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l. Introduction

The New Jersey Municipal Land Use Law (MLUL) at N.J.S.A. 40:55D-89 mandates that a municipality’s
governing body shall, at least every ten years, provide for a general reexamination of its master plan and
development regulations by the Planning Board, which shall prepare and adopt by resolution a report on
the findings of such reexamination. Specifically, the MLUL mandates that a reexamination report must
address the following:

a) The major problems and objectives relating to land development in the municipality at the time
of the adoption of the last reexamination report.

b) The extent to which such problems and objectives have been reduced or have increased
subsequent to that date.

c¢) The extent to which there have been significant changes in the assumptions, policies, and
objectives forming the basis for the master plan or development regulations as last revised, with
particular regard to the density and distribution of population and land uses, housing conditions,
circulation, conservation of natural resources, energy conservation, collection, disposition and
recycling of designated recyclable materials, and changes in state, county and municipal policies
and objectives.

d) The specific changes recommended for the master plan or development regulations, if any,
including underlying objectives, policies and standards, or whether a new plan or regulations
should be prepared.

e) The recommendations of the planning board concerning the incorporation of redevelopment
plans adopted pursuant to the “Local Redevelopment and Housing Law,” P.L. 1992, c. 79
(C.40A:12A-1 et al.) into the land use plan element of the municipal master plan, and
recommended changes, if any, in the local development regulations necessary to effectuate the
redevelopment plans of the municipality.

f) A section setting forth the recommendations of the planning board concerning locations
appropriate for the development of public electric vehicle infrastructure, including but not
limited to, commercial districts and, areas proximate to public transportation and transit facilities
and transportation corridors, and public rest stops; and recommended changes, if any, in the
local development regulations necessary or appropriate for the development of public electric
vehicle infrastructure.

The Borough of Harrington Park’s current Master Plan was adopted in September 1991. Reexaminations
of the Master Plan and subsequent reexamination reports were conducted in 1997, 2003, and 2009. This
document constitutes a reexamination of the 1991 Master Plan and 2009 Master Plan Reexamination.
The report represents an on-going effort on the part of the Borough of Harrington Park to ensure that its
planning policies, goals and objectives, and development regulations remain current and effective in
addressing the issues facing the Borough today. The following five sections address each of the state-
mandated items described above.
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Il. Major Problems and Objectives of the 2009 Master Plan Reexamination
and the Extent to Which They Have Been Reduced or Increased

This chapter outlines the major problems and objectives identified in the 2009 Master Plan Reexamination
Report. It also describes the extent to which such problems and objectives have been reduced or have
increased subsequent to that date, in accordance with items a and b in N.J.S.A. 40:55D-89.

A. Major Goals and Policy Statements of the Master Plan

The Borough’s 1991 Master Plan established several general goals for residential, commercial, and
recreational development within the Borough. The below stated goals were not modified or discussed in
the subsequent 2009 Master Plan Reexamination, but a corresponding status is provided for each goal as

follows:
1.To preserve the environment, including the preservation of wetland areas, stream and wetland
corridors; the quality and purity of streams, rivers, ponds and reservoir areas; and the preservation

of natural vistas and natural areas.

Current Status: This general goal remains valid.

2. To provide housing opportunities and a variety of housing for various income levels, including low
and moderate income housing.

Current Status: The Borough received Court certification for affordable housing compliance and
was granted immunity from challenges to its compliance plan through 2025. The Planning Board
adopted a Housing Element and Fair Share Plan in 2018, in accordance with the New Jersey
Municipal Land Use Law per N.J.S.A. 40:55D-28b(3), the Fair Housing Act (N.J.S.A. 52:27D-301 et
seq.) and other applicable regulations. On March 20, 2024, Governor Phil Murphy signed a
package of affordable housing bills. Most notable is A-4/5-50, which overhauls the Fair Housing
Act and eliminates COAH. Pursuant to the adoption of A-4/S-50, the Department of Community
Affairs (DCA) undertook the process of calculating statewide and regional affordable housing
needs, including municipal obligations. Municipalities were given the option to accept their fair
share obligation calculated by DCA or adopt their own using the methodology outlined within the
law through binding resolution before January 31, 2025. Interested parties are provided until
February 28, 2025 to challenge municipal determinations, following which the Affordable Housing
Dispute Resolution Program (AHDRP) will resolve disputes over challenges. Municipalities must
then adopt their Housing Element and Fair Share Plan by June 30, 2025.
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3. To provide senior citizen housing.

Current Status: This general goal remains valid. The Allegro senior assisted living facility was most
recently completed in 2021.

4. To promote and encourage the cross-acceptance process in support of the State Development and
Redevelopment Plan, particularly with reference to areas designated as environmentally sensitive.

Current Status: This general goal remains valid. The majority of the Borough lies within the PA-1
Metropolitan Planning Area of the SDRP. Within PA-1, the SDRP more specifically promotes
redevelopment and development in compact forms to revitalize existing town centers and redesign
areas of sprawl. Other areas of the Borough are located within the PA-5, which are designated as

environmentally sensitive. The State Plan was revised and adopted in 2001, since which there has
not been any new adoption.

5. To promote historic conservation, preservation, and adaptive reuse where appropriate.

Current Status: This general goal remains valid.

6. To promote the quantity, quality, and availability of parks and open space, including active and

passive recreational facilities, neighborhood parks and open space for environmentally sensitive
areas.

Current Status: This general goal remains valid.

7. To promote adequate community services for all portions of the Borough.

Current Status: This general goal remains valid.

8.To provide for appropriate collection, retention, and disposal of surface runoff in a manner which
will minimize the hazards of flooding.

Current Status: This general goal remains valid.

9. To ensure the compatible development of different land uses with a view of lessening the cost of
development and encouraging the efficient expenditure of public funds.

Current Status: This general goal remains valid.
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10. To encourage the best possible design for new developments and to protect established
neighborhoods and utilities.

Current Status: This general goal remains valid.

11. To promote the continued maintenance and rehabilitation of the Borough's housing stock, support
facilities and utilities.

Current Status: This general goal remains valid.

12. To recognize and protect the watershed lands and the drainage basin of the reservoir lands in the
Borough as an important regional source of potable water.

Current Status: This general goal remains valid.

B. Major Problems Identified in 2009 Master Plan Reexamination

The 2009 Master Plan Reexamination Report identified and discussed several major problems and
objectives in the Borough which were ongoing at the time of the report, including issues which were
discussed or relevant at the time of the prior 2003 Master Plan Reexamination Report. While the majority
of these issues were addressed through the recommendations of the 2009 Master Plan Reexamination
Report, the status of certain discussed problems was not provided, and are thus accordingly updated with
their current status below.

1. Re-subdivision and lllegal Uses of Residences: While the population of Harrington Park has not
increased significantly in recent years, nor is expected to increase much in the future, two unwelcome
sources of growth needed to be curtailed. The first was the subdivision of larger residential properties
into two or more lots, sometimes creating poorly configured lots and potential sources of
neighborhood disruption, and the second was the accommodation of a second household within a
single-family home that is not really part of the family which occupies it. With respect to the re-
subdivision, the enforcement of minimum lot area, width and yard requirements and the prohibition
of flag lots would go a long way to reduce inappropriate subdivisions. Where lots can be subdivided in
conformance with current standards, problems-such as being at odds with neighborhood patterns of
development or overcrowding are unlikely. Confining the use of single-family homes to one household
is @ somewhat more difficult proposition based upon case law regarding what constitutes a “family”
and petitions for those who wish to accommodate both blood-related and non-related individuals in a
single housekeeping unit. This would involve re-examining many definitions in the current code. Such
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as those pertaining to “family” and “household” and providing better or new definitions for “accessory
apartment”, “two-family homes” and the like.

Current Status: The Borough is not currently experiencing any issues related to re-subdivision and
illegal uses of residences.

2. Expansion of Borough Community Facilities: The adequacy of recreation and support facilities for the
Borough’s growing senior population should be evaluated.

Current Status: Club 60 is available to
Borough residents aged 60 years and
above and meets monthly at The
Community Church. Each meeting
includes meals and entertainment,
along with holiday celebrations and
seasonal trips. A regional senior van
service is also available to senior
residents Monday through Friday by
appointment, in conjunction with the
Boroughs of Closter and Haworth.
Additionally, the recently constructed

Allegro Senior Living center provides

b

residents with a state-of-the-art Allegro Senior Living Facility
facility complete with a variety of Source: Phillips Preiss Grygiel Leheny Hughes LLC November 2024
amenities established at a scenic

location along the Oradell Reservoir.

3. Commuter Parking: Commuter parking spaces had been made available in the Borough’s Business
District to both residents and non-residents who wish to park their vehicles in the Borough so they may
board the bus for New York City and other destinations. Many spaces that were assigned to non-
residents have become available due to fee increases. The Borough needed to determine whether an
adjustment in fees was necessary to allow greater usage of such spaces by non-residents.

Current Status: As per the Borough Police Department, commuter parking has been sufficient to meet
the needs of residents and non-residents in recent years, but is likely reaching maximum capacity.
Semmens Road was also milled, resurfaced and re-striped in 2019 to facilitate a better commuter
parking experience.
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The possibility of adopting additional bulk and design controls, including floor area ratio, to control

the size and design of single-family home expansions or redevelopment, should be examined. The

intent would be to allow for
reasonable expansions, but at a
scale and design that are in
keeping with the existing character
of neighborhood development.

Current __ Status: The 2009
Reexamination noted that

ordinances were adopted to clarify
the calculation of final building
height and to determine the
allowable number of stories for
residences. There are no existing
issues relating to bulky houses or
inappropriate residential
expansion. No floor area ratio
standards  for single-family
structures have been adopted.

Typical Single-Family Home
Source: Phillips Preiss Grygiel Leheny Hughes LLC November 2024

Ways in which the Borough’s Industrial Zone can be improved to bring its operational, environmental

and visual characteristics up to modern standards should be examined.

Current Status: While the 2009 Reexamination noted that the Planning Board determined no changes

would be made to the Industrial Zone regulations at that time, the character of the zoning district and

surrounding area are currently undergoing significant change. This will likely require appropriate

updated zoning regulations and standards.
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C. Major Recommendations Identified in 2009 Master Plan Reexamination

The 2009 Reexamination Report expanded upon the above problems and proposed several
recommendations. The following outlines those recommendations and provides an update of the extent
to which these recommendations have been adopted or completed.

1. The last full Master Plan for the Borough was prepared in 1991. While newer elements of the plan,
such as the Housing Element and Fair Share Plan and the Municipal Stormwater Management Plan
have been recently adopted, the Borough should consider a review and possible update of its Land Use
Plan and /or the consideration of the addition of an Historic Preservation Plan.

