ﬂeéncof

On The Delaware a T;meless Treasure

Preliminary Investigation

Non- Condemnation Area in Need of Redevelopmendr
Area in Need oRehabilitation

Block1405; Lots1,and6
Block1411; Lots 1, 101,and 2

DelancoTownshlp New Jersey

Prepared By: Taylor Design Group, Inc.

Michelle M. TaylorPP, AICP
NJ License 5221
The original of thilocument has been signe

Adopted: June 25, 2019




Redevelopment or Rehabilitation Area Preliminary Investigation

;Deénco) ol

On The Delaware A Timeless Treasure

DelancoTownship Conmittee
Kate Fitzpatrick, Mayor

John Browne Deputy Mayor

Bob Dovey

Fernand Ouellette

Mike Templeton

DelancoTownshipJoint Land UseBoard
Laurie vanGenderenChair

DanielMartin, Vice Chair

Theresa Mader

William Matulewicz

Carl Taraschi

Ann Moore

Thomas FynanMayor Class | Member
Janice Lohr Class Il MembeiTownship Official
Fernand Ouellette Class Ill Member

Thom Lord, Alternate #1

Marlene Jass Alternate #2

DelancoTownship Staff

Richard Schwab TownshipAdministrator

JaniceM. Lohr,RMC,Township Clerk

Katherine T. Martin, RMC, Deputy Municipal Clerk
Robert Hudnell, Chief Financial Officer

Joe Rahman, Assessor

Tom Casey, Code Enforcement Officer

Jennifer Esposito, Court Administrator

John Fenimore, Superintendenaf Public Works

Township & Board Consultants

DouglasL. Heinold, Esq., Township Attorney

M. Lou Garty Esq.,Joint Land UseBoard Attorney
Hugh DoughertyPE,CME,Planning BoardEngineer
Michelle M.Taylor, PP, AICP, Planning Board Planner



Redevelopment or Rehabilitation Area Preliminary Investigation

Contents

l. Introduction and Basis for the Investigation PP |
[l. Statutory REqQUIrEMENTS ....icvuiirieiirrriirencrrmms s rrnn s ernss s eenss e
lll. Description of the Study Area ....ccooeevvieirinisenrsireneesn s eeneeennn 4

Parcel Analysis INtrOAUCHIQN. ..o e e e e e e e e e e e e e e e s e e e s e e e e s s s s e s neaneranes 14
t I NOSEaQ | AAL2NRO..L2Y. 0.8 Ed e 14
ParCel ANGIYSIS......coi i e e e e e e e e e e e e e e e aa e e e e e e e e e e e e e e e e e e ————————— 19
Redevelopment or éhabilitation Area Designation Analysis and Recommendation.................. 30
INAIVIAUAI PArCeI ANAIYSIS......eiiiiiiiiiiie e e e e e e e e e e 31
V. Planning & Zoning CoNteXt .....cvvveeueiicemneiireen s srenrsen s eennn e 32
V. Summary & CONCIUSIONS  ...cccvuiiririiirr e s s crsms s e s s e rma e 34
RV AN o] 01T g o [ o3 > P 35
Appendix A - RESOIULION 201959.......uuuiiiiiiiiiiiieieee et e e e s e e e e e bbb raeeaees 35
Appendix B - Map entitledd ! & K { 0 NBE.S.0....L.NB L€, 35
Appendix C - Historic Mapping; 1856, 1859, and 187.6.........ccccoouiiriiiiiienniiiiiiieee e 35
Appendix D - National Flood Hazard Layer FIRMELLE.............uuuviiiiiiiieiiieiieeeeeeeeeeeeeeeee e e e, 35
Appendix A - ReSOIULION 2019 -59.....coiiiiiiiiiiiieee e 36
Appendix B - Map entitledd ! & K { 0 NB.S.0...L.NB L& 39
Appendix C - Historic Mapping; 1856, 1859, and 187.6.........ccccooviiriiiiiierriiiiiiieee e 40
Appendix D - National Flood Hazard Layer FIRMette............ccccveevieeiiiiiiiiiiiiiieeeeee . 43
BiDHOGrapRy ... e 44



Redevelopment or Rehabilitation Area Preliminary Investigation

l. Introduction and Basis for the Investigation

The Township seeks to determine whether the redevelopment process in accordance with the
NJ Local Redevelopment and Housing Law (LRHL), N.J.S.A. 40A:12A et seq. could be the most
effective planning andimplementation strategy to accomplish the revitalizatin of certain
parcels to the south of the intersection of Rancocas Avenue and Ash Street, along the
Rancocas Creek The general purpose for designating a Redevelopment Area or
Rehabilitation Area is to arrest the deterioration of an area and encourage irapement and
reinvestment not likely to be accomplished privatelyand requiring responsible public
intervention.

On April 1, 2019 the Delanco Township Committee authorized by Resolutiop019-59,
attached hereto as Appendi, the DelancoTownshipJoint Land UseBoard to undertake an
investigation to determine whethethe identified parcelsmay be designated aither a

1 Non- CondemnationArea in Need of Redevelopmentccording to the criteria set forthin
N.J.S.A. 40A:12A, or alternatively an
1 Area in Need oRehabilitation pursuant to the criteria set forth in N.J.S.A. 40A: 1214 .

The Township Committee has determined that it is in the best interest of the Township to
encourage redevelopment and rehabilitation of eligie lands within the Township, particularly
when such redevelopment may advance the specific planning and land use goals and
objectives of the Township. In particular, the Township Committee has directed the Township
Joint Land UseBoard to conduct an invstigation of the following parcelss identified on the
DelancoTownship Tax Maps

Block1405; Lots1 and 6

Block1411; Lots1, 1.01, and 2

This InvestigatiorReporthas been prepared pursuant to the New Jersey Local Redevelopment
and Housing Law, N.J.S.A. 40A:12let seq. A Map entitled0Ash StreetAr e a 6 Mayli e d
2019, included as AppendixB of this report, depicts the boundaries of the proposed
redevelopment aea and the location of the various parcels of property included therein.
Affixed to the map is a statement setting forth the basis for the investigation.

