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1.0 Introduction

1.1.   Study Authorization

Harrison Township through Resolution No. 082-2014 has requested that Group Melvin Design perform 
a Preliminary Investigation into Block 52, Lots 8 and 9 to ascertain whether this area qualifi es under 
N.J.S.A. 40A:12A-5 as an “Area in Need of Redevelopment”

Map 1 identifi es the location and surrounding environs of the Investigation Area

1.2.   Summary of Findings

The analysis presented within this document serves as the basis for the recommendation that Block 
52, Lots 8 and 9 qualify as an Area in Need of Redevelopment.

1.2.a. Block 52, Lot 8

This report fi nds that code violations and issues identifi ed through a property inspection are severe 
and represent a substantial detriment to the wholesome living of Mullica West Apartment residents. 
Substantial work must be done to improve ceilings, fi x walls, rehabilitate bathrooms and fi x kitchens 
so that they meet basic living standards. In totality the scale of the violations and costs associate 
with addressing them demonstrate that the Mullica West Apartments are substandard, dilapidated, 
and obsolescent and meet statutory Criterion A for being designated in Need of Redevelopment.

1.2.b. Block 52, Lot 9

The analysis of Block 52, Lot 9 indicates that the shed, garage, and home have deteriorated 
signifi cantly and that the owner has, for some time, not undertaken the maintenance to properly 
address these issues. The result is that all buildings on site meet the statutory criteria for being unsafe 
and/or dilapidated. In addition, this analysis concludes that the garage and shed are suffi ciently 
outdated in their design and construction as to be considered obsolete for the purposes they are 
intended to serve. 

1.3.   Non Condemnation 

Block 52, Lots 8 and 9 shall be a “Non-Condemnation Redevelopment Area.”

As of 2013, the Legislature requires that Preliminary Investigations state whether the redevelopment 
area determination shall authorize the municipality to use all those powers provided by the Legislature 
for use in a redevelopment area, including eminent domain. Those Redevelopment Areas where 
the municipality declares it will not use eminent domain are referred to as “Non-Condemnation 
Redevelopment Areas.”  
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2.0 Redevelopment Law

2.1.   Purpose of the Act

New Jersey’s Local Redevelopment and Housing Law (LRHL), empowers municipalities and local 
governments with the ability to initiate a process that transforms underutilized or poorly designed 
properties into healthier, more vibrant, or economically productive land areas. The process has 
been used successfully across New Jersey to creatively improve properties meeting statutory 
redevelopment criteria. Projects approved for redevelopment are often eligible for certain types of 
technical and fi nancial assistance from the State.

2.2.   Redevelopment Procedure

The LRHL requires municipalities to perform a number of steps before it may exercise its Redevelopment 
powers. This process is meant, in part, to ensure that the Governing Body acts in concert with the 
goals and objectives of the Township’s Master Plan. Recognizing the Planning Board’s role as the 
steward of the Master Plan, these steps require the Planning Board to make recommendations to 
the Township Council. The required steps are as follows:

A. The Governing Body must adopt a resolution directing the Planning Board to perform a 
preliminary investigation to determine whether a specifi ed area is in need of redevelopment 
according to criteria set forth in the LRHL (N.J.S.A. 40A:12A-5). 

B. The Planning Board must prepare and make available a map delineating the boundaries 
of the proposed redevelopment area, specifying the parcels to be included in it. This map 
should be accompanied by a statement setting forth the basis of the investigation. 

C. The Planning Board must then conduct the investigation and produce a report presenting 
the fi ndings. The Board must also hold a duly noticed hearing to present the results of the 
investigation and to allow interested parties to give testimony. The Planning Board then may 
adopt a resolution recommending a course of action to the Governing Body.

D. The Governing Body may act on this recommendation by adopting a resolution designating 
the area an “Area in Need of Redevelopment”. The Governing Body must make the fi nal 
determination as to the Redevelopment Area boundaries. 

E. A Redevelopment Plan must be prepared establishing the goals, objectives, and specifi c 
actions to be taken with regard to the “Area in Need of Redevelopment.” 

F. The Governing Body may then act on the Plan by passing an ordinance adopting the Plan 
as an amendment to the Township’s Zoning Ordinance. 

Only after completion of this process is the Township able to exercise the powers granted to it under 
the State Redevelopment Statute.
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3.0 Existing Conditions

3.1.   Description of Site Area

Block 52, Lot 8, also known as “Mullica West Apartments” is located in Harrison Township off of High 
Street as illustrated on Figure 1. In Tax year 2013, Block 52 Lots 8.01, 8.02, and 11.01 were consolidated 
with Lot 8 for tax purposes. Appendix B - Lot Consolidation provides documentation from the Tax 
Assessor.

