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REHABILITATION AREA AND
REDEVELOPMENT AREA STUDY

WEST MARKET STREET PRO]J ECT AREA



Purpose of the Study

This studv of the West Marker Street Project Area was undertafen by the Cirv of
Gloucester Ciry, Camden Counry. New Jersev in order 1o determine the Jeasibiliry
of crearing an area in need of redevelopment and whether those Standards are
present pertaining to said area as they affect the safety, health, morals, and
seneral welfare of the community.  This information is intended to aid the
municipaliry in determinin § Whether the West Market Streer Project Area, as
presently constituted, qualifies as a redevelopment area and/or rehabilitation
area as defined in New Jersey Statute (N.J.S.A. 404:124-] et seq).



Description of the West Market Street Project Area

The West Market Street Project Area is located in the west central portion of the
ciry in the West Broadway neighborhood. The properties within the project area
all front on West Market Street. T, he eastern boundary is Joy and Sixth Streets
and the western boundary is South King Street. The West Marker Street project
area is also known as: Block 63, Lots 13, 23.01, 23.02, 24, 27, 28, 41, 43, and
44; Block 64, Lots ] 7 through 32, 37, 40, 41, and 42; Block 66, Lots 18 through
35; Block 67, Lots 15 through 34; Block 70, Lots 1,1.01, 1.02, 4, 5, 5. 02, 6, 7,
8.9, 10, 11, 13, 14, and 15; Block 71, Lots 1, 2, 3, 4.01, 5, 6, 7, 7.02, 8 9,
10, 11, 12, 14, and 15; Block 72, Lots ] through 9, 11 through 16, and 19;
Block 73, Lots 1 through 4, 8 through 11, 12.01 through 16, 21.02, 23.01, and
24.01.

The project area includes portions of eight city blocks running roughly from one
end of the West Broadway neighborhood to the other. All of the properties are
within the R-M (Medium Density Residential) zoning district. Properties west of
South Burlington and Third Streets are also located within the City’s local
historic district. Most of the uses in the project area are single-family attached
and semi-detached homes on twenty (20) foot average wide lots. Some of the
properties contain two or more Jamily units or neighborhood stores. Others are
vacant lots resulting from earlier fires.

Significant neighboring uses inciude residential neighborhoods ro the north and
south, the King Street corridor and Delaware River waterfront to the west, and
the Broadway commercial corridor to the east.



Description o the Rehabilitation and Redevelop ment Prooram

for the West Market Street Project Areq
T AL lreel roject Area

Rehabilitation and redevelopment projects are proposed 1o pe underiaken for the
West Marker Streer Project Area under the rerms of applicable municipal, Stare
and Federal laws. Undey these laws, the component activities of rehabiliration
and redevelopment projects may include the acquisirion of land. the rehabilizarion
of buildings, construction or reconstruction of utilities and other  site
lmprovements essential to the prepararion of the site for uses in accordance \with
the rehabiliration and redevelopment plans.

The project will consist of several Separate redevelopment and rehabilitation
projects which, when combined together, Jorm a subsiantial program for
revitalization of the West Market Streer area. The projecis are to occur over g
three to five vear period.

Work will include -

o The rehabilitation of homes and businesses on Market Street through
publicly-assisted loans, grants, technical assistance, etc., Jor such

items. as necessary code upgrades, roof and facade improvementrs, oy
other required improvements.

. The redevelopment- of vacanr lots for new housing construcrion,
parking, or other urban ameniries.

o Streetscape, landscape, lighting, and curb  ang sidevvalk
improvements along rhe length of West Marker Streer as indicared in
the Economic/Strategic Plan Element of the Master Plan,

oy



Definition of the Term "Area in Need o Redevelopment” and

“Area in Need of Rehabilitation >

The New Jersey Local Redevelopmenr and Housing Law (N.J.S. 4. d0A:124-53)

sets forth seven standards Jor evaluating a delineared area for redevelopment.

