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1.0 Introduction

The analysispresented within thisdocument servesasthe basisforour (
recommendation that certain landslocated along Breakneck Road _

and Cedar Road in Harrison Township, Gloucester County, New m
Jersey are in need of a redevelopment designation and warrant — =

accompanying guidelinesthat will ensure that the site isdeveloped

in a manner that adheres to local and state plans, incorporates

sound principals of urban planning and design, promotesthe public

welfare, and contributesto the sustainable economic development

of the Township. The property in question include six acresof vacant Fgure 1: The site viewed from Breakneck
Road and Cedar Road.
land along two county roads.

The area iszoned under the Institutional District ordinance, the intent
ofwhichisto provide regulationsforpublic and quasi-public land uses
and to ensure the compatibility of those uses with the surrounding
land use.

2.0 The Redevelopment Act

New Jersey’'s Local Redevelopment and Housing Law (LRHL),
empowers municipalities and local governments with the ability to
initiate a process that transforms underutilized or poorly designed
properties into healthier, more vibrant, or economically productive
land areas. The processhasbeen used successfully acrossthe state
to creatively improve properties meeting statutory redevelopment
criteria. Projects approved for redevelopment are often eligible for
certain typesoftechnicaland nancial assstance from the state.

Harrison Township hasidenti'ed a portion of the parcel at Block 38
Lot 6 asan opportunity for redevelopment in accordance with the
provisionsof the LRHL. Thisinvestigation encompassessixacreson the
northern portion of Block 38, Lot 6 bound by Cedar Road (County
Road 667) and Breakneck Road (County Road 603).
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2| Harrison Township

3.0 Redevelopment Procedure

The LRHL requiresmunicipalitiesto perform a number of stepsbefore
it may exercise its Redevelopment powers. This process is meant,
in part, to ensure that the Governing Body actsin concert with the
goals and objectives of the Township’'s Master Plan. Recognizing
the Planning Board’srole asthe steward of the Master Plan, these
stepsrequire the Planning Board to make recommendationsto the
Township Committee. The required stepsare asfollows:

a.The Governing body mustadopt a resolution directing the Planning
Board to perform a preliminary investigation to determine whethera
speciled area isin need of redevelopment according to criteria set
forth in the LRHL (N.J.SA. 40A:12A-5).

b. The Planning Board must prepare and make available a map
delineating the boundaries of the proposed redevelopment
area, specifying the parcelsto be included in it. This map should
be accompanied by a statement setting forth the basis of the
investigation.

c. The Planning Board must then conduct the investigation and
produce a report presenting the !'ndings. The Board must also hold
a duly noticed hearing to present the resultsof the investigation and
to allow interested partiesto give testimony. The Planning Board then
may adopt a resolution recommending a course of action to the
Governing Body.

d. The Governing Body may act on this recommendation by
adopting a resolution designating the area an “Area in Need
of Redevelopment”. The Governing Body must make the !nal
determination asto the Redevelopment Area boundaries, although
these are typically accepted as recommended by the Planning
Board.

e. A Redevelopment Plan must be prepared establishing the goals,
objectives, and specilc actionsto be taken with regard to the “Area
in Need of Redevelopment.”
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f. The Governing Body may then act on the Plan by passng an
ordinance adopting the Plan asan amendment to Township’sZoning
Ordinance.

4.0 Current Progress

The Harrison Township Committee adopted a resolution on January .
18, 2011 (Resolution 056-2011) instructing the Planning Board to initiate PRSP o i bl ol
an investigation in accordance with Part “a” above. Together with fl 1 ' I '

itsaccompanying maps, thisreport ismeant to satisfy parts“b”, and .
Fgure 2: The site viewed from Breakneck

“c” above. Road and Cedar Road.
Thisanalysisconcernsa sixacre portion ofa 68acre publically owned
parcel. Thisanalysiswilldetermine if thisste warrantsredevelopment
based upon the statutory criteria of the LRHL This report will
conclude by recommending if this parcel should be included in
any redevelopment designation in order to produce an effective,
comprehensive redevelopment plan forthe area.

The six acre ste is located adjacent to the intersection of Cedar
Road and Breakneck Road. It isbounded by Cedar Road to the
east, a Green Acrespark area to the south, single family resdences
to the west, and Breakneck Road to the north. The site iscomprised
of vacant land and a small cluster of trees. Directly north of the site is
a CVSPharmacy. To the eastisClearview Regional High School. The
intersection is currently a four-way stop. Approximately 36.9 acres
of Block 38 Lot 6 isa park area permanently preserved by Green
Acres. The remaining portion of thisparcelis23.4 acresand contains
a pump station forthe Township.

Fgure 3: A portion of the Green Acresarea
on the parcel

The site iszoned Institutional. The parcelisowned by Harrison Township
and fallsinto tax class15C Public Property. Hgure 5 containsa zoning
map of the site.

