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1.0 Introduc tion

The ana lysis p resented  within this doc ument serves as the basis for our 

rec ommenda tion tha t c erta in lands loc a ted  a long Breaknec k Road  

and  Cedar Road  in Harrison Township , Glouc ester County, New 

Jersey a re in need  of a  redevelopment designa tion and  warrant 

ac c ompanying guidelines tha t will ensure tha t the site is developed  

in a  manner tha t adheres to loc a l and  sta te p lans, inc orpora tes 

sound  p rinc ipa ls of urban p lanning and  design, p romotes the pub lic  

welfa re, and  c ontributes to the susta inab le ec onomic  development 

of the Township .  The p roperty in question inc lude six ac res of vac ant 

land  a long two c ounty roads.

The a rea  is zoned  under the Institutiona l Distric t ord inanc e, the intent 

of whic h is to p rovide regula tions for pub lic  and  quasi-pub lic  land  uses 

and  to ensure the c ompatib ility of those uses with the surround ing 

land  use. 

2.0 The Redevelopment Ac t

New Jersey’s Loc a l Redevelopment and  Housing Law (LRHL), 

empowers munic ipa lities and  loc a l governments with the ab ility to 

initia te a  p roc ess tha t transforms underutilized  or poorly designed  

p roperties into hea lthier, more vib rant, or ec onomic a lly p roduc tive 

land  a reas.  The p roc ess has been used  suc c essfully ac ross the sta te 

to c rea tively improve p roperties meeting  sta tutory redevelopment 

c riteria . Projec ts approved  for redevelopment a re often elig ib le for 

c erta in types of tec hnic a l and  ! nanc ia l assistanc e from the sta te. 

Harrison Township  has identi! ed  a  portion of the pa rc el a t Bloc k 38 

Lot 6 as an opportunity for redevelopment in ac c ordanc e with the 

p rovisions of the LRHL. This investiga tion enc ompasses six ac res on the 

northern portion of Bloc k 38, Lot 6 bound  by Cedar Road  (County 

Road  667) and  Breaknec k Road  (County Road  603).

Figure 1: The site viewed  from Breaknec k 
Road  and  Cedar Road .
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3.0 Redevelopment Proc edure

The LRHL requires munic ipa lities to perform a  number of steps before 

it may exerc ise its Redevelopment powers. This p roc ess is meant, 

in pa rt, to ensure tha t the Governing Body ac ts in c onc ert with the 

goa ls and  ob jec tives of the Township ’ s Master Plan.  Rec ognizing  

the Planning Board ’s role as the steward  of the Master Plan, these 

steps require the Planning Board  to make rec ommenda tions to the 

Township  Committee.  The required  steps a re as follows:

a . The Governing body must adop t a  resolution d irec ting  the Planning 

Board  to perform a  p reliminary investiga tion to determine whether a  

spec i! ed  a rea  is in need  of redevelopment ac c ord ing to c riteria  set 

forth in the LRHL (N.J.S.A.  40A:12A-5).

b . The Planning Board  must p repare and  make ava ilab le a  map 

delinea ting  the boundaries of the p roposed  redevelopment 

a rea , spec ifying  the parc els to be inc luded  in it.  This map should  

be ac c ompanied  by a  sta tement setting  forth the basis of the 

investiga tion.

c . The Planning Board  must then c onduc t the investiga tion and  

p roduc e a  report p resenting  the ! nd ings. The Board  must a lso hold  

a  duly notic ed  hearing  to p resent the results of the investiga tion and  

to a llow interested  parties to g ive testimony. The Planning Board  then 

may adop t a  resolution rec ommend ing a  c ourse of ac tion to the 

Governing Body.

d . The Governing Body may ac t on this rec ommenda tion by 

adop ting  a  resolution designa ting  the a rea  an “ Area  in Need  

of Redevelopment” .  The Governing Body must make the ! na l 

determina tion as to the Redevelopment Area  boundaries, a lthough 

these a re typ ic a lly ac c ep ted  as rec ommended  by the Planning 

Board .

e. A Redevelopment Plan must be p repared  estab lishing the goa ls, 

ob jec tives, and  spec i! c  ac tions to be taken with regard  to the “ Area  

in Need  of Redevelopment.”  
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f.   The Governing Body may then ac t on the Plan by passing an 

ord inanc e adop ting  the Plan as an amendment to Township ’ s Zoning 

Ord inanc e.

4.0 Current Progress

The Harrison Township  Committee adop ted  a  resolution on January 

18, 2011 (Resolution 056-2011) instruc ting  the Planning Board  to initia te 

an investiga tion in ac c ordanc e with Part “ a ”  above.  Together with 

its ac c ompanying maps, this report is meant to sa tisfy pa rts “ b ” , and  

“ c ”  above. 