Taylor Design Group, Ind&. he Boar dds Co redewédtMasier Pland, Zominge r
Ordinances, tax maps, aerial photography, resolutions of approval, correspondencey]
historical recordsto prepare the study. The report also relies upon the statements of
Township professional staff

This report was prowded to the Planning Board for review at the public hearing held dune
5, 2019; and has beenr evi sed, pur suant to the Pl annin
subsequent to the public hearing.

After an area is designated, a Redevelopment PléRlan)may be adoptel for the area by the
Township Committee, which can set forth the guiding plan for revitalization of the ar&ais
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Plan can include standards for modified uses, bulk standards, and design standards, and
would be referred to theJoint Land UseéBoard (JLUB for review and recommendation relative
to consistency with the Master Plan, as required by the LRHL.

Adoption Procedures and Next Steps

If the Township Committee concurs with théoint Land UseBoard assessment that the study
area meets the necessary deria, the area can then be formally adopted by Resolution of the
Township Committee aseither a NonCondemnation Area in Need of Redevelopment
according to the criteria set forth in N.J.S.A. 40A:1ZA or alternatively, anArea in Need of
Rehabilitation pursuant to the criteria set forth in N.J.S.A. 40A:121A1.

Designation as aNon-Condemnation Redevelopment Arear a Rehabilitation Area does not
entitle the municipal government to acquire property via eminent domain.

Thereafter, Townshifcommittee may develop a Redevelopment Plan for the site, whigbuld
need to bereferredto the Joint Land Use Boardor review, prior to adoption.

If a Redevelopment Plan is adoptedh redeveloper would then be required to apply to the
Joint Land Use Bard for Subdivisionor Site Planapprovak under the normal course of any
other land use application consistent with the NJ Municipal Land Use Law

ll. Statutory Requirements

RedevelopmentArea Determination (NofCondemnation)

The principal goal ofredevelopment, as declared by the legislature, is to promote physical
development that is most beneficial to the social and economic improvement of localities and
as definedbelow.

ORedevel opment means cl earance, repl ann
redevelopment the conservation and rehabilitation of any structure or
i mprovement, the constructi ¢parsuamintd pr ovi si
criteria).

For a delineated area to be consideredadd Ar ea i n Need aHepaReldneuste | o p me

meet one or more of tle following statutory criteria as set forth in 40A:12A:

a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or
obsolescent, or possess any of such characteristics, or are so lacking in light, air, or
space, as to be conducived 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 digpair as to be untenantable;

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 rekion, and that by

5
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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. Areaswith 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 thereinrather 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 andelfare, 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 five contiguous acresyhereon buildings or improvements have
been destroyed, consumed by fire, demolished or altered by the action of storm, fire,
cyclone, tornado, earthquake or other casualty in such a way that the aggregate
assessed value of the area has been materially degciated;

g. In any municipality in which an enterprise zone has been designated pursuant to the
"New Jersey Urban Enterprise Zones Act,” P.L.1983, ¢.303 (C.52:Met seq.) the
execution of the actions prescribed in that act for the adoption by thraunicipality and
approval by the New Jersey Urban Enterprise Zone Authority of the zone development
plan for the area of the enterprise zone shall be considered sufficient for the
determination that the area is in need of redevelopment pursuant to sectiortsand 6
of P.L.1992, c.79 12 (C.40A:12/ 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:201 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 et seq.). The
municipality shall not utilize any other redevelopment powers within the urban
enterprise zone unless the municipal governing body and planning board have also
taken the actions and fulfilled the requirements prescribed in P.L.1992, c¢.79
(C.40A:12A1 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 inkuding the area of the enterprise zone; and

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

Furthermore, the definition eiernatstbeRelagsiervoé | o p me
additional parcels by stating:

OA redevel opment area may include | and, bu
themselves are not detrimental to the public health, satg or welfare, but the

inclusion of which is found necessary, with or without change in their condition,

for the effective redevel opment of the are
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Rehabilitation Area Determination
Promoting the advancement of community intests through rehabilitation seeks to improve
commercial, industrial, residential, and civic facilities.

Rehabilitation means an undertaking, by means of extensive repair,
reconstruction, or renovation of existing structures, with or without the
introduction of new constructionor the enlargement of existing structures, in
any area that has been determined in need of rehabilitation or redevelopment,
to eliminate substandard structural or housing conditions and arrest the
deterioration of that area.
As set foth in 40A:12Al14a, a delineated area to be considered to be a0 Ar ea i n Need

Rehabilitationd if the governing body of the municipality determines bigesolution that a
program of rehabilitation, as defined in section 3 of P.L.1992, ¢.79 (C.40A:12)\ may be
expected to prevent further deterioration and promote the overall development of the
community; and that there exist in that area any of the follomg conditions such that:

(1) a significant portion of structures therein are in a deteriorated or substandard
condition;

(2) more than half of the housing stock in the delineated area is at least 50 years old;

(3) there is a pattern of vacancy, abandonment or undatilization of properties in the
area,;

(4) there is a persistent arrearage of property tax payments on properties in the area;

(5) environmental contamination is discouraging improvements and investment in
properties in the area; or

(6) a majority of the water andsewer infrastructure in the delineated area is at least 50
years old and is in need of repair or substantial maintenance.

lll.Description of the Study Area

General Description

The StudyAreais comprised of5 lots totaling approximately2.95 acres locatedto the south
of the intersection of Rancocas Avenue and Ash Street, along the Rancocas Cegekwithin
the R6 Residential Districtas shown on theAerial Map Tax Map and Zoning Map figures
following

The surrounding lands are occupied by single family and t#emily dwellings. To the north of
the Study Area across Rancocas Avenue are sirdgenily residential dwellings. There are
several parcels located in Block 1405, north and west of the identifiedusly area, which
contain singlefamily and twofamily dwellings (Lots 2, 3, 4, and 5).To the east of the Study
Area across Poplar Street is the R residential Zoning District. Directlypetween Rancocas
and BurlingtonAvenues, along the Rancocas Creek to thevest are 2 residential dwellings
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units within the R6 District. To the South of the Study Area exists the Rancocas Creakd

beyond is the Township of Riverside

Aerial Image Location Map
Aerial imagecourtesy GoogleEarth; obtained March 12, 2019.

