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Housing Element 

A. Introduction

The Town of Dover consists of a land area of 2.73 square miles, or approximately 1,747 acres, 

within Morris County, New Jersey. The town is bordered by Rockaway Town to the north, 

Borough of Wharton to the northwest, Mine Hill Town to the west, Randolph Town to the south, 

and the Borough of Victory Gardens to the east.1 

The New Jersey Municipal Land Use Law, N.J.S.A, 40:55D-1 to 136 (“MLUL”) and the New 

Jersey Fair Housing Act, N.J.S.A 52:27D-301 to -329 (“FHA”) require every municipal planning 

board to adopt a Housing Plan Element to its Master Plan and further require the governing body 

of each municipality to adopt a Fair Share Plan. More specifically, the FHA and MLUL require 

municipalities to adopt a Housing Element that addresses the municipal present and prospective 

housing needs, “with particular attention to low- and moderate-income housing.” In accordance 

with the Fair Housing Act at N.J.S.A, 52:27D-301, a Housing Element shall contain at least the 

following: 

1. An inventory of the municipality's housing stock by age, condition, purchase or rental

value, occupancy characteristics, and type, including the number of units affordable to

low- and moderate-income households and substandard housing capable of being

rehabilitated, and in conducting this inventory the municipality shall have access, on a

confidential basis for the sole purpose of conducting the inventory, to all necessary

property tax assessment records and information in the assessor's office, including but not

limited to the property record cards;

2. A projection of the municipality's housing stock, including the probable future

construction of low- and moderate-income housing for the next ten years, taking into

account, but not necessarily limited to, construction permits issued, approvals of

applications for development and probable residential development of lands;

3. An analysis of the municipality's demographic characteristics, including but not

necessarily limited to, household size, income level and age;

1 New Jersey Department of Transportation (NJDOT). (2022). New Jersey Municipal Boundaries [Review of New 

Jersey Municipal Boundaries]. NJDOT. 

https://www.nj.gov/transportation/refdata/gis/maps/pol_subdiv_NO_Roads.pdf  

https://www.nj.gov/transportation/refdata/gis/maps/pol_subdiv_NO_Roads.pdf
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4. An analysis of the existing and probable future employment characteristics of the 

municipality; 

 

5. A determination of the municipality's present and prospective fair share for low- and 

moderate-income housing and its capacity to accommodate its present and prospective 

housing needs, including its fair share for low- and moderate-income housing; and 

 

6. A consideration of the lands that are most appropriate for construction of low- and 

moderate-income housing and of the existing structures most appropriate for conversion 

to, or rehabilitation for, low- and moderate-income housing, including a consideration of 

lands reserved for developers who have expressed a commitment to provide low- and 

moderate-income housing. 

 

The preparation and submission of a Housing Element of a Municipality’s Master Plan, and a 

Fair Share Plan, is the first major step in the process for petitioning the New Jersey Courts for 

substantive certification. 

 

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

 

"Fair Share Plan” means the plan that describes the mechanisms and the funding sources, if 

applicable, by which a municipality proposes to address its affordable housing obligation as 

established in the housing element, includes the draft ordinances necessary to implement 

that plan, and addresses the requirements of N.J.A.C. 5:93-3.”  

 

This Housing Element and Fair Share Plan (“Plan”) satisfies all the applicable requirements set 

forth within the MLUL and FHA.  Additionally, this Plan has been prepared in accordance with 

the requirements set forth within the Affordable Housing Reform Statute, P.L. 2024, c.2, which 

became effective on March 20, 2024. 

 

History of Town of Dover’s Affordable Housing Obligation and Fair Share Plan 

 

The Town of Dover has a substantial history of providing its fair share of affordable housing for 

DCA Region 2. The Town of Dover began its Mount Laurel and Fair Share Housing Act 

compliance on July 24, 1996, when the Town adopted a Second Round Housing Element, which 

was followed by a petition to the then-Council on Affordable Housing (COAH) for substantive 

certification for the 1987-1999 period and receiving substantive certification on December 4, 

1996 (Resolution No. 64-99). The Town was given a 6-unit Present Need or Rehabilitation 

obligation by COAH for the 1987-1999 period. The Town’s Third Round obligation for the 

1999-2025 period required an agreement with a Supreme Court-designated interest party, the 

Fair Share Housing Center (FSHC), following their report published on May 17, 2016. The 

FSHC report calculated a Present Need or Rehabilitation obligation of 312 units, Prior Round 

(1987-1999) obligation of 6 units, Third Round Gap Period (1999-2015) obligation of 105 units, 

and a Third Round obligation of 150 units. Following the submission of a settlement agreement 
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with the FSHC to the Court on June 16, 2016, a Third Round obligation of 178 units was 

established for the 1999-2025 period.2 

 

On March 20, 2024, Governor Phil Murph signed the A-4/S-50 Bill, which required the 

Department of Community Affairs (DCA) to calculate and publish each municipality’s Third 

Round present need (i.e. the number of housing units lacking complete kitchen facilities, the 

number of units lacking complete plumbing facilities, and the number of overcrowded units) and 

Fourth Round obligation (i.e. prospective need from 2025 to 2035).3 On October 18, 2024, the 

DCA published non-binding calculations for each municipality. The Town of Dover, according to 

the DCA’s analysis, was calculated to have a Third Round present need of 349 units and the 

Fourth Round obligation of 113 units.4  

 

B. Analysis of Housing Stock 

 

Age of Housing Stock 

The age of a community’s housing stock is considered a means of determining its overall 

condition and identifying the number of housing units in need of rehabilitation, especially those 

units constructed 50 or more years ago. The chart below provides data on the age of the housing 

stock in Dover, beginning with the number of homes constructed prior to 1939, which is an 

aggregate figure and only provides an initial data point from which to build upon. Overall, the 

Town of Dover’s housing stock has seen a general decline despite two decades of strong 

construction rates in the 1950s (1,175 units) and the 1980s (751 units) when the number of 

homes constructed exceeded rates during the prior decades of 1940s (943 units) and 1970s (383 

units). In the decades after the construction spikes in the 1950s and 1980s, there were sharp 

declines in the number of homes constructed during the 1960s and 1990s when the number of 

homes produced was approximately half of those produced in the prior decade. Since 1989, 

Dover has constructed 773 new homes over three and a half decades (i.e. 22 more homes 

produced during the 1980s). Looking closer at the construction rates in recent years, Dover saw a 

sharp decline in the number of homes built between 2010 and 2020 when the number of homes 

constructed fell by approximately 87% (totaling 35 units). This decline in home construction 

coincides with the nation’s recovery following the 2008 financial crisis. Since 2020, home 

 
2 Kienz, Glenn C. “In the Matter of the Town of Dover Complaint for Declaratory Judgment Demonstrating 

Municipal Compliance with Constitutional Mount Laurel Obligation Docket No. MRS-L-001696-15.” Received by 

Kevin D. Walsh, Esq., Town of Dover, 16 Aug. 2016, 

https://www.dover.nj.us/documents/2016%20Settlement%20Agreement.PDF. Accessed 15 May 2025.  
3 Department of Community Affairs. (2024b, October 18). New Jersey Department of Community Affairs Releases 

Affordable Housing Calculations. State of New Jersey. Retrieved from 

https://www.nj.gov/dca/news/news/2024/approved/20241018.shtml.  
4 “Affordable Housing Obligations for 2025-2035 (Fourth Round) Methodology and Background .” State of New 

Jersey, Department of Community Affairs, 18 Oct. 2024, www.nj.gov/dca/dlps/4th_Round_Numbers.shtml.   

https://www.dover.nj.us/documents/2016%20Settlement%20Agreement.PDF
https://www.nj.gov/dca/news/news/2024/approved/20241018.shtml
http://www.nj.gov/dca/dlps/4th_Round_Numbers.shtml
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construction in the town has recovered slightly to an estimated 90 units of housing, which 

represents an increase of 55 homes or a 157% increase from the prior decade. 

 

 

 

Condition of Housing Stock 

In addition to the age, other factors are taken into consideration to determine the quality and 

condition of a municipality’s housing stock and whether units are substandard. The U.S. Census’ 

2023 American Community Survey (“ACS”) 5-Year Estimate data is used to estimate the number 

of substandard housing units using the following factors: 

1. Persons per room is an index of overcrowding. If 1.01 or more persons occupy one room 

than the unit is considered substandard. 

 

2. The adequacy of plumbing facilities is used to determine if a unit is substandard. 

Inadequate plumbing facilities are indicated by either a lack of exclusive use of plumbing 

facilities or incomplete plumbing facilities. 

 

3. The adequacy of kitchen facilities is also used to determine the quality of a unit and 

determine if it is substandard. Inadequate kitchen facilities are marked by shared use of a 

kitchen or the lack of a sink with piped water, a stove, or a refrigerator. 

 

The 2023 ACS indicators presented above were utilized to estimate the presence of substandard 

housing within the Town of Dover. Table 2 presents the findings of this analysis. 
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Table 1: Housing Characteristics 

Criteria Total Percentage 

Number of Persons per Room 

1.01 or more 361 5.5% 

Plumbing Facilities 

Complete Plumbing Facilities in All Units 6,6215 100.0% 

Occupied Units with Complete Plumbing Facilities 6,4556 97.5% 

Units Lacking Complete Plumbing Facilities - 0.0% 

Kitchen Equipment 

Complete Kitchen Facilities in All Units 6,5847 99.4% 

Occupied Units with Kitchen Facilities 6,4188 97.5% 

Units Lacking Complete Kitchen Facilities 37 0.6% 

Telephone Services9 

Occupied Units with Telephone Service 6,455 97.3% 

Units Lacking Telephone Service 10 0.2% 

Internet Services10 

Households with an Internet Subscription 6,032 91.1% 

Total 6,621 100.0% 

 

 

 
5 U.S. Census Bureau, U.S. Department of Commerce. "Plumbing Facilities for All Housing Units." American 

Community Survey, ACS 5-Year Estimates Detailed Tables, Table B25047, 2023, 

https://data.census.gov/table/ACSDT5Y2023.B25047?q=Dover+town,+New+Jersey&t=Water,+Sewage,+and+Plum

bing+Facilities&y=2023. 
6 U.S. Census Bureau, U.S. Department of Commerce. "Plumbing Facilities for Occupied Housing Units." American 

Community Survey, ACS 5-Year Estimates Detailed Tables, Table B25048, 2023, 

https://data.census.gov/table/ACSDT5Y2023.B25048?q=Dover+town,+New+Jersey&t=Water,+Sewage,+and+Plum

bing+Facilities&y=2023. 
7 U.S. Census Bureau, U.S. Department of Commerce. "Kitchen Facilities for All Housing Units." American 

Community Survey, ACS 5-Year Estimates Detailed Tables, Table B25051, 2023, 

https://data.census.gov/table/ACSDT5Y2023.B25051?q=Dover+town,+New+Jersey&t=Physical+Characteristics&y

=2023. 
8 U.S. Census Bureau, U.S. Department of Commerce. "Tenure by Kitchen Facilities." American Community 

Survey, ACS 5-Year Estimates Detailed Tables, Table B25053, 2023, 

https://data.census.gov/table/ACSDT5Y2023.B25053?q=Dover+town,+New+Jersey&t=Physical+Characteristics&y

=2023. 
9 U.S. Census Bureau, U.S. Department of Commerce. "Tenure by Telephone Service Available by Age of 

Householder." American Community Survey, ACS 5-Year Estimates Detailed Tables, Table B25043, 2023, 

https://data.census.gov/table/ACSDT5Y2023.B25043?q=Dover+town,+New+Jersey&t=Telephone,+Computer,+and

+Internet+Access&y=2023. 
10 U.S. Census Bureau, U.S. Department of Commerce. "Types of Computers and Internet Subscriptions." American 

Community Survey, ACS 5-Year Estimates Subject Tables, Table S2801, 2023, 

https://data.census.gov/table/ACSST5Y2023.S2801?q=Dover+town,+New+Jersey&t=Telephone,+Computer,+and+I

nternet+Access&y=2023.  

https://data.census.gov/table/ACSDT5Y2023.B25047?q=Dover+town,+New+Jersey&t=Water,+Sewage,+and+Plumbing+Facilities&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25047?q=Dover+town,+New+Jersey&t=Water,+Sewage,+and+Plumbing+Facilities&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25048?q=Dover+town,+New+Jersey&t=Water,+Sewage,+and+Plumbing+Facilities&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25048?q=Dover+town,+New+Jersey&t=Water,+Sewage,+and+Plumbing+Facilities&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25051?q=Dover+town,+New+Jersey&t=Physical+Characteristics&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25051?q=Dover+town,+New+Jersey&t=Physical+Characteristics&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25053?q=Dover+town,+New+Jersey&t=Physical+Characteristics&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25053?q=Dover+town,+New+Jersey&t=Physical+Characteristics&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25043?q=Dover+town,+New+Jersey&t=Telephone,+Computer,+and+Internet+Access&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25043?q=Dover+town,+New+Jersey&t=Telephone,+Computer,+and+Internet+Access&y=2023
https://data.census.gov/table/ACSST5Y2023.S2801?q=Dover+town,+New+Jersey&t=Telephone,+Computer,+and+Internet+Access&y=2023
https://data.census.gov/table/ACSST5Y2023.S2801?q=Dover+town,+New+Jersey&t=Telephone,+Computer,+and+Internet+Access&y=2023
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Table 2: Housing Units by Heating Fuel Type in the Town of Dover, 2023 (est.) 

Type of Fuel Number of Units11 Percentage 

Utility gas 4,619 71.56% 

Bottled, tank, or LP gas 349 5.41% 

Electricity 827 12.81% 

Fuel oil, kerosene, etc. 644 9.98% 

Coal or coke - 0.00% 

Wood - 0.00% 

Solar energy 16 0.25% 

Other fuel - 0.00% 

No fuel used - 0.00% 

Total 6,455 100.00% 

Most of the Census indicators available at the municipal level indicate a sound housing stock. 

Less than six percent of the units are occupied by more than one (1) person per room, and 

100% of the entire housing stock has complete plumbing facilities. Approximately 99.4% of the 

housing units contain complete kitchen facilities while 97.3% contain telephone services and 

91.1% contain internet service. As shown in Table 3, most (86.95%) of the units are heated with 

standard heating fuels such utility gas, fuel oil, kerosene, bottled, tank, or liquified petroleum 

(LP) gas. Much of the remaining housing units (12.81%) are heated by electricity. 

Purchase or Rental Value of Housing Stock 

According to 2023 ACS estimates, the majority (i.e. 63.4%) of the owner-occupied housing stock 

were valued between $300,000 and $499,999, which was more than twice the estimated 

proportion of homes in that value range across Morris County of 30.6%. The number of owner-

occupied housing units with values at or above $500,000 in the Town of Dover represents a 

much smaller proportion of the town’s owner-occupied housing stock. The number of owner-

occupied homes with values between $500,000 and $749,999 represents 5.9% of the owner-

occupied housing stock, which is approximately six times smaller than the proportion of homes 

with values in that range across the rest of Morris County (i.e. 36.1%). The number of owner-

occupied homes with values at or above $750,000 in the Town of Dover represents a very small 

proportion of the overall stock of owner-occupied housing units relative to the rest of Morris 

County, which is half of the proportion of units in the next lower home value range or 2.8%. As 

shown in Table 3 below, the median value of an owner-occupied home in the Town of Dover was 

11 U.S. Census Bureau, U.S. Department of Commerce. "House Heating Fuel." American Community Survey, ACS 

5-Year Estimates Detailed Tables, Table B25040, 2023,

https://data.census.gov/table/ACSDT5Y2023.B25040?q=Dover+town,+New+Jersey&t=Heating+and+Air+Conditio

ning+(HVAC):Physical+Characteristics.

https://data.census.gov/table/ACSDT5Y2023.B25040?q=Dover+town,+New+Jersey&t=Heating+and+Air+Conditioning+(HVAC):Physical+Characteristics
https://data.census.gov/table/ACSDT5Y2023.B25040?q=Dover+town,+New+Jersey&t=Heating+and+Air+Conditioning+(HVAC):Physical+Characteristics
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$354,900, which was $218,200 less than the estimated median value across the rest of Morris 

County (i.e. $573,100). 

