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REDEVELOPMENT AREA STUDY

222 MERCER STREET PROJECT AREA




Purpose of the Study

This study of the 222 Mercer Streer Projecr Area vwas underiaken by rthe Cirv of
Gloucester Cirv, Canden Counry, New Jersey in order ro determine rhe Seasibiliry
of creating an area in need of redevelopment and whether those standards are
present pertaining ro said area as they affecr the saferv, health, morals. and
general welfare of the commumnty.  This information s intended 1o aid the
cipality in determining whether rthe 222 Mercer Street Project Area. as
presently constitured, qualifies as a redevelopment area and/or rehabilitarion
area as defined in New Jersey Statute (N.J.S.A. 404:] 24-1 et seq).
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Description of the 222 Mercer Street Project Area

The 222 Mercer Sireer Project Area is locared irhin the West Broadwav
residential neighborhood. The project area includes vacanr and undeveloped lors
in the center of the block defined by Mercer, North Burlington, Middlesex. and

Willow Srreets. Specifically, this area is also knovwn as Lots 8. 9, 10 and 28 of
Block 29 on the Gloucester Ciry Tax Maps.

district.  The project area is also near the King Street corridor and the North
King Srreet Redevelopment Areq.
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Description _of the Redey

Mercer Street Project Areq

elopm ent Pro gram

Rehabilirarion and redevelopment projects are proposed to pe undertaken for rhe
222 Mercer Streer Project Area under the lerms of applicable municipal, Siare
and Federal lavs.  Under these laws, the component activiries of rehabiliration
and redevelopment projects mayv include the acquisition of land, the rehabilitarion
of buildings, construction  or  reconstruction of utilities and orher site
improvements essential 1o the prepararion of the site for uses in accordance with
the rehabilitation and redevelopment plans.

The project will consist of several separate redevelopment and rehabilitation
projects which, when combined together, Jorm a substantial site-specific
improvement program  for revitalizarion of the West Broadway  residential
neighborhood. The projects are to occur over q three 10 five year period.

Redevelopment of Vacant Lots

The plan requires the acquisition of the vacant properties in the project
area. as well as lot consolidation and resubdivision, in order to erect a new
duplex unir with adequate off-streer parking and to-open the Jormer alley
benveen Willow Street and North Buriin gton Streer.
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When the condirions in an area of a municipality conform o any of the seven
qualificarions, that greq can be properly designated as an Areq in Need of
Redevelopment by the Planning Board and the Ciry Council. The seven statutory
qualificarions quoted below are from the Statute:

"4 delineated areq may be determined 10 be in need of redevelopment If after
nvestigation, notice and hearing as provided . = the governing bodv of the
municipaliry by resolution concludes that within the delineated areq any 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 1o be conducive to unwholesome living
Orworking conditions:

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

or the same being allowed to Jall inro so grear a staze of disrepair as to be
inrenanrable;

(¢) Land thar is owned by the municipaliry, rthe county. a local housing
authoriry, redevelopment agency or redevelopment entiry, or unimproved
vacant land, which has remained so for a period of 1en vears prior 1o
adoprion of the resolution, and thar by reason of its locarion. reimoteness,
lack  of means of access o developed secrions or porrions of rhe
nutnicipaliry, or fopography. or namre of ihe s0il, s nor likely o pe
developed through the instrumentaliry of privare capiral:
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Areas wirh buildings or unorovements which, by reason of dilapidarion.
obsolescence, overcrowding.  faulry arrangement or design, lack of
ventilation.  lighr and senitary - facilities,  excessiye land  coverage,
delererious land yse or obsolere lavour, or any combinarion of these or

other factors, are derrimensal 10 the safery, health, morals. or welfare of
the communiry,

A growing or total lack of proper utilization of areas caused by the
tion of the title, diverse ownership or the real property therein or
other conditions, resulting in a stagnant or not Jully producrive condition of
land potentially useful and valuable Jor contributing o and serving the

public health, safety and welfare.

Areas, in excess of five conriguous acres, whereon buildings or
Improvements have been destroved, consumed by fire, demolished or
altered by the action of storm, fire, cyclone, lornado, earthquake or other
casualty in such a way thar the aggregate assessed value of the area has
been materially depreciated.

