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INTRODUCTION 

In the case of Southern Burlington County NAACP v. the Township of Mount Laurel, (commonly 
known as Mount Laurel I), the New Jersey Supreme Court established the doctrine that 
developing municipalities in New Jersey have a constitutional obligation to provide a realistic 
opportunity for the construction of low and moderate income housing in their communities. In its 
Mount Laurel decision, decided on January 20, 1983 (Mount Laurel II), the Supreme Court 
expanded the Mount Laurel doctrine by stating that this constitutional responsibility extended to 
all municipalities in New Jersey. The Court also established various remedies, including the 
“builder remedy” or court-imposed zoning, to ensure that municipalities actually addressed this 
obligation. 
 
In response to the Mount Laurel II decision, the New Jersey Legislature adopted the Fair Housing 
Act in 1985 (Chapter 222, Laws Of New Jersey, 1985). The Fair Housing Act established a Council 
on Affordable Housing (COAH) as an administrative alternative to the courts. COAH was also 
given the responsibility of establishing various housing regions in the state, determining regional 
and municipal fair share affordable housing obligations and adopting regulations establishing 
the guidelines and approaches that municipalities may use in addressing their affordable 
housing need. 
 
Under COAH’s regulations, low income households are defined as those with incomes no 
greater than 50 percent of the median household income, adjusted for household size, of the 
housing region in which the municipality is located, and moderate-income households are those 
with incomes no greater than 80 percent and no less than 50 percent of the median household 
income, adjusted for household size, of the housing region. For the Town of Dover, the housing 
region is defined by COAH as Region 2 and is comprised of Morris, Bergen, Hudson and Passaic 
Counties. 
 
Pursuant to both the Fair Housing Act and the Municipal Land Use Law (MLUL), municipalities in 
New Jersey are required to include a housing element in their master plans. The principal 
purpose of the housing element is to provide for methods of achieving the goal of access to 
affordable housing to meet the municipality’s low and moderate income housing needs. The 
statutory required contents of the housing element are: 
 

a. 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; 

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

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

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

e. 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; 
and 
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f. 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 consideration of 
lands of developers who have expressed a commitment to provide low and moderate 
income housing. 

 
COAH Third Round Methodology – Growth Share 

Unlike the previous two rounds, the Third Round methodology determines a municipality’s 
affordable housing need based on the growth of the municipality.  The need for affordable 
housing in a municipality is calculated through the sum of the following:  
 

• Deficient housing units occupied by low and moderate income households which is 
referred to as rehabilitation share;  

• Remaining Prior Round (1987 – 1999) Obligation assigned to a municipality by the Council 
or the court for the period 1987 through 1999; and 

• The share of the affordable housing need generated by a municipality’s actual growth 
(2004 – 2018) based upon the number of new housing units constructed and the number 
of new jobs created as a result of non-residential development.  

 
The rehabilitation share for affordable housing is the number of existing housing units as of April 1, 
2000 that are both deficient and occupied by households of low or moderate income and is 
calculated by COAH.  The Remaining Prior Round (1987 – 1999) Obligations from the first and 
second fair share rounds have been recalculated to include data from the 2000 Census and are 
also provided by COAH. 
 
With the Third Round Rules, the Council has implemented a growth share approach to 
affordable housing, thereby linking the actual production of affordable housing with municipal 
development and growth, based upon the number of new housing units constructed and the 
number of new jobs created as a result of non-residential development.  
 
When developing a Housing Element and Fair Share Plan to provide affordable housing 
between 2004 and 2018, municipalities may rely on the COAH Growth Projections as the 
baseline for potential growth over the 2004-2018 period. However, the official growth share 
obligation accrued by each municipality as calculated by 2018 will be based on actual 
residential and non-residential growth, not COAH projections.   
 
Projected growth from COAH is converted into the affordable housing obligation, which the 
municipality must plan for by applying the following ratios: 
 

• For every five residential units constructed, the municipality shall be obligated to include 
one affordable unit (i.e. 1 affordable unit in every 5 residential units for inclusionary 
development or 1 affordable unit for every four market rate units).   

• For every 16 jobs created, the municipality shall be obligated provide one affordable 
unit. (i.e. 1 affordable unit for every 16 jobs created).  
 

The projected growth share obligation will be converted into an actual growth share obligation 
when the ratios above are applied to market-rate units and newly constructed and expanded 
non-residential developments receiving permanent certificates of occupancy.  
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Municipal Summary 

The Town of Dover is roughly 2.7 square miles in size and is a “Regional Center” as defined by the 
State Development and Redevelopment Plan. The community consists of a centrally developed 
Downtown and Train Station Area with less developed residential neighborhoods surrounding. 
The Town is bounded by the Townships of Randolph, Rockaway, Mine Hill, Wharton and Victory 
Gardens. 
 
According to the 2000 Census, the population of Dover increased to 18,188 from 15,115 in 1990. 
The median age was 33.7 years, which was much younger than the Morris County median age 
of 37.8 years. The average household size increased significantly from the 1990 level of 2.89 
persons to 3.29 persons in 2000. 
 
Most of the housing stock in Dover is single-family detached dwelling units, but there are also 
many single-family attached and two-family dwellings. The great majority of the housing stock 
was built before 1960. There is a moderate availability of employment in Dover as compared 
with other municipalities in the region, and with Morris County as a whole.  According to the 
guidelines established by COAH, Dover is located in affordable housing Region 2, a region that 
consists of Morris, Essex, Union, and Warren counties. Income limits are based on median income 
within each COAH region. Being part of Region 2, the median income for a four-person 
household is $83,771, the moderate-income level is $67,017 and low income is $41,886. 
Moderate income is defined by 60% of median income and low income is 30% of the median. As 
such, income limits in Region 2 are as follows: 
 

Region 2 Income 1 Person *1.5 
Person 

2 Person *3 
Person 

4 Person *4.5 
Person 

5 Person 6 Person 7 Person 8 Person 

Essex, 
Morris, 
Union, 
Warren 

Median 
Moderate  
Low  
Very Low 

$58,640 
46,912 
29,320 
17,592 

$62,828 
50,263 
31,414 
18,848 

$67,017 
53,613 
33,508 
20,105 

$75,394 
60,315 
37,697 
22,618 

$83,771 
67,017 
41,886 
25,131 

$87,122 
69,697 
43,561 
26,137 

$90,473,
72,378 
45,236 
27,142 

$97,174 
77,739 
48,587 
29,152 

$103,876 
83,101 
51,938 
31,163 

$110,578 
88,462 
55,289 
33,173 

 
According to the Third Round rules Dover has a rehabilitation obligation of  251 units and a prior 
round (1987-1999) obligation of 6 units.  Upon review of the planning efforts present in the Town, 
it is expected the Town will grow, but given the uncertainly of the marketplace and new State 
regulations, including new COAH rules and regulations growth is unpredictable.  As such, the 
Town of Dover accepts COAH’s growth projection of the need to provide 137 new affordable 
housing units and has put together a Plan that addresses these projections as well providing a 
strategy for future phases of potential growth in subsequent COAH reporting periods. 
Accordingly, this Plan will utilize;  

• Developer Fee Ordinance and Spending Plan 
• Rehabilitation Program 
• Inclusionary Zoning 
• Write/down, buy/down Program 

 
This report constitutes the Housing Element/Fair Share Plan of the Town of Dover. It consists of 
eight parts, as follows: 

PART I.  DEMOGRAPHIC CHARACTERISTICS 
PART II.  EXISTING HOUSING CHARACTERISTICS 
PART III.  EMPLOYMENT DATA 
PART IV. DETERMINING THE FAIR SHARE OBLIGATION  
PART V. ZONING ANALYSIS 
PART VI  CREDITS AND ADJUSTMENTS 
PART VII. AMENDED AND REVISED THIRD ROUND FAIR SHARE PLAN 
PART VIII. IMPLEMENTATION SCHEDULE 
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I.  DEMOGRAPHIC CHARACTERISTICS 

 Population 

The population of Dover has experienced significant and steady growth in the last seventy years. 
The population trends experienced in Dover, Morris County and the State of New Jersey from 
1930 through 2000 are shown below. There were 18,188 residents in Dover in 2000, an increase of 
3,073 people (more than a 20 percent growth) since 1990. Dover’s population increased every 
year since 1930, except in the seventies, when a slight decrease of 2.4 percent occurred. Dover 
experienced its greatest population growth in the nineties, when it swelled by 20 percent; the 
fifties and sixties also saw great increases in the town’s population as well, growing by 16.6 
percent and 15.4 percent respectively. In a similar manner, the populations of Morris County and 
the State of New Jersey have also been increasing steadily over the last seventy years, with 
growth spikes in the forties, fifties and sixties. Morris County’s population has more than 
quadrupled since 1930; the State of New Jersey’ population has more than doubled. 
 
 

Populations Trends, 1930 to 2000 
The Town of Dover Morris County New Jersey 

Change Change Change 
Year Population Number Percent Population Number Percent Population Number Percent
1930 10,031 - - 110,445 - - 4,041,334 - - 
1940 10,491 460 4.6 125,732 15,287 13.8 4,160,165 118,831 2.9 
1950 11,174 683 6.5 164,371 38,639 30.7 4,835,329 675,164 16.2 
1960 13,034 1,860 16.6 261,620 97,249 59.2 6,066,782 1,231,453 20.3 
1970 15,039 2,005 15.4 383,454 121,834 46.6 7,171,112 1,104,330 18.2 
1980 14,681 -358 -2.4 407,630 24,176 6.3 7,365,011 463,899 6.5 
1990 15,115 434 3.0 421,353 13,723 3.4 7,730,188 365,177 5.0 
2000 18,188 3,073 20.3 470,212 48,859 11.6 8,414,350 684,162 8.9 

  
 
Population Composition by Age  

Since 1990, Dover has experienced significant changes in the age composition of its population, 
especially an increase in the number of children and persons aged 35 and older. The largest 
rate of increases in the Town occurred in the 45 to 54 and 35 to 44 year old cohorts, which 
increased by 52.3 percent and 46.1 percent, respectively. The next greatest increases were in 
the 5 to 14 year old cohort, which rose almost 32 percent, followed by the 55 to 64 (18.9 
percent) year old cohort and children under 5 years old (17.4 percent). The only cohort to 
experience a decrease was seniors aged 65 and over, which lost 1.4 percent.  In terms of the 
greatest increase in numbers of people in a cohort, in 2000 there were 982 more residents aged 
35 to 44 years old, and 760 more residents aged 45 to 54 years old. 
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Population by Age 1990 and 2000, The Town of Dover 
 1990 2000 Change, 1990 to 2000 
Population Number Percent Number Percent Number Percent 
Under 5 1,089 7.2 1,278 7.0 189 17.4 
5 to 14 1,744 11.5 2,301 12.7 557 31.9 
15 to 24 2,340 15.5 2,547 14.0 207 8.8 
25 to 34 3,250 21.5 3,437 18.9 187 5.8 
35 to 44 2,128 14.1 3,110 17.1 982 46.1 
45 to 54 1,454 9.6 2,214 12.2 760 52.3 
55 to 64 1,160 7.7 1,379 7.6 219 18.9 
65 and over 1,950 12.9 1,922 10.6 -28 -1.4 
Total 15,115 100 18,188 100 3,073 20.3 
 
 
Like Dover, Morris County also experienced shifts in the age composition of its population. The 
greatest increases were experienced by the 45 to 54 and 5 to 14 year old cohorts, each growing 
by slightly more than 28 percent.  In 2000, there were 15, 902 and more residents aged 45 to 54, 
and 14,678 residents aged 5 to 14. Unlike Dover, the number of seniors in the County increased 
significantly, growing by 22.8 percent. Decreases in cohorts were seen in those aged 15 to 24 
(18.4 percent) and 25 to 34 (10.9 percent).  The population of residents aged 15 to 24 lost 10,612 
people, and those aged 24 to 34 lost 7,768 
 