Table 3: Value of Owner-Occupied Units in the Town of Dover and Morris County, 2023 (est.) 

Town of Dover12 Morris County13 

Value No. of Units Percentage No. of Units Percentage 

Less than $50,000 - 0.0% - 0.0% 

$50,000 to $99,999 - 0.0% 642 0.7% 

$100,000 to $299,999 519 27.9% 7,139 7.8% 

$300,000 to $499,999 1,180 63.4% 28,164 30.6% 

$500,000 to $749,999 109 5.9% 33,254 36.1% 

$750,000 to $999,999 53 2.8% 13,096 14.2% 

$1,000,000 or more - 0.0% 9,799 10.6% 

Total 1,861 100% 92,094 100% 

Median Value  $354,900  $573,100 

Source: 2023 ACS 5-Year Estimate 

For rental units, the estimated median gross rent in the Town of Dover in 2023 was $1,533 per 

month, which was $266 less than the estimated median gross rent across Morris County for the 

12 U.S. Census Bureau, U.S. Department of Commerce. "Financial Characteristics for Housing Units With a 

Mortgage." American Community Survey, ACS 5-Year Estimates Subject Tables, Table S2506, 2023, 

https://data.census.gov/table/ACSST5Y2023.S2506?q=Dover+town,+New+Jersey&t=Housing+Value+and+Purchas

e+Price&y=2023. 
13 U.S. Census Bureau, U.S. Department of Commerce. "Financial Characteristics for Housing Units With a 

Mortgage." American Community Survey, ACS 5-Year Estimates Subject Tables, Table S2506, 2023, 

https://data.census.gov/table/ACSST5Y2023.S2506?q=Morris+County,+New+Jersey&t=Housing+Value+and+Purc

hase+Price.

0.0%

0.7%

7.8%

30.6%

36.1%

14.2%

10.6%

0.0%

0.0%

27.9%
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2.8%

0.0%
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$1,000,000 or more

Comparison of the Value of Owner-Occupied Units Between the 
Town of Dover and Morris County, 2023 (5-Year est.)

Town of Dover Morris County

https://data.census.gov/table/ACSST5Y2023.S2506?q=Dover+town,+New+Jersey&t=Housing+Value+and+Purchase+Price&y=2023
https://data.census.gov/table/ACSST5Y2023.S2506?q=Dover+town,+New+Jersey&t=Housing+Value+and+Purchase+Price&y=2023
https://data.census.gov/table/ACSST5Y2023.S2506?q=Morris+County,+New+Jersey&t=Housing+Value+and+Purchase+Price
https://data.census.gov/table/ACSST5Y2023.S2506?q=Morris+County,+New+Jersey&t=Housing+Value+and+Purchase+Price
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same period ($1,759). Most of the rental units (34.1%) in the Town of Dover, according to 2023 

estimates, had rents between $1,000 and $1,499, which was 11.4% more than the number rental 

units across Morris County (22.7%) with rents in the same range and during the same period. 

While the number of rental units in the Town of Dover with estimated rents between $1,500 and 

$1,999 as well as between $2,000 and $2,499 represents roughly the same proportion as seen 

across Morris County, the more striking data points are seen for the proportion of rental units 

with rents between $2,500 and $2,999 or more in the Town of Dover relative to the proportion of 

such rental units across Morris County. As depicted in the chart below, the proportion of rental 

units with rents between $2,500 and $2,999 is four times smaller (2.2%) than across Morris 

County (8.8%) and the proportion of rental units with rents of $3,000 or more in the Town of 

Dover is approximately eleven and a half times smaller (0.8%) than the proportion of such units 

across Morris County (9.3%).  

5.1%

5.2%

22.7%

29.7%

16.0%

8.8%

9.3%

3.3%

7.6%

6.2%

34.1%
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0.4%
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No rent paid

Comparison of the Cost of Rental Units Between 
the Town of Dover and Morris County, 2023 (5-Year est.)

Town of Dover Morris County
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Table 4: Comparison of the Cost of Rental Units Between 

the Town of Dover and Morris County 

Contract Rent Range 
Town of Dover14 Morris County15 

Number of Units Percentage Number of Units Percentage 

Less than $500 273 7.6% 2,553 5.1% 

$500-$999 224 6.2% 2,602 5.2% 

$1,000-$1,499 1,228 34.1% 11,385 22.7% 

$1,500-$1,999 1,061 29.4% 14,853 29.7% 

$2,000-$2,499 697 19.3% 8,004 16.0% 

$2,500-$2,999 79 2.2% 4,406 8.8% 

$3,000 or more 28 0.8% 4,637 9.3% 

No rent paid 16 0.4% 1,629 3.3% 

Total 3,606 100% 50,069 100% 

Median (dollars)  $1,53316  $1,75917 

Occupancy Characteristics and Type of Housing Units 

According to 2023 ACS estimates, there were 6,621 housing units in the Town of Dover, as 

shown below in Table 5, Housing Units. A total of 79.6 percent were 1-unit detached homes. Of 

the 18,458 housing units in the Town, only 1,853 (10.0 percent) were 1-unit attached and 636 

(3.4 percent) were mobile homes. The housing stock consists primarily of single-family detached 

housing. 

14 U.S. Census Bureau, U.S. Department of Commerce. "Contract Rent." American Community Survey, ACS 5-Year 

Estimates Detailed Tables, Table B25056, 2023, 

https://data.census.gov/table/ACSDT5Y2023.B25056?q=Dover+town,+New+Jersey&t=Renter+Costs&y=2023. 
15 U.S. Census Bureau, U.S. Department of Commerce. "Contract Rent." American Community Survey, ACS 5-Year 

Estimates Detailed Tables, Table B25056, 2023, 

https://data.census.gov/table/ACSDT5Y2023.B25056?q=Morris+County,+New+Jersey&t=Renter+Costs&d=ACS+

5-Year+Estimates+Detailed+Tables.
16 U.S. Census Bureau, U.S. Department of Commerce. "Median Contract Rent (Dollars)." American Community

Survey, ACS 5-Year Estimates Detailed Tables, Table B25058, 2023,

https://data.census.gov/table/ACSDT5Y2023.B25058?q=Dover+town,+New+Jersey&t=Renter+Costs&y=2023.
17 U.S. Census Bureau, U.S. Department of Commerce. "Median Contract Rent (Dollars)." American Community

Survey, ACS 5-Year Estimates Detailed Tables, Table B25058, 2023,

https://data.census.gov/table/ACSDT5Y2023.B25058?q=Morris+County,+New+Jersey&t=Renter+Costs&d=ACS+

5-Year+Estimates+Detailed+Tables.

https://data.census.gov/table/ACSDT5Y2023.B25056?q=Dover+town,+New+Jersey&t=Renter+Costs&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25056?q=Morris+County,+New+Jersey&t=Renter+Costs&d=ACS+5-Year+Estimates+Detailed+Tables
https://data.census.gov/table/ACSDT5Y2023.B25056?q=Morris+County,+New+Jersey&t=Renter+Costs&d=ACS+5-Year+Estimates+Detailed+Tables
https://data.census.gov/table/ACSDT5Y2023.B25058?q=Dover+town,+New+Jersey&t=Renter+Costs&y=2023
https://data.census.gov/table/ACSDT5Y2023.B25058?q=Morris+County,+New+Jersey&t=Renter+Costs&d=ACS+5-Year+Estimates+Detailed+Tables
https://data.census.gov/table/ACSDT5Y2023.B25058?q=Morris+County,+New+Jersey&t=Renter+Costs&d=ACS+5-Year+Estimates+Detailed+Tables
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Table 5: Housing Units18 

Units in Structure Number Percent of Total Units 

1-Unit Detached 3,005 45.4% 

1-Unit Attached 719 10.9% 

2 Units 1,235 18.7% 

3 or 4 Units 532 8.0% 

5 to 9 Units 415 6.3% 

10 to 19 Units 90 1.4% 

20 Units or more 625 9.4% 

Mobile Home - 0.0% 

Boat, RV, van, etc. - 0.0% 

Total 6,621 100.0% 

 

Units Affordable to Low- and Moderate-Income Households 

 

Low-income households are defined as those earning more than 30 percent of the regional 

median income, but less than or equal to 50 percent of regional median income. Moderate 

income households earn more than 50 percent of regional median income, but less than 80 

percent of regional median income. Following the adoption of the Fair Housing Act (NJFHA) in 

1985 and the Unform Housing Affordability Controls (UHAC), the State of New Jersey (the 

“State”) developed a sliding scale for income limits, which defines low-and moderate-income 

limits based on household size. The State, currently through the New Jersey Housing and 

Mortgage Finance Agency (NJHMFA) following the formal abolishment of COAH on March 20, 

2024, has been determining separate incomes for households from one (1) up to eight (8) persons 

per household. Similarly, housing units are to be priced to be affordable to households who could 

reasonably be expected to live within the housing units. For example, the current qualifying 

income for a household of one (1) that is seeking to qualify for an affordable efficiency or studio 

unit must be at or below $75,840, as shown below within Table 6. 

 

Table 6: 2025 Income Limits for UHAC Region 219 

  1 Person 2 Person 3 Person 4 Person 5 Person 

Median $94,800 $108,300 $121,800 $135,300 $146,200 

Moderate $75,840 $86,640 $97,440 $108,240 $116,960 

Low $47,400 $54,150 $60,900 $67,650 $73,100 

Very-Low $28,440 $32,490 $35,540 $40,590 $43,860 

 

 
18 U.S. Census Bureau, U.S. Department of Commerce. "Selected Housing Characteristics." American Community 

Survey, ACS 5-Year Estimates Data Profiles, Table DP04, 2023, 

https://data.census.gov/table/ACSDP5Y2023.DP04?q=Dover+town,+New+Jersey&t=Renter+Costs:Units+and+Stor

ies+in+Structure&y=2023. 
19 New Jersey Housing Mortgage and Finance Agency, UHAC 2025 Affordable Housing Regional Income Limits by 

Household Size (2025). State of New Jersey. Retrieved from 

https://www.nj.gov/dca/hmfa/about/regulations/docs/UHAC_Income%20Limits.pdf.   
 

https://data.census.gov/table/ACSDP5Y2023.DP04?q=Dover+town,+New+Jersey&t=Renter+Costs:Units+and+Stories+in+Structure&y=2023
https://data.census.gov/table/ACSDP5Y2023.DP04?q=Dover+town,+New+Jersey&t=Renter+Costs:Units+and+Stories+in+Structure&y=2023
https://www.nj.gov/dca/hmfa/about/regulations/docs/UHAC_Income%20Limits.pdf
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To be affordable, a household should not be paying more than 28 percent of its gross income on 

principal, interest, taxes and insurance, subsequent to a minimum down payment of 5 percent. A 

rental unit is affordable if the household is paying no more than 30 percent of its income on rent 

and utilities. The following tables display the percentage of household income that is used for 

housing cost payments. 

Table 7: Monthly Owner Cost as a Percentage of Household Income, 2023 (5-Year est.)20 

Income Ranges 
Percentage of 

Income 
Number of Households 

Percentage of Total Number of 

Households 

Less than $20,000 

 Less than 20% - 0.0% 

 20% to 29% - 0.0% 

 30% or more 100 5.4% 

Total 100 5.4% 

$20,000 to $34,999 

 Less than 20% - 0.0% 

 20% to 29% - 0.0% 

 30% or more 59 3.2% 

Total 59 3.2% 

$35,000 to $49,999 

 Less than 20% - 0.0% 

 20% to 29% - 0.0% 

 30% or more 63 3.4% 

Total 63 3.4% 

$50,000 to $74,999 

 Less than 20% 12 0.6% 

 20% to 29% - 0.0% 

 30% or more 189 10.2% 

Total 201 10.8% 

$75,000 or more 

 Less than 20% 478 25.7% 

 20% to 29% 558 30.0% 

 30% or more 402 21.6% 

Total 1,438 77.3% 

Total Number of Households 1,861 100% 

20 U.S. Census Bureau, U.S. Department of Commerce. "Financial Characteristics for Housing Units With a 

Mortgage." American Community Survey, ACS 5-Year Estimates Subject Tables, Table S2506, 2023, 

https://data.census.gov/table/ACSST5Y2023.S2506?q=Dover+town,+New+Jersey&t=Housing+Value+and+Purchas

e+Price&y=2023. 

https://data.census.gov/table/ACSST5Y2023.S2506?q=Dover+town,+New+Jersey&t=Housing+Value+and+Purchase+Price&y=2023
https://data.census.gov/table/ACSST5Y2023.S2506?q=Dover+town,+New+Jersey&t=Housing+Value+and+Purchase+Price&y=2023


Page | 12 

Table 8: Gross Rent as a Percentage of Household Income, 2023 (5-Year est.)21 

Income Ranges Percentage of Income Number of Households 
Percentage of Total Number of 

Households 

Less than $20,000 

 Less than 20% 0 0.0% 

 20% to 29% 0 0.0% 

 30% or more 31 3.1% 

Total 31 3.1% 

$20,000 to $34,999 

 Less than 20% 15 1.5% 

 20% to 29% 25 2.5% 

 30% or more 11 1.1% 

Total 51 5.2% 

$35,000 to $49,999 

 Less than 20% 96 9.7% 

 20% to 29% 27 2.7% 

 30% or more 67 6.8% 

Total 190 19.2% 

$50,000 to $74,999 

 Less than 20% 155 15.7% 

 20% to 29% 42 4.3% 

 30% or more 12 1.2% 

Total 209 21.2% 

$75,000 or more 

 Less than 20% 493 49.9% 

 20% to 29% 14 1.4% 

 30% or more 0 0.0% 

Total 507 51.3% 

Total Number of Households 988 100% 

21 U.S. Census Bureau, U.S. Department of Commerce. "Financial Characteristics for Housing Units Without a 

Mortgage." American Community Survey, ACS 5-Year Estimates Subject Tables, Table S2507, 2023, 

https://data.census.gov/table/ACSST5Y2023.S2507?q=Dover+town,+New+Jersey&t=Mortgage+Costs&y=2023. 

https://data.census.gov/table/ACSST5Y2023.S2507?q=Dover+town,+New+Jersey&t=Mortgage+Costs&y=2023
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C. Projected Housing Stock

According to the New Jersey Department of Community Affairs, the Town of Dover has issued building 

permits for a total of 313 single family housing units, multifamily housing units, and mixed-use housing 

units between 2013 and 2023.22 

Using New Jersey Department of Community Affairs (NJDCA) demolition data for the same period, the 

