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HOUSING, DEMOGRAPHIC & EMPLOYMENT ANALYSIS 

HOUSING CHARACTERISTICS 

The 2009-2013 American Community Survey (ACS) 1 indicates that Harrison has 
approximately 3,965 housing units, with 140, or 3.5%, being vacant. The Township’s 
housing stock consists of predominantly single-family detached units (85.8%). This 
type of housing comprises a lower share across Gloucester County (73.2%) and the 
State (53.7%). The overwhelming majority of units in Harrison (89.1%) are owner-
occupied. This is also true at the County level (80.3%) and, to a lesser extent, the State 
(65.6%). See Table 1, Housing Units by Number of Units in Structure, for a detailed 
explanation of the housing units in 2013. 

TABLE 1.  HOUSING UNITS BY NUMBER OF UNITS IN STRUCTURE, 2009-2013. 

Number of 
units Owner occupied % total Rental % total Vacant % total Total 

1, Detached 3,146 92.3% 117 28.1% 140 100.0% 3,403 

1, Attached 238 7.0% 65* 15.6% 0 0.0% 303 

2 11* 0.3% 47 11.3% 0 0.0% 58 

3 or 4 0 0.0% 0* 0.0% 0 0.0% 0 

5 to 9 14* 0.4% 33* 7.9% 0 0.0% 47* 

10 to 19 0 0.0% 39 9.4% 0 0.0% 39 

20 or more 0 0.0% 115 27.6% 0 0.0% 115 

Mobile Home 0 0.0% 0 0.0% 0 0.0% 0 

Other 0 0.0% 0 0.0% 0 0.0% 0 

Total 3,409 100.0% 416 100.0% 140 100.0% 3,965 

Source: 2009-2013 American Community Survey 5-Year Estimate (B25032, DP04). 
*The margins of error for these values exceed the estimated counts. As such, the estimates may be unreliable.

Table 2, Housing Units by Year Built, illustrates the decade during which the 
Township’s housing units were built. Only 7.8% of Harrison’s housing stock was 
constructed prior to 1949. The majority of the Township’s housing stock was built after 
1979, with the largest percentage built between 2000 and 2009 (30%). This reflects 

1 The American Community Survey replaced the long-form Census as the source for much of the housing data 
necessary to complete this section. The Census is a one-time count of the population while this ACS is an estimate 
taken over five years through sampling. As such, data in the ACS is subject to a margin of error. 
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the increasing development pressures the Township has experienced in recent 
decades. The Townships later median year built of homes of 1993, compared to the 
County of 1976 and the State of 1996 highlights the Townships recent building boom. 

TABLE 2.  HOUSING UNITS BY YEAR BUILT, 2009-2013. 

Year Built Total Units Percent Owner Renter Vacant 

2010 or later 35 0.9% 35 0* 0 
2000 to 2009 1,189 30.0% 1,008 74 107 
1990 to 1999 1,069 27.0% 978 83 8 
1980 to 1989 708 17.9% 606 77 25 
1970 to 1979 194 4.9% 173 21 0 
1960 to 1969 298 7.5% 251 47 0 
1950 to 1959 162 4.1% 105 57* 0 
1940 to 1949 49 1.2% 18* 31* 0 
1939 or earlier 261 6.6% 235 26* 0 
Totals 3,965 100.0% 3,409 416 140 
Median Year built: 1993  1993 1983  
Source: 2009-2013 American Community Survey 5-Year Estimate (DP04, B25036, B25037) 

*The margins of error for this information exceed the estimated counts. As such, the estimates may be unreliable. 

Table 3, Housing Units by Number of Rooms, shows that 2.2% of homes have between 
one (1) and three (3) rooms; 22.9% of the housing stock has between four (4) and six 
(6) rooms; and nearly 75% has seven (7) or more rooms. The data from this and other 
tables indicate that the housing stock in Harrison is, on average, very large in size. 
Indeed, over 44% of units have at least nine rooms. The modal number of bedrooms 
per housing unit, four (4), is higher than for the County and State at three (3) 
bedrooms. This is common for suburban communities experiencing the most growth 
in the latter half of the 20th century. See Table 4 Number of Bedrooms per Housing 
Unit, for more detail. 

TABLE 3.  HOUSING UNITS BY NUMBER OF ROOMS, 
2009-2013. 

Rooms Number of Units Percentage of Total 

1 0 0.0% 
2 0 0.0% 
3 88 2.2% 
4 236 6.0% 
5 213 5.4% 
6 454 11.5% 
7 732 18.5% 
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TABLE 3.  HOUSING UNITS BY NUMBER OF ROOMS, 
2009-2013. 

Rooms Number of Units Percentage of Total 

8 489 12.3% 
9+ 1,753 44.2% 
Total 3,965 100.0% 
Source: 2009-2013 American Community Survey 5-Year Estimate (DP04) 

 

TABLE 4. NUMBER OF BEDROOMS PER HOUSING UNIT, 
2013 

Bedrooms Number of Units Percent of Total 

Efficiency 0 0.0% 

1 119 3.0% 

2 470 11.9% 

3 1,343 33.9% 

4 1,850 46.7% 

5+ 183 4.6% 

Total 3,965 100.0% 
Source: 2009-2013 American Community Survey 5-Year Estimate (DP04) 

Table 5, Housing Values, shows that the median home value in Harrison increased 
83.9% between 2000 and 2013, not accounting for inflation. While the Township saw 
lower growth in home values than Gloucester County (90%), it had higher median 
home values than the County in both 2000 ($179,400 vs. $118,200, respectively) and 
2013 ($330,000 vs. $224,700, respectively). 

Based on COAH’s 2014 illustrative sales numbers, approximately 49 (1.4%) 2013 
housing units in Harrison may be affordable to very-low income households 
(depending on the number of bedrooms in the unit). Meanwhile, approximately 95 
(2.8%) units (exclusive of units that may be affordable to very-low income households) 
may be affordable to low income households, and approximately 14 units (0.4%) may 
be affordable to moderate income households (excluding those units affordable to low 
and very-low income households). In total, approximately 158 owner-occupied units, or 
4.6% of owner-occupied units in the Township, may be affordable to low and moderate 
income households.  The Township had no occupied units valued below $80,000 in 
2000, demonstrating that there are more units falling within an “affordable” range 
than there were at the beginning of the previous decade.  
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TABLE 5.  HOUSING VALUES, 2013 AND 2000 
Housing Unit Value 2013 Units Percent 2000 Units Percent 
Less than $10,000 0* 0.0% 0 0.0% 

$10,000 to $14,999 0* 0.0% 0 0.0% 

$15,000 to $19,999 0* 0.0% 0 0.0% 

$20,000 to $24,999 13* 0.4% 0 0.0% 

$25,000 to $29,999 14* 0.4% 0 0.0% 

$30,000 to $34,999 0* 0.0% 0 0.0% 

$35,000 to $39,999 0* 0.0% 0 0.0% 

$40,000 to $49,999 22* 0.6% 0 0.0% 

$50,000 to $59,999 0* 0.0% 0 0.0% 

$60,000 to $69,999 0* 0.0% 0 0.0% 

$70,000 to $79,999 0* 0.0% 0 0.0% 

$80,000 to $89,999 0* 0.0% 34 1.5% 

$90,000 to $99,999 95 2.8% 107 4.8% 

$100,000 to $124,999 0* 0.0% 296 13.4% 

$125,000 to $149,999 14* 0.4% 292 13.2% 

$150,000 to $174,999 61 1.8% 266 12.0% 

$175,000 to $199,999 303 8.9% 396 17.9% 

$200,000 to $249,999 437 12.8% 434 19.7% 

$250,000 to $299,999 418 12.3% 200 9.1% 

$300,000 to $399,999 1,090 32.0% 145 6.6% 

$400,000 to $499,999 469 13.8% 32 1.4% 

$500,000 to $749,999 388 11.4% 6 0.3% 

$750,000 to $999,999 78 2.3% 0 0.0% 

$1,000,000 or more 7* 0.2% 0 0.0% 

Total 3,409 100.0% 2,208 100.0% 
Median $330,000 $179,400 

Sources: 2000 Census (H074, H085), 2009-2013 American Community Survey 5-Year Estimate (DP04, B25075) 
*The margins of error for this information exceed the estimated counts. As such, the estimates may be unreliable. 

The median rent in Harrison in 2013 was $942, compared to $1,049 across Gloucester 
County. Based on COAH’s 2014 illustrative rents, approximately 115 units, or 27.6%, 
may be affordable to very low income renters, depending on the number of bedrooms 
in the unit. Similarly, approximately 90 units (21.6% of rental units) may be affordable 
to low income renters and approximately 28 units (6.7% of rental units) may be 
affordable to moderate income renters, exclusive of those units affordable to lower 
income groups. In total, approximately 233 rental units, or 56.0% of all renter-occupied 
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housing units, may be affordable to low and moderate income households. See Table 
6, Comparison of Harrison and Gloucester County, Gross Rent, 2013. 

TABLE 6.  COMPARISON OF HARRISON AND GLOUCESTER COUNTY, 
GROSS RENT, 2013 

 Harrison Gloucester County 
Gross Rent Units Percent Units Percent 
Less than $100 9* 2.2% 53 0.3% 

$100 to $149 0* 0.0% 152 0.7% 

$150 to $199 22* 5.3% 185 0.9% 

$200 to $249 13* 3.1% 272 1.3% 

$250 to $299 0* 0.0% 330 1.6% 

$300 to $349 35* 8.4% 187 0.9% 

$350 to $399 13* 3.1% 359 1.7% 

$400 to $449 0* 0.0% 159 0.8% 

$450 to $499 8* 1.9% 259 1.3% 

$500 to $549 0* 0.0% 160 0.8% 

$550 to $599 15* 3.6% 368 1.8% 

$600 to $649 0* 0.0% 167 0.8% 

$650 to $699 0* 0.0% 592 2.9% 

$700 to $749 57* 13.7% 655 3.2% 

$750 to $799 0* 0.0% 590 2.9% 

$800 to $899 20 4.8% 2,058 10.0% 

$900 to $999 13* 3.1% 2,373 11.5% 

$1,000 to $1,249 28* 6.7% 4,512 21.9% 

$1,250 to $1,499 79 19.0% 2,830 13.8% 

$1,500 to $1,999 83 20.0% 2,280 11.1% 

$2,000 or more 0* 0.0% 1,055 5.1% 

No cash rent 21* 5.0% 971 4.7% 
Total 416 100.0% 20,567 100.0% 
Median Rent $942 $1,049 
Source: 2009-2013 American Community Survey 5-Year Estimate (DP04, B25063) 
*The margin of error for this information exceeds the estimated counts. As such, the estimates may be unreliable. 

Housing is generally considered to be affordable if the costs of rents, mortgages, and 
other essential costs consume 28% or less of an owner-household’s income or 30% or 
less of a renter-household’s income. Homeowner rates are lower to account for the 
additional home maintenance costs associated with ownership. In Harrison, 31.2% of 
all households in occupied units are expending more than 30% of their incomes on 
housing. The percentage of renter-occupied households expending more than 30% of 
their incomes on housing (38.7%) is higher than the percent of owner-occupied 
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households (30.3%). More than two-thirds of households’ housing costs are below 30% 
of their income. See Table 7, Housing Affordability.  

Though the definition of deteriorated housing has evolved over several iterations of the 
State’s affordable housing regulations, the currently accepted criteria for determining 
whether a housing unit is in deficient state are as follows: (1) the unit is overcrowded 
(contains more than 1 person per room) and is more than fifty years old, (2) the unit 
has inadequate pluming, or (3) the unit has inadequate kitchen facilities. While Table 
8, Indicators of Deficiency, 2009-2013, demonstrates the percentage of units meeting 
each criterion, it should not be interpreted as reflecting the Township’s rehabilitation 
obligation, as it does not account for double counting units containing more than one 
indicator of deficiency and it only shows overcrowding in units built prior to 1950 
instead of 1965, due to constraints in available data tables. In 2013, there was an 
estimated zero (0) housing units with deficient plumbing or kitchen facilities or that 
were overcrowded and built before 1950. This is consistent with the fact that most of 
Harrison’s housing stock was constructed in the past few decades (and thus have new, 
recently-inspected facilities) and the majority of all homes have at least eight rooms. 

TABLE 8: INDICATORS OF HOUSING DEFICIENCY, 2013 

Indicator Incomplete 
Plumbing 

Incomplete 
Kitchen 

Crowded or Overcrowded, 
and Built Pre-1950 

Number of Units 0* 0* 0* 

Source: 2009-2013 American Community Survey 5-Year Estimate (DP04, B25050) 
*The margin of error for this information exceeds the estimated counts. As such, the estimates may be unreliable 

 

 

GENERAL POPULATION CHARACTERISTICS  

The population of Harrison has nearly tripled since 1990. (Table 9, Population 
Growth). The population increased by 86.4% between 1990 and 2000 and 41.3% 

TABLE 7: HOUSING AFFORDABILITY, 2013 
Monthly Housing Costs 
as Percent of Income 

Owner-
Occupied 

% of 
Total 

Renter % of 
Total 

All 
Occupied 

% of 
Total 

Less than 20 Percent 1,574 46.3% 98 24.8% 1,672 44.1% 

20 to 29 Percent 793 23.3% 144 36.5% 937 24.7% 

30 Percent or More 1,031 30.3% 153 38.7% 1,184 31.2% 
Total 3,398 100.0% 395 100.0% 3,793 100.0% 
Source: 2009-2013 American Community Survey 5-Year Estimate (DP04) 
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between 2000 and 2010. Population growth rates were much higher for the Township 
than the County during both decades. 

TABLE 9.  POPULATION GROWTH. 
 1990 2000 % Change 2010 % Change 

Harrison 4,715 8,788 86.4% 12,417 41.3% 
Gloucester County 230,082 254,673 10.7% 288,288 13.2% 
Sources: 1990, 2000, and 2010 US Census 

 
While all but two age cohorts in the Township increased between 2000 and 2010, the 
growth was distributed unevenly. The highest growth rates occurred in the middle-
aged and senior population, specifically residents aged 45-54 (104.7%), 55-64 (94.5%) 
and 65-74 (115%). Despite Harrison’s growth, there was a decline in the population of 
young adults. The age 25-34 cohort led the decline (-10.6%) followed by residents aged 
35-44 (-1.9%). The increase in Harrison’s graying population helped drive the median 
age up from 35.1 to 38.1 years. See Table 10, Age Distribution, 2000-2010, for 
additional detail. 
 

TABLE 10.  AGE DISTRIBUTION, 2000 – 2010. 

Age Group 2000 Percent 2010 Percent Percent Change 
Under 5 757 8.6% 817 6.6% 7.9% 
5-14 1,774 20.2% 2,369 19.1% 33.5% 
15-24 886 10.1% 1,693 14.0% 91.1% 
25-34 950 10.9% 849 6.8% -10.6% 
35-44 2,015 22.9% 1,977 15.9% -1.9% 
45-54 1,206 13.7% 2,469 19.9% 104.7% 
55-64 618 7.1% 1,202 9.7% 94.5% 
65-74 294 3.3% 632 5.1% 115.0% 
75+ 288 3.3% 409 3.4% 42.0% 
Total 8,788 100.0% 12,417 100.0% 41.3% 
Median Age: 35.1 38.1  
Sources: 2000 and 2010 US Census 

  

Household Characteristics 

A household is defined by the U.S. Census Bureau as those persons who occupy a 
single room or group of rooms constituting a housing unit; however, these persons 
may or may not be related. As a subset of households, a family is identified as a group 
of persons including a householder and one or more persons related by blood, 



 DRAFT 2016 Third Round Housing Element and Fair Share Plan 
Harrison township, Gloucester county, nj     

page 8 

marriage or adoption, all living in the same household. In 2010, there were 3,314 
households in the Township, with an average of 3.15 persons per household and an 
average of 3.47 persons per family. Approximately 73% of the households are 
comprised of married couples with or without children. Approximately 15.9% of the 
Township’s households are non-family households which include individuals living 
alone (13.3% of all households). See Table 11, Household Composition, 2010. 
 

TABLE 11. HOUSEHOLD COMPOSITION, 2010 
Household Type Number of Households Percent 
Family households 3,314 84.1% 
 Married-couple family 2,866 72.7% 
 With Children 1,697 43.0% 
 Male householder, no spouse present 135 3.4% 
 With Own Children Under 18 86 2.2% 
 Female householder, no spouse present 313 7.9% 
 With Own Children Under 18 183 4.6% 
Nonfamily households 628 15.9% 
 Householder living alone 526 13.3% 
Total Households 3,942 100.0% 
Source: 2010 US Census 

  

INCOME CHARACTERISTICS 

Households and families in Harrison have on average much higher incomes than in 
Gloucester County as a whole. Median income in 2013 in Harrison was $126,187 for 
households and $132,242 for families. Comparable figures for the County were 
$74,524 for households and $87,913 for families. Table 12, Household Income by 
Income Brackets, 2013, further illustrates these findings by noting the number of 
households in each of the income categories. The Township’s poverty rates for 
individuals and families (3.2% and 2.4%, respectively) are less than half the rates of the 
County (8.1% and 5.8%, respectively). See Table 13, Individual and Family Poverty 
Rates, for the comparison.  

TABLE 12. HOUSEHOLD INCOME BY INCOME BRACKETS, 2013. 
 Households Percent 

Less than $10,000 86 2.2% 

$10,000-$14,999 41 1.1% 

$15,000-$24,999 174 4.5% 
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TABLE 12. HOUSEHOLD INCOME BY INCOME BRACKETS, 2013. 
 Households Percent 

$25,000-$34,999 120 3.1% 

$35,000-$49,000 139 3.6% 

$50,000-$74,999 509 13.3% 

$75,000-$99,999 438 11.5% 

$100,000-$149,999 867 22.7% 

$150,000-$199,999 706 18.5% 

$200,000 + 745 19.5% 

Total: 3,825 100.0% 

Median Income: $126,187  

Source: 2009-2013 American Community Survey 5-Year Estimate (DP03) 

 

TABLE 13. INDIVIDUAL AND FAMILY POVERTY RATES, 2013 
Location Individuals Families 

Harrison 3.2% 2.4% 
Gloucester County 8.1% 5.8% 
Source: 2009-2013 American Community Survey 5-Year Estimate (DP03)  

 

EMPLOYMENT CHARACTERISTICS 

Table 14, Distribution of Employment by Industry, Harrison Residents, 2013, shows 
the distribution of employment by industry for employed Harrison residents. The four 
industries to capture the largest segments of the population were the education, health 
and social services industry at 25.1%; retail trade at 14.9%; professional and related 
services at 14.4%; and finance, insurance, and real estate at 9.2%. 

TABLE 14.  DISTRIBUTION OF EMPLOYMENT BY INDUSTRY, HARRISON 
RESIDENTS, 2013. 

Sector Jobs Number Percent 

Agriculture, Forestry, Fishing and Hunting, and Mining 61 1.0% 
Construction 253 4.1% 
Manufacturing 496 8.1% 
Wholesale Trade 191 3.1% 
Retail Trade 916 14.9% 
Transportation, Warehousing, and Utilities 291 4.7% 
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TABLE 14.  DISTRIBUTION OF EMPLOYMENT BY INDUSTRY, HARRISON 
RESIDENTS, 2013. 

Information 175 2.8% 
Financing, Insurance, Real Estate, Renting, and Leasing 569 9.2% 
Professional, Scientific, Management, Administrative, and 
Waste Management Services 884 14.4% 

Educational, Health and Social Services 1,547 25.1% 
Arts, Entertainment, Recreation, Accommodation and 
Food Services 469 7.6% 

Other 113 1.8% 
Public Administration 192 3.1% 
Total: 6,157 100.0% 
Source: 2009-2013 American Community Survey 5-Year Estimate (DP03) 

Table 15, Employment by Occupation, Harrison Township, 2013, identifies the 
occupations of employed persons. While Harrison Township residents work in a 
variety of industries, 32.2% of employed residents work in management, professional, 
and related occupations, while sales and office occupations employ 23.3% of residents.  

TABLE 15.  EMPLOYMENT BY OCCUPATION, HARRISON TOWNSHIP, 2013. 
Sector Jobs Number Percent 
Management, Business, Science, Arts 3,431 55.7% 
Service 692 11.2% 
Sales and Office 1,433 23.3% 
Natural Resources, Construction, Maintenance 388 6.3% 
Production, Transportation, Material Moving 213 3.5% 
Total 6,157 100.0% 
Source: 2009-2013 American Community Survey 5-Year Estimate (DP03) 

Since 2010, the size of Harrison’s labor force grew and workers have an easier time 
finding a job. The Township’s unemployment rate fell from 11.5% in 2010 to 4.8% in 
2015. In 2015, the labor force in Harrison Township consisted of 6,652 persons; the 
2013 ACS indicates that in 2013 there were 9,283 residents ages 16 and older. Table 16, 
Change in Employment Since 2010, illustrates these trends.  

TABLE 16: CHANGE IN EMPLOYMENT SINCE 2010 
Year Labor Force Employment Unemployment Unemployment Rate (%) 

2010 5,917 5,234 683 11.5 
2011 6,111 5,581 530 8.7 
2012 6,614 6,061 553 8.4 
2013 6,625 6,145 480 7.2 
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TABLE 16: CHANGE IN EMPLOYMENT SINCE 2010 
Year Labor Force Employment Unemployment Unemployment Rate (%) 

2014 6,552 6,185 367 5.6 
2015 6,652 6,333 319 4.8 

Source: NJ Department of Labor and Workforce Development 

The number of jobs in Harrison is lower than the number of working age residents in 
the Township. The New Jersey Department of Labor tracks covered employment 
throughout the state. Covered employment data includes only those jobs for which 
unemployment compensation is paid. By definition it does not cover the self-employed, 
unpaid family workers, most part-time or temporary employees, and certain 
agricultural and in-home domestic workers. See Table 17, Covered Employment 
Estimates, for additional detail. 

TABLE 17.  COVERED EMPLOYMENT ESTIMATES 
Year Harrison Gloucester County 
2014 3,416 99,214 
2015 3,504 101,373 

Source:  New Jersey Department of Labor, Division of Planning and Research, Office of Demographic and Economic 
Analysis, NJ Covered Employment Trends.  

Local government and private sector education were the largest sectors of in-town 
occupations, with 719 and 484 jobs, respectively (local government education is 
included in the broader local government category). The second largest private sector 
field was retail with 470 jobs. Table 18, Covered Employment by Sector, provides 
additional employment information.  

TABLE 18.  COVERED EMPLOYMENT BY SECTOR, 2014 
  Employment Wages 

March June Sept. Dec. Average Annual Weekly 

Private Sector Municipality 
Total 2,413 2,956 2,945 2,698 2,775 $33,446 $643 

Agriculture 30 103 145 56 85 $26,446 $509 
Utilities  . . . . . . . 

Construction . . . . . . . 
Manufacturing 133 166 174 148 154 $46,109 $887 

Wholesale Trade 30 66 64 56 50 $29,986 $577 
Retail Trade 59 68 64 66 64 $39,421 $758 

Transportation/Warehousing 437 470 492 476 465 $22,587 $434 
Information . . . . . . . 

Finance/Insurance . . . . . . . 
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TABLE 18.  COVERED EMPLOYMENT BY SECTOR, 2014 
Employment Wages 

March June Sept. Dec. Average Annual Weekly 

Real Estate . . . . . . . 
Professional/Technical 23 24 23 23 23 $38,672 $744 

Management 122 124 131 129 130 $50,491 $971 
Admin/Waste Remediation 103 220 223 174 173 $33,784 $650 

Education . . . . . . . 
Health/Social 467 463 497 529 485 $33,258 $640 

Arts/Entertainment . . . . . . . 
Accommodations/Food 382 361 357 348 364 $15,054 $289 

Other Services 165 170 179 184 173 $22,085 $425 
Unclassified 30 48 28 31 32 $22,271 $428 

Federal Government 
Municipality Total 

29 25 26 27 27 $55,132 $1,060 

Local Government 
Municipality Total 799 810 689 780 702 $50,843 $978 

Local Government Education 
Total 725 733 614 705 626 $51,269 $986 

Total Covered Employment 3,241 3,791 3,660 3,505 3,503 $46,474 $894 
Source:  New Jersey Department of Labor, Division of Planning and Research, Office of Demographic and Economic Analysis, NJ 
Covered Employment Trends.  