In any municipaliry in which an enterprise zone has been designated
pursuant 1o the “New Jersey Urban Enterprise Zones Act” . the
execution of the actions prescribed in that act for the adoprion by the
municipality -and approval by the New Jersey Urban Enterprise Zone
Authority of the zone development plan Jor the area of the enterprise Zone
shall be considered sufficierr for the determination thar the area is in need

of redevelopment . . . Jor the purpose of granting tax exemptions within the
enterprise Zone district . . . or the adoprion of a tax abaremenr and
exemption ordinance . . .. The municipality shall not utilize any other

redevelopment powers  wizhin the urban enterprise  Zone unless the
municipal governing body and planning board have also taken the actions
and fulfilled the requiremen:s prescribed in P.L,. ] 992, ¢. 79 (C. 404 ) Jor
determining that the area is in need of redevelopment or an area in need of
rehabilitation  and  the runicipal governing  body has adopred a
redevelopment plan ordinan e including the area of the enterprise Zone.
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By definition, q redevelopmenr qreq may also include lands. buildings. or
improvements which of themselves are ot detrimenral 1o the public health. safery,
orawelfare. but the inclusion of which is found necessary, with or vithour ¢han ge

in their condizion, Jor the effective redevelopment of the area in which they are g
part.
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Applicability of State Statute to Area

The informarion gathered for this reporr is intended to assist the Planning Board
[0 determine whether the 222 Mercer Streer Project Area is described by at least
one of the qualifications "(a)" through "(¢)" mentioned in the previous section
and is therefore an Area in Need of Redevelopmenr, as the lterm is defined by the

Local Redevelopment and Housing Lav.  Standard "8” of the qualificarions Jor

Area in Need of Redevelopment is nor applicable 10 Gloucester City because the
Cirv does not include g State-designared Urban Enzterprise Zone.

The properties within the project area are characterized by a toral lack of proper
utilization caused by diverse ownership and result in g Stagnant and not fully
productive condition of land potentially useful, valuaple Jor, and contributing to
the public health, safery, and welfare,

he properties meet criterion “e” of the Statutory criteria for an area in need of
redevelopment. Specifically, the vacant properties create a condition of
abandonment of land thar would be more appropriately utilized for housing.
Property abandonment is g substantial threar to the stability and security of
adjacent properties and the rest of the neighborhood and muyst be corrected
before the condition spreads throughout the community.  Further, the currens
condition of ownership of Lot 28 is detrimental to the revitalizarion of this dense
residential neighborhood as it ¢ ectively blocks pedestrian circulation amon g the
neighboring properties, '
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REDEVELOPMENT PLAN

222 MERCER STREET
REDEVELOPMENT AREA



Strategic Plan

Al rehabilitation and redevelopment activities shall be carried our in Jull
compliance with all relevant Ciry. State. and Federal laws and regulations. The
rehabilitarion and redevelopment plan Jor the 222 Mercer

Street Projecr Areq
shall include the Jollowing elements

A. Plannine and Implementarion

1. Establish the City Council as the designared Redevelopment Agency
Jor the projecr area.

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

3. Acquisition of properties not already ovwned by the City.

4. Resubdivision of the projecr area, as may be required, to undertake
the proposed developmenr.

5. Lease or sale of properties 1o a qualified redeveloper, accordin gio -
law,

0. Applicarion 10 public and private non-profit housing,  hisroric

preservation, rransportation, economic development, or orher
appropriate  organizations  for lechnical,  financial, or other
assistance in implementin ¢ the redevelopment plan.




nfrastrictire

/. Repair/replacement of the sanirary sevwer svsrem.

2 Repair/replacement of the existing warer supply  mains  and
installarion of new exviensions. as required.

3. Consolidation of Lor 28 with lots fronting on Mercer Streer so as to
create a 10 foot wide allev berveen Lors 89,10, 11.01, and 11.02
and Lots 24, 25. 26, and 27.

=3 Paving and drainage improvements to the alley berween North
Burlington and Willow Streets and blocking the street to vehicular
rraffic.

5. Provision of natural gas, electric, and communication utilities to and
within the project area site, as required.

6. Lighting, landscaping, curbing, and sidewalk Improvements along

- Mercer Street within the project area, as may be required.
7. Removal and clean-up of anv hazardous wastes or materials on the

propertry including the removal of underground storage tanks,
contaminated soil, and orher wastes either on-site or within the
- buildings thereon.

Redevelopment

/. Construction of a new nvo-family  housing  strucrure, off-streer
parking areas, vards. and other amenities within the projecr area. A
nvo family structure is appropriate ar this location given the exisring
mvin and row house development pattern in this neighborhood. The
structure is to be constructed on Mercer Street and will require the
consolidation of Lots 8. 9. 10. and 28. Because the project is within




the  Cin's historic district, all pew CONSIruciion  musr pe ip
compliance with the Ciny's Historic Distric Ordinance.  This may
allow the construcrion of units ar a higher aensirv than thar permirted

bv the Zoning Ordinance. i ¢, 2.000 square Jeer of lor areq per
awelling unir.