When the conditions in an area of a municipaliry conform to any of the seven

qualifications, that area can pe properly designated as an Area in Need of
+1s 5 D

Redevelopment by the Planning Board and the Ciry Council. The seven Statutory
qualifications quoted below are Jrom the Statute:

‘A delineated areq may be determined to be in need of redevelopment I after
investigation, notice and hearing as provided . . . the governing body of the
~municipality by resolution concludes that within the delineated area amny of the
Jollowing conditions is Jound":

(a)  The generality  of buildings are Substandard,  unsafe, unsanitary,
dilapidared, or obsolescent, or possess any of such characteristics, or are
so lacking in light, air, or space, as to be conducive to unwholesome living
orworking conditions;

(b)  The discontinuance of the use of buildings previously used Jor commercial,
manufacturing or industrial purposes, the abandonment of such buildings

or the same being allowed to Jall into so grear a stare of disrepair as to be
unrenantable;

(¢)  Land thar is owned by the municipality, the county, a local housing
authoriry, redevelopment agency or redex«'elopme/zf entiry. or unimproved
vacanr land, which has remained so Jor a period of ren vears prior to
adoption of ihe resolution, and that by reason of its location, remoteness,
lack  of means of access io developed sections or portions  of the
municipality, or 10pography. or narure of the soil, is not likely 1o be
developed through the mstriumentaliry of private capital;



()

(e)

7

(g

Areas wih buildings or improvements ywhich, by reason of dilapidarion,
obsolescence, overcrowding.  faulry arrangement or design, lack of
venrilarion.  light  and sanitary  facilities.  excessive land coverage,
deleterious land use or obsolere lavout, or any combinarion of these or

orher factors. are detrimental ro the safety, health. morals. or welfare of
rhe communiry;

A growing or total lack of proper utilization of areas caused by the
condition of the title, diverse ownership or the real property therein or
orher conditions, resultin g in a stagnant or not fully productive condition of
land potentially useful and valuable Jor contributing ro and serving the
public health, safety and welfare.

Areas, in excess of five contiguous acres, whereon buildings or
improvements have been destroyed, consumed by fire, demolished or
altered by the action of storm, fire, 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” . . . the
execution of the actions prescribed in that act for the 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
shall be considered sufficient for the determination that the area is in need

of redevelopment . . . for the purpose of granting tax exemprions within the
enterprise Zone district . . . or the adoprion of a tax abatement and
exemption ordinance . . .. The municipality shall nor urilize any other

redevelopment powers within the urban enterprise Zone unless the
municipal governing body and planning board have also taken the actions
and fulfilled the requiremenis prescribed in P.L. 1992, ¢. 79 (C. 404 ) for
determining that the area is in need of redevelopment or an area in need of
rehabilitation  and  the municipal — governing body has adopted a
redevelopment plan ordinance includin g the area of the enterprise zone.

h)



By derinirion, u redevelopmenr areq may - also include [ands. buildings. or
improvements which of themselves are nor detrimenial to the public healrh, safery,
orwelfare. but the inclusion of which is found necessary, wirh or withour change

i their condition, Jor the effecrive redevelopment of the area in which they are g
parr. '

The Law also includes three criteria for evaluating a delineation areg Jor
rehabilitarion (N.J.S.4. 404- [4a).  When ihe conditions in-an area of a
cipality conforms to all three criteria, that area can be properly designated
as an Area in Need of Rehabiliation by the Planning Board and the City Council.

The three Statutory qualifications quoted below are from the Starute-

y
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A delineated areq may be determined to be in need of rehabilitarion if the
governing body of the municipality determines by resolution that there exIsts in
thar area conditions such thar”-

(a) A significant portion of structures there in are in a deteriorated or
substandard condition,

() There is a continuing pattern of vacancy, abandonment, or underutilization
of the properties in the area, with a persistent arrearage of property tax

payments thereon, and

(¢) A program of rehabilitation, . . . may be expected to prevent further
deterioration and promote the overall development of the communiry.

8)



Applicability of State Statute to Areq

The information gathered for this report is intended to assist the Planning Board
fo determine whether the West Market Street Project Area is described by at least
one of the qualifications "(a)" through "(g)" mentioned in the previous section
and is therefore an Area in Need of Redevelopment.  Standard “e” of the
qualifications for Area in Need of Redevelopment is not applicable to Gloucester

City because the City does not include g State-designated Urban Enterprise Zone.