Block 1405

Parcel Data

Map

D Block Lot

Source: Delanco Township

Owner

Source: MOD IV Tax Data Obtained 3.12.19

Block 1411

Tax Records, April 4, 2019

PropertyAddress

Areain Prop.
Acres Class A

Usé@Description

A 14051 Ward, Mary 201 Buttonwood 0.379 2 R-6 Dwelling and outbuildings
Street Acres

B 14056 Fisher Harold F and Sons 200 Ash Street 0.745 4A |R6 |Manufacturing & Warehousing
Acres

c 14112 Manion, Martin and Catherine Paul |215 Ash Street 0.731 4A |R6 |Manufacturing & Warehousing
Acres

D 14111.01 |Mullen, Larry C Jr 219 Ash Street 0.256 4A |R6 |Warehousing
Acres

E 14112 McQuade, Frederick V Trustee 701 Rancocas Ave |0.835 |2 R-6 |Dwelling and Outdoor storage
Acres yard
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Tax Map
Source DelancoTownship Tax Maps
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Regional Setting

Delanco Townships a residential community located in the western portion of Burlington
County bordered by two major wateways, served by N.J.S.H. Route 130 andJ Transit
Riverline, and bounded to the east byseveral townships including Beverly and Edgewater
Park

The northern boundary is framed by th®elaware River; and the soutlwvestern portion of
Delanco Townshipis bounded by theRancocas Creekboth of which flow into the Atlatic
Ocean. lts location, within th&hiladelphiaMetropolitan Regiorand proximity to a major river
systemand transportation corridors including the river, railroad, and N.J.S.H. Route 18
led to suburbanization,slowed by finite community boundaries and existing residential,
commercial, and industrial developmentDelanco Township is borderedh New Jerseyby five
municipalities which include Township of Beverly, Edgewater Park Township, Riverside
Township, Delran Township and Willingboro Township.
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The study area is locateavithin the southwestern quadrant of Delanco Townshand east of
the intersection of Burlington Avenue and Rancocas Avenue and bisetby Ash Street.The
site isalong Delanco Townshifs boundaryat the Rancocas Creek.

Existing Zoning
The Study areas within the R6 SingleFamily Residential District bounded by the-RSingle
Family Residential District to the east.

The R4 and R6 Single FamilyResidential Dstricts permit single familydwellingson 7,500

square feet and 5,000 square feet lots, respectively, a well aspublic parks and recreational
facilities, governmental buildings and facilities In the R6 District existing singlefamily
semidetached and existing twdéamily dwellingsare permitted

Conditionally Permitted uses in the B zone district include places of worship; utility
structures and facilities; quaspublic buildings and recreation areas; home oopations;
public or notfor-profit schools; and marina and marina related facilites.

In 2011, the governing body responded to the 2009 Master Plan aratiopted an ordinance
seeking to accommodate the specific area, which has been used for lumber processi
shipbuilding, and construction since the late 1# Century. In addition to the above the
followingare conditionally permitted use®n Block 1405, Lots 1 and 6 and Block 1411, Lots

1, 1.01, and 2, general offices and office buildings; tradesman and artisan shops, offices and
showrooms; manufacture, fabrication and assembly of products from previously processed
and prepared materials conducted within completely enclosed buildings; research and
scientific laboratories; computer software development and manufacture; printing; furniture
and cabinet making; reupholstering; and media production facilitiesThe ordinance change
has not resulted inany significantprivate investment or reinvestment in the bildings or sites.

The age and condition of the structures, the anticipated expense of rehabilitating the
structures to make them suitable for municipal purposes makes the use of these structures
by the Township unrealistic. The ease of access to the Rapas Creek near existing
residential development is a desirable amenity. The Township desires to implement an
element of historic preservation in the structures that apply, and a land use that is compatible
with the neighboring singldamily uses; therebre, the Township is seeking to undergo the
redevelopment and rehabilitation process per the LRHL.

10
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Zoning Map

7

N

Existing Land Use

The existing land use on the parcels includes single family residential buildings, vacast@y
Canvas Shop Factory, and largelyabandoned boatyard with scattered &tory office space,
exterior storage, and interior storageand manufacturing buildings. All the parcels have
access to the Rancocas Creek and the tax maps illustrate that the properhes extend past
the mean highwater ling, into the waterway

Environmental Constraints
Flood

The parcels are identified aboven a Flood Hazard FIRMette courtesy of FEMA within special
flood hazard areas, i ncluding the oOregul ator
(elevation 10 feet) The AE Zone is an insurance rate zone that corresponds to the one
percentannualchance floodplains. The flood hazard areas of the Rancocas and Delaware

Rivers are subject to periodic inundation whicimay result in loss of life, property, health and

safety hazards, disruption of commerce and governmental services, extraordinary public
experditures for flood protection and relief and impairment of the tax base, all of which

11
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adversely affect the public health, safety and general welfareThese flood lossesmay be
caused by the cumulative effect of obstructions in floodplainscreasingflood heights and
velocities and by the occupancy in flood hazard areas by uses vulnerable to floods or
hazardous to other lands which are inadequately elevated, floodproofed or etwise
protected from flood damage. For the National Flood Hazard LayerlFVette please see
Appendix D

