
















































Street Block Vacant Property Open Space Conditions 
res r-c com tot yrd prk lot building street 

S. DUDLEY Unit 1 0 0 1 0 0 0 GOOD FAIR 
100 0 0 0 0 0 0 0 GOOD FAIR 
200 0 0 0 o· 0 0 0 GOOD FAIR 

HILLSIDE	 300 0 0 0 0 0 0 2 GOOD GOOD 
400 0 0 0 0 0 0 0 GOOD GOOD 

FOUNTAIN	 300 0 0 0 0 0 0 0 GOOD GOOD 

BURWOOD	 200 0 0 0 0 0 0 0 GOOD FAIR 
300 0 0 0 0 0 0 0 GOOD FAIR 

WILMOT	 200 1 0 0 1 0 0 1 GOOD GOOD 

S.32ND	 Unit 0 0 0 0 0 0 0 GOOD FAIR. 
100 1 0 0 1 0 0 0 GOOD FAIR 
200 1 0 0 1 0 0 0 GOOD GOOD 

S.33RD	 Unit 2 0 0 2 0 1 0 GOOD GOOD 
100 1 0 0 1 0 0 0 GOOD GOOD 
200 0 0 0 0 0 0 1 GOOD GOOD 

S.34TH	 Unit 2 0 0 2 0 0 0 GOOD GOOD 
100 0 0 0 0 0 0 0 GOOD GOOD 
200 0 0 0 0 0 0 0 GOOD GOOD 

S.35TH	 Unit 0 0 0 0 0 0 0 GOOD GOOD 
100 0 0 0 0 0 0 0 GOOD GOOD 
200 2 0 0 2 0 0 0 GOOD FAIR 

S.36TH	 Unit 0 0 0 0 0 0 0 GOOD GOOD 
100 0 .0 0 0 0 0 0 GOOD GOOD 
200 2 0 0 2 0 0 0 GOOD GOOD 

TERRACE Unit 0 0 0 0 0 3 2 GOOD GOOD

J 100 0 0 0 0 0 0 0 GOOD GOOD 
,,~ 

S.38TH	 Unit 0 0 0 0 0 0 0 GOOD FAIR 

S. 41ST Unit 1 0 0 1 1 0 0 GOOD GOOD 

CRESCENT 4500 0 0 0 0 0 1 0 GOOD GOOD 

S.42ND Unit 0 0 0 0 0 0 0 GOOD FAIR 
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V. REVITALIZATION TARGETS
 

A. COMMUNITY CONCERNS 

In a grass- roots planning effort, it is important for residents to define the physicaland social 
problems plaguing Stockton. The Planning Task Force identified neighborhood strengths and 
weaknesses. A list of features which residents want to keep or change, generated from these 
meetings, follows. 

KEEP CHANGE 
Homeownership Transient People 
Home Stability Destablizing Influence 
Mixed Types of Housing Neglected Houses 
Well Kept Properties Burnt Out Buildings 
Historic Properties Many Vacant Houses 
Business Districts Need For Shopping Center 
Parks Broken Sidewalks, Streets Unswept 
Playground Trasb in Back of Houses/in Streets 
Tree Lined Streets Trees Need to be Cut 
Large Segment of Middle Income Families Not Enough Parking 
Higher Rate of Employment Exits to Other Townships (Flight) 
Working Class Neighborhood Drugs 
Neighborhood In Transition rrresponsible Residents 
Closeness Among Neighbors Lack of Respect For Others Property 
Respect Between Neighbors Children Run Around 
Family Oriented Parents Don't Care 

Cars Driving Down Streets Too Fast 
Neighbors Making Late Night Noise 
Loud ~usic 

Wild Cats and Dogs 
Police Favor Particular Neighbors 

Through discussions with Task Force members, it was possible to further define the nature, 
extent and effects of these problems. 

B. HOUSING 

.Concerns about housing conditions range from dilapidated dwellings to vacants. Some residents 
have nut been adequately encouraged or supported to maIntain their homes. Blight, created 
through abandonment, vandalism and arson has not beea deterred by government. These 
concerns are examined in some .detail below. 

1.	 Decline in Owner Occupancy: There's been a decruse in owner occupancy with an 
increase in rentals in Stockton, East Camden and city· wide. Without making owner 
occupancy a condition of sale, the City's auctions atiract multiple property buyers, 
support absentee ownership and fail to stem specu-lation. Absentee landlords are often 
inconsistent with property maintenance and interest in community affairs. Declines in 
owner occupancy undermine equity values in tbe neighborhood as well as encour-ages 
abandonment and red-lining by banks. 
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. 2.	 Deteriorated Occupied Dwellings: While most homes are well maintained, some are 
run-down. Maintenance problems range from peeling and cracked paint to broken 
windows, roof leaks, inadequate utilities (water, drainage, heat, electric, etc.), damaged 
porches and missing gutters. Continued neglect easily overwhelms homeowners. The 
absence of public and private funding for property improvements continues the cycle 
of disinvestment and neighborhood decline. Houses in this condition are candidates for 
abandonment, especially if they are rental units. 