 

Population by Age, 1990 and 2000, Morris County 
 1990 2000 Change, 1990 to 2000 
Population Number Percent Number Percent Number Percent 
Under 5 27,637 6.6 32,906 7.0 5,269 19.1 
5 to 14 51,981 12.3 66,659 14.2 14,678 28.2 
15 to 24 57,781 13.7 47,169 10.0 -10,612 -18.4 
25 to 34 71,457 17.0 63,689 13.5 -7,768 -10.9 
35 to 44 72,240 17.1 86,465 18.4 14,225 19.7 
45 to 54 55,965 13.3 71,867 15.3 15,902 28.4 
55 to 64 39,870 9.5 46,927 10.0 7,057 17.7 
65 and over 44,422 10.5 54,530 11.6 10,108 22.8 
Total 421,353 100 470,212 100 48,859 11.6 
 
 
According to the 2000 Census, the median age of residents in Dover was 33.7 years.  Analysis of 
age group characteristics provides insight into the actual changes in population. This 
comparison is helpful in determining impacts these changes have on housing needs, community 
facilities and services for the municipality and the County overall. 
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Households 

A household is defined as one or more persons, either related or not, living together in a housing 
unit, which includes rental apartments, condominiums, houses, etc.  Households in Dover tend to 
be small in size, with a great majority occupied by four or less inhabitants. In 2000, there were a 
total of 5,436 households in Dover.  Two persons households made up 22.9 percent of all 
occupied housing units, followed by 21.3 percent occupied by only one person. Three- and four-
person households were also very common, each composing 16.9 percent and 15.8 percent of 
the total, respectively. The average number of persons per household in Dover was 3.29, which 
was significantly higher than the County’s average of 2.72.   
 
 

HOUSEHOLD SIZE- Occupied Housing Units 
Town of Dover and Morris County 

 Town Percent County Percent 
Total Households 5,436 100 169,711 100 
1-person household 1,156 21.3 36,555 21.5 
2-person household 1,246 22.9 53,911 31.8 
3-person household 919 16.9 29,923 17.6 
4-person household 858 15.8 30,012 17.7 
5-person household 553 10.2 13,173 7.8 
6-person household 299 5.5 3,987 2.3 
7-or-more-person household 405 7.5 2,150 1.3 
Average Household Size 3.29  2.72  
 
 
Family households are defined as two or more persons living in the same household, related by 
blood, marriage or adoption. Most households in Dover were family households, comprising 72.1 
percent of all households. The average family size was greater than three and one-half persons 
(3.55).  The majority of family households (69.6) were married-couple families, of which a little 
more than 51 percent had children under the age of 18.  Of the 21.3 percent of households that 
consisted of only one person, a female householder lived in about 60 percent of them and a 
male householder lived in about 40 percent of them.   
 

In providing more detail of American households, the 2000 Census included the sub-groups of 
non-traditional households: ‘Other family’ and ‘Non-family’ households.  ‘Other family’ 
households made up 21.9 percent of all households, of which about 61.5 percent were headed 
by female householders with no husband present. Non-family households are defined as 
households that consist of a householder living alone or sharing the home exclusively with 
people to whom he/she is not related.  Non-family households only comprised 6.7 percent of all 
households in the Town. 
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Household Size and Type 
The Town of Dover 

 Total Percent
Total households 5,436 100 
1-person household: 1,156 21.3 
• Male householder 466 40.3 
• Female householder 690 59.7 
2 or more person household: 4,280 78.7 
• Family households: 3,918 72.1 

Married-couple family: 2,727 69.6 
With own children under 18 years 1,398 51.3 
No own children under 18 years 1,329 48.7 

• Other family: 1,191 21.9 
Male householder, no wife present: 458 38.5 

With own children under 18 years 195 42.6 
No own children under 18 years 263 57.4 

Female householder, no husband present: 733 61.5 
With own children under 18 years 345 47.1 
No own children under 18 years 388 52.9 

Non-family households: 362 6.7 
Male householder 231 63.8 
Female householder 131 36.2 
   
Average Family Size 3.55  
 

 Income 

According to the 2000 Census, households in Dover earned smaller incomes compared to both 
Morris County and the State of New Jersey.  As measured in 1999, the median income in Dover 
was $53,423, which was a total of $23,917 less than Morris County, and $1,723 less than the 
State’s median income.   
 

Per Capita and Household Income 1999 
The Town of Dover, Morris County, New Jersey 

 1999 Per Capita ($) 1999 Median Household ($) 
The Town of Dover 18,056 53,423 
Morris County 36,964 77,340 
New Jersey 27,006 55,146 
 
The distribution of household incomes in Dover for 1999 is shown below. The most common 
income bracket was $50,000 to $74,999, which was earned by 24.3 percent or 1,329 households. 
A majority of the households earned middle-class incomes or better ($35,000 or more) and many 
earned over $100,000 (17.3 percent). However, more than 22 percent of the households earned 
less than $25,000. In slight contrast to Dover, households in Morris County tended to earn higher 
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incomes. Fewer households earned less than $25,000 (10.9 percent) and more earned $100,000 
or more (35.8 percent). 
 

Households Income In 1999 
Town of Dover and Morris County 

 

 
The Town of 

Dover Morris County 
 Number Percent Number Percent
Total households 5,463 100 169,794 100 
Less than $10,000 340 6.2 5,280 3.1 
$10,000 to $14,999 253 4.6 4,162 2.5 
$15,000 to $24,999 654 12 9,016 5.3 
$25,000 to $34,999 554 10.1 11,528 6.8 
$35,000 to $49,999 741 13.6 19,304 11.4 
$50,000 to $74,999 1,329 24.3 32,678 19.2 
$75,000 to $99,999 651 11.9 26,978 15.9 
$100,000 to $149,999 769 14.1 31,791 18.7 
$150,000 to $199,999 163 3 13,776 8.1 
$200,000 or more 9 0.2 15,281 9.0 
     
Median household income ($) 53,423  77,340  
 

Poverty Status 

In Dover, a moderate number of residents live in poverty, most of whom are of working age. Of 
the 18,188 persons in Dover in 1999, 2,381 people or 13.1 percent lived in poverty.  Of those in 
poverty, the majority (67.4 percent) fell into the age range of 18 to 65 years old.  Of the people 
living in poverty in the Town 27.6 percent were children under the age of 18. Only five percent of 
the elderly (over 65) were living in poverty. 
 

Poverty Status 1999 
Town of Dover and Morris County 

 The Town of Dover Morris County 
 Number Percent Number Percent 
Total persons 18,188 100 470,212 100 
Total persons below poverty level: 2,381 13.1 17,872 3.8 

Under 18 658 27.6 4,464 25.0 
18 to 65 1,605 67.4 10,675 59.7 
Over 65 118 5.0 2,733 15.3 

 
Household Costs 

The tables below show the expenditures for housing for those who own and rent in Dover.  A 
slight majority of households in Dover were occupied by renters, but many lived in homes they 
owned as well. With respect to owner-occupied households, more than a quarter spent 30 
percent or greater of their household income on housing. Among the many renter-occupied 
households, more than 38 percent of them spent 30 percent or more of their household income 
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on housing costs. General affordability standards set a bar at spending 30 percent of gross 
income for housing costs.  
 
 

Selected Monthly Owner Costs As A Percentage Of Household 
Income in The Town of Dover, 1999 

 Number Percent 
Total owner-occupied housing units: 2,454 100 
Less than 15 percent 598 24.4 
15 to 19 percent 393 16.0 
20 to 24 percent 450 18.3 
25 to 29 percent 340 13.9 
30 to 34 percent 148 6.0 
35 percent or more 500 20.4 
Not computed 25 1.0 
 
 

Gross Rent As A Percentage Of Household Income  
Town of Dover 1999 

 Number Percent 
Total renter-occupied housing units 2,567 100 
Less than 15 percent 379 14.8 
15 to 19 percent 355 13.8 
20 to 24 percent 339 13.2 
25 to 29 percent 330 12.9 
30 to 34 percent 185 7.2 
35 percent or more 930 36.2 
Not computed 49 1.9 
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II.  EXISTING HOUSING CONDITIONS 

Housing Unit Data 

Dover’s housing stock is comprised of mostly older structures, is split between renter- and owner-
occupied tenures, and is increasing at an ever-slower rate. According to the 2000 Census, the 
Town had a total of 5,436 housing units, an increase of 81 units from 1990.  More than half of the 
units (52.8 percent) were owner-occupied, and 47.2 percent were renter-occupied.  The 
greatest growth in the housing stock occurred before 1939, when 1,816 structures were built, 
representing 33.4 percent of the housing in Town. Since the 1950s, the rate of housing 
construction has decreased steadily. The slowest decade was the 1990s, when 276 structures 
were built.  The median age of the housing stock in Dover was 1953. 
 
 

Housing Data 
The Town of Dover 

 Total Percent 
HOUSING UNITS    
Total 5,568 100 
TENURE    
Owner occupied 2,869 51.5 
Renter occupied 2,567 46.1 
YEAR STRUCTURE BUILT    
Built 1995 to March 2000 171 3.1 
Built 1990 to 1994 105 1.9 
Built 1980 to 1989 463 8.3 
Built 1970 to 1979 537 9.6 
Built 1960 to 1969 831 14.9 
Built 1950 to 1959 933 16.8 
Built 1940 to 1949 712 12.8 
Built 1939 or earlier 1,816 32.6 
Median year structure built 1953  
 
 

Housing Type and Size 

According to the 2000 Census, nearly one-half of the housing stock in Dover was single-family 
detached housing, a majority of which had five or more rooms.  In 2000, there were 2,751 single-
family detached homes representing 49.4 percent of the housing stock.  The second largest 
type, comprising 17 percent of all households, was two-family structures.  In total, multi-family 
housing (two or more units) represented almost 40 percent (39.9 percent) of the housing stock 
within the town. 
 
The median number of rooms within housing units in Dover was 5.2, with the largest percentage 
of structures (21.7 percent) having six rooms.  Only 7.5 percent of all units had two or less rooms, 
while the great majority (almost 70 percent) had between three and six rooms.   
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Housing Type and Size 
The Town of Dover 

UNITS IN STRUCTURE   

Total 5,568 100 

1, detached 2,751 49.4 

1, attached 583 10.5 

2 946 17.0 

3 or 4 463 8.3 

5 to 9 241 4.3 

10 to 19 158 2.8 

20 to 49 202 3.6 

50 or more 217 3.9 

Mobile home 7 0.1 

Boat, RV, van, etc. 0 0 

ROOMS    

1 room 156 2.8 

2 rooms 261 4.7 

3 rooms 886 15.9 

4 rooms 800 14.4 

5 rooms 992 17.8 

6 rooms 1,206 21.7 

7 rooms 565 10.1 

8 rooms 386 6.9 

9 or more rooms 316 5.7 

Median number of rooms 5.2  
 

Occupancy 

There were very few vacant housing units in Dover, most of which were for sale or rent, or for 
seasonal, recreational, or occasional use. According to the 2000 Census, of the 5,568 units in 
Dover, 5,436 or 97.6 percent were occupied, while 132 units or 2.4 percent were vacant.  Of 
those units that were vacant, 47 percent were available for rent, 18.9 percent were for sale, and 
20.5 percent were for seasonal, recreational, or occasional use.  