Flood Mapping

The map below illustrates the Regulatory Floodway as the hatched area closest towaerway, the
blue is in the AE Zon@ an area inundated by 1% annual chance of flooding.00 year flood) with a
required residenti al bandteetanls donedXd &nlareamwdttt 0.2%n s et
annual chance of flooding (500year flood) Source: FEMA FIRMette.
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Chapter 65entitled Flood Damage Preventions applicable to the property and requirethe
Study Area to follow all regulations applicable to theeas of SpecialFlood Hazard including:

1 Certification that the floodproofing methods for any nonresidential structure mémeg
certain criteria in 865-8B(2).

1 New constructionor substantial improvement of any residential and nonresidential
structure located in an A or AE Zoris required tohave the lowest floor, includinghe
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basement, and utilities such as HVAC osanitary facilities, elevated at or above the
base flood elevation plus two feet
o Additionally nonresidential construction is required tde floodproofedbelow
the base flood level plus twdeet so the structure is watertight

1 Located within areas of special flood hazard established §65-6 are areas designated
as floodways. Floodwaysare extremely hazardous area due to the velocity of
floodwaters which carry debris, potential projectiies and erosion potential
Encroachments,including but not limited to fill or substantial improvements, are
prohibited unlessan evaluation demonstrates thaencroachmentsdo not result in any
increase in flood levels during the occurrence of the base flood discharge.

Soils
According to the Natural Resources Conservat.i
Areads soil i s canaiplnsirrcompdnend Bo¥sistihg df Bura, Galloway

and Downer sediments GabB is Galestown sand, with 0 to 5 percent slopetassified as a
well-drained upland soil suited for agriculture and woodlands

No Known Contamination Sites

There are no known contamination sitetn the study area Harold E Fisher & Sons Inc.,

Crownflex Abrasives Inc., and P&K-@Metric Inc. are lised as State Facilities of Interest by

the Environmental Protection Agency, and subsequently the New Jersey Department of
Environmental Protection.The Envi ronment al Protection Agen
identifies facilities, sites or placesthat are subject to environmental regulation.The New

Jersey Environmental Management SystelNJEM$ Sites are regulated by NJDEP under one

or more regulatory permitting or enforcement programs, or sites that are otherwise of some

interest to a NJDEP pragm.

Harold F Fisher & Sons Inc. holds a permit under the National Pollution Discharge Elimination
System (NPDES) to discharge effluent at a specific poirgsued under the NJEMS 498645.
The site is also subject to @ermit for the Emergency Planningradl Community Righto-Know

Act (EPCRA) which requires regulated facilities to disclose specific information to the EPA,
NJDEP as well as the public about the storage, use, and release of hazardous chemicals
(NJEMS 35178500000). Finally,the site is alsosubject to a permit for XRay Equipment,
under NJDEP these are regulated for human health and safety, no matter the use (NJEMS
549132).

P&K GO-Metric Inc.has an NPDES Permit under NJEMS 497097, and an EPCRA under NJEMS
89215200000. Finally, Crownflex Abrasives Inc. has an EPCRA permit under NJEMS
53262400000. These facilities holding these permits house hazardous materials é&n
chemicalsrequiring continualmonitoring to insure they are being maintained in a way that is
not harmful to the enwronmental and human health of the people that work with them or the
surrounding residents.

13
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Most of the properties are located completely within the AE flood zone and subject to
inundation. It seems likely based upon the historic uses of the sites andillings that
environmental contamination likely exists in the area. Heavy metals in the form of copper,
lead and zinc were discharged to the sewer system from one of the sites, but that issue has
been remedied. The area is not in excess ofdgres, so tre New Jersey Landscape project
does not characterize if the area contains historic fill.

The New Jersey Hazardous Discharge Site Remediation Fund (HDSR) provides funding to
eligible private and public entities for remediation and determination of clearp costs. The
purpose of the fund is to assist communities seeking to bring underperforming properties
back to potential. Based upon the existing permits and the historic uses of the sites, it is
advisable to seek funding and perform an environmental site assessment, prior to the
development of a Redevelopment Plan.

Parcel Analysidntroduction

The Townshipis located in the Lower Delaware Watershed Region within the Rancocas
watershed and thestudy areais locatedalong the Rancocas Creghless than half a mileeast

of the Delaware RiverHawk Islandis located just to the west of the study area and directly at
the confluence of the DelawareRiver and Rancocas Creek.

The Delanco area was formed frontwo separateland development venturesand officially
merged to become the village of Delanco around 185Richard Wilmerton began developing
homes on his farmland north othe Rancocas Creek and nantthe venture Delarancoto
call attention to its location at the confluence of the two important rivers used for commerce.
A group of investors joinedogether to form the Delanco Land Company and began to sell
housing lots as summer homes for Philadelphian industrialistaround the same time.
Because ofthe proximity to Philadelphig water bodies and raillines, the area was ideally
situated for growth and properity. Trains from Camden & Amboy stopped in the area
frequently before heading into Philadelphia and provided support for local agriculture
bringing goods into the city. At the same time wharfs were built on the Rancocas further
opening up the area tacommercial fishing ad manufacturing.

ParceboHistoric Context

The properties outlined in this report have a long history e@bmmercial fishing, lumber
processing, construction, andship and boatbuilding including parcels at the end of
Buttonwood Street, Ash Street, and Poplar StreefThe 1856 plan of lots; 1859 and 1876
street maps; and Sanborn Mags in three community surveydrom 1909 to 1921 further
illustrate that rich history. See AppendipxCfor the 1856, 1859, and 1876 maps.
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The lower right corner of this 1909 Sanborn map (sheet 2) partially illustratesportion of
Block 1405 (see #29).
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The upper left corner of tk following1915 Sanborn map (sheet 3) shows a labelled inset of
Block 1405 (see #29) note that the surrounding streets are not related to the inset).
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The following two Sanborn maps from 1909 and 1915 illustrate the evolution of building
development upon Block 211 (see #30).
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Below seeSheet 5 of the 1921 Sanborn mapping which illustratethe structures located on
both Blocks 1405 and 1411 (see #29 & #30).
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Block 1405, Lot 1
Wi | mer t on 0 $8560pan o Iota ilustrates a Ship Yard on Block 1405, Lot 1The
same or similar usage is illustrated through 1921.Block 1405, Lot 1, as indicated by the

1921 map the lot held a number of small structures for boat and fisherman storage as well
as a boat shop.
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Per oThe Delanco Storyo (1971), in 1854, Nathan S. Crane operated a shipyard along the
Rancocas between the two bridges consistent with the 1859 mapping-he 1915 Sanborn
mapping also clearly shows that boat storage, outbuildings, and fishing shacks are located on
Lot 1. Finally, the1921 Sanborn mapping illustrates a similar configuration.Todaythe
dwellingis located directlyon Buttonwood Street.

