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1.

INTRODUCTION AND OVERVIEW

A,

Land Use Planning in Glassboro: Intent and Purpose

The New Jersey Municipal Land Use Law (NJ MLUL) requires each municipal
planning board to adopt a Master Plan in order to implement zoning powers. The
Master Plan serves as the basis for a municipality’s zoning ordinance.
Glassboro’s Master Plan guides and informs the decision making process
involving ali zoning provisions.

The Borough of Glassboro 2004 Master Plan and Zoning Ordinances are
cousistent with the intent and purpose of the “Municipal Land Use Law” of 1975,
N.I.S. 40:55D (MLUL) by:

1. Guiding the appropriate use of its lands in a manner which promotes the
public health, safety, morals, and general welfare;

2. Securing safety from fire, flood, panic and other natural and man-made
disasters;

3. Providing abundant light, air and open space;

4. Ensuring that development of the community does not conflict with the

development and general welfare of neighboring municipalities, the
county and the State as a whole;

5. Promoting the establishment of appropriate population densities and
concentrations that will contribute to the well-being of persons,
neighborhoods, communities and regions and preservation of the
environment;

6. Encouraging the appropriate and efficient expenditure of public funds by
the coordination of public development with land use policies;

7. Providing sufficient space in appropriate locations for a variety of
residential, recreational, agricultural, commercial and industrial uses and
open space, both public and private, according to their respective
environmental requirements in order to meet the needs of Borough
residents;

8. Encouraging the location and design of transportation routes which will
promote the free flow of traffic;
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10.

11.
12.

13.

14.

15.

Promoting a desirabie visual environment through creative development
techniques and good civic design and arrangement;

Promoting the conservation of Glassboro’s historic sites, open space,
energy resources and valuable natural resources, and preventing urban
sprawl and degradation of the environment through improper use of land;

Encouraging planned developments which incorporate the best features of
design and layout;

Encouraging senior citizen community housing construction;

Encouraging coordination of the various public and private procedures and
activities shaping land development with a view of lessening the cost of
such development and to the more efficient use of land;

Promoting utilization of renewable energy resources; and

Promoting the maximum practicable recovery and recycling of materials
from municipal solid waste through the use of planning practices designed
to incorporate the State Recycling Plan goals and to compliment municipal
recycling programs.

Glassboro’s 2004 Master Plan guides the use of lands in a manner that protects
public health and safety and promotes the general welfare of Glassboro’s
residents and visttors alike.

B. Glassboro General Overview:

Glassboro is located within Gloucester County, New Jersey. Approximately
forty-five (45) miles northwest of Atlantic City, Glassboro is surrounded by the

municipalities of Elk, Harrison, Pitman, Clayton, Mantua, Monroe and

Washington.

Incorporated: 1923

Land Area: 9.2 square miles (23.9 km)
Census 2000 Total Population: 19,668

Census 2000 Number of Housing Units: 6,555

Number of Parks: 7

Major Roadways:
Major Connecting Routes:

US Routes 55, 47, 322, and 553
US Routes 295 and 42

Public Transportation: NJ Transit
Distance to Camden/Philadelphia 15 miles

Distance to New York City 100 miles
Distance to Baltimore/Washington, D.C. 100 miles
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C.  Overview of Adjoining Municipalities
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1L

STRATEGIC VISION, COMMUNITY GOALS, ACHIEVEMENTS
AND OBJECTIVES

Glassboro Council’s mandate as the Borough’s governing body is to meet the resident’s
needs by providing necessary services and facilities which are equitable, safe, high in
quality, accessible, and cost efficient.

Glassboro Planning Board’s principal role as the municipal planning entity is to develop
a Master Plan that provides a shared community vision of its future, reflecis a wide range
of views and values, and presents a clear path for the future.

The Borough of Glassboro envisions a fiscally beneficial mix of retail, office and
industrial uses; a variety of housing that creates a strong community of all ages and
incomes in safe and friendly neighborhoods; services and facilities that efficiently and
effectively serve the common good; ample recreational facilities and opportunities;
preserved natural resources and open spaces; and the orderly and efficient movement of
people and goods.

The Borough of Glassboro Planning Board, as empowered by Borough Council, intends
to be proactive in helping to shape Glassboro as we move forward into the 21* Century.
The Planning Board intends to maintain general continuity with the traditional goals,
objectives, policies and standards established in prior Municipal Master Plans. Glassboro
provides for the social, economic and educational needs of all current and future residents
of the municipality. The Borough seeks to achieve a balance in fand use involving state-
of-the-art light industrial office uses, modern commercial enterprises designed with
traditional Glassboro architectural features, and safe housing designed to accommodate
the specific needs of all age and income groups. This is especially critical in view of the
Borough’s evolving demographics as further presented in this Master Plan.

Glassboro commits itself to:
® Planning effectively for the future of the Borough.

® Facilitating a robust economy by actively supporting economic development in
the commercial and industrial sectors that create employment opportunities,

. Servicing the community equitably and with full public participation involving a
broad range of programs and services that foster physical, social and cultural
well-being.

® Contributing to regional smart growth.

® Protecting Glassbora’s natural environment.
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Achieving an atfractive physical landscape within our built environment.
Promoting cultural and ethnic diversity.
Fostering and providing equitable support and caring for all residents.

Encouraging and enabling residents and others to take pride in Glassboro as a
great place to live, work, shop, play or visit.

Key issues identified by the Borough for ensuring the future of the municipality:

Redeveloping and revitalizing Glassboro.

Creating a safe community.

Supporting a caring community.

Giving our youth a strong educational and civic-minded basis for their future.
Nurtusing an open community/government partnership.

Enhancing the spirit of neighborhood.

Protecting and enhancing Glassboro’s natural and built environment.
Providing and promoting ample recreation and sports opportunities.

Building on the strengths of our multicultural and multiethnic community.

Supporting Glassboro’s arts, cultural and historic heritage.

Traditional Community Goals:

1.

Basic Goal

In accordance with the Borough Master Plan, guide the completion of
development within the community, and effectuate redevelopment where
determined suitable. Maintain sensitivity to the environment, create a balance
between jobs and housing, provide high quality and adequate municipal services,
and promote the general health, safety and welfare of the Borough.
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2. Character of Development Goal

Recognize the existing character of development as a means of establishing the
type and intensity of future development. Shape new growth to be compatible
with existing development, and consistent with the street systems, stormwater
management facilities, utility services, and environmental resources.

3. Environmental Goal

Utilize state-of-the-art techniques to protect the environment, particularly where
uses are to be built adjacent to environmental resources including wetlands, flood
plains, and forested areas. Planted buffer areas along the road system are
intended to enhance site appearances and screen from public view the parking,
loading and similar service areas. Encourage groundwater recharge through
stormwater management systems. This will assist regeneration of the region’s
ground water supply while implementing flood control measures. All septic and
stormwater management systems should comply with NJDEP regulations. Utilize
Jandscape architecture to enhance site design and buffer/screen uses as
appropriate. Conserve our natural resources.

4. Housing Goal

Maintain a balance of housing in the Borough ranging from low density detached
single-family housing, to higher density multi-family housing. Lower densities
are intended adjacent to existing detached single-family homes. The multi-family
uses, for the most part, are those already developed in and around the central
business district. Encourage conversion of rental units into owner occupied
housing. Maintain the Borough’s on-going rehabilitation program. Implement
Glassboro’s new Housing Trust Fund Spending Plan as approved by the New
Jersey Council on Affordable Housing.

5. Jobs and Retail Services Goal

Identify appropriate areas for expanding employment and retail services in order
to balance housing and population growth in the Borough Encourage banking,
restaurants, small retail services, and day care services in larger employment
centers convenient to the employees. New retail and business services are
intended to be concentrated to create pockets of sales and service uses where
traffic access can be controlled, strip frontage development avoided, and a
sufficient concentration of customers and clients to benefit all the business.
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0. Road System Goal

Identify the road and intersection improvements necessary to provide sufficient
road capacity, safe movement of traffic, and a coordinated highway system. The
major road system is intended to have controlled access. Strip frontage
development is to be avoided, and where it already exists, is to be corrected as
rehabilitation and redevelopment occur.

7. Walter and Sewer Service Goal

Anticipate water and sewer services throughout the Borough. Water and sewer
services should be extended where appropriate, and older facilities within the
system should be upgraded. Financial participation from developers is necessary.
Development permitted under the Zoning Ordinance can only be achieved where
both utility services are provided. In the event either one, or both, uiility systems
would not be available, and on-lot wells and/or septic systems would be used, the
intensity of development should be reduced significantly

8. Schools, Recreation and Municipal Services Goal

Aanticipate as necessary new schools or school improvements, recreation areas,
expanded emergency services, expanded library, and municipal services. Even
though these facilities may not be needed for several years, reserving or acquiring
sites to assure the necessary space must be considered prior to the time the need
for the facility arises.

9, Historic Preservation Goal

Safeguard the heritage of the Borough by preserving those resources that reflect
social, cultural, and architectural significance, by encouraging continued use and
adaptive reuse while discouraging demolition. Identify sites of historic
significance, and encourage appropriate standards that will preserve historic
structures, yet be sufficiently flexible to permit maintenance and adaptive reuse.
Promote civic pride and appreciation for the Borough’s historic resources. Foster
beautification and private reinvestment in historic sites and areas.

The Historic Preservation Plan Element of the Glassboro Master Plan was
adopted December 1, 1998. This 2004 Master Plan supplements Glassboro’s
1998 Historic Preservation Plan Element by strengthening and focusing even
greater municipal emphasis on preserving Glassboro’s historic features through
the establishment of community design review standards, policies and strategies

to be applied in the review of development/redevelopment proposals within the
Borough.
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Redevelopment Achievements and Municipal Objectives:

Glassboro’s Mayor, Council, Planning Board, and Zoning Board, along with municipal
officials, residents, and Borough professionals have examined and discussed the future of
Glassboro and established a vision for the community. A significant amount of effort has
gone into this endeavor, and great strides have been made toward achieving municipal
poals and objectives. The following describes recent achievements, and outlines
objectives and other specific projects and efforts, which the Planning Board supports and
intends to pursue as the 2004 Master Plan is implemented:

1.

The greatest strategic planning achievement by the Mayor, Council and Planning
Board is the preparation and adoption of the award winning Redevelopment Plan
for Glassboro’s Central Business District (CBD). This achievement as recognized
by the New Jersey Chapter of the American Planning Association included a Site
Suitability Determination and Redevelopment Plan consistent with the New
Jersey Local Redevelopment and Housing Law. Initially adopted in February
2000, it was amended in 2002, and is currently in the process of being updated.
The CBD Redevelopment effort includes a detailed analysis and mapping of the
redevelopment area, and identification of the area suitable for redevelopment in
coordination with the Borough’s Master Plan and zoning ordinance. The Borough
also created a redevelopment plan, which provides the general framework for the
planning, development, redevelopment, and rehabilitation of the project area.
"This effort works in coordination with the Neighborhood Preservation and Fagade
Programs within the Central Business District. Plan priorities include the
implementation of a community plan based on public input, the encouragement of
redevelopment and rehabilitation of existing structures, the promotion of orderly
economic growth and increased employment, and the promotion of safe and
desirable housing for all age and income groups. This effort is further enriched
by cooperative efforts with Rowan University. Partnerships between public and
private sectors in Glassboro are strongly encouraged toward this unified goal of
achieving successful redevelopment of Glassboro’s Central Business District and
Nearby Environs.

Glassboro has been presented with significant opportunities to realistically
implement objectives stated in prior Master Plans. For example, Route 55 has
created a major transportation corridor for the municipality. This corridor, in
conjunction with new development opportunities, will help to further Master Plan
goals involving senior housing, employment growth, and a strong economic and
fiscal environment. The Glassboro Planning Board hereby intends to actively
encourage implementation of the following projects:
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a. Consistent with redevelopment success currently being realized in
Glassboro’s traditional downtown area, the OP Office Park District and
adjacent districts within the vicinity of Route 55 provides further
opportunity for Glassboro to achieve development and additional
redevelopment success. This area has been designated as a
Redevelopment Area, consistent with the New Jersey Redevelopment and
Housing Law.

b. Opportunities exist for Glassboro to help achieve senior housing goals,
provide municipal fiscal advantage, and allow for professional office and
limited commercial uses within the vicinity of Route 55 at Exit 48 and
south on Ellis Mill Road. This determination is based on new zoning
within this area, the pursuit of goals and objectives in the Municipal
Master Plan, and the preparation of tax impact analyses. Development of
the active adult life style community known as Camelot with a multitude
of amenitics, along with potential professional office and limited
commercial development, is currently underway.

An analysis examining the general projection of costs, and the immediate
revenues that will be generated by Camelot was developed in comparison
to the direct costs and revenues that will be generated under existing
zoning. This analysis indicates a significant fiscal advantage for the
Borough of Glassboro.

This project could also include assisted care facilities. The adult
community will provide specific facilities for our aging residents, allowing
them the opportunity to continue living and participating in their
hometown community while continuing to support businesses with the
Borough’s business districts, particularly the CBD.

3. The Borough establishes an increased focus on strengthening its commercial and
industrial tax base, and ensuring business viability, especially within the
Borough’s Central Business District.

4. The Borough of Glassboro welcomes the rehabilitation and upgrade of existing
homes and structures, particularly in a manner consistent with traditional and
historic designs, which help define community character.

5. Continued use of historic structures is encouraged in the function for which they
were built. In the alternative, adaptive reuse of existing historic structures is
preferable to demolition. Borough actions should sirive to achieve and sustain a
desirable traditional visual environment, and to protect and preserve established
residential and commercial neighborhoods consistent with Glassboro’s well-
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documented history, by applying traditional and creative techniques of good civic
design and arrangements.

0. Water conservation and water quality design techniques are to be applied
wherever possible including the preservation of existing vegetation; the use of
subsurface trickle irrigation or similar controlled irrigation where necessary for
the viability of trees and shrubs; the control of excessive paving and other
impervious surfaces; the design of natural watershed management facilities; and
the prudent control of fertilizers and pesticides to help maintain the highest
possible water quality in our lakes, streams and ground water. Existing trees and
other vegetation must be preserved to the greatest extent possible by limiting
clearing to the minimum needed for use, safety, access and sight distance.

7. Residential neighborhoods must be protected from on-street parking, non-local
traffic, and the loss of traditional Glassboro environmental, historical, and
neighborhood ambiance. Glassboro seeks to achieve a safe and efficient
movement of people and goods, as the community is developed and redeveloped
in accordance with the Master Plan. The Borough seeks to coordinate with
DVRPC, Gloucester County, NJDOT, and DCA regarding transportation and
circulation planning efforts. Furthermore, the Borough supports adequate access
for emergency vehicles and personnel in all development and redevelopment.