As Table 19, Journey to Work, 2009-2013 below shows, 85.4% of Harrison’s employed 
residents drive to work alone. Workers across the County drive alone at nearly an 
identical rate (85.3%) which is higher than the statewide rate of 71.9%. The relatively 
high percent of residents driving to work alone is consistent with the low density land 
use pattern of the Township and minimal transit service. 

TABLE 19. JOURNEY TO WORK, 2009-2013 

Mode Harrison Gloucester County New Jersey 
Drive Alone 85.4% 85.3% 71.9% 
Carpool 5.0% 7.3% 8.4% 
Transit 1.9% 2.1% 10.8% 
Walk 3.4% 1.5% 3.1% 
Other 0.1% 1.0% 1.9% 
Work at Home 4.1% 2.6% 3.9% 
Source: 2009-2013 American Community Survey: Selected Economic Characteristics (DP03) 

Approximately 17% of households in Harrison only have one vehicle and 2.3% have no 
vehicle. Not having a vehicle or having one vehicle with more than one adult in the 
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household in a suburban/rural context such as Harrison is typically an indicator of 
lower incomes and makes it extremely difficult for residents to reach jobs and 
community and commercial services. A significant portion of the one-car households 
likely comprise the 13% of Township residents who live alone. See Table 20, Available 
Vehicles by Household, 2009-2013.      

TABLE 20. AVAILABLE VEHICLES BY HOUSEHOLD, 
2009-2013 

Vehicles Count Percent 

None 89 2.3% 

One 634 16.6% 

Two 1,891 49.4% 
Three + 1,211 31.7% 

Total 3,825 100.0% 

Source: 2009-2013 American Community Survey: Selected Housing Characteristics 
(DP04) 

The most common commuting destination of employed residents is Philadelphia 
(12.6%), followed by residents commuting within Harrison (6.5%). As shown in Table 
21, Top Ten Commuting Destinations for Harrison Residents below, the majority of 
the top commuting destinations for Township residents are in northern Gloucester 
County and Camden County. However, the majority of residents, 59.2%, commute to 
dispersed locations. 

TABLE 21. TOP TEN COMMUTING DESTINATIONS FOR HARRISON 
RESIDENTS, 2013 

Destination Jobs Percent 

Philadelphia, PA 737 12.6% 

Harrison Township 382 6.5% 

Cherry Hill 202 3.4% 

Mantua 198 3.4% 

Washington Twp. (Gloucester) 169 2.9% 

Woodbury 148 2.5% 

West Deptford 146 2.5% 

Camden 141 2.4% 

Mount Laurel 139 2.4% 

Vineland 128 2.2% 

All Other Locations 3,467 59.2% 

Source: US Census and Center for Economic Studies. Longitudinal Employer-Household Dynamics, 2013 
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POPULATION PROJECTIONS 

The Delaware Valley Regional Planning Commission (DVRPC), the Metropolitan 
Planning Organization (MPO) that addresses Harrison as well as the remainder of 
Gloucester County, published population and employment projections for the year 
2040. The DVRPC projects that the Township’s population and employment will both 
increase by 64.3%, from 2010 to 2040. As Table 22, Population, Household, and 
Employment Projections, 2010 to 2040 shows, these rates are over twice as high as for 
the County as a whole.  

TABLE 22. POPULATION, HOUSEHOLD, AND EMPLOYMENT 
PROJECTIONS, 2010 TO 2040 

 Harrison Gloucester County 

2010 2040 % Change 2010 2040 % Change 
Population 12,417 20,398 64.3% 288,288 376,117 30.5% 
Employment 2,775 4,559 64.3% 116,151 146,614 26.2% 
Sources: DVRPC Regional, County, and Municipal Population Forecasts, 2010-2040. ADR 18-A, March 2013;  
DVRPC Regional, County, and Municipal Employment Forecasts, 2010-2040. ADR 19, January 2013  

The Fair Housing Act requires that Housing Plans include a 10-year projection of new 
housing units based on the number of building permits, development applications 
approved, and probable developments, as well as other indicators deemed appropriate 
(N.J.S.A. 52:27D-310.b). Annual building permit issuance for residential new 
construction in Harrison during the years 2000 through 2015 averaged approximately 
103 units.  

If this rate were to remain relatively constant, Harrison would see approximately 1,030 
new dwellings by the year 2025. Factors such as economic cycles, zoning and physical 
obstacles to development may result in a lower or higher actual number. Table 23, 
Housing Projections, provides an estimate of anticipated residential growth based on 
the extrapolation of prior housing activity into the future.  

TABLE 23. HOUSING PROJECTIONS TO 2025 

Year Building Permits Issued 

2000 115 

2001 252 

2002 141 

2003 201 

2004 153 

2005 211 

2006 124 
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TABLE 23. HOUSING PROJECTIONS TO 2025 

Year Building Permits Issued 

2007 70 

2008 57 

2009 50 

2010 43 

2011 43 

2012 65 

2013 59 

2014 51 

2015 17 

Average 103 

Ten Year Projection 1030 dwellings 
Source: NJDCA Construction Reporter, Building Permits, Yearly 
Summary Data, and Housing Units Authorized by Building Permits for 
New Construction 

\\CCH-FS1\data\Documents\5000's\Harrison\Harrison Affordable Housing 5744\2015 Housing Plan\Draft FSP\160729 For Housing Section Edit.docx 
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Note to all applicants/respondents: This form was developed with Nuance, the official HUD software for the creation of HUD forms.
HUD has made available instructions for downloading a free installation of a Nuance reader that allows the user to fill-in and save this
form in Nuance. Please see http://portal.hud.gov/hudportal/documents/huddoc?id=nuancereaderinstall.pdf for the instructions. Using
Nuance software is the only means of completing this form.

Affirmative Fair Housing
Marketing Plan (AFHMP) -
Multifamily Housing

U.S. Department of Housing
and Urban Development
Office of Fair Housing and Equal Opportunity

OMB Approval No. 25290013
         (exp.12/31/2016)

Previous editions are obsolete Page 1 of 8 Form HUD-935.2A (12/2011) 

1a. Project Name & Address (including City, County, State & Zip Code) 1b. Project Contract Number 1c. No. of Units

1d. Census Tract

1e. Housing/Expanded Housing Market Area

1f. Managing Agent Name, Address (including City, County, State & Zip Code), Telephone Number & Email Address

1g. Application/Owner/Developer Name, Address (including City, County, State & Zip Code), Telephone Number & Email Address

1h. Entity Responsible for Marketing (check all that apply)

Owner Agent Other (specify)

Position, Name (if known), Address ( including City, County, State & Zip Code), Telephone Number & Email Address

1i. To whom should approval and other correspondence concerning this AFHMP be sent? Indicate Name, Address (including City,
State & Zip Code), Telephone Number & EMail Address.

2a. Affirmative Fair Housing Marketing Plan

Plan Type Date of the First Approved AFHMP:

Reason(s) for current update:

2b. HUD-Approved Occupancy of the Project (check all that apply)

Elderly Family Mixed (Elderly/Disabled) Disabled

2c. Date of Initial Occupancy 2d. Advertising Start Date

Advertising must begin at least 90 days prior to initial or renewed occupancy for new
construction and substantial rehabilitation projects.

Date advertising began or will begin

For existing projects, select below the reason advertising will be used:

To fill existing unit vacancies

To place applicants on a waiting list (which currently has individuals)

To reopen a closed waiting list (which currently has individuals)
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3a. Demographics of Project and Housing Market Area
Complete and submit Worksheet 1.

3b. Targeted Marketing Activity

Based on your completed Worksheet 1, indicate which demographic group(s) in the housing market area is/are least likely to apply for the
housing without special outreach efforts. (check all that apply)

White American Indian or Alaska Native Asian Black or African American

Native Hawaiian or Other Pacific Islander Hispanic or Latino Persons with Disabilities

Families with Children Other ethnic group, religion, etc. (specify)

4a. Residency Preference

Is the owner requesting a residency preference? If yes, complete questions 1 through 5.

If no, proceed to Block 4b.

(1) Type

(2) Is the residency preference area:

The same as the AFHMP housing/expanded housing market area as identified in Block 1e?

The same as the residency preference area of the local PHA in whose jurisdiction the project is located?

(3) What is the geographic area for the residency preference?

(4) What is the reason for having a residency preference?

(5) How do you plan to periodically evaluate your residency preference to ensure that it is in accordance with the non-discrimination
and equal opportunity requirements in 24 CFR 5.105(a)?

Complete and submit Worksheet 2 when requesting a residency preference (see also 24 CFR 5.655(c)(1)) for residency
preference requirements. The requirements in 24 CFR 5.655(c)(1) will be used by HUD as guidelines for evaluating
residency preferences consistent with the applicable HUD program requirements. See also HUD Occupancy
Handbook (4350.3) Chapter 4, Section 4.6 for additional guidance on preferences.

4b. Proposed Marketing Activities: Community Contacts
Complete and submit Worksheet 3 to describe your use of community
contacts to market the project to those least likely to apply.

4c. Proposed Marketing Activities: Methods of Advertising

Complete and submit Worksheet 4 to describe your
proposed methods of advertising that will be used to
market to those least likely to apply. Attach copies of

advertisements, radio and television scripts, Internet
advertisements, websites, and brochures, etc.
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5a. Fair Housing Poster
The Fair Housing Poster must be prominently displayed in all offices in which sale or rental activity takes place (24 CFR 200.620(e)).
Check below all locations where the Poster will be displayed.

Rental Office Real Estate Office Model Unit Other (specify)

5b. Affirmative Fair Housing Marketing Plan

The AFHMP must be available for public inspection at the sales or rental office (24 CFR 200.625). Check below all locations

where the AFHMP will be made available.

Rental Office  Real Estate Office Model Unit Other (specify)

5c. Project Site Sign

Project Site Signs, if any, must display in a conspicuous position the HUD approved Equal Housing Opportunity logo, slogan, or statement

(24 CFR 200.620(f)). Check below all locations where the Project Site Sign will be displayed. Please submit photos of Project signs.

Rental Office Real Estate Office Model Unit Entrance to Project Other (specify)

The size of the Project Site Sign will be x

The Equal Housing Opportunity logo or slogan or statement will be x

 
 
 
6. Evaluation of Marketing Activities

Explain the evaluation process you will use to determine whether your marketing activities have been successful in attracting
individuals least likely to apply, how often you will make this determination, and how you will make decisions about future marketing
based on the evaluation process.
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7a. Marketing Staff
What staff positions are/will be responsible for affirmative marketing?

7b. Staff Training and Assessment: AFHMP
(1) Has staff been trained on the AFHMP?

(2) Has staff been instructed in writing and orally on nondiscrimination and fair housing policies as required by

      24 CFR 200.620(c)?

(3) If yes, who provides instruction on the AFHMP and Fair Housing Act, and how frequently?

(4) Do you periodically assess staff skills on the use of the AFHMP and the application of the Fair Housing

      Act?

  (5) If yes, how and how often?

7c. Tenant Selection Training/Staff
(1) Has staff been trained on tenant selection in accordance with the project’s occupancy policy, including any residency preferences?

(2) What staff positions are/will be responsible for tenant selection?

7d. Staff Instruction/Training:
Describe AFHM/Fair Housing Act staff training, already provided or to be provided, to whom it was/will be provided, content of training,
and the dates of past and anticipated training. Please include copies of any AFHM/Fair Housing staff training materials.
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8. Additional Considerations:   Is there anything else you would like to tell us about your AFHMP to help ensure that

your program is marketed to those least likely to apply for housing in your project? Please attach additional sheets, as

needed.

9. Review and Update
By signing this form, the applicant/respondent agrees to implement its AFHMP, and to review and update its AFHMP
in accordance with the instructions to item 9 of this form in order to ensure continued compliance with HUD’s Affirmative Fair

Housing Marketing Regulations (see 24 CFR Part 200, Subpart M). I hereby certify that all the information stated herein,

as well as any information provided in the accompaniment herewith, is true and accurate. Warning: HUD will prosecute

false claims and statements. Conviction may result in criminal and/or civil penalties. (See 18 U.S.C. 1001, 1010, 1012;

31 U.S.C. 3729, 3802).  
 
Signature of person submitting this Plan & Date of Submission (mm/dd/yyyy)

Name (type or print)

Ti t le & Name of Company

For HUDOffice of Housing Use Only

Reviewing Official:

For HUDOffice of Fair Housing and Equal Opportunity Use Only

Approval Disapproval

Signature & Date (mm/dd/yyyy) Signature & Date (mm/dd/yyyy)

Name
(type
or
print)

Title

Name
(type
or
print)

Title



Public reporting burden for this collection of information is estimated to average six (6) hours per initial response, and four (4) hours for

updated plans, including the time for reviewing instructions, searching existing data sources, gathering and maintaining the data

needed, and completing and reviewing the collection of information. This agency may not collect this information, and you are not

required to complete this form, unless it displays a currently valid Office of Management and Budget (OMB) control number.

Purpose of Form: All applicants for participation in FHA subsidized and unsubsidized multifamily housing programs with five or more

units (see 24 CFR 200.615) must complete this Affirmative Fair Housing Marketing Plan (AFHMP) form as specified in 24 CFR

200.625, and in accordance with the requirements in 24 CFR 200.620. The purpose of this AFHMP is to help applicants offer equal

housing opportunities regardless of race, color, national origin, religion, sex, familial status, or disability. The AFHMP helps

owners/agents (respondents) effectively market the availability of housing opportunities to individuals of both minority and non-minority

groups that are least likely to apply for occupancy. Affirmative fair housing marketing and planning should be part of all new

construction, substantial rehabilitation, and existing project marketing and advertising activities.

An AFHM program, as specified in this Plan, shall be in effect for each multifamily project throughout the life of the mortgage (24 CFR

200.620(a)). The AFHMP, once approved by HUD, must be made available for public inspection at the sales or rental offices of the

respondent (24 CFR 200.625) and may not be revised without HUD approval. This form contains no questions of a confidential nature.

Applicability: The form and worksheets must be completed and submitted by all FHA subsidized and unsubsidized multifamily

housing program applicants.

INSTRUCTIONS:

Send completed form and worksheets to your local HUD Office, Attention: Director, Office of Housing

Part 1: Applicant/Respondent and Project

Identification. Blocks 1a, 1b, 1c, 1g, 1h, and 1i are self-

explanatory.

Block 1d- Respondents may obtain the Census tract

number from the U.S. Census Bureau

(http://factfinder2.census.gov/main.html) when

completing Worksheet One.

Block 1e- Respondents should identify both the housing

market area and the expanded housing market area for

their multifamily housing projects. Use abbreviations if

necessary. A housing market area is the area from

which a multifamily housing project owner/agent may

reasonably expect to draw a substantial number of its

tenants. This could be a county or Metropolitan Division.

The U.S. Census Bureau provides a range of levels to

draw from.

An expanded housing market area is a larger

geographic area, such as a Metropolitan Division or a

Metropolitan Statistical Area, which may provide

additional demographic diversity in terms of race, color,

national origin, religion, sex, familial status, or disability.

Block 1f- The applicant should complete this block only if

a Managing Agent (the agent cannot be the applicant) is

implementing the AFHMP.

Part 2: Type of AFHMP

Block 2a- Respondents should indicate the status of the

AFHMP, i.e., initial or updated, as well as the date of the

first approved AFHMP. Respondents should also provide

the reason (s) for the current update, whether the update is

based on the five-year review or due to significant changes

in project or local demographics (See instructions for Part

9).

Block 2b- Respondents should identify all groups HUD has

approved for occupancy in the subject project, in

accordance with the contract, grant, etc.

Block 2c- Respondents should specify the date the project

was/will be first occupied.

Block 2d- For new construction and substantial

rehabilitation projects, advertising must begin at least 90

days prior to initial occupancy. In the case of existing

projects, respondents should indicate whether the

advertising will be used to fill existing vacancies, to place

individuals on the project’s waiting list, or to re-open a

closed waiting list. Please indicate how many people are

on the waiting list when advertising begins.

Previous editions are obsolete Page 6 of 8 Form HUD 935.2A (12/2011)

http://factfinder2.census.gov/main.html
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Part 3 Demographics and Marketing Area.

"Least likely to apply" means that there is an

identifiable presence of a specific demographic

group in the housing market area, but members of

that group are not likely to apply for the housing

without targeted outreach, including marketing

materials in other languages for limited English

proficient individuals, and alternative formats for

persons with disabilities. Reasons for not applying

may include, but are not limited to, insufficient

information about housing opportunities, language

barriers, or transportation impediments.

Block 3a - Using Worksheet 1, the respondent

should indicate the demographic composition of the

project’s residents, current project applicant data,

census tract, housing market area, and expanded housing 
market area. The applicable housing market area 
and expanded housing market area should be indicated
in Block 1e. Compare groups within rows/across columns on

Worksheet 1 to identify any under-represented group(s)

relative to the surrounding housing market area and expanded 
housing market area, i.e., those group(s) “least likely to apply” 
for the housing without targeted outreach and marketing. If there

is a particular group or subgroup with members of a protected

class that has an identifiable presence in the housing market area,

but is not included in Worksheet 1, please specify under “Other.”

 
Respondents should use the most current demographic 
data from the U.S. Census or another official source such 
as a local government planning office.  Please indicate the 
source of your data in Part 8 of this form.  

Block 3b - Using the information from the completed

Worksheet 1, respondents should identify the

demographic group(s) least likely to apply for the

housing without special outreach efforts by checking

all that apply.

Part 4 - Marketing Program and Residency Preference (if

any).

Block 4a - A residency preference is a preference for

admission of persons who reside or work in a specified

geographic area (see 24 CFR 5.655(c)(1)(ii)). Respondents

should indicate whether a residency preference is being

utilized, and if so, respondents should specify if it is new,

revised, or continuing. If a respondent wishes to utilize a

residency preference, it must state the preference area (and

provide a map delineating the precise area) and state the

reason for having such a preference. The respondent must

ensure that the preference is in accordance with the non-

discrimination and equal opportunity requirements in 24 CFR

5.105(a) (see 24 CFR 5.655(c)(1)).

 
 
 
 
 

Respondents should use Worksheet 2 to show how the

percentage of the eligible population living or working in the

residency preference area compares to that of residents of the project,

project applicant data, census tract, housing market area, and 
expanded housing market area. The percentages would be the same as

shown on completed Worksheet 1.
 
Block 4b - Using Worksheet 3, respondents should describe

their use of community contacts to help market the project to those

least likely to apply. This table should include the name of a

contact person, his/her address, telephone number, previous

experience working with the target population(s), the

approximate date contact was/will be initiated, and the specific

role the community contact will play in assisting with affirmative 
fair housing marketing or outreach.
 
Block 4c - Using Worksheet 4, respondents should describe

their proposed method(s) of advertising to market to those

least likely to apply. This table should identify each media

option, the reason for choosing this media, and the language
of the advertisement.  Alternative format(s) that will be used to reach

persons with disabilities, and logo(s) that will appear on the
various materials (as well as their size) should be described.

Please attach a copy of the advertising or marketing material.

Part 5 – Availability of the Fair Housing Poster, AFHMP,

and Project Site Sign.

Block 5a - The Fair Housing Poster must be prominently

displayed in all offices in which sale or rental activity takes

place (24 CFR 200.620(e)). Respondents should indicate all

locations where the Fair Housing Poster will be displayed.

Block 5b -The AFHMP must be available for public inspection

at the sales or rental office (24 CFR 200.625). Check all of the

locations where the AFHMP will be available.

Block 5c -The Project Site Sign must display in a conspicuous

position the HUD-approved Equal Housing Opportunity logo,

slogan, or statement (24 CFR 200.620(f)). Respondents should

indicate where the Project Site Sign will be displayed, as well

as the size of the Sign and the size of the logo, slogan, or
statement. Please submit photographs of project site

signs.
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Part 6 - Evaluation of Marketing Activities.

Respondents should explain the evaluation process to be used

to determine if they have been successful in attracting those

individuals identified as least likely to apply. Respondents

should also explain how they will make decisions about future

marketing activities based on the evaluations.

Part 7- Marketing Staff and Training.

Block 7a -Respondents should identify staff positions that

are/will be responsible for affirmative marketing.

Block 7b - Respondents should indicate whether staff has been

trained on the AFHMP and Fair Housing Act.
Please indicate who provides the training and how frequently.
In addition, respondents should specify whether they periodically

assess staff members’ skills in using the AFHMP and in applying
the Fair Housing Act. They should state how often

they assess employee skills and how they conduct the

assessment.

Block 7c - Respondents should indicate whether staff has been

trained on tenant selection in accordance with the project’s

occupancy policy, including residency preferences (if any).

Respondents should also identify those staff positions that

are/will be responsible for tenant selection.

Block 7d - Respondents should include copies of any written

materials related to staff training, and identify the dates of past

and anticipated training.

Part 8 - Additional Considerations.

Respondents should describe their efforts not previously

mentioned that were/are planned to attract those individuals
least likely to apply for the subject housing.

Part 9 - Review and Update.

By signing the respondent assumes responsibility for

implementing the AFHMP. Respondents must review their

AFHMP every five years or when the local Community

Development jurisdiction’s Consolidated Plan is updated, or

when there are significant changes in the demographics of the

project or the local housing market area. When reviewing the plan,

the respondent should consider the current demographics of the 
housing market area to determine if there have been demographic
changes in the population in terms of race, color, national
origin, religion, sex, familial status, or disability. The respondent will

then determine if the population least to likely to apply for the housing

is still the population identified in the AFHMP, whether the advertising

and publicity cited in the current AFHMP are still appropriate, or

whether advertising sources should be modified or expanded. Even if

the demographics of the housing market area have not

changed, the respondent should determine if the outreach

currently being performed is reaching those it is intended to

reach as measured by project occupancy and applicant data. If

not, the AFHMP should be updated. The revised AFHMP must

be submitted to HUD for approval. HUD may review whether the

affirmative marketing is actually being performed in

accordance with the AFHMP. If based on their review,

respondents determine the AFHMP does not need to be

revised, they should maintain a file documenting what was

reviewed, what was found as a result of the review, and why

no changes were required. HUD may review this

documentation.

Notification of Intent to Begin Marketing.

No later than 90 days prior to the initiation of rental

marketing activities, the respondent must submit notification

of intent to begin marketing. The notification is required by the

AFHMP Compliance Regulations (24 CFR 108.15). The

Notification is submitted to the Office of Housing in the HUD Office

servicing the locality in which the proposed housing will be located.

Upon receipt of the Notification of Intent to Begin Marketing from

the applicant, the monitoring office will review any previously

approved plan and may schedule a pre-occupancy conference.

Such conference will be held prior to initiation of sales/rental

marketing activities. At this conference, the previously

approved AFHMP will be reviewed with the applicant to

determine if the plan, and/or its proposed implementation,

requires modification prior to initiation of marketing in order to

achieve the objectives of the AFHM regulation and the plan.

OMB approval of the AFHMP includes approval of this

notification procedure as part of the AFHMP. The burden hours

for such notification are included in the total designated for this

AFHMP form.



Worksheet 1: Determining Demographic Groups Least Likely to Apply for Housing Opportunities

(See AFHMP, Block 3b)

In the respective columns below, indicate the percentage of demographic groups among the project’s residents, current project

applicant data, census tract, housing market area, and expanded housing market area (See instructions to Block 1e). If you are a new

construction or substantial rehabilitation project and do not have residents or project applicant data, only report information for census

tract, housing market area, and expanded market area. The purpose of this information is to identify any under-representation of

certain demographic groups in terms of race, color, national origin, religion, sex, familial status, or disability. If there is significant

under-representation of any demographic group among project residents or current applicants in relation to the housing/expanded

housing market area, then targeted outreach and marketing should be directed towards these individuals least likely to apply. Please

indicate under-represented groups in Block 3b of the AFHMP. Please attach maps showing both the housing market area and the

expanded housing market area.