Current Status: Following the adoption of the 2009 Master Plan Reexamination Report, the Borough
adopted a Master Plan amendment to the Land Use Element in 2014 which modified the goals and
objectives for the B-1 and B-2 Zoning districts to provide for more modern, appropriate, and
environmentally conscious regulations with respect to surrounding land uses. The Planning Board also
adopted a new Housing Element and Fair Share Plan in 2018, in accordance with the New Jersey
Municipal Land Use Law per N.J.S.A. 40:55D-28b(3), the Fair Housing Act (N.J.S.A. 52:27D-301 et seq.)
and other applicable regulations. A Historic Preservation Element has not yet been prepared. The
Borough is not pursuing an update of its Land Use Plan or considering the addition of a Historic
Preservation Plan.

2. The Zoning Ordinance and other codes have been reviewed by the Construction Code Official and have
been updated accordingly for the current codification process to be completed by November 2009. At
the suggestion of both Board of Adjustment and Planning Board the creation of Floor Area Ratio
standards should be utilized to control the size of new residential construction as well as proposed
additions to existing dwellings.

Current Status: Floor area ratio standards for residential uses have not been implemented into the
Zoning Ordinance.

3. The Borough should continue to explore cost effective solutions for improvements to Borough Hall,
which currently does not accommodate the functions required by the State or meet the needs of the
various municipal departments.
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g Current Status: New sidewalks
%‘% and ADA accessible ramp

¥ improvements were completed
between 2018 and 2021, for both
the Borough Hall and Library

entrances. Access is provided from
along Harriot Avenue and Short
Place/Herring Street. The Borough
Hall  public restrooms were
upgraded to improve ADA
accessibility in 2020. Borough Hall
currently meets the needs of its
municipal departments as well as
the requirements of the State for
z 7 | storage of sensitive documents
Borough Hall and court facilities. The Borough is
Source: Phillips Preiss Grygiel Leheny Hughes LLC November 2024 also contemplating improvements
to the basement of Borough Hall.

4. The second floor community room in the Borough Library is not handicapped accessible and is
insufficient to meet the needs of the community. The Borough should continue to explore opportunities
for Federal and State funding to improve the community room.

Current Status: The Borough does not currently contemplate any expansion of existing community
facilities. ADA accessibility is provided to the Library via new sidewalk and access ramp improvements.
The Borough is considering installation of an elevator within the Library to facilitate ADA access to the
second floor.

5. The pond at Pondside Park has been studied for cleanup and dredging as the water quality has
declined over recent years. The banks of the pond have broken down and that has created a “crater”
effect around what is in essence the drainage basin for the development located to the rear of the
property. The required improvements are cost prohibitive and the recreation Commission has looked
into various funding sources for the work. The Borough should also continue to seek out Federal, State
and County sources of funding for new and improved recreational open space facilities.

10
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Pondside Park PIyround

Source: Phillips Preiss Grygiel Leheny Hughes LLC November 2024

June 2025

Current Status: General

maintenance work at Pondside Park
has been ongoing. The above-
described improvements continue to
be cost prohibitive. Additional
upgrades to Pondside Park under
consideration include the restoration
of the existing walkway enclosing the
pond, resurfacing the playground,
and minor drainage improvements.

Numerous upgrades have also been
completed at Hoelscher Field
(formerly known as Highland Field)
including walking path and drainage
improvements to the southerly
section (Field 3) in 2011; provision of

lighting for existing walking paths located along the northerly section in 2016; construction of a

covered pavilion and picnic area with seating and lighting near the concession building in 2019;

improvements to the concession building including new roofing and the provision of ADA accessible

restroom facilities in 2022; and milling, resurfacing and restriping of the lower basketball court in 2024.

Construction of new covered dugouts at the northernmost softball field (Field 4) and the southernmost

baseball field (Field 3) is currently in progress and will be completed by 2025.

Additional recreational
improvements that have
occurred since 2009 are as
follows: reconstruction of the
easterly tennis courts at George
Street along with new fencing as
well as ground and drainage
improvements to mitigate future
settlement and groundwater
conditions completed in 2023;
and provision of new playground
equipment at the George Street
Park in 2024. The Borough is also
pursuing funding for the potential
installation of pickleball courts.

Hoelscher Field
Source: Phillips Preiss Grygiel Leheny Hughes LLC November 2024

11
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Moreover, ongoing recreational programs in the Borough include seasonal sports such as baseball,
basketball and soccer. Football and lacrosse programs are available in coordination with neighboring
municipalities. Other community programs include the seasonal community farmer’s market and the
community garden.

6. Parking conditions at the Harrington Park Elementary School have improved with the recent sidewalk
and driveway widening project, however the problem of vehicles idling while waiting to pick up
students has continued and should be addressed.

Current Status: Given that vehicles continue to idle at Harrington Park School during pick-up times, the
Borough should coordinate with the school to improve such conditions and reduce idling. Nearby side
streets can also accommodate overflow parking if necessary. Additionally, several parking projects
have been completed in the vicinity of the school since 2009 as follows: milling, resurfacing and
restriping of Lynn Street including the provision of new ADA compliant curb ramps along the
Harrington Park School between 2014 and 2015; milling, resurfacing and restriping of Glen Avenue
East completed in 2017; and milling, resurfacing and restriping of Hackensack Avenue completed in
2019.

7. The effectiveness of the recently instituted curbside recycling program should be reviewed, including
the need for modification of the hours at the Borough's Recycling Center. Additionally, the Recycling
Center should be evaluated in an effort to improve the functionality and aesthetics of the facility,
especially in its relationship to the new and improved retail and office uses in the vicinity.

Current _ Status: The current

recycling program is operating
successfully with weekly
comingled pick up, with the
volume of materials coming
through the recycling center
having been greatly reduced. The
recycling center currently
operates Monday through
Saturday, starting Monday at
8AM and open with 24-hour
functionality through Saturday at
4 PM, and is staffed 6 days a

week. The recycling center and the  Borough Recycling Center
the Source: Phillips Preiss Grygiel Leheny Hughes LLC November 2024

curbside program serves

12
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needs of the Borough and its residents adequately. Information regarding specific waste and recycling
pickup timings is provided on the Borough website for residents. The recycling center has not
undergone any significant changes since the previous master plan reexamination.

8. Several of the Borough's heavily traveled streets do not have sidewalks, which creates hazardous
conditions for pedestrians and motor vehicles. The installation of sidewalks to accommodate
pedestrian use should be explored for these busy streets, especially the routes that lead to the
Borough's recreational facilities such as Hoelscher Field (formerly known as Highland Field), the Swim
Club and Pondside Park. The Borough should continue to explore the use of a sidewalk bank to fund
these improvements.

Current Status: Sidewalks have been generally provided along the most heavily traveled streets within
the Borough. Sidewalks have been installed along Harriot Avenue as follows: along the north side
serving Harrington Park School and along the south side extending between Giles Road west to Bogerts
Mill Road. Sidewalks have also been provided along Bogerts Mill Road. Crosswalks have also been
provided across Lafayette Road to the Swim Club entrance driveway and across Old Tappan Road to
Hoelscher Field. The crossing area along Lafayette Road to the Swim Club specifically features ADA
compliant curb ramps and pedestrian flashing signs, which were provided in 2015. Moreover, ADA
compliant curb ramps and crosswalk striping were constructed in 2024 to facilitate pedestrian access
to Pondside Park across Blanch Avenue. No further pedestrian safety improvements are planned at
this time. A sidewalk bank fund has not been created.

The Borough Police Department has noted that speeding concerns currently exist along Lohs Place,
Highland Avenue, Bogerts Mill Road, and Hackensack Avenue. Bergen County conducted a traffic study
regarding speeds along Blanch Avenue and concluded that there is no need for a change in the speed
limit or other conditions of the roadway. A crosswalk along Blanch Avenue has also been provided to
facilitate ongoing pedestrian crossing movements.

9. Property management regulations regarding abandoned vehicles and miscellaneous materials have
been enforced on a continuing basis. This should be continued to keep the Borough's neighborhoods
visually appealing.

Current Status: The Borough’s neighborhoods largely continue to be well maintained and visually
appealing. There are less than a handful of properties which currently exhibit property maintenance
issues, which are not reflective of the condition of the Borough’s properties as a whole.

13
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10. The Borough should consider expanding the requirements of the Tree Preservation Ordinance to
include single lots with new residential construction. This should not include additions that do not
include the tearing down of the entire structure.

Current Status: The Tree Preservation and Removal Ordinance does not specifically reference single
lots with new residential construction. It requires a tree removal, preservation and planting plan along
with “every application relating to relevant land for approval of a subdivision, site plan, planned
development, conditional use or zoning variance or prior to any other development requiring tree
removal or planting”. The Tree Ordinance has been amended regarding penalties for violations. The
Borough is also considering implementation of the NJDEP required tree removal ordinance.

14
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lll. The Extent to Which There Have Been Significant Changes in Assumptions,
Policies and Objectives Forming the Basis for the Master Plan as Last
Revised

For the most part, the assumptions, policies and objectives which formed the basis for the Borough’s 2009
Master Plan Reexamination remain valid at the present time. However, certain changes have occurred
that impact Harrington Park and its planning policies, as described below.

A. Changes at Local Level

Population and Demographics

In the past decade, the population of Harrington Park has remained stable. From 2012 to 2022, the
population of the Borough has marginally increased by 111 persons to a total of 4,826 persons,
representing an increase of approximately 2 percent. These recent figures are reflective of the overall
trend of population change in the Borough since the 1970s, which has shown very little fluctuation
between decades. The population in Bergen County experienced a modestly higher rate of growth over
the last decade.

Table 1: Population Change in Harrington Park and Bergen County, 2012 & 2022

Harrington Park  Bergen County
2012 Population 4,715 906,781
2022 Population 4,826 953,243
Change 2012-2022 111 46,462
% Change 2012-2022 2.35 5.12

Source: American Community Survey 2008-2012 & 2018-2022 Five-year Estimates

Racial composition of the Borough has remained generally the same, with people who identify as “White
alone” consisting of the majority (nearly 73 percent) of the Borough population. The “White alone”
population group, however, has exhibited a notable decrease by 11 percent, while other population
groups such as “Asian alone” and “Two or More Races” have experienced an increase of nearly 33 percent
and 605 percent, respectively. With respect to ethnicity, the population group identifying as
Hispanic/Latino increased by nearly 68 percent. In short, the Borough has become somewhat more racially
and ethnically diverse (see Table 2).