Town of Dover approved 25 demolition permits. This brings the net number of housing units added 

between the year 2013 and 2023 to 292. The building and demolition permit information is depicted 

within Table 9 below.23 

Table 9: Dwelling Units Authorized 

Year 

Residential Building Permits 

Issued for New Construction 
Residential Demolitions 

Total 

Added 

1 & 2 

Family 
Multifamily 

Mixed-

Use 

Total No. 

of Units 

1 & 2 

Family 
Multifamily 

Mixed-

Use 

Total No. 

of Units 

2013 4 0 0 4 1 0 0 1 3 

2014 0 0 0 0 0 0 0 0 0 

2015 7 0 1 8 0 0 0 0 8 

2016 5 0 0 5 6 0 0 6 -1

2017 2 0 0 2 5 0 0 5 -3

2018 2 214 0 216 0 0 0 0 216 

2019 4 0 0 4 0 4 0 4 4 

2020 2 68 0 70 1 0 0 1 69 

2021 2 0 0 2 7 0 0 7 -5

2022 0 0 0 0 0 0 0 0 0 

2023 2 0 0 2 1 0 0 1 1 

Total 30 282 1 313 21 4 0 25 292 

22 NJ Department of Community Affairs. (n.d.). Housing Units Authorized by Building Permits for New 

Construction. Building Permits: Yearly Summary Data. 

https://www.nj.gov/dca/codes/reporter/building_permits.shtml#2 
23 New Jersey Department of Community Affairs. (n.d.). Demolition Permits Yearly Summary Data. 

https://www.nj.gov/dca/codes/reporter/demo_permits.shtml 

https://www.nj.gov/dca/codes/reporter/building_permits.shtml#2
https://www.nj.gov/dca/codes/reporter/demo_permits.shtml
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D. Municipal Demographic Characteristics

As depicted in the chart below, the population of the Town of Dover has experienced steady population 

growth throughout the 20th Century, which included an almost doubling in population from 5,938 in 1900 

to 11,174 in1950. From 1950 to 2000, the Town of Dover saw a population increase of 7,014 residents to 

18,188, which represents an increase of approximately 63%. Since 2000, population growth has slowed 

substantially to a current estimated count of 18,420, which represents an increase of only 232 residents, 

which represents an increase of approximately 13%. The North Jersey Transportation Planning Authority 

(NJTPA) conducted population projections for its jurisdiction which included the Town of Dover. The 

projections were calculated and estimated in January 2012. The projections show that the Town will keep 

growing through 2035. NJTPA’s projections show a population increase of approximately 37% over the 

next ten years or until the end of the state’s Fourth Round period.  

Population density is a measure of the number of people residing within a given land area. As the table 

shows, Howell is of relatively low density given the amount of land area the Towns occupies. The table 

below displays Howell Town’s population characteristics and projections. 
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Table 10: Town of Dover Population Trend from 1900 to 2035 

Year Population Population Change Percentage Change 

1900 5,938 - - 

1910 7,408 +1,470 24.76% 

1920 9,803 +2,395 40.33% 

1930 10,031 +228 3.84% 

1940 10,491 +460 7.75% 

1950 11,174 +683 11.50% 

1960 13,034 +1,860 31.32% 

1970 15,039 +2,005 33.77% 

1980 14,681 -358 -6.03% 

1990 15,115 +434 7.31% 

2000 18,188 +3,073 51.75% 

2010 18,157 -31 -0.52% 

2020 18,460 +303 5.10% 

2023 18,420 -40 -0.67% 

2035 20,610 +2,190 36.88% 
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As illustrated within Table 11, the age cohort breakdown of the Town of Dover is quite similar to that of 

the rest of Morris County. In addition, the residents of the Town of Dover and the residents of Morris 

County are close in the estimated median age. A breakdown of population by age for the town and the 

county is provided below: 

 

Table 11: Population Comparison by Age 

Age Cohort Town of Dover 24 Morris County 25 

Under 5 Years 735 3.99% 25,471 4.99% 

5 to 14 2,171 11.79% 59,800 11.72% 

15 to 24 2,437 13.23% 62,757 12.30% 

25 to 34 2,344 12.73% 57,194 11.21% 

35 to 44 2,523 13.70% 65,510 12.84% 

45 to 54 2,626 14.26% 72,196 14.15% 

55 to 64 2,893 15.71% 76,688 15.03% 

Over 65 2,691 14.61% 90,759 17.78% 

Total 18,420 100% 510,375 100% 

Median Age 41 42.7 

 

As race is an important indicator of the equity and economic opportunity for all residents of a community, 

an analysis was performed on the change in the racial composition of the Town of Dover. As indicated 

below in Table 12, there were some significant changes in the population of residents who identified as 

white and residents who identified with another race. From 2010 to 2023, there was a sharp decline of 

approximately 57.8% (or 6,989 residents) in the number of white residents from 12,083 to 5,094. 

However, the opposite was observed during the aforementioned period for residents who identified with 

another race and those who identified with two or more races. For those who identified with some other 

race, there was an increase of approximately 113.3% (or 4,091 residents) from 2010 and 2023. For those 

who identified with two or more races, there was an increase of approximately 430.4% (or 3,323 

residents). There were no significant population changes among other racial groups in the town. Overall, 

there was a net population increase of 263 residents from 2010 to 2023. 

 

 

 

 

 

 
24 U.S. Census Bureau, U.S. Department of Commerce. "ACS Demographic and Housing Estimates." American 

Community Survey, ACS 5-Year Estimates Data Profiles, Table DP05, 2023, 

https://data.census.gov/table/ACSDP5Y2023.DP05?q=Dover+town,+New+Jersey&y=2023. Accessed on April 21, 

2025.  
25 U.S. Census Bureau, U.S. Department of Commerce. "ACS Demographic and Housing Estimates." American 

Community Survey, ACS 5-Year Estimates Data Profiles, Table DP05, 2023, 

https://data.census.gov/table/ACSDP5Y2023.DP05?q=Morris+County,+New+Jersey&y=2023&d=ACS+5-

Year+Estimates+Data+Profiles. Accessed on April 22, 2025. 

https://data.census.gov/table/ACSDP5Y2023.DP05?q=Dover+town,+New+Jersey&y=2023
https://data.census.gov/table/ACSDP5Y2023.DP05?q=Morris+County,+New+Jersey&y=2023&d=ACS+5-Year+Estimates+Data+Profiles
https://data.census.gov/table/ACSDP5Y2023.DP05?q=Morris+County,+New+Jersey&y=2023&d=ACS+5-Year+Estimates+Data+Profiles
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Table 12: Race 

Dover, 2010 Census and 2023 Census Estimates 

  
2010 Census 2023 Census (est.) Change, 2010 to 2023 (est.) 

Number Percent Number Percent Number Percent 

Total Population 18,157 100% 18,420 100% +263 1.4% 

White 12,083 66.5% 5,094 27.7% -6,989 -57.8% 

Black or African 

American 
1,108 6.1% 1,086 5.9% -22 -2.0% 

American Indian and 

Alaska Native 
114 0.6% 42 0.2% -72 -63.2% 

Asian 461 2.5% 402 2.2% -59 -12.8% 

Native Hawaiian and 

Other Pacific Islander 
9 0.0% 0 0.0% -09 -100% 

Some Other Race 3,610 19.9% 7,701 41.8% +4,091 113.3% 

Two or More Races 772 4.3% 4,095 22.2% +3,323 430.4% 

 

As shown in Table 13 below, the Town of Dover has become predominantly comprised of residents who 

identify as Hispanic or Latino. From 2010 to 2023, the population of Hispanic or Latino residents grew 

from an already significant proportion of approximately 67.5% in 2010 to approximately three-quarters 

(or 75%) of the town’s population in 2023. 

 

Table 13: Hispanic or Latino Population 

Dover, 2010 Census and 2023 Estimates 

Population Groups  
2010 Census 2023 Census 

Change, 2010 to 2023 

(est.) 

Number Percentage Number Percentage Number Percentage 

Total Population 18,222 100% 18,420 100% +198 1.1% 

Hispanic or Latino (of any race) 12,300 67.5% 13,807 75.0% +1,507 12.3% 

Mexican 2,239 12.3% 3,380 18.3% +1,141 51.0% 

Puerto Rican 2,193 12.0% 1,834 10.0% -359 -16.4% 

Cuban 28 0.2% 21 0.1% -07 -25.0% 

Other Hispanic or Latino 747 4.1% 8,572 46.5% +7,825 1047.5% 

Not Hispanic or Latino 5,922 32.5% 4,613 25.0% -1,309 -22.1% 

 

According to 2023 ACS estimates, the median household income in the Town of Dover was $70,519. This 

was a little less than half of the median income for Morris County, which was $134,579. A distribution of 

households by income for the Town of Dover and Morris County is presented within Table 12, 

Households by Income ($) in 2023, below. 
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Table 14: Number of Households by Income 2023 (est.) 

Income Dover Morris County 

Less than $10,000 268 4,493 

$10,000 to $14,999 134 2,859 

$15,000 to $24,999 436 6,191 

$25,000 to $34,999 550 7,005 

$35,000 to $49,999 722 9,839 

$50,000 to $74,999 1,499 19,569 

$75,000 to $99,999 839 19,609 

$100,000 to $149,999 1,118 35,673 

$150,000 or more 889 87,954 

Median Household Income $70,519 $134,579 

 

The average household size in the Town of Dover in 2023, according to 2023 estimates, was 2.95 persons 

per household. The town had a total of 6,455 households. Of which, 57.2% or 3,697 were a part of family 

households, and 42.7% or 2,758 households were a part of non-family households. The distribution of 

household types is illustrated within Table 15, Household by Types in 2023, below. 

 

Table 15: Households by Type from 2023 (est.) 

Household Type Number Percent 

Total households 6,455 100% 

    Married-couple household: 3,023 46.8% 

        With children of the householder under 18 years 1,556 24.1% 

        With no children of the householder under 18 years 1467 22.7% 

    Cohabiting couple household: 674 10.4% 

        With children of the householder under 18 years 348 5.4% 

        With no children of the householder under 18 years 326 5.1% 

    Female householder, no spouse or partner present: 1,751 27.1% 

        Living alone 1,003 15.5% 

        With children of the householder under 18 years 194 3.0% 

        With relatives, no children of the householder under 18 years 505 7.8% 

        With only nonrelatives present 49 0.8% 

    Male householder, no spouse or partner present: 1,007 15.6% 

        Living alone 465 7.2% 

        With children of the householder under 18 years 61 0.9% 

        With relatives, no children of the householder under 18 years 425 6.6% 

        With only nonrelatives present 56 0.9% 

Source: 2023 ACS 5-Year Estimate, Households by Type 
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E. Employment Characteristics

A major factor determining the affordability of housing in a community is the composition of the 

workforce. As shown below in Table 16, 2023 ACS estimates indicated that there was a total of 

10,391 residents who were 16 years and older, of which 9,107 (or 87.6%) work in the private 

sector and 740 were government employees.26 

Table  16: Classification of Workers 

Number 
Percentage of 

Total 

Private for-profit wage and salary workers 9,107 87.6% 

Government workers 740 7.1% 

Self-employed in own not incorporated business workers 530 5.1% 

Unpaid family workers 14 0.1% 

Total 10,391 100.0% 

An analysis of the employees (over the age of 16) indicates that workers residing in the Town of 

Dover were involved in a broad array of economic sectors. As depicted in Table 17 below, the 

highest concentration of workers at 15.7% (or 1,636 employees) of the total workforce was in 

professional, scientific, and management, and administrative, and waste management services. 

The next largest sector of employment in the town was educational services, and health care and 

social assistance, which constituted 15% (or 1,562 employees) of the workforce. When compared 

with the rest of Morris County, the first and second largest employment sectors in the town are in 

the reverse with respect to the rest of the county in which the educational services, and health 

care and social assistance represents 22.7% (of 61,498 workers) and professional, scientific, and 

management, and administrative, and waste management services represents 17.2% (or 46,480 

workers) of the overall workforce.27 

26 U.S. Census Bureau, U.S. Department of Commerce. "Selected Economic Characteristics." American Community 

Survey, ACS 5-Year Estimates Data Profiles, Table DP03, 2023, 

https://data.census.gov/table/ACSDP5Y2023.DP03?q=Dover+town,+New+Jersey&t=Class+of+Worker:Employme

nt:Industry&y=2023.  
27 Ibid. 

https://data.census.gov/table/ACSDP5Y2023.DP03?q=Dover+town,+New+Jersey&t=Class+of+Worker:Employment:Industry&y=2023
https://data.census.gov/table/ACSDP5Y2023.DP03?q=Dover+town,+New+Jersey&t=Class+of+Worker:Employment:Industry&y=2023
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Table 17: Workforce by Sector 

Dover Morris County 

Sector 
No. of 

Employees 

Percentage of 

Workforce 

No. of 

Employees 

Percentage of 

Workforce 

Agriculture, forestry, fishing and 

hunting, and mining 
23 0.2% 622 0.2% 

Construction 1,000 9.6% 14,225 5.3% 

Manufacturing 1,515 14.6% 31,219 11.5% 

Wholesale trade 205 2.0% 7,288 2.7% 

Retail trade 1,119 10.8% 25,976 9.6% 

Transportation and warehousing, and 

utilities 
790 7.6% 11,299 4.2% 

Information 178 1.7% 7,879 2.9% 

Finance and insurance, and real estate, 

and rental and leasing 
426 4.1% 27,313 10.1% 

Professional, scientific, and 

management, and administrative, and 

waste management services 

1,636 15.7% 46,480 17.2% 

Educational services, and health care 

and social assistance 
1,562 15.0% 61,498 22.7% 

Arts, entertainment, and recreation, 

and accommodation and food services 
1,198 11.5% 17,628 6.5% 

Other services, except public 

administration 
568 5.5% 10,296 3.8% 

Public administration 171 1.6% 9,214 3.4% 

Total 10,391 100% 270,937 100% 

In addition, in order to understand what implications this employment data has for the Town and 

to understand what the employment field and area trends are for Town of Dover and Morris 

County, the New Jersey Department of Labor (“NJDOL”) has prepared projections, which 

analyze the expected increase or decrease in a particular employment sector by the year 2032. 

This data has been summarized and is illustrated within Table 18. 
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Table 18: Morris County Projected Employment 

Industry 

2022 

Estimated 

Employment 

2032 

Projected 

Employment 

Numeric 

Change 
Outlook 

Utilities 524 525 +1 Stable 

Construction 12,493 12,677 +184 Stable 

Manufacturing 19,734 20,102 +368 Stable 

Wholesale Trade 16,402 17,724 +1,322 Growing 

Retail Trade 27,834 27,060 -774 Declining 

Transportation and Warehousing 8,559 8,960 +401 Stabe 

Information 4,384 3,978 -406 Declining 

Finance and Insurance 20,848 21,084 +236 Stable 

Real Estate and Rental and Leasing 4,707 4,475 -232 Declining 

Professional, Scientific, and Technical Services 48,227 52,569 +4,342 Growing 

Management of Companies and Enterprises 12,250 12,218 -32 Declining 

Administrative and Support and Waste 

Management and Remediation 
28,405 29,089 +684 Stable 

Educational Services 24,442 25,302 +860 Stable 

Health Care and Social Assistance 41,298 45,497 +4,199 Growing 

Arts, Entertainment, and Recreation 4,667 6,157 +1,490 Growing 

Accommodation and Food Services 19,794 21,530 +1,736 Growing 

Other Services 13,073 14,216 +1,143 Growing 

Government 13,901 13,808 -93 Declining 

Total (All Industries) 342,405 358,579 +16,174 Stable 

Source: New Jersey Department of Labor and Workforce Development, Industry Projections 2022-2032 

(Industry Sector Information) 

 

As indicated above in Table 18, it is projected that by 2032 employment will increase in many 

industries and overall the economy is expected to grow by 16,174 jobs in Morris County. 