Analysisisbeing presented on the following parcelsin accordance
with the Township Committee’sresolution:

Fgure 4: The pump station and insitutional
Part of Block 38, Lot 6. use on the southern portion of the parcel
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Hgure 5: Zoning Map
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5.0 Satutory Criteria for Redevelopment

An area quali'esasbeing in need of redevelopment if it meets at
least one of the eight statutory criteria listed in Section 5 of the Land
Redevelopment and Housing Law. (N.J.SA. 40A:12A-5) These criteria
are asfollows:

A

GMmMbD

The generality of buildings are substandard, unsafe, unsanitary,
dilapidated,orobsolescent,orpossessanyofsuch characteristics,
or are so0 lacking in light, air, or space, asto be conducive to
unwholesome living orworking conditions.

The discontinuance of the use of buildings previousy used
for commercial, manufacturing, or industrial purposes; the
abandonment of such buildings; or the same being allowed to
fallinto so great a state of disrepairasto be untenable.

Land that is owned by the municipality, the county, a local
housing authority, redevelopment agency or redevelopment
entity, or unimproved vacant land that has remained so for
a period of ten years prior to adoption of the resolution, and
that by reason of its location, remoteness, lack of means of
accessto developed sectionsor portions of the municipality, or
topography, or nature of the soil, is not likely to be developed
through the instrumentality of private capital.

Areas with buildings or improvements which, by reason of
dilapidation, obsolescence, overcrowding, faulty arrangement
ordesign, lack of ventilation, light and sanitary facilities, exc essive
land coverage, deleteriousland use or obsolete layout, or any
combination of these or other factors, are detrimental to the
safety, health, morals, or welfare of the community.

A growing lack ortotallack of proper utilization of areascaused
by the condition of the title, diverse ownership of the real
property therein orother conditions, resulting in a stagnant or not
fully productive condition of land potentially usefuland valuable
for contributing to and serving the public health, safety and
welfare.

Fgure 6: Clearview Regional High School
acrossCedar Road from the site.

Fgure 7: Athletic !eldsacrossBreakneck
Road and Cedar Road.

Fgure 8: The CVSacrossfrom the ste on
Breakneck Road.

Preliminary Investigation | 5



6| Harrison Township

Areas, in excess of !ve contiguous acres, whereon buildings
or improvements have been destroyed, consumed by !re,
demolished or altered by the action of storm, !re, cyclone,
tornado, earthquake or other casualty in such a way that the
aggregate assessed value of the area has been materially
depreciated.

In any municipality in which an enterprise zone has been
designated pursuant to the “New Jersey Urban Enterprise Zones
Act,” P.L1983, ¢.303 (C.52:27H-60 et seq.) the execution of the
actionsprescribed inthatactforthe adoption by the municipality
and approval by the New Jersey Urban Enterprise Zone Authority
of the zone development plan for the area of the enterprise
zone shallbe considered suf! cient forthe determination that the
area isin need of redevelopment pursuant to sections5 and 6
of P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) for the purpose
of granting tax exemptions within the enterprise zone district
pursuant to the provisions of P.L.1991, c.431 (C.40A:20-1 et seq.)
orthe adoption of a tax abatement and exemption ordinance
pursuant to the provisionsof P.L.1991, c¢.441 (C.40A:21-1 et seq.).
The municipality shallnot utilize any otherredevelopment powers
within the urban enterprise zone unlessthe municipal goveming
body and planning board have also taken the actions and
full lled the requirementsprescribed in P.L.1992, ¢.79 (C.40A:12A-
letal)fordetermining thatthe area isin need ofredevelopment
oran area in need of rehabilitation and the municipal govermning
body hasadopted a redevelopment plan ordinance including
the area of the enterprise zone.

The designation of the delineated area is consistent with
smart growth planning principles adopted pursuant to law or
regulation.
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6.0 Applicability of Statutory Criteria to the Redevelopment Area

Under the Local Redevelopment and Housing Law, an area may
be deemed in need of redevelopment if it meets any one of the
statutory criteria. Block 38, Lot 6 meetscriteria C and H.

The “C” criteria, “Public and Vacant Land”, appliesto the six acre
ste. Criteria C states that a property owned by a municipality
may be designated in need of redevelopment due to its location,
remoteness, lack of access, topography, or soil conditions.

The entire parcel is owned by Harrison Township and is zoned Figure 9: The site viewed from Breakneck
ingtitutional. The parcelis68 acrestotal, and containsa pump station, Road.

green acreseasement, and the six acre site. The pump station is at

the southern end of the parcel on a 23.4 acre portion of the site

independent of the six acre ste under review. The Green Acres

designation appliesto a 36.8 acre portion of the of the property that

isalso independent of the sixacre site thatisunder review.

During the economic boom of the past 15-20 years, the Green
Acresdesignation wasthought to have applied to the entire parcel,
and, as a result, this perception impeded the property from being
sought for public or private development uses (see Fgures 11, 12,
and 13 for historic and current aerial maps). The Township worked
with Green Acresand claril ed the location of the easement in 2011
(see FHgure 5 Zoning Map). With the Green Acresdesignated portion
of the property now clearly de!ned, the six acres being examined
could be utilized for public or private development. Unfortunately,
the economic downturn and decrease in development have left this
site vacant.

