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HOUSING PLAN ELEMENT 

Introduction 

The New Jersey Municipal Land Use Law, N.J.S.A. 40:55D-1 to -136 (“MLUL”) and the 
New Jersey Fair Housing Act, N.J.S.A. 52:27D-301 to -329 (“FHA”) require every 
municipal planning board to adopt a Housing Plan Element to its Master Plan and 
further require the governing body of each municipality to adopt a Fair Share Plan. More 
specifically, the FHA and MLUL require municipalities to adopt a Housing Element that 
addresses the municipality’s present and prospective housing needs, “with particular 
attention to low and moderate income housing.”  The Borough of Dunellen has prepared 
this Housing Plan Element and Fair Share Plan in response to the New Jersey Supreme 
Court’s March 2015 Decision on Fair Share Housing.  This Housing Plan Element and 
Fair Share Plan has been prepared in accordance with the provisions of N.J.A.C. 5:93 
(the “Second Round Rules”) as outlined in the Court’s decision.  

In accordance with the Fair Housing Act at N.J.S.A. 52:27D-310 and as reaffirmed in 
N.J.A.C. 5:93, a Housing Element shall contain at least the following: 

1. An inventory of the municipality's housing stock by age, condition, purchase or 
rental value, occupancy characteristics, and type, including the number of units 
affordable to low and moderate income households and substandard housing 
capable of being rehabilitated, and in conducting this inventory the municipality 
shall have access, on a confidential basis for the sole purpose of conducting the 
inventory, to all necessary property tax assessment records and information in 
the assessor's office, including but not limited to the property record cards;  

2. A projection of the municipality's housing stock, including the probable future 
construction of low and moderate income housing, for the next ten years, taking 
into account, but not necessarily limited to, construction permits issued, 
approvals of applications for development and probable residential development 
of lands;  

3. An analysis of the municipality's demographic characteristics, including but not 
necessarily limited to, household size, income level and age;  

4. An analysis of the existing and probable future employment characteristics of the 
municipality;  

5. A determination of the municipality's present and prospective fair share for low 
and moderate income housing and its capacity to accommodate its present and 
prospective housing needs, including its fair share for low and moderate income 
housing;  

6. A consideration of the lands that are most appropriate for construction of low and 
moderate income housing and of the existing structures most appropriate for 
conversion to, or rehabilitation for, low and moderate income housing, including a 
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consideration of lands of developers who have expressed a commitment to 
provide low and moderate income housing; 

7. A map of all sites designated by the municipality for the production of low and 
moderate income housing and a listing of each site that includes its owner, 
acreage, lot and block; 

8. The location and capacities of existing and proposed water and sewer lines and 
facilities relevant to the designated sites; 

9. Copies of necessary applications for amendments to, or consistency 
determinations regarding applicable area wide water quality management plans 
(including wastewater management plans); 

10. A copy of the most recently adopted municipal master plan and where required, 
the immediately preceding, adopted master plan; 

11. For each designated site, a copy of the New Jersey Freshwater Wetlands Maps 
where available. When such maps are not available, municipalities shall provide 
appropriate copies of the National Wetlands Inventory maps provided by the U.S. 
Fish and Wildlife Service; 

12. A copy of appropriate United States Geological Survey Topographic 
Quadrangles for the designated site(s); and 

13. Any other documentation pertaining to the review of the municipal housing 
element as may be required by the Court. 

The preparation and submission of a Housing Element of a municipality’s Master Plan, 
and a Fair Share Plan, is the first major step in the process for petitioning the New 
Jersey Courts for a Judgment of Compliance.   

Affordable Housing regulations define “Fair Share Plan” as follows: 

"Fair Share Plan" means that plan or proposal, which is in a form that may readily be 
converted into an ordinance, by which a municipality proposed to satisfy its obligation to 
create a realistic opportunity to meet its fair share of low and moderate income housing 
needs of its region and which details the affirmative measures the municipality proposes 
to undertake to achieve its fair share of low and moderate income housing, as provided in 
sections 9 and 14 of the Act, addresses the development regulations necessary to 
implement the housing element, and addresses the requirements of N.J.A.C. 5:93-7 
through 11. 

This Housing Element and Fair Share Plan (“Plan”) satisfies all of the applicable 
requirements set forth within the MLUL, the FHA, and the Second Round Rules.   

History of Borough’s Affordable Housing Obligation and Fair Share Plan 

The Borough of Dunellen prepared its first Housing Plan Element and Fair Share Plan in 
response to COAH’s Third Round rules and to address its “growth share” obligation in 
January of 2006. The Borough subsequently petitioned COAH for substantive 
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certification of this plan on February 8, 2006. After the Appellate Division invalidated the 
Third Round Rules, COAH adopted a second iteration of these rules in 2008. The 
Borough re-petitioned COAH for substantive certification of its Housing Plan Element 
and Fair Share Plan in February of 2009. However, the Borough did not receive 
substantive certification from COAH for its 2006 Plan and the Appellate Division 
invalidated the revised Third Round Rules in 2010. 

Summary of the Borough’s Affordable Housing Obligation and Fair Share Plan 

Inventory of Housing Stock 

Age of Housing Stock 

The age of a community’s housing stock is considered a means of determining its 
overall condition and identifying housing units in need of rehabilitation, especially those 
units constructed 50 or more years ago. The Borough of Dunellen exhibits an older 
housing stock; approximately 40 percent of Dunellen’s housing stock was constructed 
prior to 1939. In fact, nearly 85 percent of the Borough’s total housing units were 
constructed prior to 1970. However, the Borough’s housing stock is well-maintained 
despite its age as noted below. 

 
Table 1: Age of Housing Stock 

Time of Construction Number of Units Percent of Units 
Prior to 1939 1,140 40.77% 
1940-1949 372 13.30% 
1950-1959 535 19.13% 
1960-1969 308 11.02% 
1970-1979 110 3.93% 
1980-1989 203 7.26% 
1990-1999 58 2.07% 
2000-2009* 70 2.50% 
2010 or later* 0 0.0.% 
Total 2,796 100.00% 
* See Table 9 for building permit data related to residential construction. 
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey 

Condition of Housing Stock 

In addition to age, other factors are taken into consideration to determine the quality and 
condition of a municipality’s housing stock and whether units are substandard. 2013 
American Community Survey (ACS) data is used to estimate the number of 
substandard housing units in Dunellen, taking into account:  

• Persons per room: The number of persons per room is an index of 
overcrowding. Dwelling units exhibiting 1.01 or more occupants per room are 
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overcrowded as defined by the U.S. Department of Housing and urban 
Development and therefore considered substandard.  

• Adequacy of Plumbing Facilities: The adequacy of plumbing facilities is used 
to determine if a unit is substandard. If a unit lacks complete plumbing facilities 
as indicated by either a lack of exclusive use of plumbing facilities or incomplete 
plumbing facilities, it is considered substandard. 

• Adequacy of Kitchen Facilities: The adequacy of kitchen facilities is also used 
to determine the quality of a unit and determine if it is substandard.  Inadequate 
kitchen facilities are marked by shared use of a kitchen or the lack of a sink with 
piped water, a stove, or a refrigerator. 

Using the above indicators, the table below shows the number of substandard occupied 
housing units in the Borough of Dunellen. 
 

Table 2: Housing Deficiency Characteristics 
  Total Percentage 
Number of Persons per Room 

1.01 or more 12 0.5% 
Plumbing Facilities 

Occupied Units with Complete Plumbing Facilities 2,610 100% 
Units Lacking Complete Plumbing Facilities 0 0.0% 

Kitchen Equipment 
Occupied Units with Complete Kitchen Facilities 2,610 100% 
Lacking Complete Kitchen Facilities 0 0.0% 
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey 

 
As indicated in the table above, Dunellen has a total of 12 deficient units due to 
overcrowding.  All of the Borough’s occupied dwelling units have complete plumbing 
and kitchen facilities.  

Purchase or Rental Value of Housing Stock 

According to 2013 ACS 5-Year Estimates, the median value of owner-occupied housing 
units in Dunellen was $286,500. The median value of housing sales in Middlesex 
County in 2013 was $330,000, which is significantly more expensive than the Borough’s 
median home value of owner-occupied housing units. Approximately 82 percent of the 
Borough’s owner-occupied housing units are valued between $200,000 and $399,999. 
Table 3 depicts the value of owner-occupied units in the Borough according to 2013 
ACS data. 
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Table 3: Value of Owner-Occupied Units 

Value ($) Units Percentage 
Less than 50,000 23 1.2% 
50,000-99,999 42 2.1% 
100,000-149,999 0 0.0% 
150,000-199,999 241 12.2% 
200,000-299,999 818 41.5% 
300,000-499,999 795 40.4% 
500,000-999,999 50 2.5% 
1,000,000 or more 0 0.0% 
Total Occupied Housing Units 1,969 100.0% 
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey 

With respect to rental units within the Borough, 593 occupied units were paying rent in 
2013, while only 48 renter-occupied units within the Borough paid no rent. 
Approximately 70 percent of all renter-occupied units paid $1,000 or more for rent each 
month. Table 3 and Table 4 depict the value of owner-occupied units and gross rents 
paid for renter-occupied units in the Borough according to 2013 ACS data. 
 

Table 4: Gross Rent Paid 
Contract Rent Specified Units Percentage 

Less than $499 0 0.0% 
$500-$749 21 3.5% 
$750-$999 162 27.3% 
$1,000-$1,499 237 40.0% 
$1,500 or more 173 29.2% 
No Rent Paid 48 --- 
Median Gross Rent $1,233 --- 
Total Occupied Rental Units 1,239 100% 
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey 

Occupancy Characteristics and Types of Housing Units 

According to the 2013 ACS 5-Year Estimates, the Borough of Dunellen had 2,610 
occupied housing units. 75.4 percent of all occupied units in the Borough were owner 
occupied, while the remaining 24.6 percent of units are renter-occupied. Only 186 of the 
Borough’s 2,796 were vacant at the time of the ACS 5-Year Estimates. 

Although the majority of housing units within the Borough are single-family, detached 
residences, the Borough does have a variety of housing stock. Table 5 below lists the 
housing units in the Borough by type. 
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Table 5: Housing Units by Type 

Units in Structure Number 
Percent of Total 

Units 
1-Unit Detached 1,649 59.0% 
1-Unit Attached 262 9.4% 
2 Units 511 18.3% 
3 or 4 Units 248 8.9% 
5 to 9 units 126 4.5% 
10 to 19 Units 0 0.0% 
20 Units or more 0 0.0% 
Mobile Home 0 0.0% 
Other 0 0.0% 
Total 2,796 100.0% 
Source: U.S. Census Bureau, 2009-2013 5-Year American 
Community Survey 

Units Affordable to Low and Moderate Income Households 

N.J.A.C. 5:93 defines low-income households as those households earning less than or 
equal to 50 percent of the median gross household income for households of the same 
size within the housing region in which the housing is located and defines moderate-
income households as those households earning more than 50 percent but less than 80 
percent of the regional median household income. This definition is derived from the 
U.S. Department of Housing and Urban Development (HUD). A sliding scale based on 
household size has been developed to establish income limits for low- and moderate-
income households. This sliding scale establishes income limits for households of one 
up to households of eight. Table 6 provides 2014 Regional Income Limits for Region 3. 
 