15
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Table 2: Race & Ethnicity in Harrington Park, 2012 & 2022

June 2025

2012 2022 2012-2022 Change
Race Number Percent Number  Percent | Number  Percent
White alone 3,940 83.6% 3,507 72.7% -433 -11.0%
Black/African American alone | 1 0 2 0% 1 100%
American Indian/Alaska 0.2%
Native alone 0 0 1 1 )
Asian alone 712 15.1% 946 19.6% 234 32.9%
Native Hawaiian and Other 0%
Pacific Islander alone 0 0 0 0 )
Some other race alone 21 0.5% 71 1.5% 50 238.1%
Two or more races 41 0.9% 289 6.0% 248 604.9%
Ethnicity Number Percent Number Percent | Number  Percent
Not Hispanic/Latino 4,573 97.0% 4,588 95.1% 15 0.3%
Hispanic/Latino 142 3.0% 238 4.9% 96 67.6%
Total Population 4,715 100% 4,826 100.0% 111 2.4%

Source: U.S. Census Bureau; American Community Survey 2008-2012 & 2018-2022 Five-year Estimates

The median age in the Borough increased from 44.3 years in 2012 to 46.9 in 2022 (see Table 3). The aging

of the population can be attributed to the significant increase in population 75 years and older, along with

notable decreases in population aged 10-19 years of age as well as the younger workforce population 25-

44 years and the population aged 60-74.

16
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Table 3: Age Cohorts and Median Age in Harrington Park, 2012 & 2022

June 2025

2012 2022 2012-2022 Change
Age Cohort Number Percent Number Percent Number Percent
Under 5 years 263 5.6% 326 6.8% 63 24.0%
5 to 9 years 294 6.2% 322 6.7% 28 9.5%
10 to 14 years 405 8.6% 308 6.4% -97 -24.0%
15 to 19 years 342 7.3% 289 6.0% -53 -15.5%
20 to 24 years 192 4.1% 237 4.9% 45 23.4%
25 to 34 years 296 6.3% 236 4.9% -60 -20.3%
35 to 44 years 616 13.1% 525 10.9% -91 -14.8%
45 to 54 years 681 14.4% 799 16.6% 118 17.3%
55 to 59 years 493 10.5% 576 11.9% 83 16.8%
60 to 64 years 347 7.4% 278 5.8% -69 -19.9%
65 to 74 years 468 9.9% 297 6.2% -171 -36.5%
75 to 84 years 201 4.3% 315 6.5% 114 56.7%
85 years and over 117 2.5% 318 6.6% 201 171.8%
Total Population 4,715 100% 4,826 100% 111 2.4%
Median Age 44.3 46.9 -

Source: U.S. Census Bureau; American Community Survey 2008-2012 & 2018-2022 Five-year Estimates

The general increase in population of the Borough between 2012 and 2022 was reflected by an increase

in the total number of households, reaching 1,737 as of 2022. The rate of growth of the number of

households, however, is moderately higher than that of the overall population growth over the last

decade. When looking at other demographic indicators between 2012 and 2022, the average household

size decreased from 2.90 to 2.78, the percentage of households with persons aged under 18 decreased

(roughly 39 percent to 34 percent), and the percentage of households with senior residents living alone

increased (approximately 9 percent to 13 percent). These changes indicate a trend towards fewer

children, smaller households, and an aging population.

17
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Table 4: Selected Household Characteristics in Harrington Park, 2012 & 2022

Type of Household 2012 2022
Households with one or more 39-4%  33.9%
people under 18 years

Households with one or more 46.5%  45.4%
people 60 years and over

Householder living alone 17.4% 14.8%
65 years and over 9.2% 13.4%
Total Households 1,624 1,737
Average Household Size 2.90 2.78

Source: U.S. Census Bureau; American Community Survey 2008-2012 & 2018-2022 Five-year Estimates

Financial Characteristics

June 2025

The median household income in the Borough ($183,138) is significantly higher than the median
household income in Bergen County as a whole ($118,714). Notably, over half of households in the

Borough have an income of $150,000 or more, compared to 39.4% of households in the County (see Table

5). It should be noted that the median household income in the State of New Jersey overall was $97,126,

indicating that household income in the Borough of Harrington Park was notably higher than both the

County and the State, and that the County exhibited higher household income levels in comparison to the

State as well.

Table 5: Household Income in Harrington Park and Bergen County, 2022

Harrington Park

Bergen County

Household Income Number Percent Number  Percent
Less than $15,000 30 1.7% 18,932 4%
$15,000 to $24,999 139 8.0% 14,611 4.2%
$25,000 to $34,999 109 6.3% 17,170 4.9%
$35,000 to $49,999 39 2.2% 24,037 6.9%
$50,000 to $74,999 76 4.4% 40,351 11.5%
$75,000 to $99,999 63 3.6% 35,009 10.0%
$100,000 to $149,999 267 15.4% 62,655 17.9%
$150,000 or more 1,014 58.4% 138,078  39.4%
Total Households 1,737 100% 350,843  100%
Median Household Income $183,138 $118,714

Source: U.S. Census Bureau; American Community Survey 2018-2022 Five-year Estimates
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In regard to commuting patterns, the general composition for Borough workers’ place of work has
remained the same, although there has been a notable increase in the total number of workers between
2012 and 2022. As shown in Table 6, the percentage of workers who are employed within Bergen County
has significantly increased by almost 25 percent between 2012 and 2022 but has also remained as the
prominent place of employment. The figures for place of work outside of the County or State have
generally remained stable.

Table 6: Place of Work for Workers 16 Years & Over in Harrington Park, 2012 & 2022

2012 2022 Change 2012-2022

Place of Work Number Percent | Number Percent | Number Percent
Worked in state of residence

_ _ 296 24.6%
Worked in county of residence 1,204 59.8% 1,500 64.3% 9 3.4%
Worked outside county of residence 266 13.2% 275 11.8% e
Worked outside state of residence 544 27.0% 557 23.9% 13 2.4%
Total Workers 16 Years & Over 2,014 100% 2,332 100% 318 15.8%

Source: U.S. Census Bureau; American Community Survey 2008-2012 & 2018-2022 Five-year Estimates

As shown in Table 7 below, nearly 70% of workers in the Borough drive alone to work. Within the past
decade, driving alone to work has remained the dominant means of transportation to work, and has
slightly increased by approximately 8 percent. The most significant change between 2012 and 2022 has
been the number of employees who have worked from home, which more than doubled from 167 to 397
workers. Much of this change can be attributed to the impacts of the COVID-19 pandemic in which
employees across the globe shifted from the office to work from home. Although workers are transitioning
back to office environments, many workers remain in “hybrid” or “fully remote” roles, representing a
long-term lifestyle change which was not present as of 2012.
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Table 7: Means of Transportation to Work for Workers 16 Years & Over in Harrington Park, 2012 & 2022

2012 2022 Change 2012-2022
Means of Transportation to Work Number Percent | Number Percent | Number Percent

1487 73.8% 1609 69.1% 122 8.2%
Car, truck, or van — drove alone
Car, truck, or van — carpooled 160 7.9% 138 5.9% -22 -13.8%
Public transportation (excluding taxi) 164 8.1% 133 5.7% -31 -18.9%
Walked 27 1.3% 44 1.9% 17 63.0%
Other means 9 0.4% 9 0.4% 0 0%
Worked at home 167 8.3% 397 17.0% | 230 137.7%
Total Workers 16 Years & Over 2,014 100.0% 2,330 100.0% | 316 15.7%
Mean travel time to work (minutes) 37.1 34.7 -

Source: U.S. Census Bureau; American Community Survey 2008-2012 & 2018-2022 Five-year Estimates
Housing Stock

The housing stock in Harrington Park remains as predominantly single-family detached housing. In 2022,
1,675 units out of 1,819 total housing units were single-family detached homes, comprising 92 percent of
the housing stock (see Table 8). This in fact represented a substantial increase of approximately 18 percent
from a total of 1,415 single-family detached homes in 2012. During this time period, many single-family
attached and 2-4 unit dwellings were demolished and replaced with multifamily dwellings with 5 or more
units; housing units in multifamily buildings with 5 or more units increased by 26 units or nearly 26
percent. In 2022, multifamily dwellings with 5 or more units comprised the second largest type of housing
unit in the Borough. It should also be noted that all mobile home housing units were eliminated between
2012 and 2022. Overall, there was a moderate increase in the total number of housing units in the
Borough. The Borough should continue to provide various forms of housing beyond single-family detached
dwellings, as diversity in housing stock is key to meeting the needs of all demographic/income groups. In
particular, the term “middle-housing” is used to describe housing typologies which lie between single-
family detached dwellings and larger multi-family developments, a category in which the Borough saw a
considerable or total decrease of housing units.
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Table 8: Housing Units by Type of Structure in Harrington Park, 2012 & 2022

2012 2022 2012-2022 Change

Number Percent Number Percent Number Percent
Single-family detached | 1415 85.0% 1,675 92.1% 260 18.4%
Single-family attached | 57 3.4% 17 0.9% -40 -70.2%
2-4 Units 74 4.4% 0 0.0% -74 -100.0%
5 or more Units 101 6.1% 127 7.0% 26 25.7%
Mobile Home 17 1.0% 0 0% -17 -100%
Boat, RV, van, etc. 0 0% 0 0% 0 -
Total Housing Units 1,664 100% 1,819 100% 155 9.3%

Source: U.S. Census Bureau; American Community Survey 2008-2012 & 2018-2022 Five-year Estimates

As shown in Table 9, between 2012 and 2022, owner-occupied housing units remained as the primary
form of housing tenure in the Borough, increasing by roughly 12 percent from 1,521 to 1,696 housing
units. Although the Borough exhibited a growth in multi-family dwellings with 5 or more units as shown
in Table 8 above, the total number of renter-occupied housing units decreased substantially by
approximately 60 percent from 103 to 41 units. This could be potentially attributed to the overall decrease
in dwellings with 2-4 units, which are more likely to be renter-occupied. It should be further noted that
the number of vacant housing units in the Borough more than doubled from 40 to 82. The loss in rental
housing stock, increase in vacancy rates, and noted decrease of overall housing stock diversity are all
indicators that the Borough should continue to remain vigilant in providing housing options for all
demographic/income groups and types of housing tenure.