Mullica West Apartments is currently an affordable housing complex for families located in Harrison 
Township, Gloucester County.  Mullica West Apartments was developed over 30 years ago through  
the USDA Section 515 Program, and consists of 7 buildings and 168 apartment units with one unit 
utilized for management and leasing.  USDA has determined that this project is eligible to leave its 
program and can be converted to market rate housing. 

The property owner has obtained a professionally prepared capital needs assessment to establish the 
scope of rehabilitation which will upgrade all apartments to meet construction code requirements, 
achieve energy star standards for the project, replace all central heat and air conditioning units, 
replace fl ooring, and renovate all kitchens and baths. (Appendix C, Appendix D, and Appendix E)

According to the property owner, USDA will provide rental assistance to this project on a year to 
year basis.  However, the property owner has also stated that this rental assistance is in jeopardy and 
subject to loss without the efforts outline in the capital needs assessment.  

Figure 2 identifi es the location of the various buildings and improvements on the Mullica West 
Apartments site. 

Block 52, Lot 9 is located behind Lot 8 and fronts onto New Jersey 45. It measures approximately 5.2 
acres. There are currently three structures located on site: a single-family house, a garage, and small 
utility shed.
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Figure 1.   Aerial of Site
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Figure 2.   Mullica West Site Confi guration
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4.0  Statutory Criteria

A study area qualifi es as being an “Area in Need of Redevelopment” if it meets at least one of the 
eight statutory criteria listed in Section 40A:12A-5 of the Local Redevelopment and Housing Law:

A. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or obsolescent, 
or poses any of such characteristics, or are so lacking in light, air, or space, as to be 
conducive to unwholesome living or working conditions. 

B. The discontinuance of the use of buildings previously used for commercial, manufacturing, 
or industrial purposes; the abandonment of such buildings; or the same being allowed to 
fall into so great a state of disrepair as to be untenable. 

C. Land that is owned by the municipality, the county, a local housing authority, redevelopment 
agency or redevelopment entity, or unimproved vacant land that has remained so for a 
period of ten years prior to adoption of the resolution, and that by reason of its location, 
remoteness, lack of means of access to developed sections or portions of the municipality, 
or topography, or nature of the soil, is not likely to be developed through the instrumentality 
of private capital. 

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

E. A growing lack or total lack of proper utilization of areas caused by the condition of the title, 
diverse ownership of the real properties therein or other similar conditions which impede 
land assemblage or discourage the undertaking of improvements, resulting in a stagnant  
and unproductive condition of land potentially useful and valuable for contributing to and 
serving the public health, safety and welfare, which condition is presumed to be having a 
negative social or economic impact or otherwise being detrimental to the safety, health, 
morals, or welfare of the surrounding area or the community in general. 

F. Areas, in excess of fi ve contiguous acres, whereon buildings or improvements have been 
destroyed, consumed by fi re, demolished or altered by the action of storm, fi re, cyclone, 
tornado, earthquake or other casualty in such a way that the aggregate assessed value of 
the area has been materially depreciated. 

G. In any municipality in which an enterprise zone has been designated pursuant to the “New 
Jersey Urban Enterprise Zones Act,” P.L.1983, c.303 (C.52:27H-60 et seq.) the execution of 
the actions prescribed in that act for the adoption by the municipality and approval by 
the New Jersey Urban Enterprise Zone Authority of the zone development plan for the area 
of the enterprise zone shall be considered suffi cient for the determination that the area 
is in need of redevelopment pursuant to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 
and 40A:12A-6) for the purpose of granting tax exemptions within the enterprise zone 
district pursuant to the provisions of P.L.1991, c.431 (C.40A:20-1 et seq.) or the adoption of 
a tax abatement and exemption ordinance pursuant to the provisions of P.L.1991, c.441 
(C.40A:21-1 et seq.). The municipality shall not utilize any other redevelopment powers 
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within the urban enterprise zone unless the municipal governing body and planning board 
have also taken the actions and fulfi lled the requirements prescribed in P.L.1992, c.79 
(C.40A:12A-1 et al.) for determining that the area is in need of redevelopment or an area in 
need of rehabilitation and the municipal governing body has adopted a redevelopment 
plan ordinance including the area of the enterprise zone. 

H. The designation of the delineated area is consistent with smart growth planning principles 
adopted pursuant to law or regulation.