Professional, scientific, and technical services are anticipated to realize the largest growth 

increase during the 2022-2032 time period. 
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Fair Share Plan 

A. Introduction

The Mt. Laurel decisions established that every municipality is responsible for its “fair share” of 

a regional affordable housing need. COAH, pursuant to the Fair Housing Act, was responsible 

for defining regions and developing criteria for establishing each municipality’s share of the 

regional need. The Town of Dover is located within Affordable Housing Region 2, consisting of 

Essex, Morris, Union, and Warren Counties. 

As previously mentioned, on December 20, 2004, COAH’s third round substantive and 

procedural rules became effective. On January 25, 2007, the Appellate Division of the Superior 

Court of New Jersey delivered an opinion which sustained, and invalidated certain sections of 

N.J.A.C. 5:94. In particular, this opinion affected all municipalities’ ability to precisely determine 

their Cycle III affordable housing fair share, and also called into question certain compliance 

techniques used since December 20, 2004 to address “growth share” obligations. COAH 

subsequently adopted revised third round regulations resulting from the Appellate Division 

decision, which became effective on September 22, 2008. The third round rules employ a 

significantly different methodology than the first and second round rules. COAH adopted a 

“growth share” methodology, in which the need for affordable housing is based upon projected 

growth by a municipality, instead of the municipality being assigned a specific number of new 

construction affordable units to be provided independent of actual growth. 

In 2013 the Supreme Court affirmed the Appellate Division’s decision and directed COAH to 

adopt new rules, based on the Prior Round methodology; however, the COAH board reached an 

impasse at its October 2014 meeting and failed to adopt any Third Round rules. To establish an 

orderly compliance review and approval process by trial courts, the Supreme Court provided a 

90 day period before its decision would take effect, on June 8, 2015. The Court also established a 

30 day deadline, July 8, 2015, for municipalities that had been in the COAH process to file a 

declaratory judgment and seek judicial review of their fair share housing plans by trial courts. On 

and after July 9, 2015 interested parties were able to file noncompliance action against a 

municipality. 

Following the July 8, 2015 deadline to file a declaratory judgment, accepted municipalities were 

given five (5) months to complete a Third Round Housing Element and Fair Share Plan. The 

Supreme Court stated that Third Round housing obligations are to be determined based on the 

First and Second Round rules. 

The Town of Dover’s Fair Share Plan is broken up into a Present Need or Rehabilitation 

Obligation and Prospective Need Obligation. The Town’s fair share obligations were calculated 

by the Department of Community Affairs that was published on October 18, 2024. The table in 

Section F outlines the Town’s affordable housing obligation. 
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B. Content of Fair Share Plan

The Fair Share Plan contains the following information: 

• Description of existing credits intended to satisfy the obligation;

• Description of mechanisms that will be used to meet any outstanding obligation; and

• An implementation schedule that sets forth a detailed timeline for units to be provided.

In adopting its housing element, a municipality may provide for its fair share of low- and 

moderate-income housing by means of any technique or combination of techniques that provide 

a realistic opportunity for the provision of the fair share. As per N.J.A.C. 5:93, these potential 

techniques include but are not limited to: 

• Rehabilitation of existing substandard housing units;

• ECHO units (as a Rehabilitation credit):

• Municipally-sponsored and 100% affordable developments;

• Zoning for inclusionary development;

• Alternative living arrangements;

• Accessory apartment program;

• Purchase of existing homes;

• Write-down/buy-down programs; and

• Assisted living residences

C. Regional Income Limits

Dwelling units are affordable to low- and moderate-income households if the maximum sales 

price or rental cost is within their ability to pay such costs, based on a specific formula. The State 

provides income limits based upon the median gross household income of the affordable housing 

region in which the household is located. A moderate-income household is one with a gross 

household income equal to or more than 50%, but less than 80%, of the median gross regional 

household income. A low-income household is one with a gross household income equal to 50% 

or less than the median gross regional household income. Very low-income households are those 

with a gross household income equal to 30% or less of the median gross household income. 

As noted in Table 6 of the Housing Element and again in Table 1 below, New Jersey’s 

Department of Community Affairs’ (DCA) 2025 regional income limits establishes that a four-

person moderate-income household has a cap of $108,240 in Region 2. Single-person households 

could make up to $75,840 and be considered a moderate-income household or earn up to 

$47,400 and be considered a low-income household. 
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Table 1: 2025 Income Limits for UHAC Region 228 

1 Person 2 Person 3 Person 4 Person 5 Person 

Median $94,800 $108,300 $121,800 $135,300 $146,200 

Moderate $75,840 $86,640 $97,440 $108,240 $116,960 

Low $47,400 $54,150 $60,900 $67,650 $73,100 

Very-Low $28,440 $32,490 $35,540 $40,590 $43,860 

D. First and Second Round Obligation

As noted above, The Town of Dover began its Mount Laurel and Fair Share Housing Act 

compliance on July 24, 1996, when the Town adopted a Second Round Housing Element, which 

was followed by a petition to the then-Council on Affordable Housing (COAH) for substantive 

certification for the 1987-1999 period and receiving substantive certification on December 4, 1996 

(Resolution No. 64-99). The Town was given a 6-unit Present Need or Rehabilitation obligation 

by COAH for the 1987-1999 period. The Town addressed this entire obligation at that time. 

E. Third Round Obligation

As noted above, The Town’s Third Round obligation for the 1999-2025 period required an 

agreement with a Supreme Court-designated interest party, the Fair Share Housing Center (FSHC), 

following their report published on May 17, 2016. The FSHC report calculated a Present Need or 

Rehabilitation obligation of 312 units, Prior Round (1987-1999) obligation of 6 units, Third Round 

Gap Period (1999-2015) obligation of 105 units, and a Third-Round obligation of 150 units. 

Following the submission of a settlement agreement with the FSHC to the Court on June 16, 2016, 

a Third-Round obligation of 178 units was established. The Town addressed its Third-Round 

obligation with a Housing Element and Fair Share Plan adopted on August 24, 2016. The 2016 

Housing Element and Fair Share Element included three 100% affordable housing projects, all of 

which have been constructed, along with carryover surplus family housing credits and carryover 

senior housing credits from the Prior Round. The table below indicates the status of these projects 

above. 

Site Credit Type Credits Status 

Habit for Humanity, Harding Avenue 100% affordable 4 Completed

Habitat for Humanity, Monmouth St. 100% affordable 1 Completed 

Pennrose Properties Veterans Housing 100% affordable 114 Completed 

Carry-over Credits from Prior Round 59 Completed 

Totals 178

28 New Jersey Housing Mortgage and Finance Agency, UHAC 2025 Affordable Housing Regional Income Limits by 

Household Size (2025). State of New Jersey. Retrieved from 

https://www.nj.gov/dca/hmfa/about/regulations/docs/UHAC_Income%20Limits.pdf. 

https://www.nj.gov/dca/hmfa/about/regulations/docs/UHAC_Income%20Limits.pdf
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F. Fourth Round Obligation

The total cumulative affordable housing obligation consists of two components: the Present Need 

(Rehabilitation) and Prospective Need (New Construction). The Town of Dover’s prospective need 

of 113 units represents 0.55% of the Region 2’s total prospective need of 20,506 units. 

Fourth Round Obligation 

Present Need (Rehabilitation) Obligation 349 

Prospective Need (New Construction) Obligation 113 

Total Fourth Round Obligation 462 

G. Present Need (Rehabilitation) Obligation

As indicated above, Dover has a Present Need (Rehabilitation) obligation for the Fourth Round of 

349 units. The Town will address this obligation by continuing to administer the Town’s municipal 

Home Improvement Program, which is available to both owners and renters. In addition, the Town 

will continue to participate in the Morris County Housing Rehabilitation Program, which is 

established through an interlocal agreement and utilizes Community Development Block Grant 

(CDBG) funds. The Town will utilize funds from the Town’s affordable housing trust fund to fund 

this program. 

Pursuant to COAH’s rules that allow municipalities to utilize money collected from development 

fees for this purpose, the Town shall set aside monies from its affordable housing trust fund account 

to be made available to income-qualified households to participate in the program. A copy of the 

Town’s Fourth Round Spending Plan is appended to this Fair Share Plan. 

H. Prospective Need (New Construction) Obligation

As established in Section F above, Dover has a Fourth Round Prospective Need obligation of 113 

units. The Town will satisfy the entirety of this 113-unit obligation through six (6) redevelopment 

sites, as listed below. 

Site 
Affordable 

Units (1) 

Bonus 

Credits (2) 

Total 

Credits 

Block 1902 Lots 22-28 (QOZB) 26  

Habitat for Humanity (W. Munson) 4  

Block 1201 Lot 6 (Bassett Site) 17  

Block 1803 Lot 11 (Lot “B”) 13  
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Block 1219 Lot 4 (Lot “C”) 13     

Block 510 Lot 6 (NJ Transit Yard) 12     

Totals 85 28 113 

 

Footnotes: 
 

(1) Affordable unit count based on location and ownership (private vs public) 

(2) Bonus credits are applied for redevelopment, transit-oriented development (TOD), and 

age-restricted housing, up to 25% of the municipality's Prospective Need (see below). 

 

In New Jersey's Fourth Round of affordable housing mandates, municipalities can earn bonus 

credits to reduce their overall affordable housing obligation. These bonuses are capped at 25% of 

the municipality's prospective need. Several types of projects can qualify for bonus credits, 

including those with special needs housing, those developed by non-profit organizations, and those 

located near transit options, among others. Types of bonus credits include the following: 

 

• Special Needs Housing: One full bonus credit is available for units in special needs 

housing. 

• Non-Profit Developer Housing: Half a bonus credit is awarded for units developed by a 

non-profit developer. 

• Transit-Oriented Affordable Housing: Half a bonus credit is given for affordable housing 

units located within a half-mile of transit (rail or bus). 

• Age-Restricted Housing: Half a bonus credit is available for age-restricted units, but only 

up to 15% of the total age-restricted housing provided. 

• Three-Bedroom Family Housing: Half a bonus credit is granted for three-bedroom family 

units exceeding the minimum requirements set by the Uniform Housing Affordability 

Controls (UHAC). 

• Redevelopment: Half a bonus credit is awarded for affordable housing units developed on 

land previously used for commercial, retail, or office space. 

• Rental Affordability Controls: Half a bonus credit is given for extending rental affordability 

controls on existing units. 

• 100% Affordable Development: Half a bonus credit is granted for developments where the 

municipality provides land or funding for at least 10% of the project cost, and the 

development is 100% affordable. 

• Very Low-Income Units: Half a bonus credit is awarded for each very low-income unit 

exceeding the minimum required number. 

• Market to Affordable Units: Half a bonus credit is given for units that are converted from 

market-rate to affordable, and the municipality has site control or an agreement with the 

landowner. 

• Supportive and Special Needs Bedrooms: One full bonus credit is given for supportive and 

special needs bedrooms. 

 

A description of the sites to satisfy the Fourth Round Prospective Need Obligation follows: 
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Block 1201 Lot 6 (Bassett Highway Site)

The property comprises approximately 9.36 acres adjacent to the Rockaway River and within short 

walking distance of the NJ Transit Train Station. It is developed with an old commercial/industrial 

building along the property’s Bassett Highway frontage. The site is dominated by a large surface 

parking lot behind the building that extends to the river. Maps and photographs are provided 

below.The entire site has been declared an area in need of redevelopment. The Town recently 

adopted a redevelopment plan that permits multilevel multifamily or mixed-use development and 

requires 17 affordable units. 

Figure 1 – Tax Map of Subject Site
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Figure 2 – Aerial satellite image of subject site 

 

 
Figure 3 – Aerial drone photograph of subject site 
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Figure 4 – Ground photograph of subject site 

The Bassett Highway site (Block 1201 Lot 6) satisfies the regulatory criteria of N.J.A.C. 5:93-1 

that sites designated to produce affordable housing shall be available, approvable, developable and 

suitable, as follows: 

• “Available site” shall mean a site with clear title, free of encumbrances which preclude 

development for low- and moderate-income housing. 
 

The site satisfies this criterion because it has clear title and is free of encumbrances which 

preclude development of affordable housing. The site is controlled by parties with ongoing 

and approved residential development projects and is available to help the municipality 

meet its Prospective Need obligation. The site is predominately paved over. The site is in 

a flood zone but based on preliminary analysis it can be developed in accordance with 

NJDEP regulations and in accordance with the rules and regulations of all agencies with 

jurisdiction over the site. The site is within walking distance of the train station. 

 

• “Suitable site” shall mean a site that is adjacent to compatible land uses, has access 

to appropriate streets and is consistent with the environmental policies delineated in 

N.J.A.C. 5:93-4. 
 

The site satisfies this criterion because it is adjacent to compatible land uses and has access 

to appropriate streets and is consistent with the environmental policies delineated in 

N.J.A.C. 5:93-4. The site is well suited for inclusionary development because it has 

excellent accessibility and connectivity to mass transit, downtown amenities, a future river 

walk, and regional and local road networks; and because inclusionary housing is 

compatible with the variety of uses in the area. The site is also well suited for inclusionary 
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housing by virtue of its sheer size, which offers excellent spatial capacity to accommodate 

the scale of development proposed.  

 

• “Developable site” shall mean a site that has access to appropriate water and sewer 

infrastructure, and is consistent with the applicable area wide water quality 

management plan (including the wastewater management plan) or is included in an 

amendment to the area wide water quality management plan submitted to and under 

review by DEP. 

 

The site satisfies this criterion because adequate sewer and water, as defined under N.J.A.C. 

are available to the site. Based on cursory analysis, there are no evident water capacity or 

sewer capacity issues that would interfere with the proposed development. The site is in a 

Sewer Service Area, a water service area, and is covered by electric, gas, and broadband 

utility services. 

 

• “Approvable site” shall mean a site that may be developed for low- and moderate-

income housing in a manner consistent with the rules or regulations of all agencies 

with jurisdiction over the site. A site may be approvable although not currently zoned 

for low- and moderate-income housing. 

 

This criterion is met because the site can be developed consistent with NJDEP regulations 

and in accordance with the Residential Site Improvement Standards (RSIS), N.J.A.C. 5:21, 

where applicable, and/or deviations from those standards can be done in accordance with 

N.J.A.C. 5:21-3, based on conceptual plans that have been presented to the Town. The 

Town is adopting a redevelopment plan that permits the above densities and set-asides such 

that a compliant project would be approvable. 

 

The site can produce affordable housing consistent with the State Development and 

Redevelopment Plan (SDRP). The site is located within Planning Area 1 of the SDRP, 

which is the highest targeted growth zone in the state plan. Pursuant to N.J.A.C. 5:97-

3.13.(b), sites that are located in Planning Areas 1 or 2 or located within a designated center 

or located in an existing sewer service area are the preferred location for municipalities to 

address their fair share obligation. 