Table 9: Housing Tenure and Occupancy in Harrington Park, 2012 & 2022

2012 2022 2012-2022 Change

Number Percent Number Percent Number Percent
Owner-occupied 1,521 91.4% 1,696 93.2% 175 11.5%
Renter-occupied 103 6.2% 41 2.3% -62 -60.2%
Vacant 40 2.4% 82 4.5% 42 105.0%
Total Housing Units 1,664 100% 1,819 100% 155 9.3%

Source: U.S. Census Bureau; American Community Survey 2008-2012 & 2018-2022 Five-year Estimates

As Table 10 shows, housing value in Harrington Park is notably higher than in Bergen County as a whole.
The median value of owner-occupied housing units in the Borough is $689,900 compared to $561,500 in
the county. The vast majority (78 percent) of owner-occupied housing units within the Borough are valued
above $500,000, while 8 percent of units are valued below $300,000. Within Bergen County, nearly 58
percent of owner-occupied housing units are valued above $500,000 and approximately 11 percent of
units are valued below $300,000. The Borough overall exhibits markedly higher property values than the
County.
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Table 10: Value of Owner-occupied Housing Units in Harrington Park and Bergen County, 2022

Harrington Park Bergen County

Number Percent Number  Percent
Less than $50,000 0 0% 3,963 1.7%
$50,000 to $99,999 0 0% 2,369 1.0%
$100,000 to $149,999 110 6.5% 2,538 1.1%
$150,000 to $199,999 0 0% 3,073 1.3%
$200,000 to $299,999 25 1.5% 12,357 5.4%
$300,000 to $499,999 233 13.7% 71,877 31.5%
$500,000 to $999,999 1,169 68.9% 105,652 46.2%
$1,000,000 or more 159 9.4% 26,616 11.7%
Total Owner-occupied Units 1,696 100% 228,445  100%
Median Value $689,900 $561,500

Source: U.S. Census Bureau; American Community Survey 2018-2022 Five-year Estimates
Development Activity

From 2013 to 2023, a total of 111 housing units were issued certificates of occupancy, of which 24 were
for one- and two-family dwellings and 87 were for multi-family dwellings (see Table 11). Almost all of the
certificates of occupancy for multi-family dwellings were issued in 2021, whereas certificates of occupancy
for one- and two-family dwellings were generally consistently issued throughout the ten-year period.

Table 11: Certificates of Occupancy Issued for Housing Units in Harrington Park, 2013-2023

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 Total
1&2 family 2 3 0 2 0 2 2 2 0 9 2 24
Multifamily 0 0 0 0 0 0 0 2 85 0 0 87
Mixeduse O 0 0 0 0 0 0 0 0 0 0 0
Total 2 3 0 2 0 2 2 4 85 9 2 111

Source: NJ Department of Community Affairs, Certificates of Occupancy Yearly Summary Data, 2013-2023

On the non-residential side, the Borough experienced minimal development activity from 2013 to 2023.
A total of 26,124 square feet of nonresidential space was certified during this time period. The types of
non-residential development were distributed across office, other assembly uses, education, and
miscellaneous purposes. Other assembly uses represented the largest portion of non-residential
development (10,300 square feet) whereas office development represented the smallest portion (2,180

square feet). See Table 12.
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Table 12: Square Feet of Non-residential Space* Certified in Harrington Park, 2013-2023

2023

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 Total
Office 0 0 0 0 0 0 2,180 0 0 0 0 2,180
Retail 0 0 0 0 0 0 0 0 0 0 0 0
Theaters 0 0 0 0 0 0 0 0 0 0 0 0
Restaurants 0 0 0 0

/Bars/ 0 0 0 0 0 0 0 0
Taverns

Other 0 0 0 0

Assembly 0 0 10,300 O 0 0 0 10,300
Uses

Hotel/Motel 0 0 0 0 0 0 0 0 0 0 0 0
Education 0 0 0 7034 O 0 600 0 0 0 0 7,634
Institutional 0 0 0 0 0 0 0 0 0 0 0 0
Signs, 0

fences, 0 0 0 0 2,173 2,551 790 496 0 0 6,010
utility & misc

Other 0 0 0 0 0 0 0 0 0 0 0 0
Total 0 0 10,300 7,034 2,173 0O 5331 790 496 0 0 26,124

*Not including Multifamily/Dormitories

Source: NJ Department of Community Affairs, Certificates of Occupancy Yearly Summary Data, 2013-2023

Changes in Local Land Use and Zoning Regulations

The following land use and zoning regulation changes have occurred since the 2009 Master Plan

Reexamination was adopted:

1.

The adoption of a Master Plan amendment to the Land Use Element in 2014 which modified the goals
and objectives for the B-1 and B-2 Zoning districts to provide for more modern, appropriate, and
environmentally conscious regulations with respect to surrounding land uses.

The adoption of various affordable housing requirements, including a mandatory set-aside of
affordable units in any residential development consisting of five or more dwelling units, that is
permitted pursuant to any development application, redevelopment/rehabilitation plan, variance, or
rezoning. The Borough also adopted an Affordable Housing Overlay Zone to permit the development
of inclusionary multifamily residential development in which a certain proportion of dwelling units
are set aside for occupancy by low- and moderate-income households. The Overlay Zone delineated
7 specific sites within the Borough along with specific requirements and guidelines.

The adoption of an ordinance amending the OALSR Office Assisted Living Senior Residential District to
include the existing Allegro senior living facility site.
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4. The adoption of ordinances providing definitions and specific requirements for food truck vendors

and massage establishments.

Other Municipal Planning Efforts

The following are some planning and development-related actions taken by the Borough since the 2009

Reexamination:

1. The Borough created the Harrington Park Green Team in 2009 as an advisory board to the
Environmental Commission to facilitate planning efforts related to Sustainable Jersey participation
and related initiatives. The Borough achieved Sustainable Jersey Bronze Certification 2012, 2013,
2014, 2015, 2016, and 2018.

2. The adoption of a Housing Element and Fair Share Plan on June 12, 2018 subsequent to the March
2015 New Jersey Supreme Court Decision In the Matter of the Adoption of N.J.A.C. 5:96 and 5:97 by
the New Jersey Council on Affordable Housing.

3. The adoption of an ordinance to designate school zone pedestrian access and vehicular traffic

requirements.

Figures 1 and 2 depict the existing zoning and open space, parks, and recreational facilities within the
Borough of Harrington Park.
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B. Changes at County Level

Bergen County Master Plan (2023)

Bergen County adopted its new Master Plan in April 2023, its first comprehensive master planning effort
since 1962. Significant regional changes have occurred in this 60-year period, and the County Master Plan
accordingly addresses existing conditions, emerging trends, future visioning, goals and objectives, and
best practices moving forward. The Master Plan covers numerous topical elements, which include, Arts,
History and Historic Resources; Land Use and Housing; Economic Vitality; Environment and Natural
Resources; Open Space, Agriculture, Parks, and Recreation; Public Facilities and Services; Transportation
and Mobility; and Sustainability. Many, if not all these elements, have significant crossover with others,
illustrating the need for coordination across the various planning sectors.

This Plan aims to coordinate future growth, development/redevelopment, and preservation of existing
resources across all municipalities in the county, and encourages inter-municipal collaboration to achieve
a “smarter, more efficient future.”

Much of the County Master Plan focuses on the ideas of diversity, access, and improved health outcomes,
whether it be in land use and housing, open space/recreation, or transportation. It is a common theme

throughout the various topical elements that there is no “one size fits all” solution, which is an important
message to remember as no municipality or its challenges are the same. Context-sensitive planning is

stressed through the goals and objectives of the Master Plan, several of which are outlined below.

Land Use & Housing

1. Become the model for smart growth and sustainable development both in New Jersey and in the
region.
2. Encourage a wide variety of housing types, range of densities, and price points.
a. Encourage municipalities to welcome more mixed-use projects.
b. Help municipalities identify how to seamlessly integrate a more diverse housing stock into
a community.

Economic Vitality

1. Maximize job creation and investment by facilitating economic development.
a. Revitalize downtown areas and make transit a priority.

2. Improve transportation opportunities and commuting options.
a. Eliminate transportation barriers to economic activity.

Transportation and Mobility

1. Increase the provision, efficiency and use of mass transit.
a. Facilitate safe multi-modal connections to transit.
b. Encourage transit-oriented development.
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2. Increase opportunities for and encourage safe walking and bicycling.
a. Include bicycle and pedestrian facilities in new developments.
b. Provide advocacy, education, and promote the benefits of bicycling and walking.

Open Space, Agriculture, Parks, and Recreation

1. Preserve and Balance Open Space.
2. Improve Access and Connectivity.
a. ldentify Greenways.
3. Improve Amenities and Infrastructure.

Sustainability

1. Increase Energy Efficiency and Promote Clean Energy Alternatives.
2. Promote Public Health and Awareness.
3. Embrace Sustainable Economic Development.

C. Changes at State Level

Affordable Housing (COAH)

At the time of the 2009 Master Plan Reexamination, the Council on Affordable Housing (COAH) monitored
municipalities’ affordable housing obligations. In 2015, the State Supreme Court ruled that COAH’s powers

would be turned over to the Court system, which would manage municipal fair share housing obligations.
Harrington Park’s current Master Plan Housing Element and Fair Share Plan was adopted by the Planning
Board on June 12, 2018. This document was prepared to comply with the appropriate affordable housing
regulations as set forth in a 2015 New Jersey Supreme Court decision, which governed compliance in the
absence of a functioning COAH, and was approved by the Superior Court.

On March 20, 2024, Governor Phil Murphy signed a package of affordable housing bills. Most notable is
A-4/5-50, which overhauls the Fair Housing Act and eliminates COAH. Pursuant to the adoption of A-4/S-
50, the Department of Community Affairs (DCA) undertook the process of calculating statewide and
regional affordable housing needs, including municipal obligations. Municipalities were given the option
to accept their fair share obligation calculated by DCA or adopt their own using the methodology outlined
within the law through binding resolution before January 31, 2025. Interested parties are provided until
February 28, 2025 to challenge municipal determinations, following which the Affordable Housing Dispute
Resolution Program (AHDRP) will resolve disputes over challenges. Municipalities must then adopt their
Housing Element and Fair Share Plan by June 30, 2025.

Amendments to the Municipal Land Use Law

Time of Application (2010)
The MLUL was amended in 2010 to require that those development regulations which are in effect on the

date of submission of an application for development shall govern the review of that application for
development and any decision made with regard to that application for development.
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Master Plan Reexamination (2010)

The MLUL was amended in 2010 to require the governing body, at least every 10 years, provide for a
general reexamination of its master plan and development regulations by the planning board.

Exemption of Solar Panels from Impervious Coverage Calculation (2014)

The MLUL was amended in 2014 to exempt solar panels and canopies or arrays thereof from impervious
coverage calculations as part of subdivision or site plan approval.

Master Plan Statement of Strategy (2018)

In January 2018, Governor Christie signed into law an amendment to the MLUL at N.J.S.A. 40:55D-28b to
require any new Land Use Element of a municipality’s Master Plan to incorporate “a statement of strategy
concerning: (i) smart growth which, in part, shall consider potential locations for the installation of electric
vehicle charging stations, (ii) storm resiliency with respect to energy supply, flood-prone areas, and
environmental infrastructure, and (iii) environmental sustainability”.