Table 6: 2014 Income Limits 
Region 3 (Hunterdon, Middlesex, and Somerset Counties) 
 Median Moderate Low Very Low 

1 Person $73,500 $58,800 $36,750 $22,050 
1.5 Person $78,750 $63,000 $39,375 $23,625 
2 Person $84,000 $67,200 $42,000 $25,200 
3 Person $94,500 $75,600 $47,250 $28,350 
4 Person $105,000 $84,000 $52,500 $31,500 
4.5 Person $109,200 $87,360 $54,600 $32,760 
5 Person $113,400 $90,720 $56,700 $34,020 
6 Person $121,800 $97,440 $60,900 $36,540 
7 Person $130,200 $104,160 $65,100 $39,060 
8 Person $138,600 $110,880 $69,300 $41,850 
Source: NJ Council on Affordable Housing 2014 Affordable Housing Regional Income Limits 



7 

 

The Uniform Housing Affordability Controls (UHAC, N.J.A.C. 5:80 et seq.) establish 
occupancy standards to determine whether a specific housing unit can be considered 
an affordable unit. In order for a housing unit to be considered affordable, it must be 
priced to be affordable to those households that could reasonably be expected to live in 
the unit. For example, an efficiency unit must be affordable to a household of one, while 
a one-bedroom unit must be affordable to a 1.5-person household.  

UHAC establishes that a household occupying a for-sale unit shall not pay more than 28 
percent of its gross income on principal, interest, taxes and insurance, subsequent to a 
minimum down payment of 5 percent in order for that unit to be considered affordable. 
Similarly, a household occupying a rental unit shall not pay more than 30 percent of its 
income on rent and utilities in order for that unit to be considered affordable. Table 7 
and Table 8 list the percentage of household income spent on selected ownership costs 
and gross rent in the Borough. 

Table 7: Selected Monthly Owner Costs as 
a Percentage of Household Income 

Percentage of 
Income Number Percent of 

Total 
Less than 20% 491 24.9% 
20% to 24.9% 289 14.7% 
25% to 29.9% 287 14.6% 
30% to 34.9% 191 9.7% 
35% or more 711 36.1% 
TOTAL 1,969* 100% 
Source: U.S. Census Bureau, 2009-2013 5-Year American 
Community Survey 

 
Table 8: Gross Rent as a Percentage of 

Household Income 

Percentage of Income Number Percent of 
Total 

Less than 15% 64 11.1% 
15% to 19.9% 52 9.0% 
20% to 24.9% 191 33.0% 
25% to 29.9% 7 1.2% 
30% to 34.9% 14 2.4% 
35% or more 250 43.3% 
TOTAL 578* 100% 
*63 units not computed 
Source: U.S. Census Bureau, 2009-2013 5-Year American 
Community Survey 

Projected Housing Stock 

According to New Jersey Department of Community Affairs, Dunellen Borough has 
issued a total of 108 building permits for single family housing units, two to four family 
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housing units, and mixed use housing units during the time period from 2000-2015. It 
should be noted that the 2015 data is only current through September of 2015.   

Using New Jersey Department of Community Affairs demolition data for the same 
period, Dunellen Borough approved 47 demolition permits, meaning the Borough 
experienced a net gain of only 61 housing units between 2000 and June of 2015. Table 
9 lists the number of annual building permits and demolition permits issued in the 
Borough between 2000 and 2015.  

Given the Borough’s fully developed nature and the limited net increase in the number 
of dwelling units in the Borough between 2000 and 2015, a significant increase in the 
number of dwelling units is not anticipated between 2015 and 2025.  

Table 9: Building Permits and 
Demolition Permits Issued, 2000 – June 

2015 

Year 
Residential 

Building 
Permits 
Issued 

Residential 
Demolitions* 

Total 
Added 

2000 3 1 2 
2001 6 5 1 
2002 25 20 5 
2003 0 1 -1 
2004 11 1 10 
2005 8 1 7 
2006 9 1 8 
2007 2 0 2 
2008 1 1 0 
2009 7 3 4 
2010 6 4 2 
2011 1 1 0 
2012 9 0 9 
2013 14 6 8 
2014 3 0 3 
2015* 3 2 1 
Total 108 47 61 
Source: New Jersey Department of Community Affairs, 
Division of Codes and Standards website; Accessed on 
January 25, 2016. 
*Through September 2015 
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Municipality’s Demographic Characteristics 

As depicted in Table 10 below, the population of Dunellen Borough has fluctuated 
between 1930 and the present and has experienced periods of growth and decline. The 
Borough experienced its greatest population increase between 1940 and 1950 and its 
greatest decline in population between 1970 and 1980. The Borough exhibits a high 
population density given its relative small size. 

In 2007, the North Jersey Transportation Planning Authority (NJTPA) prepared 
population projections for its jurisdiction, inclusive of the Borough, as part of its 2040 
Regional Transportation Plan Update. The NJTPA projects the Borough’s population to 
be 8,360 residents by 2040, which is an increase of 12.71 percent between 2014 and 
2040 as noted in Table 10. 

 
Table 10: Historical and Projected Population, 

1930-2040 

Year Population 
Percent 
Change 

Population 
Density* 

1930 5,148 --- 4,912.21 
1940 5,360 4.12% 5,114.50 
1950 6,291 17.37% 6,002.86 
1960 6,840 8.73% 6,526.72 
1970 7,072 3.39% 6,748.09 
1980 6,593 -6.77% 6,291.03 
1990 6,528 -0.99% 6,229.01 
2000 6,823 4.52% 6,510.50 
2010 7,227 5.92% 6,895.99 
2014^ 7,417 2.63% 7,077.29 
2040** 8,360 12.71% 7,977.10 
*Population Density displayed as residents per square mile. 
^ Source: Annual Estimates of the Resident Population: April 1, 
2010 to July 1, 2014, 
U.S. Census Bureau, Population Division 
** Population Projections from North Jersey Transportation 
Planning Authority                                          
Sources: U.S. Census Bureau, North Jersey Transportation 
Planning Authority                                          

Table 11 provides a breakdown of the Borough’s population by age cohort. The 
Borough’s age cohort distribution is generally similar to that of Middlesex County. 
However, the Borough exhibits a younger median age (34.8 years) than the County 
(37.4 years), which can be attributed to the fact that the percentage of County residents 
aged 75 or older is more than twice that of the percentage of Borough residents in the 
same aged cohorts.  
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Table 11: Population by Age Cohort 

Age Dunellen Borough Middlesex County 
 Population Percentage Population Percentage 
Under 5 years 583 8.0% 50,110 6.1% 
5 to 9 years 400 5.5% 51,044 6.2% 
10 to 14 years 469 6.5% 51,344 6.3% 
15 to 19 years 467 6.4% 57,228 7.0% 
20 to 24 years 423 5.8% 57,785 7.1% 
25 to 34 years 1,326 18.3% 113,059 13.8% 
35 to 44 years 945 13.0% 117,163 14.3% 
45 to 54 years 1,232 17.0% 121,666 14.9% 
55 to 59 years 373 5.1% 51,806 6.3% 
60 to 64 years 384 5.3% 42,831 5.2% 
65 to 74 years 369 5.1% 54,050 6.6% 
75-84 years 155 2.1% 33,730 4.1% 
85 years and over 134 1.8% 15,210 1.9% 
Total 7,227 100% 817,026 100% 
Median Age 34.8 37.4 
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey 

Table 12 provides a synopsis of households by type within the Borough at the time of 
the 2009-2013 5-Year ACS. Nearly three quarters of all households in the Borough 
were family households at the time of data collection, while slightly more than half of all 
family households were comprised of married-couple families. Approximately 36 percent 
of all family households in the Borough had children less than 18 years of age. 
Approximately 27 percent of all Borough households are identified as non-family 
households. Approximately 16 percent of all households in the Borough are comprised 
of the householder living alone, and approximately 33 percent of householders living 
alone (5.4 percent of all Borough households) are aged 65 years or older. The average 
household size in Dunellen Borough was 2.76 persons per household, which is slightly 
smaller than the County’s average household size of 2.82 persons per household.  
 

Table 12: Households by Type 
Household Type Number Percent 

Total Households 2,610 100% 
Family households (families) 1,892 72.5% 
With own children under 18 years 950 36.4% 
Married-couple Family 1,318 50.5% 
Female householder, no husband present 384 14.7% 
Male householder, no wife present 193 7.4% 
Nonfamily households 718 27.5% 
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Table 12: Households by Type 
Household Type Number Percent 

Householder living alone 415 15.9% 
Householder 65 years and over 141 5.4% 
Householder not living alone 303 11.6% 
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey 

Table 13 below provides a percentage breakdown of household income in the Borough 
and in Middlesex County according to 2013 ACS 5-Year Estimates.  The median 
household income in the Borough was $75,591, which is 5.3 percent less than the 
median household income for the County ($79,596).   

Table 13: Households by Income in 2013 

Income ($) 
Dunellen 
Borough 

Middlesex 
County 

Less than $10,000 2.6% 4.1% 
$10,000-$14,999 5.7% 3.0% 
$15,000-$24,999 2.6% 6.8% 
$25,000-$34,999 5.4% 6.9% 
$35,000-$49,999 9.7% 9.8% 
$50,000-$74,999 23.4% 16.5% 
$75,000-$99,999 19.6% 14.3% 
$100,000-$149,999 19.0% 20.4% 
$150,000-$199,999 7.8% 9.4% 
$200,000 or more 4.1% 8.7% 
Median Household Income $75,591 $79,596 
Source: U.S. Census Bureau, 2009-2013 5-Year American 
Community Survey 

Employment Characteristics   

The 2013 ACS also reports on work activity of residents 16 years and older. A total of 
4,124 residents were 16 years or older and employed. As noted in Table 14, the 
majority of workers in the Borough (84 percent) are employed by the private sector, 
while only 2.4 percent of workers are self-employed.  

 
Table 14: Classification of Workers 

Class Dunellen Borough Percentage of Workers 
Private Wage and Salary 3,466 84.0% 
Government Workers 561 13.6% 
Self Employed 97 2.4% 
Unpaid Family Workers 0 0.0% 
TOTAL 4,124 100% 
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey 
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An analysis of the employees (over the age of 16) by economic sector indicates that 
Dunellen workers were involved in a broad array of economic sectors. As depicted in 
Table 15 below, the highest concentration of workers (25.3 percent) are employed in the 
educational, health, and social services sectors. The manufacturing; professional 
scientific, management, administrative and waste management services; and retail 
trade sectors all employ more than ten percent of the Borough’s workforce and employ 
the next highest concentrations of Borough workers respectively.  