Block 1405, Lot 6

Wil mertonds Delaranco 1856 plan of |l ots illus
WashingtonStreet, nowknown as Rancocas AvenueThe 1859 street mapping illustrates a

shipyard on this block (with Lot 1) and no structures. At some point in the late 1800s a

dwelling was built onLot 6, and in 1881 Andress Ridgway began manufacturing shoes at his
residence. In 1885 Ridgway erected a frame building to house the factognd the 1909

Sanborn mapping illustrates that therevere several frame structures including the factory,

dwelling and an outbuilding.In 1912, the frame building was replaced by the large threstory

brick building locatedon the site today. The 1915 and 1921 Sanborn maps confirm the
additional buildings, including the brick &tory factory, storage buildings, dwelling, and
outbuildings The shoe business closed in the 19200s
Company operated on the siteln the 1960s the building was purchased through a tax sale

and used for boat storage and outboard marine workThe latest use of the building ishte

Canvas Shop factory manufacturers of canvas boat products

Block 1411,1l0t1 & 1.01

Wil mertonds Delaranco Lots per the 1856 pl an
today Block 1411, Lots 1 and 1.01 with frontage on Ash Street and RancocasAune. Block

1411, as indicated by the Sanborn maps, was a single lot in 19G#nd the site of acGsummer

cottageb.

orheD e | a n ¢ o19B1) notesythat Louis D. Steel built his first 3doot boat at age 16 circa

1913; and that he mostly constructed pleasue craft. The history goes onto note that a group

of men including Steel operated a construction company as well, cutting their own lumber and
constructing bridges, wharves, and ferry docks, and many boat8y 1915, the Sanborn

mapping shows five large stictures labeled as boat storage, as well as a smaller shed and

wat ¢ hman d sThebmap ldbelsiit asghe premises of L.D. Steel Boat Builder with offices,
using steam power, electric |ightinigD Stelnd coa
is cited as the manufacturer of boats including tugboats designed by J. Murray Watts and
described and detailed in a Marine Engineering Periodicaturthermore,6TheDe | anco St or \
(1971) goes on to state that the compampuilt tugboats for the United States government

during World War |, beam trawlers for commercial fisherman, and pleasure craft of various

types for clients. The 1921 Sanborn map illustrates that some buildings were remed and

replaced with other structures but that the site was occupied by Delanco Ship Building Co.

Inc., maker of wooden vesselsThe sites havecontinued in this fashion, operated by different

owners and used as a base for welders, machine shops, and lateanufactured homes, a
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fleet of dump trucks, construction and reconstruction of power boats, sail boats and ships
such as ferries, barges, and tugboats.

Block 1411, Lot 2

Block 1411, Lot 2 with frontage on Poplar Street and Rancocas Avenue is the areat tivould
have been located between the Steam Saw Miltlescribed aboveand the wharf at the
Rancocasat the streetend of Poplar Street An 1859 Map illustrates this more clearly.0The
Del anc o (1991) distorydodepicts photos of several freighters ah excursion boats
docking at both the Poplar and Union Street wharveslThe history states that steamboats
operated between Mt. Holly and Philadelphia on the Rancocas with the earliest known being
the Norristown in 1823, captained by John GardnemBased yon the pamphlet authored by
Peter Fritz entitted-De |l ancods Hi s todoat tcavelVdh goeds, inateriald and
people ended in the 1900s.

The 1909 Sanborn mapping illustratesyacant landat the terminus of PoplarStreet By 1915

a dwelling is illustrated between the Rancocas and the street end at the intersection of Poplar
Avenue and Rancocas Avenudt would appear that because of the construction of bridges
and other improvements in transportation methods at the timehat the wharf was made
obsolete and deconstructed.

Parcel Analysis

Block 1405, Lot 1

Currently Block 1405, Lot 1 contains @ occupiedresidential dwelling and afew of small
shedsin the rear yard, which are likely remnants of the fishing shacks used by fishermé&ine
dwelling (partially shown at lower rightand property are welmaintained, similar to the other
dwellings on Buttonwood Street, as illustrated below:

p 7,

o
'''''''''''
......
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The property record card indicates the building wasonstructed in approximately 1900,
consi stent with the 1915 Sanborn mapping,
Houseod i n tBaset upbnacexie¢w oburent aerial imagery it appearghat the
remnant of a boat launchremains along the riverbank.

Block 1405, Lot 6

The uplands portion of the site above the mean highater line and bulkhead ispoorly
maintained. Thestructure on Block 1405, Lot 6has several boardedand blockedwindows
There is alack of property maintenance, including overgrown plants, brush pileand
neglected landscaping There areabandoned site improvements such as theboat launch,
and exteriorstorage ofmaterials and debris There isbarbed wire overa poorly maintained
chain link fene extendingalong the Rancocas Avenue street frontagend surrounding the
site.

On November 28, 2018 Harold F Fisher & Sons Inc. was issued @Notice of Unsafe
Structured. Areport by a civil engineeindicates the buildingis sound in structure, however,
that there were several temporary supporbraces that should be replaced with permanent
repairs. Violations found concerning the code and safety of the structuneclude exposed
electrical boxes, lak of fire extinguishers, no emergency lighting at exits or stairways inside
or outside,and fueled equipment inside building Themeans of egresswvas foundunsafe and
inoperable,and a freight elevatorwas foundinoperable.