This project is to pe Jinanced through public, private, or g
combination of public and private funds. Al properties shall have
deed restrictions Jor own “r-occupancy.  Breaking thar restriction
may —allow  repossession by the Redevelopinment Agency  or
redeveloper, as the case may be.
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Relazionslzig o Local Objectives

Ihe Redevelopment Plan is consistent with the Master Plan of Gloucester Ciry in
rerms of land uses and densirv.  The project will have g positive impact on
adjoining uses by reinforcing efforts made by Gloucester Ciry 10 revitalize the
Wesr Broadway residential neighborhood and preserving the Ciry’s historic
buildings and srreer Jabric.



Proposed Land Uses and Buildine
Project Areq

Reguirements In the

The area in question is located ywizhin the R-M (Medjun Densiry Residenrial)
sonming district which permirs single-family detached, single-family semi-derached.
and duplex housing uses. The plan proposes 1o erect rwp auplex structure on
these parcels it off-street parking and other amenities.  This area is alsp
located within the City’s historic district which mav place additional design
requirements in order ro make the proposed units architecturally comparible wirth
other properties in the historic district,

In the event that the Redevelopmenr A §ency is unable to obrain all the requirecd
Junding for the development of these projects, ir js recommended thar the
Redevelopment Agency consider selling these lands 1o private developers 1o
complete the proposed project plans or other relevant and related plans for

development appropriate to these parcels.
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Propertv to pe Acquired

Property proposed to be redeve]

oped under this plan that is nor owned by the Ciry
o7 Gloucester Ciry may

be acquired by eminent domain, as permirted by law.
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Relocation E fforts

None of the properry within the project areq is in

wroved or occupied. T, herefore.
no relocarion of the properry owners or their tena

niLs is required.



Relationship to Other Plans
aclanonsiup to Other Plans

ITTe properries-in-question are in the Wesr Broadway neighborfiood of Gloucester
Cinv. There is no si gnificant relarionship of this redevelopmenr plan to the master
plans of conriguous municipaliries. The redevelopment of this area s included as
a key objective in the ILand Use. Historic Preservation, Housin g. and
Lconomic/Strategic Plan Elements of the City’s adopred 1996 Master Plan. The
project is also consistent with the land use plan of Camden County. The project
IS consistent with the Srate Development and Redevelopment Plan policy
objectives. particularly land use, housing, and urban revitalizarion.



Relationshio to Zoning Ordinance and Master Plan
M“’\—é\

Ihe Redevelopment Plan is consistent with the evisin g lustoric preservarion
provisions of the Zoning ordinance and requirements for permired uses in /e R-
M (Mediumn Densiry Residential) zone. The density, however, [s greater than rhar
permitted by Ordinance. The Ordinance’s densiry requirements do nor reflect the
historic or current housin g development partern of rowhouses and rownhouses on
20 foor vwide lors. A bulk variance may be required to build g new duplex
structure. Off-streer parking shall be provided in accordance \with the Ordinance.

No revisions to the existing area and bulk requirements of the proposed zoning
ordinance are envisioned to implement the Redevelopment Plan. The plan can be
implemented with bulk variances and a Historic Preservation Certificate of
Appropriareness o provide for new construction that blends in with the
surrounding neighborhood.

Likewise, the Redevelopment Plan is consistent wish the Gloucester Cirv Master

Plan regarding the overall Statement of goals and objectives. land use element,
housing and economic/strategic plan element.
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APPENDIX

222 MERCER STREET
REDEVELOPMENT AREA
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Figure I: Locarion Map
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REDEVELOPMENT AREA STUDY

323 HUDSON STREET PROJECT AREA




Purpose of the Study

This studyv of the 323 Hudson Street Project Area was undertaken by the City of
Gloucester City, Camden County, New Jersey in order to determine the feasibiliry
of creating an area in need of redevelopment and whether those standards are
present pertaining to said area qgs they affect the safety, health, morals, and
general welfare of the community.  This information is intended to aid the
municipalitv in determining whether the 323 Hudson Streer Project Area, gy
presently constituted, qualifies as a redevelopment area and/or rehabilitation
area as defined in New Jersey Statute (N.J.S.A. 404-] 24-1 et seq).