3.	 Abandoned Houses: Although the amount of vacancy is small, most of these houses are 
in poor condition; some are structurally unstable. Abandonment undermines occupancy 
of a block, challenges reinvestment and provokes the "red-lining" exclusion from access 
to mortgage and home improvement loans by area banks. Long term vacants (more than 
a year) are a special blight through vandalism, arson and use for drug trafficking. 
Abandoned houses impose problems for adjacent occupied dwellings: heat loss through 
party walls; threat of fire; water damage; vermin from dumped trash; and increases in 
or denials of homeowner and fire insurance. Efforts have been made to limit the extent 
to which vacants become a public nuisance, prior to their reuse or demolition, by 
cleaning and sealing buildings. These efforts, however, have not achieved desired 
results. In some cases, the City has boarded the same properties two and three times, 
only to have them broken into again. 

4.	 Demolitions: The expedient removal of houses in near collapse is often necessary due 
to vandalism and arson of vacants. Demolitions are, however, done after a long period 
of community complaints to City officials. Excessive demolitions often produce the 
continued appearance of blight, which encourages further property abandonment and 
abuse. Residents have been reluctant to request removals, realizing that demolition 
without a plan for reuse of the vacant lots, de -stabilizes the neighborhood. 

C. COMMERCIAL 

Commercial vitality is key to neighborhood development. There are concerns about the poor 
appearance and operation of businesses, and inadequate shopping amenities, on Federal Street. 

1.	 Corridor Under-development: Federal Street suffers from incomplete or unharnessed 
business development. Shopping opportunities are few and unsupported by parking and 
related amenities. Few anchors, such as a supermarket or high volume businesses exist. 

·-.~	 Enhancement of stores through common design has not been tried. Technical and 
financial help to area businesses is needed. Merchants are not organized; absence of a 
business association delays the communication, cooperation and collaboration among 
nierchants needed to implement business and property improvements. 

2.	 Deteriorated Storefronts: Rundown and cluttered ~torefronts not only inhibit property 
investments by present and future store owners and lenders, but also present safety 
hazards through poor lighting at night, difficult store entry and exit, and fire risks 
associated with dilapidation. Lack of code enforcement before deterioration becomes 
advanced, and insufficient financial support for compliance or renovations after. 

3.	 Abandoned Stores: Vacancy of even a few commercial properties shows the economic 
disinvestment of a neighborhood and further fragments the vigor and cohesiveness of 
business activity on a corridor. Similar to dwellings, vacant stores are vulnerable to 
vandalism, graffiti, arson and further decay which may require demolition. 
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4.	 Poor Streetscapes: Federal Street needs improvements to help shopping. Some blocks 
have potholes; cracked and flaking sidewalks; inadequate store or street lighting; few 
parking and loading areas; no trash receptacles, trees, bus shelters or benches. Traffic 
is sometimes blocked with double-parked trucks unloading. Added to deteriorated and 
abandoned stores, the result discourages shopping. 

D. PUBLIC FACILITIES AND SERVICES 

Public facilities is where where neighborhood (the physical settlement) and community (the 
social environment) meet. Number and range of such amenities address quality of life issues in 
Stockton. The adequacy of local places where residents' health, welfare, education, social and 
recreational needs are tended to, are as important to area residents as housing quality and the 
sufficiency of stores. 

1.	 Streets. Trees and Lights: Area streets declined due to lack of public maintenance. 
Several, notably Federal and Fremont, have potholes and are unswept for long periods. 
Piles of trash in streets or in alleys behind houses could be eliminated with frequent and 
better clean lips. Numerous sidewalks and curbs are broken, cracking or flaking. While 
Stockton has ample trees, most are overgrown and some are diseased or damaged. 
Pruning and some removal are obvious needs. Complaints are rising among residents 
regarding street lighting, high speed car traffic, and increased drug dealing and crime. 

',~ 
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2.	 Illegal Trash Dumping: Many lots collect household trash and discarded furniture as 
well as construction debris and abandoned cars. Some streets are also used for dumping 
and car abandonment. This not only discourages reinvestment, but also presents public 
hazards and sanitation problems. Lack of investigation and heavy penalty allows this 
practice to continue. 

3.	 Undeveloped Land: Every demolished building adds to the area's inventory of vacant 
land. These lots in the short term are a nuisance; longer, they challenge development. 
Poor planning and unaggressive marketing delays reuse of these properties and their 
return to tax rolls. Along with vacant buildings, abandoned and unmaintained land 
inflates the picture of neighborhood decline and deflates area property values. 