Demographic
Characteristics

Project’s
Residents

Project’s
Applicant Data

Census Tract Housing Market Area Expanded
HousingMarket

Area

% White

% Black or African
American

% Hispanic or Latino

% Asian

% American Indian or
Alaskan Native

% Native Hawaiian or
Pacific Islander

%Persons
with
Disabilities

% Families with Children
under the age of 18

Other (specify)



Worksheet 2: Establishing a Residency Preference Area (See AFHMP, Block 4a)

Complete this Worksheet if you wish to continue, revise, or add a residency preference, which is a preference for admission of persons
who reside or work in a specified geographic area (see 24 CFR 5.655(c)(1)(ii)). If a residency preference is utilized, the preference
must be in accordance with the non-discrimination and equal opportunity requirements contained in 24 CFR 5.105(a). This Worksheet
will help show how the percentage of the population in the residency preference area compares to the demographics of the project 's
residents, applicant data, census tract, housing market area, and expanded housing market area. Please attach a map clearly
delineating the residency preference geographical area.

Demographic
Characteristics

Project’s
Residents
(as determined
in Worksheet 1)

Project’s
Applicant Data
(as determined
in Worksheet 1)

Census Tract
(as determined
in Worksheet
1)

Housing Market
Area (as
determined
in Worksheet 1)

Expanded
Housing Market
Area

(as determined in
Worksheet 1)

Residency
Preference Area
(if applicable)

% White

% Black or African 
American 

% Hispanic or 
Latino 

% Asian 

% American Indian 
or Alaskan Native 

% Native Hawaiian
or Pacific Islander 

% Persons with
Disabilities

% Families with
Children under the 
age of 18 

Other (specify)



Worksheet 3: Proposed Marketing Activities –Community Contacts (See AFHMP, Block 4b)

For each targeted marketing population designated as least likely to apply in Block 3b, identify at least one community contact
organization you will use to facilitate outreach to the particular population group. This could be a social service agency, religious
body, advocacy group, community center, etc. State the names of contact persons, their addresses, their telephone numbers, their
previous experience working with the target population, the approximate date contact was/will be initiated, and the specific role they
will play in assisting with the affirmative fair housing marketing. Please attach additional pages if necessary.

Targeted Population(s) Community Contact(s), including required information noted above.



Worksheet 4: Proposed Marketing Activities – Methods of Advertising (See AFHMP, Block 4c)

Complete the following table by identifying your targeted marketing population(s), as indicated in Block 3b, as well as
the methods of advertising that will be used to market to that population. For each targeted population, state the
means of advertising that you will use as applicable to that group and the reason for choosing this media. In each block,
in addition to specifying the media that will be used (e.g., name of newspaper, television station, website, location of
bulletin board, etc.) state any language(s) in which the material will be provided, identify any alternative format(s) to be
used (e.g. Braille, large print, etc.), and specify the logo(s) (as well as size) that will appear on the various materials.
Attach additional pages, if necessary, for further explanation.  Please attach a copy of the advertising or marketing 
material.

Targeted Population(s)→
Methods of Advertising ↓ 

Targeted Population: Targeted Population: Targeted Population:

Newspaper(s)

Radio Station(s)

TV Station(s)

Electronic Media

Bulletin Boards

Brochures, Notices, Flyers

Other (specify)

























































































    

   
 

 

 

 

 

 

 

 

APPENDIX E 

PACILLI / VASALLI DOCUMENTATION 
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ORDINANCE NO. 46-2011 

 

AN ORDINANCE OF THE MAYOR AND COMMITTEE OF THE TOWNSHIP OF 

HARRISON, COUNTY OF GLOUCESTER, STATE OF NEW JERSEY ADOPTING AN 

AMENDED REDEVELOPMENT PLAN PURSUANT TO N.J.S.A. 40A:12A-7 FOR AN 

AREA IN NEED OF REDEVELOPMENT  

 

 

 WHEREAS, pursuant to N.J.S.A. 40A:12A-7, a redevelopment project must be 

undertaken pursuant to a “Redevelopment Plan” adopted by a Township Ordinance and said 

Redevelopment Plan must include an outline for the planning, development, redevelopment or 

rehabilitation of the project area; and 

 WHEREAS, the Governing Body of the Township of Harrison directed the Planning 

Board of Harrison Township (“Planning Board”) to conduct a Preliminary Investigation to 

determine whether Block 2, Lots 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14, 15, 16, 17; Block 3, 

Lots 1, 1.01, 2, 2.01, 2.02, 2.03, 2.04, 2.05, 2.06, 3, 3.01, 3.02, 3.03, 3.04, 3.05, 3.06, 8, 9; Block 

4.01, Lots 1, 2; Block 22, Lots 1, 1.01, 1.02, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 11.01, 11.02, 12, 12.02, 

12.03, 12.04, 13, 13.01, 14, 16; Block 23, Lots 1, 1.01; Block 24, Lots 2, 3, 4, 5, 6, 7, 8, 9, 10, 

11, 12, 13, 14, 15, 17; Block 24.01, Lot 1; Block 25, Lots 1, 2, 3, 4, 5, 6, 7, 7.01, 7.02, 8, 10, 

10.01, 10.02, 11, 12, 13, 14, 15, 16, 17, 18, 19, 19.01, 19.02, 19.03, 20, 21, 23, 23.01, 23.02; and 

Block 30, Lot 1  (hereinafter “Redevelopment Area”) is an area in need of redevelopment 

pursuant to the criteria set forth in N.J.S.A. 40A:12A-5; and 

 WHEREAS, the Planning Board held a public hearing on Thursday, August 7, 2008 at 

7:30 p.m., and recommended that the Redevelopment Area be designated as an area in need of 

redevelopment; and 



 

 

 

WHEREAS, the Governing Body approved the recommendations of the Planning Board 

and adopted a resolution designating the Redevelopment Area as an area in need of 

redevelopment; and 

 WHEREAS, the Planning Board also recommended to the Governing Body that they 

adopt the redevelopment plan for the Redevelopment Area entitled “Richwood Redevelopment 

Plan 2008,” prepared by the Planning Board’s Planner, Robert F. Melvin, PP, AICP 

(“Redevelopment Plan”); and  

 WHEREAS, the Governing Body of  the Township of Harrison adopted the 

Redevelopment Plan of the Township of Harrison for the area referenced herein as the 

Redevelopment Area; and  

WHEREAS, the Governing Body has determined that more specific plans are necessary 

in order to effectuate the redevelopment of the following blocks and lots within the 

redevelopment area:  Block 2, Lots 1, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 14, 15, 16, 17; Block 3, 

Lots 1, 2, 3; Block 22, Lots 4, 5, 6, 7, 8, 9, 10, 11, 11.01, 11.02, 12, 13, 13.01, 16; Block 23, Lots 

1, 1.01; Block 24, Lots 2, 3, 4, 6, 7, 8, 9, 17; Block 24.01, Lot 1; Block 25, Lot 10; and Block 30, 

Lot 1; and  

 WHEREAS, the Governing Body has determined that it is in the best interest of the 

Township to adopt an amendment to the Redevelopment Plan; and 

 WHEREAS, the Planning Board has reviewed and approved this Ordinance and the 

proposed Plan Amendments; and  

 WHEREAS, the Redevelopment Plan Amendments meet the requirements of N.J.S.A. 

40:12A-1 et seq, and are consistent with the Township’s Master Plan. 



 

 

 

 NOW, THEREFORE, BE IT ORDAINED by the Governing Body of Township of 

Harrison, as follows: 

Section 1.  The Township hereby adopts the Amendment to the Richwood 

Redevelopment Plan as set forth as follows: 

 

 

 

 

 

 

 

 

(remainder of page intentionally left blank) 

  



Richwood Amended Redevelopment Plan |  

TABLE OF CONTENTS

1.0 INTRODUCTION 1

1.1 Purpose and Legislative Intent. 1

1.2 Goals and Objectives 2

FIGURE 1: Richwood Planned Village Center Site 3

FIGURE 2: Vision Images Illustrating a Vibrant, Mixed-Use Community 4

FIGURE 3: Vision Images Illustrating a Vibrant, Mixed-Use Community 5

2.0 PLAN BACKGROUND 6

2.1 The Redevelopment Act 6

2.2 Preliminary Investigation 6

2.3 Description of Redevelopment Area 7

3.0 THE AMENDED REDEVELOPMENT PLAN  9

3.1 The Vision 9

3.2 Applicability 9

3.3 Regulating Plan 9

FIGURE 4: Land Use/Transect Regulating Plan 11

FIGURE 5: Transect and Subzone Regulating Plan 12

FIGURE 6: Illustrative Site Plan 13

3.4 Base Requirements 14

3.5 Permitted Principle Uses 14

FIGURE 7: Permitted Uses 18

3.6 Prohibited Uses 23

3.7 Permitted Accessory Uses and Structures. 23

FIGURE 8: Accessory Uses 25

3.8 Building Types: Defi nition and Permitted Locations.   26

FIGURE 9: Building Types: Permitted Locations 29

FIGURE 10: Building Site Disposition Standards 30



| Richwood Amended Redevelopment Plan

3.9 Building Site Disposition Standards 30

3.10 Architectural Articulation Standards 31

FIGURE 11: Architectural Articulation Standards 31

3.11 Design and Architectural Standards 32

3.12 Transportation Standards 48

FIGURE 12: Circulation Regulating Plan 49

3.13 Parking Standards 64

3.14 Open Space and Recreation Standards 68

3.15 Landscaping Standards 72

3.16 Buffer Standards 77

3.17 Fences and Walls 77

3.18 Sidewalks, Bicycle Pathways, and Curbing 78

FIGURE 13: Pedestrian and Bicycle Regulating Plan 79

3.19 Lighting Standards 80

3.20 Sign Standards 82

FIGURE 14: Transect A Signage Matrix 87

FIGURE 15: Transect B Signage Matrix 89

FIGURE 16: Transect C Signage Matrix 91

FIGURE 17: Facade Plan 93

3.21 Loading, Refuse Collection, and Service Utility Areas 99

3.22 Storage 100

3.23 Maintenance 100

3.24 Environmental Design 101

3.25 Electrical and Mechanical Equipment 102

3.26 Public Safety 102

3.27 Public Spaces and Streetscape Elements 102

3.28 Drive-Thru Facilities 103

3.29 Sidewalk and Outdoor Seating 104

3.30 Affordable Housing 104

3.31 Infrastructure and Utilities 105

3.32 Defi nitions 106

TABLE OF CONTENTS



Richwood Amended Redevelopment Plan |  

TABLE OF CONTENTS

4.0 PLAN IMPLEMENTATION STRATEGY 115

4.1 Structure and Powers of the Redevelopment Entity 115

4.2 Property Acquisition 115

4.3 Relocation of Displaced Residents and Businesses 115

4.4 Affordable Housing Obligations 115

4.5 Housing Inventory 115

4.6 General Provisions 115

4.7 Application Review 116

4.8 Variance, Waiver, and Exception Requests 116

4.9 Interpretation of Development Standards and Guidelines 116

4.10 Development Review 117

5.0 RELATIONSHIP TO EXISTING PLANS AND REGULATIONS 117

5.1 Relationship of Plan to Adjacent Municipal Plans and Master Plans 117

5.2 Relationship to County Master Plan 118

5.3 Relationship to State Development and Redevelopment Plan 118

5.4 Relationship to Development Regulations of the Municipality 118

6.0 CONCLUSION 118



104 | Richwood Amended Redevelopment Plan

for the drive-thru window shall be designed in accordance with standards found in Section 225-86.G. and shall be 
separated from any off-street parking areas and their aisles, loading areas, and trash enclosures.

3.29 Sidewalk and Outdoor Seating

A. A minimum of 5 feet or half the width of the sidewalk, whichever is greater, shall be maintained free of tables 
and other encumbrances to permit free passage of pedestrian, handicapped and wheelchair traffi c around the 
sidewalk cafe.

B. Extended awnings, canopies, or large umbrellas shall be permitted and located to provide shade.

C. Sidewalk cafes shall be required to provide outdoor trash receptacles.

D. Tables, chairs, planters, trash receptacles and other elements of street furniture shall be compatible with the 
architectural character of the building where the establishment is located.

E. The operator of a sidewalk cafe shall be responsible for maintaining a clean, litter-free and well-kept appearance 
within and immediately adjacent to the area of their activity.

F. Noise generated by a sidewalk cafe shall not be any greater than the level of ambient noise at that location. The 
use of outdoor speakers, microphones, televisions or other audio or video devices are prohibited.

G. The hours of operation for sidewalk cafes cannot exceed the hours of the primary establishment and in no event 
later than 12:00 a.m.

H. All sidewalk cafes shall have an opening for ingress and egress at all times.

I. No signs shall be permitted in the area of the sidewalk cafe except easel and awning signs. There shall be no 
logos or advertising upon any umbrellas.

J. No tables, chairs or other equipment used in the sidewalk cafe shall be attached, chained or in any manner 
affi xed to any tree, post, sign, curb or sidewalk or property. All equipment used in connection with the operation 
of a sidewalk cafe shall be of suffi cient size and weight to avoid being blown about by the wind. No food items 
shall be served upon paper, Styrofoam, or plastic utensils. All equipment, tables, chairs, umbrellas, etc. pertaining 
to the outdoor seating area shall be removed at the end of each and every evening and secured within the 
confi nes of the building. No equipment, tables, chairs or any other material of any kind shall be permitted to 
remain outdoors during hours in which the business is not open to the public and operating.

K. When a sidewalk café is located at a street corner, vision clearance requirements shall be in accordance with 
the Code. When a sidewalk café is adjacent to an alley or driveway, these regulations may also apply.

L. Outdoor heaters may be utilized upon the approval of the Construction Offi cial.

M. No vending machines, carts or objects for the sale of goods shall be permitted in a sidewalk café.

3.30 Affordable Housing

The following shall apply to the provision of affordable housing within the Redevelopment Area:

A. Pursuant to the current rules of the New Jersey Department of Community Affairs – Local Planning Services, 
formerly the New Jersey Council on Affordable Housing (“DCA” and “COAH” respectively), N.J.A.C. 5:96 and 
5:97, the affordable housing obligation shall be 300 affordable housing units. At the time of the fi rst application for 
major site and/or subdivision plan approval, the obligation shall be re-evaluated by both the applicant and the 
Planning Board taking into consideration the most current State of New Jersey rules and regulations pertaining to 
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4.0 PLAN IMPLEMENTATION STRATEGY

4.1 Structure and Powers of the Redevelopment Entity

The Township Committee shall serve as the Redevelopment Entity.  The Redevelopment Entity shall review all proposals 
before applications for development are submitted to the Planning Board, may request supplemental information, 
and, at its discretion, determine the acceptability of such submissions and determine whether to proceed with 
redeveloper designation and negotiation of a redevelopment agreement. The Planning Board shall review all 
development applications in accordance with the Municipal Land Use Law (“MLUL”), N.J.S.A. 40:55D-1 et seq., and 
as set forth in this Plan Amendment.

4.2 Property Acquisition

Harrison Township will not acquire any property located within the Interior Richwood Redevelopment Area through 
eminent domain. 

4.3 Relocation of Displaced Residents and Businesses

No residential or commercial property owners or tenants will be displaced pursuant to the Plan; therefore there is no 
need for a temporary or permanent relocation plan for such residents or businesses. 

4.4 Affordable Housing Obligations

As each development application is submitted, affordable housing obligations will be evaluated per State laws and 
regulations and shall be established in accordance with such laws and regulations.

4.5 Housing Inventory

In accordance with N.J.S.A. 40A:12A-7a(6), the municipality conducted an inventory of all housing units affordable 
to low and moderate income households that will be removed as a result of implementation of this Plan.  Based upon 
a review of available documentation concerning the Township of Harrison’s affordable housing, it appears that no 
COAH deed-restricted affordable housing units will be removed as a result of implementation of this Redevelopment 
Plan within the Redevelopment Area.  Since there are no affordable housing units that will be affected by the 
implementation of the Redevelopment Plan, there is no need to provide any affordable replacement housing 
pursuant to N.J.S.A. 40A:12A-7a(7).

4.6 General Provisions

This Plan shall supersede any and all of the other provisions of the Township Zoning Ordinance (Chapter 225) for 
the Interior Richwood Redevelopment Area.  The Plan represents the land use structure of the Interior Richwood 
Redevelopment Area and cannot be modifi ed without Plan amendment, except as modifi ed below.  Waivers for 
minor deviations from the Plan may be granted by the Planning Board during site plan review. This Plan contains two 
elements identifi ed as “Land Use/Transect Regulating Plan” and “Circulation Regulating Plan” which shall be utilized in 
conjunction with this Plan as well as the Original Redevelopment Plan. These plans are to be used in conjunction with 
the regulations found in this plan to guide development in the entirety of the Redevelopment Area.  The “Land Use/
Transect Regulating Plan” establishes 5 Transects which establish permitted uses, permitted maximum development 
potential and permitted building types. The “Circulation Regulating Plan” establishes required right-of-way allocations 
and improvements for both vehicular and pedestrian circulation.

A minor deviation is a request for non-compliance with a requirement of this Plan, provided that the deviation is 
consistent with the overall goals and objectives of the Plan, does not undermine the intent and purpose of the Plan, 
and substantial complies with the requirements of the Plan.
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1.0 INTRODUCTION

This Redevelopment Plan describes the standards and procedures for the redevelopment of the following portion 
of the site and specifi ed in the Harrison Township Richwood Site Redevelopment Area Preliminary Investigation 
document and designated as being an area in need of Redevelopment per Resolution #160-2008 to be known as 
the “Northside Commercial Redevelopment Area”:

Block Lot

24 2.01, 3, 6, 7, 8, 9

24.01 1

1.1 Purpose and Legislative Intent.

The purpose and legislative intent of this Redevelopment Plan for the Northside Commercial Redevelopment Area, 
referred to herein as the “Plan,” is to be one of four overall redevelopment areas identifi ed in “FIGURE 1: Overall Interior 
Richwood Redevelopment Plan Area” located in Richwood designed to work harmoniously together to encourage 
various land uses in a compact traditional neighborhood context in accordance with smart growth principles. The 
four areas together encourage a mix of  land uses that are sensitive to the environmental characteristics of the land 
and that facilitate and promote the effi cient use of public and private services.  The four areas together  provide for 
a diversity of  land uses that are integrated within close proximity to each other, including land uses that provide for 
the daily recreational and shopping needs of Township residents, visitors, and others.  The unifi ed vision of the four 
redevelopment areas recognizes  that Route 322 is a signifi cant gateway to Harrison Township. As such, the quality 
of the landscape of Route 55 and the landscape and  pedestrian edge of Route 322 are important to the overall 
vision for the development of this portion of Harrison Township. The unifi ed vision of the four redevelopment areas  is 
characterized by the following design elements:

A. Traditional neighborhoods that are limited in size, scaled for local vehicular traffi c and pedestrian and bicycle 
activity, and include tree-lined streets and mixed land uses;

B. A variety of housing types, job opportunities, shopping, services, and public facilities;

C. Residences, shops, workplaces, civic buildings, and civic spaces within close proximity to each other and their 
arrangement, bulk, form, character, and landscaping establish a livable, harmonious, and diverse environment;

D. A network of interconnecting streets and blocks that maintain respect for both the physical and natural landscape;

E. Natural features and undisturbed areas that are incorporated into a planned open space system;

F. A coordinated transportation system with a hierarchy of appropriately designed facilities for pedestrians, bicycles, 
public transit, and automotive vehicles; 

G. Civic buildings and spaces, open spaces, and other visual features designed to act as landmarks, symbols, and 
focal points for community identity;

H. The provision for and incorporation of the Township’s fair share of low and moderate income housing and to 
encourage a diversity of housing types and lot sizes; 

I. Green technologies that are integrated into public spaces and private development parcels in order to achieve 
fl ood control, stormwater recharge, and water fi ltration in an effort to preserve natural resources;

J. The creation of a regional commercial area that is designed as a high quality gateway that respects both 
regional and local scale and is primarily auto dependent but respects integration into the walkable portion of 
the community;
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3.32 Affordable Housing

A. Overview. The Township is committed to satisfying its Constitutional obligation to provide realistic opportunities 
for the production of affordable housing within the Township in accordance with the Mount Laurel Doctrine, 
So. Burlington County NAACP v. Twp. of Mount Laurel, 67 N.J. 151, appeal dismissed and cert. denied, 423 
U.S. 808 (1975) (“Mount Laurel I”) and So. Burlington County NAACP v. Twp. of Mount Laurel, 92 N.J. 158 (1983) 
(“Mount Laurel II”), and the New Jersey Fair Housing Act, N.J.S.A. 42:27D-301 et seq.  As such, the Township will 
require all four Redevelopment Areas to contribute to an overall affordable housing obligation for the Richwood 
Redevelopment Plan.

B. Affordable Housing Obligation. The following shall apply to the provision of affordable housing within the 
Redevelopment Area:

1) For all non-residential construction within the Richwood Redevelopment Area, a non-residential development 
fee shall be assessed and collected in accordance with the Statewide Non-Residential Development Fee 
Act, N.J.S.A. 40:55D-8.1, et seq., and the Township’s Affordable Housing Development Fee Ordinance, Article 
III of Chapter 110 of the Harrison Township Code.

2) For all residential construction within the Richwood Redevelopment Area, the affordable housing obligation 
is established at and requires an on-site set-aside of 20% of the total number of residential units being 
constructed within the development.

a) All required affordable housing units shall be fully integrated within the Residential Redevelopment Area.

b) All affordable housing units shall be subject to, constructed, sold or rented, and administered in 
conformance with the applicable regulations promulgated by the New Jersey Council on Affordable 
Housing (“COAH”), N.J.A.C. 5:96 and 5:97, and the New Jersey Housing and Mortgage Finance Agency 
(“HMFA”), N.J.A.C. 5:80-26.1 et seq. (known as the “Uniform Housing Affordability Controls” or “UHAC”), 
as said regulations may from time to time be amended or supplemented.

c) The affordable housing units shall be constructed in accordance with the phasing schedule, currently set 
forth at N.J.A.C. 5:97-6.4(d), requiring that:

Percentage of Market-Rate Units 
Completed

Minimum Percentage of Low- and 
Moderate- Income Units Completed

25% 0%
25% + 1 unit 10%

50% 50%
75% 75%
90% 90%

d) The developer or affordable housing provider shall prepare an affi rmative marketing plan that is consistent 
with the Township’s affi rmative marketing plan requirements and shall comply with N.J.A.C. 5:80-26.15 
and N.J.A.C. 5:97-1, et seq., as said regulations may from time to time be amended or supplemented, in 
the preparation of all plans and affordability control documents.

e) Prior to fi nal major subdivision and/or site plan approval, the developer or affordable housing provider 
shall meet with the Municipal Housing Liaison and/or the Township’s Administrative Agent, to review the 
requirements for affordability outlined in COAH’s rules and UHAC, as well as the developer’s plan for 
satisfying same.
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f) In accordance with N.J.A.C. 5:80-26.5, each affordable housing unit shall remain subject to the 
affordability controls of UHAC for a period of at least 30 years, commencing on the date the initial 
certifi ed household takes title to the unit in the case of for-sale units, and pursuant to N.J.A.C. 5:80-26.11, 
commencing on the fi rst date that a certifi ed household occupies a unit in a rental unit.

g) The language for the affordability restrictions shall be approved by the Township Solicitor as a condition 
of fi nal subdivision or site plan approval that includes any residential unit(s).

h) All units shall be constructed on-site unless specifi cally waived by the Joint Land Use Board, Township 
Committee or Redevelopment Entity. 

