Repose.   
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AFFORDABLE HOUSING HISTORY IN NEW JERSEY 
 

Affordable Housing has been embedded in New Jersey land use regulations 

and policy since the 1975 New Jersey Supreme Court decision, Southern Burlington 

NAACP v Mount Laurel Township, known as “Mount Laurel I.”  Following a challenge 

to Mount Laurel’s zoning the New Jersey Supreme Court ruled that developing 

municipalities have a constitutional obligation to provide a variety and choice of 

housing types affordable to low- and moderate-income households.  This decision 

formed the foundation of affordable housing planning and regulations in the State.   

 

In 1983 New Jersey Supreme Court in Southern Burlington County NAACP v. 

Mount Laurel Township, 92 N.J. 158 (1983) or “Mount Laurel II” extended the 

constitutional obligation to all municipalities within a “growth area” as designated in 

the State Development Guide Plan.  This decision also created an opportunity for 

builders to challenge municipal ordinances, in certain circumstances, for the right to 

build affordable housing on land that was not zoned to permit the use or density.  This 

is what was termed a “Builder’s Remedy” for municipalities that did not provide for 

their constitutional obligation of affordable housing.   

 

In response to Mount Laurel II, the State adopted the New Jersey Fair Housing 

Act in 1985 which created the Council on Affordable Housing (“COAH”) as an 

administrative alternative to litigation.  COAH was charged with promulgating 

regulations to establish housing regions, estimate the state’s low- and moderate- 

income needs, and set criteria for municipal compliance through adopted housing 

elements and fair share plans.   

 

COAH established a municipality’s first round affordable housing obligation 

for a period of six-years, from 1987 to 1993.  The rules established by COAH created 

both a rehabilitation (present need) obligation and a new construction (prospective 

need) obligation.  In 1994, COAH adopted new regulations to address the second 
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round obligation for the period 1993 to 1999.  These regulations also recalculated a 

portion of the municipal’s first round obligation, creating a cumulative obligation 

from 1987 to 1999, and what is now called the “Prior Round” Obligation.   

 

In 2004 COAH adopted rules and regulations for the Third Round, which 

defined the round from 1999 to 2014.  These regulations changed the way in which 

COAH calculated a municipality’s affordable housing obligation, moving from an 

absolute number based on available data to what the new regulations termed a 

“growth share” approach that linked affordable housing obligations to the 

construction of both residential and non-residential development in the municipality 

over the third round time period.  This was short lived as the New Jersey Appellate 

Division invalidated key elements of these rules, including the growth share approach 

to calculating affordable housing obligations, In re Adoption of N.J.A.C. 5:94 and 5:95, 

390 N.J. Super 1 (App. Div. 2007).  The Court ordered COAH to adopt new rules, which 

was completed in 2008.  The new regulations maintained in large part the growth 

share approach and extended the third round from 2014 to 2018.   

 

The 2008 regulations were challenged and in 2010 the Appellate Division, In 

re Adoption of N.J.A.C. 5:96 and 5:97, 416 N.J. Super. 462, upheld the COAH Prior 

Round regulations which assigned rehabilitation obligations.  However, the Appellate 

Division invalidated the regulations pertaining to growth share and directed COAH to 

use similar methods that were set in the First and Second rounds.  This decision was 

reviewed and upheld by the New Jersey Supreme Court in September of 2013 and 

ordered that COAH adopt new regulations on or before October 22, 2014.  COAH failed 

to adopt the new regulations, and Fair Share Housing Center (FSHC) filed a motion in 

aid of litigant’s rights with the New Jersey Supreme Court.  The New Jersey Supreme 

Court issued a ruling on March 10, 2015, known as “Mount Laurel IV,” which set the 

framework for the Third-Round affordable housing plans. 
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Mount Laurel IV transferred the responsibility to review and approve housing 

elements and fair share plans from COAH to designated Mount Laurel trial judges.  

This meant that municipalities would need to apply to the Courts if they wish to be 

protected from exclusionary zoning lawsuits.  A shortfall in this decision remained as 

to how a municipal’s affordable obligation would be calculated and left that to the 

trial courts, with the direction that the obligations be determined in a methodology 

which was similar to those used in the First and Second Round rules.  The decision 

also directed municipalities to rely on COAH’s Second Round rules at N.J.A.C. 5:93 as 

well as the Fair Housing Act (N.J.S.A. 52:27D-301 et seq) in preparing Third Round 

Housing Elements and Fair Share Plans.   

 

FSHC was permitted to serve as an interested party in every municipal 

Declaratory Judgement Action.  In determining an affordable housing obligation, 

FSHC calculated municipal affordable housing obligations, as did an expert for 

municipalities, and offered to settle with municipalities.  Many municipalities entered 

into Court approved Settlements with FSHC, those that did not challenged the 

methodology used by FSHC to determine municipal obligations.   

 

The Third Round, which began with COAH’s 2004 rules identified the time 

period of 1999 to 2014.  However, with COAH’s stalemate in adopting regulations and 

the associated court challenges all cumulating past the initial third round period into 

the 2015 “Mount Laurel IV” decision, the third round was now identified as the period 

2015 to 2025.  This left a “Gap Period” of 1999 to 2015.  In 2017 the New Jersey 

Supreme Court, In Re Declaratory Judgment Actions Filed By Various Municipalities, 

227 N.J. 508 (2017), found that the “gap period,” defined as 1999-2015, generates an 

affordable housing obligation.  This obligation expanded the definition of the 

municipal Present Need obligation to include low- and moderate- income households 

formed during the gap period as a component of the new-construction obligation 

rather than the rehabilitation obligation.   
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 In 2018 an unpublished decision of the NJ Superior Court, Law Division, 

Mercer County was rendered In re Application of Municipality of Princeton, also 

known as the “Jacobson Decision” which established a methodology for calculating 

municipal obligations in the Third Round under the Mount Laurel Doctrine.  Although 

this decision is specific to Mercer County, Mount Laurel judges throughout the State 

have relied upon the Court’s decision in calculating Third Round affordable housing 

obligations 1 .  The decision came after many municipalities had entered into 

settlement agreements with FSHC which established a municipality’s affordable 

housing obligation.   

 

While the Courts were addressing affordable housing policy and regulations, 

the State of New Jersey adopted two important pieces of legislation which shaped 

affordable housing policy.  In 2008, Governor Corzine signed P.L. 2008. C.46 (referred 

to as “A500”, or the “Roberts Bill”) which amended the FHA.  Key components of this 

bill include: 

 

• Eliminating Regional Contribution Agreements (“RCA”) which allowed a 
municipality to transfer a portion of their affordable housing obligation to an 
identified receiving municipality.   

• Establishing a statewide 2.5% nonresidential development fee instead of 
requiring nonresidential developers to provide affordable housing 

• Created a very low-income affordable housing category and required at least 
13% of all affordable housing units be restricted as very low-income housing 
units 

• Required municipalities to commit to spend all collected development fees for 
affordable housing within four years of the date of collection. 

 

 
1 The Jacobson decision is also referred to in the 2024 FHA amendments providing that the decision 
“shall be referenced as to datasets and methodologies that are not explicitly addressed” in N.J.S.A. 
52:27D-304.3 of the FHA.   
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The second piece of legislation was adopted in 2024.  Governor Murphy signed 

P.L. 2024, c.2 (referred to as “A4”) which further amended the FHA and abolished 

COAH.  The legislation replaced COAH with “the Program” which is an Affordable 

Housing Dispute Resolution Program.  Additional key components of the Act include: 

 

• Giving responsibility to the DCA to provide calculations of municipal 
present and prospective need using the standards as provided for in the 
legislation 

• Establishing monitoring deadlines for all affordable units and trust funds 

• Establishing mechanisms and bonuses for a municipality to meet its 
affordable housing obligation 

• Establishing the Fourth Round of affordable housing obligations from 2025 
through 2035 

• Establishing a deadline of June 30, 2025 for a municipality to file a Housing 
Element and Fair Share Plan in compliance with the new regulations to 
remain protected from an exclusionary zoning lawsuit. 

 
This document has been completed to effectuate the requirements of the 2024 

FHA amendments utilizing the affordable housing calculations as published by the 

DCA in October of 2024. 
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HOUSING ELEMENT 
 

The 2024 amendments to the Fair Housing Act included changes to what a 

Housing Element is required to address.  The following is required to be part of any 

newly adopted Housing Element pursuant to N.J.S.A. 52:27D-310-10: 

 

▪ An inventory of the municipality’s housing stock by age, condition, 
purchase or rental value, occupancy characteristics, and type, including 
the number of units affordable to low- and moderate-income 
households and substandard housing capable of being rehabilitated;  

 

▪ A projection of the municipality’s housing stock, including the probable 
future construction of low- and moderate-income housing, for the next 
ten years, taking into account, but not necessarily limited to, 
construction permits issued, approvals of applications for development, 
and probable residential development trends; 

 

▪ An analysis of the municipality’s demographic characteristics, 
including, but not necessarily limited to, household size, income level, 
and age; 
 

▪ An analysis of the existing and probable future employment 
characteristics of the municipality; 

 

▪ A determination of the municipality’s present and prospective fair 
share of low- and moderate-income housing and its capacity to 
accommodate its present and prospective housing needs, including its 
fair share of low and moderate income housing;  

 
▪ A consideration of the lands most appropriate for construction of low- 

and moderate-income housing and of the existing structures most 
appropriate for conversion to, or rehabilitation for, low and moderate 
income housing, including a consideration of lands of developers who 
have expressed a commitment to provide low and moderate income 
housing; 
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▪ An analysis of the extent to which municipal ordinances and other local 
factors advance or detract from the goal of preserving 
multigenerational family continuity as expressed in the 
recommendations of the Multigenerational Family Housing Continuity 
Commission;  

 

▪ An analysis of consistency with the State Development and 
Redevelopment Plan, including water, wastewater, stormwater, and 
multi-modal transportation based on guidance and technical assistance 
from the State Planning Commission. 

 
The following section of this report addresses each of the above referenced 

requirements. 

 
A Note on the Data:  The following statistics and demographic data are derived from one of the 
following sources. 
2023 American Community Survey 5-year Estimates: The most up to date information is the 
American Community Survey (ACS) estimates, which are generated between the decennial 
censuses. ACS figures are based on data collected over a 5-year period.  
2020, 2010, 2000 and 1990 Census: The 2020 Census is the most recent decennial census. This 
information is used when ACS information is unavailable, and sometimes for comparison.  
NJ Building Permit Data:  NJ reports building permits and certificates of occupancy issued for 
each municipality on a monthly basis.   
 

Demographic Analysis 
 
The City of Northfield has seen a population increase over the past thirty years, 

with a 15.5% increase in total population.  This primarily stems from the ten-year 

period from 2000 to 2010 where the population grew by 899 persons.  Since 2010 

the population has stabilized and showed a slight decline of 190 persons.  The ACS 5-

year estimates show that the population continues to remain steady reporting an 

estimated population of 8,427 persons. 
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To understand the population changes it is helpful to look at both the changes 

over time to the different age-cohorts and the changes to the total housing units.  We 

can see where the increase of population occurred in terms of age.  The City saw a 

substantial jump in the 45-54 age-cohort from 2000 to 2010.  This follows a similar 

increase ten-years prior from 1990 to 2000 in the 35-44 age cohort.  There is also a 

sharp fall in the 45-54 age cohort from 2010 to 2020.  The City’s median age has also 

increased from 37.8 years in 1990 to 44.8 years in 2020, an increase of seven years 

in age.  Looking at the 25 through 54 age cohorts you can see an aging of the 

population as each cohort increases over the 20-year period of 1990 to 2010.  