Table 15: Workforce by Sector 

Sector Employees Percentage 
of Workforce 

Agriculture, Forestry, Fisheries & Mining 0 0.0% 
Construction 281 6.8% 
Manufacturing 494 12.0% 
Wholesale Trade 173 4.2% 
Retail Trade 415 10.1% 
Transportation, Warehousing and Utilities 270 6.5% 
Information 96 2.3% 
Finance, Insurance & Real Estate 78 1.9% 
Professional, Scientific, Management, 
Administrative, and Waste Management Services 490 11.9% 

Educational, Health and Social Services 1,044 25.3% 
Arts, Entertainment, Recreation, Accommodation 
and Food Services 369 8.9% 

Other Services 226 5.% 
Public Administration 188 4.6% 
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey 

The workforce occupation characteristics in Dunellen Borough are compared against 
those of Middlesex County in Table 16. As indicated in Table 16, the occupation 
characteristics of the Borough’s residents compare closely with that of workers residing 
in the County. The Borough maintained a slightly higher percentage of workers 
employed in the manufacturing, educational, health and social services sectors than the 
County. The County, however, had a significantly higher percentage of residents 
employed in Finance, Insurance and Real Estate.  

Table 16: Comparison of Workforce by Sector 

Sector Dunellen 
Borough 

Middlesex 
County 

Agriculture, Forestry, Fisheries & Mining 0.0% 0.2% 
Construction 6.8% 4.4% 
Manufacturing 12.0% 10.1% 
Wholesale Trade 4.2% 3.9% 
Retail Trade 10.1% 11.2% 
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Table 16: Comparison of Workforce by Sector 

Sector Dunellen 
Borough 

Middlesex 
County 

Transportation, Warehousing and Utilities 6.5% 6.6% 
Information 2.3% 3.3% 
Finance, Insurance & Real Estate 1.9% 9.5% 
Professional, Scientific, Management, Administrative, 
and Waste Management Services 11.9% 14.4% 

Educational, Health and Social Services 25.3% 21.9% 
Arts, Entertainment, Recreation, Accommodation and 
Food Services 8.9% 7.0% 

Other Services 5.0% 4.1% 
Public Administration 4.6% 3.4% 
Source: U.S. Census Bureau, 2009-2013 5-Year American Community Survey 

In addition to the above, the New Jersey Department of Labor (“NJDOL”) has prepared 
projections which analyze the expected increase or decrease in a particular 
employment sector by the year 2022. This data has been summarized and is illustrated 
within Table 17, below. 

Table 17: Projected Employment, Middlesex County, 2022 

Industry Title 
2012 

Estimated 
Employment 

2022 
Projected 

Employment 
Numeric 
Change 

Annual 
Growth 

Rate 
Percent 
Change Outlook 

Accommodation 
and Food Services 21,450 24,750 3,300 1.4 15.4 Growing 

Administrative and 
Support and 
Waste 
Management and 
Remediation 

44,500 48,250 3,750 0.8 8.4 Growing 

Ambulatory Health 
Care Services 14,750 18,550 3,800 2.3 25.9 Growing 

Arts, 
Entertainment, and 
Recreation 

3,200 3,650 500 1.4 15.4 Growing 

Construction 11,550 14,850 3,300 2.6 28.8 Growing 
Education and 
Health Services 86,050 93,150 7,100 0.8 8.2 Growing 

Educational 
Services 44,200 45,300 1,150 0.3 2.6 Stable 

Federal 
Government, 
Excluding Post 
Office 

850 750 -100 -1.2 -11 Declining 



14 

 

Table 17: Projected Employment, Middlesex County, 2022 

Industry Title 
2012 

Estimated 
Employment 

2022 
Projected 

Employment 
Numeric 
Change 

Annual 
Growth 

Rate 
Percent 
Change Outlook 

Finance and 
Insurance 14,600 14,050 -550 -0.4 -3.8 Declining 

Financial Activities 20,550 20,300 -200 -0.1 -1.1 Declining 
Goods Producing 41,300 41,750 450 0.1 1.1 Stable 
Government 17,800 16,350 -1,450 -0.8 -8.1 Declining 
Health Care and 
Social Assistance 41,850 47,850 5,950 1.3 14.2 Growing 

Hospitals 16,450 17,100 650 0.4 4 Stable 
Information 9,550 9,050 -500 -0.5 -5 Declining 
Leisure and 
Hospitality 24,650 28,450 3,800 1.4 15.4 Growing 

Local Government, 
Excluding 
Education and 
Hospitals 

11,700 11,300 -450 -0.4 -3.7 Declining 

Management of 
Companies and 
Enterprises 

8,950 10,900 2,000 2 22.1 Growing 

Manufacturing 29,800 26,950 -2,850 -1 -9.6 Declining 
Nursing and 
Residential Care 
Facilities 

5,800 6,900 1,100 1.8 19.3 Growing 

Other Services 
(except 
Government) 

16,900 19,800 2,900 1.6 17.1 Growing 

Postal Service 1,800 1,250 -550 -3.6 -30.5 Declining 
Professional and 
Business Services 92,100 104,350 12,250 1.3 13.3 Growing 

Professional, 
Scientific, and 
Technical Services 

38,650 45,200 6,500 1.6 16.8 Growing 

Real Estate and 
Rental and 
Leasing 

5,900 6,250 350 0.6 5.8 Growing 

Retail Trade 40,950 43,700 2,750 0.7 6.7 Growing 
Self Employed and 
Unpaid Family 
Workers, All Jobs 

25,200 26,000 850 0.3 3.3 Stable 

Self Employed 
Workers, All Jobs 24,950 25,750 850 0.3 3.4 Stable 
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Table 17: Projected Employment, Middlesex County, 2022 

Industry Title 
2012 

Estimated 
Employment 

2022 
Projected 

Employment 
Numeric 
Change 

Annual 
Growth 

Rate 
Percent 
Change Outlook 

Services Providing 368,000 402,150 34,200 0.9 9.3 Growing 
Social Assistance 4,900 5,250 400 0.7 7.7 Growing 
State Government, 
Excluding 
Education and 
Hospitals 

3,400 3,050 -350 -1.1 -10.4 Declining 

Total Federal 
Government 
Employment 

2,700 2,050 -650 -2.7 -24.3 Declining 

Total Self 
Employed and 
Unpaid Family 
Workers, All Jobs 

25,200 26,000 850 0.3 3.3 Stable 

Trade, 
Transportation, 
and Utilities 

100,450 110,700 10,300 1 10.2 Growing 

Transportation and 
Warehousing 24,200 28,000 3,800 1.5 15.7 Growing 

Unclassified 25,200 26,000 850 0.3 3.3 Stable 
Unpaid Family 
Workers, All Jobs 250 250 0 -0.7 -6.9 Declining 

Utilities 800 900 100 1.1 12 Growing 
Wholesale Trade 34,500 38,100 3,650 1 10.5 Growing 
Total All 
Industries 434,500 469,950 35,450 0.8 8.2 Growing 
Source: 2012-2022 Industry Employment Projections, NJ Department of Labor and Workforce Development 

As indicated in Table 17, it is projected that 35,450 jobs will be added in Middlesex 
County over the projection period (2012 through 2022). The Service Providing and 
Trade, Professional Services Transportation and Utilities sectors are poised to 
experience the greatest increase in jobs over the course of the projection period.   

Fair Share Plan 

Fair Share Obligation Summary 

The cumulative 1999-2025 affordable housing obligation for the Borough was calculated 
based upon the rehabilitation share, prior cycle new construction obligation, and the 
methodology outlined in the technical appendices of N.J.A.C. 5:93. The Borough’s 
cumulative 1999-2025 affordable housing obligation is outlined in Table 18 below.  
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Table 18: Fair Share Obligation Summary 

Obligation Component 
Number of Credits 

Required 
Rehabilitation Share 12 
Prior Round Obligation 0 
Third Round Prospective Need 118 
Source: New Jersey Low and Moderate Income Housing Obligations for 1999-2025 
Calculated Using the NJ COAH Prior Round (1987-1999) Methodology Prepared by the 
Fair Share Housing Center and Kinsey & Hand, July 2015 

The following sections outline how the Borough will comply with its Fair Share 
Obligation.  

Vacant Land Adjustment 

The cumulative 1999-2025 affordable housing obligation calculated as noted above 
does not factor in the availability of vacant and developable land within the Borough. 
The Borough has conducted an analysis of vacant parcels and has prepared an existing 
land use map, a map depicting vacant parcels, an inventory of vacant parcels as 
required by N.J.A.C. 5:93-4.2, which are attached herein as Appendix A. According to 
this analysis, the Borough has a Realistic Development Potential (RDP) of 22 units. 
Therefore, the Borough’s 118-unit Third Round Obligation less the 22-unit RDP yields 
an unmet need of 96 units. 

N.J.A.C. 5:93-4.2(g) permits a municipality to address its RDP through any activity 
permitted to be used to satisfy a municipality’s new construction obligation outlined in 
N.J.A.C. 5:93-5. The mechanisms adopted by the Borough in accordance with N.J.A.C. 
5:93-5 are specifically illustrated in the sections below. 

Rehabilitation Share 

The Borough of Dunellen has participated in Middlesex County’s program for the 
rehabilitation of low- and moderate-income housing. This program, known as Housing 
First, provides up to $25,000 from the Coming Home of Middlesex County, Inc., to 
qualifying low and moderate income homeowners. The program has been implemented 
in an effort to provide seed or leveraging funds for ending homelessness in the County. 
The Housing First Fund is funded by $1,000,000 included in the annual capital budget 
passed by the Board of Chosen Freeholders.  

The Borough of Dunellen will satisfy its rehabilitation obligation of twelve units through 
its continued participation in the County’s Housing First program. The Borough 
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anticipates completing one rehabilitation per year between 2016 and 2023 and will 
complete two rehabilitations annually in 2024 and 2025 to satisfy its 12-unit obligation. 

Prior Round Obligation (1987-1999) 

As noted above, the Borough has a prior round construction obligation of 0 units. 

Third Round Obligation (1999-2025) 

The Borough has a cumulative Third Round obligation of 118 units. However, the 
Borough lacks sufficient vacant land to accommodate its Third Round obligation and 
has a Realistic Development Potential of 22 units. Therefore, the Borough has an unmet 
need of 96 units. The Borough will implement the following mechanisms to address its 
Realistic Development Potential and unmet need: 

Completed Inclusionary Zoning 

The Borough has continually sought to require an affordable housing set-aside for 
multifamily or mixed-use projects located along North Avenue (Route 28) in the 
Borough. To date, there has been one mixed-use redevelopment project, which was 
approved by the Borough Planning Board in 2009 and constructed in 2013. Two of the 
eight residential units in this mixed-use building were designated for low- and moderate-
income units in accordance with the provisions of the Dunellen Downtown 
Redevelopment Plan. Appendix B contains the Resolution of Approval for this project.  