N.J.S.A. 40A:12A-3 further states that “A redevelopment area may include lands, buildings, or 
improvements which of themselves are not detrimental to the public health, safety or welfare, but 
the inclusion of which is found necessary, with or without change in their condition, for the effective 
development of the area of which they are a part.” This is commonly referred to as the “Section 3 
Criteria.” 

According to the Redevelopment Handbook, this section allows for the inclusion of properties 
that do not meet the statutory criteria but are,”essential to be included in the designation to 
effectively redevelop the area.” Examples of such properties include properties located within and 
surrounded by otherwise blighted area, property that are needed to provide access to an area to 
be redeveloped, areas needed for infrastructure or utilities, or properties that otherwise could be 
determined to be critical to the area’s successful redevelopment. 
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5.0 Applicability of Statutory Criterion “A”

5.1.   Introduction

5.1.a. Statutory Language

The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or obsolescent, or 
poses any of such characteristics, or are so lacking in light, air, or space, as to be conducive to 
unwholesome living or working conditions. 

5.1.b. Conclusions

Based on information obtained through a property owner inspection, NJ Department of Community 
Affairs report, and a capital needs assessment fi nancial statement Group Melvin Design concludes 
that substantial work must be done to Lot 52, Block 8 (“Mullica West Apartments”) to improve ceilings, 
fi x walls, rehabilitate bathrooms and fi x kitchens so that they meet basic living standards. These issues 
have persisted from 2010 through 2012 and were almost certainly present before the 2010 property 
inspection. The deterioration of the units has not been meet with suffi cient maintenance, resulting 
in a continued threat to the wholesome living conditions of occupants. In totality the violations 
and issues identifi ed in the following analysis demonstrate that the Mullica West Apartments are 
substandard, dilapidated, and obsolete and thus meet statutory Criterion A for being designated in 
Need of Redevelopment.

The analysis of Block 52, Lot 9 indicates that the shed, garage, and home have deteriorated 
signifi cantly and that the owner has, for some time, not undertaken the maintenance to properly 
address these issues. The result is that all buildings on site meet the statutory criteria for being unsafe 
and/or dilapidated. In addition, this analysis concludes that the garage and shed are suffi ciently 
outdated in their design and construction as to be considered obsolete for the purposes they are 
intended to serve. 

5.2.   Block 52, Lot 8

As part of their efforts to convert Mullica West to market rate units, the property owner has obtained 
a professionally prepared capital needs assessment to establish the scope of rehabilitation which 
will upgrade all apartments to meet construction code requirements. That assessment included:

• a 2010 Property Owner Inspection (Appendix C); 

• a 2012 NJ Department of Community Affairs violations report (Appendix D); and 

• an estimate of the cost necessary to address issues identifi ed in those reports (Appendix E).

The following analysis is based on those documents and interviews with the property owner.

5.2.a. Property Owner Inspection

As part of the capital needs assessment, the property owner provided a 2010 unit inspection report. 
That report identifi ed a variety of improvements that must be made to the various buildings and 
units. Although they are too numerous to detail in full here, the following is a list of the types of 
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improvements that are most likely to impact the health and safety of residents (for a complete list of 
all improvements see Appendix C - Property Owner Inspection)

Kitchens:

• Kitchen faucet replacements

• Sink replacements

• Fix leaky and clogged drains

• Ventilation fan replacements

Bathrooms

• Caulking of tubs

• Resurfacing of bathroom tubs

• New faucet systems

• New exhaust fans

Other areas within units

• Fire detector replacements

• Windows and window treatments replacements

• Door replacements

• Replacement of handrails

• Ceiling fi xes

• New hot water heaters

• Fixing of holes in walls and damage to drywall

What is clear from this report is that in 2010, the property was in need of substantial repairs in order 
to meet basic living standards. Faulty fi re detectors, broken hot water heaters, poorly draining sinks, 
dilapidated/un-repaired ceilings and walls are all signs that many units were in a state of substantial 
disrepair and constituted a detriment to the to wholesome living conditions of the people who 
occupy them. 

5.2.b. DCA Violations

On August 8, 2012, the New Jersey Department of Community Affairs inspected the Mullica West 
apartments. In a report submitted by the property owner, the DCA identifi ed more than 120 violations 
across all the units (Appendix D). At the time of that report, only half of those violations had been 
addressed. 

The number of violations is too numerous to provide a complete list in the body of this report. 
Nonetheless, the DCA violation follow the same pattern identifi ed by the property owner when 
doing their 2010 annual unit inspections: faulty bathroom amenities, broken kitchen appliances, 
and issues with the general condition of many units. In addition, the DCA identifi ed safety issues 
associated with hot water heaters and sidewalks, among others.
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5.2.c. Cost of Improvements

As part of its Capital Needs Assessment, the property owner has identifi ed the cost of bringing the 
building up to code. These costs are identifi ed in worksheets provided in Appendix E. 