Description of the 323 Hudson Street Project Area

The 323 Hudson Street Project Area is located within the West Broadway
residential neighborhood. The project area includes a vacant and abandoned
dwelling in the center of the block defined by Hudson, North Burlington,
Middlesex, and Sussex Streets. Specifically, this area is also known as Lot 6.0]
of Block 36 on the Gloucester City Tax Maps.  Significant neighboring uses
include attached and semi-detached single-family homes.




Descrigtion of the Redevelopment Program_for the 323
Hudson Street Project Area

Rehabilirarion and redevelopment projects are proposed to be undertaken Jor the
323 Hudson Street Project Area under the terms of applicable municipal, State
and Federal laws. Under these laws, the component activities of rehabilitarion
and redevelopment projects may include the acquisition of land, the rehabilitation
of buildings, construction or reconstruction of utilities and other site
Improvements essential to the preparation of the site for uses in accordance with
the rehabilitation and redevelopment plans.

The project will consist of redevelopment and rehabilitation activities projects
which, when combined logether, form a substantial Site-specific improvement
program for revitalization of the West Broadway residential neighborhood. The
projects are to occur over g three to five year period.

Rehabilitation of Abandoned Housino

The plan requires the acquisition of the vacant and abandoned dwelling in
the project area in order to rehabilitate it for an owner-occupied, single-
Jamily household.
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Definition of the T erm "Area in Need of Redevelogmenz‘”

The New Jersey Local Redevelopment and Housing Law (N.J.S.A. 404 2124-5)
sels forth seven standards Jor evaluating a delineated area for redevelopment.
When the conditions in an area of a municipaliry conform to any of the seven
qualifications, that area can be properly designated as an Area in Need of
Redevelopment by the Planning Board and the City Council. The seven Statutory
qualifications quoted below gre Jfrom the Statute:

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

(a) The generality  of buildings are substandard, unsafe, unsanitary,
dilapidated, or obsolescent, or possess any of such characteristics, or are
S0 lacking in light, air, or space, as to be conducive to unwholesome living
or working conditions:

b)  The discontinuance of the use of buildings previously used for commercial,
manufacturing or industrial purposes, the abandonment of such buildings
or the same being allowed to Jall into so grear a state of disrepair as to be
untenantable; :

(¢)  Land thar is owned by the municipality, the county, a local housing
authority, redevelopment agency or redevelopmenr entity, or unimproved
vacant land, which has remained so Jor a period of ten vears prior to
adoption of the resolution, and thar by reason of its location, remoteness,
lack of means of access ro developed sections o portions of the
municipality, or fopography. or nature of the soil, is notr likely ro be
developed through the instrumentality of private capital;




(d)

(e)

Areas with buildings or improvements which, by reason of dilapidation,
obsolescence, overcrowding, faulty arrangement or design, lack of
ventilation, light and sanitary  facilities, excessive land coverage,
deleterious land use or obsolete lavout, or any combination of these or
other factors, are derrimental to the safety, health, morals, or welfare of
the community;

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
other conditions, resulting in a stagnant or not Jully productive condition of
land potentially useful and valuable Jor contributing to 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 aggregaie assessed value of the area has
been materially depreciated,

In any municipality in which an enterprise zone has been designated
pursuant 1o 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 thar the area is in need

of redevelopment . . . for the purpose of granting tax exemprions within the
enterprise zone district . . . or the adoption of a tax abatement and
exemption ordinance . . .. The municipality shall not utilize 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 requirements prescribed in P.L. 1992, ¢. 79 (C. 404 ) Jor
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 including the area of the enterprise zone.
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By definirion, q redevelopment areq may also n
improvements which of themselves are not detrimenta

or welfare, but the inclusion of which is found neces
in their condition, Jor
part.

clude lands, bui!a’ings, or
[ to the public health, safery,

sary, with or without change
the effective redevelopment of the area in which they are q



Applicability of State Statute to Areq

E o S

The information gathered for this report is intended to assist the Planning Board
10 determine whether the 323 Hudson Street Project Area is described by at least
one of the qualifications (@) through "(2)" mentioned in the previous section
and is therefore an Area in Need of Redevelopment, as the term i defined by the
Local Redevelopment and Housing Law.  Standard “¢” of the qualifications Jor
Area in Need of Redevelopment is not applicable 1o Gloucester City because the
City does not include a State-designated Urban Enterprise Zone.

The properties within the project area are characterized by a total lack of proper
utilization caused by diverse ownership and result in a Stagnant and not fully
productive condition of land potentially useful, valuable Jor, and contributing to
the public health, safety, and welfare.