Mechanisms to Address Unmet Need 

Proposed Inclusionary Development - Downtown Redevelopment Site #3 (Block 85, Lot 
1) 

The Borough of Dunellen will be eligible to claim 60 credits for the affordable component 
of a proposed 372-unit inclusionary development to be located on the former Art Color 
Factory site in the Borough’s Downtown Redevelopment Area. The proposed 
development will consist of 372 rental units, 58 of which will be set aside as affordable 
family rental units. Pursuant to N.J.A.C. 5:93-5.15, the Borough is entitled to a total of 
62 credits for this development (one credit per unit plus four bonus credits). The 
Borough will apply 22 credits toward satisfying its Realistic Development Potential and 
will allocate 38 units toward its unmet need.  

Future Inclusionary Development – Downtown Redevelopment, Site #1 (Block 69, all 
lots) and Site #2 (Block 70, Lots 13 and 13.01), and Remainder Redevelopment Parcels 

The Borough’s Downtown Redevelopment Area is comprised of three sites and a 
number of additional parcels fronting upon North Avenue/Bound Brook Road (State 
Highway 28). These parcels are governed by the Dunellen Downtown Redevelopment 
Plan adopted by the Borough Council in 2003 and subsequently amended in 2004, 
2011, 2013, 2014, and 2015. The 2014 amendments to the Redevelopment Plan (See 
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Appendix C) acknowledge the Borough’s commitment to providing a realistic opportunity 
to generate affordable housing. Specifically, the redevelopment plan calls for an 
affordable housing set-aside of up to 20 percent for residential development projects 
within the Redevelopment Area. Thus, as the remaining sites in the Downtown 
Redevelopment Area are developed, it is anticipated that more affordable units will be 
constructed in the Borough. Any affordable units generated as a result of the continued 
redevelopment in the Redevelopment Area will be credited toward satisfying the 
Borough’s unmet need. 

The Borough has prepared an amendment to the Dunellen Downtown Redevelopment 
Plan to provide for a mandatory 15 percent affordable housing set-aside for rental units 
and a mandatory 20 percent affordable housing set-aside for for-sale units within future 
mixed-use or residential development projects of five (5) or more dwelling units within 
the area governed by the Redevelopment Plan. The proposed redevelopment plan 
amendment is included as Appendix F of this document.  

Summary of Credits 

Table 19 provides a summary of the Borough’s Fair Share Plan to satisfy its 
Rehabilitation Obligation and 22-unit RDP. The balance of credits will be applied toward 
the Borough’s unmet need. 

Table 19: Fair Share Plan Summary, 2015-2025 
Obligation Component Number of Credits Required 

Rehabilitation Share 12 
     Housing First Program Rehabilitations, 2016-2025 12 
Prior Round Obligation 0 
Third Round Prospective Need 118 
     Realistic Development Potential per VLA 22 
     Unmet Need 96 
     Inclusionary Development, Block 85, Lot 1 58 units + 4 bonus credits 
     Inclusionary Development, 364-368 North Avenue 2 
REMAINING REHABILITATION SHARE 0 
REMAINING PRIOR ROUND OBLIGATION 0 
REMAINING UNMET NEED 54 
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I. INTRODUCTION 

As noted in N.J.A.C. 5:93, “there may be instances where a municipality can exhaust an 
entire resource (land, water or sewer) and still not be able to provide a realistic 
opportunity for addressing the need for low and moderate income housing.” In 
recognition of the need to provide for the opportunity to adjust municipal affordable 
housing obligations, N.J.A.C. 5:93 outlines standards and procedures for municipalities 
to demonstrate that a municipal response to its housing obligation is limited by lack of 
land, water or sewer. This report outlines the vacant land analysis methodology and 
summarizes the results of the vacant land analysis prepared on behalf of the Borough of 
Dunellen by CME Associates.  

The Borough of Dunellen is a densely populated, fully developed community located in 
northwest Middlesex County. The Borough has experienced limited residential growth 
as a result of infill development on small, scattered parcels and redevelopment of 
previously developed land. As such, the Borough’s ability to accommodate its Mount 
Laurel obligation is limited due to lack of sufficient vacant and developable land to 
accommodate inclusionary zoning projects that generate affordable units.   

The Borough’s Third Round Housing Plan Element and Fair Share Plan, adopted in 
2005, recognized the lack of sufficient vacant land in the Borough, noting that “future 
development in the Borough is largely restricted by the limited amount of vacant, 
developable land.” The 2005 Plan also notes the presence of the Borough’s Downtown 
Redevelopment Area, and identifies this area as the Borough’s primary source of 
growth.  

Given the Borough’s relative lack of vacant and developable land, the Borough’s ability 
to satisfy its Court-determined affordable housing obligation is limited. The Borough has 
taken steps to generate affordable units in the Downtown Redevelopment Area and 
Borough-wide as noted in the Borough’s Housing Plan Element and Fair Share Plan. To 
demonstrate the lack of vacant developable land outside of the Downtown 
Redevelopment Area, the Borough has identified all vacant parcels and has listed each 
parcel on the vacant land inventory table in accordance with N.J.A.C. 5:93-4.2(b)(see 
Attachment A). A Vacant Land Map depicting vacant properties within the Borough is 
included as Attachment B. An existing land use map for the Borough has also been 
appended to this report as Attachment C in accordance with N.J.A.C. 5:93-4.2(a).  

CME Associates has analyzed the realistic development potential (RDP) of the 
Borough’s vacant land in accordance with the provisions of Subchapter 4 of N.J.A.C. 
5:93. This analysis reveals the Borough of Dunellen does not have the acreage to 
accommodate its Third Round new construction obligation. After following the 
procedures for undertaking a vacant land analysis outlined in N.J.A.C. 5:93, the 
Borough’s RDP for the prior round new construction obligation is 22 affordable units. 

 



 

Vacant Land Inventory and Analysis Report 
Borough of Manasquan  2 

 

II. PERMITTED EXCLUSIONS 

N.J.A.C. 5:93 establishes criteria by which sites, or portions thereof, in a municipal land 
inventory may be excluded from a municipality’s RDP. Environmentally sensitive areas, 
including flood hazard areas, areas within Environmentally Sensitive Planning Areas 
according to the State Plan Policy Map, areas outside of the Sanitary Sewer Service 
Area (SSA), wetlands, and areas characterized by steep slopes of greater than 15 
percent that render a site unsuitable for affordable housing may be excluded from 
consideration. In addition, small, isolated lots lacking sufficient acreage to generate an 
affordable housing set-aside as part of an inclusionary development may also be 
excluded. Vacant lots under development or properties for which site plan approval has 
been granted may also be excluded. Finally, landlocked parcels or sites with limited or 
no access may also be excluded from the calculation of the Borough’s RDP. 

The vacant land inventory table in Attachment A provides a parcel-by-parcel description 
of exclusions that have been made pursuant to N.J.A.C. 5:93. 

It should be noted that the Borough is permitted to reserve up to three percent of its 
total developed and developable acreage, less existing active municipal recreation 
areas, for active municipal recreation and exclude this acreage from consideration as 
potential sites for low and moderate income housing pursuant to N.J.A.C. 5:93-4.2(e)4. 
Any such site designated for active recreation in accordance with this section must be 
purchased and limited to active recreational purposes within one year of substantive 
certification. Although this calculation has not been completed as part of this analysis, 
the Borough reserves the right to revise this analysis to complete this calculation.   

III. Summary and Conclusion 

Based on the procedures for municipal adjustments provided in N.J.A.C. 5:93, the 
Borough of Dunellen’s RDP has been determined to be 22 affordable units. A significant 
portion of the Borough’s vacant land is constrained by environmental features such as 
Flood Hazard Areas, wetlands, streams, or required buffer areas as noted in the Vacant 
Land Inventory Table included herein. The Borough’s Realistic Development Potential 
stems from its Downtown Redevelopment Area. Block 85, Lot 1, the former Art Color 
site, which consists of 18.42 acres of vacant and developable land, is slated to be 
redeveloped as an inclusionary development. The proposed development will consist of 
374 rental units, 56 of which will be set aside as affordable family rental units. The 
Borough’s remaining vacant, unconstrained parcels are of insufficient size to result in 
the affordable housing set-aside through inclusionary development.  
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ATTACHMENT A: VACANT LAND INVENTORY 
TABLE 

 

 

 

 

 

 

 

 