According to the property owner, more than $10 million dollars of repairs and improvements are need 
to the building and site. Group Melvin Design is confi dent that the majority of this work is needed to 
ensure the property meets basic living standards. These improvements are not luxury items. Instead 
they  are basic improvements for a renovations that, according to the current property owner, will 
still target those below 60% of county median income adjusted for family size, assuming USDA rental 
assistance. 

The following upgrades are particularly noteworthy. The cost of the improvements have been 
included to indicate the scale of the problems which must be addressed.

• New top coat of parking and re-striping ($150,000): well regulated parking is a requirement 
in all suburban housing developments. The fact that the municipality requires parking only 
underlines the clear need of residents to have a safe and secure place to house their primary 
means of accessing services and employment.

• Site Lighting ($562,500): Lighting is an essential safety element. Improper lighting makes hazards 
harder to avoid and has been shown to increase incidences of both property and violent 
crime.

• Plumbing and Sanitary system clean out ($17,000): A well functioning sanitary system is a basic 
human need. So much so that the US Census has historically used lack of access to plumbing 
facilities as a major indicator of poverty. 

• Roof Replacement ($317,100): the capital needs assessment has identifi ed new roofs for 7 
buildings. Roofs can be fi re hazards if they allow water to get into areas where there is electrical 
equipment. In addition, poor roofi ng can increase the amount of mold and mildew that builds 
up in a unit which can have serious health effects for residents. If such issues remain untreated,  
framework can weaken, making the entire structure unsafe to inhabit.

• Windows ($108,500): Broken, malfunctioning and missing windows can be create unwholesome 
living conditions for residents. The need to assess light and air is the foundation of many of the 
building and zoning codes that currently regulate our built environment. Without access to 
fresh air, people can develop respiratory illnesses and diseases have a higher likelihood of 
spreading amongst residents.

• Hard-wired Smoke Detectors ($126,000): Well functioning smoke detectors are one of the 
best and most important safety elements in any home. Hard wired smoke detectors are very 
important in multi-family housing buildings. In general, they have a signal wire connected 
between multiple detectors that allows them to communicate to each other when there is 
smoke.  This means that if there is a fi re in one unit, smoke detector in adjacent units will go off. 
This gives all residents suffi cient time to evacuate in case of fi re.

• Hot water heaters ($285,600): The average life of a residential water heater is 10 years and 
failing hot water heaters prose a threat to occupants and the buildings they inhabit. Poorly 
maintained or failing heaters can explode, spray hot water from a ruptured tank and dissolve 
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the drywall around it. In less catastrophic ways, they can also begin to leak. Leaking heaters 
can cause mold and mildew, which is a detriment to human health while ruining  fl ooring and 
drywall. 

The above listed elements are only some of the many improvements necessary to ensure the 
building meets standards while addressing dilapidation and obsolete conditions. The magnitude of 
these costs indicate that such improvement are not minor, but will involve substantial work.

5.2.d. Conclusions

The character of the violations identifi ed by DCA, the list of capital improvements identifi ed by 
the property owner, and a detailed analysis of photographs taken of the units and the building 
indicates that substantial work must be done to improve ceilings, fi x walls, rehabilitate bathrooms 
and fi x kitchens so that they meet basic living standards. The fact that these issues persisted from 
2010 through 2012 indicates that neglect will likely continue to pose a treat to the wholesome living 
conditions of occupants. In totality these violations demonstrate that the Mullica West Apartments 
are substandard, dilapidated, and obsolescent and thus meet statutory Criterion A for being 
designated in Need of Redevelopment.

5.3.   Block 52, Lot 9

In a correspondence dated March 20, 2014, the contract purchaser, Ron Rukenstein, detailed a 
number of issues related with the buildings on Lot 9. That correspondence can be found in  Appendix 
F - Rukenstein Correspondence.

5.3.a. Shed and Garage

According to that report, there exists both a shed and garage that are clearly in disrepair and have 
outlived their useful life.  These structures are of insuffi cient size for today’s standards and based on 
condition and obsolescence would be best suited for demolition. 

Based on images provided in that report (Figure 3), it is clear to see that the shed has substantial 
structural damage, with the roof bowing in at the top. In addition, the roof has signs of heavy molding. 
The structure has clearly not been maintained for years and is unsafe to use for its intended purpose.

