
 
ORDINANCE NO. 20-2013 

 
AN ORDINANCE OF THE MAYOR AND COMMITTEE OF TOWNSHIP OF HARRISON, 

COUNTY OF GLOUCESTER, STATE OF NEW JERSEY TO AMEND AND SUPPLEMENT 
CHAPTER 225 ENTITLED ZONING OF THE CODE OF THE TOWNSHIP OF HARRISON TO 

ADD A NEW ZONE DISTRICT  

WHEREAS, the Mayor and Committee, Township of Harrison, have determined that 
certain amendments to Chapter 225 entitled Zoning are necessary; and  
 
WHEREAS, in all other respects Chapter 225 entitled Zoning shall remain in full force and 
effect; 
 
NOW, THEREFORE, BE IT ORDAINED, by the Mayor and Township Committee, in the 
County of Gloucester and State of New Jersey, and it is hereby enacted and ordained 
by the authority of same as follows: 
 
SECTION 1.  Chapter 225.  Zoning is amended to add the following: 

§ 225-_______ C-5 Village Center District 
A. Specific intent. It is the purpose of the C-5 Village Center District to provide retail and 

service facilities which service primarily the daily needs of the immediate surrounding 
neighborhood and to encourage attractive, compact retail commercial development in 
locations close to the residences served. 
 

B. Use regulations. 
1) Uses by right. In any C-5 District, lands, buildings or premises shall be used by 

right for the following; provided, however, that no single store shall occupy a floor 
area in excess of 10,000 square feet: 
a) Food market. 
b) Drugstore. 
c) Bakery. 
d) Clothing. 
e) Shoe store and repair. 
f) Jewelry store. 
g) Gift shop, florist shop. 
h) Book store, stationary store. 
i) Radio, TV and music store. 
j) Variety store. 
k) Dry goods and notions store. 



l) Hardware store, sporting goods. 
m) Barber and beauty shops. 
n) Dry-cleaning and laundry pickup shops. 
o) Tailors and dressmaker shops. 
p) Self-service laundry. 
q) Newspaper and magazine sales. 
r)      Restaurant, provided that no restaurant or similar use shall be conducted     

as a drive-in or drive-through service establishment.  
s) Real estate and similar professional office. 
t) Finance and loan agencies. 
u) Medical and dental offices. 
v) Administrative offices. 
w) Post office. 
x) Bank. 
y) Library. 
 

2) Permitted conditional uses. The following principal uses are permitted in C-5 (not 
C-5 Overlay) conditionally upon a determination by the Planning Board that the 
use can be provided in a manner that will minimize the impact upon adjacent 
properties and will conform with the additional standards provided herein and in 
Article XXI of this chapter.  

 a) Convenience store, provided that it shall be the sole use on a lot, it shall not be 
permitted to sell motor vehicle fuels and/or household fuels, and that the following 
standards shall be met:  

      [1] Minimum required lot area: 22,000 square feet 
      [2] Minimum street frontage: 125 feet. 
  [3] Minimum lot width:  125 feet. 
  [4] Minimum lot depth: 175 feet. 
  [5] Minimum building setback from any lot line abutting a street shall be: 
      [a] From an arterial street: 50 feet. 
           [b] From a collector street: 50 feet. 
       [c]   From a local street: 100 feet. 
  [6] Minimum building setback from any side lot line: 20 feet. 
       [7] Minimum building setback from any rear lot line: 50 feet. 
       [8] Maximum building height: 35 feet. 

[9] Minimum landscape buffer along any property line: not less than 25 feet in    
width. 

     [10] Maximum permitted impervious coverage: 60%. 
 [11] Maximum permitted building coverage: 25%. 



     [12] Off-street parking: at the rate of one parking space for each 125 square feet 
of gross floor area. 

     [13] Driveways providing ingress and egress to a site and the off-street parking 
spaces: arranged so that vehicles exiting parking spaces shall not block 25 
feet of a driveway entrance aisle nearest the street line. 

     [14] Signs in conformance with the requirements of Article XIII of this chapter. 
Additionally, the design of all signs shall be complimentary to and/or incorporated into 
the architecture of the buildings they serve.  

 
C. Special Use Regulations. 

  1) All development within the C-5 or C-5 overlay zone designations shall be subject to 
the following special use regulations:  

        a) All vehicular and service access to subject parcels shall be restricted to North 
Main Street, Route 322, the Route 322 Bypass, and to the first 100 feet of 
Earlington Ave off of North Main Street. 

   b) Architectural controls shall be employed to ensure that development addresses   
the context of Mullica Hill and its neighborhoods as follows: 