Fgure 10: Green Acresland on the parcel
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FHgure 11: 1991 Aerial (Google Earth)
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FHgure 12: 2002 Aerial (Google Earth)
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Hgure 13: 2007 Aerial (NJDEP)

O'q 17 C (@) UNW 603
& > O GLOUCES™
& o)
o ©
& %%
)
<
EY
2
00@&
o
“Q%
9«} O\)g/&
o
%,
%%
<

3

3

8
CoLsp N Ly

Aerial (2007) O o 20 s 1000

10| Harrison Township GMDbD



Hgure 14: USGSMap
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Additionally, based on review of USGSmapping and interviewswith
civil engineers employed by the Township, the ste’s topography
causesa development constraint in terms of providing sewer to the
site (see FHgure 14, USGSmap). The site isin the sewer district and
therefore public sswer must be provided to any new development.
However, there is an approximate ten foot to !fteen foot drop in
topography from the street frontage on Breakneck Road to the back
of the ste. Thismeansthat to develop the ste, the developer must
provide a new pump station to connect to the existing gravity line
on Breakneck Road opposite the site. Thiscreatesa development
constraint and economic disadvantage as compared to other
parcels. If the ste were to be developed using a gravity approach
to sewer, acquisition of easementson one or more of the properties
abutting this ste would be required in order to tie into the line on
Route 45. However, thistoo hasa development constraint because
it would involve unusual costs, making development of this site less
feasble for public or private development.
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The “H” criterion, Smart Growth Consistency, appliesto the ste. The
Sate Planning Act (N.J.SA. 52:18A-196 et seq.), adopted in 1985,
establishesthe framework, for Sate policiesand regulationsrelated
to smart growth principles. Among the stated objectivesin the Act
that serve asthisframework are the following:

A Protectthe naturalresourcesand qualitiesof the state, including,
but not limited to: agricultural development areas, fresh and
saltwater wetlands, "ood plains, stream corridors, aquifer
recharge areas, steep slopes, areas of unique "ora and fauna,
and areaswith scenic, historic, cultural and recreational values;

B Promote development and redevelopment in a manner
consistent with sound planning and where infrastructure can be
provided at private expense or with reasonable expenditures of
public funds. This should not be construed to give preferential
treatment to new construction;

C Identify areas for growth, limited growth, agriculture, open
space conservation and otherappropriate designationsthat the
commisson may deem necessary;

D Coordinate planning activitiesand establish statewide planning
objectivesin the following areas: land use, housing, economic
development, transportation, natural resource conservation,
agriculture and farmland retention, recreation, urban and
suburban redevelopment, historic preservation, public facilities
and services, and intergovernmental coordination.

The New Jersey Sate Development and Redevelopment Plan,
adopted pursuant to the Sate Planning Act, contains a series of
smart growth goals and policiesand a map which re"ects desred
growth patterns. The parcelin question islocated in Planning Area
3, Finge Planning Area, where growth isdirected at centersin these
areasin order to preserve environmentally sensitive landsand open
space (see Hgure 15).
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FHgure 15: Sate Planning Area Map
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The policy objectivesof Sate Planning Area 3 include the following:

Focus development and redevelopment in appropriately
located and designed Centers to accommodate growth
that would otherwise occurin the Environs.

Provide fora fullrange of housing choicesprimarily in Centers
at appropriate densties to accommodate projected
growth.

Encourage appropriate redevelopment in existing Centers
and existing developed areas that have the potential to
become Centers, or in ways that support Center-based
development, to accommodate growth that would
otherwise occurin the Environs.

(2001 sate Plan, p. 202, 203)

Redevelopment at this ste supports these planning objectives by
directing redevelopment into an a developed area of the township,
preserving the Green Acres space on the ste, and directing this
housng development away from the Environs of the Township.
With respect to good Smart Growth, Center-based practices, and
locating development near community amenities and walkable

environments, the site is proximate to Harrison’s Historic Mullica Hill,
approximately one-half mile from the Gloucester County Library, and
one-tenth mile from Clearview Regional High School. The proposed
use of the site would be low and moderate income housng for
seniors, which would add to the diversity of housing choices in the
Township and support Smart Growth practices.
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7.0 Conclusion

Based on the above analyss and !ndings, it is concluded that
the conditions in the study area qualify as an “Area in Need of
Redevelopment” as de!ned in N.J.SA. 40A:12A-5). As described
above, the parcelin question meetsseveral of the following statutory
criteria listed in the Local Redevelopment Housing Law (N.J.SA.
40A:12A-1):

¢ C —Public and Vacant Land
¢ H-Smart Growth Consistency

The Planning Board, upon adoption of a resolution, hereby
recommendsto the Governing Body that the study area be found to
be an“Area in Need of Redevelopment” in accordance with N.J.SA
40A:12A-5 pursuant to the ! ndingsof thisreport.
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