OCCUPANCY STATUS - The Town of Dover 

 Total Percent 

Total 5,568 100 

Occupied 5,436 97.6 

Vacant 132 2.4 

VACANCY STATUS   

Total 132 100 

For rent 62 47.0 

For sale only 25 18.9 

Rented or sold, not occupied 4 3.0 

For seasonal, recreational, or occasional use 27 20.5 

For migrant workers 0 0.0 

Other vacant 14 10.6 
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Housing Values and Contract Rent 

Most owner-occupied housing units in Dover are valued between $100,000 to $199,999, and the 
majority are financed by a mortgage. Housing values for owner-occupied housing units in 2000 
are listed in the table below along with mortgage status data.  The most common value for 
owner-occupied housing units was between $100,000 to $149,999, comprising 46 percent of the 
total. The second most common value was between $150,000 to 199,999 (34.1 percent) followed 
by housing values in the range of $200,000 and $299,999 (14.6 percent). Almost 95 percent had 
a value that fell within $100,000 to $299,999. The median value of owner-occupied housing units 
in Dover was $150,500. Nearly 70 percent of the units were covered by a mortgage (69.6 
percent), while only 16.3 percent of owner-occupied housing units had either a second 
mortgage or a home equity loan. A significant number, 745 units, or 30.4 percent, had no 
mortgage at all.  
 
 

VALUE FOR ALL OWNER-OCCUPIED HOUSING UNITS 
The Town of Dover 

 Total Percent 
Total 2,454 100 
Less than $50,000 8 0.3 
$50,000- $99,999 78 3.2 
$100,000- $149,999 1,130 46.0 
$150,000- $199,999 837 34.1 
$200,000 to $299,999 359 14.6 
$300,000 to $499,999 24 1.0 
$500,000 + 18 0.7 
Median value 150,500  
   
MORTGAGE STATUS    
Housing units with a mortgage, contract to purchase, or similar debt: 1,709 69.6 
With either a second mortgage or home equity loan, but not both: 401 16.3 
Second mortgage only 210 8.6 
Home equity loan only 191 7.8 
Both second mortgage and home equity loan 13 0.5 
No second mortgage and no home equity loan 1,295 52.8 
Housing units without a mortgage 745 30.4 
 
 
Of the many renter-occupied units, almost all cost less than $2000 per month. The median 
contract rent in Dover in 2000 was $870.  The largest group of renters (34.4 percent) paid 
between $700 and $899 per month.   
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CONTRACT RENT  - The Town of Dover 
 Total Percent 
Total renter occupied units 2,567 100 
Less than $200 98 3.8 
$200- $499 280 10.9 
$500-$699 590 23.0 
$700-$899 884 34.4 
$900 to $999 229 8.9 
$1,000 to $1,999 467 18.2 
$2,000 or more 7 0.3 
No cash rent 12 0.5 
Median Contract Rent $870  

Housing Conditions  

The majority of occupied housing units use gas as the primary heating fuel. Overcrowding (more 
than one person per room) is an issue among renters, and only a few households lack complete 
plumbing and kitchen facilities, and telephone service. The table below details the condition of 
housing within Dover based on heating fuel, overcrowding, plumbing facilities, kitchen facilities, 
and telephone service.  These factors are utilized in determining housing deficiency.  According 
to the 2000 Census, 4.1 percent of owner-occupied housing units experienced overcrowding, 
while 12.3 percent of renters lived in crowded conditions. Only 1.3 percent lacked complete 
plumbing facilities, and 1 percent of the units lacked complete kitchen facilities. There was no 
telephone service in 3.5 percent of all occupied housing units.  
 

Housing Conditions The Town of Dover 
 Total Percent 
House Heating Fuel- Occupied housing units 5,436 100 
Utility gas 2,981 54.8 
Bottled, tank, or LP gas 136 2.5 
Electricity 468 8.6 
Fuel oil, kerosene, etc. 1,824 33.6 
Coal or coke 0 0.0 
Wood 0 0.0 
Solar energy 10 0.2 
Other fuel 17 0.3 
No fuel used 0 0.0 
Occupants per Room-Occupied housing units   
Total 5,436 100 
Owner Occupants per Room (Over 1.0) 222 4.1 
Renter Occupants per Room (Over 1.0) 669 12.3 
Facilities- Total units   
Total 5,436 100 
Lacking complete plumbing facilities 69 1.3 
Lacking complete kitchen facilities 53 1.0 
Telephone Service- Occupied housing units   
Total 5,436 100 
No service 189 3.5 
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III.  EMPLOYMENT DATA 

Employment Trends 

Total labor force and employment in Dover has increased slightly in the last ten years, but the 
unemployment rate, much higher than both the County and State, has risen significantly since 
1998. The following tables detail changes in employment from 1994 to 2003 for Dover, Morris 
County, and New Jersey.  Although there was a noticeable drop in 2000 and 2001, resident 
employment in Dover rose slowly throughout the mid-nineties. In 1999 the peak of 9,205 
employed residents was reached. Similarly, the total labor force in the Town has increased 
slowly, with a drop experienced in 2000 as well. The highest labor force occurred in 2002 when 
there were 9,859 residents available to work. The unemployment rate in the Town has been 
increasing since 1998, when it was at its lowest point of 5.8 percent. The latest data from 2003 
showed the unemployment rate at 9.4 percent. The highest unemployment rate was 
experienced in 1994 when it hit 10.2 percent. In Morris County, the resident employment and 
labor force population fluctuated throughout the mid-nineties, and the unemployment rate has 
been increasing since 2000. The 2003 unemployment rates for Morris County and the State of 
New Jersey were 7.3 and 5.9 percent, respectively. 
 

Employment and Labor Force, 1994 - 2003, The Town of Dover 

 
Labor 

Force 
Resident 

Employment Unemployment
Unemployment 

Rate 
1994 9,169 8,235 934 10.2 
1995 9,301 8,470 831 8.9 
1996 9,436 8,655 781 8.3 
1997 9,604 8,947 657 6.8 
1998 9,526 8,970 556 5.8 
1999 9,777 9,205 572 5.9 
2000 9,482 8,953 529 5.6 
2001 9,538 8,884 653 6.8 
2002 9,859 8,924 935 9.5 
2003 9,890 8,956 933 9.4 
 

Employment and Labor Force, 1994 - 2003, Morris County 

 Labor Force 
Resident 

Employment Unemployment
Unemployment 

Rate 
1994 246,119 233,897 12,222 5.0 
1995 251,445 240,571 10,874 4.3 
1996 256,028 245,813 10,215 4.0 
1997 262,698 254,106 8,592 3.3 
1998 262,060 254,787 7,273 2.8 
1999 268,945 261,455 7,490 2.8 
2000 261,218 254,292 6,926 2.7 
2001 173,153 167,530 5,623 3.2 
2002 176,324 168,271 8,053 4.6 
2003 176,923 168,890 8,033 4.5 
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Employment and Labor Force, 1994 - 2003, New Jersey 

 Labor Force 
Resident 

Employment Unemployment
Unemployment 

Rate 
1994 4,016,000 3,742,500 273,500 6.8 
1995 4,064,200 3,803,700 260,500 6.4 
1996 4,143,500 3,878,400 256,100 6.1 
1997 4,192,300 3,976,900 215,400 5.1 
1998 4,144,300 3,953,000 191,300 4.6 
1999 4,205,500 4,012,200 193,200 4.6 
2000 4,187,900 4,030,500 157,400 3.8 
2001 4,179,500 4,003,800 175,700 4.2 
2002 4,367,800 4,112,800 255,000 5.8 
2003 4,375,000 4,118,000 256,983 5.9 
 

Class of Worker and Occupation 

The majority of workers (86.5 percent) living in Dover were a part of the private wage and salary 
worker group including people who worked for wages, salary, commission, tips, etc, for a private 
for-profit employer or a private not-for-profit, tax-exempt, or charitable organization. The second 
largest category was government worker (10.0 percent) followed by those who were self –
employed (3.4 percent).   
 

Class of Worker, 2000 
The Town of Dover 

 Number Percent 
Total 8,816 100 
Private wage and salary worker 7,628 86.5 
Government worker 892 10.1 
Self-employed worker 296 3.4 
Unpaid family worker 0 0.0 
 
Those that worked within the private wage field were concentrated in sales & office 
occupations positions (25.7 percent) and production, transportation, & material moving 
occupations (25 percent), together totaling over one-half of all employees. Other important 
occupations included service occupations (20.9 percent), and management, professional, & 
related occupations (19.4 percent). 
 

Occupation, 2000 
The Town of Dover 

 Number Percent 
Employed civilian population 16 years and over 8,816 100 
Management, professional, and related occupations 1,713 19.4 
Service occupations 1,845 20.9 
Sales and office occupations 2,262 25.7 
Farming, fishing, and forestry occupations 0 0.0 
Construction, extraction, and maintenance occupations 789 8.9 
Production, transportation, and material moving occupations 2,207 25.0 



Town of Dover -  Housing Element & Fair Share Plan  

20

 
Commuting to Work 

Most commuters in Dover spent relatively little time commuting to work. More than 70 percent of 
all commuters traveled less than thirty minutes. Only 5 percent of commuters traveled more than 
one hour to work. According to the 2000 Census, the mean travel time to work for those who 
lived in the town was approximately twenty-two minutes.   
 
 

Travel Time To Work, 2000 
The Town of Dover 

 Number Percent 
Workers who did not work at home 8,528 100 
Less than 10 minutes 1,445 16.9 
10 to 14 minutes 1,381 16.2 
15 to 19 minutes 1,441 16.9 
20 to 24 minutes 1,320 15.5 
25 to 29 minutes 489 5.7 
30 to 34 minutes 1,139 13.4 
35 to 44 minutes 456 5.3 
45 to 59 minutes 436 5.1 
60 to 89 minutes 246 2.9 
90 or more minutes 175 2.1 
Mean travel time to work (minutes) 22.1  
 
Most commuters drove to work, with most driving to work alone. The proportion of workers who 
drove alone to work was 61.8  percent, while 22.8 percent carpooled.  Few people used public 
transportation (4.6 percent) or walked (3.1 percent), and still less worked at home (1.3 percent). 
 

Means Of Commute, 2000 
The Town of Dover 

 Number Percent 
Workers 16 years and over 8,637 100 
Car, truck, or van  7,305 84.6 

Drove alone 5,335 61.8 
Carpooled 1,970 22.8 

Public transportation 396 4.6 
Walked 270 3.1 
Other means 557 6.4 
Worked at home 109 1.3 
  

Covered Employment 

There is currently very limited information available on actual job opportunities within 
municipalities.  The Department of Labor collects information on covered employment, which is 
employment and wage data for employers covered by unemployment insurance.  The tables 
below provide a snapshot of private employers located within Dover.  The first table reflects the 
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number of jobs covered in private employment from 1993 through 1999.  The second table 
reflects the disbursement of jobs by industry and salaries in 1999. 
 
According to data from the New Jersey Department of Labor and Workforce Development, 
there was a high availability of covered employment in Dover in the nineties. The peak was seen 
in 1996, when 6,568 jobs were covered by unemployment insurance. Although the number of 
jobs remained relatively consistent throughout the 1990s, a low-point of 5,829 was reached in 
1999, a loss of 406 jobs since 1998.  
 

Private Wage Covered Employment* 
1993-1999, The Town of Dover 

Year Number of Jobs # Change  % Change 
1993 6,492 - - 
1994 6,381 -111 -1.7 
1995 6,232 -149 -2.3 
1996 6,568 336 5.4 
1997 6,292 -276 -4.2 
1998 6,235 -57 -0.9 
1999 5,829 -406 -6.5 
*Third Quarter Numbers   

 
In 1999, every kind of industry was present in Dover.  Using third quarter numbers, the greatest 
employer in Dover was the services industry, employing 2,258 people. Employing 1,462 people, the 
retail industry was a distant second. Based on annual wages, the transportation/utilities sector was the 
highest paying industry, averaging an annual salary of $48,417. Construction and manufacturing 
were about tied for second, paying $38,463 and $38,097, respectively. 
 