Block 1803 Lot 11 (“Lot B” Dover Parking Authority) 

The property comprises approximately 3.88 acres within short walking distance of the NJ Transit 

Train Station. It is developed as a surface parking lot for commuters known as “Lot B”. Maps and 

photographs of the site are provided below. 

The entire site has been declared an area in need of redevelopment. The Town is adopting a 

redevelopment plan that permits multilevel multifamily or mixed-use development and requires 

13 affordable units. 
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Figure 5 ~ Aerial satellite imagery of subject site and surroundings(njpropertyrecords.com)

Figure 6 ~ Views of subject site and surroundings (taken by John McDonough on February 21, 2025)
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The “Lot B” Dover Parking Authority site (Block 1803 Lot 11) satisfies the regulatory criteria of 

N.J.A.C. 5:93-1 that sites designated to produce affordable housing shall be available, approvable, 

developable and suitable, as follows: 

• “Available site” shall mean a site with clear title, free of encumbrances which preclude 

development for low- and moderate-income housing. 
 

The site satisfies this criterion because it has clear title and is free of encumbrances which 

preclude development of affordable housing. The site is controlled by the Dover Parking 

Authority and is available to help the municipality meet its Prospective Need obligation. 

The site is predominately paved over. The site is in a flood zone but based on preliminary 

analysis it can be developed in accordance with NJDEP regulations and in accordance with 

the rules and regulations of all agencies with jurisdiction over the site. The site is within 

walking distance of the train station. 

 

• “Suitable site” shall mean a site that is adjacent to compatible land uses, has access 

to appropriate streets and is consistent with the environmental policies delineated in 

N.J.A.C. 5:93-4. 
 

The site satisfies this criterion because it is adjacent to compatible land uses and has access 

to appropriate streets and is consistent with the environmental policies delineated in 

N.J.A.C. 5:93-4. The site is well suited for inclusionary development because it has 

excellent accessibility and connectivity to mass transit, downtown amenities, a future river 

walk, and regional and local road networks; and because inclusionary housing is 

compatible with the variety of uses in the area. The site is also well suited for inclusionary 

housing by virtue of its sheer size, which offers excellent spatial capacity to accommodate 

the scale of development proposed.  

 

• “Developable site” shall mean a site that has access to appropriate water and sewer 

infrastructure, and is consistent with the applicable area wide water quality 

management plan (including the wastewater management plan) or is included in an 

amendment to the area wide water quality management plan submitted to and under 

review by DEP. 

 

The site satisfies this criterion because adequate sewer and water, as defined under N.J.A.C. 

are available to the site. Based on cursory analysis, there are no evident water capacity or 

sewer capacity issues that would interfere with the proposed development. The site is in a 

Sewer Service Area, a water service area, and is covered by electric, gas, and broadband 

utility services. 

 

• “Approvable site” shall mean a site that may be developed for low- and moderate-

income housing in a manner consistent with the rules or regulations of all agencies 

with jurisdiction over the site. A site may be approvable although not currently zoned 

for low- and moderate-income housing. 
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This criterion is met because the site can be developed consistent with NJDEP regulations 

and in accordance with the Residential Site Improvement Standards (RSIS), N.J.A.C. 5:21, 

where applicable, and/or deviations from those standards can be done in accordance with 

N.J.A.C. 5:21-3. The Town is adopting a redevelopment plan that permits the above 

densities and set-asides such that a substantially compliant project would be approvable. 

 

The site can produce affordable housing consistent with the State Development and 

Redevelopment Plan (SDRP). The site is located within Planning Area 1 of the SDRP, 

which is the highest targeted growth zone in the state plan. Pursuant to N.J.A.C. 5:97-

3.13.(b), sites that are located in Planning Areas 1 or 2 or located within a designated center 

or located in an existing sewer service area are the preferred location for municipalities to 

address their fair share obligation. 

Block 1219 Lot 4 (“Lot C” Dover Parking Authority) 

The property comprises approximately 39,250 square feet within short walking distance of the NJ 

Transit Train Station. It is developed as a surface parking lot for commuters known as “Lot C”. 

Maps and photographs of the site are provided below. 

The entire site has been declared an area in need of redevelopment. The Town is adopting a 

redevelopment plan that permits multilevel multifamily or mixed-use development and requires 

13 affordable units. 

The “Lot C” Dover Parking Authority site (Block 1219 Lot 4) satisfies the regulatory criteria of 

N.J.A.C. 5:93-1 that sites designated to produce affordable housing shall be available, approvable, 

developable and suitable, for the same reasons set forth for “Lot B” above. “Lot C” is adjacent to 

“Lot B” and is effectively a continuation of same, therefore the same suitability criteria would 

apply. 
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Figure 7 ~ Aerial satellite imagery of subject site and surroundings(njpropertyrecords.com) 

 
Figure 8 ~ Views of subject site and surroundings (taken by John McDonough on February 21, 2025) 
  



Page | 35 

Block 510 Lot 6 (NJ Transit Maintenance Yard) 

The property comprises approximately 1.94 acres within short walking distance of the NJ Transit 

Train Station. It is developed as is developed as a NJ Transit maintenance yard and contains a brick 

maintenance building and various rail cars and storage containers Maps and photographs of the 

site are provided below. 

The entire site has been declared an area in need of redevelopment. The Town is adopting a 

redevelopment plan that permits multilevel multifamily or mixed-use development and requires 

12 affordable units. 

Figure 9 ~ Aerial satellite imagery of subject site and surroundings(njpropertyrecords.com) 
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Figure 10 ~ Views of subject site and surroundings (taken by John McDonough on February 21, 2025) 
The NJ Transit Maintenance Yard (Block 510 Lot 6) satisfies the regulatory criteria of N.J.A.C. 

5:93-1 that sites designated to produce affordable housing shall be available, approvable, 

developable and suitable, as follows: 

• “Available site” shall mean a site with clear title, free of encumbrances which preclude 

development for low- and moderate-income housing. 
 

The site satisfies this criterion because it has clear title and is free of encumbrances which 

preclude development of affordable housing. The site is controlled by NJ Transit and the 

Town is working with NJ Transit to relocate the facility to make this site available to help 

the municipality meet its Prospective Need obligation. The site is predominately paved 

over. The site is in a flood zone but based on preliminary analysis it can be developed in 

accordance with NJDEP regulations and in accordance with the rules and regulations of all 

agencies with jurisdiction over the site. The site is within walking distance of the train 

station. 

 

• “Suitable site” shall mean a site that is adjacent to compatible land uses, has access 

to appropriate streets and is consistent with the environmental policies delineated in 

N.J.A.C. 5:93-4. 
 

The site satisfies this criterion because it is adjacent to compatible land uses and has access 

to appropriate streets and is consistent with the environmental policies delineated in 

N.J.A.C. 5:93-4. The site is well suited for inclusionary development because it has 

excellent accessibility and connectivity to mass transit, downtown amenities, a future river 

walk, and regional and local road networks; and because inclusionary housing is 
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compatible with the variety of uses in the area. The site is also well suited for inclusionary 

housing by virtue of its sheer size, which offers excellent spatial capacity to accommodate 

the scale of development proposed.  

• “Developable site” shall mean a site that has access to appropriate water and sewer

infrastructure, and is consistent with the applicable area wide water quality

management plan (including the wastewater management plan) or is included in an

amendment to the area wide water quality management plan submitted to and under

review by DEP.

The site satisfies this criterion because adequate sewer and water, as defined under N.J.A.C.

are available to the site. Based on cursory analysis, there are no evident water capacity or

sewer capacity issues that would interfere with the proposed development. The site is in a

Sewer Service Area, a water service area, and is covered by electric, gas, and broadband

utility services.

• “Approvable site” shall mean a site that may be developed for low- and moderate-

income housing in a manner consistent with the rules or regulations of all agencies

with jurisdiction over the site. A site may be approvable although not currently zoned

for low- and moderate-income housing.

This criterion is met because the site can be developed consistent with NJDEP regulations

and in accordance with the Residential Site Improvement Standards (RSIS), N.J.A.C. 5:21,

where applicable, and/or deviations from those standards can be done in accordance with

N.J.A.C. 5:21-3. The Town is adopting a redevelopment plan that permits the above

densities and set-asides such that a substantially compliant project would be approvable.

The site can produce affordable housing consistent with the State Development and

Redevelopment Plan (SDRP). The site is located within Planning Area 1 of the SDRP,

which is the highest targeted growth zone in the state plan. Pursuant to N.J.A.C. 5:97-

3.13.(b), sites that are located in Planning Areas 1 or 2 or located within a designated center

or located in an existing sewer service area are the preferred location for municipalities to

address their fair share obligation.

Block 1902 Lots 22-28 (QOZB site) 

The Planning Board granted approval for this project on July 18, 2024, under application P23-17. 

The property is identified as Block 1902 Lots 22-28; also known as 218-220 & 228 E Blackwell 

St., located in the SSRP (Scattered Site Redevelopment Plan) Zone. Applicant IOPD Dover QOZB 

Urban Renewal LLC received Amended Preliminary Approval and Final Site Plan to demolish 

existing commercial buildings and construct two five-story multi-family residential buildings with 

a connection on the second floor, each consisting of 130 units for a total of 260 units. Per 

redevelopment agreement, 26 units are set aside for senior affordable housing. 
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I. Commentary on Realistic Development Potential and Unmet Need 

The Town of Dover is a fully developed community and is therefore entitled to adjust its 

Prospective Need obligation in accordance with a procedure set forth in the FHA. Specifically, 

N.J.S.A. 52:27D-310.1 permits municipalities to perform a realistic development potential (RDP) 

analysis by seeking a vacant land adjustment (VLA). 

 

An RDP analysis requires an identification of vacant sites and underutilized sites in a municipality. 

Municipalities are required to consider all privately- and municipally-owned vacant parcels, as 

well as underutilized sites such as driving ranges, farms in SDRP Planning Areas 1 and 2, nurseries, 

golf courses not owned by their members, and non-conforming uses. 

 

However, municipalities are also permitted to eliminate a site or a portion of a site based on a 

variety of factors, including: lands dedicated for public uses other than housing since 1997; park 

lands or open space; vacant contiguous parcels in private ownership of a size which would 

accommodate fewer than five housing units; historic and architecturally important sites listed on 

the State Register of Historic Places or the National Register of Historic Places; preserved 

architectural lands; sites designated for active recreation; and environmentally sensitive lands. 

 

The Town’s Third Round Prospective Need obligation was adjusted by a Vacant Land Adjustment 

(VLA), which included an RDP analysis and concluded that the Town’s RDP obligation was one 

(1) unit. Dover continues to lack vacant, developable land and is entitled to rely on its previous 

Vacant Land Adjustment which established its RDP. This is determined by COAH’s rules regarding 

same at N.J.A.C. 5:97-5.1(c) and (d), which state that: 

 

A vacant land adjustment that was granted as part of a (previous) round certification or 

judgment of compliance shall continue to be valid provided the municipality has 

implemented all of the terms of the substantive certification or judgment of compliance. If 

the municipality failed to implement the terms of the substantive certification or judgment 

of compliance, the Council may reevaluate the vacant land adjustment. 

 

Further, a municipal RDP obligation is considered “fixed” and shall not be revisited absent a 

changed circumstance. FSHC vs Twp. of Cherry Hill, 173 NJ 303 (2002) is the leading case that 

required a possible recalibration of an RDP based upon “changed circumstances.” Based on a 

review of all development applications in Dover since 2018 and a review of all vacant lots in 

private and public ownership (Class 1 and Class 15), as well as all farm qualified (Class 3B) 

properties within Planning Areas 1 and 2 in the Town, there are no changed circumstances that 

warrant a recalibration of the RDP. Thus, Dover’s RDP remains at one (1) unit. 

 

The difference between the Township’s Prospective Need obligations and its RDP obligations is 

what is known as Unmet Need. Whereas the RDP obligations must be affirmatively addressed by 

the Town, addressing Unmet Need involves a lower standard as the entire Unmet Need obligation 

does not have to be fully satisfied by 2035. Dover has addressed its Unmet Need of 112 units on 

the sites that were described above. 
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J. Development Fees

Dover will continue to collect residential and non-residential development fees as permitted under the 

State-wide Non-Residential Fee Act and the Town’s Development Fee Ordinance was adopted in 

November 2005 and approved by COAH in December 2005. These funds will be utilized to satisfy the 

Town’s obligation, provide affordability assistance, to pay for administrative costs as permitted by law 

and to utilize funds to rehabilitate affordable housing units through the on-going Town Rehabilitation 

Program. The Development Fee Ordinance may be updated to address changes in the current 

development fee regulations. 

K. Summary of Mechanisms & Credit

The table in Section H above provided a summary of the mechanisms, credits and bonuses this 

HEFSP proposes. It should be noted that N.J.A.C. 5:93-5.1 permits the Rehabilitation Obligation 

to be satisfied through new construction credits. As the Fourth Round progresses, the Town may 

decide to instead utilize surplus Fourth Round credits towards the Rehabilitation Obligation. 

Dover preserves this right to shift surplus Third Round credits to satisfy the Rehabilitation 

Obligation at some point in the future. 

L. Implementation Schedule

The Town has designated all five sites that are identified in this HEFSP as areas in need of 

redevelopment pursuant to the Local Housing and Redevelopment Law, N.J.S.A 40A 12A. and 

authorized the preparation of redevelopment plans which are appended to this HEFSP. All the 

redevelopment plans appended herein are to be scheduled for hearing before the Planning Board 

in July/August 2025 and for adoption by Council thereafter. The Town’s rehabilitation program 

will continue for the next 10 years utilizing available funding. 

M. Spending Plan

The Town of Dover has prepared a Spending Plan to address its planned disbursement of funds 

collected through the Town’s adopted development fee ordinance. A development fee ordinance 

creating a dedicated revenue source for affordable housing was adopted by the Town on November 

7, 2005 and approved by the COAH on December 19, 2005. A copy of this Ordinance and the 

COAH certification is included in the Appendix. The ordinance establishes the Town of Dover’s 

affordable housing trust fund for which the Town’s Spending Plan has been prepared. The 

Development Fee Ordinance is planned to be updated to reflect current State regulations. 

The Town will address its Fourth-Round obligation of 349 rehabilitation units by continuing to 

administer the Town’s municipal Home Improvement Program, which is available to both owners 

and renters. In addition, the Town will continue to participate in the Morris County Housing 
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Rehabilitation Program, which is established through an interlocal agreement and utilizes 

Community Development Block Grant (CDBG) funds. The Town will also utilize funds from the 

Town’s affordable housing trust fund to fund this program. A copy of the Town’s Fourth Round 

Spending Plan is appended to this Fair Share Plan. 
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Appendices 

A. Planning Board Resolution adopting Housing Element and Fair Share Plan

B. Board of Alderman Resolution approving Housing Element and Fair Share Plan

C. Map of Planned Affordable Housing Sites

D. Town of Dover Vacant Land Inventory

E. Affordable Housing Spending Plan

F. Town of Dover Housing Rehabilitation Program

G. Bassett Highway Redevelopment Plan - Subdistrict A - Meridia

H. NJ Transit/Lot B/Lot C Redevelopment Plan 





A. Planning Board Resolution adopting Housing Element and Fair Share

Plan
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B. Board of Alderman Resolution approving Housing Element and Fair

Share Plan











 

 

C. Map of Planned Affordable Housing Sites 

  



Figure 1 – Map of Planned Affordable Sites 

Figure 2 - Map of Planned Affordable Sites (continued) 
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D. Town of Dover Vacant Land Inventory 
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E. Affordable Housing Spending Plan

I. Introduction

The Town of Dover, Morris County is in the process of preparing a new Housing Element and Fair 

Share Plan in accordance with the Municipal Land Use Law (N.J.S.A 40:55D-1 et seq.), the New Jersey 

Fair Housing Act (as amended by P.L.2024, c.2). The development fee ordinance creating a dedicated 

revenue source for affordable housing was adopted by the Town on November 7, 2005. The ordinance 

establishes the Town of Dover’s affordable housing trust funds for which this spending plan is prepared. 