C. Northside Commercial Redevelopment Area Obligation.  There are no existing affordable housing units 
located within the project area.  As there will be no residential development within this Redevelopment Area, 
no affordable housing units will be provided in the Northside Commercial Redevelopment Area and a non-
residential development fee shall be assessed and collected in accordance with Section 3.32.B(1) above.

3.33 Infrastructure and Utilities  

A. Utility Plan

1) All utility infrastructure will be sized and designed to accommodate all properties within the Richwood Sewer 
Service Area west of Route 55.  These utilities will be sited in order to reduce the capital costs associated with 
any future central utility construction.  Easements shall be recorded, as necessary, to permit all properties 
within the Richwood Sewer Service Area west of Route 55 to gain access to all utility infrastructure.  Where 
possible all utilities shall be placed within a right-of-way and where feasible and appropriate the placement 
of utilities under pavement shall be avoided to facilitate future maintenance.

2) Sanitary Sewer. The Richwood Redevelopment Area falls within the existing Richwood Sewer Service Area. 
Developer to demonstrate suffi cient ability to have wastewater fl ows treated.

3) Any new utility lines constructed to serve the Richwood Redevelopment Area will be buried underground in 
accordance with Harrison Township ordinances.

4) Water. New Jersey American serves Harrison Township and other parts of Burlington, Camden, and Gloucester 
Counties. A new water tower will be necessary to serve the Richwood Redevelopment Area. The actual 
design of the tower will be done by the New Jersey American engineers. It is anticipated that the new tower 
will be located in the vicinity of the Route 55/Route 322 intersection.

B. Existing overhead. A portion of the overhead utility currently found on the eastern edge of the Redevelopment 
Site north of Route 322 shall be relocated underground in order to facilitate the effectiveness of the buffer in that 
area. 
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TERTIARY FAÇADE – The face of the building that contains the service aspects of the building (i.e., loading, trash, etc).

TRANSPARENCY – The degree, measured as a percentage of the overall façade space, to which a façade has clear, 
transparent windows on each story.

TRASH AND RECYCLING ENCLOSURES – A screened container used for the temporary storage of rubbish or materials 
to be recycled pending collection.

TRELLIS – Light-weight elements used for controlling the shape or to support climbing and other plants.  In most 
instances, it is usually constructed on a fl at plane, in a two-dimensional way, unlike an arbor, which is frequently a 
three-dimensional structure.

UPPER FLOOR FRONT FAÇADE FENESTRATION – The ratio of upper fl oor front window area to upper fl oor front façade 
area.  Window area may include windows contained in doors providing access to terraces, balconies or balconettes.

UTILITY – All lines and facilities related to the provision, distribution, collection, transmission, or disposal of water, storm 
and sanitary sewage, oil, gas, power, information, telecommunication and telephone cable, and includes facilities 
for the generation of electricity.

VERTICAL FAÇADE BREAK – A vertical measurement between horizontal elements such as horizontal façade banding; 
private amenities oriented horizontally such as terraces, balconies, balconettes and porches; changes in façade 
materials or colors; overhanging eaves; or combination thereof.  Outdoor terraces, balconies and porches shall have 
a minimum depth of 4 feet and outdoor balconettes shall have a maximum depth of 2 feet.

VETERINARY CLINIC – A use or structure intended or used primarily for the testing and treatment of the physical 
disorders of animals; not principally used for the overnight boarding or grooming of well animals; not permitting 
outdoor cages, pens, or runs for the confi nement of animals unless expressly permitted in the district; and not used for 
the training of animals.

4.0 PLAN IMPLEMENTATION STRATEGY

4.1 Structure and Powers of the Redevelopment Entity

The Township Committee will serve as the Redevelopment Entity. The Redevelopment Entity shall evaluate the 
qualifi cations of and designate a redeveloper for the Northside Commercial Redevelopment Area and negotiate 
and enter into a redevelopment agreement.  The Redevelopment Entity and/or a committee designated by the 
Township Committee, shall review all development proposals before an application for development is submitted to 
the Joint Land Use Board, may request supplemental information, and, at its discretion, determine the acceptability 
of such submissions. The Joint Land Use Board shall review all development applications in accordance with the 
Municipal Land Use Law (“MLUL”), N.J.S.A. 40:55D-1 et seq., the requirements set forth in this Plan, and as may be set 
forth in a Redevelopment Agreement to be entered into by the Township and designated developer.

4.2 Property Acquisition

Harrison Township will not acquire any property located within the Northside Commercial Redevelopment Area 
through eminent domain. 

4.3 Relocation of Displaced Residents and Businesses

No residential or commercial property owners or tenants will be displaced pursuant to the Plan; therefore there is no 
need for a temporary or permanent relocation plan for such residents or businesses. 

4.4 Affordable Housing Obligations

As each development application is submitted, affordable housing obligations will be evaluated per State laws and 
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regulations and shall be established in accordance with such laws and regulations.

4.5 Housing Inventory

In accordance with N.J.S.A. 40A:12A-7a(6), the municipality conducted an inventory of all housing units affordable 
to low and moderate income households that will be removed as a result of implementation of this Plan.  Based upon 
a review of available documentation concerning the Township of Harrison’s affordable housing, it appears that no 
COAH deed-restricted affordable housing units will be removed as a result of implementation of this Redevelopment 
Plan within the Redevelopment Area.  Since there are no affordable housing units that will be affected by the 
implementation of the Redevelopment Plan, there is no need to provide any affordable replacement housing 
pursuant to N.J.S.A. 40A:12A-7a(7).

4.6 General Provisions

This Plan shall supersede any and all of the other provisions of the Township Zoning Ordinance (Chapter 225) for the 
Northside Commercial Redevelopment Area.  The Plan represents the land use structure of the Interior Richwood 
Redevelopment Area and cannot be modifi ed without Plan amendment, except as modifi ed below.  Waivers for 
minor deviations from the Plan may be granted by the Joint Land Use Board during site plan review. 

A minor deviation is a request for non-compliance with a requirement of this Plan, provided that the deviation is 
consistent with the overall goals and objectives of the Plan, does not undermine the intent and purpose of the Plan, 
and substantial complies with the requirements of the Plan.

All applicants  for development must obtain any and all other approvals which may be required from other local, 
state, or federal agencies which otherwise may have jurisdiction over the development or redevelopment of a site or 
sites located within the Northside Commercial Redevelopment Area.

4.7 Application Review

All proposals for development shall fi rst be submitted to the Redevelopment Entity, or designated committee, for 
review.  The Redevelopment Entity, or designated committee, shall review the proposed development plans to 
ensure consistency with this Plan and the Redevelopment Agreement, and shall provide a report identifying any 
aspects that are inconsistent with the Plan and/or Agreement, and any comments and recommendations related 
thereto. Applications for development shall be submitted to the Joint Land Use Board.  Procedures and requirements 
for such applications are located in Chapter 174, Article II of the Harrison Township Combined Land Use Code entitled 
Application and Review Procedures for Major Site Plans, as well as the Municipal Land Use Law, N.J.S.A. 40:55D-1 et 
seq.  Application forms are available on the Township’s website and at the Joint Land Use Board Secretary’s offi ce. 

4.8 Variance, Waiver, and Exception Requests

The Joint Land Use Board may consider applications for N.J.S.A. 40:55D-70(c) variances as part of any Site Plan review. 
The applicant must provide proofs as are required by N.J.S.A. 40:55D-70 in order to obtain relief from strict application 
of the Plan requirements.   All requests for variances, waivers and/or exceptions will be evaluated in terms of the goals 
and objectives and the content of the Township Master Plan and this Plan.   The Joint Land Use Board may impose 
such conditions it deems necessary to permit the exception while insuring the integrity of the Township Master Plan 
and this Plan. Prior to the fi ling of an applicaton with the Harrison Township Joint Land Use Board, the Redeveloper 
shall submit copies of the proposed Plan(s) to the Redevelopment Entity, or designated committee, for review and 
determination of consistency with the Redevelopment Plan.

If not determined to be consistent with this Plan, variances shall be required to permit relief from any of the following:

A. Any standard regarding the width, depth or size of a lot.

B. Any standard regarding the placement, size or height of a building on a lot.
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RESOLUTION NO: 25 - 2013 

PRELIMINARY MAJOR SITE PLAN APPROVAL AND VARIANCES TO PERMIT 
THE EXPANSION OF INCOME RESTRICTED AFFORDABLE HOUSING UNITS AND 

THE REHABILITATION OF EXISTING UNITS LOCATED ON BLOCK 52, LOT 8, 
COMMONLY KNOWN AS MULLICA WEST APARTMENTS 

WHEREAS, United Cerebral Palsy of Northern, Central and Southern New Jersey, Inc. a 
not for profit organization organized under the laws of the State of New Jersey with principal 
offices at P.O. Box 564, Chester, N.J. 07930. is the contract purchaser of property identified as 
Block 52 Lot 8 upon the tax map of the Township of Harrison, and with the assistance of its 
attorney, Mr. Jack Plackter, Esq. of Fox Rothschild, LLP seeks preliminary major site plan 
approval to permit the expansion of a preexisting nonconforming use on the site and construction 
of additional units as part of the Mullica West Apartment complex, affordable housing units; and 

WHEREAS, it appears that the Applicant has followed all procedures in making its 
application, and that the application, plans and all documents and material submitted therewith 
were reviewed by Board Engineer, the Board Solicitor and Board members, and were found to 
be complete and in conformity with all applicable laws and regulations; and 

WHEREAS, a public hearing was held on May 16, 2013 following proper notice 
pursuant to the Township Ordinances and the Municipal Land Use Act at which the Board heard 
testimony from the Applicant ' s professionals and provided an opportunity for interested 
members of the public to make comments or ask questions regarding the application; and 

WHEREAS, the Board considered the reports of its Engineer, Mr. Hugh Dougherty, PE 
dated May 9, 2013 and the testimony of its Engineer, and the report of the Board' s Planner, Mr. 
Robert Melvin, PP, dated May 13, 2013 and the opinions and comments of its professionals, 
reviewed the conditions proposed by its professionals with the Applicant and its representatives, 
and considered the testimony and evidence presented by the Applicant and its professionals and 
the comments of the public; and 

WHEREAS, the Applicant submitted the following documents for review: 

a. Application and supporting documents 
b. Plan of Existing conditions 
c. Architectural details Mullica West Apartments 
d. Landscape plan sheets 
e. Site plan 

Sheet Title 

I thru 14 

1 of 1 
L1.01 
LI.02 
A1.01 
AI.02 
A1.03 
Al.04 

Preliminary Major Site Plan 

Plan of Existing Conditions 
Landscape Plan 
Landscape Details 
Existing Building Plan 
Building "A" Plan 
Building "B" Plan 
Building "C" Plan 

Date 

April 25 , 2013 

April 24, 2013 
April 24, 2013 
April 24, 2013 
April 24, 2013 
April 24, 2013 
April 24, 2013 
April 24, 2013 



A1.05 
A2.01 

Unit Plans 
Elevations 

f. App-1 Photos of one existing building 

April 24, 2013 
April 24, 2013 

h. App-2 colorized site rendering showing the existing landscaping and new building 
i. App-3 colorized site rendering showing the new improvements proposed 
j. App-4 Proposed colorized Exterior elevations of all buildings 
k. App-5 Light fixture specifications. 
1. Correspondence dated April 29, 2013 from Applicant's attorney 
m. Report of the Harrison Township Environmental Commission. 
n. Correspondence from Howard Henderson, State Director of the USDA Rural Development 
Program to Debra Urban, Director of Tax credit Services for the NJ Housing & Mortgage 
Finance Agency dated May 13,2012 

WHEREAS, The site plan is signed and sealed by Mr. 1. Timothy Kernan, P.E., P.P, 
C.M.E. of Kernan Consulting Engineers. The "plan of Existing Conditions" was signed and 
sealed by Mr. John J. Pankok, Professional Land Surveyor. 

WHEREAS, The landscape plan sheets and the architectural plan sheets were all 
prepared by Mr. Steven S. Cohen, Architect P.c. 

WHEREAS, Upon considering the evidence the Joint Land Use Board of the Township 
of Harrison made the following findings of fact, reached the following conclusions of law and set 
the following conditions for this Preliminary Major Site plan approval : 

1. The Applicant, United Cerebral Palsy of Northern & Southern New Jersey, Inc. has made 
application to renovate the existing multi-family affordable housing project known as Mullica 
West, and expand this nonconforming use by 24 units and renovate and expand the existing 168. 

2. The existing Mullica West project contains 168 units (112 one-bedroom and 56 two
bedroom) located in 7(seven) buildings on 24.79 acres. The existing project also includes two 
units utilized for management and leasing. The proposed project will contain 192 units (116 one
bedroom, 18 two-bedroom and 58 three-bedroom) located in 7 (seven) existing buildings and 1 
(one) newly constructed two-story, 24 unit apartment building plus a proposed 42' by 60' 
management and maintenance building. 

3. The proposed site plan includes a two-way roadway connection to High Street, a two-way 
roadway connection to Woodstown Road, 367 off-street parking spaces, trash enclosures, light 
fixtures, landscaping, a storm water management area, sidewalks, and a tot lot. 

4. The existing site is currently improved with off-street parking lots, 2 (two) asphalt areas 
and a frame shed, a backstop, sidewalks, and landscaping. The site slopes from south to north 90 
feet to 78 feet. 

5. The site in question fronts on High Street to the north and Route 45 to the south. Land 
uses to the north include the Mount Calvary Baptist Church and single-family detached houses ; 
is bounded by the Friends School of Mullica Hill and open space to the east; open space and 



farmland to the west; and single-family detached houses to the south. Zoning to the north and 
east is R -2 and zoning to the west and south is R-1. 

6. This project is serviced by public water and public sewer. The Applicant must produce a 
certification from the Township Sewer Engineer that the plants have the capacity to serve the 
additional or reconfigured units. 

7. The Mullica West Apartments are located in the R-l zone which does not by its terms 
permit apartment units. The development was constructed before section 225-11 of the 
ordinance was enacted making these types of units not permitted in this zone. As a result the use 
is legal but nonconforming. Any expansion of the use requires a variance pursuant to NJSA 
40:55D-70( d)(2). 

8. As part of this project the Applicant is also requesting the following dimensional or 

design variances pursuant to NJSA 40:55D-70( c) and design waivers: 

a. Section 225-11.C. of the Zoning Code requires a minimum 2 off-street parking spaces 
per dwelling unit. Three hundred and eighty four (384) parking spaces are required for 
the proposed 192 dwelling units where 367 spaces are shown on the site plan. A 17 
space deficit will exist. A variance is required 

b. Section 225-138.C. of the Zoning Code requires landscape buffers along street lines. A 
landscape buffer has been proposed along High Street. No buffer has been shown along 
Route 45. A variance is required for the lack of buffer along Route 45. 

c. Section 192-22 of the subdivision regulations requires that shade trees be planted along 
streets at a minimum 30 feet on center. A waiver is required. 

d. Section 192-20 of the subdivision regulations requires that sidewalks have a minimum 
width of 5 feet. A waiver is required. 

9. The facility will not allow pets on the premIses with the exception of therapy or 
assistance animals. 

10. There was no public comment on the requested D variance. The Board found that the 
provision of COAH affordable housing to the community was inherently beneficial to the 
Township. Further, pursuant to the testimony of the Applicant's professionals and the assurances 
they have received from the State of New Jersey, the addition of the 24 units along with the 
renovations to the existing facility will allow the Township to extend the affordability controls 
over all 198 units and will allow the township to obtain credit for all 192 units towards their 
mandated COAH obligation. The Board received testimony from the Applicant's Planner as to 
how this project satisfied multiple purposes zoning as set forth in the Municipal Land Use Law, 
specifically code section 40:55D-2(a); (f); (g); (i); and (n). The Board Planner concurred with 
the conclusions of the Applicant's professionals. The Board found that the improvements to the 
site as set forth herein and on the plans would be beneficial to the community and would not 
pose a substantial detriment to the public or the zoning plan for this area. The Board voted to 
grant the D variance subject to the corrections and modifications to the site design as set forth 
herein. 



11. The Applicant testified as to the proposed improvements in the internal roadways on the 
site and the redirection of traffic. The internal roadways will remain private drives maintained by 
the developer and the project owner. The Applicant will prepare an access easement dedicated to 
the Township to permit its employees to repair dangerous conditions, or the public utilities 
installed therein should the owner fail to do so. Any cost for the Township ' s repairs shall be 
borne by the Property owner who shall be obligated to reimburse the Township. 

12. The Applicant testified that the proposed improvements will " ... consist of an additional 
24 apartment units which corresponds to 173 additional trips per day. This is a 14% increase 
over existing conditions. 

13 . The Applicant testified that mail delivery to all residents is by grouped mail boxes and 
will revise the site plan to address this matter and to provide details. 

14. There shall be no storage of any item outside of the proposed "management/Maintenance 
Building" . 

15. The Applicant testified that there would be no encroachment onto existing 
environmentally protected areas, wetlands etc. The Applicant testified that it would remove only 
minimal amounts of vegetation during construction. They will be adding trees to the site. 

16. There are a significant number of comments and recommendations concerning 
landscaping which must be worked out between the Board Professionals and the Applicant prior 
to Final Site Plans are signed. The Applicant agrees to revise the site plans and the landscaping 
design to address all of the concerns of the Board professionals and agreed to install any 
landscaping package required by the Board and its Planner. This includes but is not limited to: 

a) The buffer along High Street needs to be extended into the woodlands. 

b) The existing woodlands need to be augmented with understory plantings. 

c) The High Street buffer needs to be extended further up the easterly side of the entry 
drive. 

d) Reforestation plans need to be developed and implemented for the two large open spaces 
on the plan, i.e., between the High Street buffer and the northerly parking area and 
between the "connector" road and the westerly side of the site. 

e) Additional street trees are required on the northerly edge of the northerly parking area 
and along the "connector" road. 

f) The two islands found at each entrance need to be landscaped and provided with 
decorative street lighting (i.e., High Street and Route 45). 

g) Buffer plantings are required at the Route 45 entrance. 

h) The tot lot requires a landscape plan that includes both shade trees and shrub plantings. 



i) The areas around all residential buildings need to be fully landscaped including: shade 
trees and evergreen trees, as well as foundation plantings. 

j) Landscaping around dumpsters shall be addressed. 

k) The Applicant shall prepare a conservation easement for the riparian zone, wetland buffer 
and wetlands. 

17. A maintenance schedule shall be added to the landscape plan for routine watering of plant 
material, fertilizing plant material and mowing of lawn areas, with periodic inspection of plant 
material and cleanup of plant beds and lawn areas from leaves, debris and lawn clippings. 

18. The architectural plans shall be revised to present the side and rear elevations of the 
proposed "Management/Maintenance Building". The building colors and the roof type shall meet 
the approval of the Board Planner. 

19. The Applicant advised the board that they intend to utilize the existing signage on site but 
will upgrade the look of the signs. The freestanding site identification signage shall be fully 
compliant with all Township Ordinances and the design and material shall be approved by the 
Board Engineer to be consistent with the aesthetic established by the Joint Land Use Board for 
the Township. 

20. The Applicant testified that the existing storm water management system and design will 
be upgraded to today's standards. The current storm water is piped right to the creek. The new 
design will include basins. The Applicant agrees to design the site in accordance with the state 
requirements and the particular requirements of the Township Ordinances and the Board 
Engineer. The new designs must be reviewed and approved by the Board Engineer. 

21. Certain off tract improvements are required to address pedestrian safety and the enhanced 
safety of the residents of this affordable housing community. The Applicant has agreed to 
provide infill curbing along High Street as needed and to install a 5 foot wide sidewalk 
connecting the Route 45 entrance of the project to Main Street. 

22. The Applicant must submit checklist items number 28, 3, 36, 40, 41 , 42, 43 , 44, 45, 50, 
61 , 62, 63, and 65 prior to the signing of the final plans. 

23. This plan may be subject to the review and approval of the following outside agencies, if 
not already received; New Jersey Department of Education; New Jersey Department of 
Environmental Protection ;New Jersey Department of Transportation; Gloucester County 
Department of Health; Gloucester County Planning Board; Gloucester County Soil Conservation 
District; and Any others as necessary. Evidence of these approvals must be submitted to the Land 
Use Board Secretary and this office prior to the final signature of plans. The Applicant must 
obtain all necessary demolition and construction permits. 

24. Once the plan is revised and finalized, ten (10) copies of the final Site Plan should be 
submitted to the Township for review, approval and signature. 



25. The Applicant is notified that an inspection escrow is required for this application and an 
estimate for all on/off site improvements (excluding structures) must be reviewed and approved 
by the Township Engineer. The inspection escrow must be posted prior to the issuance of any 
building permits. 

26. Under no circumstances shall any soil or earth be sold or otherwise removed from the site 
unless application is made and approval granted by the Township of Harrison in accordance with 
Section 502.17. A note reflecting the provisions of Section 502.17 must be included upon the 
final Plans. 

27. The Applicant must submit grading Plans for the lot, which evidences grading, which 
conforms to the Township Ordinances. The Joint Land Use Board Engineer must approve these 
Plans. 

28. The Developer must file "As Built" Plans with Harrison Township and submit a copy of 
same to the Joint Land Use Board Engineer for his review and approval. No performance 
guarantee shall be released until the "As Built" Plans are filed. 

29. Prior to the signing of the final Site Plan the Applicant must obtain the certification of the 
Joint Land Use Board Engineer that all improvements as indicated upon the final plans are in 
conformance with the conditions of the approval granted by the Joint Land Use Board. 

30. The Applicant must pay any outstanding review escrow accounts prior to the signing of 
the Final Site Plan and prior to the issuance of any building permit. The Applicant must pay any 
and all required fees that are due or may become due to the Township within seven (7) days 
notice thereof. 

31. The Applicant must provide proof of current tax payment prior to issuance of any building 
permit for the project. 

32. Any easement or restrictive covenant which may be applicable to this approval will be 
defined by legal description and dedicated by deed. The easements shall also be depicted upon 
the Plans. The deeds shall be filed upon the land records of the County of Gloucester. This 
includes, but is not limited to, all easements and restrictions applicable to landscaping, drainage 
facilities, inlets, drains, detention basins, utilities and sight triangles which do not fall within a 
dedicated right of way. The legal descriptions and forms of deeds for all easements and 
restrictions must be submitted to the Joint Land Use Board Engineer and the Solicitor of the Joint 
Land Use Board for their review and approval. All easements or rights of way to be dedicated to 
the Township of Harrison, if any, must also be created by deed and these deeds must be reviewed 
and approved by the Township Solicitor prior to the final approval of this site plan. Any interest 
dedicated to the Township shall not be subordinate to any other interest. 

33. The Applicant must comply with all representations made, either personally or through 
any representative, during the course of its application to the Board, and in all Plans, documents 
or other materials filed or presented with the application. 

34. The Plans shall be revised to address the drafting and design issues identified in the 
reports of the Board Engineer and the Board Planner. To the extent that the Plans submitted by 



the Applicant do not conform to the conditions of this approval and the comments of the Board 
Professionals, the Plans must be modified to reflect these conditions. The Applicant shall submit 
copies of the modified Plans to the Board Planner and Engineer for their review and approval 
and shall file same with the Joint Land Use Board Office. 

35. The developer shall file a written request with the Township Clerk requesting the 
Township of Harrison to enforce the provisions of Title 39 of the New Jersey Revised Statutes 
on all streets, roads and drive isles within the project which are open to or used by the pUblic. 
The provisions of Title 39 shall be made applicable to said streets, roads and drive isles at the 
discretion of the Township and with the approval of the Commissioner of Transportation of New 
Jersey. 