Private Employment and Wages 1999, The Town of Dover 
  Employment     Wages   
  March June Sept Dec Weekly Annual
Industry       
Agriculture/Forest/Fish 26 48 47 43 $705 $36,657 
Construction 284 342 326 344 $740 $38,463 
Manufacturing 563 566 537 544 $733 $38,097 
Transportation/Utilities 578 578 568 595 $931 $48,417 
Wholesale 418 433 415 431 $731 $37,993 

Retail 1,537 1,532 1,462 1,611 $595 $30,915 

Finance/Insurance/Real Estate 213 227 216 207 $556 $28,926 
Services 2,473 2,391 2,258 2,263 $660 $34,308 

Total/Average 6,092 6,117 5,829 6,038 $682 $35,442 
 
 

Future Growth 

Dover is relying on the population and employment forecasts produced by the North Jersey 
Transportation Planning Authority (NJTPA).  According to their estimates, the population in Dover 
will increase to 20,390 by the year 2015.  This is an overall increase of 12 percent.  Employment is 
forecasted to grow at a much lower rate of 4.8 percent.  Morris County is forecasted to have a 
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slightly different growth pattern than Dover overall.   NJTPA projects that the County will increase 
10.5 percent in population and 22.3 percent in employment.  
 

North Jersey Transportation Planning Authority       
Population, Employment & Household Projections       
          # Change % Change
The Town of Dover 2000 2005 2010 2015 2000-2015 2000-2015 
Population 18,190 19,360 19,940 20,390  2200 12 
Employment 5,950 5,960 6,040 6,240 290 4.8 

Household 5,440 5,570 5,690 5,930 490 9 
         
          # Change % Change
Morris County 2000 2005 2010 2015 2000-2015 2000-2015
Population 144,166 148,773 163,702 159,427 15,261 10.5 
Employment 40,200 42,741 46,698 49,190 8,990 22.3 
Household 50,831 53,257 56,443 60,311 9,480 15.7 
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IV.  DETERMINING FAIR SHARE OBLIGATION 

 
The need for affordable housing in New Jersey is divided into three components. 

• Rehabilitation share- The rehabilitation share for affordable housing is the number of existing 
housing units as of April 1, 2000 that are both deficient and occupied of households of low or 
moderate income. This number is derived by review and analysis of unit conditions reported 
in the U.S. Census. 

• Prior Round Obligation- The prior round obligation is the cumulative 1987-1999 fair share 
obligation determined by COAH. 

• Growth Share- The growth share obligation is the obligation created through a municipality’s 
actual market-rate residential and non-residential growth from January 1, 2004 through 
December 31, 2018. Growth occurring during this timeframe is converted into a affordable 
housing obligation by applying a ratio of 1 in 5. Meaning, one (1) affordable unit must be 
provided for every five (5) residential units constructed, and for non-residential land 
development, one (1) affordable unit must be provided for every sixteen (16) jobs.  

 

Rehabilitation Share and Prior Round Obligation 

As per Appendices B and C of NJAC 5:97, Dover’s rehabilitation share is 251 units and Prior 
Round obligation is 6 units.  

Town of Dover Obligation 
Rehabilitation Share  251
Prior Round Obligation 6 

 
Growth Share Obligation 

While the actual growth share obligation for Dover will be accrued through market-rate 
residential and non-residential growth from January 1, 2004 - December 31, 2008, COAH has 
provided projections of household and employment growth in Appendix F of NJAC 5:97. A 
municipality has the opportunity to dispute COAH’s growth projections if they feel COAH’s 
numbers are not reflective of reality. The projected obligation may be modified based on the 
exclusions citied in NJAC 5:97-2.4. These exclusions include inclusionary developments or zoning 
where development is anticipated to occur after January 1, 2004, but are being utilized by the 
Town to satisfy a portion of the Prior Round obligation after it applies all its existing credits. 
COAH’s “Worksheet A” in Appendix J details the projected growth share obligation for Dover. 
Dover has no exclusions that may be utilized as it has ample existing credits in place to satisfy the 
6-unit Prior-round obligation. Therefore, all new affordable housing development will be utilized 
to meet the future Growth Share obligation which will be determined through the Town’s 
monitoring of actual growth. 
 

Town of Dover Affordable Housing Obligation 
Rehabilitation Share    

   1999-2018 251 
1987-1999 Prior Round   
   Obligation 6 
    
Growth Share Projection 137 
    
Total Obligation 394 
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V.  ZONING ANALYSIS 
 
A zoning analysis is utilized to help determine how the Town will meet its expected growth and 
affordable housing need.  This analysis covers how existing zoning and planned zoning changes 
provide adequate capacity to accommodate residential and non-residential growth 
projections and include the following: 
 

• An analysis of the available existing and planned infrastructure 
• The anticipated demand for types of uses permitted by zoning based on present and 

anticipated future demographic characteristics of the Town and anticipated land use 
patterns 

• The Town’s economic development policies and constraints on development with 
existing or planned measures to address constraints 

 
Infrastructure 

The Sewer Service Area in the Town of Dover is managed and operated by the Rockaway Valley 
Regional Sewerage Authority. This existing wastewater treatment facility (NJPDES Permit No. 
NJ0022349), located in Parsippany Troy Hills. The Town has adequate infrastructure capacity for 
sewer connections although it is aging and will require upgrades. This will ultimately dictate the 
amount of development possible in the Town unless critical upgrades are realized.   
 
For water, the Town relies on the Dover Water Commission located off of Princeton Avenue at 
Waterworks Park to provide water the Town.  Growth and the extent of development within the 
Town and in the region must, as always, be monitored for any impact on the system. Currently 
the DWC provides water for Dover and also portions of the surrounding Towns of Wharton, 
Rockaway, Randolph, Mine Hill, and Victory Gardens. While the Commission is currently working 
under a NJDEP limit of 112 million gallons a month capacity the plant routinely operates at 
85/month. Capacity for the water plant lies at about 125/month. It is believed that adequate 
capacity does exist for future growth in Dover. 
 

Anticipated Demand and Land Use Patterns 

Dover is a designated “Regional center” community of 2.7 square miles in area, consisting of a 
central developed area with less intensely developed residential neighborhoods surrounding the 
core.  The Town of Dover’s Master Plan addresses its land use needs based on demographics, 
planning assumptions, stated vision and community goals and objectives.  The Land Use Plan 
recommended the Town’s current zoning regulations that establish 11 different zoning districts. It 
is anticipated that the projections and likelihood of accommodating the previously outlined 
growth will remain unchanged. 
  

Land Use 
Residential 

Residential uses in Dover are located within all sectors of the Town. A majority of existing 
residential development is for single-family detached dwellings.  The Town currently has three 
single-family zones ranging from 7,500 and 5,000 square feet in size to 1.5 units per acre.  The 
Town also has three (3) multi-family zones of which are already developed with limited 
opportunity for infill.   
 
The Town of Dover also has commercial zoning in place for the Downtown, which allows 
residential in the form of dwelling units above retail.  The purpose of the zone is to allow the town 
center to thrive with a mix of destination and niche commercial uses, residential and community 
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space.  This area will be absorbing a large portion of the projected new development through 
the Transit Oriented Development Plan and other redevelopment planning initiatives underway 
 

Commercial 
The Town of Dover contains one main commercial corridor along Route 46, which traverses the 
Town from east to west.  The uses along the corridor are characterized by strip-commercial 
establishments and independent local businesses in the form of banks, fast food establishments 
amongst others. The area along Route 46 is zoned Highway Commercial but will eventually be 
looked at closely for an upgrade of design standards that will continue to support the businesses 
located there as well as the corridor’s regional traffic. 
 
There are also solid retail commercial uses along Blackwell, which serves as the “downtown” of 
Dover.  Above retail in this district are housing units and office space. There is only limited 
opportunity to develop new infill projects in this historically registered district. 
  

Industrial 
There are two primary areas where industrial zoning governs Dover’s land use, Richboynton 
Road and the eastern edge of Dover along Blackwell & Richards Avenue adjacent to 
Rockaway River. While these zones function well for industry along Richboynton, there is a need 
to reconcile the incompatibility of land uses in the IND Zone along Blackwell Street.  
 
The existing land use in the easternmost industrial zone is primarily a mix of commercial and 
residential with some parcels of industrial remaining. Adjacent to this zone is a senior citizen 
apartment building. While the area is some distance from the Downtown area, it acts more as 
an extension of the C-1 zone than the industrial zone.   
 

Economic Policies and Constraints on Development 

  Economic 
Dover does not have an Economic Plan Element as part of its Master Plan but it is very clearly 
outlined through their Land Use Plan how the Town envisions economic development to occur.  
The Town is small and not an employment intensive town and the Land Use Plan and zoning 
maintain appropriately scaled non-residential development for the area.   
 
The target for economic development within the Town revolves around the mix of commercial 
uses along Route 46 and a pedestrian orientated retail and assembly (i.e. restaurants, taverns, 
galleries, etc.) uses in the Downtown. More specifically, the Downtown is designated as the core 
commercial area, emphasizing niche retailing with retail shops and restaurants on the ground 
level and a mix of residential units and professional office space on the upper floors. This will 
provide additional opportunity to provide employment through retail, service and entertainment 
space.   

 
Constraints 

  Wetlands 
The Town of Dover contains scattered wetland areas throughout the Town but primarily along 
the Rockaway River and Waterworks Park as well as the surrounding area of Bowlby Pond.    
 
Wetlands are an important aspect of the hydrologic and hydraulic characteristics of the Town 
and serve several purposes. They support wildlife and distinct species of plant life. They also act 
as a retention basin for floodwaters and control various types of water pollution. Wetlands and 
their required transition areas are also vital resources to Dover as they aid in flood control as well 
as serving as a natural extension of the parks and recreational system.   
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Floodplains 
The floodplain areas within Dover have some areas that generally coincide with the wetlands 
with a large percentage of floodplain following the Rockaway River through the highly 
developed Downtown area. The total flood plain area in these areas is highly regulated in order 
to avoid destruction of flood areas and the destruction of property that has been located and 
therefore subject to flooding. While these developed areas have restrictions the areas that are 
not developed serve to enhance the developed areas adjacent to them as parkland and 
wildlife habitat. 
 
  Topography 
Although only regulated by municipal ordinance, Dover has severe slopes of at least 25 percent.  
Severe slopes create clear limitations of growth and development in terms of run-off and soil 
erosion, suitability of terrain for land uses, and safe access and is a viable constraint on 
development.  They also fall under site suitability criteria in COAH regulations although most of 
the land is dedicated open space. 
 
  Land Ownership 
A majority of land within the Town falls under private ownership.  There is approximately 383 
acres that are publicly owned with the Town itself owning 306 acres.  Most of the land that the 
Town owns is currently developed.  According to the most recent tax data, Dover only owns 
several acres of vacant land that is not dedicated to the parks and open space network.  
  
  Known Contaminated Sites 
The Town of Dover has several contaminated sites. These sites are under the oversight of the 
NJDEP Site Remediation Program and have or had contamination present at levels greater than 
the applicable clean up criteria for soil, ground water standards and/or maximum 
contamination levels (MSL's) of the Safe Drinking Water Standards.  The Town currently does not 
have a plan to remediate these known sites. 