This ana lysis c onc erns a  six ac re portion of a  68 ac re pub lic a lly owned  

parc el.  This ana lysis will determine if this site warrants redevelopment 

based  upon the sta tutory c riteria  of the LRHL. This report will 

c onc lude by rec ommend ing if this pa rc el should  be inc luded  in 

any redevelopment designa tion in order to p roduc e an effec tive, 

c omprehensive redevelopment p lan for the a rea .

The six ac re site is loc a ted  ad jac ent to the intersec tion of Cedar 

Road  and  Breaknec k Road .  It is bounded  by Cedar Road  to the 

east, a  Green Ac res park a rea  to the south, sing le family residenc es 

to the west, and  Breaknec k Road  to the north.  The site is c omprised  

of vac ant land  and  a  sma ll c luster of trees. Direc tly north of the site is 

a  CVS Pharmac y.  To the east is Clea rview Regiona l High Sc hool.  The 

intersec tion is c urrently a  four-way stop .  Approximately 36.9 ac res 

of Bloc k 38 Lot 6 is a  pa rk a rea  permanently p reserved  by Green 

Ac res.  The rema ining portion of this pa rc el is 23.4 ac res and  c onta ins 

a  pump sta tion for the Township .

The site is zoned  Institutiona l.   The parc el is owned  by Harrison Township  

and  fa lls into tax c lass 15C Pub lic  Property.  Figure 5 c onta ins a  zoning 

map of the site.

Ana lysis is being p resented  on the following parc els in ac c ordanc e 

with the Township  Committee’s resolution:

Part of Bloc k 38, Lot 6.

Figure 2: The site viewed  from Breaknec k 
Road  and  Cedar Road .

Figure 3: A portion of the Green Ac res a rea  
on the parc el

Figure 4: The pump sta tion and  insitutiona l 
use on the southern portion of the pa rc el
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Figure 6: Clea rview Regiona l High Sc hool 
ac ross Cedar Road  from the site.

Figure 7: Athletic  ! elds ac ross Breaknec k 
Road  and  Cedar Road .

Figure 8: The CVS ac ross from the site on 
Breaknec k Road .

5.0 Statutory Criteria for Redevelopment

An a rea  qua li! es as being in need  of redevelopment if it meets a t 

least one of the eight sta tutory c riteria  listed  in Sec tion 5 of the Land  

Redevelopment and  Housing Law.  (N.J.S.A. 40A:12A-5) These c riteria  

a re as follows:

A The genera lity of build ings a re substandard , unsa fe, unsanita ry, 

d ilap ida ted , or obsolesc ent, or possess any of suc h c harac teristic s, 

or a re so lac king in light, a ir, or spac e, as to be c onduc ive to 

unwholesome living  or working c ond itions.

B The d isc ontinuanc e of the use of build ings p reviously used  

for c ommerc ia l, manufac turing , or industria l purposes; the 

abandonment of suc h build ings; or the same being a llowed  to 

fa ll into so grea t a  sta te of d isrepa ir as to be untenab le.

C Land  tha t is owned  by the munic ipa lity, the c ounty, a  loc a l 

housing authority, redevelopment agenc y or redevelopment 

entity, or unimproved  vac ant land  tha t has rema ined  so for 

a  period  of ten years p rior to adop tion of the resolution, and  

tha t by reason of its loc a tion, remoteness, lac k of means of 

ac c ess to developed  sec tions or portions of the munic ipa lity, or 

topography, or na ture of the soil, is not likely to be developed  

through the instrumenta lity of p riva te c ap ita l.

D Areas with build ings or improvements whic h, by reason of 

d ilap ida tion, obsolesc enc e, overc rowd ing, faulty a rrangement 

or design, lac k of ventila tion, light and  sanita ry fac ilities, exc essive 

land  c overage, deleterious land  use or obsolete layout, or any 

c omb ina tion of these or other fac tors, a re detrimenta l to the 

sa fety, hea lth, mora ls, or welfa re of the c ommunity.

E A growing lac k or tota l lac k of p roper utiliza tion of a reas c aused  

by the c ond ition of the title, d iverse ownership  of the rea l 

p roperty therein or other c ond itions, resulting  in a  stagnant or not 

fully p roduc tive c ond ition of land  potentia lly useful and  va luab le 

for c ontributing  to and  serving the pub lic  hea lth, sa fety and  

welfa re.



6 |  Harrison Township GmD

F Areas, in exc ess of ! ve c ontiguous ac res, whereon build ings 

or improvements have been destroyed , c onsumed by ! re, 

demolished  or a ltered  by the ac tion of storm, ! re, c yc lone, 

tornado, ea rthquake or other c asua lty in suc h a  way tha t the 

aggrega te assessed  va lue of the a rea  has been materia lly 

deprec ia ted .