GIS PIN BLOCK LOT AREA PROPRETY ADDRESS OWNER OWNER ADDRESS OWNER CITY/STATE COMMENTS
1203_13_1.01 13 1.01 0.355017 FOURTH ST REAR RUSKUSKI, JOHN & LAURA 600 JACKSON AVE DUNELLEN, NJ Less than 0.5 Acres
1203_13_2 13 2 0.343892 FOURTH ST REAR CRISPO,JAMES & DONNA 36 MILESTONE DRIVE RINGOES, NJ Less than 0.5 Acres
1203_18_8.05 18 8.05 2.031825 MADISON AVE FISHER, PRISCILLA ESTATE 128 CHELSEA WAY BRIDGEWATER, N.J. Conservation Easement within Flood Zone
1203_2_17.01 2 17.01 0.448324 216-234 NORTH AVE. 216 NORTH AVE ASSOCIATES LLC 1879 MORRIS AVE UNION, NJ Less than 0.5 Acres
1203_2_21 2 21 0.13775 115 JACKSON AVE PERRY JAMES PROPERTIES LLC 210 NORTH AVE DUNELLEN, NJ Less than 0.5 Acres
1203_32_19 32 19 0.208717 364-368 NORTH AVE. 364-368 NORTH AVE.ASSOC.LLC 1879 MORRIS AVE. UNION, NJ Less than 0.5 Acres
1203_33_19 33 19 0.172182 436 NORTH AVE HACKETTSTOWN PROPERTIES INC 1201 NEW BRUNSWICK AVE TRENTON, NJ Less than 0.5 Acres
1203_36_3 36 3 0.172177 315 MADISON AVE WEATHER TEK ALUMINUM CORP 123 NO WASHINGTON AVE DUNELLEN, NJ Less than 0.5 Acres
1203_39_11 39 11 0.130437 THIRD ST SWITZER, RICKY L & SILVIA C 545 FOURTH ST DUNELLEN, NJ Less than 0.5 Acres
1203_39_12 39 12 0.043951 THIRD ST SALVIN, BEATRICE R 704 THIRD ST DUNELLEN, NJ Less than 0.5 Acres
1203_40_1.02 40 1.02 0.270098 511 MOUNTAINVIEW TERRACE GREGORY T. O'BRIEN & BRIDGETTE H/W 511 MOUNTAINVIEW TERRACE DUNELLEN, NJ Less than 0.5 Acres
1203_40_10 40 10 0.273658 MOUNTAINVIEW TERR MUNDY, JR, WILLIAM S 227 DUNELLEN AVE DUNELLEN, NJ Less than 0.5 Acres
1203_45_14.01 45 14.01 0.161399 738 DUNELLEN AVE SATOR, ANDREW 37 HAMPTON GARDENS MIDDLESEX, NJ Less than 0.5 Acres
1203_47_8.01 47 8.01 0.166479 729 DUNELLEN AVE TIMKO, MARY ESTHER 727 DUNELLEN AVE DUNELLEN, NJ Less than 0.5 Acres
1203_48_16 48 16 0.286792 768 BOUND BROOK RD OUTDOOR SYSTEMS,INC. 185 U.S. HIGHWAY 46 FAIRFIELD, NJ Less than 0.5 Acres
1203_50_2 50 2 0.440767 BOUND BROOK RD NOVKOVIC, JOHN R. & DOBRIVIER 501 NORTH AVE. DUNELLEN, NJ Less than 0.5 Acres
1203_50_5 50 5 0.364647 527 BOUND BROOK RD RAK, RICHARD & CHRISTINE 2347 WICKFORD RD UNION, NJ Less than 0.5 Acres
1203_52_7 52 7 0.877282 620 SOUTH AVE PAIKES ENTERPRISES, INC. 675 CALIFORNIA RD QUAKERTOWN, PA Constrained by Wetlands
1203_52_8 52 8 0.026646 SOUTH AVE PAIKES ENTERPRISES, INC. 675 CALIFORNIA RD QUAKERTOWN, PA Less than 0.5 Acres
1203_54_18.02 54 18.02 0.575889 236 SO. MADISON AVE POSLUSZNY,DAVID 242 SOUTH MADISON AVE DUNELLEN, NJ Located within Stream Buffer
1203_55_14.04 55 14.04 0.220956 303 PULASKI STREET MASTROCOLA PARTNERS 973 DURHAM RD EDISON, NJ Less than 0.5 Acres
1203_55_5 55 5 0.578008 213-223 HALL ST BOWMAN,JULIANNE 606 SOUTH AVENUE DUNELLEN, NJ Located within Stream Buffer
1203_57.02_27.02 57.02 27.02 0.152249 CENTER STREET MURPHY, WARREN B 419 HIGH STREET DUNELLEN, NJ Less than 0.5 Acres
1203_59_20 59 20 0.072843 31 SO MADISON AVE GALWAY PROPERTIES, LLC 351 WARRENVILLE RD GREEN BROOK, NJ Less than 0.5 Acres
1203_60_51 60 51 0.119542 623 WALNUT ST SMITH, GORDON E. JR. 623 WALNUT ST DUNELLEN, NJ Less than 0.5 Acres
1203_64_38 64 38 0.414399 SOUTH MADISON AVE MASTRIAN, BARBARA 241 SOUTH MADISON AVE DUNELLEN, NJ Less than 0.5 Acres
1203_67_4 67 4 0.112563 649 GROVE ST KNIGHTS OF COLUMBUS HOME ASSN 649 GROVE ST DUNELLEN, NJ Less than 0.5 Acres
1203_70_12 70 12 0.497628 118 NEW MARKET RD. ANZOVINO, LAWRENCE D 710 MADISON AVE DUNELLEN, NJ Less than 0.5 Acres
1203_76_13.02 76 13.02 0.114646 339 WALNUT ST HAAS, CEZARA B-TRUSTEE 128 PINEHURST DR WASHINGTON, NJ Less than 0.5 Acres
1203_8_19.01 8 19.01 0.163085 236 FIRST ST FACCIPONTI, CHARLES 123 NORTH WASHINGTON AVE DUNELLEN, NJ Less than 0.5 Acres
1203_8_19.02 8 19.02 0.162968 240 FIRST STREET FACCIPONTI,CHARLES 123 NORTH WASHINGTON AVE DUNELLEN, NJ Less than 0.5 Acres
1203_82.01_11 82.01 11 0.052444 PEARL PLACE-REAR NARY, ALAN E. 1780 WEST 4TH ST PISCATAWAY, NJ Less than 0.5 Acres
1203_83_1 83 1 0.225376 105 SOUTH WASHINGTON AVE DUNELLEN ASSOCIATES P.O. BOX 3726 WEST PALM BEACH, FL Less than 0.5 Acres
1203_85_1 85 1 18.41885 100 SOUTH WASHINGTON AVE DUNELLEN ASSOCIATES P.O. BOX 3726 WEST PALM BEACH, FL Inclusionary Affordable Housing Site
1203_86_4.02 86 4.02 0.162896 225 NORTH AVE SEIF, GEORGE & BARBARA 701 MADISON AVE DUNELLEN, N J Less than 0.5 Acres
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ATTACHMENT B: VACANT LAND MAPPING  

 

 

 

 

 

 

 

 



First 
St

Front St

Third St

Dunellen Ave

Second St

Walnut St

North Ave
Fourth St

Madison Ave

Prospect Ave

Center St

W 4th
 St

Lincoln Ave

High St

Whittier Ave
New Market Rd

Mountain View Ter

Jackson Ave

S Washington Ave

N Washington Ave
S Madison Ave

Bound Brook Rd

South Ave

Sanford Ave

3rd St

Penfield Pl

Oak Pkwy

Fairview Ave
2nd S

t

Pulaski St

Kline PlOrange St

Hall St

Grove St

Lehigh St

Jefferson Ave

North Ave Ext

Columbia StSchwartz Pl

Bache Pl

Gertrude Ter
Park Pl

Maple Ave

Pearl Pl

Pulaski St

South Ave

New Market Rd

Hall St

Jefferson Ave

Vacant Parcels
Inclusionary Development Site

Conservation Easement within Flood Zone

Constrained by Wetlands

Located within Stream Buffer

Less than 0.5 Acres

Stream Buffer

Wetlands

Tax Parcel

Municipal Boundary

Sources: Parcel Map, NJDEP, NJGIN, NJDOT

Vacant Land Map, 2015
Borough of  Dunellen
Middlesex County, New Jersey

±

0 750 1,500
Feet

1460 US Highway 9 South
Howell, New Jersey 07731

S:\Dunellen\Planning\2015 Housing Plan Element and Fair Share Plan\DunellenVLAMap_Exhibit_6Nov2015.mxd



 

Vacant Land Inventory and Analysis Report 
Borough of Manasquan  5 

 

 

 

 

 

 

 

 

 

 

ATTACHMENT C: EXISTING LAND USE MAP 
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Appendix B 

Planning Board Resolution, 364-368 North Avenue 
  



































 

 

 

Appendix C 

Draft Redevelopment Agreement for Redevelopment of Block 
85, Lot 1 (Site #3, Art Color Factory Site) 

  



































































































































 

 

 

Appendix D 

Downtown Redevelopment Plan, Adopted February 2003 and 
Last Revised August 5, 2013 

  























































































 

 

Appendix E 

2014 and 2015 Amendments to  

Downtown Redevelopment Plan 
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BOROUGH OF DUNELLEN 

 

ORDINANCE 2014-04 

 

 

The following Amendments to Section 6.1.1, Site #1, Train Station North (Block 

69/All Lots), Section 6.1.2, Site #2, Train Station South (Block 70/Lot 13 and 13.01), 

Section 6.1.3, Site #3, South Washington Avenue between rail line and Columbia 

Street (Block 85/Lot 1), Section 7.4.3 Site #3. South Washington Avenue (Block 

85/Lot 1) and Section 7.4.3, Site #3, South Washington Avenue (Block 85/Lot 1) of 

Dunellen’s Redevelopment Plan and the addition of Section 9.5, Redevelopment 

Agreement was Introduced for first reading on September 22, 2014.  It was 

reviewed and approved by the Dunellen Planning Board on October 27, 2014, and 

was presented for Public Hearing and Adoption on November 3, 2014 at 7:30 p.m. 

in the Dunellen Borough Municipal Building, 355 North Avenue, Dunellen, New 

Jersey.   

 

This ordinance amends the Dunellen Downtown Redevelopment Plan, Phase One 

that was adopted in February 2003 and revised on July 12, 2004 with further 

Amendments in June 2011 and August 2013.   

 

Section 6.1.1, Site #1, Train Station North (Block 69/All Lots) is to be amended by the 

addition of the following paragraph: 

 

Notwithstanding the foregoing, the Borough may require a redevelopment project on the 

site to include residential units for low and moderate income persons in an amount of up 

to 20% of the total number of residential units in the project.  

 

Section 6.1.2, Site #2, Train Station South (Block 70/Lot 13 and 13.01) is to be amended 

by the addition of the following paragraph: 

 

Notwithstanding the foregoing, the Borough may require a redevelopment project on the 

site to include residential units for low and moderate income persons in an amount of up 

to 20% of the total number of residential units in the project.  

 

Section 6.1.3, Site #3, South Washington Avenue between rail line and Columbia Street 

(Block 85/Lot 1) is to be amended by the addition of the following paragraph: 

 

Notwithstanding the foregoing, the Borough may require a redevelopment project on the 

site to include residential units for low and moderate income persons in an amount of up 

to 20% of the total number of residential units in the project.  

 

Section 7.4.3, Site #3, South Washington Avenue (Block 85/Lot 1) is to be amended by 

deleting Principal Permitted Uses and replacing with the following: 

 

Principal Permitted Uses: 
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• Commercial/Retail/Residential/Recreational.  This land use designation  

contemplates a mixed-use development not exceeding four stories that may include 

residential, commercial, recreational or retail uses.  Retail and commercial uses shall be 

permitted only on the first floor of buildings (“First Floor Commercial/Retail”) unless the 

building(s) immediately fronts or faces South Washington Avenue, then, in addition to 

the above, offices and residential uses shall be permitted on the upper floors of said 

buildings.  Residential development shall be permitted on any or all floors in one or more 

buildings constructed in the easterly portion of the property north of the Borough 

recreational site on Columbia Street (with a maximum number of market rate units in 

such residential buildings not to exceed 340 in number).  The Residential development 

may include an activity center and other typical types of amenities in connection with 

such Residential use.  To facilitate this development the property may be subdivided into 

two or more parcels but shall be subject to a unified development plan and density shall 

be calculated based upon the total land area in the unified plan.  First Floor 

Commercial/Retail may include (but is not limited to) personal and business service 

establishments, restaurants, retail stores, bakeries, delicatessens, drug stores, beauty 

parlors, food stores and supermarkets.  First Floor Commercial/Retail uses may include 

drive thru facilities.  Any residential development may be for sale or rental at the option 

of the developer.  