Bla
ckw

ell 
St

US Hwy 46  

Clint
on St

Mo
rris

 St

Ann St

Ric
ha

rds
 Av

e

2nd
 St

Penn Ave

Sussex St

Baker St

Chrystal St

Kin
g S

t

Prospect St

1s
t S

t

Sa
lem

 St

Be
rry

 S
t

Munson Ave

Brook Dr

Guy St
Lincoln Ave

Lib
ert

y S
t

Cl
ark

 S
t

Park
 Heigh

ts A
ve

Pr
inc

eto
n A

ve

Mc
Fa

rla
n S

t

Oram Dr

Oak St

Myrtl
e A

ve

Richboyton Road

Se
ari

ng
 St

Ma
dis

on
 St

Elk Ave

Park A
ve

Mount Hope Ave

Elm St

White
 St

Sic
kle

 S
t

Gr
ac

e S
t

Pequannock St

Bergen St

Thompson Ave

Mo
un

t P
lea

sa
nt 

Av
e

Perry St

James St

Union St

Ma
ple

 Av
e

Baker Ave

Watson Dr

Mercer St

Le
on

ard
 St

Le
hig

h S
t

Essex St

Elizabeth St

Au
dre

y P
l

Ell
iot

 S
t

Randolph Ave

Garrison Ave

Tu
rne

r S
t

New St

Ha
rd

ing
 Av

e

Sammis Ave

Wi
llia

m 
St

Ro
sw

ell
 S

t

Sims St

Lin
wo

od
 Av

e

Ba
sse

tt H
wy

Beech St

Cent
ral

 Av
e

6th
 St

Linden Pl

Be
lm

on
t A

ve

Curtis St

Millbrook Ave

Ed
ge

woo
d T

er

Rive
r S

t

Conrad Pl

Highland Ave Go
od

ale
 Av

e

North
 St

Hudson St

Fre
d T

er

Se
gu

r S
t

Passaic St

Acad
em

y S
t

Co
op

er 
St

Gran
t S

t

Lo
cu

st A
ve

Summer Ave

Va
n N

ost
ran

d A
ve

Boonton St

Jo
rdo

n T
er

Be
au

for
t A

ve

De
pe

w 
Av

e

Harriso
n St

Nelson St
Ge

or
ge

 S
t

Pine St Overlook Ave

Rutan Dr

Pa
rke

r A
ve

Fa
irvi

ew
 Av

e

Mc
 D

av
itt 

Pl

Mountain Ave

Everett Dr

Ja
rdi

ne
 S

t

Reservoir Ave

4th
 St

Schley St

Trenton St

South St

Ke
ns

ing
ton

 Av
e

Orchard St

Lo
se

y S
t

Ru
tge

rs
 S

t

Byram Ave

Ele
na

 P
l

Dic
ker

son
 St

Mase
 Ave

5th
 St

Extrom St

Monm
out

h A
ve

Ka
ye

 P
l

Fo
x H

ill 
Ro

ad

Wilson St
Taft St

Palm St

Dewey St

Livingston Ave

Co
tta

ge
 S

t

Ce
nte

r S
t

Lee Ave

Va
il S

t

Ba
r t D

r

Co
lum

bia
 S

t

Ed
iso

n S
t

Co
ur t

 D
r

Ford Ave

Academy St

Prospect St

Salem St

Gr
an

t S
t

´

W
e
tla

n
d
s 

&
 F

lo
o
d
 P

la
in

s

1
:1

3
,0

0
0

To
w

n
 o

f 
D

o
ve

r
M

o
rr
is
 C

o
un

ty
, 

N
J

Le
ge

nd
We

tla
nd

s AR
TIF

IC
IAL

 LA
KE

S

DE
CI

DU
OU

S S
CR

UB
/SH

RU
B W

ET
LA

ND
S

DE
CI

DU
OU

S W
OO

DE
D 

WE
TL

AN
DS

DIS
TU

RB
ED

 W
ET

LA
ND

S (
MO

DI
FIE

D)

HE
RB

AC
EO

US
 W

ET
LA

ND
S

MA
NA

GE
D 

WE
TL

AN
DS

 (M
OD

IFI
ED

)

NA
TU

RA
L L

AK
ES

ST
RE

AM
S A

ND
 C

AN
AL

S

WE
TL

AN
D 

RI
GH

TS
-O

F-W
AY

 (M
OD

IFI
ED

)
Flo

od
 Pl

ain
s

10
0-Y

ea
r F

loo
dp

lai
n

0
1,2

00
60

0
Fe

et



!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
!

!

!

!
!

!
!

! ! ! ! ! ! ! !

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

! ! ! ! ! ! ! ! ! ! ! ! !

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!

!!

!

!
!

!
!

!
!

!

!

!!

!

!

!

!
!

!
!

!
!

!
!

!

!

!

!

!

!

!!

!

!

!

!

!

!

!

!

!

!