8. The Borough seeks to coordinate with Gloucester County as well as our
neighboring communities to achieve sustainable development using smart growth
planning approaches for the benefit of the entire region. All municipal
development regulations and zoning code requirements should be evaluated
relative to their impact on and encouragement of Redevelopment efforts
throughout the municipality.

9. Subsequent to the adoption of the updated Master Plan, the Municipal Zoning
Ordinance will need to be updated to achieve substantial consistency with the
Master Plan. In particular, the zoning ordinance should be updated to further
encourage municipal redevelopment initiatives, a balanced tax base, traditional
community design consistency, and implementation of state-of-the-art planning,
engineering and landscape architecture design techniques and standards.
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III. MASTER PLAN ELEMENTS

A.

Land Use
Historical Land Use Perspective: 1973, 1989 and 2004

Land use surveys, which have been conducted in fifteen (15) year intervals from
1973 to the present, provide for valuable comparisons that allow for a deeper
understanding of the pace and how growth has occurred in Glassboro, and where
the community is positioned for the future.

In 1989, a field survey to record land uses was conducted and comparisons were
made to the 1973 survey. The survey and mapping conducted with this current
Master Plan in 2004 brings this effort up to date.

The major factors that have influenced development in Glassboro are Delsea
Drive, Route 55, ample water and sewer service, and the synergy from existing
development. Available lands near and within university grounds also influence
growth of Glassboro’s Rowan University.

In 1989, residential uses dominated the developed land in Glassboro and
accounted for twenty-two percent (22%) or 1,322 acres of the total borough. This
acreage is a sixty-nine percent (69%) increase from the 781 residential acres of
the 1973 survey. The increase in residential acreage was primarily located in the
northeastern area. Now in 2004, residential uses account for approximately thirty
percent (30%) or 1,800 acres of the total borough.

While single-family homes have continued to dominate, there were developments
constructed in the late 1970s and 1980°s with apartments, townhouses and
duplexes. As of 1989, 527 new dwellings units had been built since the 1973
survey. Of these, 357 or sixty-eight percent (68%) were single-family homes in
large developments with internal street systems. The area northeast of Delseca
Drive and Cross Keys Road had received the largest concentration of
development. Of the 527 new dwelling units, twenty-four (24) (or 5%) were
constructed as duplexes, thirty-eight (38) (7%) were new townhouses, and 108
(20%) were new apartment units. The 1980 Census, updated by the authorized
building permits and demolition figures from the New Jersey Building Permit
Summary reports for 1980 through 1988 put the estimated total number of
dwelling units in the Borough at around 5,874 for 1990. The initial 1990 Census
indicated 5,440 units. This compares with 5,000 units in the 1980 Census
(excluding seasonal/migratory units).
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As part of the Borough’s housing stock, there were 287 rental units as of 1989,
focated in one and two-family units. The Master Plan Housing Element and
appendix provides 2000 Census housing statistics and tables.

In 1989, commercial uses represent approximately five percent (5%) of the total
borough acreage, an increase of sixty-seven percent (67%) or 210 acres.

The north portion of Delsea Drive expanded in the late 80’s and early 90°s with
retail facilities, including the College Town Shopping Center. Other new
commercial uses had been added in scattered fashion along Delsea Drive and in
the central business district.

The role of shopping centers continues to have a strong impact on the nature of
the commercial uses in the Borough. While the growth on acreage has been large,
there has been little growth in the number of commercial properties. Currently,
there are 252 commercial uses. Current valuation of ratables indicates that the
252 commercial parcels in Glassboro comprise 14.58% of total Borough
valuations. In 1989, there were 305 commercial uses, including shopping centers
containing multiple uses, compared to the 299 total uses in 1973. This figure
suggests that new shopping areas have replaced the numerous smaller isolated
neighborhood stores and the central business district stores. The slow growth of
commercial uses occurred in spite of the dramatic increase in dwelling units and
population potential.

The central business district has suffered the most losses of commercial uses.
Numerous commercial uses have closed or were converted back to residential use.
Elsewhere along Delsea Drive, highway uses prevail in the form of service
stations, automotive facilities, fast food outlets, and individual retail uses.

In 1989, industrial uses accounted for only two percent (2%) of the total acreage
in the Borough in 1989. This is an increase of only forth-five (45) acres since the
1973 land use survey. In 2004 industrial users accounted for 2.2% of Glassboro’s
tax base, on fifteen (15) industrial parcels. The major industrial operations are
located in the south/central portion of the Borough, convenient to old rail lines.
Virtually all industrial uses lie along rail lines except for three; the new use on
Grove Street off of Delsea Drive, the new warehouse on Delsea Drive near the
Clayton Borough boundary and the packing plant on High Street near the Monroe
Towanship border. These three uses are few in number, but they attract
automobile and truck traffic. The locations of this type use should be where
related traffic can reach the facilities without having to pass through residential
neighborhoods, retail shopping areas, or other residentially oriented facilities such
as schools and playgrounds.
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The newest industrial center is located off Ellis Mill Road adjacent to Route 55.
Glassboro Business Park is located in a redevelopment area. It is currently under
construction and includes several light industrial users, which will bolster the
industrial valuations in Glassboro.

Glassboro’s 2004 1and use analysis provides a wealth of information regarding the
development patterns of the community. Foremost, this effort includes the 2004
Land Use Map showing how each individual parcel has either been developed,
has remained vacant, or been maintained in its undeveloped state as wetlands,
flood plain or upland open space. The 2004 Land Use Map is based on an
accurate street and lot line mapping of Glassboro. Conclusions and
recommendations in this 2004 Master Plan are not inconsistent with the 1991
Master Plan. The following recommendations are made involving future land use
in Glassboro:

¢ Zoning techniques such as clustering and other forms of planned
development, lot size averaging, the transfer of development rights, and
similar techniques should be carefully considered as a means of preserving
natural features, open space and recreation areas in the Borough. Present
permitted densities should not be increased.

® Development projects should be designed to recognize existing aesthetic
qualities and such natural features as flood plains, wetlands and forested
areas, establishing greenway corridors for the protection of water quality
and migration of wildlife, soil erosion, and stormwater management in a
manner to maintain water quality within NJDEP regulations.

® The preservation of agriculture is seen as a minor factor in the long-range
planning of the Borough. The agricultural areas remaining are on the
fringe area east of Delsea Drive, an area west of The Ridge section, and an
arca abutting Harrison Township in the southwest. Nonetheless, farm
preservation, as a method to improve area quality of life and to control
spraw! remains a consideration.

* The basic pattern of new growth is expected to be in three areas: the
infilling of parcels within the developed portions of the Borough; the area
east of Delsea Drive; and the western postion influenced by the Route 55
Freeway.

L Redevelopment is expected to serve as a growing economic force in
Glassboro. In addition to the four (4) redevelopment areas presently
designated, Glassboro may consider creating additional redevelopment
areas. :
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® The 1970 population was approximately 13,000, By 1980 it had grown to
14,575. The 1976 Master Plan had projected a population by the year
2000 of 21,500. As a result of the 1980 Census that projection was
reduced to 15,900-18,500. The actual 2000 Census indicated a population
of 19,068.

® University students live in private housing near the university as a result of
insufficient dormitory or other campus housing. Conflicts have occurred
due to a variety of conditions such as four or more young adults living
together creating a higher proportion of cars per home, extended hours of
activities due to studying and weekend parties, and a higher frequency of
nuisances due to stereos, cars, voices, and other activities. To the extent
zoning regulations can be adopted to avoid over-use of existing homes,
this Plan recommends these regulations be adopted. This is a condition
that should apply throughout the Borough. The areas in which this more
intense housing occupancy should be permitted should be limited to areas
within a reasonable distance of the university and around the central
business district where there are some existing conditions consistent with
these occupancy characteristics. Only these certain districts should permit
boarding homes, multiple room rentals or fraternity/sorority houses, all of
which have high density housing characteristics dissimilar to detached
single family homes. As part of the zoning regulations, the ordinance
should establish that no more than a certain percentage of the lot may be
covered by buildings and pavement. All cars should be required to be
parked on-site, and only on paved arcas. The health, housing and building
codes should be reviewed to assure there are no health and safety
violations, or over-occupancy of dwelling units given the size of the unit,
number of toilets and baths, and the number of bedrooms.

® It is recommended that the Borough and the university coordinate efforts
to assure that the student housing is in proper condition. This type of
participation by the university is an important part of illustrating how a
major educational institution supports good citizenship {rom the people
that that institute brings into the community.

® The age restricted developments should provide limited services such as,
but not limited to, medical offices, banking, restaurant, pharmacy, and gift
shop, and provide regularly scheduled transportation to shopping, day
trips, medical visits, etc. Patronage of shops within Glassboro’s CBD is to
be encouraged.
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The introduction of townhouses and other types of clustered multi-family
housing in some new developments can accommodate a growing number
of smaller households as well as a way to improve design flexibilify to
have developments avoid environmentally critical areas. Overall density
levels should not, however, be increased. Rather, additional open space
should be preserved.

While a mixture of dwelling unit types is contemplated through the
Borough, it is the intent of the Master Plan that the established character of
a neighborhood be used to integrate new development into the
neighborhood.

In older neighborhoods, such as in the center of town where there are older
areas of single family homes and some mixed uses, redevelopment with
town homes and condominiums may be appropriate, particularly as part of
the rehabilitation of the central business district. The clustering that
results provides for a greater market base to support nearby CBD
businesses.

In redeveloping the CBD area with various retail, office and residential
uses, a replacement for the outmoded business pattern can be achieved,
allowing for higher densities to support local businesses.

It is essential that major effort continue to be directed toward redeveloping
the Central Business District. This may require the assemblage of small
parcels into larger developable tracts.

Much of the present Central Business District consists of under-utilized
land due to deep lots. Only the frontage portions are developed. The
consolidation of individual lots into larger parcels is difficult, yet the
consolidation may be essential to realize the full development potential.

Larger commercial sites are intended to be developed as shopping centers
having shared parking, controlied access, consistent traditional
architecture, a uniform lighting and signage plan, and landscaped parking
lots.

Warehousing is recommended only as an accessory “conditional use”.

Zoning and use changes should be considered within redevelopment arcas
as a means to encourage redevelopment.
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Change in future land use (zoning) for west side of Delsea Drive and south
of Grove Street from Industrial ([-1) to Commercial (C-4). Discourage
any additional “Big Box” uses or expansions within Glassboro.

Change in future land use (zoning) for east side of Delsea Drive and north
of Stanger Avenue from R-1 to R-6.

Identify a maximum density for R-6 as one (1) unit per acre. Eliminate
density bonuses for age restricted and affordable housing.

Eliminate the Residential R Single-Family and Senior Citizen District
allowances for bonus densitices.

Update the zoning code (107-50.1) to account for the new Housing Trust
Fund benefits for existing affordable housing and assistance for new home
ownership, and to eliminate waivers of design standards and density
bonuses. '

Support transit village initiatives for the benefit of Glassboro.

Change in future land use (zoning) of part of the Central Business District
(CBD) Redevelopment Area from Commercial (C-1) to Commercial (C-
2), thus consolidating these two (2) commercial districts.

Consolidate the three (3) variations of zoning regulations for the C-2 zone
within the CBD Redevelopment Area to help facilitate redevelopment
efforts. The new regulations should be similar to the existing C-2
Regulations for uses on High Street.

Revise and expand the principal permitted uses within the CBD
Redevelopment Area C-2 Zone, to help facilitate redevelopment efforts.

Rezone the area west of Route 55 from Residential (R-6), Commercial (C-
5) and Office Park (OP) to Planned Retirement Community (PRC) and
Public (P) after the PRC Development is 50% constructed, and the Public
Preserve is subdivided.

Eliminate residential density bonus provisions in all residential districts.

Change in future land use (zone) for all newly acquired Rowan University
Lands to Public (P).
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Adjust future land use (zoning) lines to accommodate public lands as
Public (P), and to eliminate non-public lands from the Public (P) District.

Adjust future land use (zoning) to accommodate commercial/industrial
uses/public lands within their respective zones as deemed appropriate on
an individual basis by the Borough Planning Board, and as approved by
Borough Council.

Site communication antennas in cooperation with providers. Prioritize the
siting with municipal properties having the highest priority, with an
emphasis on using existing towers or high structures.

Update the Borough Zoning Code to reflect revisions recommended in this
Master Plan, and to achieve greater clarification of definitions, inclusions,
and administrative procedures.

Support Glassboro’s “Main Street New Jersey” designation by providing
the necessary planning efforts and zoning mechanisms which will further
revitalize the Borough’s central business district.

Redevelop NJDEP designated browns fields and Borough designated gray
ficlds (vacant shopping centers, etc.) as a priority in Glassboro’s
redevelopment efforts.
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B. Housing Element

Glassboro Borough’s goal of maintaining the viability of the established
residential areas while rehabilitating and redeveloping targeted areas within the
Borough will be achieved through meeting a series of housing objectives:

L Maintain existing neighborhoods as safe, attractive, healthful and stable
residential areas with ample provisions for recreation and open space.

® Minimize conflict between the varying land uses while recognizing the
need for and benefits of mixed-use compatibility, and the preservation of
agricultural uses and open space.

® Enforce fair and just housing code requirements to assure stable property
values and aesthetics while protecting the health, safety, morals and
general welfare of Glassboro residents.

® Encourage the development of age restricted and student housing in
appropriate locations to meet the needs of the Borough’s unique housing
needs.

¢ Diversify housing opportunities through new, imaginative and innovative
residential formats that meet the needs of the Borough’s changing
demographics.

The Borough of Glassboro has been designated by the State of New Jersey as an
Urban Aid Community. As such, “Fair Share” number allocation by the Council
of Affordable Housing (COAH) is not applicable (Urban Aid Designation relieves
the Borough of the obligation to construct new affordable housing) since
sufficient existing affordable housing has been shown to exist.