Pictures of the garage show a similar condition. The roof shows signifi cant signs of rust and lack of 
maintenance. The gutters are clearly falling off of the structure and the rust indicate the building is not 
waterproof. As a result, the garage is likely to have serious mold and water issues that could impact 
the structural integrity of the building. These clearly demonstrate that the building is substandard 
and dilapidated.

Additionally, the garage does not have doors. Any modern garage would have some means of 
preventing unauthorized users from accessing the structure. Combined with the rusted roofi ng and 
possible structural issues, it is clear that the garage should be considered obsolete for the purposes 
it was intended to serve.

5.3.b. On-Site House

Mr. Rukenstein’s report also notes that the single family home on the property maintains substandard 
and unsanitary conditions.  There are several areas where water leaks remain evident on the ceilings.  
Furthermore the foundation and mortar joints are in disrepair. Leaks in the ceiling indicate that 
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the roof may be compromised. This water damage is likely to have produced mold and possibly 
structural damage to the building. In either case, the structure is likely to be an unhealthy living 
condition for the resident.

It should also be noted that leaking water can be a fi re hazard if the problem allows water to 
get into areas where there is electrical equipment. The image provided by Mr. Rukenstein shows a 
room that is cluttered with highly combustible materials. The house is wood framed. Combined this 
evidence indicates that there may be a substantial fi re risk which poses a serious treat to the health 
and safety of both the resident and neighbors. 

5.3.c. Conclusions

The above analysis indicates that the shed, garage, and home have deteriorated signifi cantly and 
that the owner has, for some time, not undertaken the maintenance to properly address these issues. 
The result is that all buildings on site meet the statutory criteria for being unsafe and/or dilapidated. 
In addition, this analysis concludes that the garage and shed are suffi ciently outdated in their design 
and construction as to be considered obsolete for the purposes they are intended to serve. 
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Figure 3.   Images of Block 52, Lot 9

Top left: Shed
Top Right: Garage
Left: House
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Appendix C -  Property Owner Inspection







































































Appendix D -  DCA Report













































































Appendix E -  Cost Worksheets



Project: Mullica West Apartments Date:

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20
Item H & S 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 Total

Site 0 1736019 0 0 0 0 0 0 0 0 0 0 0 20000 0 0 135000 0 0 0 0 $1,891,019

Architecture 0 1139000 0 0 0 0 0 0 0 0 0 8400 0 0 0 0 33600 0 0 0 0 $1,181,000

Mech & Electric 0 1685040 0 0 0 0 0 0 0 0 0 126000 0 0 0 0 0 0 0 0 411600 $2,222,640

Dwelling Units 0 3676148 0 0 0 0 0 0 76006 54600 0 0 0 0 0 394912 422066 54600 0 0 84000 $4,762,332

Uninflated Totals 0 8,236,207 0 0 0 0 0 0 76,006 54,600 0 134,400 0 20,000 0 394,912 590,666 54,600 0 0 495,600 $10,056,991

Inflation Factor (3%) 1.0000 1.0000 1.0300 1.0609 1.0927 1.1255 1.1593 1.1941 1.2299 1.2668 1.3048 1.3439 1.3842 1.4258 1.4685 1.5126 1.5580 1.6047 1.6528 1.7024 1.7535

Inflated Totals 0 8,236,207 0 0 0 0 0 0 93,478 69,166 0 180,622 0 28,515 0 597,340 920,238 87,617 0 0 869,038 $11,082,221

Non-Inflated Inflated
Immediate Capital Needs:

Total Capital Needs Over the Term:
Grand Total Capital Needs:

Units: 168 Capital Needs Per Unit

$10,056,991
$10,056,991

Capital Needs Assessment
Executive Summary

$0

NEW CONSTRUCTION

$59,863

$11,082,221
$11,082,221

$65,966

Executive Summary 1 of 1 CNA Worksheet Version 1.5Executive Summary 1 of 1 CNA Worksheet Version 1.5



Project: Mullica West Apartments Date: 7/22/2013 Project: Mullica West Apartments Date:
Unit Total 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

Item EUL AGE RUL Cond Action DUR QTY Unit Cost Cost Comments Item H & S 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 Total
Existing Parking 15 0 15 Good Repair 1 1 ea 135,000 135000 New top coat Existing Parking 135000 0 0 0 0 0 0 0 0 0 0 0 0 0 135000 0 0 0 270000

Re-striping 12 0 12 Good Repair 1 1 ls 20000 20000 Re-striping 20000 0 0 0 0 0 0 0 0 0 20000 0 0 0 0 0 0 40000

Curbs & walks 30 0 30 Good Repair 0 1 ls 116400 116400 Handicapped access to units Curbs & walks 116400 116400