Bla
ckw

ell 
St

US Hwy 46  

Clint
on St

Mo
rris

 St

Ann St

Ric
ha

rds
 Av

e

2nd
 St

Penn Ave

Sussex St

Baker St

Chrystal St

Kin
g S

t

Prospect St

1s
t S

t

Sa
lem

 St

Be
rry

 S
t

Munson Ave

Brook Dr

Guy St
Lincoln Ave

Lib
ert

y S
t

Cl
ark

 S
t

Park
 Heigh

ts A
ve

Pr
inc

eto
n A

ve

Mc
Fa

rla
n S

t

Oram Dr

Oak St

Myrtl
e A

ve

Richboyton Road

Se
ari

ng
 St

Ma
dis

on
 St

Elk Ave

Park A
ve

Mount Hope Ave

Elm St

White
 St

Sic
kle

 S
t

Gr
ac

e S
t

Pequannock St

Bergen St

Thompson Ave

Mo
un

t P
lea

sa
nt 

Av
e

Perry St

James St

Union St

Ma
ple

 Av
e

Baker Ave

Watson Dr

Mercer St

Le
on

ard
 St

Le
hig

h S
t

Essex St

Elizabeth St

Au
dre

y P
l

Ell
iot

 S
t

Randolph Ave

Garrison Ave

Tu
rne

r S
t

New St

Ha
rd

ing
 Av

e

Sammis Ave

Wi
llia

m 
St

Ro
sw

ell
 S

t

Sims St

Lin
wo

od
 Av

e

Ba
sse

tt H
wy

Beech St

Cent
ral

 Av
e

6th
 St

Linden Pl

Be
lm

on
t A

ve

Curtis St

Millbrook Ave

Ed
ge

woo
d T

er

Rive
r S

t

Conrad Pl

Highland Ave Go
od

ale
 Av

e

North
 St

Hudson St

Fre
d T

er

Se
gu

r S
t

Passaic St

Acad
em

y S
t

Co
op

er 
St

Gran
t S

t

Lo
cu

st A
ve

Summer Ave

Va
n N

ost
ran

d A
ve

Boonton St

Jo
rdo

n T
er

Be
au

for
t A

ve

De
pe

w 
Av

e

Harriso
n St

Nelson St
Ge

or
ge

 S
t

Pine St Overlook Ave

Rutan Dr

Pa
rke

r A
ve

Fa
irvi

ew
 Av

e

Mc
 D

av
itt 

Pl

Mountain Ave

Everett Dr

Ja
rdi

ne
 S

t

Reservoir Ave

4th
 St

Schley St

Trenton St

South St

Ke
ns

ing
ton

 Av
e

Orchard St

Lo
se

y S
t

Ru
tge

rs
 S

t

Byram Ave

Ele
na

 P
l

Dic
ker

son
 St

Mase
 Ave

5th
 St

Extrom St

Monm
out

h A
ve

Ka
ye

 P
l

Fo
x H

ill 
Ro

ad

Wilson St
Taft St

Palm St

Dewey St

Livingston Ave

Co
tta

ge
 S

t

Ce
nte

r S
t

Lee Ave

Va
il S

t

Ba
r t D

r

Co
lum

bia
 S

t

Ed
iso

n S
t

Co
ur t

 D
r

Ford Ave

Academy St

Prospect St

Salem St

Gr
an

t S
t

´

S
u
rf
a
c
e
 H

yd
ro

lo
g
y

1
:1

3
,0

0
0

To
w

n
 o

f 
D

o
ve

r
M

o
rr
is
 C

o
un

ty
, 

N
J

Le
ge

nd Hy
dro

gra
ph

y

Mo
rris

 C
an

al

La
ke

Str
ea

m

0
1,2

00
60

0
Fe

et



´

S
te

e
p
 S

lo
p
e
s

1
:1

3
,0

0
0

To
w

n
 o

f 
D

o
ve

r
M

o
rr
is
 C

o
un

ty
, 

N
J

Le
ge

nd
Pe

rc
en

t S
lop

e
0 -

 8%

8%
 - 1

5%

15
% 

- 2
5%

25
% 

an
d a

bo
ve

0
1,2

00
60

0
Fe

et



Bla
ckw

ell
 S

t

US H
wy 4

6  

C lint
on S t

Mo
rr is

 St

Ann St

Ric
ha

rds
 Av

e

2n
d S

t

Penn Ave

Sussex St

Baker  St

Chrystal St

Prospect St

Ki
ng

 S
t

1s
t S

t

Sa
lem

 S
t

Be
rr y

 S
t

Munson Ave

Brook Dr

Lincoln Ave

Guy St

Park Heights A
ve

Lib
ert

y S
t

Cl
ar

k  
St

Pr
in

ce
to

n A
ve

Mc
Fa

rla
n S

t

Oram Dr

Oak St

Myrt
le 

Av
e

Ric hboy ton Road

Se
ari

ng
 S

t

Ma
dis

on
 St

Mount Hope Av e

Elk Av e

Park Ave

Elm St

Whit
e S

t

Sic
kle

 S
t

Gr
ac

e S
t

Pequannoc k S t Thompson Ave

Mo
un

t P
lea

sa
nt 

Av
e

Bergen St

Perr y S t

Jam es  S t

Union St

Ma
ple

 Av
e

Watson Dr

Baker  A ve

Le
on

ard
 S

t

Merc er S t

Le
hi

gh
 S

t

Es sex S t

El iz abeth S t

Au
dre

y  P
l

Randolph Av e

El
lio

t S
t

Garrison Av e

Tu
rn

er 
St

Ha
rd

ing
 A

ve

Sammis Ave

Sp
rin

g 
St

New St
Wi

ll ia
m  

St

Bowlby  St

Ros
well

 St

Lin
wo

od
 Av

e

Sims  St

Ba
ss

ett
 H

wy

Beech St

Cen
tra

l A
ve

Be
lm

on
t A

ve

Millbrook Ave

Linden Pl

Edgewood Ter

Curtis St

Dav is  A ve

6th
 S t

H igh land A ve

Rive
r S

t

Conrad Pl

Go
od

ale
 Av

e

Huds on S t

Nort
h S

t

Pass aic  St

Fre
d T

er

Se
gu

r S
t

Academy S
t

Co
op

er
 S

t

H il ls ide A ve

Gran
t S

t

Lo
c u

st 
Av

e

Va
n N

os
tra

nd
 A

ve

Summer Ave

Boonton St

Be
au

fo
rt A

ve

Jo
rdo

n T
er

Ya
le

 S
t

Ha
rva

rd 
St

De
pe

w 
Av

e

Harris
on St

Le
mar 

St

Sa
nfo

rd 
St

Overlook Ave

Ge
or

ge
 S

t

Pine St

Rutan Dr

Park er A ve

Fa
irv

iew
 Av

e

Mountain Ave

Mc
 D

av
itt 

Pl

Everett Dr

Ja
rdi

ne
 S

t

Reservoir Ave

Ja
ck

so
n A

v e

4th
 S

t

Sc hley S t

Trenton St

Kearney St

Warren S t

Ke
ns

ing
ton

 Av
e

South St

Orchard St

Lo
se

y S
t

Byram Ave

Glenmore Pl

La
wr

en
ce

 S
t

Pa
rk  

Pl

Ele
na

 P
l

Dick
ers

on
 S

t

Mas
e A

ve

Fro
nt 

St

Mon
mou

th 
Av

e

Ex trom S t

5th
 S

t

Fo
x H

ill 
Ro

ad

Ka
ye

 P
l

Hillsdale Ave

Taft St

Drake Av e

Palm St

Livingston Ave

Dewey  St

Bonnie View Dr

Car o
ly n S

t

Co
tta

ge
 S

t

Lee Ave

Va
il S

t

Ly nn S t

Monroe St

Arlene Lane

Ba
rt D

r

Ed
iso

n S
t

Co
ur

t D
r

Reev
es 

S t

Se
ari

ng
 La

ne

Beech St

El
lio

t S
t

Academy St

Salem
 S t

Gr
an

t S
t

´

E
n
vi

ro
n
m

e
n
ta

l 
C

o
n
st
ra

in
ts

1
:1

4
,0

0
0

To
w

n
 o

f 
D

o
ve

r
M

o
rr
is
 C

o
un

ty
, 

N
J

Le
ge

nd Op
en

 W
ate

rs

10
0 Y

ea
r F

loo
dp

lai
n

We
tla

nd
s

Bu
ffe

r o
f C

1 W
ate

rs



Bla
ckw

ell
 S

t

US H
wy 4

6  

C lint
on S t

Mo
rr is

 St

Ann St

Ric
ha

rds
 Av

e

2n
d S

t

Penn Ave

Sussex St

Baker  St

Chrystal St

Pros pect St

Ki
ng

 S
t

1s
t S

t

Sa
lem

 S
t

Be
rr y

 S
t

Munson Ave

Brook Dr

Lincoln Ave

Guy St

Park Heights A
ve

Lib
ert

y S
t

Cl
ar

k  
St

Princeton A ve

Mc
Fa

rla
n S

t

Oram Dr

Oak St

Myrt
le 

Av
e

Ric hboy ton Road

Se
ari

ng
 S

t

Ma
dis

on
 St

Mount Hope Av e

Elk Av e

Park Ave

Elm St

Whit
e S

t

Sic
kle

 S
t

Gr
ac

e S
t

Pequannoc k S t

Thompson Ave

Mo
un

t P
lea

sa
nt 

Av
e

Bergen St

Perr y S t

Jam es  S t

Union St

Ma
ple

 Av
e

Watson Dr

Baker  A ve

Le
on

ard
 S

t

Merc er S t

Le
hi

gh
 S

t

Es sex S t

El iz abeth S t

Au
dre

y  P
l

Randolph Av e

El
lio

t S
t

Garrison Av e

Tu
rn

er 
St

Har d
ing

 A veSammis Ave

Sp
rin

g 
St

New St
Wi

ll ia
m  

St

Bowlby  St

Ros
well

 St

Lin
wo

od
 Av

e

Sims  St

Ba
ss

ett
 H

wy

Beech St

Cen
tra

l A
ve

Be
lm

on
t A

ve

Millbrook Ave

Linden Pl

Edgewood Ter

Curtis St

Dav is  A ve

6th
 S t

H igh land A ve

Rive
r S

t

Conrad Pl

Go
od

ale
 Av

e

Huds on S t

Nort
h S

t

Pass aic  St
Fre

d T
er

Se
gu

r S
t

Academy S
t

Co
op

er
 S

t

H il ls ide A ve

Gran
t S

t

Lo
c u

st 
Av

e

Va
n N

os
tra

nd
 A

ve

Summer Ave

Boonton St

Be
au

fo
rt A

ve

Jo
rdo

n T
er

Ya
le

 S
t

Ha
rva

rd 
St

De
pe

w 
Av

e

Harris
on St

Le
mar 

St

Sa
nfo

rd 
St

Spruce St

Overlook Ave

Ge
or

ge
 S

t

Pine St

Rutan Dr

Pa
rke

r A
ve

Fa
irv

iew
 Av

e

Mountain Ave

Mc
 D

av
itt 

Pl

Everett Dr

Ja
rdi

ne
 S

t

Reservoir Ave

Ja
ck

so
n A

v e

4th
 S

t

Sc hley S t

Kearney St

Warren S t

Ke
ns

ing
ton

 Av
e

South St

Orchard St

Lo
se

y S
t

Byram Ave

Glenmore Pl

Ch
es

tn
ut 

S t

La
wr

en
ce

 S
t

Pa
rk  

Pl

Ele
na

 P
l

Dic
ke

rso
n S

t

Mas
e A

ve

Fro
nt 

St

Mon
mou

th 
Av

e

Ex trom S t

5th
 S

t

3r d
 S t

Fo
x H

ill 
Ro

ad

Ka
ye

 P
l

Hillsdale Ave

Drake Av e

Palm St

Livingston Ave

Dewey  St

John S t

Bonnie View Dr

Car o
ly n S

t

Co
tta

ge
 S

t

Lee Ave

Va
il S

t

Ly nn S t

Monroe St

Arlene Lane

Ba
rt D

r

Berk sh i re  A ve

Ed
iso

n S
t

Co
ur

t D
r

Reev
es 

S t

Se
ari

ng
 La

ne

Beech St

El
lio

t S
t

Academy St

Salem
 S t

Gr
an

t S
t

´

N
a
tu

ra
l 
H

e
ri
ta

g
e

1
:1

3
,0

0
0

To
w

n
 o

f 
D

o
ve

r
M

o
rr
is
 C

o
un

ty
, 

N
J

0
1,2

00
60

0
Fe

et

Le
ge

nd Op
en

 W
ate

rs

Su
ita

ble
 (1

)

Pri
ori

ty 
Sp

ec
ies

 (2
)

Sta
te 

Th
rea

ten
ed

 (3
)

Sta
te 

En
da

ng
ere

d (
4)

Fe
de

ral
 T 

an
d E

 (5
)

Su
ita

ble
 (1

)

Pri
ori

ty 
Sp

ec
ies

 (2
)

Sta
te 

Th
rea

ten
ed

 (3
)

Sta
te 

En
da

ng
ere

d (
4)

Fe
de

ral
 T 

an
d E

 (5
)

Su
ita

ble
 H

ab
ita

t (1
)

Pri
ori

ty 
Sp

ec
ies

 (2
)

Sta
te 

Th
rea

ten
ed

 (3
)

Sta
te 

En
da

ng
ere

d (
4)

Fe
de

ral
 T 

an
d E

 (5
)

Em
erg

en
t W

etl
an

d

Fo
re

st

Fo
re

ste
d W

etl
an

d



Town of Dover -  Housing Element & Fair Share Plan  

27

 
Active Sites with Confirmed Contamination 
Site ID 
(Master File) 

PI Number PI Name Line1 Address 

203540  108 Myrtle Ave 108 Myrtle Ave 
228519  38 Edgewood Terr 38 Edgewood Terr 
225038 293725 17 Knickerbocker Avenue 17 Knickerbocker Ave 
259312 332193 18 Reservoir Avenue 18 Reservoir Ave 
259345  80 James St 80 James St 
35142  Jerry’s Precision 42-60 Richboyton Rd 
56814 031837 267 Rte 46 Assoc 267 Rt 46 
257342 329629 35 Van Nostrand Avenue 35 Van Nostrand Ave 
340902 421564 39 Jackson Avenue 39 Jackson Ave 
340910  4 Christopher St 4 Christopher St 
341544 422403 43 Liberty Street 43 Liberty St 
341107  21 Claredon Terrace 21 Claredon Terrace 
47179  Dover Town Old 120 Myrtle Ave 
217990 284637 56 Audrey Place 56 Audrey Pl 
48757  Dover Town MUA Well Rutan Drive 
166489 218888 77 Richards Avenue 77 Richards Ave 
68355   32 Lawrence Street 32 Lawrence Street 
118861 003688 American Modern Metals 22 Richboynton Rd 
68423 G000024908 American Weldery & Steel Company 2 S Salem St 
224344 292829 Carson & Gebel 91 Park Heights Ave 
49715 026518 Consolidated Metals Corporation 100 E Dickerson St 
3895 017226 Del Gas Enterprises  12 W Clinton St 
40082 015128 Delta 61 Rt 46 
3870 025975 Dover Gas 13 W Clinton St 
206120 271110 Dover Shopping Center 63 105 Bassett Hwy 
67055 G000010514 Dover Town Sanitary Landfill N Sussex St 
66725 G000008979 Dover Town Wd Well 5 & Wharton Wd Well 3 Princeton Ave & W Central Ave 
3892 001474 Getty 56892 88 E McFarland St 
58091 034024 John E Snyder Electric 171 Blackwell St 
66552 G000007214 NJ Transit Dover Rail Yard E Blackwell St & S. Morris St 
3902 000884 Rutan Coal & Oil Company Inc 311 E Blackwell St 
3897 005448 Spartan Oil Co 280 W Clinton St 
3905 005167 Spartan Oil Co 200 Richards Ave 
3888 018717 Woroco 341 Rt 46 
 
Pending Sites with Confirmed Contamination  
Site ID 
(Master File) 

PI Number PI Name Line1 Address 

67170 G000011199 119 Clark Street 119 Clark St 
219525 286543 25 27 Guy Street 25 27 Guy St 
196845 258420 32 North Bergen Street 32 N Bergen St 
67013 G000010248 Dime Savings Bank Dover 6 8 Guy St 
66382 G000005144 Zimmerman Brothers AAMCO Transmission 246 - 248 Rt. 46 
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Regional Planning Regulations 

  State Development and Redevelopment Plan 
According to the New Jersey State Development and Redevelopment Plan (SDRP) adopted in 
2001, the Town of Dover lies entirely in Planning Area 1 or Metropolitan Planning Area. Further, 
Dover was designated a Regional Center in 1994 by the New Jersey State Planning Commission. 
Although the State Plan is meant as a guide, consideration of these designations is taken into 
account especially in terms of development when State agency approval is necessary.  
According to the preliminary map included here, there are no significant changes in 
designation from the 2001 Plan. 
 
Currently, Dover is in the Municipal Assessment phase of the Plan Endorsement process. The 
Town officially entered the pre-petition process in December of 2007. 
 
  Highlands 
Dover is also a part of the Highlands Region.  The Highlands Water Protection and Planning Act, 
signed into law in August 2004, serves to protect, preserve and enhance water resources, open 
space and natural resources within the Highlands Region, limit development that is incompatible 
with such preservation, and encourage appropriate development consistent with the State Plan. 
There are two distinct designations for areas within the Highlands, Planning Area or Preservation 
Area. The Highlands Regional Master Plan was adopted July 17, 2008.   
 
As currently mapped, the entire Town is included in the Highlands Planning Area which means 
compliance with the forthcoming Highlands Master Plan is voluntary and municipal ordinance, 
zoning and existing regulations continue to apply as currently proposed. Dover remains 
undecided whether or not it will pursue Plan Conformance with the Highlands Regional Master 
Plan but in all likelihood will continue to pursue Plan Endorsement through the Department of 
Community Affairs. 
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VI. CREDITS and ADJUSTMENTS 
 

Second Round/Prior Round Obligation 

At the time of petition, credits and corresponding bonuses for previous housing activity may be 
applied toward the prior round and growth share obligations.  The following are the applicable 
credits listed in Chapter 97 of the Substantive Rules of COAH for the period beginning June 2, 
2008: 

• Prior Cycle: Housing units created and occupied between April 1, 1980 and December 
15, 1986 in accordance with NJAC 5:97-4.2; 

• Post 1986: One credit for each affordable housing unit within an inclusionary 
development, a municipally sponsored development or a 100 percent affordable 
development, in accordance with NJAC 5:97-4.3; 

• Rehabilitation Credits: Rehabilitation of deficient housing units occupied by low- and 
moderate-income households performed subsequent to April 1, 2000, in accordance 
with NJAC 5:97-4.5. In order to receive a rehabilitation credit, a municipality shall submit 
information regarding the rehabilitated units on forms provided by the Council. 