 

 

City of 
Northfield Atlantic County New Jersey

1990 7,305 224,327 7,730,188
2000 7,725 252,552 8,414,350
2010 8,624 274,549 8,791,894
2020 8,434 274,534 9,288,994

1990 to 2000 5.7% 12.6% 8.9%
2000 to 2010 11.6% 8.7% 4.5%
2010 to 2020 -2.2% 0.0% 5.7%
1990 to 2020 15.5% 22.4% 20.2%

Population Trends
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If you look at the total population change by age cohorts as shown in the table 

below from 1990 through 2020, the City has seen a general aging of the population.  

There was an 88% increase in the 55-59 age cohort and a 62% increase in the 85 and 

older age cohort.  

 
 

 

1990 2000 2010 2020 1990 to 
2000

2000 to 
2010

2010 to 
2020

1990 to 
2020

< 5 494      417     417    345    -15.6% 0.0% -17.3% -30.2%

5-9 416      599     585    511    44.0% -2.3% -12.6% 22.8%

10-14 355      612     652    571    72.4% 6.5% -12.4% 60.8%

15-19 436      463     663    585    6.2% 43.2% -11.8% 34.2%
20-24 393      219     390    437    -44.3% 78.1% 12.1% 11.2%
25-34 1,221   804     712    861    -34.2% -11.4% 20.9% -29.5%
35-44 1,083   1,483  1,124 929    36.9% -24.2% -17.3% -14.2%
45-54 848      1,030  1,671 1,182 21.5% 62.2% -29.3% 39.4%

55-59 400      383     552    752    -4.3% 44.1% 36.2% 88.0%
60-64 427      342     473    681    -19.9% 38.3% 44.0% 59.5%
65-74 714      684     663    874    -4.2% -3.1% 31.8% 22.4%
75-84 377      507     474    478    34.5% -6.5% 0.8% 26.8%
85+ 141      182     248    228    29.1% 36.3% -8.1% 61.7%

18+ 5,777   5,755  6,533 6,616 -0.4% 13.5% 1.3% 14.5%

62+ 1,505   1,570  1,678 1,953 4.3% 6.9% 16.4% 29.8%
65+ 1,232   1,373  1,385 1,580 11.4% 0.9% 14.1% 28.2%

Median Age 37.8 40.4    43.1   44.8   6.9% 6.7% 3.9% 14.0%

Population

1990 - 2020 Population Profiles or Cohorts - City of Northfield

Population ChangeYearAge
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Correlating to the change in population is a similar change in the total number 

of housing units.  From 1990 through 2020 the City saw a 17% increase in total 

housing units, a total of 483 new units.  With an estimated household size of 2.54 

persons per household per ACS 5-year estimates, this would account for an estimated 

1,226 person change in population.  This is higher than the actual reported population 

increase of 899 persons.  In part this would be reflective of the new multi-family 

apartments which may have a lower household size. 

 

 
 

 
 The State of NJ compiles reports of building permits issued for residential 

purposes which correlates with the census data and shows that housing growth was 

highest from 2004 through 2007 and then slowed until the growth in 2019 through 

2022.  The growth reported in 2019 through 2022 is related to the new multi-family 

housing development in Tilton Road.  The tables below are sourced from the DCA 

Residential Development Viewer shows the total building permits and demolition 

permits issued for housing units in the City from 2004 through 2023.   

 
 
 
 

City of 
Northfield

Atlantic 
County New Jersey

1990 2,826 106,877 3,075,310
2000 2,922 114,090 3,310,275
2010 3,260 126,647 3,553,562
2020 3,309 132,038 3,761,229

1990 to 2000 3.4% 6.7% 7.6%
2000 to 2010 11.6% 11.0% 7.3%
2010 to 2020 1.5% 4.3% 5.8%
1990 to 2020 17.1% 23.5% 22.3%

Housing Trends
Housing Units



Page 17 

City of Northfield  Prepared by: 
2025 Housing Element – Fair Share Plan  Tiffany A. Cuviello, PP, LLC 
 

 
 
 
 

 
 
 

 
 

0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 

76 

0 

80 

60 

0 

23 

39 

17 
9 3 1 4 1 7 4 7 3 3 1 0 

1 

2 

1 

0 

0 

0 

0 

0 

0 
0 0 0 0 

0 0 0 
0 0 0 0 

0 

0 

0 

0 

0 0
10

20
30

40
50

60
70

80

90

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

Multi-Family Pe rmits 1&2 Family Permits Mixed Use Hsg

Northfield City Hsg Units - Bldg Permits by Type, 2004-2023

5

7

5

3

2

1

2

1

2

1 1 1

3

1

0

1

0 0 0 0
0

1

2

3

4

5

6

7

8

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

Northfield City All Hsg Units Demolished, 2004 -2023



Page 18 

City of Northfield  Prepared by: 
2025 Housing Element – Fair Share Plan  Tiffany A. Cuviello, PP, LLC 
 

 
 

 

 

 

 

 

 
  

Persons % Persons % Persons %

Total 8,434       100% 274,534    100% 9,288,994     100%

F 4,418       52.4% 142,183    51.8% 4,770,289     51.4%

M 4,016       47.6% 132,351    48.2% 4,518,705     48.6%

White 6,669       79.1% 156,796    57.1% 5,112,280     55.0%

Black or African American 210          2.5% 41,519      15.1% 1,219,770     13.1%

Asian 467          5.5% 21,784      7.9% 950,090        10.2%
American Indian and 
Alaska Native 21            0.2% 1,253        0.5% 51,186          0.6%
Native Hawaiian and 
Other Pacific Islander 8              0.1% 342           0.1% 3,533            0.0%

Other 447          5.3% 27,192      9.9% 1,048,641     11.3%

Two or More Races 612          7.3% 25,648      9.3% 903,494        9.7%

Hispanic or Latino 974          11.5% 53,713      19.6% 2,002,575     21.6%

25-64 4,405       52.2% 140,922    51.3% 4,927,277     53.0%

65+ 1,580       18.7% 51,975      18.9% 1,531,299     16.5%

Median Age 44.8 n/a 42.5 n/a 39.9 n/a

2020 Population by Categories

Sex

Race

Age

City of Northfield Atlantic County New Jersey
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Housing Analysis 
 
 

The most recent data available from the ACS 5 year estimates reflects the total 

year-round housing units of 3,447, slightly higher than what was reported in the 2020 

Census.  The City housing stock is primarily owner-occupied at 86.5% and 13.5% are 

rental units.  Over 52% of all households are married couples and 27% are single-

female households.  The median housing value is $275,900 and the median gross rent 

is $1,554.   

 

 
 

 
 

Occupied Vacant Total No. % No. %

3,116 193 3,309 2,696 86.5% 420 13.5%

Year Round Housing Units Owner-occupied Rental

City of Northfield Housing Units by Tenant and Occupancy Status, 2020

No. of Persons % of Total
Total Populaton 8,434

In Households 8276 98.13%

In Group Quarters 158 1.87%

Institutionalized 149 1.77%

Non-Institutionalized 9 0.11%

Total Households 3,116

Married Couple 1,627 52.21%

Cohabitating Couple 195 6.26%

Single Male 445 14.28%

Single Female 849 27.25%

Summary of Household Characteristics - City of Northfield 2020
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Over 89% of the City’s housing stock is single-family detached units.  The 

housing stock is older with the majority of the units constructed before 1980.  More 

than 50% of the total housing stock is fifty years of age or older.  In general, the 

housing stock has a median room count of 6.6 per unit and over 77% have 3 or more 

bedrooms per unit.  No units have more than 1.5 occupants per room.   

 

 
 

Median 
Value 

Housing 
(owner-

occupied)

Median 
Gross Rent

Median 
Househld 

Income

Value 
Income 
Ratio

Rental 
Vacancy 

Rate

City of Northfield $275,900 $1,554 $104,042 2.65 4.8%

Atlantic County $272,700 $1,325 $76,819 3.55 4.7%

Selected Housing or Housing Related Characteristics (Occupied Units)

Source:  ACS 2023 5-year estimates 

Number of Units Units Percent of Total

1-unit, Detached                 3,095 89.79%

1-unit, Attached                     27 0.78%

2 units                     41 1.19%

3 or 4 units                     -   0.00%

5 to 9 units                     25 0.73%

10 to 19 units                     62 1.80%

20 or more units                   197 5.72%

Mobile Home                     -   0.00%

Other                     -   0.00%

Total                 3,447 

Housing Units by Number of Units in Structure, City of Northfield

Source:  ACS 2023 5-year estimates 
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Year Built Units Percent of Total

2020 or later                       9 0.26%

2010 to 2019                   118 

2000 to 2009                   255 7.40%

1990 to 1999                   301 8.73%

1980 to 1989                   390 11.31%

1970 to 1979                   319 9.25%

1960 to 1969                   750 21.76%

1950 to 1959                   677 19.64%

1940 to 1949                   152 4.41%

1939 or earlier                   476 13.81%

Total                 3,447 

Northfield Housing Units by Age

Source:  ACS 2023 5-year estimates 

Rooms Housing Units Percent of Total 
Housing Units

1                      -   0.0%
2                      -   0.0%
3                     67 1.9%
4                    294 8.5%
5                    446 12.9%
6                    863 25.0%
7                    771 22.4%
8                    527 15.3%

9+                    479 13.9%
Total                 3,447 100.0%

Median Rooms                    6.6 

Source:  ACS 2023 5-year estimates 

Occupied Housing Units by Number of Rooms
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Estimated housing values show that approximately 16% of all housing units 

have values less than $200,000, which would provide an opportunity for low- and 

moderate- income families.  The new affordable rental units from the recently 

completed inclusionary development will add to the City’s affordability ranges for 

housing.  According to ACS 5 year estimates no units lack complete kitchen or 

plumbing facilities and all units are heated using common sources.  

  

Bedrooms Housing Units Percent of Total 
Housing Units

No Bedrooms                      -   0.0%
1-Bedroom                    158 4.6%

2-Bedrooms                    638 18.5%
3- Bedrooms                 1,667 48.4%
4-Bedrooms                    796 23.1%

5 + Bedrooms                    188 5.5%
Total                 3,447 100.0%

Source:  ACS 2023 5-year estimates 

Occupied Housing Units by Number of Bedrooms
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 The City has limited vacant land to accommodate new development.  However, 

the City has been working with developers and property owners to create new 

opportunities for affordable housing as discussed below.  The City also expects to see 

scattered infill residential development.   

 
  

Value Housing Units Percent of Total 
Housing Units

Less than $50,000                          76 2.6%
$50,000 to $99,999                          83 2.9%

$100,000 to $149,999                          95 3.3%
$150,000 to $199,999                        210 7.2%
$200,000 to $299,999                     1,274 44.0%
$300,000 to $499,999                        918 31.7%
$500,000 to $999,999                        215 7.4%

$1,000,000 or more                          26 0.9%

Total                     2,897 100.0%
Median Housing Value  $  275,900 

Source:  ACS 2023 5-year estimates 

Housing Value, Owner Occupied Units
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Employment Analysis 
 

The median household income in the City is $104,042, and the median family 

income is $119,181.  The poverty rate in the City is around 4% for all persons and 2% 

for families.   

 

 
 

 
 

Affordable housing units are required to be priced to be affordable to low- and 

moderate-income families.  Northfield is located within Region 6 for the purposes of 

determining housing affordability.   Income limits for households ranging from 1 

person to 5 persons range from a household income of $20,655 for a one-person low-

income family up to an income of $84,983 for a 5-person moderate income household.  

Household income reported in the City includes 31% of households with incomes 

which would fall into the affordable housing income levels. 