The properties meet criteria “q A", and “e” of the Slatutory criteria for an
area in need of redevelopment. Specifically, the boarded up property creates
condition of abandonment of land that would be more appropriately utilized for
housing. The building, as it stands now, is also in an unsafe and untenable
condition which is a threat to public health and safety. Property abandonment is
a substantial threat to the stability and security of adjacent properties and the rest
of the neighborhood, and must be corrected before the condition spreads
throughout the community.
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REDEVELOPMENT PLAN

323 HUDSON STREET
REDEVELOPMENT AREA




Strategic Plan

All rehabilitation and redevelopment acrivities shall be carried our in Sull
compliance with all relevant Ciry. State, and Federal laws and regulations. The
rehabilitation and redevelopment plan for the 323 Hudson Srreet Project Area
shall include the following elements:

A.

Planning and Implementation

1.

o

n

Establish the City Council as the designated Redevelopment Agency
Jor the project area.

Retain 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.

Acquisition of properties not already owned by the City.

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

Lease or sale of properties to a qualified redeveloper, according to
law. »

Application to public and private non-profir housing, historic
preservation, transportation, economic development, or  other
appropriate  organizations for technical, Jfinancial, or other
assistance in implementing the redevelopment plan.



[nfrastrucricre

1. Repair/replacement of the sanitary sewer system.

2. Repair/replacement of the existing water supply  mains  and
installation of new extensions, as required.

3. Provision of narural gas, electric, and communication utilities o and
within the project area site, as required.

4. ghting, ™ dscaping, curbing, and sidewalk improvements along
Mercer Street within the project area, as may be required.

A

5. Removal and clean-up of any hazardous wastes or materials on the
property including the removal of underground storage tanks,
contaminated soil, and other wastes either on-site or within the
buildings thereon.

Rehabilitation

1. Rehabilitation of the existing structure for use as a single-family,

owner-occupied dwelling. I the existing condition of the structure
renders it unrehabilitatable, a new structure may be erected. This
project is to be financed through public, private, or a combination of
public and private funds. Privately owned dwellings may be
acquired through eminenr domain. according to law, and the former
owner will have the first option io repurchase the dwelling ar the
final rehabilitated resale value. Al properties shall have deed
restrictions for owner-occupancy.  Breaking that restriction may
allow repossession by the Redevelopment Agency or redeveloper, as
the case may be.




Relationship to Local Objectives

The Redevelopment Plan is consistent with the Master Plan of Gloucester Ciry in
terms of land uses and density. The project will have q positive impact on
adjoining uses by reinforcing efforts made by Gloucester Ciry 10 revitalize the
West Broadway residential neighborhood and preserving the City’s historic
buildings and Street fabric.



Proposed Land Uses and Building Requirements in the
Project Areq

The area in question is located within the R-M (Medium Density Residential)
zoning district which permits single-family detached, single-family semi-detached,

and duplex housing uses. The plan proposes to rehabilitate an existing dwelling
or 1o rebuild one if the eXISting structure is beyond repair,

In-the event that the Redevelopment Agency is unable to obrain gl the required
Junding for the development of these projects, it is recommended that the



Property to pe Acquired

Property proposed to be redeve

loped under this plan that is not owned by the Ciry
of Gloucester Ciry may

be acquired by eminent domain, as permitted by law.




Relocation Efforts

The abandoned property

Within the project areq is unoccupied. Therefore,
relocation of the proper

no
Y Owners or their tenants is required.




Relcztionshig to Other Plans

The properties-in-question are i the West Broadway nei ghborhood of Gloucester
City. There is no significant relationship of this redevelopment plan to the master
plans of contiguous municipalities. The redevelopment of this area is included as
a key objective in the Land Use, Historic Preservation, Housing, and
Economic/Stralegic Plan Elements of the City’s adopted 1996 Master Plan. The
project is also consistens WIth the land yse plan of Camden County. The project



Relaﬁonshig to Zoning Ordinance and Master Plan

The Redevelopment Plan IS consistent with the existing provisions of the zoning
ordinance and requirements for permitred uses in the R-M (Medium Densiry
Residential) zone. No revisions 1o the existing area and bulk requirements of the
proposed zoning ordinance are envisioned to implement the Redevelopment Plan.
Likewise, the Redevelopme, t Plan is consistent with the Gloucester City Master
Plan regarding the overajj Statement of goals and objectives, land use element,
housing and economic/strategic plan element.
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(Block 36, Lot 6.01)