 1) Design Standards. 
                  a) Building fronts shall be oriented to the primary street upon which the 

structure is sited. 
b) All buildings shall have pedestrian access (i.e. public access) on the street 
frontage side of the building (typically the “front”).  
c) All HVAC and telecommunication systems shall be screened or minimized 
from public view and from adjacent properties.  Screening shall be designed to 
blend with the architecture of the principal building. 
d) Blank facades shall be prohibited.  Facades shall use material variety and 
changes in massing. All facades shall provide windows, facade offsets, and 
breaks. 
e) Building roofs visible to the public are to be uncluttered. Vertical roof 
projections such as vents, stacks, shafts, or roof mounted equipment shall be 
screened from public view or otherwise integrated into the architecture. All 
penetrations through the roof (i.e., mechanical equipment or skylights) shall be 
organized in a manner that is compatible with the architectural form of the 
building and/or screened from view by parapet walls or an approved 
enclosure.  Screening shall reflect and complement the architecture of the 
building. 
f) All utility and related appurtenances shall be located underground, inside 
the principal building or structure, or screened from public view by appropriate 
architectural or landscape materials (preferably both).  
g) Overall character of buildings will generally have a “traditional” character.  
 

 2) Horizontal divisions. Buildings designed to reflect a traditional character shall be 
comprised of a visually distinct base, middle, and top. Adopting a base-middle-
top strategy is appropriate for relating the building  to the pedestrian experience 
(base), providing signage and creating architectural massing (middle), and 



creating unique identity where the building meets the sky (top).  
a) Buildings shall have a 1’ to 3’-6” sub-base accompanied by a 10’-15’ “pedestrian 

zone” base with architectural detailing scaled to the pedestrian. This pedestrian 
zone base shall be composed of glazing, durable materials, entries, lighting, 
awnings, and signage. 

b) The base shall be made of durable materials such as stone, brick, or precast   
concrete.  

h) The horizontal components of the base may be interrupted by windows and 
doors where appropriate. The middle of a typical two story building is generally 
composed of an organized composition of windows, awnings, doors, signage, 
decorative lighting, and wall materials. 

i)  The top of a building shall include at least one of the following: an entablature, 
cornice, pitched roof, and/or eave. 

j) The cornice shall be proportional to the building height, and no less than 1/10 the 
height of the building.  

 
3) Vertical divisions. Buildings shall have architectural breaks and massing that 
visually breakup and reduce the building scale and create variety along the 
streetscape. Massing and rhythm are vertical organizing principles and are 
established on a macro-scale by designing and analyzing the volumetric facades 
and building strings as compositions. 
 a) Architectural compositions shall address the principles of massing and rhythm 

through changes in planes, materials, horizontal bands, cornices, and varied 
window openings. Breaks shall reflect the scale of the village and occur a 
minimum of 30 linear feet on center along both primary and secondary facades. 

b) Vertical architectural massing which emphasize the main building entrance or 
corners are permitted.  

       
      4) Facades. All shall be designed with greater attention to detail, quality of material, 

and respect for the pedestrian experience.  
                    a) The primary facades of all buildings shall be designed to a pedestrian scale, 

most importantly the base. 
                    b) Secondary and tertiary building facades shall not have extensive, 

uninterrupted   lengths without a recess or projection. 
                    c) Loading zones shall be screened from view by walls, fencing, and/or 

landscaping. 
 d)  Secondary and tertiary facades shall be designed to avoid a massive or 

uniform appearance. Vertical and horizontal articulation and massing are 
required, including piers, pilasters, canopies, recesses/ projections, windows, 
etc. 

            e) Materials used for primary facades shall continue around the corner onto 
secondary facades (minimum 24”) and be terminated at a natural massing or 
architectural break rather than ending arbitrarily. 

            f) Plantings and buffers shall be used to screen secondary and tertiary facades. 



   g) Mechanical equipment and loading shall not occur on primary   facades. 
However, both shall be fully screened and buffered from adjacent 
neighborhood.  

 
     5) Roofs, cornices, and eaves. All structures shall reflect the village character and 

shall have pitched roofs. Long, uninterrupted ridge lines shall not be permitted. 
Ridge lines shall have a maximum run of 30 linear feet. 

           a) Main roof materials and slope shall remain consistent for a single building.  
Minimum slope for a hipped roof shall be 5/12. 

          b) Exposed gutters are not permitted on primary facades of buildings. 
          c) Towers, projecting roofs and pediments shall return toward the building rear   

and be designed as three dimensional elements. 
 
     6) Materials. Consistency of materials is encouraged to create a uniform and 

recognizable identity. Buildings shall reflect earth tone materials and colors. 
Exterior building facades are typically composed of one dominant material and not 
more than two additional materials. Although nearly anything is possible with 
modern engineering, the natural structural properties and limits of materials 
should be kept in mind when designing. 

       a) Primary facade colors should be low reflectance, subtle, neutral, or earth tone    
colors. The use of high intensity colors (metallic colors, black and/or fluorescent 
colors) are not permitted. Building trim, accents, and signage may use brighter 
colors. 

   b) The dominant exterior material shall comprise 60% or more of the total primary 
building facade area and 30% or more of the total secondary building facade 
area. 

        c) Expansion joints shall be concealed by pilasters or located at other natural 
massing changes, coordinated with the building rhythm. 