Households Families Non-Family
Median Income $104,042 $119,181 $58,083 
Mean Income $144,081 $170,687 $73,148 

Income Levels

City of Northfield

Source:  ACS 2023 5-year estimates 

All Persons % of All Persons 
18+ Years of Age

% of All Persons 
65+ Years of Age

Families Below 
Poverty Line

City of Northfield 4.4% 9.9% 5.8% 2.3%

Atlantic County 13.1% 22.3% 10.0% 9.9%

New Jersey 9.8% 8.8% 9.5% 7.0%

Source:  ACS 2023 5-year estimates 

Percent Distribution Persons and Families below Poverty Level

Population Below Poverty Line
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2020 Northfield 
Households

 Less than $10,000 1.4%

   10,000 - 14,999 4.3%

   15,000 - 24,999 4.2%

   25,000 - 34,999 3.5%

   35,000 - 49,999 7.0%

   50,000 - 74,999 16.0%

    75,000 - 99,999 12.0%

  100,000 - 149,999 18.7%

  150,000 - 199,999 12.5%

             2000,000 + 20.4%

Household Income

Source:  ACS 2023 5-year estimates 

1 Person 
Household

2 Person 
Household

3 Person 
Household

4 Person 
Household

5 Person 
Household

Median Income  $      68,852  $      78,688  $      88,524  $      98,360  $    106,228 
Moderate Income(80% 

of Median)  $      55,081  $      62,950  $      70,819  $      78,688  $      84,983 
Low Income (50% of 

Median)  $      34,426  $      39,344  $      44,262  $      49,180  $      53,114 
Very Low Income 
(30% of Median)  $      20,655  $      23,606  $      26,557  $      29,508  $      31,868 

2024 Affordable Housing Region 6 Income Limits

Source: Affordable Housing Professionals of NJ, April 12, 2024
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Of the population over the age of 16, 66% are in the labor force and 65% are 

employed.   The fields of educational services, and health care/social assistance 

employs 29% of the population.  Over 46% of the employed population work in 

management, business, science and arts.   

 

 
 

 

Total

Percent of 
Population 16 

Years and Over

Population 16 years and Over 7,143 100%

In Labor Force 4,703 65.84%

Civilian Labor Force 4,680 65.52%

Employed 4549 63.68%
Unemployed 131 1.83%

Armed Forces 23 0.32%
Not In Labor Force 2,440 34.16%

NORTHFIELD EMPLOYMENT STATUS

Source:  ACS 2023 5-year estimates 

Occupation No. Persons % Northfield

Agriculture, Forestry, Fishing and Hunting, and Mining 12 0.26%
Construction 259 5.69%

Manufacturing 154 3.39%
Wholesale Trade 51 1.12%

Retail Trade 460 10.11%
Transportation and Warehousing, Utilities 192 4.22%

Information 49 1.08%
Finance and Insurance, and Real Estate and Rental and Leasing 180 3.96%

Professional, Scientific, and Management, and Administrative and Waste 
Management Services

488 10.73%

Educational Services, and Health Care and Social Assistance 1,335 29.35%
Arts, Entertainment, and Recreation, and Accommodation and Food Services                 782 17.19%

Other Services, except Public Administration 123 2.70%
Public Administration 464 10.20%

Total 4,549 100%

Employment by Industry, Civilian Employed population 16 years and over

Source:  ACS 2023 5-year estimates 
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Affordable Housing Obligation 
 

A municipality’s affordable housing obligation is spread across different time 

periods.  The most current obligation is related to the Fourth-Round.  However, a 

municipality must also address any prior affordable housing obligations if they have 

not already been fully satisfied.  The following reviews all components of Northfield’s 

affordable housing obligation beginning in 1987 and extending through 2035.   

 

The following table identifies the Municipality’s comprehensive affordable 

housing obligation: 

 
Present Need/Rehab Obligation 10 
Prior Round (1987-1999) 190 
Round 3 Settlement (1999-2025) 89 
Round 4 (DCA Calculations 2025-2035) 24 
Total Obligation (New Units) 303 

 
 

Occupation No. Persons % Northfield

Management, Business, Science, and Arts 2,123 46.67%

Service 997 21.92%

Sales and Office 909 19.98%

Natural Resources, Construction and Maintenance 327 7.19%
Production, Transportation & Material Moving 193 4.24%

Total 4,549 100%

Employment by Occupation Civilian Employed population 16 years and over

Source:  ACS 2023 5-year estimates 
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Present Need / Rehabilitation Component 
 

The Present Need/Rehabilitation obligation is determined by estimating the 

existing deficient housing units currently occupied by low- and moderate-income 

households within the municipality, through the use of datasets made available 

through the federal decennial census and the American Community Survey, including 

the Comprehensive Housing Affordability Strategy dataset thereof.  This figure was 

calculated by the Department of Community Affairs (“DCA”) based upon its 

interpretation of the standards of the Amended FHA.  The City’s rehabilitation 

obligation is 10.   

 

Prior Round Component 
 

The Prior Round obligation is the City’s cumulative Round 1 and 2 affordable 

housing obligation for the years between1987 and 1999.  The City’s Prior Round 

obligation is 190.    

 

Round Three Component 
 

Pursuant to a settlement agreement dated April 27, 2018, by and between 

Northfield and Fair Share Housing Center, the City’s Third Round affordable housing 

obligation is 89  (per the Kinsey Report2, as adjusted by FSHC settlement agreement, 

including the “Gap Period” between 1999 and 2015).   The Third Round Prospective 

Need includes the so-called “Gap Period Present Need,” which is a measure of 

households formed from 1999-2015 that need affordable housing, created by the 

Supreme Court in In re Declaratory Judgment Actions Filed By Various Municipalities, 

227 N.J. 508 (2017).  

 
2 David N. Kinsey, PhD, PP, FAICP, NEW JERSEY LOW AND MODERATE INCOME HOUSING 
OBLIGATIONS FOR 1999-2025 CALCULATED USING THE NJ COAH PRIOR ROUND (1987-1999) 
METHODOLOGY, July 2015.   
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Round Four Component 
 

The Fourth-Round affordable housing obligation extends from 2025 through 

2035.   This is considered the current Prospective Need, which is a projection of 

housing needs based on development and growth which is reasonably likely to occur 

in a municipality.  The Fourth Round prospective need was determined pursuant to 

methodology adopted by the state pursuant to the Fair Housing Act as amended in 

2024. 

 

On October 18, 2024, the Department of Community Affairs (“DCA”) issued a 

report estimating the Fourth-Round affordable housing obligations for all 

municipalities based upon its interpretation of the standards of the Amended FHA.  

The City of Northfield adopted a binding resolution #53-2025 on January 21, 2025, 

committing to the DCA Fourth Round Prospective Need (New Construction) 

Obligation of 24.    

 

Vacant Land Adjustment 
 

As part of the 2018 Plan the City prepared a Vacant Land Adjustment (“VLA”) 

due to the lack of sufficient vacant, suitable land to fully-satisfy its Prospective Need 

obligations.   A VLA requires an inventory of vacant parcels.  Based upon the VLA 

approved in the 2018 Plan the City acknowledged a Realistic Development Potential 

(“RDP”) of 18 units.  Subtracting the 18-unit RDP from the City’s Prospective Need 

Obligation of 89 results in a downward fair share adjustment of 71.  This remainder 

of 71 is known as “Unmet Need,” and is that portion of the obligation which cannot be 

satisfied due to the lack of available land.   
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In 2024 the city amended their approved Fair Share Plan to include a new 

parcel of land for affordable housing development.  As part of this process the City 

updated their VLA to increase their RDP from 18 to 29 based on two newly identified 

properties that were not considered in the approved 2018 VLA.  This resulted in a 

new Unmet Need of 60.  The properties in the court-approved VLA as contributing to 

the City’s RDP are in the table below. 

 

 

In accordance with the 2024 amendments to the FHA, the City has prepared 

an updated VLA which identifies any new vacant contiguous parcels of land in private 

ownership which are of a size that would be suitable to accommodate five or more 

housing units.  The municipality utilized the zoning density of 6 units per acre to 

determine if the site was suitable for development and contributing to their RDP.  The 

updated VLA continues to utilize a density of 6 units per acre in the City, due to the 

Court’s prior approval of this density in the City’s Court-approved Third-Round Plan, 

both as approved in 2018 and amended and approved by the Courts in 2024.3  No 

significant changes in density have occurred within the City since the Court’s approval 

 
3 In accordance with the 2024 FHA amendments, N.J.S.A. 52:27D-310.1.1.c – vacant contiguous parcels 
of land in private ownership of a size which would accommodate fewer than five dwelling units based 
on appropriate standards pertaining to housing density.  The City utilized a density of 6 units per acre 
as was utilized in their Round-Three VLA.  This is higher than the permitted density in the City’s 
primary residential zoning districts. 

Block Lot Property Location Owner's Name Zone Acreage

Acreage 
Less 

Wetlands
RDP @ 6 

u/a 
20% Set 

Aside Comments
1 9 & 10 2713 ZION RD CUMMINGS, BETTY J R-1A 6.29 37.74 7.548 Bayview Garden Center

16.01 46.01 800 TILTON RD NIKMEHR PROP.-GENUINE PARTS CO. C-B 1.760 0.880 5.3 1.1
41 13 NORTHFIELD AVE SIGANOS REALTY, LLC O-PB 0.422
41 14 NORTHFIELD AVE SIGANOS REALTY, LLC O-PB 0.424
41 15 407 NORTHFIELD AVE RICHARD SIMON,TRUSTEE O-PB 0.399

66 11 DOLPHIN AVE CITY OF NORTHFIELD R-1 1.1

69 1.02 605 DOLPHIN AVE CITY OF NORTHFIELD S.C. 1.15

59 2.01 807 TILTON RD PINCHUS KIEJDAN ESTA MARITAL TR B R-C 4.450 26.7 5.3

150 1 DOLPHIN AVE COUNTY OF ATLANTIC R-1 4 24.0 4.8
34 24 OAK AVE JEWISH COMMUNITY PROPERTIES, INC. R-C 4.6 27.6 5.5

24.595 0.880 142.3 28.5Totals

VACANT AND UNDERUTILIZED PARCELS (ADJUSTED FOR WETLANDS)

Adjoining Parcels7.5 1.5

2.713.5
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of the 6 units per acre presumptive density.  A review of all vacant parcels as of March 

2025 were compiled and compared to those identified in the 2018 VLA and 2024 

Amended VLA.  There were no new vacant parcels identified which would add to the 

City’s RDP.  The following table identifies all newly identified vacant properties.   

 

 
 

Land Use Analysis 
 

The City has conducted an exhaustive review of all available vacant and 

underutilized parcels through their approved Vacant Land Adjustment.  The City has 

given consideration to those sites which would be suitable for affordable housing 

purposes.  The City has also reviewed all municipal owned parcels and is proposing a 

new affordable housing development on an unrestricted City owned property along 

Dolphin Avenue.   

 

Consistent with smart growth principles, the City has chosen to intersperse 

affordable housing throughout existing residential neighborhoods in the City and in 

proximity to transportation corridors including the N.J. Transit bus service stops, U.S. 

Route 9 (New Road) and County Route (Tilton Road), which is a major county 

roadway traversing across the County from the City of Northfield to the Township of 

Galloway.  These areas of the City provide the greatest number of employment 

opportunities and services.  The developed portions of the City (excluding the 

marshlands) are within the State Planning Area 1, which is conducive and appropriate 

for development.   