4.	 Playground In Disrepair: Besides school yards, Alberta Woods and Dudley Grange Parks 
are the only playgrounds in Stockton. The Grange is maintained by the County and in 
good condition. Alberta Woods, a City park, bas broken, vandalized or missing play 
equipment; litter; unmaintained field; and poor lighting. It is not functional or attrac­
tive. Residents avoid use of or passing through area parks, because of public drinking 
and other nuisances. Through lack of care and control, use of this resource is dwindling. 
Ouidoor recreation is an important element of any neighborhood; failure to improve 
and maintain these sites adds to the area's social decline and continued economic 
disinvestment. 

5.	 No Indoor Recreation: There are no places in or near Stockton for indoor basketball, 
volleyball, swimming, gymnastics, roller/ice skating, social gatherings or receptions. 
Neither public nor private facilities exist for these purposes. With many youth and 
active adults, absence of indoor recreation short· cbanges the community and doesn't 
deter juvenile delinquency. Active elderly also have social and recreational (pottery 
classes, knitting, aerobics, etc.) needs which have been overlooked. 

35 



6.	 Absent Facilities: Camden consolidated its public library system into one downtown 
location; and similarly dismantled its precincts, centralizing police functions in one 
administrative building. The centers established by the City are places where one can 
get dog licenses, pay parking fines, register to vote, etc. They are not multi- purpose 
centers where residents have recreational activities and social programs, with day and 
night access. The County health clinic serves East Camden and is inadequate to meet 
the testing and treatment needs of Stockton residents. The lack of public facilities 
perpetuates the social under-development associated with area decline. 

E. SOCIAL CONCERNS 

With a sense of people bonded by mutual interests, Stockton's concerns regarding the nature of 
social conditions speak to the future of community development. 

1.	 Inadequate Crime Prevention: Most area crime (drugs, assaults, burglaries) flourishes 
in an atmosphere of apathy and fear. Crime prevention is possible by focusing on such 
behavior and fostering social responsibility. Some goals include: enforcing curfews, 
fining parents of offenders; programs to steer youths from graffiti and vandalism; and 
more reporting of property destruction and violence. Townwatch and other programs 
are needed to signal new intolerance for victimization among neighbors. 

2.	 Poor Law Enforcement: In addition to a low profile and poor response time, residents 
complain that most police enforcement attempts seem arbitrary or half -hearted. Many 
offenses such as underage and public drinking; noisy boom boxes, car radios and house 
parties; loitering; dumping of trash, tires or debris; and abandonment of vehicles (which 
remain untowed, .despite being ticketed and stickered for such), are ignored, not 
investigated or not prosecuted. Residents are reluctant to report crimes, for fear of the 
retaliatory violence) which doesn't get adequately investigatp.d or prosecuted. 

Inattention to these and similar concerns makes most residents feel abandoned by government. 
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VI. CONCLUSION 

Stockton is a stable, attractive and prosperous community. Its character and condition show the 
success of previous development, even with emerging disinvestment. All socioeconomic and 
physical data and recorded concerns show a neighborhood with strengths and potentials as well 
as particular needs. The area is economically healthy, despite rising unemployment and poverty. 
Housing values and homeownership are strong. Large numbers of youth, single parent families 
and elderly receive inadequate health care, recreation and social services. There is ample 
evidence of residents' efforts to maintain their neighborhood. Property improvements abound, 
staving off scattered signs of physical blight. Land uses are compatible in design, but poorly 
supported by an infrastructure of lights, sewers, roads, sidewalks, etc. that fails to meet 
demands placed upon it. Stockton's obvioUS need is for public reinvest:nent in its physical and 
social faundations. 

Despite investments of the past 15 years, Stockton must now revitalize itself or be overtaken 
by decline. To surmount public policy failures, economic disinvestment, social disintegration 
and service abandonment, and reshape the area into a supportive community, a redirection of 
resources must occur. Recovery can be achiev~d through planned changes and effective 
partnerships among area residents, businesses, agencies and government, to co- determine and 
implement remedies. Planning can't solve all Stockton's problems; but without a vision of a 
productive future and a strategy to obtain it, no solutions are likely. Through this planning 
pc-oject, creation of a blueprint for progress is possible. By recognizing opportunities for 
change, we appreciate the need for planning as stated in the introduction. By accepting the task 
to Stockton, we commit ourselves to accomplish the purpose of planning. That purpose can be 

.< 
realized and its goals reached, by developing community as well as neighborhood revitalization 

'-' strategies. The problems residents must confront are identified: housing decline, business 
under-development, insufficient recreation and public facilities, inadequate public safety, and 
deteriorating physical infrastructure. With this Background Study, the exploration of resources 
has begun; and through discussions with the Planning Task Force, opportunities and constraints 
for success have been previewed. In the next stages, Policy Paper and Strategic Plan, this 
examination and dialogue will produce a realistic direction for positive change and the means 
to achieve it. 
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House Proud - Most residences in Stockton show years of maintenance 
and improvement. This housing stock is among the best in Camden. 
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APPENDIX A . STOCKTON: VACANT PROPERTY OWNERSHIP
 

The following list of vacant property ownership was derived from field surveys and tax records 
research conducted in 1991. Some changes in status, as well as ownership, of vacant property 
may have occurred since then.. 