Master Plan Identification of Public Electric Vehicle Charging Stations (2020)

In January 2020, Governor Murphy signed into law an amendment to the MLUL at N.J.S.A. 40:55D-28b to
include provisions related to public electric vehicle charging stations in a municipal Master Plan.
Specifically, a Land Use Element is required to show “the existing and proposed location of public electric
vehicle charging infrastructure.” Additionally, the requirements for the Circulation Element were
supplemented with the requirement to identify “existing and proposed locations for public electric vehicle
charging infrastructure.”

Master Plan Hazard Vulnerability Assessment (2021)

In February 2021, Governor Murphy signed into law an amendment to the MLUL at N.J.S.A. 40:55D-28b
to require any new Land Use Element of a municipality’s Master Plan to incorporate “a climate-change
related hazard vulnerability assessment which shall (i) analyze current and future threats to, and
vulnerabilities of, the municipality associated with climate change-related natural hazards, including, but
not limited to increased temperatures, drought, flooding, hurricanes, and sea-level rise; (ii) include a build-
out analysis of future residential, commercial, industrial, and other development in the municipality, and
an assessment of the threats and vulnerabilities identified in subsubparagraph (i) of this subparagraph
related to that development; (iii) identify critical facilities, utilities, roadways, and other infrastructure
that is necessary for evacuation purposes and for sustaining quality of life during a natural disaster, to be
maintained at all times in an operational state; (iv) analyze the potential impact of natural hazards on
relevant components and elements of the master plan; (v) provide strategies and design standards that
may be implemented to reduce or avoid risks associated with natural hazards; (vi) include a specific policy
statement on the consistency, coordination, and integration of the climate-change related hazard
vulnerability assessment with any existing or proposed natural hazard mitigation plan, floodplain
management plan, comprehensive emergency management plan, emergency response plan, post-
disaster recovery plan, or capital improvement plan; and (vii) rely on the most recent natural hazard
projections and best available science provided by the New lJersey Department of Environmental
Protection.”
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Other Amended and New State Laws and Regulations

Local Redevelopment and Housing Law (2019)

In 2019, the Local Redevelopment and Housing Law (“LRHL”) was amended in August 2019 to expand the
criteria for redevelopment area designation to include shopping centers and office parks with significant
vacancies as properties that qualify as areas in need of redevelopment.

New Jersey Micromobility Legislation (2019)

Governor Murphy signed legislation S731 in May 2019, permitting the use of low-speed electric bikes and
electric scooters that can travel up to twenty miles per hour or slower, and regulated similarly to standard
bicycles. Neither registration, proof of insurance, nor a license is required to operate these devices.

Environmental Justice Law (2020)

In September 2020, New Jersey enacted an Environmental Justice Law which requires the Department of
Environmental Protection to evaluate environmental and public health impacts of certain facilities on
overburdened communities when reviewing certain applications. Harrington Park includes a census block
which is designated as an “Overburdened Community.” Per the New Jersey Department of Environmental
Protection:

“An overburdened community is any census block group, as determined in accordance with the most
recent United States Census, in which: (1) at least 35 percent of the households qualify as low-income
households; (2) at least 40 percent of the residents identify as minority or as members of a State
recognized tribal community; or (3) at least 40 percent of the households have limited English
proficiency.”

This designation is noted to highlight the presence of environmental features within the municipality, and
to consider impacts on the Overburdened Communities in particular in future planning efforts.

Recreational Cannabis (2021)

In 2021, Governor Murphy signed into law legislation legalizing and regulating cannabis use and
possession for adults 21 years and older and the New Jersey Cannabis Regulatory, Enforcement
Assistance, and Marketplace Modernization Act, which decriminalized marijuana and hashish possession.
As it pertains to municipal land use regulations, the following considerations are highlighted:

e Opt-In or Opt-Out Timeline: Municipalities had 180 days (until August 21, 2021) to take action to

either prohibit or limit the number of cannabis establishments, distributors, or delivery services;
the location, manner, and times of operation, and establishing civil penalties for violation of
ordinances. If municipalities do not take action within 180 days, any class of cannabis
establishment or distributor will be permitted to operate in the municipality, and depending on
the type of establishment, be considered a permitted use in certain zones.

e Existing Ordinances: Any existing municipal ordinances regulating or prohibiting cannabis are null

and void. They must be readopted to be effective.
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e Local Cannabis Tax: Municipalities can enact by ordinance a local cannabis tax that cannot exceed

2% for a cannabis cultivator, manufacturer, and/or retailer; and 1% for wholesalers. The tax
percentage is based on the receipts for each sale and is paid directly to the municipality in the
manner prescribed by the municipality. Any delinquencies are treated the same as delinquent
property taxes. The tax cannot apply to delivery services to consumers or transfers for the purpose
of bulk transportation.

e Delivery Rights: A municipality cannot prohibit the delivery of cannabis items and related supplies
by a delivery service within their jurisdiction.

The Borough adopted an ordinance in June 2021 which prohibited all classes of cannabis establishments
or cannabis distributors or cannabis delivery services as said terms are defined in Section 3 of P.L. 2021,
c. 16, but not the delivery of cannabis items and related supplies by a delivery service.

Electric Vehicle Supply Equipment and Make-Ready Parking Spaces (2021)

Governor Murphy signed into law a set of requirements related to the installation of electric vehicle
service equipment (EVSE) or “Make Ready” parking spaces on July 9, 2021. Specifically, Make Ready spaces
or EVSE are now considered to be inherently beneficial uses. They are permitted as accessory uses in all
zoning districts through a permit approval process and are not subject to site plan review. In addition,
Make Ready spaces or EVSE are required as a condition of preliminary site plan approval for applications
involving a multiple unit dwelling with greater than five units and parking lots and garages, but with
exceptions for retailers providing fewer than 25 parking spaces.

New Jersey Department of Environmental Protection (NJDEP) Stormwater Rule (2021 & 2024)

Downpours and heavy rain events that result in a large amount of stormwater runoff and possible flooding
events have the potential of polluting New Jersey’s waterways, affecting health, quality of life, safety, and
recreational water usage. Stormwater Management as found at N.J.A.C. 7:8 are adoptable rules that are
intended to mitigate stormwater impacts by requiring the use of municipal planning, water quality and
water quantity design performance standards, maintenance requirements, green infrastructure,
groundwater recharge, and safety standards. The NJDEP’s green infrastructure stormwater rule was
adopted in March 2020, and provided municipalities one year’s time to transition and update their
stormwater ordinances by March 2021. The NJDEP once again recently amended N.J.A.C. 7:8 in July 2023
(inland flood rule) in order to account for current and future precipitation rates contributing to
stormwater runoff and flooding. As such, the NJDEP again provided municipalities one year’s time to
transition and update their stormwater ordinances by July 2024. The Borough of Harrington Park has
adopted both the amended rules and most recently updated its stormwater control ordinance in
November 2024, therefore being up-to-date regarding statewide stormwater control requirements.

31



Master Plan Reexamination June 2025
Borough of Harrington Park

D. Other Changes to Consider

A master plan should take into account broader issues and trends that may impact development and
quality of life. Four in particular that are considered in this reexamination and the topical plan elements
are as follows:

COVID-19:

The effects of COVID-19 have changed the daily functioning and routines of people’s lives, people’s
careers and work habits, livelihoods, the nature of social interactions, and more. The lessons learned from
the pandemic can help inform future planning initiatives, illustrating the importance of public health,
infrastructure, and public access to open/green spaces for gatherings, events, and recreational use.

Commercial Real Estate Market:

A more dramatic shift with long-term consequences is the changing nature of shopping, and its impact on
physical retail stores. Many once-strong retailers, from national chains to local shops, have faded or
disappeared. A major factor in this change is the continuing growth of online commerce. As such, retail is
focusing more on experience, with dining and activities becoming anchors in place of department stores.
Outdoor dining and events have become more commonplace to attract residents and visitors. The office
market has also been stagnant throughout the state of New Jersey, while the advent of technology
facilitating remote work and the COVID-19 pandemic are likely to have long-term impacts to office space
demand and layout/design needs.

Transportation:

Land use and transportation are interrelated, with one impacting the other. Since the adoption of the
Borough'’s last reexamination, there have been changes such as the emergence of ride sharing services
(e.g. Lyft, Uber), which have affected travel patterns as well as businesses (e.g. taxi and car services). Bike
sharing and scooter services are becoming a common option, as seen by the 2019 New Jersey Law
permitting the use of electric bikes and scooters. There has also been interest in “complete streets,” and
greater focus on pedestrian safety and bicycling. There is a higher demand for pedestrian-oriented spaces
and streets that attract families of all ages. Looking ahead, perhaps by the next reexamination,
autonomous vehicles will be commonplace, and there will likely be other advances in circulation that will
need to be considered.

Deliveries:

With the advent of online commerce, package deliveries have increased in volume, meaning delivery
trucks and personnel require the appropriate infrastructure to support the demand. Food delivery
services to residences have also increased in volume, meaning that street/curb space must now be
balanced between these new deliveries and existing deliveries for local businesses.

32



Master Plan Reexamination June 2025
Borough of Harrington Park

Technology:

The role of technology goes beyond changes in how people shop. The rise of smartphones and social
media have transformed how residents stay informed, participate in decision making, share information
and utilize services.
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IV. Specific Changes Recommended for the Master Plan and Development
Regulations

Based on the assumptions, policies and objectives discussed above, a number of specific changes are being
recommended for the Master Plan and development regulations as part of this reexamination report. The
recommended master plan/zoning changes are broken down into specific categories of recommendations
below:

Land Use:

e Consider revising the existing bulk regulations within the R-1 Residential District. A review of
the Zoning Board of Adjustment’s annual reports provided insight into the nature of applications
generally received by the Board. Development applications have generally comprised variance
requests for insufficient property setbacks or increased impervious coverage related to single-
family residential additions or improvements (proposed deck, garage, pool, external mechanical
equipment, or driveways). While the type of applications received by the ZBA are typical of a
predominantly residential community such as Harrington Park, a majority of the applications
received were from properties located in the R-1 Residential District. The Borough should review
the existing bulk regulations of the R-1 zone and determine if they are in need of modification
such that potential residential improvements are less onerous upon single-family homeowners.

e Modernize B-1 and B-2 District Regulations:

o Consolidate the B-1 and B-2 Business
Districts. Both the B-1 and B-2 Business
Districts permit the same uses and establish
the same bulk regulations for each district. It
is not clear that distinctions are warranted in
terms of zoning regulations, especially given
the proximity of the districts within the
Borough’s downtown. Consideration should
be given to revising the boundaries of these
zoning districts and consolidating them into
one business district, thereby creating one
uniform central business district with similar
characteristics and removing any regulatory
discrepancies between said zoning districts.