Landscaping 50 0 50 Good Maintain 0 1 ea 400000 400000 Landscaping 400000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 400000

Site Lighting 30 0 30 Good Construct 0 75 poles 7500 562500 Site Lighting 0 562500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 562500

Handicapped curb cuts 30 0 30 Good Replace 1 8 ls 500 4000 Handicapped curb cuts 4000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 4000

Downspout piping 50 30 20 Good Repair 0 7 bldgs 2915 20405
New underground piping 
system Downspout piping 20405 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 20405

Re-build maintenance bldg 40 0 40 Good Replace 1 2520 sf 35 88200 New building Re-build maintenance bldg 88200 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 88200

Plumbing/ site sanitary 
system clean out lines (7 

Plumbing/ site sanitary 
system clean out lines (7 

NEW CONSTRUCTION

Capital Needs Assessment
Materials and Conditions - Site

Capital Needs Assessment
Capital Needs Over the Term - Site

Materials and Condtions - Architectural Page 1 of 1 CNA Worksheet Version 1.5

system clean out lines (7 
bldgs) 20 0 20 Good Repair 1 7 ea 2500 17500

system clean out lines (7 
bldgs) 17500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 17500

New Road & Parking 25 0 25 Good Construct 0 7633 sy 12 91596 New Road & Parking 91596 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 91596

Existing Road 25 0 25 Good Construct 0 3880 sy 9 34920 New 2" overlay Existing Road 34920 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 34920

Demolition 25 0 25 Good Replace 0 1 ea 50000 50000 Demolition 0 50000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 50000

Curb 30 0 30 Good Construct 0 5857 lf 14 81998 Belgium Block Curb 81998 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 81998

Offsite Sidewalk 25 0 25 Good Construct 0 12250 sf 6 73500 Offsite Sidewalk 73500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 73500

Trash Enclosures 30 0 30 Good Construct 0 5 ea 8000 40000 Split face black & bollards Trash Enclosures 0 40000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 40000

Uninflated Totals 0 1736019 0 0 0 0 0 0 0 0 0 0 0 20000 0 0 135000 0 0 0 0 1891019

Inflation Factor (3%) 1.0000 1.0000 1.0300 1.0609 1.0927 1.1255 1.1593 1.1941 1.2299 1.2668 1.3048 1.3439 1.3842 1.4258 1.4685 1.5126 1.5580 1.6047 1.6528 1.7024 1.7535

Inflated Totals 0 1736019 0 0 0 0 0 0 0 0 0 0 0 28515 0 0 210326 0 0 0 0 1974860
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Project: Mullica West Apartments Date: 7/22/2013 Project: Mullica West Apartments Date:
Unit Total 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

Item EUL AGE RUL Cond Action DUR QTY Unit Cost Cost Comments Item H & S 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 Total
Screen and Storm Doors 15 0 15 Good Replace 1 168 ea 200 33600 Screen and Storm Doors 33600 0 0 0 0 0 0 0 0 0 0 0 0 0 0 33600 0 0 0 0 67200

Exterior Entry Lt Fixtures 10 0 10 Good Replace 1 168 ea 50 8400 Energy Star Rated Exterior Entry Lt Fixtures 8400 0 0 0 0 0 0 0 0 8400 0 0 0 0 0 0 0 0 16800

Roof (7 bldgs) 30 0 30 Good Replace 1 7 ls 45300 317100 Roof (7 bldgs) 317100 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 317100

Windows 25 0 25 Good Replace 1 434 ea 250 108500 Windows 108500 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 108500

Gutters and Downspouts 30 0 30 Good Replace 0 3600 lf 5 18000 515 linear feet per bldg Gutters and Downspouts 0 18000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 18000

Entry Doors 25 0 25 Good Replace 0 168 ea 700 117600 Fiberglass Door and Frames Entry Doors 117600 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 117600

Mechanical Room Doors 25 0 25 Good Replace 0 84 ea 700 58800 Mechanical Room Doors 58800 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 58800

Porch Roof 30 0 30 Good Replace 0 63 ea 2000 126000 Porch Roof 126000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 126000

Siding 25 0 25 Good Replace 0 752 sq 275 206800 sq= 100 sq ft Siding 206800 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 206800

Manufactured Stone Vaneer 25 0 25 Good Replace 0 172 sq 350 60200 sq= 100 sq ft Manufactured Stone Vaneer 60200 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 60200

Demolition 0 0 0 Good 0 168 du 500 84000 Apt Interior Demolition Demolition 84000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 84000