The Township alsgrovided Harold FFisher & Sons Inc. a Code Compliance Report stating
several violationsof Township Codes for lack ahaintenanceand unpermitted storageon the

property.

1 Violation 1351: Brush, grass, weeds; othepiled debris such asmotors and metals.
Violation 2015 IPMC 302.8:UnlicensedMotor Vehicles(Ambulance).0

Violation 222-8(10): Inoperable Vehicled truck in side yard.

Violation 222-8(6): Stagnant Waterdocated in tires, buckets or totes.

Violation 222-8(B): Maintenance Standardsfor stairwell exit steps broken rotting
wood, and no hand rail.

1 Violation 222-8.A(3):Maintenance Standardsd Hot water heater located in side yard.

= =4 =4 4
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See images below of the site and building located dmwt 6. The first images taken from
Rancocas Avenuefacing southeast and the secondis taken from the Ash Street
unimproved streetend along the Rancocas Creelfacing west
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Ash Street

The Ash Street streeénd is paved for approximately half the righkif-way length. The
remaining portion of the street isunpaved and the location of astormwater swalewhich

extendsthe existingsubsurfacestormwater systento the Rancocas Creelas pictured below.

Block 1411

The aerial image of the block illustrates large open and unpaved areas used for storage and
circulation, as well as a collection of buildingsestimated to beconstructed prior to 1935. The
commercial and industrial uses on the site, including interior and exterior storage of goods
and manufacturing are surrounded by six feet high chain link and wooden stockadencing,
separatingthe site from the surrounding residential neighborhoodTheuses, buildings, and
structures are physical and visual barriers between the Rancocas Creek and the surrounding

dwellings.
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The following photo, taken from Ash Street and facing east, illustrates the relationship
between the lots inBlock 1411 which are separated by fences Lot 1 is to the right of the
image and 1.01 is to the left of the image. The blue shipping container in the background is
located onlLot 2.

The following photo, taken from Rancocas Avenue and facing south (towards the Ransoca
Creek), illustrates the relationship between the lots iBlock 1411 which are separated by
fences. Lot 1.01 is to the right of the image antot 2 is to the left of the image. The dwelling
to the left and in the background is located ohot 2.
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Block 1411, Lot 1

Block 1411, Lot 1, contains a sprawling one-story frame structure with additions and
overhangsat the GO-Metric Inc. site. The site is fenced andcontains indoor and outdoor
storage, offices,and a boat launch. The most recent use fahe building was amanufacturer
of industrial supplies. The site is largely open and unimproved with gravel and stqrapen
circulation, storage, and parking areasThe following photo is taken from the end of Poplar
Street at its intersection with Rancoas Avenue. The dwelling located oot 2 is in the
foreground; and the building oot 1, adjacent to the Rancocas Creek is visible.

1.

-
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The images following are taken frorthe Ash Streetstreetend. Theimage belowillustrates
the existing buildingfacing due southeastwith the circulation, storage and parking area in

the foreground

The photo below illustrates the existing building ¢ang south, with the Rancocas Railroad
Bridge andRancocas Creeho the right side.
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Block 1411, Lot1.01
On Block 1411, Lot 1.01, observation shows twone- story frame structures as theCrownflex

Abrasivessite. Thesite is fenced andhas beenused for indoor and outdoor storage, offices,
and manufacturing of industrial supplies.

The following photograph illustrates the site and buildings facing due west from Rancocas
Avenue.

The image below is taken facing southeast from Rancocas Avenue. The aiabne of the
buildingsis being repaired.
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A view of the buildings facing northeast from the Ash Street stremtd with the fence serving
Lot 1 in the foreground.

Block 1411, Lot2

The dwelling orma portion of Lot 2 pursuant to the tax assessment recordappears to bein
good condition and well maintained. A portion &bt 2 fronting along Rancocas Avenue and
Poplar Street is surrounded by a wooden stockage fence. Based upon aerial images and site
observation the lot contains boats and boat parts, deteriorating boat ramp/launch,
unidentifiable materials covered by tarps and W tires, shipping container, vehiclesand
shed(s).

The photo was from the intersection of Poplar Street and Rancocas Avenue facing south of
the dwelling. The stockade fence lining the street and reducing visibility into the site is to the
right.
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Thefollowing photo was taken facing southwest from the intersection of Poplar Street and
Rancocas Avenue. A fence and large shed or garage are visible.
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The following two photographs are taken from Rancocas Avenue and face southeast,
illustrating covereal boats, structures, andblue shipping container, orLot 2.
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Redevelopmentor Rehabilitation AreeDesignation Analysis and Recommendation

The general purpose for designating an area asRedevelopmentArea or Rehabilitation Area
under the LRHL is to encourage and assist responsible redevelopment of an area consistent
with goals and objectives of the community, which generally includes upgraded structures and
site improvements on lots with sufficient area, ad the introduction of uses that are
appropriate to a specific area, and in accordance with adopted redevelopment plan

Rehabilitation Recommendation
Rehabilitation as defined in the New Jersey Zoning & Land Use Administration book by William

M.Cox&t uart R Koenig, 1is 0é an undertaking,

or renovation of existing structures, with or without the introduction of new construction or the
enlargement of existing structures, in any area that has been determinéal be in need of
rehabilitation or redevelopment, to eliminate substandard structural or housing conditions
and arrest the deterioration of the area. o

TheJLUBrecommendsdesignating theentire StudyArea as an Arean Need of Rehabilitation,
where short term tax abatement upon taxable improvements would be an available tdol
encourage private reinvestment.