       d) Permitted exterior building materials: 
 (i) Wood or composite trim 
 (ii) Brick and Quick Brick 
 (iii) Stone or Cast Stone 
 (iv) Clear Glass  
 (v) Wood or Concrete Plank Siding (limited as a secondary or accent materials   

and limited to upper floors only) 
           (vi) Exterior grade MDF (medium density fiberboard) 

   f) Permitted Roofing materials within pedestrian view: 
  (i) Architectural grade asphalt shingles 
  (ii) Standing seam metal roof, including prefabricated standing seam 
  (iii) Slate (including runner or polyethylene simulated slate) 

       g) Prohibited exterior building materials: 
           (i) Aluminum siding 
           (ii) Textured plywood siding 
           (iii) Highly reflective glass 
           (iv) Stucco or EFIS 
           (v)  CMU (concrete masonry units or concrete block) 



    7) Awnings. Windows may be shaded by either an awning or solar screen for function 
and/or aesthetic purposes. Awning heights shall vary and may be placed on 
opaque bulkheads. 

 a) Mounted heights and projections of awnings shall not interfere with pedestrian  
traffic. Minimum height of bottom of awning is 8’ in pedestrian/public zones. 

 b) No fabric awnings will be permitted beneath covered arcades. 
     c) Awnings with closed, illuminated soffits or that are translucent and internally   

illuminated are not permitted. 
 d) Frame colors shall be black, natural metal color, or match awning color. 
 e) Awnings shall be fabric. 
 

    8) Doors and windows. Buildings shall be designed to maximize visibility into the 
interior space. 

  a) Designs shall maximize the use of clear glass that encourages maximum  
transparency. 

  b) Framing materials are to be high quality, durable finishes with minimal 
maintenance requirements. 

 
    D. Development within the C-5 Overlay shall comply with the following additional     

standards: 
    1) To qualify for C-5 uses, parcels must be combined with parcels fronting on North            

Main Street and must attain a total combined minimum lot area of 2.75 acres. 
   2) Earlington Ave shall be modified in design to restrict through traffic beyond 500LF 

off of North Main Street. It shall be designed to allow emergency vehicle access 
only. 

    3) A 25’ wide landscape buffer shall be provided along Earlington Ave and along 
Route 322 bypass.  

  4) A 6’ high landscaped berm shall be required along the Route 322 bypass in the 
vicinity of Lot 2 and as directed by the Board to assure the quiet enjoyment of the 
residential areas adjacent to the subject area. A portion of the berm shall be 
required off-tract improvement to complete the continuity of the Rt 322 bypass 
buffer.  

 
    E. Lots within the C-5 shall comply with the following standards: 

    1) Lot size: 22,000 square feet minimum. 
   2) Lot width at building setback line: 100 feet minimum. 
   3) Lot coverage: 35% maximum. 
   4) Front setback: 35 feet minimum. 
   5) Side yards: twenty-foot aggregate total with an eight-foot minimum each.  
   6) Rear yards: 20 feet minimum. 
   7) Height: 35 feet maximum or three stories. 
 

 F. Other requirements: off-street parking, loading and unloading, signs, open space 
landscaping and buffers and all other applicable supplemental regulations as required 



by Articles XVII and XII of this chapter. Signs shall follow Article XIII. Specific sign  
regulations shall follow §225-93.1 Main Street District Regulations.  

 
 G. Zone boundaries. Lands designated to be zoned C-5 District by lot and block number 

identification: 
 1) Block 60.01, Lots 25, 26; 
 2) Block 63, Lots 1, 3, 4, 5, 6, 7, 8; 
 3) Block 45, Lots 14.01 

 
H. Zone boundaries. Lands designated to be zoned MSD within C-5 District Overlay by 

lot and Block number identification: 
  1) Block 61.01, Lots 1, 24.01, 24 and PO Lot 3 for a distance of ± 197 feet   from 

North Main Street.  
 
I.  Zone boundaries. Lands designated to be zoned R-2 with C-5 District Overlay by lot 

and Block number identification: 
      1) Block 61.01, Lots 2, 2.01, 2.02, and PO Lot 3 adjacent and to the south of Lots 2 

and 2.02.  
 
J. Permitted accessory uses. 

[Added 4-18-2011 by Ord. No. 15-2011] 
     1) Solar panels erected on the roof of a building or on the ground, subject to 

meeting all of the requirements of §225-132D. 
 
 

 

Section 2. 

Repealer. 

All prior Ordinances or parts of Ordinances inconsistent with this Ordinance are hereby 
repealed to the extent of such inconsistencies. 

Section 3. 

Severability. 

Should any section, clause, sentence, phrase or provision of this Ordinance be 
declared unconstitutional or invalid by a Court of competent jurisdiction, such decision 
shall not affect the remaining portions of this Ordinance. 

 

 



Section 4. 

When effective. 

This Ordinance shall take effect immediately upon final passage and publication in 
accordance with law.     

        TOWNSHIP OF HARRISON 

 

             BY:      

              LOUIS F. MANZO, MAYOR 

ATTEST: 

       

DIANE MALLOY, Municipal Clerk 

 

 