Block Lot Property Location Owner's Name Zone Acreage
Yied at 6 

u/a
Notes

1 11 2701 ZION RD CUMMINGS FAMILY LLC R-1A 0.35 2.1 Parcel is too small to add to RDP
40 31 NEW RD & BURTON AVE MARINCSIN, JOSEPH & NAM I WOO R-1 0.29 1.74 Parcel is too small to add to RDP
42 8 517 BANNING AVE BUNTING HEALTH CENTER LLC O-PB 0.14 0.84 Parcel is too small to add to RDP
67 9 MAPLE AVE COHEN, ARIANNE R & MATTHEW S R-1 0.062 0.372 Parcel is too small to add to RDP
67 10 MAPLE AVE COHEN, ARIANNE R & MATTHEW S R-1 0.21 1.26 Parcel is too small to add to RDP
68 19, 20, 21 305 NEW RD 305 NEW ROAD,LLC O-PB 0.34 2.04 Parcel is too small to add to RDP
95 2 1717 ZION RD BOURNE PERFECT LLC 0.38 2.28 Parcel is too small to add to RDP

NEWLY IDENTIFIED VACANT PARCELS - MARCH 2025*

* The above includes those vacant parcels that were not listed and identified in the 2018 and 2024 Court-approved VLA
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Multigenerational Family Housing Analysis 
 

In 2021 the FHA was amended to require an analysis of the extent to 

which municipal ordinances and other local factors advance or detract from 

the goal of preserving multigenerational family continuity as expressed in the 

recommendations of the Multigenerational Family Housing Continuity 

Commission.  Currently there are no recommendations published from the 

Commission.  The duties of the commission are:  

“To prepare and adopt recommendations on how State government, local 
government, community organizations, private entities, and community 
members may most effectively advance the goal of enabling senior 
citizens to reside at the homes of their extended families, thereby 
preserving and enhancing multigenerational family continuity, through 
the modification of State and local laws and policies in the areas of 
housing, land use planning, parking and streetscape planning, and other 
relevant areas.”   

 

A review of 2020 Census data shows that 4.5% of the occupied housing 

units in the City contain three plus generations of families.  The City of 

Northfield is an older suburban community and recognizes the needs of older 

residents who want to age in place or continue to live independently in the 

City where they raised their families.  The City has created opportunities for 

new age-restricted apartment housing with affordable housing units.  The City 

ordinances do not prohibit the creation of extra living space for family 

members, provided they are part of the same housekeeping unit. 

 
 
 



Page 33 

City of Northfield  Prepared by: 
2025 Housing Element – Fair Share Plan  Tiffany A. Cuviello, PP, LLC 
 

Regional Planning Analysis 
 

The Office of Planning Advocacy and the State Planning Commission are 

currently in the process of Cross Acceptance to adopt the 2024 State Development 

and Redevelopment Plan (SDRP).  This is the first update to the 2001 SDRP.  In both 

the 2001 and 2024 SDRP the City of Northfield’s developable land areas are within a 

Metropolitan State Planning Area (PA1).  Along the City’s eastern border, a portion of 

the City is within the Environmentally Sensitive Planning Area (PA5), which is 

consistent with the marshland areas of the municipality.  No development is proposed 

or possible in the PA5 areas.  The PA5 area accounts for less than 10% of the total 

land area.    

 

As an older suburban community, the City is primarily built-out.  The City has 

infrastructure for water and sewer and has approved stormwater management 

ordinances in accordance with the NJ DEP requirements.  The City has access to public 

transportation through the New Jersey Transit bus services.  In the 2024 Draft SDRP 

the PA1 Planning Area is intended to  

• provide for much of the state’s future growth in compact development and 

• redevelopment; 

• revitalize cities, towns and neighborhoods, and in particular overburdened 

• neighborhoods; 

• address existing legacy issues such as air pollution, urban heat islands, lead 

• contamination, Brownfields, urban highways, and combined sewer systems; 

• prevent displacement and gentrification; 

• promote growth that occurs in Centers, other appropriate areas that are 
pedestrian 

• friendly, and in compact transit-oriented forms; 

• rebalance urbanization with natural systems; 

• promote increased biodiversity and habitat restoration; 
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• stabilize and enhance older inner ring suburbs; 

• redesign and revitalize auto oriented areas; 

• protect and enhance the character of existing stable communities.  
 
 

 These intentions have been embodied in the City’s planning efforts, 

specifically through their affordable housing planning and master planning efforts.  

The City has limited vacant land that can be developed, the majority of new 

development is rooted in the reuse and redevelopment of previously utilized 

properties.  The City continues to look at their zoning to encourage the 

redevelopment and improvement of older facilities and properties while balancing 

the character of their community.  
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FAIR SHARE PLAN 
 

 

A Fair Share Plan (FSP) is prepared to address how a municipality intends to 

meet their constitutional affordable housing obligations.  The FSP identifies the 

affordable housing obligations, projects that have been completed, proposed 

mechanisms to meet the affordable housing obligations, and addresses the 

requirements of the FHA and affordable housing regulations applicable to each set of 

obligations, including N.J.A.C. 5:93 and N.J.A.C. 5:80 where applicable.    

 

Affordability Requirements 
 

 

Affordable housing is defined under New Jersey’s Fair Housing Act as a 

dwelling, either for sale or rent that is within the financial means of households of low 

or moderate income as income is measured within each housing region.  The City of 

Northfield is in Region 6, which includes Atlantic, Cape May, Cumberland and Salem 

counties.  Moderate–income households are those earning between 50% and 80% of 

the regional median income.  Low-income households are those with annual incomes 

that are between 30% and 50% of the regional median income.  As required by the 

amended FHA (Roberts bill), there is also included a very low-income category, which 

is defined as households earning 30% or less of the regional median income. 

 

Through the Uniform Housing Affordability Controls (hereinafter “UHAC”) at 

N.J.A.C. 5:80-26.3(d) and (e), which were amended by “emergency” in December 2024, 

the maximum rent for a qualified unit be affordable to households that earn no more 

than 60% of the median income for the region.  The average rent must be affordable 

to households earning no more than 52% of the median income.  The maximum sale 

prices for affordable units must be affordable to households that earn no more than 
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70% of the median income.  The average sale price must be affordable to a household 

that earns no more than 55% of the median income.  

 

The regional median income is defined using the federal Department of 

Housing and Urban Development (“HUD”) income limits on an annual basis.  In the 

spring of each year HUD releases updated regional income limits.  It is from these 

income limits that the rents and sale prices for affordable units are derived.  These 

figures are updated annually.    

 

Affordable Housing Plan 
 
 The following amends in part the City’s approved Third Round Plan and 

incorporates provisions to address the City’s new Fourth-Round obligations. 

 
 

Rehabilitation Obligation/Present Need: 
 

The City’s Present Need obligation is 10-units.  As it did in its Court-approved 

Third-Round plan, the City’s rehabilitation obligation is being addressed through the 

Atlantic County Improvement Authority (“ACIA”) through their “Owner Occupied 

Housing Rehabilitation Program.”  The ACIA uses federal Community Development 

Block Grant (hereinafter “CDBG”) funds as well as prior rehabilitation funds paid back 

at the time of a home sale to operate a county-wide housing rehabilitation program.  

This program provides deferred loans for property owners that meet the required 

income limits.  To qualify property owners must also demonstrate that the home is 

properly insured and the municipal taxes are paid up to the current quarter.  The 

program requires that a household’s income not exceed 80% of the median income 

for Atlantic County in accordance with HUD published Section 8 income guidelines.  If 

qualified a homeowner can use a deferred loan for basic rehabilitation needs 
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including plumbing, heating, electric, roof, windows, doors, insulation and exterior 

repair and painting.   

 

From April of 2010 through December of 2024, the ACIA in cooperation with 

the City of Northfield had rehabilitated six (6) units within the City. The City’s Fourth-

Round rehabilitation obligation will be handled through the continued participation 

in the County-wide program.  A list of all units which were rehabilitated from 2010 

through 2024 is included in the Appendix. 

 

Prior Round:  
 

As set forth above, the City of Northfield has addressed their Prior Round 

(1987-1999) obligation of 190 as per the City’s Court approved housing element and 

fair share plan dated January 22, 2015.  This plan was amended as part of the City’s 

Third-Round settlement agreement and approved by the Court in its 2018 Judgment 

of Compliance and Repose (JOR) and again in the City’s 2024 Amended JOR.    In order 

to effectively address the City’s total affordable housing obligation, the components 

addressing the prior round will be amended as follows below, utilizing all Court-

approved projects from the City’s Third Round plans, as amended in 2024 .   

 

Bonus credits are permitted for rental units, up to 25% of the City’s Prior 

Round obligation in accordance with N.J.A.C. 5:93-5.15(a).  As such the City is 

permitted to take a bonus credit for a maximum of 47 credits.  Additionally, in 

accordance with N.J.A.C. 5:93-5.14(a)1, the City is permitted to include up to 25% of 

the total Prior Round obligation (less prior cycle credits) as age-restricted housing 

units, for a maximum of 47 units.    

 

The following Table summarizes the Prior Round Obligation Components as 

amended: 
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Northfield Prior Round Plan  
Obligation - 190 

R
en

ta
l 

Se
ni

or
 

Fa
m

ily
 

Units Bonus 
Credits 

Total 
Credits 

Inclusionary Development 
Credits 

      

MGS Development 
Cresson Avenue  

x  x 28 28 56 

AC Country Club    x 47  47 
Special Needs Housing Credits       
Career Opportunity Development 

– 322 Shore Road  
x  x 4 4 8 

Butterfly Properties  
– 116 Oakcrest 

x  x 3 3 6 
 

Community Quest  
2026 Cedarbridge Road 

x  x 3  3 

Caring Inc 
103 E Mill Road 

x  x 6  6 

Caring Inc 
120 E Mill Road 

x  x 5  5 

100% Affordable       
Camden Diocese x x  47 12 59 

       
Total 143 47 190 

 

Third Round: 
 

Pursuant to the FSHC agreement referenced above, the City’s Third Round 

affordable housing obligation is 89.   The Third Round Prospective Need includes the 

so-called “Gap Period Present Need,” which is a measure of households formed from 

1999-2015 that need affordable housing, created by the Supreme Court in In re 

Declaratory Judgment Actions Filed By Various Municipalities, 227 N.J. 508 (2017).  

 

The City prepared a Vacant Land Adjustment in their Court approved Third-

Round plan which created an RDP of 18 units.  As noted earlier, the approved VLA 

was amended and approved by the Court in 2024 and increased the third-round RDP 

to 29 resulting in a new Unmet Need of 60.   
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Bonus credits are permitted for rental units up to 25% of the City’s RDP in 

accordance with N.J.A.C. 5:93-5.15(a).  As such the City is permitted to take a bonus 

credit for a maximum of 7 credits.  Additionally, in accordance with N.J.A.C. 5:93-

5.14(a)2, the City is permitted to include up to 25% of the RDP as age-restricted 

housing units, for a maximum of 7 units. 

    

The following table addresses how the City will satisfy its Third-Round RDP 

obligation, as previously approved by the Court in the City’s 2024 Amended Housing 

Element and Fair Share Plan.   
 

Northfield 
Third Round 
Prospective Need Plan 
RDP – 29 R

en
ta

l 

Se
ni

or
 

Fa
m

ily
 

Units Bonus 
Credits 

Total 
Credits 

Inclusionary Development 
Credits 

      

MGS Development 
Cresson Avenue 

x  x 12 7 19 

100% Affordable       
Camden Diocese x x  7  7 

Municipally Sponsored       
Habitat for Humanity –        

Dolphin Avenue 
  x 3  3 

       
Total 22 7 29 
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Northfield 
Third Round 
Prospective Need Plan 
Unmet Need – 60 R

en
ta

l 

Se
ni

or
 

Fa
m

ily
 

Units Bonus 
Credits 

Total 
Credits 

Inclusionary Development 
Credits 

      

Mason Properties 
Wabash Avenue 

x x  12  12 

AC Country Club   x 15  15 
Tilton Road Mixed Use   x 9  9 

St Gianna Parish Overlay  x  20  20 
Mandatory Set-aside Ordinance    varies  varies 

100% Affordable       
Camden Diocese x x  11  11 

Total 67 0 67 
 

The City will continue to address their Unmet Need with existing set-aside 

ordinances and overlay zones as provided for herein. 

 

Fourth Round Prospective Need: 
 
 

The Department of Community Affairs (DCA) for the State of New Jersey has 

calculated proposed new affordable housing obligations for each municipality for 

Round 4 (2025 through 2035).  The City’s Fourth-Round affordable housing 

obligation is 24.    

