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WHO ARE WE:

• Borough Planner – Redevelopment, Pop-up park, Public surveys, Board reviews

• Preparing Dunellen’s Master Plan Reexamination Report; and 

• Climate Resilience Plan

• Redevelopment / Special / Municipal / Planning Board Planner for communities around northern 
and central New Jersey

• Master Plans / Reexamination, Redevelopment Projects, Other services (fiscal impact analysis, 
community energy plans), Planning / Zoning Board

OUR TEAM:

1. Francis Reiner, LLA, PP, Director of Planning

2. Daniel Hauben, PP, AICP, LEED Green Associate, 
Senior Project Planner

DMR ARCHITECTS:



POLICY SETTING DOCUMENT

1. Planning Board driven process;

2. Establishes Borough’s goals and objectives for a 10 year period;

3. Basis for policy, investments, and ordinance changes;

4. Validity of zoning;

5. Last adopted in 2011;

REQUIRED COMPONENTS IN 2011 MP:

1. Statement of Goals and Objectives:

2. Land Use Plan Element: (Examines current patterns, set basis for future)

3. Housing Plan: Addresses housing need (mainly affordable housing) (2016)

DISCRETIONARY COMPONENTS IN 2011 MP:

1. Historic Preservation, Economic Development, Circulation, Recycling, 

Utilities, Open Space, Community Facilities, Urban Design

WHAT IS A MASTER PLAN :



Periodic update of Master Plan (N.J.S.A 40:55D-89):
1. Required at least every 10 years 

Six mandatory components:
1. Problems & objectives in last reexamination or Master Plan;  
2. Extent to which they have changed; 
3. Significant changes in assumptions, policies, objectives; 
4. Recommended changes to master plan or development regulations; 
5. Recommendations regarding redevelopment plans; and
6. Recommendations concerning development of electric vehicle 

infrastructure.

DMR’s Process / Input:
1. Review existing documents
2. Conversations/ Meetings with the Borough
3. Public outreach events / surveys

Effects of the Plan:
1. Creates basis for zoning and other development regulations / changes for next 

10 years;
2. Sets goals and objectives for the next 10 years; and
3. Creates a vision;

WHAT IS A MASTER PLAN REEXAMINATION:



PUBLIC OUTREACH:

Master Plan Reexam/NJ Transit/NJTPA
• A 35 question Survey was administered from Aug. 14 to Sept. 

21
• 265 respondents including 247 residents
• Questions coordinated with NJ Transit Friendly Planning and 

NJTPA Complete Streets
• Downtown, traffic, taxes, flooding a priority

Cannabis Survey
• Administered July 18 to August 18, 2022
• 282 Respondents were recorded, 88% of which were residents 

of the Borough
• Generally in favor with preference for retail over 

growing/manufacture

September 14, 2022 Public Outreach Meeting
• Attended by 33 residents, business owners, workers;
• Opportunity for public to exchange ideas with DMR, Borough, 

NJTPA, NJ Transit



RECOMMENDATIONS (SECTION 4):

ECONOMY AND DOWNTOWN REDEVELOPMENT
• Downtown open-space;
• Downtown improvement district;
• Parking and uses;
• Consider cannabis related uses;

COMMUNITY CHARACTER
• Protect buildings with historic value;
• Regulate 5G infrastructure;

PUBLIC COSTS
• Share services;
• Energy efficiency, generation;

ENVIRONMENT
• Encourage green building practices;
• Increase open-space;
• Flood-conscious zoning and engineering;
• Tree protection, native planting standards;

CIRCULATION
• Prioritize multi-modal transportation;

HOUSING
• Increase supply in downtown;
• Explore senior housing options;
• Comply with Fair Share obligation;



CLIMATE RESILIENCE PLAN
RECOMMENDATIONS



CLIMATE RESILIENCY PLAN:

Climate Resiliency and Master Plan Relationship:

1.  Prepared concurrently with Re-Examination

Required Components of a Climate Resiliency Plan:

1.  Analysis of current and future threats

2.  Build-Out Analysis 

3.  Identify crucial facilities/evacuation infrastructure

4.  Analyze potential impacts of natural disasters on  Master Plan 
components

5.  Improved Design Standards

6.  Policy statement of consistency

7.  Use most recent data from NJDEP 

Vulnerabilities Within the Borough:

1.  Increased chance of floods

2.  Increased chance of higher volumes of precipitation

3.  Power Outages

Combatting the Impacts:

1.  Climate conscious design standards

2.  Improved flood hazard impact mitigation



RESILIENCE PLAN 

CONTENTS
• Analyze threats from natural hazards / climate 

change
• Identify critical infrastructure/facilities
• Build-out analysis
• Policy / strategy recommendations
BUILD OUT
• Potential for development of 303 dwellings and 

343,756 non-res s.f. in SFHA
• Potential for 2,031 dwellings and 625,687 non-res 

s.f. Borough wide
CLIMATE IMPACT ASSESSMENT
• Green Brook and Bonygutt Brook at highest risk – 

flooding, precipitation, drought
• Municipal facilities, public, and economy at 

moderate risk – flooding, precipitation, drought
• State and Regional Services – moderate risk related 

to flooding and precipitation
• All have medium adaptive capacity



QUESTIONS / COMMENTS