 

Section 7.4.3, Site #3, South Washington Avenue (Block 85/Lot 1) will be further 

amended by replacing the “Building Requirements: Density Requirements” subsection 

with the following: 

 

3. Density Requirements.  The maximum dwelling unit density shall be twenty (20) 

per acre. 

 

Section 9.5, Redevelopment Agreement is to be added containing the following language: 

 

 A redeveloper undertaking a redevelopment project under this Redevelopment 

Plan shall do so only pursuant to and in accordance with a Redevelopment Agreement 

between the redeveloper and the Borough of Dunellen.  

 

 

 

Adopted: November 4, 2014 
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Draft Redevelopment Plan Amendment  

for Inclusionary Development 
  



 

BOROUGH OF DUNELLEN 

ORDINANCE 2016-XX 

 
This ordinance amends the Dunellen Downtown Redevelopment Plan, Phase One 
that was adopted in February 2003 and revised on July 12, 2004 with further 
Amendments in June 2011, August 2013, November 2014, and November 2015. 

 
Section 6.1.1, Site #1, Train Station North (Block 69/All Lots) is to be amended by the 
addition of the following paragraph: 

 

Notwithstanding the foregoing, the Borough may shall require a redevelopment projects 
comprised of five (5) or more residential dwelling units on the site to include residential 
units foran affordable housing set-aside for low and moderate income persons 
individuals and households in an amount of up to 20% of the total number of residential 
units in the project.accordance with the Borough’s Housing Plan Element and Fair 
Share Plan prepared February 1, 2016. Redevelopment projects consisting of five (5) or 
more residential dwelling units shall provide a mandatory minimum fifteen percent 
(15%) affordable housing set-aside for rental units and a mandatory twenty percent 
(20%) set-aside for for-sale units. Such units shall be constructed, marketed, 
administered and occupied by income eligible households in accordance with the 
Uniform Housing Affordability Controls (UHAC, N.J.A.C. 5:80-26.1 et seq.) 

 
Section 6.1.2, Site #2, Train Station South (Block 70/Lot 13 and 13.01) is to be amended 
by the addition of the following paragraph: 

 

Notwithstanding the foregoing, the Borough shall require redevelopment projects 
comprised of five (5) or more residential dwelling units on the site to include an 
affordable housing set-aside for low and moderate income individuals and households in 
accordance with the Borough’s Housing Plan Element and Fair Share Plan prepared 
February 1, 2016. Redevelopment projects consisting of five (5) or more residential 
dwelling units shall provide a mandatory minimum fifteen percent (15%) affordable 
housing set-aside for rental units and a mandatory twenty percent (20%) set-aside for 
for-sale units. Such units shall be constructed, marketed, administered and occupied by 
income eligible households in accordance with the Uniform Housing Affordability 
Controls (UHAC, N.J.A.C. 5:80-26.1 et seq.) 
Notwithstanding the foregoing, the Borough may require a redevelopment project on the 
site to include residential units for low and moderate income persons in an amount of up 
to 20% of the total number of residential units in the project. 

 
Section 6.1.3, Site #3, South Washington Avenue between rail line and Columbia Street 
(Block 85/Lot 1) is to be amended by the addition of the following paragraph: 

 

Notwithstanding the foregoing, the Borough shall require redevelopment projects 
comprised of five (5) or more residential dwelling units on the site to include an 



affordable housing set-aside for low and moderate income individuals and households in 
accordance with the Borough’s Housing Plan Element and Fair Share Plan prepared 
February 1, 2016. Redevelopment projects consisting of five (5) or more residential 
dwelling units shall provide a mandatory minimum fifteen percent (15%) affordable 
housing set-aside for rental units and a mandatory twenty percent (20%) set-aside for 
for-sale units. Such units shall be constructed, marketed, administered and occupied by 
income eligible households in accordance with the Uniform Housing Affordability 
Controls (UHAC, N.J.A.C. 5:80-26.1 et seq.) 
Notwithstanding the foregoing, the Borough may require a redevelopment project on the 
site to include residential units for low and moderate income persons in an amount of up 
to 20% of the total number of residential units in the project. 
 
Section 6.1.4. Remainder Parcels in Vicinity of Route 28 is amended to read as follows: 
Drawing momentum from the successful redevelopment of the Downtown Center, it is 
anticipated that redevelopment of the remaining parcels will occur in subsequent phase 
or phases as redevelopment or perhaps rehabilitation. Such activity should be 
contemplated in concert with the Downtown Redevelopment Phase 1 to ensure 
consistency of effort and to provide guidance to property owners looking to capitalize on 
the anticipated dramatic downtown enhancement that will draw pedestrians throughout 
the length of the commercial district. 
 
As with Site #1, Site #2, and Site #3, the Borough shall require redevelopment projects 
comprised of five (5) or more residential dwelling units to include an affordable housing 
set-aside for low and moderate income individuals and households in accordance with 
the Borough’s Housing Plan Element and Fair Share Plan prepared February 1, 2016. 
Redevelopment projects consisting of five (5) or more residential dwelling units shall 
provide a mandatory minimum fifteen percent (15%) affordable housing set-aside for 
rental units and a mandatory twenty percent (20%) set-aside for for-sale units. Such 
units shall be constructed, marketed, administered and occupied by income eligible 
households in accordance with the Uniform Housing Affordability Controls (UHAC, 
N.J.A.C. 5:80-26.1 et seq.) 
 



 

 

Appendix G: Development Fee Ordinance 



BOROUGH OF DUNELLEN

ORDINANCE 09- 09

Development Fee Ordinance

BE IT ORDAINED by the Mayor and Council of the Borough of Dunellen, in the County of Middlesex
and the State of New Jersey, as follows: 

1. Purpose

a) In Holmdel Builder' s Association v. Holmdel Township, 121 N.J. 550 ( 1990), the New Jersey
Supreme Court determined that mandatory development fees are authorized by the Fair Housing
Act of 1985 ( the Act), N.J. S. A. 52:274- 301 et seq., and the State Constitution, subject to the

Council on Affordable Housing' s ( COAH' s) adoption of rules. 

b) Pursuant to P.L.2008, c.46 section 8 ( C. 52:27D- 329.2) and the Statewide Non -Residential

Development Fee Act (C. 40: 55D- 8. 1 through 8. 7), COAH is authorized to adopt and promulgate

regulations necessary for the establishment, implementation, review, monitoring and enforcement
of municipal affordable housing trust funds and corresponding spending plans. Municipalities

that are under the jurisdiction of the Council or court of competent jurisdiction and have a

COAH-approved spending plan may retain fees collected from non-residential development. 

c) This ordinance establishes standards for the collection, maintenance, and expenditure of

development fees pursuant to COAH' s regulations and in accordance P. L.2008, c.46, Sections 8

and 32- 38. Fees collected pursuant to this ordinance shall be used for the sole purpose of

providing low- and moderate -income housing. This ordinance shall be interpreted within the

framework of COAH' s rules on development fees, codified at N.J.A.C. 5: 97- 8. 

2. Basic requirements

a) This ordinance shall not be effective until approved by COAH pursuant to N.J.A. C. 5: 96- 5. 1. 

b) The Borough of Dunellen shall not spend development fees until COAH has approved a plan for

spending such fees in conformance with N.J.A. C. 5: 97- 8. 10 and N.J.A. C. 5: 96- 5. 3. 

3. Definitions

a) The following terms, as used in this ordinance, shall have the following meanings: 

i. "Affordable housing development" means a development included in the Housing Element and Fair
Share Plan, and includes, but is not limited to, an inclusionary development, a municipal

construction project or a 100 percent affordable development. 

ii. " COAH" or the " Council" means the New Jersey Council on Affordable Housing established under
the Act which has primary jurisdiction for the administration of housing obligations in accordance
with sound regional planning consideration in the State. 



iii. "Development fee" means money paid by a developer for the improvement of property as permitted
in N.J.A. C. 5: 97- 8. 3. 

iv. " Developer" means the legal or beneficial owner or owners of a lot or of any land proposed to be
included in a proposed development, including the holder of an option or contract to purchase, or
other person having an enforceable proprietary interest in such land. 

V. " Equalized assessed value" means the assessed value of a property divided by the current average
ratio of assessed to true value for the municipality in which the property is situated, as determined in
accordance with sections 1, 5, and 6 of P.L.1973, c. 123 ( C.54: 1 - 35a through C. 54: 1 - 35c). 

vi. " Green building strategies" means those strategies that minimize the impact of development on the
environment, and enhance the health, safety and well-being of residents by producing durable, low - 
maintenance, resource -efficient housing while making optimum use of existing infrastructure and
community services. 

4. Residential Development fees

a) Imposed fees

i. Within the RA and RB district( s), residential developers, except for developers of the types of

development specifically exempted below, shall pay a fee of one and a half percent of the
equalized assessed value for residential development provided no increased density is
permitted and that the proposed density complies with applicable standards of the Dunellen
land use ordinances. 

ii. When an increase in residential density pursuant to N.J. S. A. 40: 55D -70d(5) ( known as a " d" 

variance) has been permitted, developers may be required to pay a development fee of six
percent of the equalized assessed value for each additional unit in excess of applicable

ordinance standards that may be realized. However, if the zoning on a site has changed
during the two-year period immediately preceding the filing of such a variance application, 
the base density for the purposes of calculating the bonus development fee shall be the
highest density permitted by right during the two-year period preceding the filing of the
variance application. 

Example: If an approval allows four units to be constructed on a site that was zoned for two

units, the fees could equal one percent of the equalized assessed value on the first two units; 

and the specified higher percentage up to six percent of the equalized assessed value for the
two additional units, provided zoning on the site has not changed during the two-year period
preceding the filing of such a variance application. 

b) Eligible exactions, ineligible exactions and exemptions for residential development

i. Affordable housing developments and developments where the developer has made a
payment in lieu of on-site construction of affordable units shall be exempt from development

fees. 

ii. Developments that have received preliminary or final site plan approval prior to the adoption
of a municipal development fee ordinance shall be exempt from development fees, unless the

developer seeks a substantial change in the approval. Where a site plan approval does not

apply, a zoning and/ or building permit shall be synonymous with preliminary or final site
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plan approval for this purpose. The fee percentage shall be vested on the date that the

building permit is issued. 

iii. Development fees shall be imposed and collected when an existing structure undergoes a
change to a more intense use, is demolished and replaced, or is expanded, if the expansion is

not otherwise exempt from the development fee requirement. The development fee shall be

calculated on the increase in the equalized assessed value of the improved structure. 

iv. Developers of one and two family homes shall be exempt from paying a development fee
under the following circumstances: Residential structures demolished and replaced as a result
of a natural disaster, including fire, Green buildings, and property converted from
commercial to residential use, creating additional housing. 