 

The City has an approved Vacant Land Adjustment in their Court-approved 

Third-Round plan which created an RDP of 29.  A review of the 2025 tax records 

identified several new vacant parcels, all of which were of insufficient size to create 

an RDP.  As such, the City’s Fourth Round RDP is 0 with an Unmet Need of 24.   
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When a Fourth-Round plan includes a VLA, the components of the Fair Share 

Plan are required to include an identification of parcels which are likely to redevelop 

over the next ten years which would provide for up to 25% of the City’s Fourth-Round 

RDP. (FHA 52:27D-310.1)  This would require a total of 0 credits as the City’s Fourth-

Round RDP is zero.    However, the City has provided for credits to the Fourth-Round 

RDP from the Habitat and Camden Diocese project and utilized transitional housing 

credits for a total of 19 housing unit credits, meeting this requirement.  The City has 

also maintained their mandatory set-aside ordinance in the event of new 

development opportunities.   

 

The amendments to the FHA for a Fourth-Round plan require a municipality 

provide 50% of actual affordable units, exclusive of any bonus credits, available to 

families with children.  Additionally, at least 25% of actual units, exclusive of bonuses, 

are required to be rental units, of which of which 50% of the rental units are to be 

available to families with children.  (N.J.S.A. 52:27D-311.l)  The proposed mechanisms 

for the Unmet Need includes nine (9) family units from the Habitat development.  If 

units are developed through the Unmet Need components the City will ensure that 

they include family rental units where appropriate.   

 
 The 2024 amendments to the FHA included a new component for 

“Transitional Housing” which can account for up to 10% of a Fourth-Round obligation.  

The FHA defines “Transitional Housing” which may qualify for affordable housing 

credits.  Within the City there are several Cooperative Sober Living Residence (Class 

F Rooming House) that have been licensed by the State Department of Community 

Affairs under N.J.S.A. 55:13B-1, et seq.  While there are seven facilities with 31 total 

bedrooms, the City may only take credit for 3 bedrooms under the 10% cap.   

 

The City will maintain the mandatory set-aside ordinance as provided for in 

the Third-Round to address the remaining Unmet Need.   
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The following table addresses Fourth-Round credits which will address the 

City’s Fourth-Round Unmet Need.   

 
Northfield 
Fourth Round 
Prospective Need Plan 
RDP – 0 
Unmet Need – 24 

R
en

ta
l 

Se
ni

or
 

Fa
m

ily
 

Units Bonus 
Credits 

Total 
Credits 

Transitional Housing       

Atlantic Sober Living 
311 New Road – Class F 

x   3  3 

Municipally Sponsored       
Habitat for Humanity 

Dolphin Avenue 
  x 9 6 9 

100% Affordable       
Camden Diocese x x  7  7 

Inclusionary Development       
AC Country Club   x 10  10 

Total 29  29 

 
 

Bonus credits are permitted for units in the Fourth Round in accordance with 

the amended FHA under N.J.S.A. 52:27D-311.k.  The City is permitted to utilize up to 

six (6) bonus credits and proposes to apply these to the Habitat for Humanity project.  

More specifically, this is a 100% affordable housing project which the City is 

contributing to the costs of development with property and funds from the AHTF.  

Under N.J.S.A. 52:27D-311.k(8) the City is permitted one bonus credit for each unit up 

to 25% of the total Fourth-Round prospective need, allowing for the six (6) bonus 

credits.  The City reserves the right to apply bonus credits in the future if they become 

available. 
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Unfulfilled Prior Round (1987 through 2025) 
 

 The mechanisms identified in Northfield’s Court approved FSP plan included 

several components which were not completed.  In accordance with the requirements 

of the Amended FHA, the City evaluated these Court-approved mechanisms and have 

determined that they remain viable mechanisms to remain in the City’s plan and are 

discussed below.   

 

Atlantic City Country Club – 72 units 
 

This parcel is located along Shore Road and consists of 225 acres, of which 

approximately 110 acres are considered uplands.  The site is currently zoned Country 

Club C-C, permitting a golf course and single-family residential dwelling units.  The 

zoning district also permits a Country Club Community as a permitted conditional use.  

The Country Club Community would permit a combination of golf course, single-

family residential on one-acre lots, golf villas and golf suites for a maximum of 62 golf-

villas, 50 golf-suites and 13-single-family dwelling units.   

 

The City amended the existing Country Club Community standards to permit 

increased residential densities with an affordable housing set-aside.  The ordinance 

restricts the residential development to areas on Block 175, Lot 48 and Block 179.01, 

Lot 1.01.  The ordinance maintains the golf-course and club house.  The zoning would 

permit up to 360 residential units as a combination of golf villas and townhouse units.  

The golf suites would continue to be a permitted use separate from the golf villas.  It 

is estimated that the areas available for development consists of approximately 21+/- 

acres.  The residential density on the 21 acres (excluding the balance of the 18-hole 

golf course) would be 17 units per acre.  This would permit up to 72 affordable 

housing units with a 20% set-aside.   Forty-seven (47) of these credits would be 
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applied to the Prior Round obligation with the balance being utilized to satisfy the 

City’s Unmet Need. 

 

The Atlantic City Country Club is under private ownership.  It was founded in 

1897 and is known as “The Birthplace of the Birdie” as well as being where the term 

“Eagle” was coined.  (www.accountryclub.com Course History)  The City recognizes 

the importance of the golf course and its future success.  The City wants to see the golf 

course preserved as a fundamental part of the community.  The proposed ordinance 

would not eliminate the 18-hole course but allow for added development along its 

fringe areas.   
 

Tilton Road Mixed Use – 9 units 
 

This parcel is a combination of two properties located on Block 16.01, Lots 52 

and 57 and consists of 15.51 acres.  The site is currently zoned Regional Commercial 

R-C, permitting non-residential development.  This zoning district also permits 

Residential Senior Housing as a permitted conditional use.  As a conditional use a 

property of at least 7 acres may create a Planned adult development with a density of 

12 units per acre.  The zoning also permits Mid-Rise Senior Citizen Housing as a 

conditional use on lots of 15 acres at a density of 15 units per acre.  Both conditional 

uses require a 20% set-aside for low/moderate income housing.   

 

The City rezoned this parcel as an overlay for Affordable Housing as part of a 

mixed-use development with a density of 2.6 units per acre on September 25, 2018 

by Ordinance No 7-2018.  The site would accommodate up to 40 multi-family housing 

units with an affordable housing set-aside of 20% or 8 units.  The zoning would also 

permit first floor commercial/office space.  The City currently does not permit multi-

family residential housing as a mixed use.  The overlay zone will offer additional 

opportunities for development that would not otherwise exist.  The ability to create 

multi-family housing with first floor commercial provides incentives making the new 

http://www.accountryclub.com/
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land use more attractive and feasible on this property.  This zoning was approved by 

the Court in both its 2018 and 2024 Third Round plans.   

 

This plan amends the total lots and adds the adjoining lot 56 into the 

overall site as part of the Tilton Road Mixed Use zone noted below.  This would 

add an additional 0.69 acres to the tract area and provide for an additional 

affordable housing unit.  The addition of this parcel will create a larger tract and 

would improve the viability of the proposed mixed-use zoning designation.  The 

tax map showing all three lots is located in the Appendix. 

 

A portion of this property is impacted by wetlands and additional 

investigations will need to be completed to determine the useable building envelope.  

However, given the permitted site coverages under the CAFRA regulations and the 

location of the property along a commercial corridor, the mixed-use development 

zoning provides an improved opportunity for development.   

 

The site will also continue to permit the age-restricted housing development 

as a permitted conditional use.  The requirements of the existing ordinance for the 

conditional use development includes a 20% affordable housing set-aside.  In this 

development scenario the site could accommodate a greater housing density but no 

commercial space.  The City reserves the right to review the appropriateness of the 

age-restricted conditional use standards at a later date.   

 

The site is located on the City’s primary commercial corridor, Tilton Road.  It 

is bordered to the north by a newly constructed office building.  The southern side of 

the site includes various non-residential land uses including a small shopping center 

with a lawn and garden contractors yard in the rear.  Opposite the site on the eastern 

side of Tilton Road is a larger shopping center.  To the rear of the shopping center is 

the recently zoned affordable housing site for MGS properties.   
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Mason Properties (Mill Road/Wabash Avenue) – 12 units 
 

This parcel is located on Block 92, Lots 25, 28, 29, 33 & 34 and Block 52, Lot 

4.01.  The property contains a non-conforming business operation of a construction 

company.  The uses on the property include an office, shop and storage building as 

well as an outside storage yard for equipment and materials.  The site is bordered to 

the west by the City Library and the local bike path runs along the street frontage just 

opposite the site on Wabash Avenue.  The surrounding neighborhood includes single-

family detached dwelling units on lot sizes that range from 8,000 square feet to 

13,000 square feet (approximately).   

 

The City created a new zone on this parcel, Affordable Housing 1-Age 

Restricted district (AH1-AR) with a density of 12 units per acre.  The site would 

accommodate a minimum of 80 units of which 12 would be affordable housing units 

using a set-aside of 15%.    This zoning is generally consistent with the existing 

permitted conditional use standards.  The site has been approved for development by 

the Planning Board; however, construction has not begun.  The site is the subject of a 

Memorandum of Understanding, and the City is continuing to work with the property 

owner to facilitate the proposed development.   This proposed project was approved 

by the Court in both its 2018 and 2024 Third Round plans. 
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Elements Satisfying Obligation 
 

City Owned Site/Habitat for Humanity – 12 units 
 

 This site was included in the City’s Court-approved Amended 2024 Fair Share 

Plan.  The City has entered into an agreement with Habitat for Humanity to develop 

the property with up to twelve (12) affordable family units in the form of twins.  The 

City is working with Habitat to approve a subdivision plan creating these lots, which 

is expected to be filed and approved in 2025.     

 

The property is City owned and contains just over 2 acres along Dolphin 

Avenue and Harvey Drive on Block 66, Lot 11 and Block 69, Lot 1.02.  The two parcels 

are not contiguous.  The parcel along Harvey Drive is wooded and is bordered by a 

single-family dwelling on the north and west.  Opposite the site on the east side of 

Dolphin Avenue is the Atlantic County public works yard.  The parcel on Dolphin 

Avenue is also wooded and is completely surrounded by the Atlantic County public 

works yard.  

 

Block 66, Lot 11 is located at the corner of Harvey Drive and Dolphin Avenue 

and contains one acre of land.  Block 69, Lot 1.02 is located along Dolphin Avenue and 

contains 1.12 acres of land.  The development plan proposes to provide for up to 12 

affordable housing units.  This would be achievable through partnership with Habitat 

for Humanity.   

 

Site Suitability Analysis – City Owned Site - Site Suitability is addressed 

in COAH’s Second Round regulations at N.J.A.C. 5:93-5.3.  The criteria 

under which a site is to be evaluated includes a finding that the site is 

available, approvable, developable and suitable as defined in N.J.A.C. 

5:93-1.   
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- “Available site” means a site with clear title, free of encumbrances 

which preclude development for low- and moderate-income housing. 

-  This site belongs to the City of Northfield.  The City is in the 

process of entering into an agreement with Habitat for Humanity 

for the development of the property with affordable housing units. 

- “Approvable site” means a site that may be developed for low and 

moderate income housing in a manner consistent with the rules and 

regulations of all agencies with jurisdiction over the site. A site may 

be approvable although not currently zoned for low and moderate 

income housing. – This site is zoned for single-family housing units.  

A zoning amendment will be required to provide for the proposed 

development of three duplexes on each of the two parcels.  This 

amendment is recommended as part of the amended Fair Share 

Plan.  The developed areas of the City of Northfield, where this site 

is located, are in a State Planning Area 1, Metropolitan (PA1).  The 

State Plan encourages development in the PA1 and PA2 areas.   