G In any munic ipa lity in whic h an enterp rise zone has been 

designa ted  pursuant to the “ New Jersey Urban Enterp rise Zones 

Ac t,”  P.L.1983, c .303 (C.52:27H-60 et seq .) the exec ution of the 

ac tions p resc ribed  in tha t ac t for the adop tion by the munic ipa lity 

and  approva l by the New Jersey Urban Enterp rise Zone Authority 

of the zone development p lan for the a rea  of the enterp rise 

zone sha ll be c onsidered  suf! c ient for the determina tion tha t the 

a rea  is in need  of redevelopment pursuant to sec tions 5 and  6 

of P.L.1992, c .79 (C.40A:12A-5 and  40A:12A-6) for the purpose 

of g ranting  tax exemptions within the enterp rise zone d istric t 

pursuant to the p rovisions of P.L.1991, c .431 (C.40A:20-1 et seq .) 

or the adop tion of a  tax aba tement and  exemption ord inanc e 

pursuant to the p rovisions of P.L.1991, c .441 (C.40A:21-1 et seq .). 

The munic ipa lity sha ll not utilize any other redevelopment powers 

within the urban enterp rise zone unless the munic ipa l governing 

body and  p lanning board  have a lso taken the ac tions and  

ful! lled  the requirements p resc ribed  in P.L.1992, c .79 (C.40A:12A-

1 et a l.) for determining tha t the a rea  is in need  of redevelopment 

or an a rea  in need  of rehab ilita tion and  the munic ipa l governing 

body has adop ted  a  redevelopment p lan ord inanc e inc lud ing 

the a rea  of the enterp rise zone.

H The designa tion of the delinea ted  a rea  is c onsistent with 

smart g rowth p lanning p rinc ip les adop ted  pursuant to law or 

regula tion.
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6.0 Applic ability of Statutory Criteria to the Redevelopment Area

Under the Loc a l Redevelopment and  Housing Law, an a rea  may 

be deemed in need  of redevelopment if it meets any one of the 

sta tutory c riteria .  Bloc k 38, Lot 6 meets c riteria  C and  H.

The “ C”  c riteria , “ Pub lic  and  Vac ant Land” , app lies to the six ac re 

site.  Criteria  C sta tes tha t a  p roperty owned  by a  munic ipa lity 

may be designa ted  in need  of redevelopment due to its loc a tion, 

remoteness, lac k of ac c ess, topography, or soil c ond itions.

The entire pa rc el is owned  by Harrison Township  and  is zoned  

institutiona l.  The parc el is 68 ac res tota l, and  c onta ins a  pump sta tion, 

g reen ac res easement, and  the six ac re site. The pump sta tion is a t 

the southern end  of the pa rc el on a  23.4 ac re portion of the site 

independent of the six ac re site under review.  The Green Ac res 

designa tion app lies to a  36.8 ac re portion of the of the p roperty tha t 

is a lso independent of the six ac re site tha t is under review.

During  the ec onomic  boom of the past 15-20 years, the Green 

Ac res designa tion was thought to have app lied  to the entire pa rc el, 

and , as a  result, this perc ep tion impeded  the p roperty from being 

sought for pub lic  or p riva te development uses (see Figures 11, 12, 

and  13 for historic  and  c urrent aeria l maps).   The Township  worked  

with Green Ac res and  c la ri! ed  the loc a tion of the easement in 2011 

(see Figure 5 Zoning Map). With the Green Ac res designa ted  portion 

of the p roperty now c lea rly de! ned , the six ac res being examined  

c ould  be utilized  for pub lic  or p riva te development.  Unfortuna tely, 

the ec onomic  downturn and  dec rease in development have left this 

site vac ant.

Figure 9: The site viewed  from Breaknec k 
Road .

Figure 10: Green Ac res land  on the parc el
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Figure 11: 1991 Aeria l (Goog le Earth)
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Figure 12: 2002 Aeria l (Goog le Earth)

Aeria l (2002)
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Add itiona lly, based  on review of USGS mapp ing and  interviews with 

c ivil eng ineers emp loyed  by the Township , the site’ s topography 

c auses a  development c onstra int in terms of p rovid ing  sewer to the 

site (see Figure 14, USGS map).  The site is in the sewer d istric t and  

therefore pub lic  sewer must be p rovided  to any new development. 