Glassboro recently received approval from COAH for its 2004 amended Housing
Trust Fund Spending Plan, as prepared by Glassboro in accordance with N.JLA.C.
5:93-5.1(c). The new Spending Plan outlines how Glassboro intends to
rehabilitate deteriorated low and moderate income qualified housing, in
accordance with COAH guidelines. Glassboro Borough recognizes the
importance of the rehabilitation and redevelopment of specific areas within the
Borough. The executive summary of the new Spending Plan is provided in
Section 5 of this Housing Element.
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A seties of assumptions based on the 2000 US Census data provide the basis for
the Borough’s Housing Plan. Glassboro’s population increased from 15,614 to
19,068 (a 3,454 increase, or 22% population growth) from 1990 to 2000. In the
same time period, housing units increased from 5,440 to 6,555 (a 1,115 unit
increase, ot 20% total housing unit increase). The following housing and
population characteristics for Glassboro Borough and Gloucester County are of
critical note:

Vacant housing as a percent of total housing units fell from 7.7% in 1990
to 5% in 2000 for Glassboro Borough. This is a statistically significant
indication of an improved housing situation.

Vacant Housing as a percent of total housing units increased from 4.4% to
4.6% for the same period for Gloucester County.

Gloucester County housing units have increased from 82,459 to 95,054
(12,595 unit increase, or 15% increase) from 1990 to 2000.

The average number of persons per household has fallen from 2.94 to 2.66
in Glassboro Borough from 1990 to 2000.

The population density for Glassboro has increased from 1,485.9 to
1,795.5 persons per square mile from 1990 to 2000.

Over the last ten (10) years, Owner Occupied Housing Units have
increased from 471 to 832 (361 or 77%) for the 45 to 54 age cohort in

Glassboro, and 11,363 to 17,386 (6,023 or 53%) for Gloucester County in
the same period.

Owner Occupied Housing Units have increased from 224 to 432 (208 ot
939%) for the 75 and over age cohort in Glassboro; and 4,099 to 6,594
(2,495 or 61%) for Gloucester County in the same period.

Gloucester County’s population increased from 230,082 to 254,673 (a
24,591 increase, or 11% increase) between 1990 and 2000.

29.9% of 15-24 year olds rent housing in Glassboro compared to 11.1%
across Gloucester County.

11.0% of Glassboro’s population is within the 15-19-age cohort;
Gloucester County’s respective population is 7.3%.
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L] 17.9% of Glassboro’s population is within the 20-24-age cohort;
Gloucester County’s respective population is 6.1%.

® Strong growth (48% and 67 % over the last 10 years) for Glassboro can be
observed in the 35-44 and 45-54 age cohorts.

L Glassboro’s over 75 population has increased by 318% in the last 10 years
(276-877 residents).

e Gloucester County’s strongest growth (54%) has been in the 45-54-age
cohort.

® The median age in 2000 for Gloucester County was 36.1, while the
median age for Glassboro is 27.1.

It is projected that the Borough’s 45 to 54 and 55 to 64 age groups will continue
to grow consistent with Gloucester County Projections. It is assumed Glassboro
will continue the redevelopment of substandard housing and that the figure for
vacant housing within the Borough will continue to fall. Itis assumed the number
of 15-24 year olds renting Borough housing units will increase as the University
continues to grow.

Glassboro’s Master Plan policy states that residential development should be first
encouraged within or adjacent to existing neighborhoods, thus making efficient
use of existing infrastructure. Borough policy dictates that residential
development be restricted where natural resources could impact public health,
safety and welfare. Future residential development should also be compatible
with existing development. Residential intensity should be considered in light of
location, exiting intensities, character and use of the land.

Having reviewed the goals, objectives and assumptions of Glassboro’s Housing
Plan, the following housing stock inventory and projections are presented along
with applicable demographic analyses and employment characteristics. The
Housing Plan concludes with the Borough’s 2004 amended Spending Plan.

1. Inventory of Housing Stock

Glassboro Borough’s residential areas are significantly developed with
some remaining undeveloped areas. There are sections within the
Borough where redevelopment/rehabilitation infill opportunities exist and
are encouraged. At present, the State Development and Redevelopment
Plan is going through the Cross Acceptance process, and as such State
Planning area designations are subject to change through negotiation. The
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current U.S. Census (2000) shows that 15.4% of all of Glassboro’s homes
were built between 1970 and 1979, while between 1960 and 1969, 19.1%
of Glassboro’s homes were built. 22.1% of Glassboro’s homes were
constructed from 1940 to 1959.

Census data also shows that 95.0% (6,225) of Glassboro’s housing units
are occupied, and 5.0% (330) are vacant; this number has fallen {rom
7.7% in 1990. 56.6% of Glassboro’s housing units were built between
1940 and 1979. The total number of housing units in Glassboro is 6,555.
29.9% of 15-24 year olds in Glassboro rent housing compared to 11.1%
across Gloucester County. Owner-occupied (OO) housing units make up
62.6% of the occupied housing units in Glassboro, Renter-occupied (RO)
makes up 37.4%. The average household size GO housing units are 2.81
person and RO 2.41. The median gross rent for Glassboro is $527, and
$645 for Gloucester County. In Glassboro, 40.7% of renters pay more than
30.0% of their gross wages in rent. In Gloucester County, 38.8% of
renters pay more than 30.0% of their gross wages in rent. Glassboro has a
median housing unit value of $114,100 ($6,000 lower than Gloucester
County).

The median number of rooms per housing unit is 5.7.  Of Glassboro’s
6,555 housing units, 56.9% are 1-unit detached, 10.5% are 1-unit attached,
and 9.0% are twenty (20) or more units.

The 2000 census counts 1,059 (41.8%) male and 1,270 female (50.2%)
residents in college dormitories in Glassboro.

Nearly all the housing units in Glassboro have complete kitchen and
plumbing facilities and have public water. Only 0.3% (19 units) lack
complete plumbing facilities, and 0.4% (26 units) lack complete kitchen
facilities. 81.1% of the housing units in Glassboro use public gas for
heating while 9.9% use fuel oil, 7.3% use electricity and only 1.0% use
bottled, tank or P gas. In Glassboro 98.6 of all housing units have
telephones.

Glassboro (Census 2000) has a median household income of $44,992
(1990 - $34,218) and a per capita income of $18,113. Gloucester County
has a median household income of $54,273 and a per capita income of
$22,708. Glassboro’s percent of families in poverty has decreased from
10.4% in 1990 to 8.5% in 2000. Glassboro’s percent of individuals in
poverty for the same period increased from, 14.3% to 15.2%. Gloucester
County’s percent of families in poverty decreased from, 4.7% to 4.3%
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from 1990 to 2000. Gloucester County’s percent of individuals in
poverty for the same period remained the same at 6.2%

Please refer to the Appendices for graphic presentations of Glassboro’s
housing information.

2. Proiection of Housing Stock

Redevelopment, rehabilitation and continued controlled growth of new
multi-generational residential development are projected for Glassboro. In
consideration of the General Development Plan and partial preliminary
plan approvals, the Borough’s Planned Retirement Community
“Camelot”; other recently approved housing developments; remaining
developable lands throughout Glassboro zoned for residential
development; and additional dwellings created within Glassboro’s CBD as
the result of redevelopment efforts, it is projected that Glassboro can

expect a near full buildout between 8,000 and 9,000 total housing units by
the year 2020.

3. Demographic Analysis and Population Projection

The analysis of Glassboro’s demographic characteristics cover age,
household descriptions, income levels and related information. The
graphic presentation of this information is provided in the Appendix.

In summary (2000 Census), the median age of all of Glassboro’s residents
is 27.1 years (male 25.4 yrs., female 28.6 yrs.), Gloucester County is 36.1
years. The total number of households is 6,225 and the total number of
families is 4,049. The average household size is 2.66, while the average
family size is 3.17. The average household size of owner occupied units is
2.81. The average household size of renter occupied units is 2.41. 54.3%
of all households in Glassboro are comprised of 1 or 2 persons, and 35.1%
contain 3 or 4 people. The remaining 10.6% contain 5 or more people.

The total number of households in Glassboro with children under the age
of 18 is 2,225 (35.7%), Gloucester County 39.9%. The total number of
households with individuals 65 years and over, Glassboro 1,386 (22.3%),
Gloucester County 23.3%.

In consideration of the projected housing stock and the anticipated
marginal decline in the number of persons per household, it is projected
that Glassboro can expect a total population between 22,400 and 25,200
by the year 2020. Furthermore, the medium age of all Glassboro residents
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is projected to be in the low to mid 30°s by the year 2020. This represents
the median aging of Glassboro residents by approximately five to eight
years over the current median age of 27.1.

4, Employment Characteristics

The 1990 census figures show that the unemployment rate in Glassboro
was 8.1%. Current New Jersey State figures for Glassboro indicate an
unemployment rate of nine percent (9%). Gloucester County’s
unemployment rate rose from 5.0% to 6.0% in the same period.
Glassboro’s civilian labor force grew from 8,046 in 1990 to 10,552 in
2000, Glassboro’s popuiation 16 years and over grew from 12,470 to
15,271 from 1990 to 2000. The employed civilian labor force numbers
grew from 7,391 to 8,525; however, the percentage of the total population
employed in the civilian labor force declined 59.3% to 55.8%. Census
2000 figures show 8,064 females 16 years and over in Glassboro, 63.9%
of these females are employed in the labor force, comparatively 1990
census figures show this percentage to be 56.8%.

In 2000 of the 8,525 employed civilian population 16 years and over in
Glassboro; 34.1% were in management and professional related
occupations; 27.5% were in sales and office occupations; 17.3% were in
service occupations; 13.1% wete in productions, transportation and
moving occupations; and 7.9% were in construction, maintenance and
extraction operations, only .1% were in farming, fishing and forestry
occupations. 79.7% of the employed were private wage and salary
workers; 17.5% were government workers; and 2.8% were self-employed
workers or own not incorporated businesses.

The median houschold income for Glassboro was $44,992 (1990 -
$34,218) and the per capita income of $18,113. Gloucester County had a
median household income of $54,273 and a per capita income of $22,708.
The median family income for Glassboro 2000 was $55,246, and for
Gloucester County $62,482.

In 2000, 77.9% of workers drove alone to work. This number has
increased from 1990 when it was 73.7%. The mean travel time to work
has increased from 23.1 minutes in 1990 to 28 minutes in 2000.
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5. Glassboro Housing Trust Fund Spending Plan (Executive Summary)

Giassboro Borough adopted its development fee ordinance as approved by
the Council on Affordable Housing (COAH) in 1995, Glassboro’s 2004
Development Fee Spending Plan as approved by COAH was prepared in
accordance with N.J.A.C. 5:93-5.1(c) and includes the following:

e Projection of development fee revenues based on known
development approvals and historic rate of development activity.

® A description of the administrative mechanism that the
municipality will use to collect and distribute revenues.

o A description of the anticipated use of all development fees.

o A schedule for the rehabilitation of housing units.

As of May 3, 2004, Glassboro Borough had $202,028.34 in its Housing
Trust Fund as the result of collecting development fees, less prior
dispersions. All development fees collected and interest generated by the
fees are deposited in a separate municipal interest-bearing account for the

purposes of affordable housing.

Projection Of Revenues For Certification Period

To calculate a projection of revenues Glassboro Borough considered the
following:

® All residential and nonresidential projects have development fees
imposed upon them at the time of preliminary or final development
approvals. Glassboro Borough will collect fifty percent (50%) of
the development fee at issuance of the building permit and fifty
percent (50%) at the issuance of the certificate of occupancy.

® Glassboro Borough considered ail projects currently before the
Planning Board for development approvals.

® Glassboro looked at the historic rate of development.
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Glassboro Borough has projected an average totat of $65,000.00 in
annual development fee revenues to be collected. All development
fees collected and interest generated by the fees will be deposited
in a separate interest-bearing municipal account for the purposes of
atfordable housing.

Administrative Mechanism To Collect And Distribute Funds

Glassboro Borough proposes the following procedural sequence for the
collection and distribution of development fee revenues:

Collection of Development Fee Revenues

The Planning Board Secretary notifies the Construction Code
Official and Glassboro Economic Development Office whenever a
preliminary or final approval is granted for a development, which
is subject to a development fee.

When a request is made for a building permit, the Construction
Official determines if the project is subject to the imposition of a
mandatory development fee. If so, the Construction Code Official
obtains an approximate value of the completed project from the
developer or tax assessor who calculates the fee based on the
equalized assessed value or the coverage amount of the
homeowner warranty document for residential units.

The developer will pay fifty percent (50%) of the estimated
development fee to the Construction Code Official at the time the
building permit is issued. The funds are then forwarded to the
Municipal Treasurer and deposited in the affordable housing trust
fund. The developer will pay the fifty percent (50%} balance of
the development fee to the Construction Code Official upon
issuance of the certificate of occupancy. The funds are then
forwarded to the Municipal Treasurer and deposited in the
affordable housing trust fund.

Distribution of Development Fee Revenues

The Glassboro Economic Development Office adopts and forwards
a recommendation to the governing body recommending the
expenditure of development fee revenues as set forth in this
spending plan. The governing body reviews the request for
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consistency with the spending plan and adopts the
recommendation.

The use and release of the funds require the adoption of a Borough
Council resolution in accordance with the COAH approved
spending plan. Once a request is approved, the Municipal
Treasurer releases the revenues from the trust fund for the specific
use as per the governing body’s resolution.

DESCRIPTION OF ANTICIPATED USE OF ALL DEVELOPMENT

FEES

Glassboro Borough will dedicate twenty percent (20%) of
development fees collected each year to be used for administrative
purposes as follows:

Administrative purposes such as salaries and benefits for municipal
employees and consultant fees necessary to develop or implement
municipal housing programs such as rehabilitation, new
construction, RCAs, housing elements and/or affirmative
marketing programs. Administrative funds may be used to income
qualify households and monitor implementation. The Housing
Trust Fund fees may be used to defray the costs of staff that are
implementing a housing plan, for the Borough’s first home buyer
program, and for activities further described in Section 4 of the
spending plan.

Glassboro Borough will devote a maximum of thirty percent (30%)
of development fees collected each year to render units more
affordable units as follows:

Affordability assistance such as down payment assistance, first
homebuyer assistance, rental assistance and closing cost assistance.

A minimum of fifty percent (50%) of development fee revenues
collected each year will be used for qualified scattered site
rehabilitation, for existing affordable housing developments and
programs and as follows:

Rehabilitation of existing L/M income housing; related roads and
pedestrian access ways; related infrastructure; purchase of land and
improvements to land; and other improvements directly related to
affordable housing in Glassboro.



Glassboro Borough Master Plan 27

C.

Community Facilities Plan Element

Glassboro’s Community Facilities Plan describes existing and proposed municipal
and Board of Education improvements such as schools, parks, fire and emergency
facilities, police, and municipal governmental buildings.