5. Non-residential Development fees

a) Imposed fees

i. Within all zoning districts, non-residential developers, except for developers of the types of
development specifically exempted, shall pay a fee equal to two and one-half (2. 5) percent of
the equalized assessed value of the land and improvements, for all new non-residential

construction on an unimproved lot or lots. 

ii. Non-residential developers, except for developers of the types of development specifically
exempted, shall also pay a fee equal to two and one-half (2. 5) percent of the increase in
equalized assessed value resulting from any additions to existing structures to be used for
non-residential purposes. 

iii. Development fees shall be imposed and collected when an existing structure is demolished
and replaced. The development fee of two and a half percent ( 2. 5%) shall be calculated on

the difference between the equalized assessed value of the pre-existing land and
improvement and the equalized assessed value of the newly improved structure, i.e. land and
improvement, at the time final certificate of occupancy is issued. If the calculation required

under this section results in a negative number, the non-residential development fee shall be

zero. 

b) Eligible exactions, ineligible exactions and exemptions for non-residential development

i. The non-residential portion of a mixed-use inclusionary or market rate development shall be
subject to the two and a half ( 2. 5) percent development fee, unless otherwise exempted

below. 

ii. The 2. 5 percent fee shall not apply to an increase in equalized assessed value resulting from
alterations, change in use within existing footprint, reconstruction, renovations and repairs. 

iii. Non-residential developments shall be exempt from the payment of non-residential

development fees in accordance with the exemptions required pursuant to P.L.2008, c.46, as

specified in the Form N -RDF " State of New Jersey Non -Residential Development
Certification/Exemption" Form. Any exemption claimed by a developer shall be
substantiated by that developer. 
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iii. A developer of a non-residential development exempted from the non-residential

development fee pursuant to P.L.2008, c. 46 shall be subject to it at such time the basis for the

exemption no longer applies, and shall make the payment of the non-residential development

fee, in that event, within three years after that event or after the issuance of the final

certificate of occupancy of the non-residential development, whichever is later. 

iv. If a property which was exempted from the collection of a non-residential development fee
thereafter ceases to be exempt from property taxation, the owner of the property shall remit
the fees required pursuant to this section within 45 days of the termination of the property tax
exemption. Unpaid non-residential development fees under these circumstances may be
enforceable by the Borough of Dunellen as a lien against the real property of the owner. 

6. Collection procedures

a) Upon the granting of a preliminary, final or other applicable approval, for a development, the
applicable approving authority shall direct its staff to notify the construction official
responsible for the issuance of a building permit. 

b) For non-residential developments only, the developer shall also be provided with a copy of
Form N -RDF " State of New Jersey Non -Residential Development Certification/Exemption" 
to be completed as per the instructions provided. The Developer of a non-residential

development shall complete Form N -RDF as per the instructions provided. The construction

official shall verify the information submitted by the non-residential developer as per the
instructions provided in the Form N -RDF. The Tax assessor shall verify exemptions and
prepare estimated and final assessments as per the instructions provided in Form N -RDF. 

c) The construction official responsible for the issuance of a building permit shall notify the
local tax assessor of the issuance of the first building permit for a development which is
subject to a development fee. 

d) Within 90 days of receipt of that notice, the municipal tax assessor, based on the plans filed, 

shall provide an estimate of the equalized assessed value of the development. 

e) The construction official responsible for the issuance of a final certificate of occupancy
notifies the local assessor of any and all requests for the scheduling of a final inspection on
property which is subject to a development fee. 

f) Within 10 business days of a request for the scheduling of a final inspection, the municipal
assessor shall confirm or modify the previously estimated equalized assessed value of the
improvements of the development; calculate the development fee; and thereafter notify the
developer of the amount of the fee. 

g) Should the Borough of Dunellen fail to determine or notify the developer of the amount of
the development fee within 10 business days of the request for final inspection, the developer

may estimate the amount due and pay that estimated amount consistent with the dispute
process set forth in subsection b. of section 37 of P. L.2008, c.46 ( C.40: 55D- 8. 6). 

h) Fifty percent of the development fee shall be collected at the time of issuance of the building
permit. The remaining portion shall be collected at the issuance of the certificate of
occupancy. The developer shall be responsible for paying the difference between the fee
calculated at building permit and that determined at issuance of certificate of occupancy. 
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i) Appeal of development fees

1) A developer may challenge residential development fees imposed by filing a challenge
with the County Board of Taxation. Pending a review and determination by the Board, 
collected fees shall be placed in an interest bearing escrow account by The Borough of
Dunellen. Appeals from a determination of the Board may be made to the tax court in
accordance with the provisions of the State Tax Uniform Procedure Law, R.S. 54: 48- 1 et

seq., within 90 days after the date of such determination. Interest earned on amounts

escrowed shall be credited to the prevailing party. 

2) A developer may challenge non-residential development fees imposed by filing a
challenge with the Director of the Division of Taxation. Pending a review and
determination by the Director, which shall be made within 45 days of receipt of the
challenge, collected fees shall be placed in an interest bearing escrow account by The
Borough of Dunellen. Appeals from a determination of the Director may be made to the
tax court in accordance with the provisions of the State Tax Uniform Procedure Law, 

R.S. 54: 48- 1 et seq., within 90 days after the date of such determination. Interest earned

on amounts escrowed shall be credited to the prevailing party. 

7. Affordable Housing trust fund

a. There is hereby created a separate, interest-bearing housing trust fund to be maintained by the
Municipal Clerk/Municipal Housing Liaison for the purpose of depositing development fees
collected from residential and non-residential developers and proceeds from the sale of units

with extinguished controls. 

b) The following additional funds shall be deposited in the Affordable Housing Trust Fund and shall
at all times be identifiable by source and amount: 
1. payments in lieu of on-site construction of affordable units; 

2. developer contributed funds to make ten percent ( 10%) of the adaptable entrances in a

townhouse or other multistory attached development handicapped accessible; 
3. rental income from municipally operated units; 
4. repayments from affordable housing program loans; 
5. recapture funds; 

6. proceeds from the sale of affordable units; and

7. any other funds collected in connection with the Borough of Dunellen' s affordable housing
program. 

c) Within seven days from the opening of the trust fund account, The Borough of Dunellen shall
provide COAH with written authorization, in the form of a three -party escrow agreement
between the municipality, the bank, and COAH to permit COAH to direct the disbursement of
the funds as provided for in N.J.A.C. 5: 97- 8. 13( b). 

d) All interest accrued in the housing trust fund shall only be used on eligible affordable housing
activities approved by COAH. 

8. Use of funds

a) The expenditure of all funds shall conform to a spending plan approved by COAH. Funds

deposited in the housing trust fund may be used for any activity approved by COAH to address
5



the Borough of Dunellen' s fair share obligation and may be set up as a grant or revolving loan
program. Such activities include, but are not limited to: preservation or purchase of housing for
the purpose of maintaining or implementing affordability controls, rehabilitation, new

construction of affordable housing units and related costs, accessory apartment, market to

affordable, or regional housing partnership programs, conversion of existing non-residential
buildings to create new affordable units, green building strategies designed to be cost saving and
in accordance with accepted national or state standards, purchase of land for affordable housing, 
improvement of land to be used for affordable housing, extensions or improvements of roads and
infrastructure to affordable housing sites, financial assistance designed to increase affordability, 
administration necessary for implementation of the Housing Element and Fair Share Plan, or any
other activity as permitted pursuant to N.J.A.C. 5: 97- 8. 7 through 8. 9 and specified in the

approved spending plan. 

b) Funds shall not be expended to reimburse the Borough of Dunellen for past housing activities. 

c) At least 30 percent of all development fees collected and interest earned shall be used to provide

affordability assistance to low- and moderate -income households in affordable units included in
the municipal Fair Share Plan. One- third of the affordability assistance portion of development
fees collected shall be used to provide affordability assistance to those households earning 30
percent or less of median income by region. 

Affordability assistance programs may include down payment assistance, security

deposit assistance, low interest loans, rental assistance, assistance with homeowners

association or condominium fees and special assessments, and assistance with emergency
repairs. 

ii. Affordability assistance to households earning 30 percent or less of median income may
include buying down the cost of low or moderate income units in the municipal Fair
Share Plan to make them affordable to households earning 30 percent or less of median
income. The use of development fees in this manner shall entitle the Borough of

Dunellen to bonus credits pursuant to N.J.A.C. 5: 97- 3. 7. 

iii. Payments in lieu of constructing affordable units on site and funds from the sale of units
with extinguished controls shall be exempt from the affordability assistance requirement. 

d) The Borough of Dunellen may contract with a private or public entity to administer any part of its
Housing Element and Fair Share Plan, including the requirement for affordability assistance, in
accordance with N.J.A.C. 5: 96- 18. 

e) No more than 20 percent of all revenues collected from development fees, may be expended on
administration, including, but not limited to, salaries and benefits for municipal employees or
consultant fees necessary to develop or implement a new construction program, a Housing
Element and Fair Share Plan, and/or an affirmative marketing program. In the case of a

rehabilitation program, no more than 20 percent of the revenues collected from development fees

shall be expended for such administrative expenses. Administrative funds may be used for
income qualification of households, monitoring the turnover of sale and rental units, and

compliance with COAH' s monitoring requirements. Legal or other fees related to litigation

opposing affordable housing sites or objecting to the Council' s regulations and/ or action are not
eligible uses of the affordable housing trust fund. 



9. Monitoring

a) The Borough of Dunellen shall complete and return to COAH all monitoring forms included in
monitoring requirements related to the collection of development fees from residential and non- 
residential developers, payments in lieu of constructing affordable units on site, funds from the
sale of units with extinguished controls, barrier free escrow funds, rental income, repayments

from affordable housing program loans, and any other funds collected in connection with
Dunellen' s housing program, as well as to the expenditure of revenues and implementation of the
plan certified by COAH. All monitoring reports shall be completed on forms designed by
COAH. 

10. Ongoing collection of fees

a) The ability for the Borough of Dunellen to impose, collect and expend development fees shall
expire with its substantive certification unless the Borough of Dunellen has filed an adopted

Housing Element and Fair Share Plan with COAH, has petitioned for substantive certification, 
and has received COAH' s approval of its development fee ordinance. If the Borough of

Dunellen fails to renew its ability to impose and collect development fees prior to the expiration
of substantive certification, it may be subject to forfeiture of any or all funds remaining within its
municipal trust fund. Any funds so forfeited shall be deposited into the " New Jersey Affordable
Housing Trust Fund" established pursuant to section 20 of P.L. 1985, c.222 ( C.52:27D- 320). The

Borough of Dunellen shall not impose a residential development fee on a development that

receives preliminary or final site plan approval after the expiration of its substantive certification
or judgment of compliance, nor shall the Borough of Dunellen retroactively impose a
development fee on such a development. The Borough of Dunellen shall not expend

development fees after the expiration of its substantive certification or judgment of compliance. 
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Borough of Dunellen 
Development Fee Spending Plan 

 
 
INTRODUCTION 
 
The Township of Borough of Dunellen, Middlesex County has prepared a Housing Element and 
Fair Share plan that addresses its regional fair share of the affordable housing need in 
accordance with the Municipal Land Use Law (UN.J.S.AU. 40:55D-1 et seq.), the Fair Housing Act 
(UN.J.S.AU. 52:27D-301) and the affordable housing regulations of the Council on Affordable 
Housing (COAH) (UN.J.A.CU. 5:93-1 et seq. and UN.J.A.CU. 5:91-1 et seq.). A development fee 
ordinance creating a dedicated revenue source for affordable housing will be adopted by the 
Borough after the adoption and endorsement of the Housing Plan Element and Fair Share Plan 
by the Borough Planning Board and Governing Body. The Borough previously established an 
affordable housing trust fund with an initial deposit of $500.00 in 2009. 
 