Noncondemnation RedevelopmenRecommendation

The area analysis indicates that portions of the study area methe criteria established by
N.J.S.A. 40A:12A.a, 5.b, and 5.d for designation of a redevelopment arealt is a local
objective to preserve historic features of the siteto the extent possible and to obtain public
waterfront access in some manner. It should be noted that the presence of the Rancocas
Creek creates a issue with respect to location, remoteness, and lack of means of access.
Markets and employees are reduced by the presence of the creek he relatively remote
location of the parcels awg from collectors, arterials, and highways or rail lines results in
reduced accessibility.

Block 1405, Lot 6 meets the statutory requirements to be designated adNoncondemnation
Redevelopment Areaas outlined below(see Block 1405, Lot 6) TheJoint Land Use Board
suggests that the Township Committee consider the building known as the Canvas Shop as a
Noncondemnation Redevelopment Area. The age of tleaisting building the location, site
layo ut , and conditi on @dsdibledesignationi Mheilikebhoad ofthé h e
placement ofhistoric fill, the flood designation AE, and the need for a Phase | Environmental
Study all suggest that further evaluation of the property is warranted to determine what land
uses may be appropriate.Thelack of a Redevelopment partneor a clearer vision of the use

of the existing building cause the Board pause, unless a suitable partream be secured once

a Redevelopment Plan can be developedased upon a neighborhood vision andan
understanding of potential environmental challenges
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Individual Parcel Analysis

Block 1405, Lot 6

The propertymeets the Rehabilitation criteria as its currently vacant and underutilized and
may be environmentally contaminated. The majority of the water and sewer infrastwie in
the area is over 50 years old and subject to a continuing maintenance program.

The Canvas Shop or Harold Fisher and Sons buildingpn Block 1405, Lot 6was developed
consistent with the surrounding usedhistorically located in the area. Thenanufacturing
facility building had access to shipping on the Rancocaf€reek and employees due to
residential dwellings located nearby Because of the building size and increasing
deterioration the structuréd s2use potentialmay belimited. Itslocationwithin a singlefamily
residential areaand limited access to major transportation corridors, present impediments to
its continued use

0 aThe generality of buildings are substandard, unsafe, unsanitary, dilapidated, or
obsolescent, or possessiny of such characteristics, or are so lacking in light, air, or space,
as to be conducive to unwholesome living or working conditions;

The building known as the Canvas Shop &lock 1405, Lot 6is consistent with 40A:12/6.a.,

for dilapidation and obsolscence of the structure where it was inspected anfdund not to be
code compliantand requiiing maintenance The structure was constructed in 1912 and used
for manufacturing of products. The building was purchased in 1960 through a tax sale due
to delinquency. There is a concern that the continued disuse of the building could be
conducive to unwholesome working conditions within the building and the site.

0 bThe 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 untenantable;

The Canvas Shop site (Block 1405, Lot 6) satisfies the criteria 40A:12a-5.b., for the
discontinuance of the overall capacity of said structure previously used as a larger shoe
factory, cardboard manufacturer, and canvas shop. The use and building have been
underutilized and are now abandoned and, the structure has Rah into a great state of
disrepair which promises to accelerate to be untenantable with no activity.

0 d . Areas with buildings or improvements which, by reason of dilapidation, obsolescence,
overcrowding, faulty arrangement or design, lack of ventilatiohght 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;

Block 1405, Lot 6 meets the criteriaof 40A:12A5.d. because of the extended state of
dilapidation and disrepair of the structureand the site, surrounded by chain link fence.The
dilapidation and lack of maintenance has hastened the obsolescence of the structure so that
it is no longer used The impacts of the closed buildingre detrimental to the health, morals,
and welfare of the community.
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Block 1405, Lot 1 and Block 1411, Lot 2

The property and buildings do not meet any of the Redevelopment Area criteria, however they
do meet the Rehailitation criteria as outlined above. The dwellings are at least 50 years old,;
and a majority of the water and sewer infrastructure is at least 50 years old and is in need of
repair or substantial maintenance, meeting the criteria to be considered an Aren Need of
Rehabilitation.

Block 1411, Lot 1 & 1.01; and Block 1411, Lot 2

These properties undergo vacancy and underutilization and may be environmentally
contaminated. The majority of the water and sewer infrastructure in the area is over 50 years
old and subject to a continuing maintenance programThe properties meet the criteria to be
considered an Area in Need of Rehabilitation.

Lot 1 in Block 1411 contains buildings and a sand and stone covered circulation and parking
area. The buildings on theite were constructed after 1921 and are located partially within
the floodway and fully within the AE Zone.

The buildings orLot 1.01 in block 1411 are noted as singlestory frame and singlestory block
structuresconstructed in the mid 193006s. The use w
singlesstory block structure is a very long garage and has been used for fabrication, storage,

or manufacturing.

Lot 1.01 in Block 1411 is approximately one quarter of amcre, (11,325 SF) and aerial
imagery confirms almost completely covered with buildings, accessory structures and
surrounded by asphalt. The sitdevelopment mostly covered by impervious surfaceesults

in excessive coverageajead end drivewaysesult in an obsolete layoutand limited or no yard
areas along the streetresult in negative impacts to the streetdetrimental to the safety and
welfare of the community.

Block 1411, Lot 2, contains a residenceconstructed before 1915 on a portion of the lot
nearest the Rancocas Creek at the street end of Poplar Street and located within the floodway.
However, the remainder of the lot along Rancocas Avenwand Poplar Streets surrounded by

a stockadefence which extends alongthe sidewalkand enclosesa storageyard. The yard
contains equipment, vehicles and boats; scattered garages, sheds, trailers, and daaxes.