Schools

Two new schools are proposed in addition to existing schools. The first proposed
school site is located on twenty to twenty-five acres at the intersection of Dalton
Drive and Greentree Road, east of Delsea Drive. This site is convenient to the
north/south loop road as well as Greentree Road (an east/west road). A portion of
this site is proposed for a library (convenient to school children as well as parents
going to the nearby shopping centers), a firchouse, and a rescue squad building.
These facilities are proposed to be located opposite the loop road’s intersection
with Greentree Road.

The second proposed school site is within The Ridge section of the Borough, west
of Deptford Road. This site is anticipated to be approximately twenty-five (25)
acres, and is located convenient to residential development and proposed
roadways.

As part of every school site, active recreation facilities are necessary in order to
avoid having the municipality from having to acquire and maintain additional
recreational facilities.

Recreation

The Community Facilities Plan identifies Glassboro’s major recreation areas. It is
recommended that the recreation facilities be major tracts of land with a
concentration of facilities. Larger recreation tracts at strategic locations will
uniformly distribute facilities so all neighborhoods are reasonably convenient to
some patk or recreation area. Larger tracts are also more efficient to maintain and
therefore assist in controlling Borough expenditures.

Fire and Rescue

In addition to the existing firechouse and rescue squad on High Street in the central
business district, there are two locations considered for additional
firehouse/rescue squad facilities. One fire station and rescue squad complex is
considered as a single complex on Greentree Road opposite the loop road. This
facility is considered at the western corner of the larger tract intended to have a
schoo! and library. An area of about two (2) acres is recommended for these
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emergency facilities so the buildings, parking, and other day-to-day activities can
operate separate from the school and library activities. The new facilities can be
designed to provide shared banquet or other facilities to assist in fund raising and
other community or social events. The parking for these functions can be located
in proximity to the parking for the school and library so the various uses can share
parking. This site is recommended in order to locate these facilitics east of Delsea
Drive at the intersection of major roads and in proximity to the major residential
growth.

In order to assure adequate long term emergency facilities, another fire station and
rescue squad complex is proposed on the west side of town to better serve the
additional housing, office, and retail facilitics planned in that area. The location is
proposed at the west end of the proposed school where the vehicles will have
access to the new road network for direct access to The Ridge section, Elsemere
section, and the new residential, office and commercial uses west of Route 55.

Public Works

It is anticipated that as the mileage of local streets and community facilities
expand, the public works department will require additional space in order to
accommodate new equipment, repair facilities, storage of supplies, and facilities
for the employees. It is recommended the new space be located in the industrial
zone west of Delsea Drive, along Grove Street, on property acquired by the
Borough. This location will place the facilitics in a district with other compatible
uses and will afford the Borough the option to either construct either a single,
new, larger facility, or construct an accessory facility convenient to the existing
operation.

Library Facilities

It is proposed that new library facilities be anticipated. Two (2) new locations are
proposed. One is east of Delsea Drive adjacent to the proposed school on
Greentree Road. This site will have the advantages of good road access, be
convenient to the educational facility for use by school children and school
programs, be convenient to the expanded population base east of Delran Drive,
and be convenient to people shopping at the nearby shopping centers. The second
library site is proposed as a storefront facility within office common area of
Camelot at the intersection of Ellis Mill Road and Richwood-Aura Road. This
location will have good road access and be near the expanded population in that
area.
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Communication Antennae

Antennae associated with communication providers and similar users are to be
sited on municipal property as the first priority in antennae location planning.
The siting of antennae on existing tall structures are also given priority, so as to
minimize skyline and neighborhood impacts.

29
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D.

Circulation Plan Element

Glassboro™s Circulation Plan describes the primary and secondary roadway
network that services the municipality. 1t also includes recommendations for new
roadways and connections that will improve circulation and provide for
accommodation of vehicles, bicyclists, pedestrians and mass transit into the

future.

The major proposed road improvement proposed in the prior Master Plan
was the north/south road located east of Delsea Drive. Sections of this
road have been completed by recent developments. The remaining
segments are significantly impacted by environmental regulations and the
likelihood of its completion is remote. It has been removed from the
Master Plan.

The Glassboro Business Park development currently under construction
northeast of Route 55 and Ellis Mill Road includes the separation of this
employment center from nearby residential. Peace Lane is provided a
large, dense buffer area separating the non-residential side from
residences. The road extending Peace Lane into Harrison Township,
parallel to Route 55, is proposed to provide access to the employment
center from both interchanges. This is consistent with plans in Harrison
Township. In addition, Carolina Avenue should be extended north from
Peace Lane, across the old railroad, and out {0 Route 322. This will
provide a street connection between housing and jobs, as well as another
connection between major roads in the Borough.

The area west of Route 55 has been approved for a Planned Retirement
Community (PRC) with mixed uses, including various residential types,
office, and commercial uses. Daily traffic flow from retirement
communities is significantly less than from non-age restricted
developments. This project known as “Camelot™ is intended to provide a
strong market of shoppers and patrons to stores and restaurants within
Glassboro’s redeveloped Central Business District.

In the area west of The Ridge, a new road running south from Route 322
to Deptford Road is proposed. This road is intended to link into Deptford
Road as an alternative to Lehigh Road for the additional residential
development that can occur in this neighborhood. Lehigh, Deptiord and

this new road all provide access to the proposed school and recreation
area.
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In the arca south of Grove Street and running parallel to Delsea Drive, the
completion of a local road system is proposed. The main road, an
extension of Williams Street, is proposed not only to sexve this potential
area of development, but it is to serve as a dividing line between the
residential and non-residential zoning. One difficulty with this road will
be the ability to construct the road within possible wetlands. If this road is
not feasible, other aliernatives will need to be explored.

A major transportation proposal is the retention of the concept of a high-
speed line from the Philadelphia-Camden Metropolitan area to Glassboro.
A terminal is proposed in the triangle created by Ellis Mill Road, Girard
Road and the railroad. The loop road running along the east side of
Delsea Drive is proposed to cross Delsea Drive and extend to this
terminal. A parking lot and/or parking garage should be designed at that
location. A rail line of modetn design similar to the Riverline would
provide the Borough and the university with a major mass transit
connection into the Camden/Philadelphia metropolitan areas as well as
various population centers and employment districts along the route.
Increasing mass transit facilities is a major goal of the State, and the
existing railroad right-of-way, the history of railroad stations along that
line, its connection to metropolitan areas, the ability to reduce peak hour
vehicular travel, and reducing the consumption of petroleum products are
all valid reasons to pursue this light rail system.

1t is also recommended that a park-and-ride facility be considered at either
the Route 55 and Ellis Mill Road interchange, or the Route 55/Route 322
interchange, or both, in the interest of encouraging ride sharing, bus
stations, or other forms of transportation that will minimize the number of
motor vehicles on the road. The Borough should continue its policy of
requiring sidewalks in new developments in order to encourage a safe
pedestrian alternative rather than requiring automotive travel. It is also
recommended the Borough initiate a bikeway system. Design
specifications for the bikeway system should be consistent with NJDOT
recommendations. In lieu of construction at the time adjacent
development, developers may be required make a contribution of equal
cost into a trust fund for sidewalk/bikeway construction.

Specific roadway intersections and cartway/right-of-way improvements as
recommended by the Borough Engineer are hereby recommended in this
Master Plan, subject to Borough Council approval.
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® Glassboro is currently undertaking a transportation and traffic study of the
entire Borough with the objective to enhance the existing roadway
network to lessen the traffic burden on specific routes, address mobility
issues, and increase opportunities for transit riders, bicyclists, and
pedestrians. The Planning Board supports the completion and
implementation of this effort.

® Encourage pedestrian and bicycle friendly improvements, particularly
within Glassboro’s Central Business District and nearby environs.
Connect Rowan university and Glassboro’s CBD with a boulevard which
primarily accommodates safe pedestrian movement.
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E.

Recreation Plan Element

The Recreation Plan examines existing municipal recreation facilities, resources,
infrastructure, service level and suitability. The Recreation Plan proposes
recommendations and presents findings, which in turn further guide the
development of the park, and recreation network tailored to the public open space
and recreation needs of municipal residents.

The Recreation Plan includes:

. An inventory of existing sport and recreational facilities in Glassboro.

. Analysis of current usage levels of existing sporting and recreational
facilities.

. Identification of any gaps in sport and recreation provision.

. Strategies to meet future recreational needs and address current
deficiencies.

. Consideration of Glassboro’s age cohorts as described in this Master Plan,

s0 as to better plan for specific recreational needs of all age groups.

Recreation time provides people with the opportunity to exercise, explore,
socialize and relax from everyday stresses. The interrelated open space system of
public parks provides residents and visitors alike with the necessary open space
required to recreate. Changes in demographics or recreational trends can change
the open space and recreational needs of a municipality. Recreation Plans must
be flexible enough fo identify changes in resident needs and demand.

Glasshoro Parks and Recreation Commission: Mission Statement

“The mission of the Glassboro Park and Recreation Commission is to serve the
residents of Glassboro by providing quality park and recreation facilities and
programs and, thereby, to assure that the Borough of Glassboro continues to be a
livable place where all citizens can enjoy a wide range of leisure and recreational
opportunities”.
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Recreation Plan Goal

To increase the quality of community life and sense of belonging for current and
future residents, through the provision of recreational opportunities which will
foster the development of all citizens, physically, mentally, socially and
emotionally.

Glassboro’s Parks Include:

Glassboro’s Parks Include:

Owens Field

Walter E. Robinson Park
Looney Park

Renlund Park

Elsemere Park

Two new parks have been added to Glassboro’s park system since the adoption of
Glassboro’s 1991 Master Plan,

. East New Street Park, approximately 20 acres; and
° South Delsea Drive Park, approximately 36 acres

Glassboro’s Park and Recreation Department at present relies heavily on the
school system for the use of gymnasiums for active recreation. On occasion
school facilities are utilized to meet the needs of the Borough residents.

The biggest challenge facing Glassboro’s Parks and Recreation network in the
future has been identified as: The Borough’s increasing population and changing
community recreational needs. The Glassboro Mayor and Council, Parks and
Recreation Commission, will meet this challenge head-on. It is envisioned the
current exceptional level of service provided to Borough residents will be
maintained, and that the changing needs and demands of the community will be
met in the future.

The following recreation related improvements and considerations are proposed
for Glassboro:

. Age appropriate recreational improvements are planned for the PRC
overlay west of Route 55

. The existing park in the Elsemere section is proposed to be expanded
toward Ellis Mills Road. The purpose is two-fold; 1) expand the
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recreation facilities that serve this neighborhood; and 2) provide an open
space buffer between the future office development and the high density
housing to the east.

. It is proposed that the recreation facilities on Wilmer Street be expanded
to Sewell Street and that this recreation facility be expanded east along the
railroad up to the houses on Glassboro Road.

. Another recreation area is proposed south of Stranger Avenue to be part of
any future residential development in that arca. The site is located to be
central to that neighborhood, on an arca outside wetlands, and where the
new interior road system will provide access to the facility.

. The site located northwest of the central business district is proposed to be
dedicated to open space since soils data indicate this area to have water-
related problems. As part of the road proposal for the central business
district, Lake Avenue is proposed to be vacated north of Eben Street. A
park in this location designed around the environmental resources will
provide an aesthetic break between neighborhoods. This site has
convenient street access and may be able to accommodate some
neighborhood recreational facilities on a portion of the site. It’s main
purpose, however, is envisioned as a park or sitting area with plantings
and other minor improvements designed around the environmental
IeSOources.

. An area west of Ellis Mill Road and between the two railroad lines
(opposite the are from Dicksons Road to Franklin Road) is proposed as a
major facility for active recreation use.

. The Borough should conduct a formal study to determine the need for an
indoor community multi purpose basketball court.

. Future residential developers must provide area and site improvements for
park and recreation facilities in their respective developments. Where
such facilities cannot be properly designed and improved, cash
contributions in-lieu of contributing land and building recreational
improvements may be made to a recreation fund.
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Existing Park Typologies in Glassboro
State Parks:

The largest public facility available to Glassboro residents is the Glassboro State
Wildlife Management Area preserve located in the southeast corner of the
Borough (approximately 2,363 acres). This preserve is dedicated to permanent
open space, and is specifically managed to increase wildlife populations and
provide wildlife-oriented recreation.

This state owned park is not under the management of the Glassboro Parks and
Recreation Commission.

County Parks:

At this time the only county owned and operated park in Glassboro Borough is the
Gloucester County Multi-Purpose Trial. This trail connects Monroe Township
and Glassboro Borough.

Regional Municipal Parks:

Regional municipal parks may provide large formal and informal facilities to
meet the active and passive recreational needs of surrounding municipalities.
These facilities are equipped to handle large gatherings of people for extended
periods of time. Glassboro’s Regional Municipal Parks are of significant value
not just to the residents of Glassboro but to Gloucester County and the wider

community. The following parks within Glassboro’s park system are considered
regional municipal parks:

Owens Field

Walter E. Robinson Park
East New Street Park
South Delsea Drive Park

Local Neighborhood Parks:

Local neighborhood parks serve the recreational needs of the Glassboro residents
by providing formal and informal spaces for active and passive recreation, within
the nearby surrounding neighborhood. The following parks with Glassboro’s
park system are considered local neighborhood parks:

. Looney Park

. Renlund Park

. Elsemere Park
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Glassboro Parks Facilities Summary:

Owens Field — Active Recreation
Children and Adults are the main user groups for this park.
Park Activities & Facilities:

Soccer
Softball
Tee ball
Football
Basketball
Playground

This park is in fair to good condition; however, the existing tennis and
basketball courts require resurfacing, new nets and new fencing.
Glassboro’s Park and Recreation Commission has identified this park as
the most heavily utilized park in the Borough at this time.

Looney Park — Active and Passive Recreation
Children and Adults are the main user groups for this park.
Park Activities & Facilities:

. Half Court Basketball
. Playground

This park is in good condition. No repairs or upgrades are recommended
at this point in time.

Renlund — Passive Recreation

Children, Adults and Senior Citizens are the main user groups for this
park.

This park is primarily a passive park with children’s playground, pavilion,
and restrooms. The park is frequented daily by walkers and lunch goers.
The park can accommodate special functions through utilization of the
existing pavilion and restrooms.



Glassboro Berough Master Plan 38

This park is in relatively good condition; however, areas of walking paths
require root removal and re-paving.

® Flsmere — Active and Passive Recreation

Children, Adults and Senior Citizens are the main user groups for this
park.

Park Activities & Facilities:

. Playground

. Walking paths
. Basketball

. Baseball

. Pavilion

This park is in relatively good condition; however, areas of walking paths
require roof removal and re-paving.