Alternatively, two districts could be provided

if it is determined that there are planning ¢
B-2 Business District

Source: Phillips Preiss Grygiel Leheny Hughes LLC
physical or other characteristics. November 2024

reasons to differentiate certain areas due to
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O

Identify and explicitly provide for missing uses within commercial areas. The Borough
has generally noted a lack of foot traffic for local retail and businesses. The Borough’s
Business Districts currently permit primarily traditional commercial uses such as
restaurants, professional offices, banks, and neighborhood service or any other retail.
The Borough should identify uses that are missing and desired by the local community
through a public outreach process, which can help enhance the existing commercial
areas. The Borough should consider explicitly permitting modern and essential
neighborhood commercial uses such as medical retail (urgent care, physical therapy,
pharmacies) and health/wellness and fitness uses (gyms, dance/yoga studios). In
addition, following the COVID-19 pandemic, the desire for experience-oriented retail has
superseded traditional retail and department store formats, with people gravitating
toward walkable spaces with a mix of activities to offer. The Borough should accordingly
permit and attract uses such as bars/taverns; microbreweries, wineries, and distilleries;
and other activity-oriented retail (arcades, arts and craft studios, billiards, escape rooms,
and instructive classes such paint & sip, dance, and cooking). This large range of uses
represents an additional commercial market which has yet to be tapped into and can
provide greater commercial diversity and stability to the Borough.

Explicitly permit mixed-use development in the Borough’s commercial areas. The
Borough’s Business Districts only permit mixed-use development in conjunction with
affordable housing as per the Borough'’s Fair Share Plan, or development that is otherwise
in the opinion of the Zoning Board of Adjustment of the same general character as those
listed as permitted uses and which will not be detrimental to the district in which they are
located. Harrington Park is a primarily :
residential community, with
approximately 91 percent of its total
assessed value being attributed to
residential properties and 7 percent
being attributed to non-residential
properties. The Borough should
explicitly permit mixed-use
development within its Business
Districts that is consistent with the
character of existing development in
order to increase local ratables and

diversify the local economy. Mixed-use :
development within the commercial =
areas will also create a more built-out
downtown that facilitates a lively 5 ;g ciness District
pedestrian environment that is Source: Phillips Preiss Grygiel Leheny Hughes LLC

i i N ber 2024
attractive to residents. ovember
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o Revise existing bulk regulations. The Borough’s Business Districts currently permit a
maximum of 40 percent lot coverage for buildings and require a 25-foot front yard
setback. The Borough should consider permitting a higher degree of lot coverage and
reducing the required front-yard setback to create a more built-out downtown
atmosphere which encourages pedestrian activity. Reduced front-yard setbacks can
create “street walls” which produce a sense of enclosure for pedestrians within a
commercial downtown.

e Overhaul zoning regulations for the I-1 Industrial District. Despite the presence of an industrial
zoning district, Harrington Park in fact does not contain any explicitly industrial properties as

defined by property classification. \ 2 e R ? 73
Existing uses within the district 3 ' ;
include the Department of Public
Works building and recycling center,
the Rockland Electric property, retail
service establishments, residential,
and the recently approved mixed-use
project located at 72-76
Schraalenburgh Road. The Borough
should evaluate the following zoning
alternatives to appropriately guide
development in this area:

I-1 Industrial District
Source: Phillips Preiss Grygiel Leheny Hughes LLC November 2024

o Revise existing zone boundaries. Both existing uses and recent development activity
indicate an ongoing change in character for the Industrial District. One option to reflect
this change may be to consolidate the Industrial District with the Borough’s Business
Districts to create one uniform downtown zoning district that is more appropriate for
neighborhood commercial and mixed-use residential development. Existing Industrial
District zone boundaries may also be revised to include solely the DPW facility and
Rockland Electric property as part of the Industrial District, with the remainder of the
properties within the zone being reclassified as part of the Borough’s Business Districts.

o Modernize existing regulations. The Borough may alternatively choose to maintain the
existing Industrial District while also making changes to its permitted uses and bulk
regulations to better reflect the general character of the surrounding area. Currently
permitted uses include outdated uses such as cabinetmaking, film processing, clock
manufacturing, and others which do not represent the current market demand for retail
and commercial uses. The Borough should accordingly permit more modern commercial
uses within the Industrial District similar to those discussed above for the Business
Districts. Similarly, the existing required bulk regulations of a 25-foot front yard setback
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and maximum permitted lot coverage of 50 percent should be revised to better suit a
traditional downtown character.

o Expressly permit mixed-use and residential development. Similar to the Borough'’s
Business Districts, the Industrial District only permits mixed-use development that in the
opinion of the Zoning Board of Adjustment (ZBA) is of the same general character as those
listed as permitted uses and which will not be detrimental to the district in which it is
located. The Industrial District also does not permit exclusively residential uses. In 2022,
the ZBA approved the 72-76 Schraalenburgh Road development consisting of 28 rental
units, which required a use variance to permit mixed-use. In 2020, the ZBA also approved
the conversion of the former commercial bank property at 4 Park Street to residential

use. Rather than limit
mixed-use and residential
development to the
purview of the of the
Zoning Board on a case-
by-case basis, the Borough
should instead expressly
permit mixed-use and
residential development
to create a more built-out
downtown which
encourages more local 76 Schraalenburgh Road

commercial and Source: Phillips Preiss Grygiel Leheny Hughes LLC November 2024

pedestrian activity.

o Provide aesthetic design regulations. Given that the Industrial District is undergoing a
transition in character as a result of recent development, both maintenance of existing
properties and future development should be guided in a manner that establishes a
cohesive and visually appealing built environment for residents. The Borough should
consider incorporating additional provisions for the Industrial District to better regulate
issues of property maintenance, outdoor storage and refuse areas, and appropriate
screening/landscaping. Although the Borough’s Site Plan Design Standards and other
ordinance sections currently provide relevant regulations, specific requirements
applicable to the Industrial District would help enhance the appearance of the
surrounding downtown. This would be particularly helpful in improving the visual
character of the area with respect to the Borough recycling center, which does not
currently feature significant screening/landscaping. The creation of such design
regulations could also be used in combination with a Complete Streets design checklist
(described further below) to guide future development to be more conducive of a
pedestrian-oriented downtown.

37



Master Plan Reexamination June 2025
Borough of Harrington Park

e Consider expansion of the existing Affordable Housing Overlay Zone. The Affordable Housing
Overlay Zone currently includes Block 1204, Lots 4 and 5, presently zoned B-1; Block 1204, Lots 6,
9, 10 and 11, presently zoned B-1; Block 1205, Lot 1, presently zoned I-1; Block 1205, Lot 4,
presently zoned I-1; Block 1206, Lot 1, presently zoned I-1; Block 1207, Lot 2, presently zoned I-1;
and Block 1316, Lot 1-7, 9 and 11, presently zoned B-2. The existing overlay zone is depicted in
Figure 3. Permitted uses include apartments, townhouses, and mixed-use with retail on the first
floor and apartments above. The maximum permitted height of buildings within the overlay zone
is 35 feet or 2- and one-half stories. The overlay zone also includes specific affordable housing
unit and parking requirements, along with design guidelines. The Borough should evaluate the
existing bulk standards of the overlay zone and consider expansion of the overlay zone to other
locations within the Borough as appropriate.

o Review the Zoning Map for split zoned parcels and other issues. Several parcels on the Borough’s
Zoning Map are split zoned (i.e. located in multiple zoning districts). These specific parcels should
be reviewed and placed into a single zoning district where appropriate.
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Circulation:

All recommendations related to County roads will require appropriate coordination between the County

and the Borough for future improvements. County roads within Harrington Park include Lafayette Road
(C.R. 109), Schraalenburgh Road (C.R. 139), Blanch Avenue (C.R. 109/5-109), Harriot Avenue (C.R. 53),
Tappan Road (C.R. 39), Bogerts Mill Road (C.R. S-104), Old Hook Road (C.R. 502), Harrington Avenue (C.R.
102), and Livingston Street (C.R. 505).

Undertake a survey of all Municipal and County Roads to identify existing roads in disrepair.
The Borough has expressed concern regarding the quality of the roadways within Harrington Park,
which suffer from a lack of maintenance. The Borough should accordingly identify such roadways
and prioritize them for repair. Funding from County, State, and Federal resources should be
sought to enable such improvements.

Undertake a sidewalk audit to identify missing links and assess the condition of existing
sidewalks. The Borough has noted issues related to sidewalk connectivity as well as problems
related to sidewalk maintenance and construction costs. For instance, streets such as Lafayette
Road, Blanch Avenue, and Tappan Road do not feature continuous sidewalks on both sides of the
road. The Borough should also ensure the provision of ADA compliant handicap accessible
infrastructure along all roads, sidewalks, and intersections.

Provide adequate streetscape amenities within the Borough’s commercial areas. Although the
Borough’s commercial downtown area is very compact, there exists potential to make it more
attractive and accessible for residents. This can be accomplished through the provision of
pedestrian scale-lighting and seating benches. Other elements such as trash receptacles and

greenery should continue to be provided along the
street frontage. Given the changing character of
the Borough’s commercial and industrial areas due
to new development, appropriate streetscape and
pedestrian improvements should be accordingly
completed to be more reflective of a pedestrian-
oriented downtown.