I\VV. Planning & Zoning Context

NJ State Plan and Smart Growth Planning Areas
According to the2001 State Development and Redevelopment Plan (8P)the Study Area is
located in the Metropolitan (PA1) Planning AreGee Map Below

This eastern portion of the Study Area is locatad the Metropolitan Planning Area (PAL).
According to the SDRP, the intent of the Metropolitan Planning Area is to:
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fProvide for much of the stateds future redev
1 Revitalize cities and towns; promote growth in compact forms;

1 Stabilize older suburbs;

1 Redesign areas of sprawl; and

1 Protect the character of existing stable communities.

Planning Areas

o\ , 1 Metropolitan Planning Area
: o A l B suburban Planning Area

' : 1AY S : (I Fringe Planning Area

[ Rural Planning Area
/ | [ Rural/Env. Sensitive Planning Area
[ Env. Sensitive Planning Area
1\
st

Cama
[ Env. Sens./Barrier Is. Planning Area

(D
/ I Parks and Natural Areas
\ : s [ ] Meadowlands

: - ‘ .-l ~' X I Military Installations

[ Water
B Critical Environmental Site

Township Master Plan

The Township seeks to enhance the charm and architectural character of their historic
bedroom community by revitalizing Ash Street Area. The Town8hijlaster Plan expresses a
desire to increase the amount of public waterfront accegs the Rancocas Creek particularly
for nornimotorized watercraft, as well as to aggressively protect and preserve the Town&hip
historically significant structures, and toause underutilized sites. Therehabilitation of the
area would satisfy many Master Plan Goals and Objectivesparaphrased below:

1 Enhance and redevelop older residential areas

T Preserve and enhance the townds traditiona

1 Enoourage development that respects existing development intensities, densities, and
patterns, and environmental constraints.

1 Reuse underutilized sites.

T Capitalize on t waterfronbassets, suchpsiteRammgaoqreek, by
maintaining and increasing public access to the waterfront.

1 Acquire new open space according to the needs of residents.

1 Protect, preserve, and conserve environmentally sensitive areas, particularly the
Townshi pds wat er fr oantsteedlylslopeddapedsai ns, stream

1 Reduce flood damage, including damage to life and property.
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A portion of the Ash Street Area (aka Canvas Shop) was discussed in the 2009 Master Plan.
The Township sought to embrace the historic uses and structures on the parcels by permitting
limited industrial uses and marinas. Despite the implemented changes the Zoning
Ordinance, no significant reinvestment has occurredlhe Township envisionghat the
waterfront offers enhanced recreation opportunitieand provides aneconomic boost for the
community, focused on recreational boatingbirdwatching, fishing, atural systems, and
ecotourism. This area is currently zoned as-R which is primarily residentiain nature, with
conditional use overlaysto promote the existingcommercialenterprisesin the area. Lastly,

the Township envisions enhanced public access the Rancocas Creek by Township residents
for nonmotorized craft enhancing quality of life.

The Housing Plan summarizes that the Township has satisfied its Prior Round obligation, as
well as its ThirdRound prospective need. The prospective need istidied using existing,
completed affordable housing units through various special needs, family, and senior rental
units; credit surpluses; and inclusionary development.

Surrounding Communities Zoning and Land Use

The nearest community is th@ownship of Riverside, located south of the Study Area across
the Rancocas Creek.Riversidealso has several siteswhich may be developed using the
redevelopmentstatute directly across from the site The location of the AslStreet Area most
directly affects the properties fronting the Rancocas Creek and Riverside Township. No other
surrounding communitiesappear to beaffected by the parcels.

V. Summary & Conclusions

The Joint Land Use Boardas determined thatthe followingparcelsmeet the statutory criteria
to be considered & Area in Need oRehabilitationas identified on the Delanco Township Tax
Maps:

Block 1405, Lot 1,
Block 1405, Lot 6,
Block 1411, Lot 1,
Block 1411, Lot 1.01, and
Block 1411, Lot 2

The Board recommends designatinthe entire area asan Area in Need ofRehabilitationto
prevent further deterioration and promote the overall development of the communitynot
likely to be accomplished privately, and requiring responsible public intervention.

Furthermore, the Board recommendsonsideration ofdesignating Block 1405, Lot 6 as a
NonCondemnation Area in Need of Redevelopmento accomplish conservation and
rehabilitation of the existing structure or alternatively the clearing, planning, and construction
of a newly imagined site to enhance the neighborhood. Redevelopmelasignation offers
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tools through financial incentivessuch as conducting environmental g assessments,
remediation fund availability, if necessary, and payment in lieu of taxeIhe underutilized
and abandoned siteand building may be a prime candidate for the myriad of opportunities to
revitalize sites and buildings through redevelopment.

The municipality could issue a request for proposa(&FP)for redevelopment plans, inviting
developers to submit proposals for redevelopment ddlock 1405, Lot 6 or alternatively,
perform visioning of the site and building, generate a basic Redevelopmétian, and issue
RFPOs with a,likeyrequrihgeamendmem | a n

Observation: The Joint Land Use Board recommends that thewnship Committeeconsider
the LRHL in theolder portions of the communitysuch as the R6 District, where the conditions
satisfying a Rehabilitation Area Determination may be mepreventing further deterioration
and promoting the overall development of the community through the use of shéetrm tax
abatement on taxable improvenents, as described above.

VI. Appendices

Appendix A - Resolution 201959

Appendix B- Map entitled Ash StreetAread

Appendix C- Historic Mappingd 1856, 1859, and 1876

Appendix D- National Flood Hazard Layer FIRMette
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Appendix A- Resolution 2019-59
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http://www.historicaerials.com/
https://delawareriverheritagetrail.org/Delanco-Township.html
http://www.delancotownship.com/filestorage/5300/5919/8960/Delanco_Watermen_-_Brochure_layout.pdf
http://www.delancotownship.com/filestorage/5300/5919/8960/Delanco_Watermen_-_Brochure_layout.pdf
http://www.delancotownship.com/filestorage/5300/5919/BRO_Delanco's_Historic_Riverfronts_2010_-_Chrono.pdf
http://www.delancotownship.com/filestorage/5300/5919/BRO_Delanco's_Historic_Riverfronts_2010_-_Chrono.pdf
https://njgin.state.nj.us/
http://www.nj.gov/state/planning/maps/smartgrowthareasmap.pdf