® Walter E. Robinson Field — Active Recreation
Children and Adults are the main user groups for this park.
Park Activities & Facilities:

. Softball
o Soccer

This park has one field that is a combination soccer/softball field
This park is in excellent working order and condition.
® East New Street Park — Active recreation

Children, Adults and Senior Citizens are the main user groups for this
park.
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Park Activities & Facilities:

Tee ball

Softball — five (5) combination Tee ball/Softball fields
Soccer — four (4) fields

Playground

In-Line Hockey rink

Restrooms

This park is currently under construction and is soon to be completed.

® South Delsea Drive Park — Active and Passive Recreation

Children, Adults and Senior Citizens are the main user groups for this

park.

Park Activities & Facilities:

¢ & & & & » &

Bascball

Softball

Soccer

Football

Playground (to be constructed in 2005-2006)
Walking Paths

Concession Stands — two (2)

Restrooms

Senior Citizens Center

Recreation Offices

This park is currently under construction and is soon to be completed.
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Natural Resources Conservation Plan Element

The goal of Glassboro’s Natural Resources Conservation Plan is to provide for the
preservation, conservation and proper utilization of Glassboro’s natural resources,
including forests; wetlands; flood plains; streams and other waters; soils; open
space; scenic views; and natural vegetation; energy; fishing areas; and endangered
or threatened flora and fauna.

Since 1970, Glassboro has increased its population from 12,938 to 19,068 (2000
Census). Directly related to this increase is the rise in housing unit construction
(see Housing Element). The amount of vacant land in Glassboro decreased
rapidly due to development pressures primarily for more residential housing units,
and commercial development, particularly along Delsea Drive.

The orchards, streams, lakes, farms and woodlands of Glassboro invited
development. These resources form components of functional ecosystems that
directly impact the everyday lives of Glassboro residents in terms of water supply,
drainage, flood control, natural aesthetics, recreational opportunities, and quality
of life, These ecosystems also support the varied vegetative and wildlife
communities which are linked to the streams, ponds, and lakes found throughout
the Borough. It is critical to realize that all these environmental components are
linked and every action taken to alter the environment impacts ecological
functions as well as the quality and integrity of our surroundings. These resources
provide Glassboro with its primary character and ecological form.

In view of Glassboro’s overall development, the Borough’s environmental
resources including wetlands, floodplains, woodlands, farmlands, forests, open
space, State preserves, soils and scenic areas have been examined. To further
Borough goals in the area of preservation, these resources have been generally
mapped and made part of the Master Plan. The Master Plan series is provided as
a reference for the Borough during its review and determination of which areas
should be targeted for preservation and how to preserve the benefits of our natural
resources in conjunction with smart growth.

Wetlands

Freshwater wetlands are areas of low topography typically exhibiting poor
drainage and standing water or a high groundwater table much of the year. They
are occupied by wet or hydric soils and hydrophytic vegetation. Wetlands serve
valuable ecological functions such as storing floodwaters, filtering pollutants,
allowing for groundwater recharge and providing wildlife habitat.
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Wetland areas mapped by the NJDEP are subject to field verification;
nonetheless, they are a good source for wetland identification. Based on this
information, freshwater wetlands in Glassboro are shown within the Master Plan
map series.

The wetland areas in the Borough are prohibited to be developed by NJDEP and
require a surrounding buffer or transition areas that can extend 50 to 300 feet
beyond the wetland. These areas are generally located in close association to the
streams. The wetland areas are concentrated in relatively narrow bands around
the stream corridors and often include the floodplain. Some low lying areas have
more expansive wetland sites which are more likely associated with seasonal high
walter table rather than stream hydrology.

Streams and Open Waters

There are numerous streams, tributaries and open waters within Glassboro.

These waterways are shown on the Wetlands and Flood Plans Map and several of
the other Master Plan Maps. These high quality waterways benefit Glassboro and
the region, and necessitate diligence on the part of the Borough to protect against
pollution, erosion and excessive runoff and the subsequent sedimentation that can
be caused by improper development and deforestation. Furthermore, upstream
communities need to recognize their obligation to help protect surface water
quality for downstream neighbors.

Flood Plains

Mantua Creek and associated tributaries serve to create flood plains within
Glassboro. Flood plain delineations are provided on the Master Plan Flood Plain
Map, and may also be referenced on the FEMA Maps available at the Borough
Office.

Aquifer Recharge Areas

Aquifer recharge areas, which replenish geological formations, can yield
significant quantities of water to wells. This is achieved either through infiltration
of precipitation or through downward seepage from surface water bodies. The
quantity and quality at which aquifers are recharged varies greatly with soil
characteristics and present and future land uses (relating to impervious cover and
associated runoff).

In an effort to protect the long-term viability of the aquifer, development in areas
of potential aquifer recharge should reflect a respect for the dynamics of natural
processes. Monitoring of potential contamination from facilities on or near
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aquifer recharge areas, as well as controlled development in these areas and
responsible development in more buildable areas will help assure reasonable
water supply for the Borough in the future.

Soils

Glassboro’s soils are diverse and range from soils with a high sand content to
those that are categorized having large amounts of organic mater. They vary in
characteristics of water table height, slope, composition, permeability, water
capacity, and dominant vegetation. Two major soils series that are found
throughout Glassboro are described below, The Master Plan Map series includes
a “Soils Map” covering all Glassboro. This NJDEP/GIS based map should be
used in conjunction with the Gloucester County Soil Survey, USDA/SCS.

] Sassafras Series Sassafras Loomy Sand

The Sassafras Series consists of well-drained, moderately coarse textured
soils formed in water-laid deposits that contain little or no glauconite. The
subsoil contains more clay than the surface layer.

® Woodstown Series

The Woodstown Series consists of moderately well drained, sandy and
loamy soils that are nearly level or gently sloping. They formed in water-
laid material and generally occur below Sassafras.

The Woodstown Series exhibits a moderately slow or moderate
permeability and moderate available water capacity.

Energy Conservation and Land Use

Incorporating energy efficient land use concepts in site and building design and
locational planning can significantly reduce energy consumption. Substantial
energy savings can be achieved by siting and designing buildings and
neighborhoods to take advantage of natural environmental heating and cooling.
Site and building design is a likely starting point for implementing energy-
conscious land use techniques and can be used in a subdivision, neighborhood, or
individual building. The concepts include southern exposure for buildings,
orienting windows toward the sun, and using landscaping and natural terrain
features to block or redirect winds and breezes to increase the heating or cooling
efficiency of buildings.
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The control of off-site glare and uplighting in the design of lighting plans for
development and redevelopment play a critical role in energy conservation and
land use. These designs are to be included in the municipal code, and applied in
project reviews.

Energy efficient locational planning is another concept that can be used to reduce
a community’s demand for energy. This approach, which can be applied to small
neighborhoods or large regional areas, primarily deals with reducing energy
intensive automobile travel by locating activities such as industrial centers,
shopping and recreational facilities close to centers of population. Compact
communities encourage less frequency and average trip lengths of automobile
usage. The creation of a pedestrian and bikeway system throughout the
community also reduces automobile travel and conserves energy.

Locational planning involves decisions concerning energy intensive construction
of roads and sewers. By locating new development in arcas already serviced by
infrastructure, suburban sprawl is discouraged and much of the costs associated
with new construction can be averted. This approach is supported by recent State
planning initiatives described as Smart Growth in the State Development and
Redevelopment Plan. Efficient locational planning also plays a key role in the
preservation of open space, farmlands and scenic vistas.

Conclusions

Conservation planning can be utilized as a tool to help preserve the remaining
natural character of critical areas in Glassboro and protect necessary
environmental areas. These include, but are not limited to: wetlands, floodplains,
steep slopes, farmland, mature woodlands, groundwater, sensitive surface waters
and wildlife habitat. Conservation planning can prevent wasteful land
development practices, promote recreational development, help protect historic
and cultural sites, lessen the cost of new development and maintain property
values.

The objectives of Glassboro’s Natural Resources Conservation Plan includes
contributing to the preservation of the ecological, and scenic resources of the
Borough: a) by providing a continuous greenway network of open space along
streams, slopes, scenic areas and critical environmental areas such as flood plains,
wetlands and woodlands areas; b) controlling or prohibiting development in
critical environmental areas; ¢) controlling environmental degradation and
adverse impacts such as noise and air pollution due to improper use of land; d)
encouraging land development which preserves natural amenities and addresses
drainage issues affecting the Borough; e) avoiding stream channel relocation; f)
providing for wildlife habitat; g) preserving existing woodland areas; and h) by
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protecting the quality of surface bodics of water (streams, lakes, ponds) and
groundwater sources.

The largest area of wetlands and floodplains in Glassboro is the fish and game
preserve in the southeast corner of the Borough. This is a State owned property
dedicated to permanent open space. As presented on the Master Plan Soils Map,
it is essentially a wetland area. The total area is approximately 2,400 acres and is
not proposed for development.

Natural Resources Conservation Plan Recommendations

¢ Qpen Space/Greenways

Continue to create a greenway/open space network by establishing and
designating protection areas on a greenway. Greenway/open space
linkages may be established via stream corridorss, flood hazard areas,
wetlands, steep slope areas, wildlife corridors, existing public and private
conservation easements and public uses including local and county
parkland. Historic landmarks and districts, railroad and utility rights-of-
way, farmiands, mature woodlands and trails may also be included.
Greenway/open space designations should consider existing and potential
linkages with similar efforts in neighboring municipalities.

Greenways, open space areas, conservation areas and the linkages between
them should be identified on effected site plan and subdivision
applications, enabling the municipality to arrange for preservation of the
reserved area, negotiate for a conservation casement, or preserved by
using lot averaging or cluster techniques.

® Groundwater

Glassboro supports the NJDEP wellhead protection program for water
supply wells. This program involves defining wellhead protection areas,
evaluating existing and potential sources of contamination, and
establishing appropriate management techniques for wellhead protection,
including subdivision and site plan review, design and operating
standards, source prohibitions, and public education.

In order to provide a level of maintenance for existing septic systems that
parallels the requirements for new septic systems, the Borough cooperates
with County and State programs to ensure that existing septic tanks meet
State and County Standards.
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Glassboro supports the education of property owners on water
conservation measures to reduce water usage during peak daily and
seasonal usage, and on the potential impacts to groundwater quality from
excessive use of fertilizers and pesticides. Advice should include the use
of landscaping materials with reduced irrigation requirements and the use
of water conservative irrigation technologies, such as drip irrigation.

o Wetland Protection

Considering the importance of freshwater wetlands in Glassboro and
surrounding municipalities, potential impacts on wetlands should be
considered when reviewing development proposals within the Borough.

. Apply wetlands protection strategies in environmentally sensitive
areas such as in the vicinity of the mapped wetlands. The
strategies should be environmentally sensitive “Best Management
Practices” to control pollutants from stormwater runoff and control
of other non-point source pollutants.

. Acquire conservation casements on wetlands and wetlands buffers
as appropriate.

. Establish a monitoring system to monitor and enforce conservation
casement restrictions on an ongoing basis.

® Development Regulations

. Encourage Smart Growth in appropriate locations. For example,
clustering redistributes the entire parcel’s development potential to
a portion of the same parcel capable of supporting higher densities.
Normally permitted development densities are arranged within a
smaller area in order to safeguard those portions of the site to be
preserved. This allows the remainder of the site to be set aside for
open space and/or protection of critical environmental resources
without cost to the developer or the Borough. Cluster development
lowers development costs by reducing needed infrastructure and
subsequently lowering housing costs. It conserves land, promotes
design flexibility, protects environmentally critical areas, protects
farmland and can provide large tracts of open space at no cost to
the community. Clustering also permits development to take place
away from substantially wooded areas, preserving the wooded
character of an area. Density bonuses for clustering is not
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recommended in Glassboro, but is recommended where
appropriate.

. Apply Residential Site Improvement Standards (RSIS) regarding
pavement, road widths, and parking lot sizes.

. Require natural resource mapping and environmental impact
assessment for all subdivisions and site plan approvals.

® Stream Corridors and Surface Water

. Utilize water quality management practices to protect the quality
of surface water resources.

. Require the establishment or maintenance of vegetated buffers
along all stream corridors. Reforestation of disturbed buffer areas
should be included in the design standards.

o Educate property owners on the potential impacts to surface water
quality from excessive use of fertilizers, pesticides and herbicides.

® Forest Resources

. Refer to the Master Plan map showing land cover (aerial) to assist
the Borough’s efforts to identify and protect forest resources.

. Include design standards that control forest removal based on the
quality of the forest type.

. Provide reforestation standards and requirements.

. Enact a woodlands protection ordinance regulating the removal of
trees, and limiting the destruction of trees in proposed
subdivisions.

. Encourage residential development that maintains “wooded lots”

and preserves large areas of mature woodland.

. Limit tree cutting along collector and higher order roadways so as
to preserve the wooded view from the roadway except in those
situations where traffic safety requires vegetation removal.
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Conservation and Historic/Scenic Assets

Consider the location of historic or culturally significant buildings and
areas, the location of scenic views and preservation of conservation areas
in the arrangement of new development. The design of subdivisions and

buildings should appropriately preserve scenic views, retaining them as a
natural amenity.

Agricalture

Encourage landowners to seek technical assistance from the Gloucester
County Soil Conservation District to develop Conservation Plans using
best management practices (BMPs) to conserve soil and water resources.
BMPs serve to mitigate the potential environmental impacts of agricultural
production, including those related to agricultural runoff.

Air Quality
. Support Transportation Demand Management (IDM) strategies as

a method to reduce the number of trips between residences and
work places. TDM strategies typically include the following:

Ridesharing: park and ride, van pools/car pools, van pool/car pool lots.
Flextime/compressed work weeks.
Shuttle services.

Public transit.

Opportunities and amenities for pedestrians and bicyclists, including
bikeways and pathways.

Telecommuting.

. Reduce the need for vehicular trips by facilitating better
interconnections among residential, commercial, office, and
recreational uses.

. Provide landscaping standards that result in the improvement of air
quality.
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Energy Efficiency

Incorporate energy standards into the land development review:

. Consider the microclimate including radiation, humidity and winds
in site plan and subdivision designs.

o Provide means for solar access as appropriate.

. Require landscaping plans that provide desirable solar access, wind
protection and proper shade as needed.

. Review public facilities in terms of the energy use and sources.
. Maximize the recycling of energy through resource recovery.
. Encourage the use of energy efficient devices such as heat pumps

and geothermal pumps where feasible.
Steep Slopes
. Require conservation easements on steep slope areas.