- “Developable site” means a site that has access to appropriate water 

and sewer infrastructure, and is consistent with the applicable area 

wide water quality management plan (including the wastewater 

management plan) or is included in an amendment to the area wide 

water quality management plan submitted to and under review by 

DEP.  – The site has access to public water and sewer and is 

consistent with the approved Atlantic County water quality 

management plan. 

- “Suitable site” means a site that is adjacent to compatible land uses, 

has access to appropriate streets and is consistent with the 

environmental policies delineated in N.J.A.C. 5:93-4. –The site is 

surrounded by moderate density single-family housing in 
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Northfield and is also adjacent to the city public works facility.  The 

site is also proximate to Route 9 and public bus transportation.  In 

terms of the environmental policies at N.J.A.C. 5:93-4 the site 

development area is not impacted by wetlands, flood hazard areas 

or steep slopes.  The development will require some tree removal 

but there are no known environmental constraints to the proposed 

development.   

 

Camden Diocese – 72 units 
 

This property was included in the 2024 plan amendment to provide affordable 

housing on land owned by Atlantic County in cooperation with the Camden Diocese, 

which was approved by the Court and included in the City’s 2024 Amended JOR.  The 

property is identified as Block 150, Lot 1 and is located along Dolphin Avenue.  This 

is a larger property of 28 +/- acres which is home to the Meadowview Nursing and 

Rehabilitation Center, owned and operated by Atlantic County.  The Camden Diocese 

would be purchasing approximately 2.5 acres of land from the County to provide for 

up to 72 age-restricted rental affordable housing units in a 100% affordable housing 

project.  The City adopted a zoning ordinance to provide for this proposed 

development.   

 

Site Suitability Analysis – Camden Diocese - Site Suitability is addressed 

in COAH’s Second Round regulations at N.J.A.C. 5:93-5.3.  The criteria 

under which a site is to be evaluated includes a finding that the site is 

available, approvable, developable and suitable as defined in N.J.A.C. 

5:93-1.   

 

- “Available site” means a site with clear title, free of encumbrances 

which preclude development for low- and moderate-income housing. 
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-  This site belongs to the County of Atlantic.  The County has agreed 

to subdivide up to 4 acres from the existing parcel to provide for the 

proposed development by the Camden Diocese. 

- “Approvable site” means a site that may be developed for low and 

moderate income housing in a manner consistent with the rules and 

regulations of all agencies with jurisdiction over the site. A site may 

be approvable although not currently zoned for low and moderate 

income housing. – This site requires a zoning amendment to provide 

for the proposed development.  This amendment is recommended 

as part of the amended Fair Share Plan.  This is a developed site with 

adequate room available to provide for the proposed affordable 

housing development.  The developed areas of the City of 

Northfield, where this site is located, are in a State Planning Area 1, 

Metropolitan (PA1).  The State Plan encourages development in the 

PA1 and PA2 areas.   

- “Developable site” means a site that has access to appropriate water 

and sewer infrastructure, and is consistent with the applicable area 

wide water quality management plan (including the wastewater 

management plan) or is included in an amendment to the area wide 

water quality management plan submitted to and under review by 

DEP.  – The site has access to public water and sewer and is 

consistent with the approved Atlantic County water quality 

management plan. 

- “Suitable site” means a site that is adjacent to compatible land uses, 

has access to appropriate streets and is consistent with the 

environmental policies delineated in N.J.A.C. 5:93-4. – This site is part 

of a larger County owned property which includes the Meadowview 

Nursing and Rehabilitation Center.  The site is also surrounded by 
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moderate density single-family housing in Northfield and in the 

abutting City of Pleasantville.  The site is also proximate to Route 9 

and public bus transportation as well as having access to the County 

transportation system for senior citizens.  In terms of the 

environmental policies at N.J.A.C. 5:93-4 the site development area 

is not impacted by wetlands, flood hazard areas or steep slopes.  The 

proposed development is on an area of the tract which is generally 

cleared of trees and proximate to the current site improvements.  

The development will share a common access drive with the 

Meadowview Nursing facility.   
 

Overlay Zone – St. Gianna Beretta Molla Parish – 20 units  
 

The City created an overlay zone for Block 40, Lots 28, 29 & 40 (St. Gianna 

Beretta Molla Parish) to permit the development of complimentary housing options.  

This site is currently developed with the existing parish, rectory and associated 

improvements.  The overlay zoning permits the creation of an inclusionary or 100% 

affordable age-restricted development, independent living or congregate 

care/assisted living facility.  The total site is 14.4 acres with approximately 6 acres 

available for development.  The ordinance permits the housing to be developed in 

addition to the existing church campus.  The site is permitted to create at least 100 

units/beds with 20 affordable units.  The zoning permits 100% affordable or market-

rate with a minimum 20% set-aside.  The market-rate would allow a density to 

support a minimum of 20 affordable housing units.  Since the Catholic Church owns 

the site it is feasible to permit a 100% affordable development which could generate 

additional housing credits.  This overlay was approved by the Court in both the City’s 

2018 and Amended 2024 Third Round plans. 
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Transitional Housing  – 3 credits 
 

 The 2024 amendments to the FHA included a new component for 

“Transitional Housing” which can account for up to 10% of a Fourth-Round obligation.  

The FHA defines “Transitional Housing,” which qualify for affordable housing credits.  

The term means temporary housing which meets the following criteria: 

• Includes, but is not limited to, single-room occupancy housing or shared living 
and supportive living arrangements; 

• Provides access to on-site or off-site supportive services for very low-income 
households who have recently been homeless or lack stable housing; 

• Is licensed by the department (DCA); and 

• Allows households to remain for a minimum of six months. 
 

 While there are seven facilities with 31 total bedrooms, the City may only take 

credit for 3 bedrooms under the 10% cap.  The facilities are identified below and 

copies of all licensing are included in the Appendix.     

 

Transitional Housing 
Facilities 

Bedrooms 

Stop the Heroin 
502 Burton Avenue – Class F 

6 

Stop the Heroin 
590 Maple Avenue – Class F 

5 

Stop the Heroin 
517 Pine Street – Class F 

6 

Atlantic Sober Living 
311 New Road – Class F 

3 

Atlantic Sober Living 
650 Hollywood Drive – Class 

F 

3 

Atlantic Sober Living 
418 Dolphin Avenue – Class F 

3 

Shoova House LLC 
13 Golfview Drive – Class F 

5 
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Overlay Zone – City Wide 

 

The City adopted a municipal-wide ordinance requiring a mandatory 

affordable housing set aside for all new multifamily residential developments of five 

(5) units or more.  The set aside for rental developments shall be fifteen percent (15%) 

and the set aside for for-sale developments shall be twenty percent (20%).   The 

provisions of the ordinance do not apply to residential expansions, additions, 

renovations, replacement, or any other type of residential development that does not 

result in a net increase in the number of dwellings of five or more.   This ordinance 

remains in full force and effect and was approved by the Court in both the 2018 and 

Amended 2024 Third Round plans. 

 
Miscellaneous Provisions  

 
The City has provided for affordable housing opportunities under the existing 

zoning for age-restricted developments.  In the R-1 and the RC zones the City permits 

a Planned Adult Community with 12 units per acre with a 20% low- and moderate-

income set aside.  The same districts also permit a mid-rise age-restricted 

development of 15 units per acre with a 20% low- and moderate-income set aside.  

These conditional uses will remain in the ordinance, continuing to provide future 

affordable housing opportunities.    
 
 
Very Low-Income Units 
 
 Very Low-income housing is affordable to those households with a gross 

household income of 30% or less of the median gross household income in the region.   

In 2008 the FHA was amended to include a requirement that at least 13% of all 
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affordable housing units be very low-income units4.  The 2024 amendments to the 

FHA added a provision that at least half of the very low-income units be available to 

families with children.  This would apply to the City’s Fourth-Round obligation.    

 

The City is required to provide 13% of their total affordable housing units in 

their Third and Fourth-Round plans as very-low-income units.  With a Third-Round 

RDP of 29 and a Fourth Round RDP of zero, the total very low-income units required 

are 4.   

 

It is proposed that a portion of these units be addressed in the Camden Diocese 

project.  At least 2 units are required to be family units.  The City proposes to include 

these units in either the Habitat development, by using AHTF to buy-down units or in 

the event another affordable family unit development progresses on one of the zoned 

sites the City will ensure to require the 2 very-low-income family units. 
 
 

Phasing Plan for Affordable Housing Units5 
 

The City has unbuilt units satisfying their Third and Fourth-Round RDP.  The 

Unmet Need units will come online as the developments progress but are not included 

in the phasing schedule.  The development of these units are subject to market 

conditions.  The City anticipates that the identified projects in the RDP for both 

rounds will be developed in accordance with the following schedule:   
 

 

 

 

 
4 Assembly Bill A-500 adopted in 2008, also known as the Roberts Bill, created a new definition for 
very low-income units and a requirement that 13% of all affordable units be made available to very 
low-income households.     
5 Phasing is estimated and may not reflect changes to market conditions which will impact the 
proposed developments.   
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Program 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 

Camden 

Diocese 

 40 32        

Habitat Site 4 4 4        

AC Country 

Club 

    10 10 10 10 10  

Total 4 44 36 0 10 10 10 10 10 0 

 
 
 

Bonus Provisions 
 

For the Prior Round and Third-Round plan, in accordance with N.J.A.C. 5:93-

5.15, the municipality intends to take bonus credits for up to 25% their total 

obligation as provided for in the Court-approved Third-Round plan.  The projected 

rental bonus would account for up to 94 credits.   

 

Bonus credits are permitted for units in the Fourth Round in accordance with 

the amended FHA under N.J.S.A. 52:27D-311.k. for up to 25% of the total Fourth-

Round prospective need, allowing for six (6) bonus credits.  The City reserves the 

right to apply additional bonus credits in the future if they become available.  

 
 

Affordable Housing Trust Fund 
 

City of Northfield adopted an affordable housing trust fund ordinance in 

accordance with affordable housing regulations for the purposes of funding 

affordable housing activities on October 17, 2017, under Ordinance 15-2017.   As of 

May 31, 2024 the balance of the AHTF was $110,736.  A Spending Plan will be 

completed to provide for the expenditure of funds.   
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Cost Generation 
 

The City of Northfield will provide for expediting the review of development 

applications containing affordable housing.  Such expedition may consist of, but is not 

limited to, scheduling of pre-application conferences and special monthly public 

hearings for projects involving affordable housing.  Furthermore, development 

applications containing affordable housing shall be reviewed for consistency with the 

Land Development Ordinance and Residential Site Improvement Standards (N.J.A.C. 

5:21-1 et seq.)  The City shall comply with all requirements for unnecessary cost 

generating requirements under N.J.A.C. 5:93-10.  
 

Monitoring 
 

The City of Northfield shall complete all required annual monitoring reports 

for the municipality’s Affordable Housing Trust Fund and of the affordable housing 

units and programs in accordance with the FHA regulations and requirements.  In fact, 

the municipality has complied with all current AHMS reporting deadlines to date, as 

set forth in the Amended FHA.  Northfield’s Municipal Housing Liaison has access to 

the AHMS and has been regularly inputting the required monitoring data as it 

becomes available. 
 