 
COAH has determined that Dover has a Prior Round Obligation of 6-units. The breakdown of 
how Dover may satisfy this requirement based on Second-Round rules is as follows. 

 
• Rental Component  25% of the total (Prior Round 6) = 1.5 (2)  

o 50% of rental must be family (2 rentals required) = 1 unit 
• Family Component  50% of the obligation (Prior Round 6) = 3 
• Maximum Age-restricted units 25% of the total (Prior Round 6 + Rehabilitation 

Share 251) = 257) = 64.25 
• Bonus for rental not to exceed 25% of the total (Prior Round 6) = 1.5 or 1 

   
Existing Credits 

Supportive Housing Credits 
There are two (2) supportive housing developments located in Dover that fall under Prior Cycle 
credits. One supportive housing development is a level-A group home located at 133 Berry 
Street that includes (3) three family rental bedrooms, and the other is a two-family level A group 
home located at 93-95 Berry Street that includes (6) six family rental bedrooms. Both of these 
developments provide Dover with nine (9) affordable housing credits. A copy of the Alternative 
Living Surveys are provided in Appendix B and C. 
 
 Age-restricted Housing Credits 
The Spruce Street Senior Housing was granted a Certificate of Occupancy in December 2003 for 
ninety (90) affordable age-restricted units. (A copy of the deed restriction is located in Appendix 
A.)  
 
Applying Second Round rules, Dover is eligible to receive up to 25% of the prior round obligation 
plus the rehabilitation component or (64) sixty-four age-restricted units. However, since the Prior 
Round obligation must include 50% Family units, and 50% of the two (2) unit rental obligation 
must be Family units, only three (3) of the age-restricted units may apply. Only one (1) of these 
age-restricted units may apply to the rental obligation. This leaves Dover with eighty-seven (87) 
Age restricted units that it may apply toward its Third Round Growth Share Obligation (capped 
at 25% of the total growth share obligation). 
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VII.    AMENDED AND REVISED THIRD ROUND FAIR SHARE PLAN 
 
Since the adoption of Dover’s Third Round Housing Element and Fair Share Plan and petition for 
substantive certification in December of 2005, COAH’s affordable housing regulations were 
amended and the growth share approach revised to incorporate an independent assessment 
of the household and employment growth projections.  In response to the amended regulations, 
this revised 2008 Third Round Housing Element and Fair Share Plan is proposed by the Town. 
 
As stated in the 2008 Third Round regulations, a Fair Share Plan shall include at least the following 
requirements: 

• Descriptions of any credits intended to address any portion of the fair share obligation. 
• Descriptions of any adjustments to any portion of the fair share obligation. 
• Descriptions of any mechanisms intended to address the prior round obligation, the 

rehabilitation share, and the growth share obligation. 
• An implementation schedule that sets forth a detailed timetable for units to be provided 

within the period of substantive certification. 
• Information and data to support a vacant land adjustment or a household and 

employment growth projection adjustment. 
• Draft Fair Share Ordinances necessary for the implementation of the programs and 

projects designed to satisfy the fair share need.    
• Demonstration that existing zoning or planned changed in zoning provide adequate 

capacity to accommodate any proposed inclusionary developments. 
• Demonstration of existing or planned water and sewer capacity sufficient to 

accommodate all proposed mechanisms and; 
• A spending plan, if the municipality intends on establishing an affordable housing trust 

fund. 
 
Dover is part of Region 2 where the affordability guidelines set for the region will apply. The 
following outlines the measures that the Town will enlist to meet its Fair Share and constitutes its 
Fair Share Plan. 
 

Application of Existing and Future Credits 

 Prior Round 
The Town intends to apply existing credits to its Prior Round Obligation. In conformance with 
COAH regulation, the Town will be applying three (3) age-restricted units, two (2) supportive 
housing credits and one (1) rental bonus credit. The remaining seven (7) supportive housing 
credits and eighty-seven (87) age-restricted units will be applied to the Third Round Obligation 
Growth Share.  
 

Town of Dover Prior Round Obligation 
Rehabilitation Share  251

Town of Dover Rehab Program 63 
Remaining Rehabilitation Share 188
Prior Round Obligation 6 

Spruce Street Senior Housing 3 
133 Berry Street (2 rental) 2 
Rental Bonus 1 

Prior Round Obligation 0 
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Growth Share 
Under the revised rules as of October 20, 2008, COAH has determined that Dover has a Growth 
Share Obligation of 137-units. The breakdown of how Dover may satisfy this Third Round Growth 
Share Obligation requirement based on COAH regulations is as follows. 

  
• Rental Component Minimum- 25% of Growth Share (137) = 34.25 of the Town’s 

obligation must be addressed with rental housing. No more than 50% (17.12 units) 
of this rental housing obligation can be met with age-restricted housing.  

o Bonus for rental- After 25% rental obligation is met (34.35). Provided that 
(50% are family rentals or 17.12). If yes, then 2 for 1 credit for family and 
1.25 for supportive housing may be applied 

o Rental Bonus Maximum- 25% of Growth Share (137) = 34.25 
 

• Maximum Age-Restricted Units-  A maximum of 25% of Growth Share (137) = 34.25 
of the Town’s obligation can be met with age-restricted housing.  

 
• Family Obligation- 50% of Growth Share (137) = 68.5 
 
• Low Income Obligation- 50% of Growth Share (137) = 68.5 

 
• Very Low Income Minimum- 13% of Growth Share (137) = 17.81 of the Town’s 

growth share obligation must be affordable to very low-income households. Very 
low-income households are defined as those households earning less than 30% of 
the regional median income. Nine (9) of these units must be family. This 13% very 
low obligation may be included as part of the 50% low-income requirement. 

 
Dover has, and continues to, provide for affordable opportunities through the approval and 
negotiation of several development projects. These projects will be credited towards the 
projected Growth Share obligation of 137 units. Existing units, projects approved, and/or in the 
project development pipeline that are applicable for credit include; 
 

• In conformance with COAH regulations, Dover will be applying thirty-four (34) age-
restricted credits from Spruce Street Senior Apartments (Appendix A). The thirty-four (34) 
age-restricted credits are in compliance with the maximum permitted. Additionally, 
seventeen (17) of these thirty-four (34) credits may be applied to the rental requirement. 
Additionally, all of these senior units qualify for low-income status.  

 
• The recently approved Granny Brook Apartments, is a 20% inclusionary project that will 

provide five (5) affordable family rental units. The project was granted site plan approval 
and is pending a developer agreement with the Governing Body to perfect the numbers 
(see Appendix D).  

 
• The Community Options licensed supportive housing project at 133 Berry will provide one 

(1) family rental credit as two (2) credits were applied to the Prior Round (Appendix B).  
 

• The Community Options licensed supportive housing project at 93-95 Berry will provide 
(six) 6 family rental credits towards its rental obligation (Appendix C). 

 
The Town is currently negotiating an inclusionary opportunity within the Bassett Highway 
Redevelopment Plan Area with Trammel Crow Residential. The project will yield twenty-
eight (28) affordable family rentals (of which Dover will seek fourteen (14) for low-income 
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and fourteen (14) for moderate-income within this project). The Town will be applying 
these credits towards its family rental obligation.  

 
• Habitat for Humanity Appendix F has provided one (1) unit at 114 Baker Street for sale to 

a very low-income family. This project is entitled to a 2 for 1 bonus credit from this project 
for a total of two (2) credits.  

 
Town of Dover Growth Share Obligation 

Rehabilitation Share  251 
Town of Dover Rehab Program 52 

Remaining Rehabilitation Share 199 
Growth Share Obligation 137 

133 Berry Street 1 
93-95 Berry Street Rental 6 
Granny Brook Rental 5 

Spruce Street Senior 
34  

(17 rental) 
Bassett Highway Family Rentals 28 
Habitat for Humanity  1 
Rental Bonus 21 
Very Low-Income Bonus 1 

Remaining Growth Share Obligation 40* 
 
 
Remaining Growth Share Obligation 

The remaining forty (40) unit Growth Share obligation will pursued through ordinance work 
(with an analysis as to the potential for inclusionary zoning) within the Transit-Oriented 
Development Plan district. This work will in-effect become either a redevelopment plan for 
an “Area in Need of Rehabilitation” that was designated pursuant to the Local 
Redevelopment and Housing Law or revisions to the Town Zoning Code. Work on this portion 
of the plan has already begun and will likely be completed by the end of the first reporting 
period for inclusion into the Plan. It is anticipated that the area will include an inclusionary 
component. Inclusionary development built within this zone are entitled to a 1.33 for 1 bonus 
credit. It is preliminarily anticipated that the area may tentatively yield 124 affordable units 
under the right market conditions, which is more than enough to handle the remaining 44 
units. Preliminarily, bonus credits may also be applied, although it is recognized that bonus 
credits are capped at 25% of the Growth Share Obligation.  
 

Rehabilitation 
Dover has sixty-three 63 units of rehabilitation credits to apply toward its obligation. As detailed in 
Appendix G, the Town has been working toward its rehabilitation obligation. The Town 
understands that it must provide sufficient funds to complete no less than half of its 251 
rehabilitation obligation by the mid-point of substantive certification. The mid-point of the 
certification period occurs in 2013 and will require Dover to rehabilitate an additional sixty-two 
(62) by that time.  
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Proposed Mechanisms 

Rehabilitation   

As previously mentioned, Dover’s rehabilitation obligation is 251. While this Plan seeks to address 
this number, the Town will be reviewing whether an Exterior Housing Survey is worth pursuing as 
this new obligation represents a significant increase from COAH’s previous rehabilitation 
obligation of 124 under prior third round rules. This determination will be made within the first 
reporting period and when COAH provides the guidelines outlining such procedure. 
 
As documented in Appendix G, the Town has rehabilitated a number of housing units within the 
Town. Through October 2008, Dover has rehabilitated 63 units, which are affordability restricted 
through a 99-year lean filed against the property within a revolving loan fund.  
 
It is anticipated that the Town of Dover will continue to work through the NJDCA Small Cities to 
rehabilitate existing substandard housing units with the Town. The Town, as part of this Fair Share 
Plan, will be instituting a rehabilitation program in accordance with NJAC 5:94-4.3 to meet its 
remaining rehabilitation obligation.  Dover will either run the program in-house or contract with a 
qualified agency to run the program as they did under previous COAH rounds. In either case, a 
operating manual for the housing rehabilitation program will be developed in accordance with 
UHAC standards.   
 
The Town plans to continuing rehabilitating units at a rate of approximately twenty (20) units a 
year through the year 2018. Money to fund the Rehabilitation Program will be derived from 
developer’s fees and previous developer agreements that will be kept in the affordable housing 
trust fund. The Town will also investigate alternative funding sources and programs, such as 
partnering with non-profits such as Habitat for Humanity, to supplement its rehabilitation initiative. 
 

Town of Dover Rehabilitation Schedule 
Year 2008 - 2010 2011 - 2012 2013 - 2014 2015 - 2016 2017 - 2018 Total

Number of Units 28* 40 40 40 40 188 
* Six (6) have been completed so far in 2008. 
 