Establish a bicycle network with supporting
infrastructure. There is a general lack of vehicular
through traffic within the Borough due to its
geographic location, which results in calmer road
conditions. The Borough has also noted the
presence of bicyclists who travel through
Harrington Park, indicating an existing level of
comfort and desire for cycling activity. Harrington

Bike Sharrow in Bloomfield, NJ

Park does not currently contain any bicycle lanes, Source: Phillips Preiss Grygiel Leheny Hughes LLC
October 2023

which would encourage active forms of multimodal
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transportation within the Borough. At the same time, the roads within Harrington Park are quite
narrow, leaving minimal right-of-way width flexibility. Understanding these limitations, the
Borough should provide for shared rights-of-way for motor vehicles, bicyclists, and other
multimodal options through the use of “sharrow” pavement marking treatments. Sharrows
should be incorporated via high-visibility markings and frequent signage that indicates that the
road is being shared between bicyclists and motorists. Comfort and safety are essential for
encouraging bicycling activity and should be accordingly prioritized. These shared roadways can
facilitate bicycle access to community destinations such as the Public School, parks and
recreational facilities, and the Municipal Complex, effectively creating a bicycle network.
Adequate bicycle parking (racks/corrals) should continue to be provided at all such community
destinations and within the Borough’s commercial areas and other areas of new development.
The installation of sharrow markings should be coordinated with road repaving efforts.

e Implement traffic calming measures at appropriate locations. Although Harrington Park does not
feature significant cut-through traffic, there are existing locations with speeding and visibility
issues. As noted within Chapter 2, roads identified by the Borough Police Department with
speeding issues include Lohs Place, Highland Avenue, Bogerts Mill Road, and Hackensack Avenue.
Potential traffic calming measures to be implemented include speed reducers (such as speed
humps/chicanes), high visibility crosswalks and mid-block crossings, rectangular rapid flashing
beacons, and curb extensions.

e Create a downtown
destination through
intersection improvements.
Given that much of the
Borough’s thoroughfares are
County roads, there exists
limited scope to complete
extensive or creative
circulation related
improvements. However, in
combination with an effort
to better activate the
Borough’s commercial areas,

the Borough should consider

incorporating improvements Traffic calming and placemaking at intersection in Jersey City, NJ

. . Source: Phillips Preiss Grygiel Leheny Hughes LLC May 2024
to the intersection of La

Roche Avenue, Semmens Road, and Carman Road, which currently serves as an entrance to the
Borough’s downtown. The Borough should evaluate the feasibility of installing curb extensions at
this intersection in combination with a colorful paint/mural treatment. This would transform the
existing intersection into a gateway for the Borough’s downtown, which would improve
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pedestrian safety and comfort while creating an attractive local destination. These measures
could be incorporated through “tactical urbanist” strategies (low-cost materials and time efficient
tools) which could evaluate temporary effectiveness before pursuing long-term implementation.

e Consider the implementation of open
street events in the Borough’s downtown.
Furthering efforts to build upon Harrington
Park’s existing commercial base, the
Borough could temporarily close off a
portion of La Roche Avenue adjacent to the
Business District to be used for open street
events. Open street events close off streets
to automobile traffic for special occasions
to create pedestrian only plazas, which can
attract residents of all ages, as well as local
businesses and organizations. This creates a
great atmosphere for locating outdoor
dining, food trucks, and pop-up shops.
These events are particularly popular in the
summer months and are often
incorporated on Sunday of every week.
Such events could build upon existing
Borough events such as Town Day and the

Farmers Market. Open Street Event in Hoboken, NJ
Source: Phillips Preiss Grygiel Leheny Hughes LLC August 2024

e Pursue grant funding through the Safe Streets and Roads for All (SS4A) Program. This program
is offered through the Federal Highway Administration, for which the primary goal is to prevent
roadway fatalities and injuries. This program could be utilized to fund supplemental planning
efforts that build upon the planned Bergen County Action Plan, thereby requiring less planning
time and investment by the Borough. Action plans provide a strategic framework for reducing
serious roadway injuries by identifying traffic safety issues specific to the Borough and developing
appropriate countermeasure mechanisms to address said issues. The SS4A Program also provides
funding for countermeasure demonstrations and final implementation. The Borough should
consider utilizing this funding program to plan and implement targeted traffic safety
interventions.

e Participate in and apply for grant funding from the Safe Routes to School Program. The NJDOT
participates in the Safe Routes to School Program, which provides funding to encourage children
in grades K-12 to walk and bicycle to school. The Borough can begin this process by first evaluating
existing traffic safety conditions along corridors or at intersections adjacent to Harrington Park
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Public School, specifically along Harriot Avenue. Assessing existing sidewalk inventory, ADA
handicap accessibility, pedestrian visibility, adequate and safe crossing locations, existing bike
infrastructure, etc. can provide an understanding of what improvements need to be made.
Pedestrian safety demonstration efforts could also be conducted along Harriot Avenue by the
Borough Police Department to enforce improved pedestrian crossing and vehicular yielding
behaviors near the school. Future planning efforts should also be coordinated to ensure the
concurrent provision of bicycle “sharrow” lanes as discussed above.

o Adopt a Complete Streets Policy. Complete Streets are defined by the 2017 New Jersey Complete
Streets Design Guide as streets that are “designed and operated to enable safe access for all users.
Pedestrians, bicyclists, motorists and transit riders of all ages and abilities must be able to safely
move along and across a complete street.” Adoption of a Complete Streets Policy ensures that all
public street projects undertaken by the Borough be designed to safely accommodate
pedestrians, bicyclists, public transit, motor vehicles, and other multimodal uses while prioritizing
pedestrian safety. In addition, creation of a Complete Streets design checklist can require such
design and policies to be integrated into all future transportation-related planning, developments,
right-of-way changes/paving, and project approvals. Furthermore, the 2019 New lersey
Department of Transportation Complete & Green Streets Policy also incorporated the concept of
green streets, which should be implemented by the Borough when adopting a Complete Streets
Policy. Green streets provide greenery, landscaping, and other vegetated areas which not only
improve the appearance of a corridor, but also have environmental (stormwater management)
and public health benefits.

e Modernize parking regulations. The Borough has noted existing issues with parking availability
specifically for its commercial areas, which may impact the degree of commercial activity within
the downtown as well as the incentive for residents to travel to the downtown. Given the
prominence of new development within this area, the Borough should accordingly review its
parking regulations to more effectively address parking capacity for its residents:

o Review off-street parking requirements for non-residential uses. An analysis of the
existing utilization of parking areas, specifically within the downtown area, can help
inform if off-street parking requirements should be accordingly modified as well as to
better understand if residents are aware of available parking facilities. The Borough
should also identify opportunities to consolidate or share parking facilities between
neighboring properties with similar uses within the Borough’s commercial areas.

o Clarify and permit shared parking facilities. The Borough’s zoning ordinance currently
permits the combining of parking requirements within a mixed-use building, but they
must add up to the sum of the requirements of the individual uses. The Borough should
instead explicitly permit shared parking facilities in its commercial areas and better reflect
the purpose of shared parking, which is to reduce the required amount of total parking
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spaces based on individual uses and result in a more efficient use of land. Shared parking
determinations should be based upon a shared parking analysis/study conducted for
development which considers the peak occupancy rates of a mixed-use development for
weekdays and weekends at different times throughout the day.

o Implement flexible parking strategies. In order to respond to the need for parking in
Harrington Park’s commercial areas, the Borough should consider utilizing the concept of
flexible parking zones. These could be implemented for on-street parking spaces by
allocating specific zones and times of day at which certain uses of the parking space are
allowed. For instance, a parking space in the morning through mid-day could be reserved
for solely commercial deliveries and pick-up and drop-off trips, while longer-term parking
could be permitted overnight. This concept could particularly be applied to the existing
commuter parking spaces on weekends, when there will be minimal work-related traffic,
which instead could then be utilized for public parking for those visiting the commercial

areas.
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Open Space, Recreation, and Community Facilities

e Continue to pursue Federal, State
and County sources of funding for
improvements at Pondside Park
and for the maintenance of the
Borough’s other open space and
recreational facilities. As noted in
Chapter 2, necessary improvements
for Pondside Park related to
dredging and drainage issues
continue to be cost prohibitive.
Additional limitations include the
water body’s designation as a

Category 1 waterway (exceptional

Pondside Park
Source: Phillips Preiss Grygiel Leheny Hughes LLC November 2024

environmental significance), which
requires adherence with specific
State regulations. As noted by the Borough, the pond was initially established as a retention pond
in the 1980s for the residential development to the north. Current issues of stagnation caused by
built-up silt in the pond have raised health and flooding concerns. Further potential
environmental issues exist due to stormwater runoff impacting Pondside Park from neighboring
development in Old Tappan. Recognizing the financial and environmental roadblocks to
remediation, the Borough should coordinate with County and State representatives to organize
appropriate funding mechanisms. It should be noted that surrounding municipalities in Bergen
County (i.e. Bergenfield, Ridgewood, Demarest, and Park Ridge) have experienced similar
situations and in some cases have received funding to remediate such issues. The pursuit of
funding should be prioritized to complete the improvements and mitigate potential hazards, in a
manner which addresses the root cause of the problem. The Borough should also coordinate with
neighboring municipalities with respect to problems of stormwater runoff affecting Pondside Park
and other properties within Harrington Park. The Borough has recently completed a breadth of
improvements to Hoelscher Field and George Street Park as noted in Chapter 2, and should
continue to pursue funding to maintain and upgrade its parks and recreational facilities to meet
the needs of its residents.
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e Evaluate opportunities for enhancement and/or
expansion of existing recreational trails as well as open
space and recreation resources near existing trails. The
Borough features an expansive variety of open space, parks,
and recreational resources. Existing trails include footpaths
within Hoelscher Field as well as Beachwood Park which
connect to surrounding residential areas. The provision of
amenities such as seating areas, water fountains, and trash
receptacles can enhance existing trails, along with
appropriate guiding signage which informs residents of trail
connectivity.

e Continue to monitor existing recreational facilities and Hoelscher Field Trail
Source: Phillips Preiss Grygiel Leheny

assess opportunities to provide additional facilities. The Hughes LLC November 2024

demand for certain sports/activities and associated

recreational facilities changes over time, as evidenced by the Borough’s ongoing efforts to provide
pickleball courts for a sport which has gained significant popularity in recent years. Community
outreach can help develop a better understanding of desired recreational facilities within the
Borough, so that funding can be repurposed for such activities long-term.

e Evaluate the feasibility of improvements
to the Borough library. The 2009 Master
Plan Reexamination identified the need
for expansion of the library community
room. The Borough has noted financial
limitations associated with physical
expansion to the library but should
conduct an analysis of the existing
facilities to evaluate whether they are
sufficient to provide for the needs of
community members of all ages. Existing
services include programs for children
(i.e., story time, arts and crafts, special
events) and adults (i.e., book club and
English as second language), in addition to
a breadth of physical and digital

collections. The Borough should evaluate

Borough Library
additional opportunities for creative Source: Phillips Preiss Grygiel Leheny Hughes LLC November 2024

community programming to establish the
library as a “third place” outside of the
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workplace and the home where Harrington Park residents can gather, socialize, and share unique
experiences. This can be accomplished through events such as local art showcases or
performances/concerts, meet-and-greet networking or career days, or the creation of a “maker
space” which encourages local artists and entrepreneurs through the provision of arts supplies or
technological equipment such as 3D printers.