36. As a condition of approval the Applicant will be required to post a performance guarantee 
and a maintenance guarantee with the Township to secure the completion of site improvements in 
an amount to be determined pursuant to NJS.A. 40:55D-53 based on a cost estimate prepared or 
approved by the Township Engineer. The performance guarantee shall be in the amount of 120% 
of the estimated cost of all site work and at least ten (10%) percent of the perfom1ance guarantee 
amount must be paid in cash or certified check if required by Ordinance at the time the guarantee is 
posted. All public improvements planned for the development shall be completed and fully 
installed within two years of the date the final plats are signed. The form of the guarantees shall 
set forth this completion date for the construction of the improvements. The guarantee shall 
insure the maintenance of all guaranteed improvements for a period of two (2) years following the 
date the last of the guaranteed improvements are accepted or approved by the Township. The form 
of the guarantees must be submitted to the Township Solicitor for review and approval before it can 
be posted with the Township. The guarantee shall be posted prior to the time when the Chaim1an 
and the Secretary of the Board affix their signature to the final site plan plats or prior to the 
commencement of construction of any improvement or infrastructure which ever event occurs first 
in time. 

NOW THEREFORE BE IT RESOLVED, that the application for Preliminary Major Site 
Plan Approval with variances for the further development of BLOCK 52, LOT 8 submitted by 
United Cerebral Palsy, Inc. shall be GRANTED subject to the con itions outlined above. 

~ 

ATTEST 

~~ 
HAruuSONT0S[~NDUSEBOARD 

~ ,( -
J~l h D. Pacera, Chairperson 

The undersigned, Secretary of the Joint Land Use Board, hereby certifies that the above is a true 
copy ofa resolution adopted by said Board on the 6th day of June, 2013. 

























































































































































































APPENDIX H 

CEDAR-BREAKNECK ROAD 

DOCUMENTATION 















SCALE:

DRAWN BY:

CHK'D BY:

COPYRIGHT

DESCRIPTIONDATEREV

A1

  JP, MD

  JH,SS

AS NOTED

H
A

R
R

IS
O

N
 H

A
L

L

H
ar

ris
on

, N
ew

 J
er

se
y

FIRST FLOOR PLAN

W
W

W

D
R

D
R

D
R

PATIO

PATIO

TRASH
ENCLOSURE

TRASH
ENCLOSURE

WARMING KITCHEN

STAIR 1

STAIR 2

MECH. RM.

LEASING OFFICE

MANAGER'S OFFICE

OFFICE

MAIL ROOM

MEN
WOMEN

MECH.MECH.

JAN. CL

ELEV. 1

STAIR 1

COMMUNITY ROOM
A: 1,056 sq ft

LOBBY

LAUNDRY

MAINTENANCE OFFICEELECTRICAL

STORAGE

ELEV. MACH. RM.STORAGE

BOILER ROOMRECYCLING CENTER

RECYCLING CENTER

1BR 1BR1BR 1BR1BR

1BR 1BR1BR 1BR1BR

1BR

1BR

1BR

1BR

1BR

1BR

1BR

1BR

1BR

1BR

1BR

ELEV. 1

SCALE: 3/32" =    1'-0"

1 FIRST FLOOR PLAN
A1 0 8' 16' 24'



SCALE:

DRAWN BY:

CHK'D BY:

COPYRIGHT

DESCRIPTIONDATEREV

A2

  JP, MD

  JH,SS

AS NOTED

H
A

R
R

IS
O

N
 H

A
L

L

H
ar

ris
on

, N
ew

 J
er

se
y

SECOND FLOOR PLAN

1BR 1BR1BR1BR1BR

1BR 1BR1BR1BR1BR

1BR

1BR

1BR

1BR

1BR

1BR

1BR 1BR

1BR 1BR

1BR

1BR

1BR

1BR

1BR

1BR

1BR

W
W

D
R

D
R

D
R

W

OPEN TO
BELOW

OPEN TO
BELOW

OPEN TO
BELOW

STAIR 1

STAIR 2
ELEV. 1

STAIR 1

TRAS
H

LAUNDRY

TRAS
H

ELEV. 1

SCALE: 3/32" =    1'-0"

1 SECOND FLOOR PLAN
A2 0 8' 16' 24'



SCALE:

DRAWN BY:

CHK'D BY:

COPYRIGHT

DESCRIPTIONDATEREV

A3

  JP, MD

  JH,SS

AS NOTED

H
A

R
R

IS
O

N
 H

A
L

L

H
ar

ris
on

, N
ew

 J
er

se
y

THIRD FLOOR PLAN

1BR 1BR1BR1BR1BR

1BR 1BR1BR1BR1BR

1BR

1BR

1BR

1BR

1BR

1BR

1BR 1BR

1BR 1BR

1BR

1BR

1BR

1BR

1BR

1BR

1BR

W
W

D
R

D
R

D
R

W

DECK

ROOF DECK

GREEN ROOF

STAIR 1

STAIR 2
ELEV. 1

STAIR 1

TRASH

LAUNDRY

TRASH

ELEC.

2BR MANAGER'S

FITNESS ROOM

BOARD ROOM

ELEV. 1

SCALE: 3/32" =    1'-0"

1 THIRD FLOOR PLAN
A3 0 8' 16' 24'



SCALE:

DRAWN BY:

CHK'D BY:

COPYRIGHT

DESCRIPTIONDATEREV

A4

  JP, MD

  JH,SS

AS NOTED

H
A

R
R

IS
O

N
 H

A
L

L

H
ar

ris
on

, N
ew

 J
er

se
y

UNIT PLANS

24'

25
'-4

"

2'

23
'-4

"

5 1/2" 12'-7" 10'-8"

13
'-2

 5
/8

"
11

'-2
 3

/8
"

10
'-1

1 
1/

4"

8'
-9

 3
/4

"

24'24'24'

11
'-1

0 
3/

4"

12
'-2

 1
/4

"

10'-8"12'-7"

11
'-2

 3
/8

"

8'
-9

 3
/4

"

24
'-4

"

35'

9'
-1

0 
1/

4"
5 

1/
2"

11'-5 9/16" 3 1/2" 10'-5 1/16"

16
'-6

 3
/8

"

12'-2 9/16" 5 1/2"
1'

-2
 3

/8
"

8'
-9

 3
/4

"

DECK

LIVING ROOM/
DINING

BEDROOM

KITCHEN
BATH

LIVING ROOM/
DINING

BEDROOM

KITCHEN
BATH

LIVING ROOM/
DINING

BEDROOM

KITCHEN

BATH

BEDROOM

540 SF 540 SF

800 SF

ELEV. 1

SCALE: 1/4"   =    1'-0"

1 TWO BEDROOM MANAGER'S UNIT
A4 0 2' 4' 8'

SCALE: 1/4"   =    1'-0"

2 ONE BEDROOM FIRST FLOOR UNIT
A4 0 2' 4' 8' SCALE: 1/4"   =    1'-0"

3 ONE BEDROOM UPPER FLOOR UNIT
A4 0 2' 4' 8'



SCALE:

DRAWN BY:

CHK'D BY:

COPYRIGHT

DESCRIPTIONDATEREV

A5

  JP, MD

  JH,SS

AS NOTED

H
A

R
R

IS
O

N
 H

A
L

L

H
ar

ris
on

, N
ew

 J
er

se
y

ELEVATIONS

SCALE: 3/32" =    1'-0"

1 NORTH ELEVATION
A5 0 8' 16' 24'

SCALE: 3/32" =    1'-0"

2 SOUTH ELEVATION
A5 0 8' 16' 24'



SCALE:

DRAWN BY:

CHK'D BY:

COPYRIGHT

DESCRIPTIONDATEREV

A6

  JP, MD

  JH,SS

AS NOTED

H
A

R
R

IS
O

N
 H

A
L

L

H
ar

ris
on

, N
ew

 J
er

se
y

ELEVATIONS

SCALE: 3/32" =    1'-0"

1 EAST ELEVATION
A6 0 8' 16' 24'

SCALE: 3/32" =    1'-0"

2 WEST ELEVATION
A6 0 8' 16' 24'



Harrison Township, New Jersey
REDEVELOPMENT PLAN

BLOCK 38 LOT 6

3/25/2011

Robert F. Melvin, PP, AICP
N.J. Planner License No. 04018

         Redevelopment Plan 
pursuant to Harrison Township Committee 

Resolution 067-2011.

3 South Broad Street, Suite 3C
Woodbury, NJ 08096

p.856.251.9989 f.856.202.8007    



Acknowledgements

MAYOR
  Louis Manzo

TOWNSHIP COMMITTEE
  Louis Manzo, Mayor
  Dennis Clowney, Deputy Mayor
  Don Heim
  Robert Shearer
  Matt Diggons

PLANNING BOARD
  Joseph Pacera, Chairman                            Mark Reidenauer, Alternate No. 1 
  Jack McElwee, Vice Chairman   Bill Madara, Alternate No. 2
  Santo Maccherone
  Niki Trunk
  Steve Dickson 
  Nancy Kowalik
                          Louis Manzo, Mayor
  Matt Diggons, Councilman
  
PLANNING BOARD SECRETARY
  Susanne H. Rhudy

PLANNING BOARD SOLICITOR
  Joan Adams, Esquire

PLANNING BOARD ENGINEER
  Justin Gibson, PE

PLANNING BOARD PLANNER
  Robert F. Melvin, PP/AICP

Robert F. Melvin, PP/AICP
Principal



Table of Contents
1.0 Introduction .............................................................................................................. 1

2.0 Description of Study Area ....................................................................................... 1

3.0 Redevelopment Goals and Objectives ................................................................ 3

4.0 Development Program ........................................................................................... 4

5.0 Design Standards: Architecture ............................................................................. 5

6.0 Design Standards: Site Plan..................................................................................... 9

7.0 COAH Regulations ................................................................................................. 15

8.0 Infrastructure and Public Improvements ............................................................. 15

8.0 Property Acquisition ............................................................................................... 16

9.0 Relocation of Displaced Residents and Businesses ........................................... 16

10.0 Relationship of Plan to Adjacent Municipal Plans ........................................... 16

11.0 Relationship to County Master Plan ................................................................... 16

12.0 Relationship to State Development and Redevelopment Plan ..................... 17

13.0 Relationship to Development Regulations of the Municipality ...................... 18

14.0 Conclusion ............................................................................................................ 19



Preliminary Investigation | 1 GmD

1.0 Introduction

This Redevelopment Plan describes the standards and procedures 
for the redevelopment of land specifi ed in the Harrison Township 
Block 38, Lot 6 Site Redevelopment Area Preliminary Investigation 
document.  Whereas the preliminary investigation concluded that the 
specifi ed area in Harrison Township, Gloucester County, New Jersey 
qualifi ed to be declared an “Area in Need of Redevelopment”,  this 
document will set forth the procedural and development guidelines 
for the redevelopment entity as well as for the chosen redeveloper.

2.0 Description of Study Area

The site in question is approximately six acres of vacant land located 
on the northern portion of Block 38, Lot 6.  The area is zoned under 
the Institutional District ordinance, the intent of which is to provide 
regulations for public and quasi-public land uses and to ensure the 
compatibility of those uses with the surrounding land use. 

The six acre site is located adjacent to the intersection of Cedar Road 
(CR 667) and Breakneck Road (CR 603).  It is bounded by Cedar 
Road to the east, a Green Acres park area to the south, single family 
residences to the west, and Breakneck Road to the north.  The site is 
comprised of vacant land and a small cluster of trees. Directly north 
of the site is a CVS Pharmacy.  To the east is Clearview Regional High 
School.  The intersection is currently a four-way stop.  In addition to the 
six acre Redevelopment parcel, approximately 36.9 acres of Block 38 
Lot 6 is a park area permanently preserved by Green Acres.  The 
remaining portion of this parcel is 23.4 acres and contains a pump 
station for the Township.  

Analysis of the parcels comprising this site demonstrate that the site 
qualifi es as an Area in Need of Redevelopment as defi ned by statute 
(N.J.S.A. 40A:12A-5).  Specifi cally, they satisfy one or more of the 
following statutory criteria:

C – Public and Vacant

H – Smart Growth Consistency

Figure 1: The site viewed from Breakneck 
Road and Cedar Road.

Figure 2: The site viewed from Breakneck 
Road and Cedar Road.
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3.0 Redevelopment Goals and Objectives

The most recent Master Plan Reexamination was completed in 2008.  
The goals of this redevelopment plan are derived directly from the 
Township Master Plan policy and goal statements.  The objectives are 
derived from applicable master plan elements.

PLANNING & DEVELOPMENT GOALS

• Provide for the continued scenic and low density nature 
of the Township by guiding development and land uses 
to protect and enhance the character of the Township.  
Consider the importance of existing village centers to the 
present Township landscape and image and develop a 
land use plan and development regulations which protect 
their integrity.

• Protect the critical natural features and resources of the 
Township such as fl oodplains, woodlands, steep slopes, 
wetlands, and bodies of water.  Use these natural features 
to organize and separate where necessary different types 
and intensities of land uses in the Township.  Establish 
controls on the permitted disturbance of critical resources 
during land development.  Work in collaboration with the 
appropriate County and State agencies to protect and 
establish development controls of critical natural resources 
of the Township. Utilize the natural boundaries to organize 
and direct different intensities of land uses in the Township.

• Establish policies governing the development of land that 
will promote the preservation of views from the roadway 
and which will retain the visual “rural character” of the 
community.  It is in the Township’s interest to promote high 
quality development through architecturally compatible 
design.  Establish design guidelines for primary roadways 
and new developments to enhance the uniformity of the 
Township.
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• Encourage mixed uses such as residential, commercial, and 
industrial to create a well-integrated community.  A mix is 
encouraged for the convenience of the residents and 
enhancement of the tax base of the Township.  The land 
use plan and development regulations should be designed 
to minimize confl icts between activities so that one land use 
does not adversely affect neighboring land uses.

RESIDENTIAL DEVELOPMENT OBJECTIVES

• Provide a variety of dwelling unit types and densities to meet 
the varying needs of the current and future residents of the 
Township.

• Promote resident safety through design standards for streets, 
sidewalks, and crosswalks.

4.0 Development Program

The purpose of this section is to further the health, safety, and public 
welfare with particular provision for those units to be identifi ed as senior 
“COAH,” which shall be applicable to this district by providing the 
opportunity for housing affordable to those persons who shall qualify 
under the Fair Housing Act of 1985, as may have been amended.

1. Permitted Uses:  Senior low and moderate income housing 
confi gured in an elevator building with a minimum of two 
stories and maximum of four stories. 

2. Density:  The maximum density shall be 12.67 units per acre 
and not to exceed 76 units.

3. Permitted accessory uses within the senior low and moderate 
income housing elevator building may include:

i. Lobby

ii. Community Room

iii. Covered Patio (Rear side of building only)
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iv. Outdoor Patio (Rear side of building only)

v. Laundry Rooms

vi. Board Room

5.0 Design Standards: Architecture

1. All architecture and materials are subject to approval by the 
full Planning Board.  The Planning Board will act as the design 
committee.  

2. All structures shall be designed with traditional materials, 
massing and form, rhythms, and roof lines. 

3. Architectural Treatment of Corner:  The intersection of Cedar 
Road and Breakneck Road is a signifi cant corner in Harrison 
Township and shall be treated accordingly.  There shall be 
special attention paid to the architectural form and the 
quality of materials.  Due to the uniqueness of the corner, 
the building must address the street on both Cedar Road 
and Breakneck Road.  Building materials shall be carefully 
selected, following traditional architectural style and designs.  
The design and placement of windows and doors shall be 
carefully considered in order to enhance the corner.  

4. Building Materials and Colors

a. Permitted Primary Materials: Brick and/or Cultured 
Stone

b. Permitted Secondary: Painted Fiber Cement

c. Prohibited: Vinyl, Stucco, Synthetic Stucco

d. Color of building materials and paints shall be 
traditional, earth tones
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5. Roof Types: Primary pitched roofs shall have a minimum pitch 
of 5:12.  Any and all secondary roofs shall have a minimum 
pitch of 10:12 in traditional form.

a. A-frame (gable)

b. Mansard

c. Flat, only as a provision for creating a Green Roof, 
with a maximum pitch of 2:12 and a parapet wall 
provided.

6. Roof Materials

a. Architectural Asphalt Shingles

b. Green Roof

7. Building Height/Number of Stories

a. Minimum Building Height:  30 feet and two stories

b. Maximum Building Height:  50 feet and four stories

8. Development Program:

a. On-site amenities to include:

i. Lobby

ii. Community Room

iii. Covered Patio (Rear side of building only)

iv. Outdoor Patio (Rear side of building only)

v. Laundry Rooms

vi. Board Room

9. Windows and Glazing:  

a. Windows shall be un-tinted.  Mirror or refl ective glass 
is not permitted in any commercial or residential 
location.

b. A minimum of 20% and maximum of 35% of the 
building façade may be glass. 
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10. Scale:  Harrison Township is a rural residential community.  
Institutional buildings can become overwhelming, large, 
and intimidating.  Therefore, it is important that this building 
shall be designed to enhance qualities at the human and 
residential scales.  This can be achieved utilizing horizontal 
and vertical breaks at prescribed rhythms to refl ect the scale 
of the neighborhood.  

11. Horizontal and Vertical Breaks in Architecture: Horizontal 
breaks are regulated through the maximum or minimum 
distance allowed between vertical elements (such as, but 
not limited to bays, windows, building offsets, etc.) that break 
the horizontal plane.  Vertical breaks are regulated through 
the maximum or minimum distance allowed between 
horizontal elements (such as, but not limited to horizontal 
bands, windows, building offsets, cornices, etc.) that break 
the vertical plane.

a. The maximum distance between horizontal breaks 
on the front and side façade shall be 20 feet.  Rear 
facades should be a maximum of 30 feet.  

b. The maximum distance between vertical breaks on 
the front, side, and rear façade shall be 20 feet.

c. Building offsets used to meet the vertical or horizontal 
break requirement must represent a difference of at 
least 1 foot from adjacent façade planes.

d. Decorative bands or material changes shall be 
done to reinforce traditional building architecture. 

e. Allowable horizontal and vertical breaks may 
include, but are not limited to the following:

i. Water table

ii. Dormers

iii. Bays

iv. Gables
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v. Recessed entries

vi. Decorative Cornices

vii. Traditional Vertical Windows in a recessed 
plane from the exterior wall

viii. Horizontal bands of material offsets and/or 
material changes

f. Prohibited Architectural Elements: Balconies and 
balconettes are prohibited architectural elements.

12. Facades: There are to be no blank facades.  All facades 
must provide windows and façade offsets and breaks.

13. Recreation Area:  A recreation/outdoor seating area shall 
be provided for the residents.  All recreation areas shall be 
located at the rear of the building and completely buffered 
from the street using landscaping.  This area may consist of 
a patio, and/or lawn panels.  In aggregate, a minimum of 
1,000 square feet shall be devoted to this purpose.

14. Screening:  

a. All HVAC, utility boxes, and telecommunication 
systems must be screened from public view and 
from view of adjacent properties.  Screens must 
be designed to blend with the architecture of the 
principal building, and, where appropriate, include 
landscaping. No utility boxes may be located on the 
front facades of the building.

b. Dumpsters shall be screened from view.  Dumpsters 
shall be placed within a masonry wall complementary 
to the building, with an appropriate screen gate 
and landscaping. 

15. Signage:  One identifi cation sign for the property is permitted.  
The sign shall be a maximum of six feet high, with a maximum 
12 square foot sign face and limited to providing the property 
address.  The sign shall be constructed of carved wood and 
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indirectly lit.  The sign shall be set back a minimum of 25 feet 
from the street right-of-way.  

6.0 Design Standards: Site Plan

1. Density:  The maximum density shall be 12.67 units per acre 
and not to exceed 76 units.

2. Height and bulk regulations.

a. Minimum gross tract area shall be 6 acres.

b. Maximum impervious coverage shall not exceed 35%.

c. Required lot frontage: A minimum of 225 feet of street 
frontage on each of the properties two frontages shall 
be required.

i. Minimum building setbacks: Front: There shall 
be a minimum 50 foot front-yard setback each 
from the County’s Ultimate right-of-way lines 
for Breakneck Road and Cedar Road. 

ii. Side: There shall be a minimum 50 foot side 
yard setback from side property lines.

iii. Rear: There shall be a minimum 50 foot rear 
yard setback from rear property lines.

3. Required buffer areas to adjacent properties:  There shall 
be a minimum landscaped buffer area provided along 
all perimeter property lines, where they abut adjacent 
properties, of 25 feet.  At the board’s discretion, a 25 foot 
landscaped buffer may instead be provided between the 
parking lot (including ingress and egress drive aisles) and the 
property edge.  Landscape buffers shall adhere to Township 
Ordinances 225-138 D2-9, 225-138 E, 225-138 F, and 174-
14C.
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Figure 4: Building Front Setback Section

76’
ULTIMATE COUNTY ROW

56’
ULTIMATE COUNTY 
CARTWAY WIDTH

50’
BUILDING SETBACK

FROM ULTIMATE ROW

32’
MIN. LANDSCAPED 

BUFFER

18’
MINIMUM

5’
MIN. PLANTING 

ZONE

8’
MIN. PATH

5’
MIN. 

PLANT-
ING 

ZONE



Preliminary Investigation | 11 GmD

4. Required Landscape treatment/buffer along road right-of-
ways: 

a. The required front-yard cross section is seen in Figure 4 
consisting of the following:

i. Total minimum buffer from building to Ultimate 
County Right-of-way is 50 feet.

ii. An eight foot multi-purpose path with a double 
allee of London Plane trees.  The path shall be 
a minimum of fi ve feet off the Ultimate County 
Right-of-way and London Plane trees shall be 
planted on either side of the path centered 
within a fi ve foot wide planting zone.  The 
London Plane trees shall be planted 35 foot on 
center measured on the side of the path the 
tree is planted.   

iii. Between the interior fi ve-foot-wide planting 
zone and the building line, there shall be a 
minimum 32 foot wide landscape zone. Along 
Breakneck Road, the landscape zone shall 
consist of River Birch and decorative grasses.  
The River Birch shall be clustered in groups of 
three to fi ve trees, clump spaced approximately 
50 foot apart.  The decorative grasses shall 
be contiguous throughout the zone.  Along 
Cedar Road, the landscape zone shall consist 
of informal woodlands type landscaping of 
deciduous trees and understory shrubs. 

b. All landscape plans and designs shall be subject to 
review and approval of the Planning Board.
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Figure 5: Site Design Illustrative Diagram
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5. Parking Location:  

a. Parking must be located in the rear of the building 
and totally screened from public view.

b. Off-street parking shall be oriented to and within 
a reasonable walking distance of the buildings 
they are designed to serve and in no case shall be 
located farther than 150 feet from the entrance of 
the building.

c. Access to parking lots shall be designed so as not to 
obstruct free fl ow of traffi c. Access may be located 
at the property edges on both Cedar Road and 
Breakneck Road.  There shall be adequate provision 
for ingress to and egress from all parking spaces 
to ensure ease of mobility, ample clearance, and 
safety of vehicles and pedestrians.

d. Parking Ratio:  An adequate number of off-street 
parking spaces shall be provided in the development 
to accommodate both residents and visitors and 
shall be located in near proximity to the areas which 
are intended to be serviced.  At least one space per 
unit shall be provided in addition to two spaces for 
overfl ow and/or staff parking.  

6. Parking Standards:  Each off-street parking space shall 
measure nine feet in width by 18 feet in length. The site shall 
provide handicap spaces as required by law.  

7. Sidewalks

a. An 8 foot multi-purpose path shall be installed along 
both street frontages.  This will tie into a future township 
system.  

i. The path shall be made from bituminous 
asphalt.

ii. The edging shall be metal to be approved by 
township planner and engineer.
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b. Sidewalks and/or pathways shall be installed by the 
developer within perimeter landscape areas along 
streets and drives. 

c. On-site pedestrian circulation systems shall be provided 
to meet the circulation needs of on-site users.  Such 
systems shall provide safe, all-weather effi cient and 
aesthetically pleasing means of on-site movement and 
shall be an integrated part of the overall architectural 
and site design.

d. Sidewalks shall be provided along the full length of 
the building, along any façade featuring a pedestrian 
entrance, and along any façade abutting parking 
areas.  Sidewalks shall provide weather protection 
features such as awnings or arcades when located 
close to entrances.

e. Where appropriate, connections shall be made between 
on-site and perimeter sidewalk and/or pathway 
circulation systems.  

f. Sidewalks shall be scored concrete to enhance pedestrian 
safety and comfort, as well as the attractiveness of the 
sidewalk and/or pathway.  Other materials such as 
London pavers, brick pavers or stone pavers are subject 
to Planning Board approval.