) Adopt performance standards that limit the amount of disturbance
of steep slopes.

Household Hazardous Wastes

Serious ground and surface water contamination from residential uses can
occur through the use and improper disposal of household hazardous
wastes. These wastes are composed of various cleaners, pesticides and
fertilizers, paints, and prescrvatives, automotive products, home hobby
chemicals, medicines, cosmetics and associated items.

Many of these products are flammable, explosive, corrosive, carcinogenic,
or have the potential to damage respiratory or nervous systems.

e Initiate an education program to instruct residents of the dangers
regarding household hazardous wastes, proper disposal methods,
and alternative products that can be used to replace hazardous
substances in the home.
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G.

Community Design Plan Element

The New Jersey Municipal Land Use Law establishes the purpose of regulating
community design under 40:55D-2:

“To promote a desirable, visual environment through creative development
techniques and good civic design and arrangements”

Overall community design standards and site-specific building standards work
hand-in-hand with land use policy. Glassboro community design throughout the
municipality and particularly within the Central Business District (CBD)
Redevelopment Area is an essential part of the construction process and must be
included ir every phase of that process. Glassboro intends to review proposals by
developers based on the total, three-dimensional design of the entire project.
Proposals will be examined based on their relationship with Glassboro’s existing
natural and built environment. It is essential that the new development in
Glassboro’s CBD be consistent in appearance with traditional development and
the pattern of desirable Glassboro community design. New development must not
break the visual and structural continuity with the Borough’s CBD. New
development or redevelopment of existing structures, must contribute to the safety
of pedestrians, and traditional area character and attractiveness. Success can be
achieved through proper land use controls and community design review
standards well grounded in the Municipal Land Use Law.

Glassboro places great emphasis and importance on the overall integrity of it’s
CBD design, and site-specific architecture. Not only is it essential that new
construction and redevelopment be complementary to the existing built
environment and sympathetic to individual site-specific user needs,
redevelopment should aim to further the design and overall character of Glassboro
and enhance/increase the usability and accessibility of all spaces. Glassboro
Borough acknowledges the importance of community design, as the buiit
environment has a dramatic impact on the way an area is perceived and used by
residents and visitors. It has a tremendous impact on marketability and retail
success, particularly in traditional CBD’s.

Each new construction and redevelopment proposal will provide an opportunity for
the Borough to help achieve its vision of a reinvigorated CBD. Over time, it is
envisioned that the CBD streets will be transformed so as to contribute to the distinct
local identity. Developing a highly functional pedestrian (especially Rowan
University) and transit supportive environment is critical to the success of
Glassboro’s CBD.
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CBD Redevelopment Area Design Guidelines

1.

Commercial, office, and mixed use residential buildings with multiple
uses or tenants should be designed with a complex massing that includes
varying roof lines, projections/recesses along the facades, store fronts and
rooflines, smaller additions to the main building, and/or separate, smaller
structures.

All permitted buildings should avoid monotonous wall or roof plans by
modulating the facade to give the appearance of several smalier scale
buildings. Wall facades exceeding thirty feet (30”) in length and oriented
towards the public view should include windows, entrances or similar
architectural features appropriately spaced.

Gable roofs with a minimum pitch of 5/12 are encouraged, and should be
provided with eaves. Flat roofs should generally be avoided on one-story
buildings. Two-story or talter buildings should be provided with a
traditional cornice treatment. Mansard roofs are generally discouraged.
Architectural embellishments that add visual interest to roofs, such as
dormers, betvederes, verandas, masonry chimneys, cupolas, clock towers,
and other similar elements are encouraged. The eves fascia should be of
traditional proportions and shall not be used as a “sign band” for the
building.

Facade treatments should include traditionally designed storefronts,
doorways, windows and related design features. Each facade must be
treated architecturally, not just the main entrance facade. The entire front,
sides and rear of the building should be coordinated in compatible
traditional colors and materials. Street facades, in the public view, should
receive the greater architectural emphasis.

Storefronts should be designed with variations where possible in widths,
setbacks, and traditional architectural facades. Wider storefronts on
existing and proposed lots should receive particular emphasis to create
multiple facade variations.

The architectural design of franchise style commercial development must
be adapted, to the greatest extent possible, to the form and character of
Glassboro, as determined by the Borough Planning Board.

Entrances should be inviting to pedestrians and, to the greatest extent
possible, provide shade and weather protection. Fixed or operable fabric
awnings integrated into the overall building design are desirable.
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10.

11.

12.

13.

14.

15.

16.

Storefront and display windows should have a sill height between two feet
(27) and three feet (3°) from finish floor and a window height no greater
than eight feet (8”) from finish floor. The maximum width of an
individual window should not exceed 2/3 of window height. Desirable
features include appearance of double-hung, traditional style trim,
traditional style muntins and operable shutters. Opaque materials that
block or obscure the view of displays or goods inside should not cover
storefront and display windows.

Architectural features, which add visual interest such as porches, patios
and porticos, should be encouraged.

At grade entrances to sidewalks are to be encouraged.
Corner facades are encouraged for buildings located at intersections.

Fixed or operable fabric awnings should be permitted at the ground floor
level; however, one long continuous awning or roof-covered walkway as
typically utilized in strip retail centers is discouraged. Canvas is the
preferred material, although other waterproof fabrics may be used. Metal
and plastic awnings, including vinyl, are discouraged.

All equipment-providing services to the building whether roof mounted or
ground placed, should be screened by appropriate architectural/landscape
architectural design.

The use of site and streetscape furniture, and improvements including
benches, tables, trash receptacles, bike racks, pedestrian walkways,
planters and lighting consistent with traditional community character is
encouraged.

Parking lots and parking buildings should be encouraged and designed to
accommodate safe and convenient pedestrian and bicycle movement.
Parking lots should also be designed to provide clear on-site visibility for
security and safety purposes. Landscaping and buffering should be used
abundantly to minimize street view of parking lots. Parking lots should be
placed behind buildings where possible.

On-site “Do not enter” and “one-way” signs often confuse the motoring
public and add to the clutter of the streetscape. They shall be used
sparingly in accordance with recommendations of the Borough Engineer.
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17.

52

Lighting should be designed to provide for security, safety, and
appropriate illumination, while providing for sharp cutoff luminaries to
control light pollution, offsite glare and uplighting. Lighting fixture
designs should compliment building architecture, and be used to accent
building architecture and landscaping. Neon tube lighting should not be
used for building trim, accent or signage.
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H.

Historic Preservation Element

The Borough of Glassboro had its industrial roots in glass works, which date back
to 1779. Beginning with Solomon Stanger, then with subsequent glass works
owners Heston and Carpenter, Thomas Eben, and Samuel Whitney, Glassboro
became New Jersey’s largest glass manufacturer by 1870, Owen-lllinois Glass
Company subsequently expanded the manufacturing facilities in Glassboro, and

the Borough became the largest glass producer in the eastern United States in the
late 1800°s.

Decline of Glassboro as a glass-manufacturing giant in the 1920°s eventually left
the community with a high unemployment rate and decaying infrastructure. With
employment opportunitics scarce, many property owners were unable to maintain
homes and buildings. Further decline in neighborhoods was realized as poverty
took its toll and crime rates increased. Nonetheless, Glassboro has gained much
from its past glory as a major glass manufacturer.

In spite of losing its stature as a nationally recognized glass-manufacturing center,
Glassboro is planning for the future while enjoying its rich history deeply rooted
in early glass production. Glassboro further enjoys its farming tradition
particularly as growers of produce. Glassboro received international acclaim as
the site where US President Lyndon B. Johnson and Premier Alexei N. Kosygin
of Russia met for an international summit conference in 1967.

Glassboro’s Central Business District (CBD) exhibits evidence of the classic
planning theory of Concentric Circles. The University area has drawn
development attention away from the downtown, as has commercial development
along Delsea Drive, and area suburban residential development. Lower paying
service industry jobs replaced higher paying manufacturing employment. The
construction of State Highway Route 55 provided access for new suburban
residents of Glassboro who commute to the Philadelphia metropolitan area.
Meanwhile, the Borough’s traditional business district contipued into decline.
The CBD and nearby environs, however, have been designated as a
Redevelopment Area thanks to the efforts of community leaders and officials.
Efforts have already begun on connecting Rowan University with Glassboro’s
“downtown”. (Glassboro has been classified as an “Urban Aid Community” by
the State of New Jersey.

Rowan University, an active community partner and a growing entity within the
municipality, is situated just east of the Borough’s Central Business District. On
September 4, 1923, Rowan University, then known as Glassboro Normal School,
opened with 236 young women arriving by train to convene in College Hall, the
campus’ only building. Since then Rowan University has evolved from its
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humble beginning as a teacher training school to a compiehensive university with
a history of extraordinary firsts that have made the world take notice. Rowan

University:

® Opened one of the first clinics in the country for reading disabilities in
1935.

@ Hosted a summit conference between President Johnson and Premier

Kosygin in 1967,
® Received a $100 million gift from Henry and Betty Rowan in 1992,

o Offered the first doctoral degree in the New Jersey State system.

ROWAN

URIVERSITY

Rowan University’s legacy as valuable resource to the State began in the eatly
1900s when many New Jersey teachers lacked proper training because of a
shortage of educational facilities. In 1911, Gov. Woodrow Wilson convinced the
State to build a two-year training school for teachers, known as a Normal School
in Southern New Jersey.

The choice of where to locate the school created fierce competition among several
towns in South Jersey who wanted the economic benefit and prestige such an
institution would bring. The town of Glassboro was an early favorite because of
its excellent rail system, harmonious blend of industry and agriculture, natural
beauty and location in the heart of South Jersey.

In 1917, to sway the decision in their favor, 107 Glassboro residents raised more
than $7,000 to purchase 25 acres, which they offered to New Jersey for free if
they selected Glassboro as the site. The land tract included the Whitney family
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mansion and carriage house, which had belonged to the prominent owners of the
Whitney Glass Works during the 1800s.

The College gained a national reputation as a leader in the field of reading
education and physical therapy when it opened a clinic for children with reading
disabilities in 1935, and added physical therapy for the disabled in 1944. These
innovations propelled Glassboro to the forefront of the special education
movement.

In the 1950’s, the school experienced rapid growth in curricular offerings,
enrollment and building construction. With the purchase of a peach orchard on
the other side of Route 322, 117 acres were added to the campus. In 1958, the
school name was changed to Glassboro State College to better reflect its mission.

The campus received worldwide attention when it hosted the historic summit
conference in Hollybush Mansion (see photo on Master Plan cover sheet) between
President Lyndon Johnson and Soviet Premier Aleksei Kosygin. The College was
chosen because of its strategic location midway between Washington DC and
New York. The meetings between the two leaders on June 23 and 25, 1967, led
to a thaw in the Cold War and eased world tensions. Glassboro has been referred
to as “The Summit City”. '

In July 1992, industrialist Henry Rowan and his wife, Betty, donated $100 million
to the institution. It was the largest gift ever given to a public college or university
in the history of American higher education. To honor the Rowans, the school
changed its name to Rowan College of New Jersey. In 1997 the school achieved
university status and became Rowan University.

To lead Rowan University into the 21% century, the Board of Trustees appointed
Dr. Donald J. Farish as the sixth president in July 1998.

Today, Rowan University is divided into a Graduate School and six academic
colleges: Business, Communication, Education, Engineering, Fine & Performing
Arts, and Liberal Arts & Sciences. Rowan’s nearly 10,000 students can select
from among 31 undergraduate majors, seven teacher certifications programs, 25
master’s degree programs and a doctoral program in education leadership. The
200-acre campus contains 31 buildings, including eight residence halls and three
apartment complexes. Rowan University has become an extraordinary
comprehensive institution that has improved the quality of life for the citizens of
New Jersey. The university is also actively participating in Glassboro’s
Redevelopment Plan, a project and program led by Borough Council and Planning
Board, which is yielding a multitude of benefits for all residents of Glassboro.
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Historic Structures

Glassboro’s successful glass industry created a building surge including elegant
homes such as Hollybush Mansion, built in 1847 by Thomas Whitney for his

private use. The Italian villa is a stone-built structure, designed to last for
centuries.

By the 1920’s, the glass industry began to fade. Ebenezer Whitney’s grandson,
George F. Whitney, had died in 1915. This resulted in the sale of Hollybush
Mansion to the State of New Jersey in 1920 for South Jersey’s first normal
school. The mansion had been used as a home for the president of the school.

In 1971, the then president of the college decided that Hollybush would be put to
better use as a conference center rather than the president’s house. Since then, it
has been in use almost every day by one or more groups for meetings, receptions,
and formal functions. Hollybush became & historic site in 1973. The Hollybush

Mansion, located on the Rowan campus, is listed in State and National Historic
Registers.

The Hollybush Mansion is currently in the midst of the first phase of a $2 million
renovation, which centers on strengthening the building’s crumbling foundation.
A second phase, to restore most of the interior, has not been scheduled.

The Glassboro Heritage Glass Museum, Incorporated, organized with ten (10)
members on December 6, 1979. Through the museum, the people of Glassboro,
in cooperation with residents of surrounding areas, are preserving and
perpetuating the heritage of glass industries by acquiring through ownership or
loan, collecting, preserving and displaying documents, photographs, records,
tools, machinery, artifacts relating to the glass industries.

Through the efforts of the Mayor and Council of the Borough of Glassboro, a
historic building was located on the downtown site of the Whitney Glassworks
and was leased to the museum, for its exclusive use. The site of the museum was
built in 1926 for the Glassboro Title and Mortgage Company. This business
failed on October 1, 1931 — a victim of the Depression and never reopened as
such. The building was later used by a local lumber company and then by the
Public Library before ownership passed onto the museum,

By the mid 1800’s, community growth in Glassboro was in evidence by new
construction. Growth was also evident in the population gains, an expanded
occupational status throughout the community, roadway development, the
community’s first post office, and expansions in building and housing. Glassboro
was considered by many to be a large community with three (3) churches, one (1)
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tavern, an academy and 100 dwellings. The total population was 604 ranging in
age from five (5) through sixty (60) and over. The Hollybush Mansion was built
during this boom in community growth.

Other buildings that helped shape Glassboro architecture during the 1840’s and
1850°s is the attractive stone structure known as St. Thomas Episcopal Church
which was established in 1847, the other is the Glassboro Academy constructed in
1842. Two of these structures, the Hollybush Mansion and St. Thomas Episcopal
Church are on the State and National Registers of Historical Place in the Borough
of Glassboro, New Jersey.