Fair Share Ordinance and Affirmative Marketing  
 
 The City of Northfield on September 11, 2018 by ordinance 6-2018 and in 

accordance with the City’s Court-approved Fair Share Plan, adopted an Affirmative 

Marketing and Fair Share Ordinance in accordance with N.J.A.C. 5:93 et seq., and 

UHAC at N.J.A.C. 5:80-26 6 .  The City’s Fair Share Ordinance will govern the 

 
6 At this time the State is in the process of amending the UHAC regulations and adopting new 
affordable housing regulations under proposed N.J.A.C. 5:99 which will potentially require 
amendments to the Municipal Housing Ordinances and Marketing Plan.  At such time that these 
regulations become effective the ordinances will be amended as required by law. 
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administration of affordable units in the City as well as regulating the occupancy of 

such units.  The Fair Share Ordinance covers the phasing of affordable units, the 

low/moderate income split, bedroom distribution, occupancy standards, 

affordability controls, establishing rents and sales prices, affirmative marketing, 

income qualification and the like.  The costs of advertising and affirmative marketing 

of the affordable units (including the contract with the Administrative Agent) shall be 

the responsibility of the developer, sponsor or owner, unless otherwise determined 

or agreed to by the City.   

 

The affirmative marketing plan is designed to attract buyers and/or renters of 

all majority and minority groups, regardless of race, creed, color, national origin, 

ancestry, marital or familial status, gender, affectional or sexual orientation, disability, 

age or number of children to the affordable units located in the City.  Additionally, the 

affirmative marketing plan is intended to target those potentially eligible persons 

who are least likely to apply for affordable units and who reside in Housing Region 

#6, consisting of Atlantic, Cape May, Cumberland and Salem counties.  

 

The affirmative marketing plan includes regulations for qualification of 

income eligibility, price and rent restrictions, bedroom distribution, affordability 

control periods, and unit marketing in accordance with  N.J.A.C. 5:80-26.  All newly 

created affordable units will comply with the affordability controls required by the 

FHA and UHAC.  This plan must be adhered to by all private, non-profit or municipal 

developers of affordable housing units and must cover the period of deed restriction 

or affordability controls on each affordable unit. The costs of implementing the 

affirmative marketing plan (i.e., the costs of advertising the availability of affordable 

units, contract with the Administrative Agent, etc.) are the responsibilities of the 

developers of the affordable units.  This requirement will be included in the City’s fair 

share ordinances and shall be a condition of any municipal development approval. 
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Conclusion 
 

There are limited remaining opportunities to create affordable housing in the 

City given the scarcity of vacant or underutilized parcels.  Despite this, the City 

proposes to meet its Prior Round affordable housing obligation through various 

mechanisms as demonstrated herein.  The City also recognizes there is a need to 

provide future opportunities for affordable housing and therefore has revised 

portions of the existing zoning ordinance to ensure larger residential developments 

provide affordable housing 
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SURENIAN, EDWARDS, BUZAK & NOLAN LLC 
311 Broadway, Suite A 
Point Pleasant Beach, NJ 08742 
(732) 612-3100 
By: Nancy L. Holm, Esq.  (Attorney ID: 013442006) 
Attorneys for Declaratory Plaintiff, City of Northfield  
 
 
 
 
IN THE MATTER OF THE 
APPLICATION OF THE CITY OF 
NORTHFIELD, COUNTY OF ATLANTIC, 
STATE OF NEW JERSEY          

SUPERIOR COURT OF NEW JERSEY 
LAW DIVISION: ATLANTIC COUNTY 
 
DOCKET NO.: ATL-L-____ 
 

CIVIL ACTION  
 AFFORDABLE HOUSING DISPUTE 

RESOLUTION PROGRAM 
PER DIRECTIVE # 14-24 

 
 

COMPLAINT FOR DECLARATORY 
RELIEF PURSUANT TO AOC 
DIRECTIVE # 14-24 

 
 

Declaratory Plaintiff, the City of Northfield, County of Atlantic, State of New Jersey 

(hereinafter, “Northfield” or the “City”), a municipal corporation of the State of New Jersey, with 

principal offices located at 1600 Shore Road, Northfield, New Jersey 08225, by way of this 

Declaratory Judgment Action (“DJ Action”) as authorized under Directive # 14-24 of the 

Administrative Office of the Courts (“AOC”) alleges and says: 

Background 

1. The City of Northfield is a municipal corporation of the State of New Jersey. 

2. The Planning Board of the City of Northfield (hereinafter, “Planning Board”) is a 

municipal agency created and organized under the Municipal Land Use Law, N.J.S.A. 40:55D-1 

et. seq., (“MLUL”), and, among other duties and obligations, is responsible for adopting the Fourth 

Round Housing Element and Fair Share Plan (“HEFSP") of Northfield’s Master Plan.  

                                                                                                                                                                                               ATL-L-000136-25   01/22/2025 4:23:54 PM   Pg 1 of 18   Trans ID: LCV2025164956 
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3. Through this DJ Action, Northfield seeks the following relief in relation to its 

Fourth Round (2025-2035) affordable housing obligation: (a) to secure the jurisdiction of the 

Affordable Housing Dispute Resolution Program (the “Program”) pursuant to P.L. 2024, c.2 

(hereinafter, the “Act”) and the Court, pursuant to AOC Directive # 14-24; (b) to have the Program 

and the Court approve the City of Northfield’s Present and Prospective affordable housing 

obligations as set forth in the binding resolution adopted by the City, attached hereto as Exhibit 1; 

(c) to have the Program and the Court approve the City’s HEFSP to be adopted by the Planning 

Board and endorsed by the Council and issue a conditional or unconditional “Compliance 

Certification” pursuant to the Act or other similar declaration; (d) to the extent it is not 

automatically granted pursuant to the Act, through the filing of this DJ Action and binding 

resolution, to have the Program and the Court confirm Northfield’s immunity from all exclusionary 

zoning litigation, including builder’s remedy lawsuits, during the pendency of the process outlined 

in the Act and for the duration of the Fourth Round, i.e., through June 30, 2035; and (e) to have 

the Program and the Court take such other actions and grant such other relief as may be appropriate 

to ensure that the City receives and obtains all protections as afforded to it in complying with the 

requirements of the Act, including, without limitation, all immunities and presumptions of validity 

necessary to satisfy its affordable housing obligations voluntarily without having to endure the 

expense and burdens of unnecessary third party litigation.  

COUNT I 
 

ESTABLISHMENT OF JURISDICTION UNDER P.L.2024, C. 2 
 

4. The City of Northfield repeats and realleges each and every allegation as set forth 

in the previous paragraphs of this DJ Action as if set forth herein in full. 
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5. The Act represents a major revision of the Fair Housing Act of 1985, N.J.S.A. 

52:27D-301 et. seq. 

6. Among other things, the Act abolished the Council on Affordable Housing 

(hereinafter, “COAH”), and replaced it with seven retired, on recall judges designated as the 

Program.  Among other things, the Act authorized the Director of the AOC (hereinafter, 

“Director”) to create a framework to process applications for a compliance certification. 

7. On or about December 19, 2024, the Director issued Directive #14-24, which 

among other things, required municipalities seeking compliance certification to file an action in 

the form of a Declaratory Judgment Complaint and Civil Case Information Statement in the 

County in which the municipality is located within 48 hours after the municipality’s adoption of a 

binding resolution as authorized under the Act and attach a copy of said binding resolution to the 

DJ Action. 

8. The City adopted a binding resolution establishing its present and prospective 

affordable housing obligations within the statutory window of time set forth in the Act and in 

accordance with the methodology and formula set forth in the Act, a certified copy of which 

resolution is attached to this DJ Action as Exhibit 1. 

9.  Based on the foregoing, the City has established the jurisdiction of the Program 

and the Court in regard to this DJ Action for a Compliance Certification as set forth hereinafter. 

WHEREFORE, the City of Northfield seeks a declaratory judgment for the following 

relief: 

a. Declaring that the City has established jurisdiction for the Program and the 

Court to confirm its present and prospective affordable housing needs as set 
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forth in the binding resolution attached as Exhibit 1 to this DJ Action or to 

adjust such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of the City 

under the Act; 

c. Declaring the approval of the City’s HEFSP subsequent to its adoption by the 

Planning Board and its endorsement by the Council, including, as appropriate 

and applicable, (i) a windshield survey or similar survey which accounts for a 

more accurate estimate of present need; (ii) a Vacant Land Adjustment 

predicated upon a lack of vacant, developable and suitable land; (iii) a 

Durational Adjustment (whether predicated upon lack of sanitary sewer or lack 

of water); (iv) an adjustment predicated upon regional planning entity formulas, 

inputs or considerations, as applicable; (v) an adjustment based on any future 

legislation that may be adopted that allows an adjustment of the affordable 

housing obligations; (vi) an adjustment based upon any ruling in litigation 

involving affordable housing obligations; and/or (vii) any other applicable 

adjustment permitted in accordance with the Act and/or applicable COAH 

regulations; 

d. Declaring that the City continues to have immunity from all exclusionary 

zoning litigation and all litigation related to its affordable housing obligations 

as established by the Act; 

e. Declaring and issuing a Compliance Certification and continuing immunity 

from exclusionary zoning litigation in accordance with the Act and Directive # 
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14-24 to the City of Northfield for the period beginning July 1, 2025 and ending 

June 30, 2035; and 

f. Declaring such other relief that the Program and Court deems just and proper 

within the parameters of the Act and all applicable regulations related to 

affordable housing within the State of New Jersey. 

COUNT II 
 

DETERMINATION OF THE PRESENT AND  
PROSPECTIVE NEED OF THE CITY OF NORTHFIELD 

 

10. Northfield repeats and realleges each and every allegation set forth in the previous 

paragraphs of this DJ Action as if set forth herein in full. 

11. The Act adopted the methodology to calculate every municipality’s present and 

prospective need affordable housing obligation for the Fourth Round (2025-2035) and beyond. 

12. The Act directed the Department of Community Affairs (“DCA”) to apply the 

methodology and to render a non-binding calculation of each municipality’s present and 

prospective affordable housing obligations to be contained in a report to be issued no later than 

October 20, 2024. 

13. The DCA issued its report on October 18, 2024.  

14. Pursuant to the October 18, 2024 report, the DCA calculated Northfield’s present 

and prospective affordable housing obligations as follows:  
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FOURTH ROUND 
PRESENT NEED 
(REHABILITATION) 
OBLIGATION 

FOURTH ROUND 
PROSPECTIVE NEED  
OBLIGATION (2025-2035) 

  
10 24 
  

 

15. Pursuant to the Act, a municipality desiring to participate in the Program is 

obligated to adopt a “binding resolution” determining its present and prospective affordable 

housing obligations to which it will commit based upon the methodology set forth in the Act.  

16. Northfield adopted a binding resolution, a copy of which resolution is attached 

hereto and made a part hereof as Exhibit 1 to this DJ Action. 

17.   The binding resolution maintains that Northfield’s Round 4 (2025-2035) Present 

Need (Rehabilitation) Obligation is 10 and its Prospective Need (“New Construction”) Obligation 

is 24. 

18. Northfield seeks the approval of, and confirmation by, the Program and the Court 

of the Round 4 (2025-2035) Present and Prospective affordable housing obligations as set forth in 

the binding resolution attached hereto and made a part hereof as Exhibit 1, or the adjustment of 

those obligations consistent with the Act and all applicable regulations. 

19.  Pursuant to the binding resolution, the City of Northfield reserves all rights to 

amend its affordable housing obligations in the event of a successful legal challenge, or legislative 

change, to the Act. 

20.  Pursuant to the binding resolution, Northfield specifically reserves the right to seek 

and obtain 1) a windshield survey or similar survey which accounts for a more accurate estimate 

of present need; 2) a Vacant Land Adjustment predicated upon a lack of vacant, developable and 

suitable land; 3) a Durational Adjustment (whether predicated upon lack of sanitary sewer or lack 
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of water); 4) an adjustment predicated upon regional planning entity formulas, inputs or 

considerations, as applicable; 5) an adjustment based on any future legislation that may be adopted 

that allows an adjustment of the affordable housing obligations; 6) an adjustment based upon any 

ruling in litigation involving affordable housing obligations; and 7) any other applicable 

adjustment permitted in accordance with the Act and/or applicable COAH regulations. 