As of June 8, 2025, the Town of Dover has collected $625,992.90 and expended $504,673.34, resulting 

in a balance of $121,319.56. All development fees, payments in lieu of constructing affordable housing 

units on site, funds from the sale of units with extinguished controls, and interest generated by the fees 

are deposited in a separate interest-bearing affordable housing trust fund in TD Bank for the purpose of 

affordable housing. The Town also maintains a separate account for the revolving funds from NJ Small 

Cities grants for rehabilitation, which has historically been in the amount of approximately $200,000 

per year. These funds shall be spent in accordance with N.J.A.C. 5:97-8.7-8.9, as described in the 

sections that follow. 

II. Revenues for Certification Period

It is anticipated that during the Fourth Round through June 30, 2035, the Town will add an additional 

$3,500,000 in revenue for rehabilitation projects. To calculate a projection of revenue anticipated during 

the period of Fourth Round substantive certification, the Town of Dover considered the following: 

a. Development Fees: The Town anticipates approximately $1,500,000 through June 30, 2025,

assuming approximately $12,500 per month in development fees during the Fourth Round.

b. Payment in Lieu (PIL): the Town does not anticipate any contribution of payments in lieu toward

the municipal Affordable Housing Trust during the Fourth Round.

c. Other funding sources: Dover anticipates an average of $200,000 per year in funding from the NJ

Small Cities Grants for rehabilitation based on historic trends.

d. Projected interest: Interest on the projected revenue in the municipal affordable housing trust fund

at the current average interest rate of 0.4% would equate to approximately $14,757 accumulated

interest over 10 years.



Projected Revenues – Affordable Housing Trust Fund 

Source of Funds 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 Total 

(a) Development 

fees
$150,000 $150,000 $150,000 $150,000 $150,000 $150,000 $150,000 $150,000 $150,000 $150,000 $150,000 $1,500,000 

(b) Payment in

Lieu of 

Construction 

$0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $ 0 

(c) NJ Small 

Cities Grant
$200,000 $200,000 $200,000 $200,000 $200,000 $200,000 $200,000 $200,000 $200,000 $200,000 $200,000 $2,000,000 

(d) Interest $14,757 $14,757 $14,757 $14,757 $14,757 $14,757 $14,757 $14,757 $14,757 $14,757 $14,757 $147,570 

Total $364,757 $364,757 $364,757 $364,757 $364,757 $364,757 $364,757 $364,757 $364,757 $364,757 $364,757 $3,647,570 

III. Administrative Mechanism to Collect and Distribute Funds

The following procedural sequence for the collection and distribution of development fee

revenues shall be followed by the Township:

(a) Collection of development fee revenues: Collection of development fee revenues shall

be consistent with Hanover’s development fee ordinance for both residential and

nonresidential developments in accordance with the Municipal Land Use Law

(N.J.S.A. 40:55D-1 et seq.), the Amended Fair Housing Act (FHA-2) (N.J.S.A.

52:27D-301) and the proposed new Fair Housing Act Rules promulgated by the New

Jersey Department of Community Affairs (DCA) (N.J.A.C. 5:99).

(b) Distribution of development fee revenues: The release of funds requires adoption of a

governing body resolution in accordance with the spending plan. Once a request is

approved by resolution, the Chief Financial Officer releases the requested revenue

from the trust fund for the specific use approved in the governing body’s resolution.

IV. Description of the Anticipated Use of Affordable Housing Funds

The Town has a Present Need (rehabilitation) obligation of 349 units. In order to address its

rehabilitation obligation, the Township will continue to administer its municipal Home

Improvement Program, which is available to both owners and renters, and will continue to

participate in the Morris County Housing Rehabilitation Program.

The Township will utilize funds from the Township’s affordable housing trust fund to fund

these programs. The Township will set aside $10,000 per unit, which will require a total

contribution of $3,490,000. COAH’s rules require municipalities to set aside sufficient funds

to address one-third of their rehabilitation obligation within one year of approval of their plan.

In addition, municipalities are required to set aside sufficient funds to address one-sixth of their

rehabilitation obligation each subsequent year of the compliance certification period. As such,

the Township will set aside funds in accordance with same for each subsequent year until the

program is fully funded.



V. Administrative Expenses (N.J.A.C. 5:93-8-16)

Municipalities are permitted to use affordable housing trust fund revenue for related

administrative costs with a limitation cap pending funding availability after programmatic and

affordability assistance expenditures. Projected administrative expenditures, subject to the cap,

are as follows: Town Attorney, Engineer and Planner fees related to obtaining substantive

certification as well as consulting fees related to the administration and implementation of the

Town’s affordable housing program(s).

ADMINISTRATIVE EXPENSE CALCULATION 

Actual development fees and interest 

through 6/30/2025 
$625,992 

Projected development fees and interest 

2025 through 2035 
+ $1,500,000 

Payments-in lieu of construction and 

other deposits through 6/30/2025 
+ $0 

Less RCA expenditures through 

7/17/08 
- $0 

SubTotal = $2,125,992 

Calculate 20 percent x 20% = $425,198 

Less administrative expenditures 

through 6/30/2025 
- $0 

Projected Maximum available for 
administrative expenses 7/1/2025 

through 12/31/2035 

= $425,198 

VI. Barrier Free Escrow

The collection and distribution of barrier-free funds shall be consistent with the Town of 

Dover’s Affordable Housing Ordinance in accordance with prevailing State regulations. 

VII. Excess or Shortfall of Funds

In the event of any expected or unexpected shortfall of funds necessary to implement the Fair 

Share Plan, the Town of Dover will handle the shortfall of funds through an alternative funding 

source to be identified by the Town and/or by adopting a resolution with an intent to bond. In 

the event of excess funds, any remaining funds above the amount necessary to satisfy the 

municipal affordable housing obligation will be dedicated toward the Township’s rehabilitation 

program, additional funding for subsidies and/or repairs and upgrades in connection with 

extensions of controls, additional affordability assistance, additional administrative 

expenditures (up to the 20% cap) and/or any other emergent affordable housing opportunities 

that may arise during the Fourth Round.  



SPENDING PLAN SUMMARY 

Balance as of June 8, 2025 $121,319 

Projected Revenue 2025-2035 

Development fees + $1,500,000 

Payment in lieu of 
construction 

+ $ 0 

Other funds + $2,000,000 

Interest + $147,570 

Total Projected Revenue = $3,647,570 

Projected Expenditures 2025-2035 

Funds used for Rehabilitation - $3,490,000 

Administration - $150,000 

Total Projected Expenditures - $3,640,000 

Remaining Balance $128,889 

* Includes Affordability Assistance: A minimum of 30% of collected development fees 
must be utilized for affordability assistance, specifically targeting low- and moderate-
income households; and at least one-third (\(1/3\)) of the affordability assistance funding 
must be spent on units that are affordable to very-low income households.

 *



F. Town of Dover Housing Rehabilitation Program





5b. LIST OF DOVER HOUSING UNITS REHABILITATED BY TOWN 



Master Rehabilitaion Sheet
2000-PRESENT
revised 7/18/2016

Address Unit / Apt 
Number block lot rental / for-sale income level final inspection 

date
funds expended on 

hard costs
development 

fees expended funds recaptured major system(s) repaired was unit below code 
and raised to code?

effective date of 
affordability 

controls

perpetual 
lien

length of 
affordability 

controls

date affordabiity 
controls removed

reason for removal 
of controls

creditworthy  
(COAH USE)

(select one) (select one) (mm/dd/yyyy) ($) ($) ($) (select one) (y/n) (mm/dd/yyyy) (√) (years) (mm/dd/yyyy) (select one) (y/n)

D1-00 9 PERRY ST 2022 6 Mod 11/20/2000 $14,370.00 Yes Yes

D9-01 Low 6/1/2001 $10,625.00 Yes Yes

D8-01 43 CENTRAL AVE 614 13 Low 11/1/2001 $30,102.00 $30,102.00 Yes Yes

D7-01 Mod 12/1/2001 $18,820.00 Yes Yes

D6-01 Low 12/1/2001 $18,292.00 Yes Yes

D5-01 Low 12/1/2001 $22,440.00 Yes Yes

D4-01 Low 11/1/2001 $17,635.00 Yes Yes

D3-01 Mod 12/1/2001 $38,665.00 Yes Yes

D2-01 Low 12/1/2001 $15,380.00 Yes Yes

D1-01 Mod 9/1/2001 $3,700.00 Yes Yes

D1-00 Mod 11/20/2000 $14,370.00 Yes Yes

D2-00 Mod 7/28/2000 $20,348.00 Yes Yes

D3-00 Low 11/21/2001 $62,370.00 Yes Yes

D1-02 Mod 4/1/2002 $19,450.00 Yes Yes

D2-02 57 PASSAIC ST 1315 6 Low 6/1/2002 $50,790.00 $50,790.00 Yes Yes

D3-02 Low 7/1/2002 $5,500.00 Yes Yes

D4-02 Low $33,369.00 Yes Yes

D5-02 98 JAMES ST 708 Mod 4/1/2002 $14,135.00 $14,135.00 Yes Yes

D6-02 Mod 5/1/2002 $21,616.00 Yes Yes

D7-02 Mod 7/1/2002 $21,130.00 Yes Yes

D10-02 Low 1/2/2002 $11,745.00 Yes Yes

D8-02 Mod 9/1/2002 $28,775.00 Yes Yes

D9-02 Mod 9/1/2002 $20,805.00 Yes Yes

D1-02 Mod 6/1/2002 $19,450.00 Yes Yes

D2-02 Low 4/1/2002 $50,790.00 Yes Yes

D5-02 Mod 5/1/2002 $14,135.00 Yes Yes

D6-02 Mod 7/1/2002 $21,616.00 Yes Yes

D7-02 Mod 9/1/2002 $21,130.00 Yes Yes

D8-02 Mod 9/1/2002 $28,775.00 Yes Yes

D11-02 43 CENTRAL 614 13 $30,102.00 Yes Yes

D9-02 Mod 1/2/2002 $20,805.00 Yes Yes

D1-03 Low 7/1/2003 $11,780.00 Yes Yes

D2-03 Mod 9/1/2003 $14,913.00 Yes Yes

D4-03 Low 6/1/2003 $29,531.00 Yes Yes

D5-03 Low 1/1/2004 $14,840.00 Yes Yes

D6-03 Low 1/1/2004 $28,840.00 Yes Yes

D7-03 Low 1/1/2004 $16,875.00 Yes Yes

D8-03 Mod 2/1/2004 $13,650.00 Yes Yes

D9-03 Mod 12/1/2003 $14,404.00 Yes Yes

D1-04 Low 7/1/2004 $11,519.00 Yes Yes

D2-04 Low 7/1/2004 $5,875.00 Yes Yes

D3-04 Low 11/23/2004 $3,700.00 Yes Yes

D4-04 Low 11/19/2004 $8,870.00 Yes Yes

D1-04 Low 8/26/2004 $11,519.00 Weatherization (Insulation/Siding/Windows/Door) Yes Yes

D2-04 Low 10/9/2004 $5,875.00 Roof Yes Yes

D3-04 43 CURTIS 1712 6 Low 10/8/2004 $3,700.00 $3,700.00 Yes Yes



D4-04 Mod 6/3/2004 $8,870.00 Yes Yes

D5-04 Low 11/29/2004 $3,700.00 Yes Yes

115 PROSPECT ST 514 4 7/28/2000 $20,348.00 $20,348.00 Yes Yes

80 BELMONT AVE 1318 20 11/21/2000 $62,370.00 Yes Yes

74 RICHARDS AVE 1332 3 $50,530.00 $50,530.00 Yes Yes

63 SAMMIS AVE 2311 14 $0.00 Yes Yes

25 RANDOLPH AVE 509 5 $18,465.00 $18,465.00 Yes Yes

15 KENSINGTON AVE 1813 7 $22,986.00 $22,986.00 Yes Yes

15 MILLBROOK 1707 23 $21,207.00 Yes Yes

108 ELIZABETH ST 508 4 $20,391.00 Yes Yes

D5-04 Low 12/1/2004 $3,700.00 Yes Yes

D1-05 70 PROSPECT ST 1101 54 Low 4/22/2005 $21,965.00 Yes Yes

D2-05 203-205 PROSPECT ST 2028 1 Low 1/28/2005 $18,290.00 Yes Yes

D3-05 69 PENN 1812 19 Low 11/1/2005 $18,290.00 Yes Yes

D4-05 17 ORAM 2207 3 Mod 7/15/2005 $21,930.00 Yes Yes

D5-05 48 SIMMS ST 2313 4 Mod 8/15/2005 $15,245.00 Yes Yes

D6-05 22 ORCHARD ST 1803 9 Mod 1/6/2006 $38,881.00 Yes Yes

D7-05 Mod Yes Yes

D8-05 15 MILLBROOK 1707 23 Mod 1/21/2006 Yes Yes

D9-05 Mod Yes Yes

D10-05 108 ELIZABETH 508 4 Low $20,391.00 Yes Yes

D3-05 69 PENN AVE 1812 19 $10,945.00 $10,945.00 Yes Yes

D11-05 29 THIRD ST 1702 63 $5,500.00 Yes Yes

D12-05 75 ELIZABETH ST 507 20 $19,007.00 Yes Yes

D13-06 52 CENTRAL AVE 609 7 $50,800.00 Yes Yes

D14-06 159 MT HOPE AVE 1408 36 Low 9/29/2006 $42,238.00 0.00 $0.00 Roof Yes Yes

D18A-06 95 BERRY ST 2016 27 $24,965.00 Yes Yes

D16-06 45 LINCOLN AVE 1305 9 $32,048.00 Yes Yes

D14-06 159 MT HOPE AVE 1408 36 Low 9/29/2006 $42,238.00 0.00 Yes Yes

D15-06 27 KYLE DRIVE 2207 11 $10,100.00 $10,100.00 Yes Yes

D17-06 54 EDGEWOOD TERR 403 1 $11,787.00 Yes Yes

D19-07 46 BELMONT AVE 2029 8 $56,305.00 Yes Yes

D20-07 21 LOSEY ST 1408 16 $33,145.00 Yes Yes

D23-07 21 RUTAN DR 2315 21 $10,421.00 $10,421.00 Yes Yes

D22-07 34 MASE AVE 1318 28 $32,135.00 Yes Yes

D24-07 20 SANFORD ST 1310 4 $22,600.00 Yes Yes

D25-07 54 KNICKERBOCKER AVE 1005 4 $18,215.00 Yes Yes

D22-07 $2,460.00 Yes Yes

D20-07 $6,219.00 Yes Yes

133 BERRY ST 2016 16 Low $18,725.00 Yes Yes

138 MT HOPE 1411 8 Low 1/1/2004 $10,251.00 Yes Yes

52 AUDREY PL 1008 25 Low 1/1/2004 $20,449.00 $20,449.00 Yes Yes

3 E FAIRVIEW 1405 3 1/1/2004 $22,750.00 $22,750.00 Yes Yes

277-279 E BLACKWELL 2316 7 1/1/2004 $16,990.00 $16,990.00 Yes Yes

6-8 N SALEM 6 2316 3 1/1/2004 $32,710.00 $32,710.00 Yes Yes

155 RICHARDS AVE 2029 24 1/1/2004 $25,530.00 $25,530.00 Yes Yes

32 MASE AVE 1318 29 1/1/2004 $7,280.00 $7,280.00 Yes Yes

32 LIBERTY ST 1103 29 Low 1/1/2004 $23,000.00 Yes Yes

133 BERRY ST 2016 16 Low 1/1/2004 $10,765.00 Yes Yes

D9-03 189 W CHRYSTAL 1701 17 Low 1/1/2004 $22,484.00 Yes Yes

2 BYRAM AVE C02 1810 8 Low 1/1/2004 $836.00 Yes Yes

32 RUTGERS AVE 309 1 Mod 1/1/2004 $16,875.00 Yes Yes

36 GRANT ST 1102 29 Low 1/1/2004 $30,340.00 Yes Yes

80A E BLACKWELL ST 1213 3 Low 1/1/2004 $900.00 $900.00 Yes Yes

54 BELMONT 2029 7 Low 1/1/2004 $21,400.00 $21,400.00 Yes Yes

25 PASSIAC 1330 4 1/1/2004 $8,781.00 $8,781.00 Yes Yes



31 GRANT ST 1103 15 Low 1/1/2004 $13,285.00 $13,285.00 Yes Yes

D26-08 90 E BLACKWELL ST 90B 1213 3 Low 10/21/2008 $20,450.00 0.00 $0.00 Heating Yes Yes