A certificate of appropriateness is required before a Borough permit is used for
changes, relocation, construction and demolition in a historic district, at historic
sties, at historic landmarks, or proposed historic district, historic site, or historic
landmark. The Planning Board issues the certificate.

Glassboro’s preservation ordinance was adopted to protect structures, sites, and
landmarks within the Borough of Glassboro that have been designated to have
historical integrity, and worthy of placement in the State and National Registers;
and proposed sites that have historical integrity for future placement in the State
and National Registers.

The Hollybush Mansion and St. Thomas Episcopal Church have been designated

as having historical integrity and were placed in the State and National Registers
in the 1970’s.

The following list of twenty (20) sites have been identified as having historic
significance in Glassboro:

1. St. Thomas Cemetery, North Main Street, 1791

2. St. Thomas Episcopal Church and Cemetery, Main and Focer Streets
3. Glassboro Intermediate School, Delsea Drive, 1929 (restored).

4. Methodist Cemetery, Delsea Drive and McClelland Avenue.
5. Academy Street School, Academy Street, 1919.

6. American Legion Hall, High Street, 1921.

7. Heritage Glass Museum, High Street, 1925.

8. First National Bank Building, Main and High Streets, 1925.
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

Original Fire House, High Street, 1910.

Methodist Parsonage, Main and Focer Streets.

Whitney House, West Street.

Hollybush Mansion, Rowan University Campus (restoration in progress).
Laurel Hall, Rowan University Campus (restored).

Oak Hall, Rowan University Campus (restored).

Carriage House, Rowan University Campus (restored).

Sangree Greenhouse, Rowan University Campus (restored).

Bunce Hall, Rowan University Campus (restored).

Glassboro Railroad Station, Whitney and Oakwood Avenues (process of
restoration).

Chestnut Ridge (Whitney Pine Trees).

Vignola Residence, 140 East High Street.

58
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1. Infrastructure and Utility Services Plan Element

Public potable water service and public sanitary sewerage service are either
presently available throughout Glassboro, or are planned for availability as these
services are extended throughout the balance of the municipality. Potable water
service is currently available to the majority of Borough residents and businesses.
Water service is planned for extension west of Route 55 throughout the Camelot
Planned Retirement Community.

Future development and redevelopment within Glassboro is assumed to be
provided with water and sewer service. Land uses and densities presently
included in the Borough Zone Plan and Zoning Ordinances, and proposed in this
Master Plan, assume the provision of these utilities. Any development or
redevelopment without these services is subject to analysis and reconsideration
regarding both use and density. This process is further subject to Federal and
New Jersey State regulations and recommendations review.

It is further assumed that developers are subject to paying the necessary costs for
improvements including utility extensions and upgrade of existing infrastructure.

At present, NJDEP regulations regarding water use and distribution are being
revised. As the result, it is anticipated that a portion of the Borough’s water
supply may be purchased from the regional supplier, New Jersey American Water
Company. In addition, it is anticipated that further treatment for the removal of
sodium may be required by NJDEP. Engineering options are being removed.

Sanitary sewerage facilities currently service the majority of the Borough. The
area west of Route 55, being developed under the name “Camelot”, witl construct
facilities for this area of the Borough. Sanitary sewerage service should be
considered for the corridor along U. S. Route 322 cast of Delsea Drive toward
Monroe Township.

Wastewater from the Borough is transported to the Gloucester County Utilities
Authority’s wastewater treatment plant in Thorofare, New Jersey. The entire
Borough is within an NJDEP approved wastewater management plan (WMP)
SeWer service area.
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J.  Recycling Plan Element

1.

Introduction and Overview

The New Jersey Statewide Mandatory Source Separation and Recycling
Act (P.L. 1987, c. 102) requires that a recycling plan element be made part
of the Municipal Master Plan. The Borough of Glassboro recognizes that
recycling is a cost-effective form of solid waste management where
municipal savings are realized by avoiding disposal costs that would
otherwise be incurred by the Borough. Revenues generated by sale of
recycling materials also help offset handling costs. Toward these
objectives and in an effort to improve our environment, The Borough of
Glassboro cooperates with the State of New Jersey and the County of
Gloucester in helping to implement the Source Separation and Recycling
Act within the Borough.

The Borough of Glassboro supports the purpose of the Act which is to
promote the maximum practicable recovery and recycling of recyclable
materials from municipal solid waste through the use of planning practices
designed to incorporate the recycling plan goals and to complement
municipal recycling programs. Consistent with the Act, Glassboro
supports the municipal ordinance requiring the collection, disposition and
recycling of designated recyclable materials. Most specifically and
consistent with the Act, Glassboro requires the collection, disposition and
recycling of recyclable materials from single-family residential housing,
and twenty-five (25) or more units of multi-family residential housing and
commercial or industrial development.

Current Status of Waste Management Program
a. Waste and Recycling Collection Program
1} Waste Collection
Solid waste is picked up once per week from each
residence as well as from Municipal facilities. A private
hauler provides the service under contract with the
Township.

2) Recycling

The Mandatory Statewide Source Separation and Recycling
Act of 1987 sets goals for recycling and requires each
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3)

4)

5)
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municipality to implement a recycling program. In
addition, the Act requires municipalities to adopt a
recycling ordinance, designate a Recycling Coordinator,
and report annual recycling tonnages to the New Jersey
Department of Environmental Protection. Glassboro meets
these requircments.

Gloucester County’s Office of Waste Management has
collected household recyclables at no direct cost to
Glassboro. The County collects glass, cans, plastics, and
mixed paper (office paper, newspaper, magazines,
unwanted mail, and cardboard) from all residences.

The County picks all recyclable materials up curbside
according to a schedule. All recyclable materials are
processed at the County Recycling Facility.

Yard Waste

The Glassboro Public Works Department collects leaves
from mid-October through mid-December. The Public
Works Department also collects brush, as well as small
stumps and bushes. Grass clippings are not separated for
composting; rather they are collected and landfilled with
regular trash. It is recommended; however, that grass
clippings be mulched back into lawns.

Bulk Waste

The Borough's contracted hauler is responsible to collect
bulk waste such as furniture and metal items known as
"white goods" (primarily appliances).

Household Hazardous Waste Collection
The Gloucester County Office of Waste Management

operates a permanent Household Hazardous Facility, which
is available for use by Glassboro residents.
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1V.

Local Consistency

LOCAL AND REGIONAL CONSISTENCY
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Glassboro’s neighboring municipalities include, Elk, Harrison, Mantua, Pitman,
Washington, Monroe and Clayton. Glassboro’s tand use policies remain relatively
unchanged from the 1991 Master Plan, with the exception of the increased emphasis on
redevelopment and the creation of clustering provisions related to the PRC Planned
Retirement Community overlay zone within the western section of Glassboro. It is
expected that neighboring municipalities will benefit fiscally and socially as new
construction and redevelopment occurs within the Borough, and Rowan University’s
population and programs increase.

The zoning maps and ordinances of the adjoining municipalities have been examined as
part of the preparation of this Master Plan. Analysis of these documents indicates that the
zoning of lands surrounding the Borough is generally compatible with the Borough’s
Master Plan and zoning code. The following table provides a detailed comparison of
adjacent zones both in Glassboro and the neighboring municipality:

Adjacent Municipalities and Zones Adjoining Glassboro

. tbow Density Residential with
Rural 1 unit/ac PRC Overlay

3 units/ac gross.
Cluster design.

Low Density

1.5 units/ac

Park

Office Park & Light Industriat

Min lot 5 ac. Max lot cover
40-60%, 1-8 ac. Max Bld
cover 20-35%

Manufacturing Heavy

Min lot 5 ac. Max Bid coverjOffice Park w/PRC & Light

3%

Industrial Park

Min lot 5 ac. Max lot cover
40-60%, Min lot 1-8 ac.
Max Bld cover 20-35%

Manufacturing Light

Min lot 2 ac. Max Bld cover

20%

Park & Medium Density
Residential

Office Park & Light Industrial

Min lot 5 ac. Max lot cover
4(-60%, 1-8 units/ac, Max
Bld cover 20-35%, 4.5
units/ac

Rural Environmental

.5 Units/ac standard 4
unifs/ac clustered

Medium Density Residential

New development 4.5
units/ac

Moderate Density

2.5 unitsfac

Medium Density Residential
& Low Density Residential

New development 4.5
units/ac, 2-5 units/ac
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Agriculture - Residential

wo/sewer 1 unitfac w/sewer
2 unit/ac

e

Low Density Residential

2-5 unifs p/a

Village Residential

wofsewer 1 p/a wisewer

Low Density Residential

2-5 units p/a

23 pia
. Min lot 1 ac. Max Bld cover] . .. Min ot 5 ac. Max lot cover
General Commercial 259% Office Park 40-60%

iMlanned Industrial

Min lot 3 ac. Max
Impervious surface 75%

Office Park & Low Density
Residential

Min lot 5 ac. Max lot cover
40-60%, 2-5 units p/a

Shopping Center
Commercial

To be confirmed

[ow Density Residential

2-5 units p/a

Flex Space with some
Planned Commercial

Overlay

Min lot 2 ac. Max Bld cover
35%

i

ynshag

1Rcsi dence .7 units p/a max lot cover

Low Density Residential

2-5 units/ac

25%

10%
Rural .5 units/ac Low Density Residential 2-5 units/ac
Planned Unit . . ; ;
Low Density Residential 2-5 unitsfac
Development Min Jot 10 ac 1.6 unitsfac v Y
Institutional Min lot 1 ac. Max cover By Density Residential 2-5 units/ac

A |Low Density Residential &
Suburban Residential 2.5-6.1 units/ac Park

2-5 unitsfac

e

Community
Facilities/Institutional

Ly AR

Min lot 2 ac. Max Bld cover
35%

1Public No development

"Mcdium High Residential

4,8 units/ac

Low Density Residential

2-5 unitsfac
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It should be noted that Glassboro’s adjoining municipalities have the right to amend or
change their respective zoning ordinance and land use plans, which in turn may impact
the Borough’s strategic land use planning goals and objectives. The Borough will
continue to work with municipal neighbors to avoid conflicting strategic land use
planning efforts.

Consistency with Gloucester County:

Gloucester County is commitied to providing the "right mix" of all the amenities that
make a prosperous and productive community. Throughout Gloucester County there is
ample reasonably priced land for many uses, from agricultural to home building, to
business parks, to meeting the recreational needs of the community. Lands are available
to provide a strong industrial base contributing jobs, wages, and taxes necessary for the
operation of communities. Lands are available for neighborhoods that are safe and clean
- ideal places to live and raise families; but most importantly, opportunity. For growth
both in the form of development and redevelopment land is available.

In conjunction with regional redevelopment efforts by Gloucester County, the Borough
intends to continue promoting redevelopment and reinvestment within the municipality.
This Master Plan is compatible with Gloucester County’s strategic vision.

Delaware Valley Regional Planning Commission (DVRPC):

The goals and policies of DVRPC’s Horizons 2025 Plan were prepared and coordinated
with the New Jersey State Development and Redevelopment Plan and the New Jersey
Department of Transportation. This coordination was undertaken to ensure generally
consistent land use plans.

A conceptual plan to construct a Light Rail system between Glassboro and Camden has
been developed and identified in the Horizon 2025 Plan. The theoretical construction
scheduted for this conceptual project is between 2006 and 2013. Glassboro looks
forward to the fruition of this extremely valuable and beneficial project.

One of the Horizons 2025 goals is to “Create a common strategy and to foster improved
communities that support a strong regional economy.” New and existing businesses, job
growth and revitalization are supported and encouraged by Glassboro’s redevelopment
areas.

Glassboro’s redevelopment planning efforts are consistent with the DVRPC Horizons
2025 Plan by promoting and fostering revitalization and renewal of areas in need of
redevelopment.
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New Jersey State Development and Redevelopment Plan:

The New Jersey Office of Smart Growth is presently conducting the Cross Acceptance
process, The boundaries of certain State Planning Areas are being negotiated with
nominated municipal and county officials. It is anticipated there will be no significant
changes for Glassboro’s Planning Areas.

Presently, Glassboro Borough is located primarily within State Planning Area 1 (PA1',
approximately 85% of the Borough); small areas within the Borough are located with in
Planning Area 2 (PA2%). A large tract of land located on the Eik Township boundary, is
located within the Rural Environmental Sensitive Planning Area. The New Jersey State
Development and Redevelopment Plan (SDRP) policies support and encourage
development and redevelopment within PA1 and PA2.

- State Planning Area 1: PA1

- State Planning Area 2: PA2

' (PA1) Metropolitan Planning Arca
? (PA2) Suburban Planning Area
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Over the last 4 years the Borough has created four Redevelopment Areas. The Glassboro
Economic Development Department is committed to ensuring the future economic
stability of the business community. The Economic Development Department also
coordinates with the Glassboro Main Street Association. This Association is volunteer-
driven and is dedicated to:

“Initiating and promoting the Borough of Glassboro’s revitalization projects in
order to help preserve, protect and enhance the Borough’s Downtown Business
district and its historic and natural assets, while securing and continually
improving its economy and the overall quality of life throughout the community”,

Glassboro promotes infill development, redevelopment and revitalization to
encourage new construction consistent with smart growth design and the vision
and intent of the State Development and Redevelopment Plan (SDRP)

The SDRP recognizes the following general characteristics of municipalities and
communities located within PA1 and PA2:

Mature settlement patterns.

Infrastructure systems that area approaching reasonable life expectancy.
The need to rehabilitate housing.

Redevelopment will be the predominant form of growth in the future.
Growing realization of the need to rationalize services and systems.

Changing demographics.

The intention of the SDRP for PA1 and PA2 is to:

Provide for much of the state’s future redeveloping;
Revitalize cities and towns;

Promote growth in compact forms;

Stabilize older suburbs;

Redesign areas of sprawl;

Protect the character of existing stable communities;
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® Protect natural resources;
° Reverse the current trend toward further sprawl.

The Borough’s Master Plan recognizes that absorbing new development and growth will
largely involve redevelopment within identified areas and the continued renovation of
existing structures throughout the Borough. Glassboro’s Master Plan maintains
consistency with the policies, goals and the objectives of the SDRP. The Borough is
committed to redevelopment and the implementation of Smart Growth practices.