WHEREFORE, the City of Northfield seeks a declaratory judgment for the following 

relief: 

a. Declaring that the City has established jurisdiction for the Program and the 

Court to confirm its present and prospective affordable housing needs as set 

forth in the binding resolution attached as Exhibit 1 to this DJ Action or to 

adjust such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of the City 

under the Act; 

c. Declaring the approval of the City’s HEFSP subsequent to its adoption by the 

Planning Board and its endorsement by the Council, including, as appropriate 

and applicable, (i) a windshield survey or similar survey which accounts for a 

more accurate estimate of present need; (ii) a Vacant Land Adjustment 

predicated upon a lack of vacant, developable and suitable land; (iii) a 

Durational Adjustment (whether predicated upon lack of sanitary sewer or lack 

of water); (iv) an adjustment predicated upon regional planning entity formulas, 

inputs or considerations, as applicable; (v) an adjustment based on any future 

legislation that may be adopted that allows an adjustment of the affordable 

housing obligations; (vi)  an adjustment based upon any ruling in litigation 
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involving affordable housing obligations; and/or (vii) any other applicable 

adjustment permitted in accordance with the Act and/or all applicable 

regulations; 

d. Declaring that the City continues to have immunity from all exclusionary 

zoning litigation and all litigation related to its affordable housing obligations 

as established by the Act; 

e. Declaring and issuing a Compliance Certification and continuing immunity 

from exclusionary zoning litigation in accordance with the Act and Directive # 

14-24 to the City of Northfield for the period beginning July 1, 2025 and ending 

June 30, 2035; and 

f. Declaring such other relief that the Program and Court deems just and proper 

within the parameters of the Act and all applicable regulations related to 

affordable housing within the State of New Jersey. 

COUNT III 
 

APPROVAL OF CITY’S HOUSING ELEMENT AND FAIR SHARE PLAN 
 

21. The City of Northfield repeats and realleges each and every allegation set forth in 

the previous paragraphs of this DJ Action as if set forth herein in full. 

22. Pursuant to the Act, a Housing Element and Fair Share Plan (hereinafter, “HEFSP”) 

must be prepared, adopted by the Planning Board and endorsed by the municipality by June 30, 

2025.  

23. Northfield hereby commits for its professionals to prepare the appropriate HEFSP 

to address its affordable housing obligations, as determined by the Program and the Court which 

HEFSP shall apply as appropriate, any applicable adjustments, including, without limitation,  1) a 
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windshield survey or similar survey which accounts for a more accurate estimate of present need; 

2) a Vacant Land Adjustment predicated upon a lack of vacant, developable and suitable land; 3) 

a Durational Adjustment (whether predicated upon lack of sanitary sewer or lack of water); 4) an 

adjustment predicated upon regional planning entity formulas, inputs or considerations, as 

applicable; 5) an adjustment based on any future legislation that may be adopted that allows an 

adjustment of the affordable housing obligations; 6) an adjustment based upon any ruling in 

litigation involving affordable housing obligations; and 7) any other applicable adjustment 

permitted in accordance with the Act and/or applicable regulations. 

WHEREFORE, the City of Northfield seeks a declaratory judgment for the following 

relief: 

a. Declaring that the City has established jurisdiction for the Program and the 

Court to confirm its present and prospective affordable housing needs as set 

forth in the binding resolution attached as Exhibit 1 to this DJ Action or to 

adjust such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of the City 

under the Act; 

c. Declaring the approval of the City’s HEFSP subsequent to its adoption by the 

Planning Board and its endorsement by the Council, including, as appropriate 

and applicable, (i) a windshield survey or similar survey which accounts for a 

more accurate estimate of present need; (ii) a Vacant Land Adjustment 

predicated upon a lack of vacant, developable and suitable land; (iii) a 

Durational Adjustment (whether predicated upon lack of sanitary sewer or lack 

of water); (iv) an adjustment predicated upon regional planning entity formulas, 
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inputs or considerations, as applicable; (v) an adjustment based on any future 

legislation that may be adopted that allows an adjustment of the affordable 

housing obligations; (vi) an adjustment based upon any ruling in litigation 

involving affordable housing obligations; and/or (vii) any other applicable 

adjustment permitted in accordance with the Act and/or all applicable 

regulations; 

d. Declaring that the City continues to have immunity from all exclusionary 

zoning litigation and all litigation related to its affordable housing obligations 

as established under the Program; 

e. Declaring and issuing a Compliance Certification and immunity from 

exclusionary zoning litigation in accordance with the Act and Directive # 14-

24 to the City of Northfield for the period beginning July 1, 2025 and ending 

June 30, 2035; and 

f. Declaring such other relief that the program and Court deems just and proper 

within the parameters of the Act and all applicable regulations related to 

affordable housing within the State of New Jersey. 

COUNT IV 
 

CONFIRMATION OF IMMUNITY 
 

24. The City of Northfield repeats and realleges each and every allegation set forth in 

the previous paragraphs of this declaratory judgment complaint as if set forth herein in full. 

25. Pursuant to the Act, a municipality that complies with the deadlines in the Act for 

both determining present and prospective affordable housing obligations and for adopting an 

appropriate HEFSP shall have immunity from exclusionary zoning litigation. 
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26. The City of Northfield has met the deadline for the adoption and filing of its binding

resolution not later than January 31, 2025, and the filing of this DJ Action in accordance with AOC 

Directive #14-24 not later than February 3, 2025, by adopting the binding resolution attached to 

this DJ Action as Exhibit 1, and has also committed to the adoption of its HEFSP by June 30, 

2025. 

WHEREFORE, the City of Northfield seeks a declaratory judgment for the following 

relief: 

a. Declaring that the City has established jurisdiction for the Program and the

Court to confirm its present and prospective affordable housing needs as set

forth in the binding resolution attached as Exhibit 1 to this DJ Action or to

adjust such determination consistent with the Act;

b. Declaring the present and prospective affordable housing obligations of the City

under the Act;

c. Declaring the approval of the City’s HEFSP subsequent to its adoption by the

Planning Board and its endorsement by the Council, including, as appropriate

and applicable, (i) a windshield survey or similar survey which accounts for a

more accurate estimate of present need; (ii) a Vacant Land Adjustment

predicated upon a lack of vacant, developable and suitable land; (iii) a

Durational Adjustment (whether predicated upon lack of sanitary sewer or lack

of water); (iv) an adjustment predicated upon regional planning entity formulas,

inputs or considerations, as applicable; (v) an adjustment based on any future

legislation that may be adopted that allows an adjustment of the affordable

housing obligations; (vi) an adjustment based upon any ruling in litigation
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involving affordable housing obligations; and (vii) any other 

applicable adjustment permitted in accordance with the Act and/or all 

applicable regulations; 

cl. Declaring that the City continues to have immunity from all exclusionaiy

zoning litigation and all litigation related to its affordable housing obligations

as established by the Act;

e. Declaring and issuing a Compliance Certification and immunity from

exclusionary zoning litigation in accordance with the Act and Directive # 14-

24 to the City of Northfield for the period beginning July 1, 2025 and ending

June 30, 2035; and

f. Declaring such other relief that the Program and Court deems just and proper

within the parameters of the Act and all applicable regulations related to

affordable housing within the State of New Jersey.

SURENIAN EDWARDS BUZAK & NOLAN LLC 

aintiff, City of Northfield 

Dated: Januaiy 22, 2025 

12 
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Civil Case Information Statement

Case Details: ATLANTIC | Civil Part Docket# L-000136-25

Case Caption: IN THE MATTER OF NORTHFIELD CITY

Case Initiation Date: 01/22/2025

Attorney Name: NANCY L HOLM

Firm Name: SURENIAN, EDWARDS, BUZAK & NOLAN LLC

Address: 311 BROADWAY STE A

POINT PLEASANT BEACH NJ 08742

Phone: 7326123100

Name of Party: PLAINTIFF : City of Northfield 

Name of Defendant’s Primary Insurance Company 
(if known): None

THE INFORMATION PROVIDED ON THIS FORM CANNOT BE INTRODUCED INTO EVIDENCE
CASE CHARACTERISTICS FOR PURPOSES OF DETERMINING IF CASE IS APPROPRIATE FOR MEDIATION

Do parties have a current, past, or recurrent relationship? NO

If yes, is that relationship:    

Does the statute governing this case provide for payment of fees by the losing party? NO

Use this space to alert the court to any special case characteristics that may warrant individual 
management or accelerated disposition:

Do you or your client need any disability accommodations? NO
If yes, please identify the requested accommodation:

Will an interpreter be needed? NO
If yes, for what language:

Please check off each applicable category: Putative Class Action? NO  Title 59? NO  Consumer Fraud? NO  
Medical Debt Claim? NO

I certify that confidential personal identifiers have been redacted from documents now submitted to the 
court, and will be redacted from all documents submitted in the future in accordance with Rule 1:38-7(b)

01/22/2025
Dated

/s/ NANCY L HOLM
Signed

Case Type: AFFORDABLE HOUSING

Document Type: Complaint

Jury Demand: NONE

Is this a professional malpractice case?  NO

Related cases pending: NO

If yes, list docket numbers: 
Do you anticipate adding any parties (arising out of same 
transaction or occurrence)? NO

Does this case involve claims related to COVID-19? NO

Are sexual abuse claims alleged by: City of Northfield? NO
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BLOCK LOT ADDRESS COST SYSTEMS REPAIRED DATE
68 11 511 Walnut Avenue $25,324 Home Rehab 1/12/16
46 20 504 Roosevelt Avenue $7,000 Home Rehab 9/8/13
59 27 503 Pincus Avenue $25,859 Home Rehab 12/7/16
74 28 207 W. Revere Avenue $$17,748 Home Rehab/Lead 4/1/20
33 47 2502 Helen Drive $11,486 Roof 11/22/17

157 72 125 E Revere Avenue $9,250 Roof 11/17/20

HOUSING UNITS REHABILITATED IN NORTHFIELD FROM 04/01/2010 - 12/31/2024

Tiffany Cuviello
Appendix C - 2025 Northfield HEFSP





 

 

CITY OF NORTHFIELD, NEW JERSEY 

ORDINANCE __- 2025 

AN ORDINANCE AMENDING THE ZONING MAP AND SECTION 215-158 OF THE 

LAND DEVELOPMENT REGULATIONS OF THE CITY OF NORTHFIELD 

 

Amend Chapter 215. Land Use and Development as Follows: 

Section 215-158 R-C Regional Commercial District  

F. An affordable housing mixed use development is permitted on Block 16.01, Lots 52, 56 

and 57, subject to the following: 

(1)  Where first-floor commercial is proposed in accordance with the permitted uses in 

the RC District, a development may provide second- and third-story multifamily 

residential units. 

(2)  The maximum density for the residential units shall not exceed 2.6 units per acre. 

(3)  At least 20% of the residential dwelling units shall be for low and moderate 

affordable housing. 

REPEALER - All ordinances or parts of ordinances inconsistent herewith are hereby repealed to 

the extent of such inconsistency.  

 

SEVERABILITY - If any portion of this ordinance shall be determined to be invalid, such 

determination shall not affect the validity of the remaining portions of said ordinance.  

 

EFFECTIVE DATE - This ordinance shall take effect upon final passage and publication in 

accordance with law. 

 

___________________________                 _______________________________  

Mary Canesi, RMC    Erland Chau 

Municipal Clerk               Mayor 

 

The above Ordinance was passed on first reading at a regular meeting of the Council of the City 

of Northfield, New Jersey on the 9th day of April, 2024, and will be taken up for a second 

reading, public hearing and final passage at a meeting of said council held on the 23rd day of 

April, 2024, in Council Chambers, City Hall, Northfield, New Jersey. 

 

First Reading:   

Publication:   

Final Reading:  

Tiffany Cuviello
APPENDIX E
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