Uninflated Totals 0 1139000 0 0 0 0 0 0 0 0 0 8400 0 0 0 0 33600 0 0 0 0 1181000

NEW CONSTRUCTION

Capital Needs Assessment
Materials and Conditions - Architectural

Capital Needs Assessment
Capital Needs Over the Term - Architectural
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Inflation Factor (3%) 1.0000 1.0000 1.0300 1.0609 1.0927 1.1255 1.1593 1.1941 1.2299 1.2668 1.3048 1.3439 1.3842 1.4258 1.4685 1.5126 1.5580 1.6047 1.6528 1.7024 1.7535

Inflated Totals 0 1139000 0 0 0 0 0 0 0 0 0 11289 0 0 0 0 52348 0 0 0 0 1202637
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Project: Mullica West Apartments Date: 7/22/2013 Project: Mullica West Apartments Date:
Unit Total 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

Item EUL AGE RUL Cond Action DUR QTY Unit Cost Cost Comments Item H & S 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 Total
0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Switches/ outlets/ athroom exhaust 
fans/ heater/ shutoff switches 30 0 30 Good Replace 0 168 Apts 1250 210000

Switches/ outlets/ athroom 
exhaust fans/ heater/ shutoff 
switches 210000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 210000

Light fixtures 30 0 30 Good Replace 0 168 Apts 250 42000 Light fixtures 42000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 42000

Smoke detectors 10 0 10 Good Replace 1 168 Apts 750 126000 Hardwired Smoke detectors 0 126000 0 0 0 0 0 0 0 0 126000 0 0 0 0 0 0 0 0 126000 378000

Doorbells 30 0 30 Good Replace 0 168 Apts 130 21840 Doorbells 21840 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 21840

Hot Water Heater 20 0 20 Good Replace 1 168 Apts 1700 285600 Tankless Hot Water Heater 0 285600 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 285600 571200

Gas furnace/ A coils/ Condensers 25 0 25 Good Replace 1 168 Apts 3700 621600
Gas furnace/ A coils/ 
Condensers 0 621600 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 621600

Main Electric Service 30 0 30 Good Construct 0 168 Apts 1500 252000 Main Electric Service 252000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 252000

Laundry Area Plumbing/Pan 30 0 30 Good Construct 0 168 Apts 750 126000 Laundry Area Plumbing/Pan 126000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 126000

Uninflated Totals 0 1685040 0 0 0 0 0 0 0 0 0 126000 0 0 0 0 0 0 0 0 411600 2222640

NEW CONSTRUCTION

Capital Needs Assessment
Materials and Conditions - Mechanical & Electrical

Capital Needs Assessment
Capital Needs Over the Term - Mechanical & Electrical
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Uninflated Totals 0 1685040 0 0 0 0 0 0 0 0 0 126000 0 0 0 0 0 0 0 0 411600 2222640

Inflation Factor (3%) 1.0000 1.0000 1.0300 1.0609 1.0927 1.1255 1.1593 1.1941 1.2299 1.2668 1.3048 1.3439 1.3842 1.4258 1.4685 1.5126 1.5580 1.6047 1.6528 1.7024 1.7535

Inflated Totals 0 1685040 0 0 0 0 0 0 0 0 0 169333 0 0 0 0 0 0 0 0 721743 2576117
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Project: Mullica West Apartments Date: 7/22/2013 Project: Mullica West Apartments Date:
Unit Total 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

Item EUL AGE RUL Cond Action DUR QTY Unit Cost Cost Comments Item H & S 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 Total
. . . 0

Interior Closet Doors 30 0 30 Good Replace 0 336 ea 175 58800 6 Panel Interior Closet Doors 58800 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 58800

Interior (swing style) Doors 30 0 30 Good Replace 0 609 ea 100 60900 Interior (swing style) Doors 60900 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 60900

2nd floor mech. room doors 30 0 30 Good Replace 0 84 ea 600 50400 Flush Door 2nd floor mech. room doors 50400 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 50400

Misc Framing/ Drywall 40 0 40 Good Replace 0 168 Apt 1000 168000 Misc Framing/ Drywall 168000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 168000

Handicapped Modifications: 
Framing, Rough plumbing 
and Electric 25 0 25 Good Construct 1 9 ea 26250 236250

Handicapped Modifications: 
Framing, Rough plumbing and 
Electric 236250 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 236250

Refrigerators 15 0 15 Good Replace 1 168 ea 700 117600 Refrigerators 117600 0 0 0 0 0 0 0 0 0 0 0 0 0 117600 0 0 0 0 235200

Cabinets & Countertops 30 0 30 Good Replace 1 168 ea 3500 588000 Cabinets & Countertops 588000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 588000