D31-08 63 AUDREY PLACE 1102 5 Low 8/27/2008 $4,125.00 0.00 $0.00 Roof Yes Yes

D30-08 84 E MUNSON AVE 2102 25 Low 12/3/2008 $27,675.00 0.00 $0.00 Roof Yes Yes

D34-08 15 S HIGHLAND 1807 17 Mod 7/22/2009 $14,025.00 0.00 $0.00 Sanitary/Septic/Sewer Hookup Yes Yes

D32-08 53 SEARING ST 1424 8 Low 5/22/2009 $19,975.00 0.00 $0.00 Roof Yes Yes

7 LINWOOD AVE 409 9 Low 5/1/2009 $17,157.00 0.00 $0.00 Heating Yes Yes

87 GARRISON AVE 816 5 Low 6/10/2009 $17,905.00 0.00 $0.00 Heating Yes Yes

22 PARK HEIGHTS AVE 209 19 Low 4/29/2009 $24,997.00 0.00 $0.00 Roof Yes Yes

84 E MUNSON AVE 2102 25 Low 12/3/2008 $2,725.00 0.00 $0.00 Weatherization (Insulation/Siding/Windows/Door) Yes Yes

79 PENN AVE 1812 1 Mod 7/17/2009 $17,733.00 0.00 $0.00 Weatherization (Insulation/Siding/Windows/Door) Yes Yes

108 W CHRYSTAL ST 1705 25 Low 12/12/2008 $15,233.00 0.00 $0.00 Electrical Yes Yes

D39-09 54 KEARNEY 1701 4 Low 11/18/2009 $10,860.00 0.00 $10,860.00 Electrical Yes Yes

D49-09 9 W COOPER 2001 6 Low 8/12/2010 $21,075.00 0.00 $0.00 Weatherization (Insulation/Siding/Windows/Door) Yes Yes

D46-09 63 AUDREY PL 1102 5 Low 1/26/2010 $12,415.00 0.00 $0.00 Yes Yes

D50-09 57 ELIZABETH 507 18 Mod 4/28/2010 $24,185.00 0.00 $0.00 Weatherization (Insulation/Siding/Windows/Door) Yes Yes

D48-09 128 PRINCETON 317 2901 Mod 6/8/2010 $24,445.00 0.00 $0.00 Electrical Yes Yes

D47-09 67 LINWOOD AVE 403 22 Low 12/23/2009 $26,495.00 0.00 $0.00 Roof Yes Yes

D40-09 52 PRINCETON 317 11 Mod 12/23/2009 $28,830.00 0.00 $0.00 Weatherization (Insulation/Siding/Windows/Door) Yes Yes

D44-09 14 BROOK DR 2110 5 Mod 11/5/2009 $11,500.00 0.00 $0.00 Roof Yes Yes

D56-10 32 AUDREY PLACE 1008 20 Low 10/8/2010 $19,473.00 0.00 $0.00 Roof Yes Yes

D58-10 17 WINTHROP 1010 15 Low 9/10/2010 $25,986.00 0.00 $0.00 Weatherization (Insulation/Siding/Windows/Door) Yes Yes

D62-10 34 PARKER ST 607 7 Low 11/15/2011 $21,878.00 0.00 $0.00 Electrical Yes Yes

D70-10 12 AUDREY 1008 15 Low 1/10/2012 $24,677.00 0.00 $0.00 Yes Yes

D61-10 130 W CHRYSTAL 1705 19 Low 1/6/2012 $26,326.00 0.00 $0.00 Weatherization (Insulation/Siding/Windows/Door) Yes Yes

D68-10 33 BOWBLY 809 7 Low 1/12/2012 $10,544.00 0.00 $0.00 Yes Yes

D61-10 133 BERRY ST 2016 16 Low 6/8/2011 $3,280.00 0.00 $0.00 Yes Yes

D60-10 40 KENNSINGTON 1020 1 Low 6/10/2011 $25,477.00 0.00 $0.00 Roof Yes Yes

D63-10 101 ELIZABETH 507 23 Low 1/13/2012 $35,763.00 0.00 $0.00 Heating Yes Yes

D57-10 133 BERRY ST 2016 16 Low 1/21/2011 $37,659.00 0.00 $0.00 Yes Yes

D72-11 60 ANN ST 507 13 Low 3/14/2012 $36,023.90 0.00 $0.00 Heating No Yes

2012-2, 304 RICHARDS AVE 2315 19 Low 5/12/2014 $14,256.00 0.00 $0.00 Roof Yes Yes

2012-4, 68 RICHARDS AVE 1332 1 Low 5/12/2014 $26,421.00 0.00 $0.00 Roof Yes Yes

2012-5, 82A BELMONT AVE 1318 18 Low 11/8/2013 $34,673.00 0.00 $0.00 Roof Yes Yes

2012-11, 137 MADISON ST 1020 18 Low 5/12/2014 $25,650.00 0.00 $0.00 Roof Yes Yes

2012-13, 127 NORTH SUSSEX ST 1301 2 Mod 3/7/2014 $27,410.00 0.00 $0.00 Heating Yes Yes

2012-14, 61 BOONTON ST 1808 12 Mod 3/3/2014 $16,770.00 0.00 $0.00 Weatherization (Insulation/Siding/Windows/Door) Yes Yes

2012-20, 23 CONGER ST 2002 1 Low 5/12/2014 $13,975.00 0.00 $0.00 Sanitary/Septic/Sewer Hookup Yes Yes

2012-21, 39 MASE AVE 1318 14 Low 5/12/2014 $23,000.00 0.00 $0.00 Roof Yes Yes

2012-22, 12 JAMES ST 711 22 Low 10/1/2015 $29,960.00 0.00 $0.00 Heating Yes Yes

2012-38, 13 FRED TERR 1008 10 Low $0.00 0.00 $0.00 Yes

2012-39, 148 BROOK DR 2108 6 Low $0.00 0.00 $0.00 Yes

EMER, 55 ACADEMY ST 1107 11 Low 10/1/2015 $23,150.00 0.00 $0.00 Roof Yes Yes

2012-25, 99 RANDOLPH AVE 508 23 Low $0.00 0.00 $0.00 Yes

2012-26, 213 PENN AVE 1014 1 Low $0.00 0.00 $0.00 Yes

2012-27, 57 PARKER ST 1401 9 Low $0.00 0.00 $0.00 Yes

TOTAL EXPENDATURES $2,883,320.90 $423,457.00

Signifies Completed under 2012 grant
Signifies current grant, not closed out/in progress



5c. REHABILITATION MANUAL (Copies are available at Town Hall)





6. COMMUNITY HOPE 1, 133 BERRY STREET



Council on Affordable Housing (COAH) 
Alternative Living Arrangement Survey 

Municipality: Dover Township County: Morris County 

Sponsor: Community Hope, Inc. Developer:. _________ _ _ 

Block: 2016 Lot:_16_ Street Address: 133 Berry Street Dover 

Facility Name: Community HoP.e Inc. 

Type ofFacility: 

D Group Home for developmentally disabled as 
licensed and/or regulated by the NJ Dept. of 
Human Services (Division of Developmental 
Disabilities (DDD)) 

./ Group Home for mentally ill as licensed and/or 
regulated by the NJ Dept. of Human Services 
(Division of Mental Health Services) (DMHS)) 

D Transitional facility for the homeless 

o Residential health care facility (licensed by NJ 
Dept. of Community Affairs or NJ Dept. of 
Human Services) 

O Congregate living arrangement 

D Other - Please Specify: 

# of bedrooms occupied by low income residents ~ 

# of bedrooms occupied by moderate-income residents Q 

Separate bedrooms? Yes 

Affordability Controls? ./Yes 

Length of Controls: 40 years 

Effective Date of Controls: 09/30/86 

Expiration Date of Controls: 09/30/26 

./No 

_No 

Average Length of Stay: -2i._ months (transitional 
facilities only) 

The following verification is attached: 

For proposed new construction projects only: 

Sources of funding committed to the project (check all 
that apply): 
0 Capital funding from State - Amount $ ___ _ 
0 Balanced Housing -Amount$ ____ _ 
0 HUD- Amount$ _____ _ 
0 Federal Home Loan Bank - Amount$ __ _ 
0 Farmers Home Administration - Amount$ __ _ 
0 Development fees - Amount $ ___ _ 
0 Bank financing - Amount$ _____ _ 
0 Other - Please specify: --- - - -----

Are funding sources sufficient to complete project? 
Yes No 

Residents qualify as low or moderate income? 

./Yes No 

D CO Date: _ __/ _ __/ __ 

Indicate licensing agency: 

0 DDD .,,- DMHS 0 DHSS 0 DCA 

Initial License Date: _ _/ __ / __ 

Current License Date: 02/15/08 

,/ Copy of deed restriction (30-year minimum, HUD, FHA, FHLB, BHP deed restriction, etc.) 

o Award letter/financing commitment (proposed new construction projects only) 

D Copy of Capital Application Funding Unit (CAFU) Letter (20-year minimum, no deed restriction required) 

Residents 18 yrs or older?,/ Yes _No Age-restricted? _Yes v" No 

Population Served (describe): adults with disabilities Accessible (in accordance with NJ Barrier Free 
Subcode)? ./Yes No 

Affirmative Marketing Strategy (check all that apply): 

COAH May 2005 



.f DDD/DMHS/DHSS/DCA waiting list 

D Other (please specify):--- - ---

CERTIFICATIONS 

I certify that the inform provided is true and correct to the best of my knowledge and belief. 

Certified by: 

Certified by: 
Municipal Housing Officer 

COAH May 2005 

(/ . c<:,.c~ 

Date 

Date 

2 
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PREPARED BY Y!i._;,g~-r!iA,,..JJ 
CARLOTTA M. BUDD 

MORTGAGE made this 30th day of September, 1986, 

between the Mortgagor, Project Hope, Inc., 133 Berry Street, 

Dover, New Jersey and the Mortgagee, the State of New Jersey, 

Department of Buman S~rvices, 13 Roszel Road, Trenton, New 

Jersey. 

WHEREAS the Mortgagor is indebted to the Mortgagee 

in the sum of EIGHTY-ONE THOUSAND DOLLARS, Ol!E HUNDRED 

($81,100), which indebtedness is evidenced by a promissory 

note dated September 30, 1986, and by a certain agreement 

dated September 10, 1986; 

THEREFORE to secure the indebtedness of $81,100 

lawful money of the United States, to be paid in accordance 

with the aforesaid agreement, the ~!ortgagor does hereby 

mortgage the following described property located in the Town 

of Dover, County of Morris, State of New Jersey, and more 

particularly described in Exhibit A annexed hereto and made a 

part hereof, the aforesaid property being designated as Block 

20-16, Lot 16, on the tax map of naid . Town of Dover, and 

having a street address of 133 Berry Street, Dover, New 

Jeroey 07601. 

Upon default by the ttortgagor in the performance of 

any term, provision or requirement of the aforesaid agree@ent 

of September 10, 1986, or upon no-fault termination of said 

agreement pursuant to Section B.01 thereof, the entire amount 

of this mortgage shall, at the option of the ~ortgagee, 

immediately become due and payable. Alternatively, upon 

Mortgagor default or upon no-fault termination of the 

JMlNf REC.II IN MOIJClCI 



,. 

\-

agreement of September 10, 1966, the Mortgagee may exercise 
other options as set forth in Section 5.02 of said agreement. 

The Mortgagor agrees that if default shall be made 
in any term, provision or requirement of the agreement of 
September 10,, 1986, the Mortgagee shall have the right 

forthwith, after any such default, to enter upon and take 
possession .of the said mortg~ged premises and to operate same 
in accordance with the aforesaid agreement. 

The Mortgagor shall keep the building or buildings 
and improvements now on said premises, or that may hereafter 

be erected thereon, in good and substantial repair, and, upon 
failure to do so, the whole indebtedness secured and 
represented by this mortgage and the note accompanying same 
shall, at the option of the Mortgagee, become immediately due 
and payable; and also the Mortgagee may enter upon the 
premises and repair and keep in repair the same, and the 

expense thereof shall be added to the sum secured hereby. 

In the event that the aforesaid property is 
condemned, the proceeds 
well as consequential, 
lieu of condemnation, 
to the ~ortgagee. 

of any award for damages, direct as 
or the proceeds of any conveyance in 
are hereby assigned and shall be paid 

IN l"i!TNESS UEREOF, the Mortgagor has hereto set its 

hand and seal the day and year first written above. 

Project Hope, Inc. 

I) / - ./ -/.-
EY: _t:i-~'!:.~~~~-~~:~ _______ L.S. 

Carmela Lunt, President 

- 2 -

eo:1:2358 fAtE 742 



,. 