COAH sets forth that the average cost per unit for rehabilitation must be $10,000 in hard costs. 
The Town understands that it must provide sufficient funds to complete no less than half of the 
obligation by year five of the certified plan. Dover will structure the program to recapture 
rehabilitation loan funds if the unit is sold prior to the end of the affordability controls.  This money 
will be placed into a separate interest bearing account and will be used to further fund future 
rehabilitation units in the Third Round. The administrator or contracted party will maintain the 
necessary documentation for each rehabilitated unit and will complete and submit the required 
monitoring reports. 

 
Development Fee Ordinance 

In conformance with the September 2008 model ordinance on COAH’s webpage, the Town will 
be requesting review and approval of an amended development fee ordinance (Appendix H).  
Monies generated by the ordinance will be used to fund both the rehabilitation program and 
prospectively affordability assistance. Appendix I contains the preliminary Spending Plan.  
 

Growth Share  
In compliance with the above requirements, the Town proposes the address its 137-unit Growth 
Share obligation through applying its credits and future development. As previously described, 
once credits are applied, the remaining Growth Share obligation will be forty (40). Obviously, 
monitoring and reporting of actual development and its associated obligations imposed on the 



Town of Dover -  Housing Element & Fair Share Plan  

34

Town will continue to ensure the Town’s obligation is met. As depicted in this Plan, the 
anticipated growth share generated is consistent with the projections in Appendix F of NJAC 
5:97 and the affordable units anticipated will meet the Town’ s obligation.  
 
The Town intends to ensure its continued obligation to provide affordable housing is met through 
inclusionary development zoning, in the Transit-Oriented Development Area. The vast majority of 
this area is in control of the municipality, but before development takes place agreements on 
how to handle commuter parking for Dover Station will be required with NJ Transit. However, 
because of the complexity of development, it is likely that development will be broken-down 
into two phases; TOD North and TOD South. It will be the intent to ensure that the new zoning will 
conform to COAH rules and include affordable housing.  
 

100% Affordable 
To address any shortfall, the Town reserves the right to propose, and take credit for, 100% 
affordable projects.  Dover is extremely limited for additional viable options to provide realistic 
affordable housing development opportunities.  However, of the minimal developable land 
outside of the Downtown area, the Town will continue to seek out the opportunity to develop 
the 3-unit Spring Street project that was anticipated in the last Housing Plan (November 28, 
2005). Although the original developer of the project fell through, the Town will continue pursuing 
other non-profit organizations, such as Habitat for Humanity or Catholic Charities to build this 
project.  Any units created through this mechanism will have the land donated to ensure 
affordability.   
 

Affordable Housing Ordinance 
Dover intends to review the potential of adopting a Fair Share Affordable Housing Ordinance 
once COAH publishes their model. 

 

Very Low-Income Affordable Housing / Write down Program 

A municipality is required to restrict at least 13% of its growth share obligation to very low-income 
households, which requires the provision of eighteen (17.81) units of very-low income affordable 
housing.  A municipality is also required to use 30% of its affordable housing trust fund on rental 
assistance to very-low income households.  
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VIII. Implementation Schedule  
As is evident from the projects outlined in this plan, the Town of Dover is moving forward in its 
attempt to provide a realistic opportunity toward the creation of affordable housing. 
 
To meet the Prior Round (6) and Growth Share (137) obligations by the end of 2018, Dover 
proposes a phased implementation program.  The ten-year period between 2008 and 2018 will 
be divided into five phases of two years each, as given below: 
 

Town of Dover 
 Implementation Schedule for Rehabilitation and Growth Share Obligation 

 
Housing 
Period Rehabilitation 

Number of  
New Units 

Phase 1 2009-2010 28 5 
Phase 2 2011-2012 40 23 
Phase 3 2013-2014 40 8 
Phase 4 2015-2016 40 - 
Phase 5 2017-2018 40 124 

 
This Implementation schedule is designed to outline the Town’s intent to meet its obligation 
beginning at this Plan’s adoption and through 2018. While this Plan is not static, its intent is to 
provide a framework that actually produces housing while invigorating the community through 
an integrated planning approach. Dover intends on utilizing the reporting periods in a way that 
not only advances the creation of affordable housing but also ensures that the years of 
comprehensive planning remains fully intact. While the Town will continue its efforts toward 
addressing the growth projections in Appendix F of NJAC 5:97 within the first reporting period, 
subsequent reporting periods may require alternative strategies as more is known. The Town will 
continue proactively planning to meet its affordable housing obligations while monitoring the 
current marketplace as it relates to the future build-out potential. 
 
Subsequent reporting periods may require a revised strategy and Plan amendments. However, 
these strategies cannot be fully detailed until more is known regarding such things as market 
conditions, the true impact of Transit Hubs and/or Transit Villages, and the impact of what is seen 
as a ever changing affordable landscape due to future court decisions.  
 
The following is the preliminary schedule that the Town of Dover intends to petition COAH with;  
   
REPORTING PERIOD 

 
DESCRIPTION 

2009-2010 • The Town will continue to monitor its Growth Share obligations in concert with 
current market conditions as it relates to future Bassett Highway 
Redevelopment Plan development and other in-fill opportunities, of which are 
not known at this time.  

• Buildout of the Granny Brook rental project is expected. 
• The Town will submit the required information and supporting documentation to 

COAH for affordable units as they are constructed and granted Certificates of 
Occupancy.  

• Analyze the viability of performing an Exterior Housing Survey per COAH’s rules. 
• Continue pursuing non-profit developers to build the 3-unit 100% affordable 

project on Spring Street for the next reporting period 
• Review the opportunities to strengthen the Town’s Housing Authority to provide 

more affordable housing support. 
• The Town will be analyzing the future growth potential of the Dover Station Area 
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and downtown and finalizing its form-based code ordinance. It is anticipated 
that the ordinance will promote and/or require an inclusionary approach. The 
Town will submit its form-based code ordinance for the Transit-Oriented 
Development Area as an amendment to the Fair Share Plan.  

• Set up of a complete Rehabilitation Program. 
 

2011-2012 • The Town will submit the required information and supporting documentation to 
COAH for affordable units as they are constructed and granted Certificates of 
Occupancy.  

• Continue the Rehabilitation Program. 
 

2013-2014 • Full Build-out of the Trammel Crow project is anticipated and it is anticipated 
that this project will be the catalyst for additional opportunity for growth in the 
Downtown area. This growth corresponds to COAH’s projections. The Town will 
continue to monitor its Growth Share obligations in concert with current 
market conditions as it relates to future Bassett Highway Redevelopment Plan 
development and other in-fill opportunities.  

• The Town will submit the required information and supporting documentation to 
COAH for affordable units as they are constructed and granted Certificates of 
Occupancy.  

• Continue the Rehabilitation Program. 
 

2015-2016 • Town will submit the required information and supporting documentation to 
COAH for affordable units as they are constructed and granted Certificates of 
Occupancy.  

• Continue the Rehabilitation Program. 
 

2017- 2018 • Town will submit the required information and supporting documentation to 
COAH for affordable units as they are constructed and granted Certificates of 
Occupancy.  

• Construction of the Transit-Oriented Development Area is anticipated to begin. 
• Continue the Rehabilitation Program. 
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Appendices 
COAH Compliance Documentation 
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Appendix A 
Spruce Senior Housing 
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Appendix B 
Alternative Living Arrangement- 133 Berry Street 
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Appendix C 
Alternative Living Arrangement- 93-93 Berry Street 
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Appendix D 
20% Inclusionary Project- Granny Brook Apartments 
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Appendix E 
Inclusionary Project- Trammell Crow Residential 
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Appendix F 
For-sale low-income Housing- Habitat for Humanity 114 baker Street 
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Appendix H 
 Development Fee Ordinance 
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Town of  Dover 

Development Fee Ordinance 
 
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. 52:27d-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) Town of  Dover 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. 
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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 all zoning district(s), residential developers, except for developers of 
the types of development specifically exempted below, shall pay a fee of one 
and a half (1 ½) percent of the equalized assessed value for residential 
development provided no increased density is permitted. 

 
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 (6) percent of the equalized assessed value 
for each additional unit that may be realized.  However, if the zoning on a site 
has changed during the two-year period 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 (2) two-year period preceding the filing of the 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 plan approval 
for this purpose.  The fee percentage shall be vested on the date that the 
building permit is issued. 
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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 or two family owner-occupied dwelling units, residential 

structures demolished and replaced as a result of a natural disaster shall be 
exempt from paying a development fee. 

 
 
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 
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Non-Residential Development Certification/Exemption” Form.  Any exemption 
claimed by a developer shall be substantiated by that developer. 

 
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 Town of  Dover 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 
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the development fee; and thereafter notify the developer of the amount of 
the fee.  

 
g) Should the Town of  Dover 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. 

 
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 Town of  Dover.  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 Town of  Dover.  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 chief financial officer 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 
accessible; 

3. Rental income from municipally operated units; 
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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 [insert municipal name]’s 

affordable housing program.  
 

c) Within seven days from the opening of the trust fund account, Town of  Dover 
shall provide COAH with written authorization, in the form of a three-party escrow 
agreement between the municipality, Town and Valley National 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 the Town of  Dover’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 Town of  Dover 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. 

 
i. 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 
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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 may entitle Town of  Dover 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) Town of  Dover 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) Town of  Dover 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 the Town of  
Dover’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 Town of  Dover to impose, collect and expend development fees 
shall expire with its substantive certification unless Town of  Dover 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 Town of  Dover 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).  
Town of  Dover shall not impose a residential development fee on a development 
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that receives preliminary or final site plan approval after the expiration of its 
substantive certification or judgment of compliance, nor shall Town of  Dover 
retroactively impose a development fee on such a development.  Town of  Dover 
shall not expend development fees after the expiration of its substantive 
certification or judgment of compliance. 
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Appendix I 
 Spending Plan 
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Appendix J 
 COAH Workbook A 

 



Municipality Name:

Residential Non-
Residential

1
Enter Growth Projections From Appendix 
F(2) * 184 1,603

2

Subtract the following Residential 
Exclusions pursuant to 5:97-2.4(a) from 
"Exclusions" tab

COs for prior round affordable units 
built or projected to be built post 1/1/04
Inclusionary Development 0
Supportive/Special Needs Housing 0
Accessory Apartments 0
Municipally Sponsored
or 100% Affordable 0
Assisted Living 0
Other 0

Market Units in Prior Round Inclusionary 
development built post 1/1/04 0

3
Subtract the following Non-Residential 
Exclusions (5:97-2.4(b)

Affordable units 0
Associated Jobs 0

4 Net Growth Projection 184 1,603

5

Projected Growth Share (Conversion to 
Affordable Units Dividing Households by 5 
and Jobs by 16)

36.80  Affordable
 Units 100.19  Affordable

 Units

6 137 Affordable 
Units

 * For residential growth, see Appendix F(2), Figure A.1, Housing Units by Municipality.  For non-residential 
growth, see Appendix F(2), Figure A.2, Employment by Municipality.

Total Projected Growth Share Obligation

Workbook A: Growth Share Determination Using Published Data

Enter the COAH generated growth projections from Appendix F(2) found at the back of N.J.A.C. 5:97-1 et seq. 
on Line 1 of this worksheet.  Use the Tab at the bottom of this page to toggle to the exclusions portion of this 
worksheet.  After entering all relevant exclusions, toggle back to this page to view the growth share obligation 
that has been calculated.  Use these figures in the Application for Substantive Certification.

COAH Growth Projections                 
 Must be used in all submissions 

(Using Appendix F(2),  Allocating Growth To Municipalities)

Click Here to enter Prior Round 
Exclusions

Town of Dover
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Appendix K 
 Planning Board Resolution Amending the Housing Element & Fair Share Plan 
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Appendix L 
 Governing Body Resolution Amending Petition to COAH 
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Appendix M 
 Notice of Amended Petition 
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Appendix N 
 Service List 

 

 

 

 

 