However, there is an approximate ten foot to ! fteen foot d rop  in 

topography from the street frontage on Breaknec k Road  to the bac k 

of the site.  This means tha t to develop  the site, the developer must 

p rovide a  new pump sta tion to c onnec t to the existing  gravity line 

on Breaknec k Road  opposite the site.  This c rea tes a  development 

c onstra int and  ec onomic  d isadvantage as c ompared  to other 

pa rc els.  If the site were to be developed  using a  gravity approac h 

to sewer, ac quisition of easements on one or more of the p roperties 

abutting  this site would  be required  in order to tie into the line on 

Route 45.  However, this too has a  development c onstra int bec ause 

it would  involve unusua l c osts, making development of this site less 

feasib le for pub lic  or p riva te development.
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The “ H”  c riterion, Smart Growth Consistenc y, app lies to the site.  The 

Sta te Planning Ac t (N.J.S.A. 52:18A-196 et seq .), adop ted  in 1985, 

estab lishes the framework, for Sta te polic ies and  regula tions rela ted  

to smart g rowth p rinc ip les.  Among the sta ted  ob jec tives in the Ac t 

tha t serve as this framework a re the following:

A Protec t the na tura l resourc es and  qua lities of the sta te, inc lud ing, 

but not limited  to: agric ultura l development a reas, fresh and  

sa ltwa ter wetlands, " ood  p la ins, stream c orridors, aquifer 

rec harge a reas, steep  slopes, a reas of unique " ora  and  fauna , 

and  a reas with sc enic , historic , c ultura l and  rec rea tiona l va lues;

B Promote development and  redevelopment in a  manner 

c onsistent with sound  p lanning and  where infrastruc ture c an be 

p rovided  a t p riva te expense or with reasonab le expend itures of 

pub lic  funds.  This should  not be c onstrued  to g ive p referentia l 

trea tment to new c onstruc tion;

C Identify a reas for g rowth, limited  growth, agric ulture, open 

spac e c onserva tion and  other appropria te designa tions tha t the 

c ommission may deem nec essary;

D Coord ina te p lanning ac tivities and  estab lish sta tewide p lanning 

ob jec tives in the following a reas: land  use, housing, ec onomic  

development, transporta tion, na tura l resourc e c onserva tion, 

agric ulture and  fa rmland  retention, rec rea tion, urban and  

suburban redevelopment, historic  p reserva tion, pub lic  fac ilities 

and  servic es, and  intergovernmenta l c oord ina tion.

The New Jersey Sta te Development and  Redevelopment Plan, 

adop ted  pursuant to the Sta te Planning Ac t, c onta ins a  series of 

smart g rowth goa ls and  polic ies and  a  map whic h re" ec ts desired  

growth pa tterns.  The parc el in question is loc a ted  in Planning Area  

3, Fringe Planning Area , where growth is d irec ted  a t c enters in these 

a reas in order to p reserve environmenta lly sensitive lands and  open 

spac e (see Figure 15).
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The polic y ob jec tives of Sta te Planning Area  3 inc lude the following:

! " Foc us development and  redevelopment in appropria tely 

loc a ted  and  designed  Centers to ac c ommodate growth 

tha t would  otherwise oc c ur in the Environs.

! " Provide for a  full range of housing c hoic es p rimarily in Centers 

a t appropria te densities to ac c ommodate p rojec ted  

growth.

! " Enc ourage appropria te redevelopment in existing  Centers 

and  existing  developed  a reas tha t have the potentia l to 

bec ome Centers, or in ways tha t support Center-based  

development, to ac c ommodate growth tha t would  

otherwise oc c ur in the Environs.

(2001 Sta te Plan, p . 202, 203)

Redevelopment a t this site supports these p lanning ob jec tives by 

d irec ting  redevelopment into an a  developed  a rea  of the township , 

p reserving the Green Ac res spac e on the site, and  d irec ting  this 

housing development away from the Environs of the Township . 

With respec t to good  Smart Growth, Center-based  p rac tic es, and  

loc a ting  development near c ommunity amenities and  wa lkab le 

environments, the site is p roximate to Harrison’s Historic  Mullic a  Hill, 

approximately one-ha lf mile from the Glouc ester County Lib ra ry, and  

one-tenth mile from Clearview Regiona l High Sc hool. The p roposed  

use of the site would  be low and  modera te inc ome housing for 

seniors, whic h would  add  to the d iversity of housing c hoic es in the 

Township  and  support Smart Growth p rac tic es. 
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7.0 Conc lusion

Based  on the above ana lysis and  ! nd ings, it is c onc luded  tha t 

the c ond itions in the study a rea  qua lify as an “ Area  in Need  of 

Redevelopment”  as de! ned  in N.J.S.A. 40A:12A-5). As desc ribed  

above, the pa rc el in question meets severa l of the following sta tutory 

c riteria  listed  in the Loc a l Redevelopment Housing Law (N.J.S.A. 

40A:12A-1):

•  C – Pub lic  and  Vac ant Land

•  H - Smart Growth Consistenc y

The Planning Board , upon adop tion of a  resolution, hereby 

rec ommends to the Governing Body tha t the study a rea  be found  to 

be an “ Area  in Need  of Redevelopment”  in ac c ordanc e with N.J.S.A 

40A:12A-5 pursuant to the ! nd ings of this report. 