8. Street Furniture and Lighting: Lighting, trash cans, and street 
furniture shall comply with Harrison Township regulations and 
meet Planning Board approval.  All fi xtures shall be black.

9. Landscaping

a. Landscape plans shall be signed and sealed by New 
Jersey certifi ed Landscape Architects and shall be 
subject to Planning Board review and approval.  

b. All landscaping should meet the NJ Green Future 
Criteria:



Preliminary Investigation | 15 GmD

i. Plantings shall follow Xeriscape principles

ii. Plantings shall be drought tolerant, noninvasive 
and native species with either drip irrigation or 
no irrigation.

iii. Grass should be able to withstand drought 
periods and become dormant during hot, dry 
seasons

c. The patio shall be screened from street view with 
appropriate landscaping.

d. Street trees should consist of a double allee of 35 foot 
on center London Plane trees on either side of the multi-
purpose path.

e. Required buffer areas: See Section 6.0, 3 and 4.

7.0 COAH Regulations

All applications for development for the Block 38 Lot 6 Redevelopment 
Area shall comply with all state and local laws as they relate to low 
and moderate income housing.

8.0 Infrastructure and Public Improvements

1. Sewage

The Block 38, Lot 6 Redevelopment Area falls within the 
existing Sewer Service Area and must be served by public 
sewer at the developer’s expense.  

2. Water

New Jersey American serves Harrison Township and other 
parts of Burlington, Camden and Gloucester Counties and 
shall be provided at the developer’s expense.
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3. Other Utilities

Any new utility lines constructed to serve the Block 38 Lot 
6 Redevelopment Area will be buried underground in 
accordance with Harrison Township’s ordinances and shall 
be at the developer’s expense.

8.0 Property Acquisition

The parcel in question is Township-owned land; therefore, Harrison 
Township will not need to acquire any land as a part of this 
redevelopment plan.

9.0 Relocation of Displaced Residents and Businesses

The parcel in question is currently vacant land; therefore, there 
will be no displacement of residents or businesses as a result of this 
redevelopment plan.

10.0 Relationship of Plan to Adjacent Municipal Plans

The Block 38 Lot 6 Redevelopment area is located just south of Mantua 
Township.  In Mantua, the properties facing the northbound lane of 
Route 45 are zoning Planned Commercial (PC) to accommodate 
the commercial development along this county road.  Just east of 
that is the Agricultural Residential District (AR), which permits three 
acre residential lots. The AR zone serves as a transition from “town” 
to “country” and is an appropriate border to this section of Harrison 
Township. 

11.0 Relationship to County Master Plan

Gloucester County last adopted a Development Management 
Plan in February 1982.  The goals of the Master Plan support this 
redevelopment plan:
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1. To provide adequate housing opportunities for all portions of 
the County’s population.  

2. To encourage a growth pattern that will concentrate rather 
than disperse development throughout the County.

In addition, the land use plan identifi es Growth Areas within the 
county, including “surrounding Mullica Hill in Harrison Township” 
(p.78).  The plan stresses the importance of these growth areas to 
guide development into established areas.  This helps to lower public 
infrastructure costs and preserves farmland and natural resources 
(p.78).  

This redevelopment area is located at the intersection of two county 
roads, just one block from Route 45, and is within in close proximity of 
downtown Mullica Hill.  The site is also diversifying the housing stock by 
adding senior low and moderate income housing to the Township. 

12.0 Relationship to State Development and Redevelopment Plan

The New Jersey State Development and Redevelopment Plan, 
adopted pursuant to the State Planning Act, contains a series of 
smart growth goals and policies and a map which refl ects desired 
growth patterns.  The parcel in question is located in Planning Area 
3, Fringe Planning Area, where growth is directed at centers in these 
areas in order to preserve environmentally sensitive lands and open 
space (see Figure 15).  

The policy objectives of State Planning Area 3 include the following:

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

• Provide for a full range of housing choices primarily in Centers 
at appropriate densities to accommodate projected 
growth.
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• 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 occur in the Environs.

(2001 State Plan, p. 202, 203)

Redevelopment at this site supports these planning objectives by 
directing redevelopment into an a developed area of the township, 
preserving the Green Acres space on the site, and directing this 
housing 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 permitted 
use of the site for low and moderate income housing for seniors would 
add to the diversity of housing choices in the Township and support 
Smart Growth practices. 

13.0 Relationship to Development Regulations of the Municipality

The regulations set forth in this redevelopment plan for Block 38 Lot 6 
supersede the existing Institutional Zoning in place on this site.
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14.0 Conclusion

It is strongly recommended that the Township Committee appoint 
the Planning Board to serve as the redevelopment entity.  The 
Redevelopment Entity shall review all proposals, may request 
supplemental information, and, at its discretion, determine the 
acceptability of such submissions and determine whether to proceed 
with redeveloper designation and negotiation of a redevelopment 
agreement.  All redevelopment agreements will be presented 
to the Township Committee for review and approval.  Once a 
Redeveloper(s) is/are selected, the Redevelopment Entity will enter 
into a redevelopment agreement(s).  By acting as the Redevelopment 
Entity, the Planning Board can streamline the process from resolution 
to construction and ensure that development remains true to the 
intentions of the Township Master Plan and this Redevelopment 
Plan.

















AGREEMENT
BETWEEN THE TOWNSHIP OF HARRISON AND THE DIOCESAN
HOUSING SERVICES CORPORATION OF THE DIOCESE OF CAMDEN,
INC. FOR THE PRODUCTION OF AFFORDABLE HOUSING

THIS AGREEMENT is made on this ____ day of May, 2011, by and between:

THE TOWNSHIP OF HARRISON, a municipal corporation of the State of New Jersey,
with offices located at 114 Bridgeton Pike, Mullica Hill, New Jersey 08062 ("Township")

and

DIOCESAN HOUSING SERVICES CORPORATION OF THE DIOCESE OF
CAMDEN, INC., a not for profit corporation of the State of New Jersey, with offices located at 1845
Haddon Avenue, Camden, New Jersey 08103 ("DHSC").

W I T N E S S E T H

WHEREAS (1.), the Township is the record owner of certain real property located on Breakneck
Road, designated as Lot 6 in Block 38 on the Harrison Township Tax Map (the "Property"); and

WHEREAS (2.), DHSC is a nonprofit organization that develops and provides affordable housing
opportunities to low- and moderate- income households in the counties of Atlantic, Camden, Cape May,
Cumberland, Gloucester and Salem in the State of New Jersey; and

WHEREAS (3.), although associated with the Diocese of Camden, DHSC provides housing services
to qualified persons and families on a non-sectarian and non-discriminatory basis; and

WHEREAS (4.), DHSC has expressed its willingness and desire to develop a portion of the Property
with an age-restricted, affordable housing project consisting of seventy-six (76) residential units as part of
the Township's Affordable Housing Program, to be known as "Harrison Hall" (the "Project"); and

WHEREAS (5.), the Township desires to convey a portion of the Property to DHSC in accordance
with N.J.S.A. 40A:12-21(l) for DHSC's development of the Project, which will provide needed housing
opportunities for income-qualified households, and will assist the Township in satisfying its constitutional
obligation to foster the production of affordable housing opportunities; and

WHEREAS (6.), to effectuate and further the intent and purposes agreed upon herein, the Township
and DHSC enter into this Agreement to set forth the terms and conditions of the Project until such time as
a Redevelopment Plan may be effectuated in accordance with N.J.S.A. 40A:12A-1 et seq., and a
Redevelopment Agreement entered into.

NOW THEREFORE, in consideration of the mutual promises set forth below, and other good and
valuable consideration, the Township and DHSC agree as follows:

1.  Incorporation.  The preamble to this Agreement is incorporated and made a part hereof as if set
forth at length herein.
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2.  Certification of Eligibility.  DHSC certifies and represents that it is a duly incorporated nonprofit
housing corporation, limited-dividend housing corporation or housing association organized pursuant to P.L.
1949, c.184 (N.J.S.A. 55:16-1 et seq.), eligible to acquire municipally-owned property for the purpose of
constructing housing for low or moderate income persons or families or handicapped persons, in accordance
with N.J.S.A. 40A:12-21(l).

3.  Property and Project Advancement.  The Township intends to sell, and DHSC intends to
purchase, upon the terms and conditions as will be set forth in a separate Sale Agreement and or separate
Redevelopment Agreement to be entered into by the parties, a portion of the Property for the development,
operation and administration of the Project.  Until such time as the contemplated future agreement(s) may
be entered into, the parties agree to advance the Project as follows:

a. Affordable Housing Requirement.  The Project shall be subject to, constructed and
administered in conformance with the applicable regulations of the New Jersey Council on
Affordable Housing ("COAH"), N.J.A.C. 5:96 and 5:97 (known as the "Third Round
Rules"), and the New Jersey Housing and Mortgage Finance Agency ("HMFA"), N.J.A.C.
5:80-26.1 et seq. (known as the "Uniform Housing Affordability Controls" or "UHAC"), as
said regulations may from time to time be amended or supplemented.

b. Minor Subdivision of the Property.  With the approval of the Township, DHSC shall apply
for and obtain minor subdivision approval from the Harrison Township Planning Board for
the subdivision of an approximately ___± acre portion of the Property for development of
the Project as contemplated herein.

c. Project Financing Application.  DHSC shall prepare and submit its application for Project
financing to the United States Department of Housing and Urban Development ("HUD")
within ___ days.  DHSC shall keep the Township apprised of its efforts to secure HUD
financing and any HUD response or request for further information.  

d. Approvals.  DHSC shall diligently prosecute the construction of the Project to completion,
which shall be defined to mean the issuance of an unconditional certificates of occupancy
for all of the units by the Township.  

i. DHSC shall be responsible for obtaining any and all local, county, regional, state
and/or federal agency approvals necessary for the Project.  The Township shall
cooperate with DHSC in the pursuit of any such applications.

ii. In the event that DHSC is not able, after a good faith and diligent effort, to obtain
the necessary approvals for the Project, either party shall have the right to terminate
this Agreement on 30-days written notice to the other party.

iii. Plans for the project shall be based on and prepared in accordance with the
Redevelopment Plan and Redevelopment Agreement to be entered into by and
between the parties.
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e. Experts and Professional Consultants.  DHSC shall be responsible for hiring any
professional experts and consultants necessary to prosecute the applications and approvals
required by the Project.

f. Project Schedule:  Construction of the Project shall proceed in accordance with the
following scheduled:

i. Obtain subdivision approval by:  _______________, 2011.

ii. Secure financing approvals no later than:  _______________, 2011.

iii. Obtain land use and construction approval no later than:  _______________, 20__.

iv. Purchase subdivided lands by:  _______________, 20__.

v.  Begin construction no later than:  _______________, 20__.

vi. Complete construction no later than:  _______________, 20__.

vii. Obtain Certificates of Occupancy for all units no later than:  _______________,
20__.

viii. Begin operation of housing units no later than:  _______________, 20__.

g. Monthly Reports.  Until operation of the housing units, DHSC shall file a written monthly
report with the Township Administrator, by the fifth day of each month, stating its
construction activities and all other work in furtherance of the Project undertaken in the
prior month.

h. Township Financial Assistance.  As permitted by COAH's Third Round Rules, N.J.A.C.
5:96 and 5:97 (as said regulations may from time to time be amended or supplemented) and
COAH's approval of the Township's Affordable Housing Spending Plan, the Township
agrees to reimburse and/or provide financial assistance to DHSC for the project, as follows:

Item Amount Not To Exceed
i. Reimbursement for cost of survey and initial site inspection work . . $20,000.00

ii. Development assistance and construction cost contribution to DHSC, contingent
upon DHSC obtaining HUD and/or other private financing for the Project and
DHSC obtaining all required approvals to begin construction . . . . . $600,000.00

iii. DHSC shall provide an itemized statement setting forth the nature and scope of
services incurred resulting in the submitted charge(s), the time spent and amount
billed for said services, and the name, address and tax identification number of the
contractor providing said services to DHSC, on a monthly basis.  DHSC shall also
execute and file with the Township's Planning & Zoning Board Secretary payment
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vouchers for the total amount sought from the Township once the monthly
statements have been audited and found correct.

4.  Cooperation and Good Faith.  The parties, and their respective members, officers, agents,
representative, consultants and employees, shall cooperate and conduct themselves in good faith and execute
any further documents necessary to effectuate the terms and objectives of this Agreement.

5.  Modification / Entire Agreement.  This Agreement may be modified or amended only by written
instrument duly signed by each of the parties or their respective successors or assigns.  This document
contains the entire agreement of the parties and fully supersedes any and all prior agreements or
understandings between the parties pertaining to the subject matter of this Agreement.  

It is expressly acknowledged and contemplated by the parties that this Agreement will be
amended and/or superceded by a future Redevelopment Agreement and/or future Sale Agreement.
Notwithstanding this acknowledgment, such future agreement(s) shall not modify or amend any terms or
conditions of this Agreement until set forth in writing and duly signed and entered into by the parties.

6.  Controlling Law.  This Agreement shall be construed in accordance with the laws of the State of
New Jersey.  Nothing in this Agreement is intended to be in derogation of the duties and obligations of the
Township as set forth in the Open Public Meetings Act, N.J.S.A. 10:4-6 et seq., Municipal Land Use Law,
N.J.S.A. 40:55D-1 et seq., or other statutory provision.

7.  Severability.  Should a court of competent jurisdiction deem any clause or provision of this
Agreement invalid, the balance of the Agreement shall remain in full force and effect.

8.  Enforceability.  The terms of this Agreement may be enforced by commencement of an action
in the Superior Court of New Jersey, notwithstanding any other administrative process or other
administrative forum, such as the New Jersey Council on Affordable Housing, that may exist to adjudicate
the claims of the parties under this Agreement.  The parties agree that the Superior Court of New Jersey shall
have primary jurisdiction over all issues and claims arising from this Agreement.

9.  Successors and Assigns.  This Agreement shall bind and inure to the benefit of the respective
successors and assigns of the parties hereto.

10.  Extensions of Time Periods.  Nothing in this Agreement shall preclude the parties from mutually
agreeing to extensions of the time periods set forth in this Agreement, and such agreement shall not be
unreasonably withheld by any party.

11.  Violation and Default.  In the event that any party shall fail to perform any undertaking required
to be performed by it pursuant to the terms of this Agreement, unless such obligation is waived in writing
by the party for whose benefit such obligation was intended, such failure to perform shall constitute an event
of default under this Agreement.  In the event of default, the non-defaulting party shall have available to it
any and all rights and remedies that may be provided in law or in equity, including, but not limited to, the
right of specific performance.

12.  Notices.  All notices required under this Agreement shall be in writing and served upon the
respective parties by:  Certified Mail - Return Receipt Requested; by recognized overnight or personal carrier
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with certified proof of receipt; by regular mail and facsimile transmission with proof of transmittal; or by
personal service.  The persons and entities to receive notice shall be the following, or any designated
successor(s):

To the Township: Township of Harrison
Attn:  Diane Malloy, Municipal Clerk
114 Bridgeton Pike, Mullica Hill, NJ 08062
Facsimile:  (856) 478-2498

with copy to: Brian J. Duffield, Esquire
Township Attorney
95 North Main Street, Mullica Hill, NJ 08062
Facsimile:  (856) 478-6955

and: Kevin A. Van Hise, Esquire
Masson, Griffin & Pierson, PC
101 Poor Farm Road, Princeton, NJ 08540
Facsimile:  (609) 683-7978

To DHSC: Diocesan Housing Services Corporation of the Diocese of
Camden, Inc.
Attn:  Curtis Johnson, Executive Director
1845 Haddon Avenue, Camden, New Jersey 08103
Facsimile:  (856) 963-2655

with copy to: ________________________, Esquire
________________________
________________________
Facsimile:  _______________

13.  Effective Date of Agreement.  The effective date of this Agreement shall be the date of the last
signature of the parties hereto, and it shall be set forth at the beginning of this Agreement.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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IN WITNESS WHEREOF, the parties have executed this Agreement or caused this Agreement to
be executed as of the date appearing below their names.

ATTEST: TOWNSHIP OF HARRISON

___________________________________ ___________________________________
Diane Malloy, RMC, Municipal Clerk Louis Manzo, Mayor
Date:  __________

ATTEST: DIOCESAN HOUSIN G  S ERVICES
CORPORATION OF THE DIOCESE OF
CAMDEN, INC.

___________________________________ ___________________________________
         , Corporate Secretary Curtis Johnson, Executive Director

Date:  __________
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INTRODUCTION 

The Township of Harrison, Gloucester County received first round substantive 
certification from the Council on Affordable Housing (“COAH”) on October 3, 1990 and 
a second round Judgment of Compliance and Repose from Superior Court on June 27, 
2001. Harrison submitted a third round Housing Element and Fair Share Plan to 
COAH on December 31, 2008 in accordance with N.J.S.A. 40:55D-28b(3), the Fair 
Housing Act and the regulations of COAH. COAH did not certify the Township’s third 
round plan before October 8, 2010 when the Appellate Division decision was issued 
invalidating the 2008 third round rules (N.J.A.C. 5:97). This Spending Plan has been 
prepared as part of a 2016 Settlement Agreement between Harrison Township and the 
Fair Share Housing Center (hereinafter “FSHC”). FSHC is an interested party in the 
Township’s third round Declaratory Judgement filing, which was submitted to the 
Superior Court on July 7, 2015 as required by the March 10, 2015 Supreme Court 
decision known as Mt. Laurel IV.   
 
A development fee ordinance creating a dedicated revenue source for affordable housing 
was first adopted on January 27, 2001 and approved by the Superior Court on June 27, 
2001, then amended on December 7, 2009 and approved by COAH on March 12, 2010.  
The ordinance establishes the Township’s affordable housing trust fund for which this 
spending plan is prepared, and sets development fees set at 1.5% and 2.5% of equalized 
assessed property value for residential development and non-residential development, 
respectively. 
 
Harrison Township adopted a revised third round spending plan on March 24, 2011, 
which received COAH approval on March 30, 2011. Additionally, the Township adopted 
an Amended Spending Plan on February 19, 2014 in order to expend money from the 
affordable housing trust fund on the Mullica West affordable housing site. However, it 
was determined that the Township’s expenditure on this project was consistent with the 
2011 approved spending plan. 
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As of June 30 2016, Harrison Township collected a total of $2,849,381 in development 
fees, payments in lieu of construction, interest, and other income. It has spent a total of 
$2,458,529 leaving a balance of $462,107.83. All development fees, payments in lieu of 
constructing affordable units on site, "other" income, and interest generated by the fees 
are deposited in three separate interest-bearing accounts dedicated toward the creation 
of affordable housing.  These funds shall be spent in accordance with N.J.A.C. 5:93-8.16, 
as described in the sections that follow.  
 
This updated spending plan is submitted to the Superior Court of New Jersey for 
approval to expend Affordable Housing Trust Fund monies on the Mullica West Phase 
II new construction, Pacilli/Vasalli inclusionary development, and the municipally 
owned Cedar-Breakneck Road site, which the Township may consider for additional age-
restricted affordable housing. Additionally, the Township will expend funds on 
affordability assistance, including expenditures to create very-low income units or to 
render existing units more affordable, and toward administrative expenses.  
  

REVENUES FOR CERTIFICATION PERIOD 

To calculate a projection of revenue anticipated during the period of third round 
Judgement of Repose, Harrison Township considered the following: 
 
(a) Development fees: $1,022,000 

1. Residential and nonresidential projects which have had development 
fees imposed upon them at the time of preliminary or final 
development approvals; 

2. All projects currently before the planning and zoning boards for 
development approvals that may apply for building permits and 
certificates of occupancy; and 

3. Future development that is likely to occur based on historical rates of 
development.  
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(b) Payment in lieu (PIL):  $0 

Actual and committed payments in lieu of construction from developers. The 
Township has no anticipated payments in lieu of construction. 

 
(c) Other funding sources: $0 

Harrison Township has not previously collected funds from other sources, and 
does not anticipate future funds from this category at this time. Funds from 
other sources, include, but are not limited to the sale of units with extinguished 
controls, repayment of affordable housing program loans, rental income, and 
proceeds from the sale of affordable units.  All monies in the Affordable 
Housing Trust fund are anticipated to come from development fees and 
interest.  

 
(d) Projected interest: $14,700 

Based on interest earned in recent years and projected rates of development fee 
revenue, Harrison Township anticipates collecting $14,700 in interest through 
2025. 
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Source of Funds – Housing Trust Fund 2016 through 2025 

 
 

Year 
Source  
of Funds 

2015 
July- 
Dec 
2016 

2017 2018 2019 2020 2021 2022 2023 2024 2025 
2016-2025 

Total 

Projected 
Residential 
Development 

$4
62

,1
08

 S
ta

rt
in

g 
B

al
an

ce
 

(J
un

e 
20

16
) 

$40k $100k $90k $90k $70k $100k $80k $50k $60k $80k $760k 

Projected 
Non-
Residential 
Development 

$24k $66k $65k $10k $2k $25k $40k $20k $5k $5k $262k 

Interest $1k $1.5k $1.5k $1k $1k $1.2k $2k $2k $1.5k $2k $14.7k  

Total   $65k $167.5k $156.5k $101k $73k $126.2k $122k $72k $66.5k $87k $1.036.7M 
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Harrison Township projects a total of $1,036,700 in revenue to be collected between the 
remainder of 2016 through 2025, from residential and non-residential development fees 
and accrued interest. Development fees are projected based on historic development fee 
receipts, and expected and approved developments. The Township’s development fee 
revenues have ranged over the years, exceeding $200,000 in some years and being less 
than $100,000 other years.  
 

ADMINISTRATIVE MECHANISM TO COLLECT AND 
DISTRIBUTE FUNDS 

The following procedural sequence for the collection and distribution of development 
fee revenues shall be followed by Harrison Township: 
 
(a) Collection of development fee revenues: 

All collection of development fee revenues will be consistent with local 
regulations which follow COAH administrative models for both residential and 
non-residential developments and in accordance with N.J.S.A. 40:55D-8.1 
through 8.7.   
 

(b) Distribution of development fee revenues: 

The Planning Board adopts and forwards a resolution to the governing body 
recommending the expenditure of development fee revenues as set forth in this 
spending plan.  The governing body reviews the request for consistency with the 
spending plan and adopts the recommendation by resolution. 

The release of funds requires the adoption of the governing body resolution.  
Once a request is approved by resolution, the Chief Financial Officer releases 
the requested revenue from the trust fund for the specific use approved in the 
governing body’s resolution. 
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DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE 
HOUSING FUNDS 

(a)  Rehabilitation 
  

Harrison Township does not have a rehabilitation obligation for the period of 
Judgement of Repose. As such, the Township does not anticipate expenditure on 
a rehabilitation program. 
 
 

(b)  Affordability Assistance (N.J.A.C. 5:93-8.16(c)) 

Harrison Township is required to spend a minimum of 30 percent of 
development fee revenue to render existing affordable units more affordable and 
at least one-third of that amount must be dedicated to very low-income 
households or to create very-low income units (i.e. households earning less than 
30 percent of the regional median income).  The actual affordability assistance 
minimums are calculated on an ongoing basis in COAH’s on-line monitoring 
system known as the CTM system based on actual revenues.   