LAProjects\C67501 NDOCS\reports\2004\MasterPlan.doc



Glassboro Borough Master Plan

Acknowledgements and References:

The following individuals whose contributions have been invaluable in the development of
Glassboro’s 2004 Master Plan are hereby acknowledged:

Russell Clark, Superintendent, Glassboro Highway Department
Esther DeEugenio, Chair, Borough Historical Commission

Mary Lee Donahue, President, Greater Glassboro Group

Joseph Orlins, Ph.D., P.E., Rowan University

Lori Penn, Director, Glassboro Parks and Recreation Department

Michael Rozanski, Former Councilman and Planning Board Member

68

Borough of Glassboro CBD Redevelopment Plan, Amended 2001
Borough of Glassboro 2001 Master Plan Reexamination Report and Land Use Amendment

Borough of Glassboro 1997 Master Plan Reexamination Report

Borough of Glassboro 1991 Master Plan

Borough of Glassboro Website, http://www.glassboroonline.com/

Marco L. Markley & Richard G. Hutchins, (1971) Soil Survey, Burlington County, NJ

US Census Bureau, hitp://www.census.gov/main/www/cenl99(0.htmi

The Philadelphia Inquirer, hitp://i

New Jersey State Development and Redevelopment Plan,

http://www.nj.gov/dca/osg/resources/maps/prelimmaps.shtml

Zoning Ordinances: Adjacent Municipalities
http://ordinance.com/

The New Jersey Municipal Data Book 2003

LiProjects\C67501 NDOCSvyreportsi2004\MasterPlan.doc



APPENDICES



6¥L

't

eL'L

PSE

[AA S

080

Z6°0

SLi

LLL

80°¢

96°C

ajey
yimols Hoyoy
aby 191592N0iD)

8¢
£L°0
vo'L
191
8t L
$8°0
ge'l
8eL
veL
621
g1l
2)eYy YIMOID
Hoyop 9By
0lOQSSB[D

WFI0EP3I/SBIGTE]G i/ UCe ULICH I8 ey I0ge 119108 ) COISaU(/ort 10 S1EIS UTaTUM MMM/ a1

mC_WBOI pue CO:N_DQD& jo sasnsusd 0007 Pue 0661 ncmmﬁ SNSUBT Sl o nealng ‘SN nmo.:‘._ow
[Ggest 99z 5229 785°9L 0002
Buisnoy juesen pue sewoy dnolf sepnjoxa aInBi4 siy1{iEGeY | v6C 2r9Y S89°cL 0661
7851 162 800°C VIS 0861
gYor'L G5 6v9 € 886'2) 0161

sl

(teepezebpig1Baach-snsuas mmamy diy) J9eRezes 5N
(Ba10gB)SN [T A)EIS MMM 1IOGET ;0 JusWpRda( Aasiar Man

{A0Bsnsuso mmm) 1| saji4 ABLIWRS OB0Z ‘0661 SNSURD SNSua) By Jo neaing '8N 120inog
VAZ £4Z 1'GE aby uelpay
109 %9Y 118 g/2 e %E'S S6S'Sl 160'6 <Gl
gog- %Z°S 686 6YEL 6Ly %E'9 £80'91 $99°G1 ¥ 0} 69
05 %E9 902’1 9GL'}L gL5'2 %G8 R€L'1Z 0ZZ'6L ¥9 0} 65
el %E 01 166'L ZLL'L 62821 %l 't} 9£6'6E 60V'ET +5 0} ¥
598 %0 8/9'2 L8t 0£1'g %9 /L Z06'v¥ Z.0°98 ¥ 0} G
665" %6 L1 69Z'Z 899'Z ZLL'g- %821 9/G'2¢ 889°0% $E 0} 62
689 %6 L1 SL¥'c 9zL'Z 652 L~ %19 Z1L5'Gl LLL'BE $Z 0} 0Z
29% %011 $60'Z 18’1 ¥8E'T %E L #59'81 0LZ'9L 61016l
Y4 %6'G £zl'l 906 GZB'Z %8°L 9/6'61 LSO AL 1 0} 0L
£82 %G9 A 096 £Fe'L %G L 0L0'6lL 199°1L 6015
L¥L %% 91Z'L G0 ¥8.- %99 68991 il sigak o>
¢ : ' ‘ . . ucne|ndog
PSP'e %001 890'61 F19'GlL 16572 %001 £/9'¥Ge Z80°'0¢€Z _—e

‘uejd J31sB|y 002
QHOESSVY1O 4O HONOYWOd



L[ d00paLL/Sa1ddE G 71| U eWICj U8 YIe N 10gE | 1oLa a0l Souy /s [ S1ejs TdTIAT AWM Gy
Buisnop pue uoieNdod JO $85NSUST N0OZ PUE 0661 '086L [SNsua) 8yl Jo neaing 'S

:80In0g
L8 clZt 9% L0L pandwod jou
£0¢ £5¥S 8'LE ¢S4 juassad g'Gg<
'8 8251 6'9 08t 6've 01 0'0C
L £861 L 0.2 662 91 0'SZ
gl SEVE 6’6t 19¢€ §rT oI 0’0Z
§'Gi vele 61t 9.2 86l 01051
gl 1292 ¢Sl £GE 0'SlL>
[Jusasad [ Jequiny | juasiad | Jequinp || ebuey abejusdiad _
| 191s90n0j5 I plogsse|n.

B/u 00°Sv9 $ B/u 0095 $ ueipanj|
Z'S Lv6 1€ 98 jJual Yysed oN
vl 9ge S0 Zl 0051 <
. 65C1 69 091 66¥'L 01 000°L
61z Ov6E vl ¥92Z 666 01 05/
£y GL9/ S vy 1£01 6% 0} 005
gLl 112 vyl £ee 66¥ 01 00S
g¢ £69 ) vl 66Z ©1 002
99 Z8L1 vl 192 002>
Juadiad || Jequnp || Jusdiad || Jequiny $ JUDY $S0I
19)S90N0}9 ] SE ﬂ




WY Codpoulseldde Gzl U0l B WIOJU e RIENICaE oI dmeauy/sn 0 Se5s UG ARSI
Buisnop pue uonendod JO S8SNSUST 000Z PUB DB6L 'DY61 TSNSUS) 8yi 4o neaung 'S

:92.N0%

9y a4 0's 2L jusdied

e se BuISnoH JUBJEBA

LEEY y19°¢ 0ge L2y JUEDBA
L1206 Gre'8. G229 6L0°S paidnooQ
7G0'G6 65728 GGG 9 Ovy'S SjHuUn OuisNOH [B101




JsysuRdBpigBpiamob

snsuoa's1RIsUas ANy

8 €5 82 oL |
0 0 0 BN
alewnsy ggl €S 8¢ a|buig
500Z 002 €002 adh]
LOISIAK] UoBONSUoD ¢ Buunioginueyy ‘neaing SNSU9D) g 181IN0S
616 gl ZL Ll S 89 8l £¢ sl 0/1 zzl | 08 LS z8} oL |
09 0 0 0 0 0 0 0 0 P g 0 LS 0 BN
658 91 ZL Ll S 89 8/ €€ G/ 991 LLL 06 0 Z81 3|bulg
Z00Z 1007 0002 6661 8661 /661 9661 S661 ¥661 £661 2661 166} 0661 3dA]




<&/ ¥, 0159

%9

dnouy aby

¥2 016G G 01 6% ¥ 0] GE FE 0162 2 01 02 6L 0151 ¥L 010L 6015 sieah o>
B
N =
i e SoE
N N N
N BBy W, =
,,W.f v.ﬂ, i ...H. M .H//., 3 m WM/ w&&%
N e -, ) 5 o : ™ 3
R Y 3
f( e 5
vﬂ, ; 3
) : u,,,,
%E /Mu
e L
\
%
%011

L2z 9By uepsiy :ubnoiog 0I0USSEIn) £

1°gg by uripa (AIUNOY 181590N010 @

%L1

%641

0002 1ua2.19d e se uoljeindod
ybno.iog osoqgsse|n/Ajuno) 191saonois

%00

%02

%0

%09

%08

%00t

%0 el

uonenjdod je10], jo uadiad

%0¥

%09t

%081

%002



AU SHU %8Py

dEB/E il UoEUC U BB IGGE T/ 181Ue N I8 e 00188 U0y, 1e U UTaIGA AT Ol

H00Z SNSUD ‘nEsing snsuan "§

:90.N0%

297 68 905t saisaoue a0
£8¥ 0g . (sdnolb
. SiuedstH Bulpnoxa)
LBipU| 188
| L¥ST | 88 LsIBM
85/ L6E uesuawy|
0 S91B)S pRkUN
| 8viL | 2 BRI
| ¥0S | ¥e SSIMG
- vvzz | 1oL ysIpems
| 656 gl Eol}y UeJeyesqns
A £l XeROIS
| zele | £9l ysSIHoog
| zize | BLL GSHIUI00S
0i2 UBISSNY
78 asanbnuog
£96 ysiiod
L6 ueiBamion
£g ueluenyy
80y uney
1 98¢ UsL|
£el deneluny
0L ¥oain
Sree ueuso
gl uBipBUED) USUdlS
61l youard
687Gl ysifiug
L2 goIng
Gl ysiueq
A yaazo
L qely!
SR'0¢ RELEY,
souseoUe [Bjo |

890'61

uonelndod |ejol




G0'0 €670 6€'0 L90 BAQ B SL -

[AY gL 80°C- s00 bLO1E8
$00- 200 EL'g P10 ¥9 016G
LvQ 440 AR £5°0 LRt 14
€10 £9°0 vzo 210 v o158t
g0 00 €20 6L'0 e 0162
85’0 S0'g- aLo oc 0 yeoisL

2AOQE JRQUINU LU0 JuasBIad e se afueyn

EIJ0qE[/5T U SIEIS MMM
JoqeT Jo uswpeda(] A9sief MBN
ACTSNSUSY MMM
1L $8)i4 ABLIWNG DO0Z 066) SnSUaD Jo neaung ‘SN 1904N0g

4 i
18¢E4 £Cl
; 7 e
8'6d Syy 60 'Ly
000z | D0OZ-066L 0002 0661 0002 0002-0661 0002 00Z % B S8 qum_w 0002 cmeMwww 0002 0661
wese | abueyn sese | ebueyn paidnasg [P86F BBUBUDL haidnaag paidnaog | paidnosg
paidnaag | pardnoap paidnasg : paidnaag paidnang FIPIOYISneH
paidnoap | peardnosg v 1e1ua petdnoaag | padnozQ Joum Jagay 10ju0Y rajusy Jajuay Jaumg 18UMO Bumg Jaumd 10 36y
FESTIESY isjuey o;ou mm . aam M JUMQ 18UMD O || Awunog funon Aunon funon Aunoy funos Aunon Aunoy
siogssels | oiogsser qSSRID |0JOUSSEID | 1nassein | osoqsseyg | OHOHSSEID H iisacnoln seisaono| | 4sysaonolg | BsenoID | o 1s1sa0n0]9 |493880n0[9




dnoug aby
BAD R GL ¥, 0169 9 01 G§ G 01 G ¥ 01 6 g 01 G2 yg 0161

\a ——

A .

4

R NN H
u RSN

000z 1u82Jad B se peidnad() i81udy 0JOGSSEI) —¥—

000Z U854 B SE paidnooQ Jaum(Q) 0I0GSSEID) —@—

000z uasi84 B se paidnod( I81udy J91Seon0ly) —m—

000 1U821a4 B SE paKindoQ) JoumQ Jalsaonols) —e— ce

000z :9inua] Aq aby siapjoyasnoH Aq BuisnoH
ybnolog osogssey ‘Ajunoy 191s93N0[H

jusniad



SUMOYRSO0=A9PE =15, 058 9| J0IdBINWUWOD/SNSUSIES/Z002 /s evads woo Ayd-aanbulj:dny
190IN0SG
R
B/U oge B2/U £ve e/u 08l BfU L'ec HI0M O] SWIL}
{sARIL Uesiy
9¢ gii'e e LOP'2 Z 681 [ €91 AWOH jEe PSYIOM
60 geL’lL 0L L0L°L 9l gel Gl L0l suealy Joylo
0'¢ L8v'e 9c 1682 1A 209 g9 6% payiEMm
. ) . . ] ] uonecdsuRly
92 orlL € L'C 8¥6'C ' 081 ¥ 64l s1qng
. ‘ } . . weaA Honi ‘1en
6'6 880¢L acl a/6¢t 6 ors gch 766 - pajood Je)
] . ] . ] . ] . UBA Honi} ‘1en
0Zs 062 001 m 064 Qly L8 621 S6r O L£el 86 'S - BUOJY BAOIQ
. ; ) . \ 19p|o pue
0oL FALFAYAAN i 001 £69011 004 £EE'R 0oL (SYANY

SiOMJOAA

e

sikg)




BIICAESN U SIS TR
:1ogeT Jo Juswiieda] Asslar MaN
ACD SNSUD0 AWM

14 S2Id AlBwIng OO0z 066 SNSUa) Jo neaing "SN :8%Inog

L vE0'L evi‘L uositad +/1

8¢ £6ET sy UoSidd - 9

£8 0es'L ¢l uosisd - §

611 602'91L 210G uosiad - §

981 6789l 882Gl uosiad - ¢

208 0oy'/l2 £€8'2Z uosiad - Z

Zyz'sl Gi8'% uosiad - |

0002 066

-abugyl 10§
oloqssen | ologsse|s’|

e




sdnoan aby uoneindod
<gL $/ 0169 +POOIGS +GOIGF PP OIGE PEOIGE $2010Z2 6LOCIGE ¥LOIOL go1g sieakc>

0002 ‘0i0QsseD @

0661 '0ioqsse|D

0002-066 1 :uonendod
AIUnoo 19]S99N0[Y) ‘(bnoiog 010(SSe|D

005

000t

005t

000°e

0052

000°€

00s'e

0007

slaquinN uoneindog



¥/ 01 GG

¥9 0} 6§

¥G O GF

sdnoun aby uonendog
PP OIGE $EOISE P2 0102

61 0161

i 0101 OIS sleal 6>

1

T

0002-0661 :uoneindod
AlUNoH 121$35N0[5

0002 ‘Alungn) 1aiseono|n)

0661 ‘Alunon 1e1saono0 @

000'G

0000k

000°G1

000°02

000°6e

000’08

D00'sE

000°0v

000Gy

000°0S

siaqunp uonendog



%l

po b 016E

e 01 G2

%8
¥Z 01 ¢

%¥

%l ¥G 01 G

Gl OLGE

%8

71 010t 06

¥9 01 GG

%9
¥4 0159

6016

Y%l °%4LG
siesh g <gJ

0002 1usdlad e se uonzindog
AJINOY) 19}sadnojn