A property inventory, chart of ownership and condition analysis are included on
Figure 1. The conditions analysis is based upon field surveys of the exterior of
the properties conducted in February of 1998. Properties identified as in
“deteriorated condition” where those that appeared to be in need of substantial
exterior upgrades of wall, roof, and/or window and door systems, or were
characterized by their age as in need of major mechanical system upgrades, such
as plumbing, heating, electricity, and weatherproofing, to bring them up to code
compliance. The inventory also identifies under which criteria the properties
meet the statutory designation.

The following findings are made based upon a review of the project area and the
Site Structures contained thereon in accordance with the Statute:

Bilock 71, Lots 1 ané’ 2: Block 70, Lots 9 and 10: Block 64, Lots 31, 32,
and 37; Block 66, Lots 18 and ] 9: and Block 67, Lots 30 through 34

The properties listed above meet criteria “e” and are characterized by a
growing lack of utilization due to diverse ownership and resulting in a
Stagnant and not fully productive condition. Most of these vacant and
abandoned properties formerly had been used Jor housing and had been
destroyed by fire and removed for public health and safety reasons. The
continued vacancy of these lots is deleterious to the preservation and
improvement of the neighborhood area. These unimproved lots are
collectors of debris, litter, and vermin which is a public health and safety

7



hazard. Thev also negarively afecr the public morals and welrcre of the
Cirv and local residenrs who perceive these abandoned lors as ¢ threar ro
neighborhood cohesiveness and the general qualiry of life in the Ciry.

Remainino Properties
D[ENAUNING Froperties

The remaining properties are older, frame structures, many of which
appear to be in a state of minor deterioration. This may be characterized
by roofs, facades, windows, and porches in need of repair and older
mechanical systems, such as heating, plumbing, and electrical svsrems thatr
are not up 1o code and may be a public health and saferv hazard. At least
8 dwellings were abandoned and boarded up and several others appears
litnocecupied or vacant and Jor sale. This continuing pattern of vacancy,
abandonment, and underutilization is detrimental to the continued viability
of this residential neighborhood. A program of rehabilitation is necessary

10 prevent further deterioration and promote the overall development of the
community.



REHABILITATION AND REDEVELOPMENT PLAN

WEST MARKET STREET
REHABILITATION AND REDEVELOPMENT AREA



Strate gic Plan

Al rehabilitation and redevelopmenr activities shall be carried our in Jull
compliance with all relevan: Ciry, Stare. and Federal laws and regulations. The

rehabilitation and redevelopment plan for the West Market Sireer Project Area
shall include the followin g elements:

A. Plannine and Implementarion

~

Establish the Ciry Council as the designated Redevelopment Agency
Jor the project areq.

2. Rerain professional services, as required, to plan, develop, and
approve the rehabilitation and redevelopment plans, such as
professional planners, engineers, architects, landscape architects,
environmental consultants,  historic preservation consultants,
Jinancial consultants, legal counsel, etc.

3. Resubdivision of the project area, as may be required, to undertake
the proposed development.

=3 Lease or sale of properties to a qualified redeveloper, according ro
law.

B. Infrastructure
! Repair/replacement of the existing sanitary sewer sysrem.
7

<. Repair/replacement of ihe existing - water supply  mains  and
installation of new extensions. as required.

fuy

Repair/replacement of the existing storm sewer Sysren.



= Streer. raffic control,  and drainage improvemenrs along Marfer
Streer and porrions of King. Third. Sourh Burlingron. Foury Sussex.
Fifth. Arlaniic, Sixth, and Jox Streers vithin the project areq.

5. Provision of namral sas. elecrric. and communication utilities 1o any
WIThin the project area site. qg required.

6. Landscape, lighting, and curp and sidewalk improvements along

West Marker Streer gs indicated in the Econonzic/Sz‘mzegic Plan

P

Element of the Ciry Master Plan.

/. Removal and clean-up of any hazardous wastes or materials on the
properry including the removgj of underground storage tanks,
contaminated soil, and other wastes either On-site or within the
buildings thereon.

Redevelopment

Identified redevelopment areas and the construction of new single and rwo
Jamily homes in accordance with the Zoning Ordinance. New homes are 1o
be deed restricted for owner-occupancy and designated for low and
moderate jncome households, as defined by the Council on Affordable
Housing. Breaking the owner-occupancy deed restriction may allow

repossession by the Redevelopmenr A sency or redeveloper, as the case may
be.