e Evaluate potential future uses for the Harrington Park Swim Club. The Borough has noted that
the swim club has been experiencing declining membership and is also expensive to maintain.
Recognizing the property’s Green Acres designation, the Borough should assess additional
recreational uses of the property which would serve the needs of its residents, such as a
community civic center. The Borough library is limited in its capacity for providing community
facilities/needs and hosting larger events, and a community center may address such a need.
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Sustainability:

e Continue initiatives related to Sustainable Jersey. Sustainable Jersey is a statewide program with
over 400 municipal participants that provides a science-based, measurable framework for
municipalities to follow to become more sustainable. Municipalities that achieve certification
become eligible for grant funding to help pursue their sustainability related goals. Other benefits
include free training, tools, and expert guidance for sustainable initiatives. The certification is free
and completely voluntary, and consists of two levels of certification: bronze and silver.
Sustainability points are earned toward certification through the completion of specific program
actions. The Borough originally created the Harrington Park Green Team Ad-Hoc Committee in
2009 as an advisory board to the Environmental Commission to formulate strategies that would
reduce the impact on the environment in the pursuit of obtaining Sustainable Jersey Certification.
The Borough subsequently received bronze certification status in the years 2012, 2013, 2014,
2015, 2016, and 2018, showing tremendous commitment to furthering sustainability within the
Borough through active community engagement. Examples of previous certified sustainable
actions which were completed by the Borough include extensive community education and
outreach regarding sustainable practices, evaluation of municipal vehicles and fuel efficiency, the
community gardening project, monitoring of the municipal carbon footprint, the seasonal
Harrington Park Farmers Market, promotion of backyard composting, and the adoption of an
Environmental Resource Inventory in 2016. The Borough was also the recipient of the 2012
Innovation and Creativity Award and the Sustainability Champion Award in 2015 from the
Sustainable Jersey program. The Borough and its Environmental Commission are currently in the
process of obtaining recertification through the Sustainable Jersey program to build upon its
previous planning efforts and avail itself of the breadth of resources offered through the program.
It is recommended that the Borough continue to complete specific sustainable actions through
the program in order to access training, technical assistance, grant funding, and ultimately create
a spotlight upon the Borough for regional recognition and acclaim related to its efforts.

o Create a green development checklist. A green development checklist, complete with site plan
green design standards, should be incorporated as part of the development procedure for
applications to the Planning and Zoning Boards. Considerations such as surrounding context, land
use mixes, access to transportation, available public infrastructure and amenities, environmental
characteristics, housing diversity, food access, and more are crucial to ensuring equitable
development outcomes. The Borough should utilize the Sustainable Jersey Model Green
Development Checklist as a reference for creating its own. Best management practices such as
the incorporation of green/blue roofs, solar facilities, and other low impact design features (i.e.,
rain gardens, landscaping, etc.) should be encouraged and incentivized.
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e Expand the Community Gardens
program. Harrington Park contains a
community garden which allows
residents to acquire and maintain
their plots. This program has helped
community members cultivate an
understanding of gardening skills and
sense of ownership of their plots. The
Borough should seek to expand the
existing program to facilitate the
provision of fresh and healthy food to
local residents. This can be

accomplished through collaboration ~*&="

. . Harrington Park Garden Club Plant Sale
with the ongoing farmers market Source: Harrington Park Garden Club 2016

events as well as through partnering

with local food drives, which can aid residents who may not otherwise have access to locally
sourced healthy and fresh food. Local competitions and showcases of gardening or botanical
efforts can also help advance community engagement. The Borough should work with the Garden
Club of Harrington Park to further these efforts, which hosts monthly gardening-related
meetings/workshops as well as plant sales and other special events.

o Incorporate green infrastructure into the built environment. With increasing climate and
flooding concerns, traditional gray infrastructure systems have become overwhelmed with
stormwater volumes and pollutants, which has resulted in serious detrimental impacts to
communities and ecosystems. Green infrastructure instead captures pollutants at the source and
is generally defined as the use of plant, soil, and landscaping systems (from large-scale open space
to small-scale urban installations) to improve stormwater management and reduce excess
stormwater and sewer flows. Associated benefits of green infrastructure not only include
enhanced stormwater management, but also consist of other environmental benefits (improved
air and water quality and wildlife habitat) and socioeconomic benefits (vibrant sense of place,
enhanced property values, encouragement of physical activity). In addition to maintaining existing
open space and recreational resources, the Borough should pursue more small-scale urban
installations of green infrastructure best management practices along buildings and streetscapes.
Specific tools that can be used include rain gardens, bioswales, and planter boxes along the
streetscape. These are vegetated/planted areas that absorb stormwater runoff that can be
implemented as traffic medians, placed along pedestrian walkways, and installed at intersections
as curb extensions for traffic calming purposes. Parking areas with excess pavement can also be
improved through the use of green infrastructure by incorporating permeable pavement to
reduce excess stormwater runoff. The Borough should also increase its overall tree canopy
coverage within urban areas such as the downtown through the continued maintenance and
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additional planting of Borough trees, which play a vital role in addressing water, air quality,
stormwater, and extreme heat concerns during the summer months.

e Install municipal solar facilities. The Borough is currently evaluating the feasibility of installation
of solar facilities at the Department of Public Works Building. The Borough should accordingly
build on such existing efforts and seek to install solar facilities at various high-profile municipal
locations such as the Borough Hall, Public Library, Fire Department, Police Department and the
Borough Public School. The Borough should also evaluate the feasibility of solar panel canopies
installations in municipal parking lots. The financial benefits of reduced energy utilization long-
term can help offset the costs of initial installation. These initiatives could help raise awareness in
the community regarding solar energy and set an example for sustainable initiatives moving
forward.

e Provide community education regarding solar. The Borough should undertake an educational
campaign to inform residents of the numerous benefits of solar installations and how they can go
about implementing them. Residents should be directed to appropriate funding and rebate

sources.

e Acquire electric vehicles for municipal use to build upon previous Borough efforts related to
acquiring fuel efficient vehicles and conducting efficiency audits of municipal vehicles. While it is
recognized that the Borough does not have one specific municipal “fleet”, electric vehicles should
be acquired for each of its municipal departments, including the Department of Public Works,
Police Department, and Fire Department. The acquisition of electric vehicles can reduce emissions
produced by conventional gas vehicles, which was identified as a notable contributor to the
Borough’s carbon footprint in a previous study conducted by the Borough’s Green Team in 2010.

e Consider remeasuring the Borough’s carbon footprint and conducting an energy audit of all
municipal buildings. The Borough has completed similar prior efforts in 2009 and 2010 which
have helped inform subsequent sustainability planning initiatives. Conducting an analysis of the
Borough’s carbon footprint and energy utilization can establish focus areas for the future to
improve overall energy efficiency and reduce carbon emissions.
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Historic Preservation:

The Borough already features multiple historic resources listed on the State or National Register of
Historic Places. The table below lists each property and its corresponding listed designation. The resources
currently listed on the State and National Registers are all existing residential properties. The Borough has
discussed in both the 2003 and 2009 Master Plan Reexaminations the presence of additional existing
historic resources and the potential for historic preservation efforts.

Listed Historic Properties Block/Lot Designation Type/Date
Blanch-Haring House 704/1 NR: 1/9/1983
(341 Lafayette Road) SR: 10/3/1980
Blauvelt House 205/10.01 NR: 1/9/1983
(622 Lafayette Road) SR: 10/3/1980
John Jacob Bogert House 1503/3 NR: 11/26/2004
(163 Bogerts Mill Road) SR: 8/27/2004
John Westervelt House 1022/7 NR: 1/9/1983
(29 The Parkway/ SR: 10/3/1980
236 Schraalenburgh Road)

Table Notes

SR: State Register

NR: National Register

SHPO: State Historic Preservation Officer
COE: Certificate of Eligibility

e Consider the preparation of a Historic Preservation Element. A Historic Preservation Element can
help identify existing historic resources and their respective significance, enable the designation
of such properties as historic sites or districts in the municipal ordinance, and accordingly guide
future preservation and development.

e Designate additional local landmarks. The Borough contains multiple properties not listed on the
State and National Registers which have been identified as historically significant through cultural
resource surveys. Designation of these properties can help bring recognition to specific
neighborhoods and preserve their historical and architectural significance.

e Conduct educational outreach to property owners, real estate agents, business owners, and
other members of the community regarding the numerous benefits of historic preservation, what
local landmark means for property owners, best practices for restoring and rehabilitating historic
resources, and grant funding and tax incentive programs available to property owners.
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Additional Recommendations

e Evaluate and pursue opportunities to enhance cell phone service. The Borough has noted
ongoing issues related to cell phone service and adequacy of service coverage within the Borough.
The Borough should accordingly coordinate with mobile network operators and utility providers
as needed for the provision of additional infrastructure to improve wireless services.
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V. Recommendations of the Planning Board Concerning the Incorporation of
Redevelopment Plans into the Land Use Element and Local Development
Regulations

A master plan reexamination report is required to include recommendations of the Planning Board
concerning the incorporation of redevelopment plans (adopted pursuant to the Local Redevelopment and
Housing Law of 1992) into the land use element, and accompanying changes, if any, to the development
regulations. The Local Redevelopment and Housing Law (LRHL) affords municipalities the authority to
designate areas “in need of redevelopment,” provided they meet specific statutory criteria. The LRHL also
enables municipalities to designate areas “in need of rehabilitation” in accordance with other criteria.
Municipalities may prepare and implement redevelopment plans for both redevelopment and
rehabilitation areas. Harrington Park contains limited properties that could qualify as redevelopment
areas, therefore it is not recommended that any redevelopment area investigations be undertaken at this
time. The Borough should continue to monitor and evaluate any potential for redevelopment within its
Business and Industrial zoning districts.
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VI. Recommendations of the Planning Board Concerning Locations
Appropriate for the Development of Public Electric Vehicle Infrastructure

A Master Plan Reexamination Report is also required to provide the recommendations of the planning
board concerning locations appropriate for the development of public electric vehicle infrastructure,
including but not limited to, commercial districts and, areas proximate to public transportation and transit
facilities and transportation corridors, and public rest stops; and recommended changes, if any, in the
local development regulations necessary or appropriate for the development of public electric vehicle
infrastructure. In July 2021, Governor Murphy signed a bill that establishes state-wide numerical
requirements and zoning standards for installation of electric vehicle supply equipment and “make-ready”
parking spaces. Notably, electric vehicle charging stations are designated as a permitted accessory use in
all zoning districts. The new law also establishes a minimum number of “make-ready spaces” for
multifamily developments with 5 or more units and other types of developments involving parking
lots/garages, and requires the phased installation of electric vehicle supply equipment over a span of 6
years.

The Borough’s zoning ordinance has not been updated in accordance with the State’s model ordinance
and should be accordingly revised to reflect the new State law. The Borough could support the likely future
influx of electric vehicles by providing public charging stations. The Borough is currently evaluating the
availability of grant funding for such stations and should continue to identify similar funding opportunities.
Potential candidate locations for installation include the municipal parking lot at the municipal complex,
the commuter parking areas along the railroad R.0.W. (Semmens Road and Ward Way), and parking areas
serving parks and recreation facilities. The Borough may consider installing “make-ready” infrastructure
at a number of existing parking spaces, and convert them into full charging stations as electric vehicles
become more prevalent in the future. The Borough also noted the prevalence of solo single-family home
EV charger installations in recent years and foresees new development projects incorporating electric
vehicle infrastructure as required by State law.
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