1.  REVENUES FOR CERTIFICATION PERIOD 
 
As of December 31, 2015, the Borough of Dunellen has collected $500.00, expended $0.00, 
resulting in a balance of $500.00.  All development fees, payments in lieu of constructing 
affordable units on site, funds from the sale of units with extinguished controls, and interest 
generated by the fees are deposited in a separate interest-bearing affordable housing trust 
fund in for the purposes of affordable housing.  These funds shall be spent in accordance with 
UN.J.A.CU. 5:97-8.7-8.9 as described in the sections that follow.  
 
To calculate a projection of revenue anticipated during the period of third round substantive 
certification, the Borough of Dunellen considered the following: 
 

(a) Development fees: 

1. Residential and nonresidential projects which have had development fees imposed 
upon them at the time of preliminary or final development approvals; 

2. All projects currently before the planning board for development approvals that may 
apply for building permits and certificates of occupancy; and 

3. Future development that is likely to occur based on historical rates of development.  
  

(b) Other funding sources: 
 Funds from other sources, including, but not limited to, the sale of units with 

extinguished controls, repayment of affordable housing loans, rental income, and 
proceeds from the sale of affordable units.  All monies in the Affordable Housing Trust 
Fund are anticipated to come from development fees and interest. 
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(c) Projected interest:  
Interest projected revenue in the municipal affordable housing trust fund at the current average interest rate.  The 
current interest rate is variable but as of January of 2016 the rate is 0.54%. 
 

Table 1.  Projected Revenues-Housing Trust Fund 2016-2025 

Initial 
Balance $500.00    

Source of 
Funds 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 Total 

(a)  
Development 
Fees 

                    $0.00  

       Approved 
Development $0  $0  $0  $0  $0  $0  $0  $0  $0  $0  $0.00  

Pending 
Development 
Approval 

$0  $0  $0  $0  $0  $0  $0  $0  $0  $0  $0.00  

       Projected 
Development $0.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $27,000.00  

Total 
Programs $0  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $3,000.00  $27,000.00  

(d)  Interest* $19.00  $19.00  $19.00  $19.00  $19.00  $19.00  $19.00  $19.00  $19.00  $19.00  $190.00  
TOTAL $519.00  $3,019.00  $3,019.00  $3,019.00  $3,019.00  $3,019.00  $3,019.00  $3,019.00  $3,019.00  $3,019.00  $27,690.00  

* Interest has been calculated by assuming an Affordable Housing Trust Fund annual year-end balance of $3,500.00 and interest rates described in the 
spending plan narrative 

 
 
The Borough of Dunellen projects a total of $27,190.00 in revenue to be collected between January 1, 2016 and December 31, 
2022.  This projected amount, when added to Dunellen’s trust fund balance of $500.00 as of December 31, 2015, results in 
anticipated total revenue of $27,690.00 available to fund and administer its affordable housing plan.  All interest earned on the 
account shall accrue to the account and be used only for the purposes of affordable housing. 
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2. ADMINISTRATIVE MECHANISM TO COLLECT AND DISTRIBUTE FUNDS 
 
The following procedural sequence for the collection and distribution of development fee 
revenues shall be followed by the Borough of Dunellen: 
 

(a) UCollection of development fee revenues: 
 

Collection of development fee revenues shall be consistent with the Borough of 
Dunellen’s development fee ordinance for both residential and non-residential 
developments in accordance with Department of Community of Affairs rules and 
P.L.2008, c.46, sections 8 (C. 52:27D-329.2) and 32-38 (C. 40:55D-8.1 through 8.7).   
 

(b) UDistribution of development fee revenuesU: 
 

Development Fee revenues are distributed under the same procedures for any bill or 
purchase in the Borough.  Purchase orders are requested and processed and eventually 
approved by the Governing Body. 

 
3. DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS 
 

(a) Rehabilitation and new construction programs and projects (UN.J.A.C.U 5:97-8.7) 
 

The Borough of Dunellen will dedicate $13,845.00 to rehabilitation pursuant to (UN.J.A.CU. 
5:97-8.7) as follows:  

 
 Rehabilitation program: The Borough has a rehabilitation obligation of 12 units 

between 2015 and 2025, which the Borough proposes to satisfy partially through its 
Trust Fund.  The Borough has allocated $13,845.00 or approximately $1,153.75 per unit 
on average.   
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(b) Affordability Assistance (UN.J.A.C.U 5:97-8.8) 
 

Projected minimum affordability assistance requirement: 
 

Table 2.  Minimum Affordability Assistance 

Actual development fees through 12/31/15   $500.00  

Development fees projected*  2016-2025 + $27,000.00  

Interest projected* 2016-2025 + $190.00  
Less Housing activity expenditures through 12/31/2015 - $0  
   Total = $27,690.00  
30 percent requirement x 0.30 = $8,307.00  
Less affordability assistance expenditures through 12/31/2015 - $0  
Projected Minimum Affordability Assistance Requirement 1/1/2016 through 
12/31/2025 = $8,307.00  

Projected Minimum Very Low-Income Affordability Assistance Requirement 
1/1/2016 through 12/31/2025 x .34 = $2,824.38  

 
 
The Borough of Dunellen will dedicate $8,307.00 from the affordable housing trust fund to 
render units more affordable, including $2,824.38 to render units more affordable to 
households earning 30 percent or less of median income by region, as follows: down 
payment/closing cost assistance; security deposit assistance; housing association fee 
assistance;  rental assistance program(s) and emergency rental assistance. 
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(c) Administrative Expenses (UN.J.A.C.U 5:97-8.9) 
 

Table 3.  Administrative Expense Calculation 
Actual dev fees and interest thru 12/31/2015   $500.00  

Projected dev fees and interest 2016 thru 2025 + $27,190.00  

Payments-in-lieu of construction and other deposits thru 12/31/10 + $0.00  
Less RCA expenditures thru 12/31/2018 - $0.00  

Total = $27,690.00  
Calculate 20 percent x .20 = $5,538.00  
   Less admin expenditures thru 12/31/2015 - $0.00  
PROJECTED MAXIMUM available for administrative expenses 
1/1/2016 thru 12/31/2025 = $5,538.00  

 
 

The Borough of Dunellen projects that a total of $5,538.00 will be available from the affordable 
housing trust fund for administrative purposes.  The Borough has not expended any funds on 
administrative expenses to date, and thus may spend up to $5,538.00 to cover administrative 
expenses.  
 
Projected administrative expenditures, subject to the 20 percent cap, are as follows: Planner 
and Administrative Agent Fees. 
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4. EXPENDITURE SCHEDULE  
 
The Borough of Dunellen intends to use affordable housing trust fund revenues for the creation and/or rehabilitation of housing 
units.  Where applicable, the creation/rehabilitation funding schedule below parallels the implementation schedule set forth in the 
Housing Element and Fair Share Plan and is summarized as follows: 
 

Table 4.  Projected Expenditure Schedule 2016-2025 

Program Number 
of Units 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 TOTAL 

Rehabilitation 12 $1,153.75  $1,153.75  $1,153.75  $1,153.75  $1,153.75  $1,153.75  $1,153.75  $1,153.75  $2,307.50  $2,307.50  $13,845.00  
Other Housing 
Activity                         

Total 
Programs 1 $1,153.75  $1,153.75  $1,153.75  $1,153.75  $1,153.75  $1,153.75  $1,153.75  $1,153.75  $2,307.50  $2,307.50  $13,845.00  

  

Affordability 
Assistance   $830.70  $830.70  $830.70  $830.70  $830.70  $830.70  $830.70  $830.70  $830.70  $830.70  $8,307.00  

  
Administration $553.80  $553.80  $553.80  $553.80  $553.80  $553.80  $553.80  $553.80  $553.80  $553.80  $5,538.00  
  
TOTAL $2,538.25  $2,538.25  $2,538.25  $2,538.25  $2,538.25  $2,538.25  $2,538.25  $2,538.25  $3,692.00  $3,692.00  $27,690.00  

 
5. EXCESS OR SHORTFALL OF FUNDS 
 
In the event of any expected or unexpected shortfalls if the anticipated revenues are not sufficient, the Borough will appropriate 
funds from general revenues.  In the event more funds than anticipated are collected, these excess funds will be used to fund 
additional rehabilitation, the affordability assistance program and/or new construction.   
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6.  BARRIER FREE ESCROW 
 
Collection and distribution of barrier free funds shall be consistent with the Borough of 
Dunellen’s Affordable Housing Ordinance in accordance with UN.J.A.CU. 5:97-8.5. A process 
describing the collection and distribution procedures for barrier free escrow funds pursuant to 
UN.J.A.CU. 5:97-8.5 will be detailed within the Borough’s Affordable Housing Ordinance. 
 
SUMMARY 
 
The Borough of Dunellen intends to spend affordable housing trust fund revenues pursuant to 
N.J.A.C. 5:97-8.7 through 8.9 and consistent with the housing programs outlined in the housing 
element and fair share plan dated February 1, 2016.  The Borough has a balance of $500.00 as 
of December 31, 2015 and anticipates an additional $27,190.00 in revenues, including interest, 
before the end of the period governed by this spending plan for a total of $27,690.00. The 
municipality will dedicate a total of $13,845.00 towards rehabilitation projects and $8,307.00 
toward affordability assistance. In addition, the Township has dedicated an additional 
$5,538.00 for administrative costs, within the threshold of the 20% cap on administrative costs. 
Total expenditures are anticipated to be $27,690.00. 
 

Table 5.  Spending Plan Summary 
Balance as of  12/31/2015   $500.00  
      
Projected REVENUE     
Development fees + $27,000.00  
Payments in lieu of construction +   
Other funds +   
Interest + $190.00  
      

Total Revenue = $27,690.00  
EXPENDITURES     
Funds Used for Rehabilitation  - $13,845  
Affordability Assistance  - $8,307.00  
Administration  - $5,538.00  
Excess Funds for Additional 
Housing Activity = - 

Total Projected Expenditures = $27,690.00  
Remaining Balance = $0.00  
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