Rehabilirarion

Rehabilitation acrivities shall include roof, porch, and Jacade improvemen;
and code upgrades of the residential Structires \within the project areaq.

This is to be Jinanced through public, private, or a combination of public
and privare funds. Privately owned dwellings may be acquired through
eminent domain, according 1o law, and the former owner will have the first




OPIion 10 repurchase the dwelling ar the final rehabilitated resale valye.
Tenants of renier-occupied dwellings thar may be acquired shall either be
allowed 10 remain uniil the end of the term of their lease or shall have
comparable housing arrangements financed by the Redevelopment 4 gency
until the end of the term. Aj] properties shall have deed restrictions for
owner-occupancy.  Breaking thar restriction may allow repossession by the
Redevelopment Agency or redeveloper, as the case may be. The pian,
however, does nor anticipate rhe need Jor any residential property
acquisitions.

Work \will also include public streetscape, i.e. landscape, lightine, curp
and sidewalk, improvements and amenities along rhe West Marker Streer
corridor as indicated in the Economic/Strategic Plan Element of the Ciry
Master Plan. '

o



Relationship to Local Objectives
Tl 10 Locat Upjectives

The Rehabilirarion and Redeve]

Gloucester Ciry in terms of land uses and densiry.  The project will have g
positive impacr on adjoining uses by reinforcing efforts made by Gloucester Ciry
10 revitalize the West Broadway neighborhood area, preserve the City's historic
buildings, stabilize the Cirv’s economic base, and improve the quality of housing.

opment Plan is consistent with the Master Plan of



Proposed Land Uses and Building Requirements

Project Area

N the

Land uses 1o be pernited in ihe rehabilitarion and redevelopmenr area should be
limited 10 ithose residential uses permitted in the R-M (Medium Densiry
Residenrial) Zone by the Ciry Zoning Ordinance.

In the evenr thar the Redevelopmenr A gency is unable to obtain all the required
Junding for the development of these projects, it is recommended thar the
Redevelopment A gency consider selling these lands to private developers o
complete the project plans.

"



Property to pe Acquired
LT0perty to e Acquired

Property proposed to pe rehabilitated and/or redeveloped under this plan thar is
not owned by the Cirv of Gloucester Ciry may be acquired by eminent domain. as
permirted by [aw.

0



Relocartion E fforts

The Redevelopmenr Agency shall maje appropriate relocarion efforts io the

residents and tenans of any occupied properties that are acquired for
rehabilirarion or redevelopmenr, as required by law.




Relationship to Other Plans
aciaronsiup to Other Plans

[Te properiies-in-question are in the west central portion of the Wesr Broadway
residential neighborhood of Gloucester Cirv. There is no si gnificant relationship
of this redevelopment plan to the master plans of contiguous municipalities. The
redevelopment of this property is included as a key objective in the Land Use,
Historic Preservation. Housing, and Economic/Strategic Plan Elements of the
Cinv's adopted 1996 Masrer Plan. The project is also consistent with the land use
plan of Camden Counry. The project is consistent with the Siate Development

and Redevelopment Plan policy objecrives, particularly land use, housing, and
economic development,



Relatz’onshig {o Zoning Ordinance and Master Plan

I'he Rehabilitarion and Redevelopment Plan is consistens with the exisring Toning
ordinance uses and requirements for permirted and conditional uses in the R-M
(Medium Densiry Residenrial) use zone. No revisions 1o the exisnng area and
bulk requirements of the Zoning ordinance are envisioned 1o implement the
Rehabilitation and Redevelopment Plan.

Ihis portion of West Market Street is one of the oldest public thoroughfares in
New Jersey daiing back to the mid 1600°s.  Properties located within the City’s
local historic district, as well as other outside the district that may be identified
by the Cirv Historic Preservation Commission in the Juture, should be

rehabilitared in accordance with accepted historic preservation practices and
standards.

Likewise, the Rehabilitation and Redevelopment Plan is consistent With the
Gloucester Ciry Master Plan regarding the overall statement of goals and

objectives, land use element, economic/strategic plan elemenr, and housing
element.

Y



APPENDIX

WEST MARKET STREET

REHABILITATION AND REDEVELOPMENT AREA
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