 
Projected minimum affordability assistance requirement 

Actual development fees since  7/17/2008   $1,258,675  

Actual interest earned since 7/17/2008 + $96,506  

Development fees projected 2015-2025 + $1,022,000  

Interest projected 2015-2025 + $14,700  

 Total = $2,391,881 

 30 percent requirement x 0.30 = $717,564 

Less Affordability assistance expenditures to date - $0  

PROJECTED MINIMUM Affordability Assistance Requirement  = $717,564  

PROJECTED MINIMUM Very Low-Income Affordability 
Assistance Requirement ÷ 3 = $0 
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Based on fees and interest collected to date, and projected revenues, Harrison 
Township must dedicate at least $717,564 from the affordable housing trust 
fund to render units more affordable, including $239,188 to render units more 
affordable to households earning 30 percent or less of median income by region. 
It may use a variety of vehicles to do this, including but not limited to the 
following: 

 Down-payment assistance; 

 Rental assistance; 

 Security deposit assistance; 

 Low interest loans; 

 Assistance with homeowners association or condominium fees and special 
assessments; and/or 

 Converting low-income units to very-low-income units or creating new very-
low income units, etc. 

 
 
(c)  New construction project(s): $561,243 
   

The Township anticipates spending approximately $561,243 to subsidize the 
construction and improvement of the Mullica West, Pacilli/Vassali, and Cedar-
Breakneck Road affordable housing sites.  

 
 
(d)  Administrative Expenses (N.J.A.C. 5:93-8.16(e)) 
 

Harrison Township may use affordable housing trust fund revenue for related 
administrative costs up to a 20 percent limitation pending funding availability 
after programmatic and affordability assistance expenditures. The actual 
administrative expense maximum is calculated on an ongoing basis in the CTM 
system based on actual revenues.   
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Projected Administrative Expenses 

Development fees/interest collected to date   $2,849,381  

Payment-in-lieu of construction through July 17, 2008 +  $375,000  

Development fees projected 2016-2025 +  $1,022,000  

Interest projected 2016-2025 + $14,700  

 Total = $4,261,081  

 20 percent maximum permitted administrative expenses x 0.20 = $852,216  

Less administrative expenditures through 12/31/15 – $283,524  

Projected allowed administrative expenditures = $568,692  

 
Harrison Township projects that $568,692 may be available from the affordable 
housing trust fund to be used for administrative purposes. It does not expect to spend 
the full amount. Projected administrative expenditures, subject to the 20 percent cap, 
are as follows:  

 Township Attorney, Engineer, and Planner fees related to plan preparation and 
implementation, and to obtaining Judgment of Compliance and Repose; 

 Administration fees related to rehabilitation, extension of expiring controls, and 
municipally sponsored construction programs; 

 Affirmative Marketing;  

 Income qualification of households; and 

 Administration of Township’s Affordable Housing Units. 
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EXPENDITURE SCHEDULE  

Harrison Township intends to use affordable housing trust fund revenues for the 
affordability assistance, including the creation of very-low income units and making 
existing units more affordable. It may also expend funds toward Mullica West, 
Pacilli/Vasalli, and the potential Cedar-Breakneck Road age-restricted 100% site. Where 
applicable, the funding schedule below will parallel the implementation schedule to be 
set forth in the Housing Element and Fair Share Plan and is summarized as follows.  
 

Projected Expenditure Schedule 2016 Through 2025 
 

Program 
Units/ 

20
16

-
20

17
 

20
18

-
20

19
 

20
20

-
20

21
 

20
22

-
20

23
 

20
24

-
20

25
 

Total 
Bedrooms 

Affordability 
Assistance   

$143.5k $143.5k $143.5k $143.5k $143.5k $717.6k 

New 
Construction   

$200k $360k    $560k 

Mullica West 48 $200k $0 $0 $0 $0  $200k 

Pacilli/Vasalli 24  $160k    $160k 

Cedar-
Breakneck Road 
Age Restricted 

75  $200k    $200k 

Administration   $60k  $40k  $40k  $40k  $40k  $220k 

TOTAL   $203.5k $183.5k $183.5k $183.5k $183.5 $937.5k 

 

EXCESS OR SHORTFALL OF FUNDS 

Pursuant to the Township’s COAH-certified Housing Element and Fair Share Plan, the 
governing body of Harrison Township previously adopted a Resolution of Intent to 
Bond. To the extent that the resolution must be amended, the Township will adopt a 
resolution agreeing to fund any shortfall of funds required for implementing the 
affordability assistance and new construction programs.  In the event that a shortfall of 
anticipated revenues occurs, Harrison Township may bond to satisfy the gap in funding.  
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A copy of the resolution will be submitted as part of the full and final adopted third 
round fair share plan.    
 
 

SUMMARY  

The Township of Harrison intends to spend affordable housing trust fund revenues 
pursuant to the extant regulations governing such funds and consistent with the 
housing programs outlined in the 2016 Amended Third Round Housing Plan Element 
and Fair Share Plan. Harrison had a balance of $462,108 as of June 2016 and 
anticipates an additional $1,022,000 in revenues before the expiration of a Third Round 
Judgement of Repose for a total of $1,498,808.  
 
The Township may expend up to $568,692 of trust funds on administrative costs during 
the period of repose, but it anticipates spending no more than $210,000 for 
administrative functions. At this time, the Township estimates that approximately 
$717,564 of trust fund money will be spent to create very-low income units, and to make 
units more affordable. Additionally, approximately $561,243 of additional funds will be 
expended toward the creation of affordable housing at the Mullica West, Pacilli/Vasalli, 
and Cedar-Breakneck Road sites. Any shortfall of funds will be offset by outside funding 
sources to the degree feasible, and, if necessary, the Township will invoke its resolution 
of intent to bond. 
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Spending Plan Summary 

Revenues 

Balance as of June, 2016   $462,108  

Projected Revenue from 2016 through 2025   $1,036,700 

1. Development fees + $1,022,000  

2. Payments in lieu of construction + $0  

3. Other funds + $0  

Interest + $14,700  

Total Projected Balance = $1,498,808  

Expenditures 

Funds used for Rehabilitation  - $0  

Affordability Assistance  - $717,564  

New Construction - $561,243 

Administration  - $220,000  

Total Projected Expenditures = $1,497,564  

 
 

\\Cch-fs1\data\Documents\5000's\Harrison\Harrison Affordable Housing 5744\Trust Fund\2016 Spending 
Plan\160830 Amended Harrison Twp Spending Plan.doc 

























APPENDIX J 

DRAFT AFFORDABLE HOUSING 
ORDINANCE 



 

TOWNSHIP OF HARRISON 
COUNTY OF GLOUCESTER 

 
ORDINANCE NO. _______ 

 
AN ORDINANCE OF THE TOWNSHIP OF HARRISON, COUNTY OF 
GLOUCESTER AND STATE OF NEW JERSEY AMENDING CHAPTER 67 
"AFFORDABLE HOUSING" OF THE CODE OF THE TOWNSHIP OF 
HARRISON TO ADDRESS THE REQUIREMENTS OF THE NJ SUPERIOR 
COURT 

 
 
 WHEREAS, the New Jersey Council on Affordable Housing ("COAH") has promulgated 
rules, set forth at N.J.A.C. 5:93 and 5:91, concerning the substantive and procedural requirements 
for obtaining third round substantive certification of the Township's Housing Element and Fair 
Share Plan; and  
 

WHEREAS, on March 10, 2015, the Supreme Court transferred responsibility to review 
and approve housing elements and fair share plans from COAH to designated Mt. Laurel trial 
judges within the Superior Court; and 
 

WHEREAS, on July 7, 2015, the Township submitted a Declaratory Judgment Action to 
NJ Superior Court; and 

 
 WHEREAS, on ________, 2016, the Township adopted a revised third round Housing 
Element and Fair Share Plan; and 
 

WHEREAS, on _______, 2016, the NJ Superior Court granted the Township a 
preliminary Judgment of Compliance and Repose for the third round; and 
 
 WHEREAS, as part of its review and grant of the Township's petition for a Judgment of 
Compliance and Repose, the Superior Court requires that the Township's affordable housing 
ordinances be updated and brought into compliance with its current rules. 
 
 NOW THEREFORE, BE IT ORDAINED by the Township Committee of the Township 
of Harrison, County of Gloucester and State of New Jersey, that the "Code of the Township of 
Harrison" ("Code") is hereby amended as follows: 
 
 Section 1.  Chapter 67, entitled "Affordable Housing," Deleted and Replaced.  Chapter 
67 "Affordable Housing" of the Code is hereby deleted in its entirety and replaced with a new 
Chapter 67 "Affordable Housing," which shall read as follows: 
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Chapter 67 
AFFORDABLE HOUSING 

 
ARTICLE I 

General Provisions 
 
§ 67-1.  Affordable Housing Obligation. 
 
A. This section of the Township Code sets forth regulations regarding the low and 

moderate income housing units in the Township consistent with the provisions 
known as the “Substantive Rules of the New Jersey Council on Affordable 
Housing”, N.J.A.C. 5:93 et seq., the Uniform Housing Affordability Controls 
(“UHAC”), N.J.A.C. 5:80-26.1 et seq., and the Township's constitutional 
obligation to provide a fair share of affordable housing for low and moderate 
income households. In addition, this section applies requirements for very low 
income housing as established in P.L. 2008, c.46 (the "Roberts Bill").   

 
B. This Ordinance is intended to assure that very-low, low- and moderate-income 

units ("affordable units") are created with controls on affordability over time and 
that very-low, low- and moderate-income households shall occupy these units. 
This Ordinance shall apply except where inconsistent with applicable law. 

 
C. The Harrison Township Joint Land Use Board has adopted a Housing Element 

and Fair Share Plan pursuant to the Municipal Land Use Law at N.J.S.A. 40:55D-
1, et seq.  The Plan has also been endorsed by the Township Committee of the 
Township of Harrison.  The Fair Share Plan describes the ways the Township 
shall address its fair share for low- and moderate-income housing as determined 
by the Superior Court and documented in the Housing Element. 

 
D. This Ordinance implements and incorporates the Fair Share Plan and addresses 

the requirements of N.J.A.C. 5:93, as may be amended and supplemented. 
 
E. The Township shall file monitoring reports with the Superior Court and place 

the reports on its municipal website. Any plan evaluation report of the 
Housing Element and Fair Share Plan and monitoring prepared by the Special 
Master in accordance with N.J.A.C. 5:91 shall be available to the public at the 
Harrison Township Municipal Building, 23-A North Main Street, Harrison, New 
Jersey. 

 
§ 67-2.  Definitions.  As used herein the following terms shall have the following 
meanings: 
 
“Accessory apartment” means a self-contained residential dwelling unit with a kitchen, 
sanitary facilities, sleeping quarters and a private entrance, which is created within an 
existing home, or through the conversion of an existing accessory structure on the same 
site, or by an addition to an existing home or accessory building, or by the construction 
of a new accessory structure on the same site. 
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“Act” means the Fair Housing Act of 1985, P.L. 1985, c. 222 (N.J.S.A. 52:27D-301 et seq.). 
 
“Adaptable” means constructed in compliance with the technical design standards of the 
Barrier Free Subcode, N.J.A.C. 5:23-7. 
 
“Administrative agent” means the entity responsible for the administration of affordable 
units in accordance with this ordinance, N.J.A.C. 5:91N.J.A.C. 5:93 and N.J.A.C. 5:80-26.1 
et seq. 
 
“Affirmative marketing” means a regional marketing strategy designed to attract buyers 
and/or renters of affordable units pursuant to N.J.A.C. 5:80-26.15. 
 
“Affordability average” means the average percentage of median income at which 
restricted units in an affordable housing development are affordable to low- and 
moderate-income households.  
 
“Affordable” means, a sales price or rent within the means of a low- or moderate-income 
household as defined in N.J.A.C. 5:93-7.4; in the case of an ownership unit, that the sales 
price for the unit conforms to the standards set forth in N.J.A.C. 5:80-26.6, as may be 
amended and supplemented, and, in the case of a rental unit, that the rent for the unit 
conforms to the standards set forth in N.J.A.C. 5:80-26.12, as may be amended and 
supplemented.  
 
“Affordable development” means a housing development all or a portion of which 
consists of restricted units.  
 
“Affordable housing development” means a development included in the Housing 
Element and Fair Share Plan, and includes, but is not limited to, an inclusionary 
development, a municipal construction project or a 100% affordable development. 
 
“Affordable housing program(s)” means any mechanism in a municipal Fair Share Plan 
prepared or implemented to address a municipality’s fair share obligation. 
 
“Affordable unit” means a housing unit proposed or created pursuant to the Act, credited 
pursuant to N.J.A.C. 5:93, and/or funded through an affordable housing trust fund. 
 
“Agency” means the New Jersey Housing and Mortgage Finance Agency established by 
P.L. 1983, c. 530 (N.J.S.A. 55:14K-1, et seq.).  
 
“Age-restricted unit” means a housing unit designed to meet the needs of, and 
exclusively for, the residents of an age-restricted segment of the population such that:  1) 
all the residents of the development where the unit is situated are 62 years or older; or 2) 
at least 80% of the units are occupied by one person that is 55 years or older; or 3) the 
development has been designated by the Secretary of the U.S. Department of Housing 
and Urban Development as “housing for older persons” as defined in Section 807(b)(2) 
of the Fair Housing Act, 42 U.S.C. § 3607.  
 
“Alternative living arrangement” means a structure in which households live in distinct 
bedrooms, yet share kitchen and plumbing facilities, central heat and common areas. 
Alternative living arrangement includes, but is not limited to: transitional facilities for the 
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homeless, Class A, B, C,D, and E boarding homes as regulated by the New Jersey 
Department of Community Affairs; residential health care facilities as regulated by the 
New Jersey Department of Health; group homes for the developmentally disabled and 
mentally ill as licensed and/or regulated by the New Jersey Department of Human 
Services; and congregate living arrangements. 
 
“Assisted living residence” means a facility licensed by the New Jersey Department of 
Health and Senior Services to provide apartment-style housing and congregate dining 
and to assure that assisted living services are available when needed for four or more 
adult persons unrelated to the proprietor and that offers units containing, at a minimum, 
one unfurnished room, a private bathroom, a kitchenette and a lockable door on the unit 
entrance.  
 
“Certified household” means a household that has been certified by an Administrative 
Agent as a low-income household or moderate-income household.  
 
“COAH” means the Council on Affordable Housing, which is in, but not of, the 
Department of Community Affairs of the State of New Jersey, that was established under 
the New Jersey Fair Housing Act (N.J.S.A. 52:27D-301 et seq.). 
 
“DCA” means the State of New Jersey Department of Community Affairs. 
 
“Deficient housing unit” means a housing unit with health and safety code violations that 
require the repair or replacement of a major system. A major system includes 
weatherization, roofing, plumbing (including wells), heating, electricity, sanitary 
plumbing (including septic systems), lead paint abatement and/or load bearing 
structural systems. 
 
“Developer” means any person, partnership, association, company or corporation that is 
the legal or beneficial owner or owners of a lot or any land proposed to be included in a 
proposed development including the holder of an option to contract or purchase, or 
other person having an enforceable proprietary interest in such land. 
 
“Development” means the division of a parcel of land into two or more parcels, the 
construction, reconstruction, conversion, structural alteration, relocation, or enlargement 
of any use or change in the use of any building or other structure, or of any mining, 
excavation or landfill, and any use or change in the use of any building or other structure, 
or land or extension of use of land, for which permission may be required pursuant to 
N.J.S.A. 40:55D-1 et seq. 
 
"Fair Share Plan" means the plan that describes the mechanisms, strategies and the 
funding sources, if any, by which the Township proposes to address its affordable 
housing obligation as established in the Housing Element, including the draft ordinances 
necessary to implement that plan, and addresses the requirements of N.J.A.C. 5:93-5. 
 
"Housing Element" means the portion of the Township's Master Plan, required by the 
Municipal Land Use Law ("MLUL"), N.J.S.A. 40:55D-28b(3) and the Act, that includes the 
information required by N.J.A.C. 5:93-5.1 and establishes the Township's fair share 
obligation. 
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“Inclusionary development” means a development containing both affordable units and 
market rate units. This term includes, but is not necessarily limited to: new construction, 
the conversion of a non-residential structure to residential and the creation of new 
affordable units through the reconstruction of a vacant residential structure. 
 
“Low-income household” means a household with a total gross annual household 
income equal to 50% or less of the median household income.  
 
“Low-income unit” means a restricted unit that is affordable to a low-income household. 
 
“Major system” means the primary structural, mechanical, plumbing, electrical, fire 
protection, or occupant service components of a building which include but are not 
limited to, weatherization, roofing, plumbing (including wells), heating, electricity, 
sanitary plumbing (including septic systems), lead paint abatement or load bearing 
structural systems.  
 
“Market-rate units” means housing not restricted to low- and moderate-income 
households that may sell or rent at any price. 
 
“Median income” means the median income by household size for the applicable 
county, as adopted annually by COAH or approved by the NJ Superior Court.  
 
“Moderate-income household” means a household with a total gross annual household 
income in excess of 50% but less than 80% of the median household income.  
 
“Moderate-income unit” means a restricted unit that is affordable to a moderate-income 
household.  
 
“Non-exempt sale” means any sale or transfer of ownership other than the transfer of 
ownership between husband and wife; the transfer of ownership between former spouses 
ordered as a result of a judicial decree of divorce or judicial separation, but not including 
sales to third parties; the transfer of ownership between family members as a result of 
inheritance; the transfer of ownership through an executor’s deed to a class A beneficiary 
and the transfer of ownership by court order.  
 
“Random selection process” means a process by which currently income-eligible 
households are selected for placement in affordable housing units such that no 
preference is given to one applicant over another except for purposes of matching 
household income and size with an appropriately priced and sized affordable unit (e.g., 
by lottery).   
 
“Regional asset limit” means the maximum housing value in each housing region 
affordable to a four-person household with an income at 80% of the regional median as 
defined by adopted/approved Regional Income Limits.  
 
“Rehabilitation” means the repair, renovation, alteration or reconstruction of any building 
or structure, pursuant to the Rehabilitation Subcode, N.J.A.C. 5:23-6. 
 
“Rent” means the gross monthly cost of a rental unit to the tenant, including the rent 
paid to the landlord, as well as an allowance for tenant-paid utilities computed in 
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accordance with allowances published by DCA for its Section 8 program.  In assisted 
living residences, rent does not include charges for food and services.  
 
“Restricted unit” means a dwelling unit, whether a rental unit or ownership unit, that is 
subject to the affordability controls of N.J.A.C. 5:80-26.1, as may be amended and 
supplemented, but does not include a market-rate unit financed under UHORP or 
MONI.  
 
“Special master” means an expert appointed by a judge to make sure that judicial orders 
are followed. A master's function is essentially investigative, compiling evidence or 
documents to inform some future action by the court. 
 
 “UHAC” means the Uniform Housing Affordability Controls set forth in N.J.A.C. 5:80-
26.1 et seq.  
 
“Very low-income household” means a household with a total gross annual household 
income equal to 30% or less of the median household income. 
 
“Very low-income unit” means a restricted unit that is affordable to a very low-income 
household.  
 
“Weatherization” means building insulation (for attic, exterior walls and crawl space), 
siding to improve energy efficiency, replacement storm windows, replacement storm 
doors, replacement windows and replacement doors, and is considered a major system 
for rehabilitation. 
 
§ 67-3.  New Construction.  The following requirements shall apply to all new or planned 
developments that contain low- and moderate- income housing units. 
 
A. Phasing.  Final site plan or subdivision approval shall be contingent upon the 

affordable housing development meeting the following phasing schedule for low 
and moderate income units whether developed in a single phase development, 
or in a multi-phase development: 

 
  Maximum Percentage of Minimum Percentage of Low- 
  Market-Rate Units and Moderate- Income 
  Completed Units Completed 
  25 0 
  25+1 10 
  50 50 
  75 75 
  90 100 
 
B. Design.  In inclusionary developments, to the extent possible, low- and 

moderate- income units shall be integrated with the market units. 
 
C. Payments-in-lieu and off-site construction.  The standards for the collection of 

payments-in-lieu of constructing affordable units or standards for constructing 
affordable units off-site, shall be in accordance with N.J.A.C. 5:93-8.10 (c). 
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D. Utilities.  Affordable units shall utilize the same type of heating source as market 
units within the affordable development. 

 
E. Low/Moderate Split and Bedroom Distribution of Affordable Housing Units: 
 

1. The fair share obligation shall be divided equally between low- and 
moderate- income units, except that where there is an odd number of 
affordable housing units, the extra unit shall be a low income unit. 

 
2. In each affordable development, at least 50% of the restricted units 

within each bedroom distribution shall be low-income units. 
 
3. Within rental developments, of the total number of affordable rental 

units, at least 13% shall be affordable to very low income households. 
 
4. Affordable developments that are not age-restricted shall be structured in 

conjunction with realistic market demands such that: 
 

(a) The combined number of efficiency and one-bedroom units shall 
be no greater than 20% of the total low- and moderate-income 
units; 

 
(b) At least 30% of all low- and moderate-income units shall be two 

bedroom units; 
 
(c) At least 20% of all low- and moderate-income units shall be 

three bedroom units; and 
 
(d) The remaining units may be allocated among two and three 

bedroom units at the discretion of the developer. 
 

5. Affordable developments that are age-restricted shall be structured such 
that the number of bedrooms shall equal the number of age-restricted 
low- and moderate-income units within the inclusionary development.  
The standard may be met by having all one-bedroom units or by having a 
two-bedroom unit for each efficiency unit. 

 
F. Accessibility Requirements: 
 

1. The first floor of all restricted townhouse dwelling units and all restricted 
units in all other multistory buildings shall be subject to the technical 
design standards of the Barrier Free Subcode, N.J.A.C. 5:23-7. 

 
2. All restricted townhouse dwelling units and all restricted units in other 

multistory buildings in which a restricted dwelling unit is attached to at 
least one other dwelling unit shall have the following features: 

 
(a) An adaptable toilet and bathing facility on the first floor; 
 
(b) An adaptable kitchen on the first floor; 
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(c) An interior accessible route of travel on the first floor; 
 
(d) An interior accessible route of travel shall not be required 

between stories within an individual unit; 
 
(e) An adaptable room that can be used as a bedroom, with a door 

or the casing for the installation of a door, on the first floor; and 
 
(f) An accessible entranceway as set forth at P.L. 2005, c. 350 

(N.J.S.A. 52:27D-311a et seq.) and the Barrier Free Subcode, 
N.J.A.C. 5:23-7, or evidence that the Township has collected 
funds from the developer sufficient to make 10% of the 
adaptable entrances in the development accessible: 

 
 (1) Where a unit has been constructed with an adaptable 

entrance, upon the request of a disabled person who is 
purchasing or will reside in the dwelling unit, an accessible 
entrance shall be installed. 

 
 (2) To this end, the builder of restricted units shall deposit 

funds within the Township of Harrison’s affordable housing trust 
fund sufficient to install accessible entrances in 10% of the 
affordable units that have been constructed with adaptable 
entrances.   

 
 (3) The funds deposited under paragraph (2) herein, shall 

be used by the Township for the sole purpose of making the 
adaptable entrance of any affordable unit accessible when 
requested to do so by a person with a disability who occupies or 
intends to occupy the unit and requires an accessible entrance. 

 
 (4) The developer of the restricted units shall submit a 

design plan and cost estimate for the conversion from adaptable 
to accessible entrances to the Construction Official of the 
Township of Harrison. 

 
 (5) Once the Construction Official has determined that the 

design plan to convert the unit entrances from adaptable to 
accessible meet the requirements of the Barrier Free Subcode, 
N.J.A.C. 5:23-7, and that the cost estimate of such conversion is 
reasonable, payment shall be made to the Township of 
Harrison’s affordable housing trust fund in care of the Municipal 
Treasurer who shall ensure that the funds are deposited into the 
affordable housing trust fund and appropriately earmarked. 