Street 
FEDERAL 

CARMAN 
MICKLE 

Address 
2722 
2724-38 
2770 
2772 
3024 
3221 
3334-36 
3400 
3507 
2826 
2758 
2772 
NS 72' 
NS 98' 
NS 188' 
2921 
2923 
2902 
SS 52' 
2914 
3002 
3008 
3061 
3060 

Use Stor 
Res 2 
Lot 0 
R-C 2 
R-C 2 
Yard 0 
Res 3 
Com 2 
Lot 0 
Yard 0 
Res 2 
Res 2 
Res 2 
Lot 0 
Lot 0 
Lot 0 
Lot 0 
Lot 0 
Res 2 
Lot 0 
Res 2 
Res 2 
Res 2 
Res 2 
Res 2 

Owner 
Yun, Don 
Yun, Don 
St. Joseph Carpenter Soc 
Huynh, Hgay & Cao, Van 
Torres, Stefanie Denise 
Duffy, Rose Ann 
City of Camden 
Cohen, Samuel 
Mauricio, Robert Odino 
City of Camden 
Harris, Ruby 
Melendez, Elva 
Hucks, Clarence & Kyong 
McVeigh, EJ. 
Burnett, James 
Ramos, Paulino 
Santos, Antonio 
Cordero, Maria 
Khan, Mohamed; Edwards 
Baez, Anibal & Sarixza 
Kellum, Trudy 
Lopez, David 
Nl Mortgage Fin. Agency 
Rivers, J. 

Mailins Address 
Philadelphia, PA 
Philadelphia, PA 
2907 Federal St 
Runnemede, NJ 
3020 Federal St 
3221 Federal 5t 
City Hall 
3311 Federal St 
223 N. 36th St 
City Hall 
2179 Westminster 
2772 Mickle St 
Browns Mill, NJ 
Fenia,OH 
67 S. 29th St 
2913 Mickle St 
2925 Mickle St 
2902 Mickle St 
Richmond Hill, NY 
1346 Landsdown Ave 
3002 Mickle St 
3008 Mickle St 
3061 Mickle St 
3060 Mickle St 

STEVENS 2806 
2913 
3019 

Res 
Res 
Res 

2 
1 
2 

Clarke, Angelita 
Secy of HUD 
McNulty, J.P~ 

2806 Stevens 5t 
519 Federal St 
Oaklyn, NJ 

BERKLEY 2937 
2932 

Res 
Res 

2 
2 

Secy of HUD 
Brown, E.M. 

519 Federal St 
1277 Morton St 

FREMONT 3142 Res 2 Fletcher, Ronnie 3152 Fremont Ave 

ROYDEN 2910 
2938 

Res 
Res 

2 
2 

Clark, M.A. 
Craigg, lohn 

2910 Royden St 
2938 Royden St 

BENSON 2798 Com 1 Lim, Kwang Bim 2798 Benson St 

WALDORF NS ISO' 
3063 
NS ISO' 
3123 

Lot 
Res 
Lot 
Res 

0 
2 
0 
2 

City of Camden 
De Renzo, Robert G. 
City of Camden 
Phelan,l.T. 

City Hall 
3063 Waldorf Ave 
City Hall 
3123 Waldorf Ave 
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Street Address Use Stor Owner Mailing Address 
TERRACE R 21 Gar'g 1 City of Camden City Hall 

R 27 Gar'g 1 City of Camden City Hall 
R 31 Gar'g 1 City of Camden City Hall 
RR 75' Lot 0 Fuller, R.L. 3617 Fremont Ave 
RR 75' Lot 0 Roman, Luz & Torres, Luz 859 N. 32nd St 

S.41ST 25 Res 3 Bleznak Associates Pennsauken, NJ 
WS 279' Yard 0 Bleznak Associates Pennsauken, NJ 

Gar'g - Garage 
NEC • Northeast Corner 
SEC . Southeast Corner 
NWC . North west Corner 
SWC - Southwest Corner 
ES - East Side 
NS - North Side 
55- SO,uth Side 
WS - West Side 
R - Rear 
RR - Recessed Rear 
RES - Residential 
COM - Commercial 
R-C - Residential-Commercial 
Stor • Stories 
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STOCKTON NEIGHBORHOOD DEVELOPMENT PLAN ~ ~je 
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