Fire Extinguishers 7 0 7 Good Replace 0 168 Apts 45 7560 Fire Extinguishers 0 7560 0 0 0 0 0 0 7560 0 0 0 0 0 0 0 7560 0 0 0 0 22680

Tile 15 0 15 Good Replace 1 168 ea 700 117600 Tile 117600 0 0 0 0 0 0 0 0 0 0 0 0 0 117600 0 0 0 0 235200

Range 15 0 15 Good Replace 1 168 ea 550 92400

NEW CONSTRUCTION

Capital Needs Assessment
Materials and Conditions - Dwelling Units

Capital Needs Assessment
Capital Needs Over the Term - Dwelling Units

Materials and Conditions - Mechanical Electrical Page 1 of 1 CNA Worksheet Version 1.5

Range 15 0 15 Good Replace 1 168 ea 550 92400 Range 92400 0 0 0 0 0 0 0 0 0 0 0 0 0 0 92400 0 0 0 0 184800

Range Hood 15 0 15 Good Replace 1 168 ea 110 18480 Range Hood 18480 0 0 0 0 0 0 0 0 0 0 0 0 0 18460 0 0 0 0 36940

Vanity Top 20 0 20 Good Replace 1 168 ea 325 54600 Vanity Top 54600 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 54600

Tub surround 20 0 20 Good Replace 1 168 ea 400 67200 Tub surround 67200 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 67200

Faucets/drains/misc fittings 20 0 20 Good Replace 1 168 Apt 500 84000 Includes Shut Off Valves Faucets/drains/misc fittings 0 84000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 84000 168000

LVT/ sheet vinyl/ ceramic tile 15 0 15 Good Maintain 1 98728 sf 4 394912 LVT/ sheet vinyl/ ceramic tile 0 394912 0 0 0 0 0 0 0 0 0 0 0 0 0 394912 0 0 0 0 0 789824

Carpet 7 0 7 Good Replace 0 4889 sq yd 14 68446 Carpet in bedrooms only Carpet 0 68446 0 0 0 0 0 0 68446 0 0 0 0 0 0 0 68446 0 0 0 0 205338

Paint 8 0 8 Good Maintain 0 168 Apt 3250 546000 Low VOC Paint 546000 0 54600 54600 655200

Expand 2BR to 3BR 50 0 50 Good Construct 0 42 ea 22500 945000 Expand 2BR to 3BR 945000 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 945000

Uninflated Totals 0 3676148 0 0 0 0 0 0 76006 54600 0 0 0 0 0 394912 422066 54600 0 0 84000 4762332

Inflation Factor (3%) 1.0000 1.0000 1.0300 1.0609 1.0927 1.1255 1.1593 1.1941 1.2299 1.2668 1.3048 1.3439 1.3842 1.4258 1.4685 1.5126 1.5580 1.6047 1.6528 1.7024 1.7535

Inflated Totals 0 3676148 0 0 0 0 0 0 93478 69166 0 0 0 0 0 597340 657565 87617 0 0 147295 5328608
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Appendix F -  Rukenstein Correspondence



AFFORDABLE SALEM, INC. 
P.O. Box 1, Titusville, NJ  08560 

609-730-8138 ♦ 609-730-8139 
 
March 20, 2014 
 
Susanne H. Rhudy 
Land Use Administrator/Joint Land Use Board Secretary 
Municipal Housing Liaison 
Township of Harrison 
114 Bridgeton Pike 
Mullica Hill, NJ 08062 

  
 Re:  Block 52, Lot 9, 5.27 Acres, 54 Woodstown Road, Mullica Hill, NJ 08062 
 
Dear Ms. Rhudy: 
 
I am writing to you as the contract purchaser of the 54 Woodstown Road and, through a separate 
business (Rukenstein & Associates, LLC), the Developer of Mullica West Apartments.  This 
correspondence is a summary of our site inspection of 54 Woodstown Road as part of our due 
diligence for both properties which raised the following conditions: 
   

1. Dilapidated and obsolete buildings – There exists both a shed and garage that are clearly 
in disrepair and unsafe.  These structures are of insufficient size for today’s standards and 
based on condition and obsolescence would be best suited for demolition.  

 



 

 
 

2. Unsafe and Unsanitary Conditions - The single family home on this property maintains 
substandard and unsanitary conditions.  There are several areas where water leaks remain 
evident on the ceilings.  Further the foundation and mortar joints are in disrepair. Taken 
together with the dilapidated structures identified above, the property is conducive to 
unwholesome living conditions. 
 

 