 
 (6) Full compliance with the foregoing provisions shall not 

be required where an entity can demonstrate that it is site 
impracticable to meet the requirements. Determinations of site 
impracticability shall be in compliance with the Barrier Free 
Subcode, N.J.A.C. 5:23-7.  
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G. Maximum Rents and Sales Prices. 
 

1. In establishing rents and sales prices of affordable housing units, the 
administrative agent shall follow the procedures set forth in UHAC and 
by the Superior Court, utilizing the regional income limits established. 

 
2. The maximum rent for restricted rental units within each affordable 

development shall be affordable to households earning no more than 
60% of median income, and the average rent for restricted low- and 
moderate-income units shall be affordable to households earning no 
more than 52% of median income. 

 
3. The developers and/or municipal sponsors of restricted rental units shall 

establish at least one rent for each bedroom type for both low-income 
and moderate-income units.  

 
(a) At least 13% of all low- and moderate-income rental units shall 

be affordable to households earning no more than 30% of 
median income.  

 
4. The maximum sales price of restricted ownership units within each 

affordable development shall be affordable to households earning no 
more than 70% of median income, and each affordable development 
must achieve an affordability average of 55% for restricted ownership 
units; in achieving this affordability average, moderate-income ownership 
units must be available for at least three different prices for each 
bedroom type, and low-income ownership units must be available for at 
least two different prices for each bedroom type. 

 
5.  In determining the initial sales prices and rents for compliance with the 

affordability average requirements for restricted units other than assisted 
living facilities, the following standards shall be met: 

 
(a) A studio or efficiency unit shall be affordable to a one-person 

household; 
 
(b) A one-bedroom unit shall be affordable to a one and one-half 

person household; 
 
(c) A two-bedroom unit shall be affordable to a three-person 

household; 
 
(d) A three-bedroom unit shall be affordable to a four and one-half 

person household; and 
 
(e) A four-bedroom unit shall be affordable to a six-person 

household.  
 

6.  In determining the initial rents for compliance with the affordability 
average requirements for restricted units in assisted living facilities, the 
following standards shall be met: 
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(a) A studio or efficiency unit shall be affordable to a one-person 
household; 

 
(b) A one-bedroom unit shall be affordable to a one and one-half 

person household; and 
 
(c) A two-bedroom unit shall be affordable to a two-person 

household or to two one-person households. 
 

7.  The initial purchase price for all restricted ownership units shall be 
calculated so that the monthly carrying cost of the unit, including 
principal and interest (based on a mortgage loan equal to 95% of the 
purchase price and the Federal Reserve H.15 rate of interest), taxes, 
homeowner and private mortgage insurance and condominium or 
homeowner association fees do not exceed 28% of the eligible monthly 
income of the appropriate size household as determined under N.J.A.C. 
5:80-26.4, as may be amended and supplemented; provided, however, 
that the price shall be subject to the affordability average requirement of 
N.J.A.C. 5:80-26.3, as may be amended and supplemented. 

 
8. The initial rent for a restricted rental unit shall be calculated so as not to 

exceed 30% of the eligible monthly income of the appropriate household 
size as determined under N.J.A.C. 5:80-26.4, as may be amended and 
supplemented; provided, however, that the rent shall be subject to the 
affordability average requirement of N.J.A.C. 5:80-26.3, as may be 
amended and supplemented. 

 
9. The price of owner-occupied low- and moderate-income units may 

increase annually based on the percentage increase in the regional 
median income limit for each housing region. In no event shall the 
maximum resale price established by the administrative agent be lower 
than the last recorded purchase price. 

 
10. The rent of low- and moderate-income units may be increased annually 

based on the percentage increase in the Housing Consumer Price Index 
for the United States. This increase shall not exceed 9% in any one year. 
Rents for units constructed pursuant to low- income housing tax credit 
regulations shall be indexed pursuant to the regulations governing low- 
income housing tax credits. 

 
11. Tenant-paid utilities that are included in the utility allowance shall be so 

stated in the lease and shall be consistent with the utility allowance 
approved by DCA for its Section 8 program. 

 
§ 67-4.  Condominium and Homeowners Association Fees. 
 
For any affordable housing unit that is part of a condominium association and/or 
homeowners association, the Master Deed shall reflect that the association fee assessed 
for each affordable housing unit shall be established at 100% of the market rate fee. 
 
§ 67-5.  Reserved. 
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§ 67-6.  Reserved. 
 
§ 67-7.  Reserved. 
 
§ 67-8.  Reserved. 
 
§ 67-9.  Reserved. 

 
 

ARTICLE II 
Affordable Unit Controls and Requirements 

 
§ 67-10.  Purpose. 
 
The requirements of this section apply to all developments that contain affordable 
housing units, including any currently unanticipated future developments that will 
provide low- and moderate- income housing units. 
 
§ 67-11.  Affirmative Marketing. 
 
A. The Township shall adopt by resolution an Affirmative Marketing Plan, subject to 

approval of the Superior Court, compliant with N.J.A.C. 5:80-26.15, as may be 
amended and supplemented. 

 
B. The affirmative marketing plan is a regional marketing strategy designed to 

attract buyers and/or renters of all majority and minority groups, regardless of 
race, creed, color, national origin, ancestry, marital or familial status, gender, 
affectional or sexual orientation, disability, age or number of children to housing 
units which are being marketed by a developer, sponsor or owner of affordable 
housing.  The affirmative marketing plan is also intended to target those 
potentially eligible persons who are least likely to apply for affordable units in that 
region.  It is a continuing program that directs all marketing activities toward 
COAH Housing Region 5 and covers the period of deed restriction. 

 
C. The affirmative marketing plan shall provide a regional preference for all 

households that live and/or work in COAH Housing Region 5, comprised of 
Burlington, Camden and Gloucester Counties. 

 
D. The Administrative Agent designated by the Township shall assure the 

affirmative marketing of all affordable units is consistent with the Affirmative 
Marketing Plan for the municipality.   

 
E. In implementing the affirmative marketing plan, the Administrative Agent shall 

provide a list of counseling services to low- and moderate-income applicants on 
subjects such as budgeting, credit issues, mortgage qualification, rental lease 
requirements, and landlord/tenant law.    

 
F. The affirmative marketing process for available affordable units shall begin at 

least four months prior to the expected date of occupancy.  
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G. The costs of advertising and affirmative marketing of the affordable units shall be 
the responsibility of the developer, sponsor or owner, unless otherwise 
determined or agreed to by the Township of Harrison. 

 
§ 67-12.  Occupancy Standards. 
 
A. In referring certified households to specific restricted units, to the extent feasible, 

and without causing an undue delay in occupying the unit, the Administrative 
Agent shall strive to: 

 
1. Provide an occupant for each bedroom; 
 
2. Provide children of different sex with separate bedrooms; and 
 
3. Prevent more than two persons from occupying a single bedroom. 
 

B. Additional provisions related to occupancy standards (if any) shall be provided in 
the municipal Operating Manual. 

 
§ 67-13.  Selection of Occupants of Affordable Housing Units. 
 
A. The administrative agent shall use a random selection process to select 

occupants of low- and moderate- income housing. 
 
B. A waiting list of all eligible candidates will be maintained in accordance with the 

provisions of N.J.A.C. 5:80-26 et seq. 
 
§ 67-14.  Control Periods for Restricted Ownership Units and Enforcement 
Mechanisms. 
 
A. Control periods for restricted ownership units shall be in accordance with 

N.J.A.C. 5:80-26.5, and each restricted ownership unit shall remain subject to the 
controls on affordability for a period of at least 30 years. 

 
B. Rehabilitated owner-occupied single family housing units that are improved to 

code standards shall be subject to affordability controls for a period of 10 years. 
 
C. The affordability control period for a restricted ownership unit shall commence 

on the date the initial certified household takes title to the unit. 
 
D. The affordability controls set forth in this Ordinance shall remain in effect despite 

the entry and enforcement of any judgment of foreclosure with respect to 
restricted ownership units.  

 
E. A restricted ownership unit shall be required to obtain a Continuing Certificate of 

Occupancy or a certified statement from the Construction Official stating that the 
unit meets all code standards upon the first transfer of title that follows the 
expiration of the applicable minimum control period provided under N.J.A.C. 
5:80-26.5(a), as may be amended and supplemented. 
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§ 67-15.  Price Restrictions for Restricted Ownership Units, Homeowner Association 
Fees and Resale Prices.   
 
Price restrictions for restricted ownership units shall be in accordance with N.J.A.C. 5:80-
26.1, as may be amended and supplemented, including: 
 
A. The initial purchase price for a restricted ownership unit shall be approved by the 

Administrative Agent. 
 
B. The Administrative Agent shall approve all resale prices, in writing and in 

advance of the resale, to assure compliance with the foregoing standards. 
 
C. The method used to determine the condominium association fee amounts and 

special assessments shall be indistinguishable between the low- and moderate-
income unit owners and the market unit owners. 

 
D. The owners of restricted ownership units may apply to the Administrative Agent 

to increase the maximum sales price for the unit on the basis of capital 
improvements.  Eligible capital improvements shall be those that render the unit 
suitable for a larger household or the addition of a bathroom. 

 
§ 67-16.  Buyer Income Eligibility. 
 
A. Buyer income eligibility for restricted ownership units shall be in accordance with 

N.J.A.C. 5:80-26.1, as may be amended and supplemented, such that low-income 
ownership units shall be reserved for households with a gross household income 
less than or equal to 50% of median income and moderate-income ownership 
units shall be reserved for households with a gross household income less than 
80% of median income. 

 
B. The Administrative Agent shall certify a household as eligible for a restricted 

ownership unit when the household is a low-income household or a moderate-
income household, as applicable to the unit, and the estimated monthly housing 
cost for the particular unit (including principal, interest, taxes, homeowner and 
private mortgage insurance and condominium or homeowner association fees, 
as applicable) does not exceed 33% of the household’s certified monthly income. 

 
§ 67-17.  Limitations on indebtedness secured by ownership unit; subordination. 
 
A. Prior to incurring any indebtedness to be secured by a restricted ownership unit, 

the administrative agent shall determine in writing that the proposed 
indebtedness complies with the provisions of this section. 

 
B. With the exception of original purchase money mortgages, during a control 

period neither an owner nor a lender shall at any time cause or permit the total 
indebtedness secured by a restricted ownership unit to exceed 95% of the 
maximum allowable resale price of that unit, as such price is determined by the 
administrative agent in accordance with N.J.A.C.5:80-26.6(b). 
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§ 67-18.  Control Periods for Restricted Rental Units. 
 
A. Control periods for restricted rental units shall be in accordance with N.J.A.C. 

5:80-26.11, and each restricted rental unit shall remain subject to the controls on 
affordability for a period of at least 30 years. 

 
B. Rehabilitated renter-occupied housing units that are improved to code standards 

shall be subject to affordability controls for a period of 10 years. 
 
C. Deeds of all real property that include restricted rental units shall contain deed 

restriction language.  The deed restriction shall have priority over all mortgages 
on the property, and the deed restriction shall be filed by the developer or seller 
with the records office of the County of Gloucester.  A copy of the filed document 
shall be provided to the Administrative Agent within 30 days of the receipt of a 
Certificate of Occupancy. 

 
D. A restricted rental unit shall remain subject to the affordability controls of this 

Ordinance, despite the occurrence of any of the following events: 
 

1. Sublease or assignment of the lease of the unit; 
 
2. Sale or other voluntary transfer of the ownership of the unit; or  
 
3. The entry and enforcement of any judgment of foreclosure. 

 
§ 67-19.  Price Restrictions for Rental Units; Leases. 
 
A. A written lease shall be required for all restricted rental units, except for units in 

an assisted living residence, and tenants shall be responsible for security 
deposits and the full amount of the rent as stated on the lease.  A copy of the 
current lease for each restricted rental unit shall be provided to the 
Administrative Agent. 

 
B. No additional fees or charges shall be added to the approved rent (except, in the 

case of units in an assisted living residence, to cover the customary charges for 
food and services) without the express written approval of the Administrative 
Agent.   

 
C. Application fees (including the charge for any credit check) shall not exceed 5% 

of the monthly rent of the applicable restricted unit and shall be payable to the 
Administrative Agent to be applied to the costs of administering the controls 
applicable to the unit as set forth in this Ordinance. 

 
§ 67-20.  Tenant Income Eligibility.  
 
A. Tenant income eligibility shall be in accordance with N.J.A.C. 5:80-26.13, as may 

be amended and supplemented, and shall be determined as follows: 
 

1. Very low-income rental units shall be reserved for households with a 
gross household income less than or equal to 30% of median income. 
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2. Low-income rental units shall be reserved for households with a gross 
household income less than or equal to 50% of median income.  

 
3. Moderate-income rental units shall be reserved for households with a 

gross household income less than 80% of median income. 
 

B. The Administrative Agent shall certify a household as eligible for a restricted 
rental unit when the household is a very low-income, low-income household or a 
moderate-income household, as applicable to the unit, and the rent proposed for 
the unit does not exceed 35% (40% for age-restricted units) of the household’s 
eligible monthly income as determined pursuant to N.J.A.C. 5:80-26.16, as may 
be amended and supplemented; provided, however, that this limit may be 
exceeded if one or more of the following circumstances exists: 

 
1. The household currently pays more than 35% (40% for households 

eligible for age-restricted units) of its gross household income for rent, 
and the proposed rent will reduce its housing costs;  

 
2. The household has consistently paid more than 35% (40% for 

households eligible for age-restricted units) of eligible monthly income 
for rent in the past and has proven its ability to pay; 

 
3. The household is currently in substandard or overcrowded living 

conditions;  
 
4. The household documents the existence of assets with which the 

household proposes to supplement the rent payments; or 
 
5. The household documents proposed third-party assistance from an 

outside source such as a family member in a form acceptable to the 
Administrative Agent and the owner of the unit.  

 
C. The applicant shall file documentation sufficient to establish the existence of the 

circumstances in (b)1 through 5 above with the Administrative Agent, who shall 
counsel the household on budgeting. 

 
§ 67-21.  Conversions. 
 
Each housing unit created through the conversion of a non-residential structure shall be 
considered a new housing unit and shall be subject to the affordability controls for a new 
housing unit. 

 
§ 67-22.  Reserved. 

 
§ 67-23.  Reserved. 
 
§ 67-24.  Reserved. 
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ARTICLE III 
Administration 

 
§ 67-25.  Municipal Housing Liaison. 
 
A.  The position of Municipal Housing Liaison for the Township of Harrison is 

hereby established. The Municipal Housing Liaison shall be appointed by duly 
adopted resolution of the Township Committee and be subject to the approval by 
the Superior Court. 

 
B. The Municipal Housing Liaison must be either a full-time or part-time employee 

of the Township of Harrison. 
 
C.  The Municipal Housing Liaison must meet the requirements for qualifications, 

including initial and periodic training found in N.J.A.C. 5:93. 
 
D. The Municipal Housing Liaison shall be responsible for oversight and 

administration of the affordable housing program for the Township of Harrison, 
including the following responsibilities which may not be contracted out to the 
Administrative Agent: 
 
1. Serving as the municipality’s primary point of contact for all inquiries 

from the State, affordable housing providers, Administrative Agents and 
interested households; 

 
2.  The implementation of the Affirmative Marketing Plan and affordability 

controls. 
 
3. When applicable, supervising any contracting Administrative Agent. 
 
4. Monitoring the status of all restricted units in the Township of 

Harrison’s Fair Share Plan; 
 
5. Compiling, verifying and submitting annual reports as required by the 

Superior Court; 
 
6. Coordinating meetings with affordable housing providers and 

Administrative Agents, as applicable; and 
 
7. Attending continuing education opportunities on affordability controls, 

compliance monitoring and affirmative marketing as offered or approved 
by the Superior Court. 
 

§ 67-26.  Administrative Agent. 
 
A. The Township shall designate by resolution of the Township Committee, subject 

to the approval of the Superior Court, one or more Administrative Agents to 
administer newly constructed affordable units in accordance with N.J.A.C. 
5:93and UHAC. 
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B. An Operating Manual shall be provided by the Administrative Agent(s) to be 
adopted by resolution of the governing body and subject to approval of the 
Superior Court. The Operating Manuals shall be available for public inspection 
in the Office of the Municipal Clerk and in the office(s) of the Administrative 
Agent(s).  

 
C The Administrative Agent shall perform the duties and responsibilities of an 

administrative agent as are set forth in UHAC and which are described in full 
detail in the Operating Manual, including those set forth in N.J.A.C. 5:80-26.14, 
16 and 18 thereof, which includes:  

 
1. Attending continuing education opportunities on affordability controls, 

compliance monitoring, and affirmative marketing as offered or 
approved by the Superior Court; 

 
2. Affirmative Marketing; 
 
3. Household Certification; 
 
4.  Affordability Controls; 
 
5. Records retention; 
 
6.  Resale and re-rental; 
 
7.  Processing requests from unit owners; and 
 
8.  Enforcement, although the ultimate responsibility for retaining controls 

on the units rests with the municipality. 
 
9. The Administrative Agent shall, as delegated by the Township 

Committee, have the authority to take all actions necessary and 
appropriate to carry out its responsibilities, hereunder. 

 
§ 67-27.  Enforcement of Affordable Housing Regulations. 
 
A. Upon the occurrence of a breach of any of the regulations governing the 

affordable unit by an Owner, Developer or Tenant, the municipality shall have all 
remedies provided at law or equity, including but not limited to foreclosure, 
tenant eviction, municipal fines, a requirement for household recertification, 
acceleration of all sums due under a mortgage, recoupment of any funds from a 
sale in the violation of the regulations, injunctive relief to prevent further violation 
of the regulations, entry on the premises, and specific performance. 

 
B. After providing written notice of a violation to an Owner, Developer or Tenant of 

a low- or moderate-income unit and advising the Owner, Developer or Tenant of 
the penalties for such violations, the municipality may take the following action 
against the Owner, Developer or Tenant for any violation that remains uncured 
for a period of 60 days after service of the written notice: 
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1. The municipality may file a court action pursuant to N.J.S.A. 2A:58-11 
alleging a violation, or violations, of the regulations governing the 
affordable housing unit. If the Owner, Developer or Tenant is found by 
the court to have violated any provision of the regulations governing 
affordable housing units the Owner, Developer or Tenant shall be 
subject to one or more of the following penalties, at the discretion of the 
court: 

 
 (a) A fine of not more than $500.00 or imprisonment for a period 

not to exceed 90 days, or both. Each and every day that the violation 
continues or exists shall be considered a separate and specific violation 
of these provisions and not as a continuing offense; 

 
 (b) In the case of an Owner who has rented his or her low- or 

moderate-income unit in violation of the regulations governing 
affordable housing units, payment into the Township of Harrison 
Affordable Housing Trust Fund of the gross amount of rent illegally 
collected;  

 
 (c) In the case of an Owner who has rented his or her low- or 

moderate-income unit in violation of the regulations governing 
affordable housing units, payment of an innocent tenant's reasonable 
relocation costs, as determined by the court. 

 
2. The municipality may file a court action in the Superior Court seeking a 

judgment, which would result in the termination of the Owner's equity or 
other interest in the unit, in the nature of a mortgage foreclosure. Any 
judgment shall be enforceable as if the same were a judgment of default 
of the First Purchase Money Mortgage and shall constitute a lien against 
the low- and moderate-income unit. 

 
C. Such judgment shall be enforceable, at the option of the municipality, by means 

of an execution sale by the Sheriff, at which time the low- and moderate-income 
unit of the violating Owner shall be sold at a sale price which is not less than the 
amount necessary to fully satisfy and pay off any First Purchase Money Mortgage 
and prior liens and the costs of the enforcement proceedings incurred by the 
municipality, including attorney's fees. The violating Owner shall have the right 
to possession terminated as well as the title conveyed pursuant to the Sheriff's 
sale. 

 
D. The proceeds of the Sheriff's sale shall first be applied to satisfy the First 

Purchase Money Mortgage lien and any prior liens upon the low- and moderate-
income unit. The excess, if any, shall be applied to reimburse the municipality for 
any and all costs and expenses incurred in connection with either the court 
action resulting in the judgment of violation or the Sheriff's sale. In the event that 
the proceeds from the Sheriff's sale are insufficient to reimburse the municipality 
in full as aforesaid, the violating Owner shall be personally responsible for and to 
the extent of such deficiency, in addition to any and all costs incurred by the 
municipality in connection with collecting such deficiency. In the event that a 
surplus remains after satisfying all of the above, such surplus, if any, shall be 
placed in escrow by the municipality for the Owner and shall be held in such 
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escrow for a maximum period of two years or until such earlier time as the 
Owner shall make a claim with the municipality for such. Failure of the Owner to 
claim such balance within the two-year period shall automatically result in a 
forfeiture of such balance to the municipality. Any interest accrued or earned on 
such balance while being held in escrow shall belong to and shall be paid to the 
municipality, whether such balance shall be paid to the Owner or forfeited to the 
municipality. 

 
E. Foreclosure by the municipality due to violation of the regulations governing 

affordable housing units shall not extinguish the restrictions of the regulations 
governing affordable housing units as the same apply to the low- and moderate-
income unit. Title shall be conveyed to the purchaser at the Sheriff's sale, subject 
to the restrictions and provisions of the regulations governing the affordable 
housing unit. The Owner determined to be in violation of the provisions of this 
plan and from whom title and possession were taken by means of the Sheriff's 
sale shall not be entitled to any right of redemption. 

 
F. If there are no bidders at the Sheriff's sale, or if insufficient amounts are bid to 

satisfy the First Purchase Money Mortgage and any prior liens, the municipality 
may acquire title to the low- and moderate-income unit by satisfying the First 
Purchase Money Mortgage and any prior liens and crediting the violating owner 
with an amount equal to the difference between the First Purchase Money 
Mortgage and any prior liens and costs of the enforcement proceedings, 
including legal fees and the maximum resale price for which the low- and 
moderate-income unit could have been sold under the terms of the regulations 
governing affordable housing units. This excess shall be treated in the same 
manner as the excess which would have been realized from an actual sale as 
previously described. 

 
G.      Failure of the low- and moderate-income unit to be either sold at the Sheriff's 

sale or acquired by the municipality shall obligate the Owner to accept an offer to 
purchase from any qualified purchaser which may be referred to the Owner by 
the municipality, with such offer to purchase being equal to the maximum resale 
price of the low- and moderate-income unit as permitted by the regulations 
governing affordable housing units. 

 
H.   The Owner shall remain fully obligated, responsible and liable for complying with 

the terms and restrictions of governing affordable housing units until such time 
as title is conveyed from the Owner. 

 
§ 67-28.  Appeals.  Appeals from all decisions of an Administrative Agent designated 
pursuant to this Ordinance shall be filed in writing with the Township. 
 

 Section 2.  Repealer.  All ordinances or Code provisions or parts thereof inconsistent 
with this Ordinance are hereby repealed to the extent of such inconsistency. 
 
 Section 3.  Severability.  Each section, subsection, sentence, clause and phrase of this 
Ordinance is declared to be an independent section, subsection, sentence, clause and phrase, 
and the finding or holding of any Court of competent jurisdiction that any such portion of this 
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Ordinance is un-Constitutional, void or ineffective for any cause or reason, shall not affect any 
other portion of this Ordinance. 
 
 Section 4.  Effective Date.  This ordinance shall take effect upon its passage and 
publication, as required by law. 
 

The ordinance published herewith was introduced and passed upon first reading 
at a meeting of the Township Committee of the Township of Harrison, in the 
County of Gloucester, State of New Jersey, held on ________, 2016.  It will be 
further considered for final passage, after public hearing thereon, at a meeting of 
the Township Committee to be held in the meeting room of the Harrison 
Township Municipal Building, 114 Bridgeton Pike, Mullica Hill, NJ 08062, in the 
Township of Harrison on ________, 2016 at 7:00 p.m., and during the week prior 
and up to and including the date of such meeting, copies of said ordinance will be 
made available at the Clerk’s Office to the members of the general public who 
shall request the same. 

 
 
     __________________________________ 
     Diane Malloy, R.M.C., Clerk 
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