'· '1 

State of New Jersey, 

County of Morris ss: 

Be it remembered, that on September 30, 1986, before me the 

subscriber, personally appeared 

EILEEN GRIFFITH 

who, being by me duly sworn on her oath, deposes and makes 

proof to my satisfaction, that she is the Secretary of 

PROJECT ROPE, INC., the agency named in the within 

Instrument; that CARMELA LUNT is the chief executive officer 

of said agencyi that the execution, as well as the making of 

this Instrument, has been duly authorized by a proper 

resolution of the governing body of the said agency; that 

deponent well knows the seal of said agency; and that the 

seal affixed to said Instrument is the proper seal and was 

thereto affixed and said Instrument signed and delivered by 

said chief executive officer as and for the voluntary act and 

deed of said agency, in the presence of deponent, who ... 

thereupon subscribed her name thereto as attesting witness .. _;;;::~ 

and who hereby acknowledges receiving a true copy of tn~:::. ': __ ::)L,": 
. :::~ . . ;· :.:::·: · 

within instrument. ..:.:: : ... :.:· : :~;· _._ 

; .., '. . ,.;{:;?:i~::.\·.~ -
---~--,LJ;~ JJtJ:±!: ______ ..,-;-~ ~ J t~ ".r ". : ·· ~=· •··• ' • •T • U· • • ··• 
EILEEN GRIFFITB Sec retcci i:~t·"' ::: t<i "-' c::: · ! .-.-~~-

Sworn to and •ubsc<ibed befo<e me, ' :~r:i;:t;:~~~~:~! r 
the date aforesaid. . •. .... -~··· 

'e_~--~l:~0o<0(,,( 
CARLOTTA M. BUDD, Attorney 

at Law of New Jersey 

- 3 -

. ;_ ,. -~.-:.:.;: 

RECORD AND RETURN TO: 

DUDD AND GARDNER, 

P .o. Box 699 

Madison, N, J. 07940 

~ .. .... . .. . , .. 
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Exhibit 71 

BEGINNING at a point on the easterly sideline of Berry Street 

which point is distant llB.62 feet on a course of South 37 
degrees 43 minutes East from a point formed by the 
intersection of the easterly sideline of Berry Street and the 
northerly sideline of East McFarlan Street, running thence 

( 1) North 52 degrees 17 minutes ~ast 100.00 feet to a point, 
thence 
(2) North 37 degrees 43 minutes West 60 .oo feet to a point, 
thence 
(3) South 52 degrees 17 minutes West 100.00 feet to a point 

on the easterly sideline of Berry Street, thence 
(1) Along the said easterly sideline of Berry Street South 37 
degrees 43 minutes East 60.00 feet to the point and place of 
BEGINNING. 

BEING the same premises conveyed to Mortgagor by Deed of 
Daniel Lastra and Jaciantra Lastra, his wife and Fred 
and Judith Lastra, his wife,· ~ about to be 

simultaneously with this mortgage in the Horris 

Clerk's office. 

- 4 -
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Lastra 
recorded 

County 
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7. COMMUNITY HOPE 2, 93-94 BERRY STREET



Council on Affordable Housing (COAR) 
Alternative Living Arrangement Survey 

Municipality: Dover Township County: Morris County 

Sponsor: Community Hope. Inc. Developer: _________ _ 

Block: ~ Lot:~ Street Address: 93-95 Berry Street Dover 

Facility Name: Community Hope. Inc. 

Type of Facility: 

D Group Home for developmentally disabled as 
licensed and/or regulated by the NJ Dept. of 
Human Services (Division of Developmental 
Disabilities (ODD)) 

D Group Home for mentally ill as licensed and/or 
regulated by the NJ Dept. of Human Services 
(Division of Mental Health Services) (DMIIS)) 

D Transitional facility for the homeless 

D Residential health care facility (licensed by NJ 
Dept. of Community Affairs or NJ Dept. of 
Human Services) 

D Congregate living arrangement 

' Other - Please Specify: DMHS Licensed 
Transitional Housing Apartment 

#of bedrooms occupied by low-income residents__§ 

# of bedrooms occupied by moderate-income residents Q 

Separate bedrooms? 

Affordability Controls? 

.,,- Yes 

.,,- Yes 

Length of Controls: 40 years 

Effective Date of Controls: 07124103 

Expiration Date of Controls: 07124/43 

No 

_No 

Average Length of Stay: ~months (transitional 
facilities only) 

The following verification is al:tllched: 

For proposed new construction projects only: 

Sources of funding committed to the project (check all 
that apply): 
0 Capital funding from State - Amount $ ___ _ 
0 Balanced Housing-Amount$ ____ _ 
D HUD- Amount$ ____ _ 
D Federal Home Loan Bank -Amount$ ---
0 Farmers Home Administration - Amount $ 
D Development fees - Amount$ ---
0 Bank financing - Amount$ _____ _ 

D Other - Please specify: ---------

Are funding sources sufficient to complete project? 
Yes No 

Residents qualify as low or moderate income? 

..f Yes No 

D CODate: _...J_...J_ 

Indicate licensing agency: 

0 DOD ./ DMHS 0 DHSS 0 DCA 

Initial License Date:_...}_...} __ 

Current License Date: ~ 

,,. Copy of deed restriction (30-year minimum, HUD, FHA, FHLB, BHP deed restriction, etc.) 

D Award letter/financing commitment (proposed new construction projects only) 

CJ Copy of Capital Application Funding Unit (CAFU) Letter (20-year minimum, no deed restriction required) 

Residents 18 yrs or older?.,,- Yes _No Age-restricted? _Yes .,,- No 

Population Served (describe): adults with disabilities Accessible (in accordance with NJ Barrier Free 
Subcode)? .,,- Yes No 

COAH May 2005 



Affirmative Marketing Strategy (check all that apply): 

.f DDD/DMHS/DHSS/DCA waiting list 

O Other (please specify): _ _ _ ___ _ 

CERTIFICATIONS 

n provided is true and correct to the best of my knowledge and belief. 

Certified by: 

Certified by: 
Municipal Housing Officer 

COAH May 2005 

\\·0<".-~9 

Date 

Date 

2 



CON1RACT FOR SALE OF REAL ESTATE 

. · This Contract for Sale is made on ~/V .t _ 2 • 2001 

BETWEEN A & H PARTNERSHIP 

whose address is 69 KING STREET, DOVER, NEW JERSEY 07801 
referred to as the Seller, 

AND COMMUNITY HOPE, INC. 

whose address is 1279 Route 46 East, Parsippany, New Jer~ey 07054 
referred to as the Buyer. 

The words "Buyer• and "Seller' include all Buyers and all Sellers listed above. 

1. PURCHASE AGREEMENT. The Seller agrees to sell and the Buyer . agrees to buy the property 

described in this Contract. 

2. PROPERTY. The property to be sold consists of: (a) the land and all the buildings, other 
!mprovcmcrus and fixtures on the land; (b) all of the Seller's rights relating to the land; and (c) all 
personal property spcclfiC11lly included in this Contract. The real property to be sold is commonly known 
as 93-95 BERRY STREET 
in the TOWN of DOVER in the County of MORRIS, and State of New 
Jersey. ft is shown on the municipal tax map as J..ot 27 , in Block 2016 

3. Purchase Price. The purchase price is $250,000.00. 

4. Payment of Purchase Price, TI1e Buyer will pay the purchase price as follows: 

Upon signing of this Contract by all parties $ 

Amount of County Grant Funds to be obtain from $ 130,000.00 
Morris County Home Funds (Paragraph 6) 

Amount of mortgage (Paragraph 6) $ 120,000.00 

Balance to be paid at closing of title, in cash or by certified cashier's check 
or attorney trust account check (subject to adjustment at closing). $ · .00 

Deposit Moneys. All deposit money will be held in trust by 
buyer's attorney, until closing of title, in his IOLTA Trust Account, 
which is an account that does not provide for the payment of any accrued 
interest to either the buyer or the seller, but to the JOLT A Fund of the 
State of New Jersey. 

6. Flnnnclng Contingency. The Buyer agrees to make a good faith effort to obtain a first mortgage loan 
upon the terms listed below. Buyer shall have a period of sixty (60) days from the date on which the Contract is 
fully executed within which to obtain. a mortgage commitment in the amount of $120,000.00. In the event the 
buyer has not obtained a mortgage commitment in the amount of $120,000.00 within sixty (60) days from the date 
on which the Contract is fully executed, either party may cancel the Contract upon five days' written notice, 
unless the parties agree, in writing, to extend the time by which the buyer shall obtain such mortgage 
commitment. · 

In addition, the buyer has 45 days from completion of attorney review to obtain a commitment for 
funding in tl!e amount of $130,000.00 from the Morris County Home Funds, which process is under way. In the 
event t!Je buyer has not obtained a commitment from Morris County Home Funds in the amount of $130,000.00 
within 45 days from completion of attorney review, either party may cancel the Contract upon five days' written 
notice, unless the parties agree, in writing, to extend the time by which buyers shall obtain such commitment. 

Type of Mortgage: XX Conventional, FHA, VA, OTHER. ____ _ 
Amount of Lonn: $120,000.00 Interest Rate: PREVAILING 
Length of Mortgage: 30 years with monthly payments based on a 30-year payment schedule. 
PolntS: The Buyer agrees to pay ANY REQUIRED points, for a total of$ 

The Seller agrees to pay NO points, for a total of$ 



6:A. APPRAISAL. The within c'.ontract is contingent upon an acceptable appraisal in an amount not less than 
$250,000.00 and subject to approval by either the Morris County Home Funds or by buyer's mortgage lender. 
The buyer shall have reasonable acce~s to and upon the real property to conduct an appraisal of the property. The 
appraisal will be completed on or before forty-five (45) days from the date on which the Conttact is ~lly 
executed. If the appraised value is determined to be an amount less than $250,000.00, the seller agrees to either 
accept the appraised amount and reduce the purchase price accordingly, or either party may cancel this Conttact. 
If the contract is canceled, atl deposit money will be returned to the buyer, after which neither party shall have 
any further rights or obligations, each to the other, under the Contract. 

7. Time and Place of Closing. The closing dale cannot be made final at this time. The Buyer and 
Seller agree to close WITHIN NINETY DAYS FROM THE DATE ON WffiCH THE CONTRACT IS FULLY 
EXECUTED. Both parties will mak~ a good faith effort to coordinate a mutually convenient' closing date . . The 
closing will be held at the office of purchasers' attorney, PHILLIP F. GUIDONE, ESQ., 385 Route 24, Suite 2G, 
Chester, New Jersey. 

8. Transfer !)f Ownership. Ai the closing\ the Seller will transfer ownen;bip of the property to the Buyer. 
The Seller will give the Buyer a properly executed Deed and ati adequate Affidavit of Title. If the Seller is a 
corporation, it will also deliver a Corporate Resolution authorizing the sale. 

9~ Type or Deed. A Deed is a written document used to transfer ownership of the property. In this sale, 
the Seller agrees to provide, and the Buyer agrees to accept, a Deed known as BARGAIN & SALE, C. v. G. 

10. Personal Property and Fixtures. Many Items of property become so attached lo a building or other real 
properf.Y that they become a part of it. These items are called fixtures. They Include such items as fireplaces, 
patios and built-in shelving. All fi.xnires are JNCLUDED in this sale unles~ they are listed below as being 
EXCLUDED. • w · 

(a) The [ollowing items, if nny, are INCLUDED in this sale:~ I \. 

~cf"/l..t boi-ft/oiJ-.....- ST-ovG:' ~ 

(b) The f~IJowiTJS items nre ~eumiro fFe. m *'""" ~' 1~ e,,,.,, rf HfD : @ 
~~.J.1°'( .])/1..1 ~ -+ D l~I'\ wtUti<.7'- lf r"" . 

il . Physlod condition of the P roperty. The Seller does not make any claims or promises about I.he 
condition or value of any of the property included in this sale. The Buyer has inspected the property and relies on 
this inspection and any rights of inspection that may be provided for elsewhere in this Contract. The Seller agrees 
to maintain the grounds, buildings and· improvements subject to ordinary wear and tear. 

12. Inspection or the Property. The Seller agrees to permit the Buyer to inspect the property at any 
reasonable time before the Closing. The Seller will permit access for all inspections provided for in this Contract. 

13. Building .~nd Zoning Laws., The Buyer intends to use the property as a Two-family home. The Seller 
states that this use docs not violate any applicable zoning ordinance, building code or other law. The Seller will 
obtain and pay for all inspections required by the law. This includes any munlcipal 'Certificate of Occupancy'. 
If the Seller fails to correct any violations of Jaw, at the seller 's own expense, the buyer may cancel this Conttact. 

14. Flood Area. TI1e federal and state governments have designated certain areas as 'flood areas" . This 
means they are more likely to have floods than other areas. If this propert)' is in a 'flood area' , the buyer may 
cancel this Contract within FIFTEEN '(15) days from the date on which the Contract is fully executed. 

15. Property Lines. The seller states lhat all buildings, driveways, and other improvements on the. property 
are within its boundary lines. Also, no improvements on &!\joining properties extend across the boundary lines of 
this property. 

16. Ownership. The seller agrees to transfer and the Buyer agrees to accept ownership of the property free 
of all claims and rights of others, except for: 
(a) !he rights of utllily companies to maintain pipes, poles, cables and wires over, on and under the street, 
the part of lbe property next to lhe street or nmning to any house or other improvement on the property; 
(b) recorded agreement which limi t the use of the property, unless the agreements (1) are presently violated; 
(2) provide that the property would be forfeited if they were violated; or (3) unreMonably limit the normal use of 
the property; and . 
(c) all items included in Schedule A as part of the description of ibe property. 

ln addition to the above. the ownersl1ip of the .Buyer must be insurable at regular rates by any title 
insurance company nutborlzed to do business in New Jersey subject only to the above exceptions. 

17. Cor recting Dc(e.cls. If the property does not comply wlth Paragraphs 15 or 16 of this Contract, the 
Seller will be not ified and given 30 days to make it comp.ly. Ir the property still does not comply after that date, 
the buyer may cancel this Conrrat:t nr give the seller more time 10 comply. 

18. Termite Inspection. 'fl\e Buyer is permitted lo have the property inspected by a reputable· termite 
inspection company to determine lf there is any damage or infestation caused by termites or other wood-destroying 



insects. If the Buyer chooses to have this inspection, the inspection must be completed and the seller notified of 
the results within FIFrEEN (15) business days from the date on which the Contract is fully executed. The Buyer 
will pay for this inspection. If infestation or damage is found, the seller will be given ten (10) days to agree to 
exterminate all infestation and repair .. all damage before the closing. If the seller refuses or fails (within the !O­
day period) to agree to exterminate all infestation and repair all damage before the closing, the buyer may cancel 
this Contract. 

19. Risk of Loss. The Seller is responsible for any damage to the property, except for normal wear and 
tear, until the closing. If there is damage, the Buyer can proceed with the closing and either; 

(a) require that the seller repair the damage before the qlosing, or 
(b) deduct from the purchase price a fair and reasonable estimate of the cost to repair the property. 
Jn addition, the Buyer may cancel this Contract if the estimated cost of repair is more than $25,000.00. 

20. Cancellation or Contract. If tl1is Contract is legally and rightfully canceled, the Buyer can get back the 
deposit and the parties will be free of liability lo each other. However, if the Contract is canceled in accordance 
Wiith Paragraph 13, 17 or 18 of this Contract, the Seller will pay the Buyer for all title and survey costs, not to 
exceed the sum of $650.00. 

21. Assessments for Mnnlclpal. Improvements. Certain municipal improvements such as sidewalks and 
sewers may result in the municipality; charging property owners to pay for the improvement. All unpaid charges 
(assessments) against the property for work completed before the closing will be paid by the sellet at or before the 
closing. If the improvement is not completed before the closing, then only the Buyer will be responsible. If the 
improvement Is completed, but the: amount of the charge (assessment) is not determined, the Seller will pay an 
estimated amount at the closing. When the amount of the charge is finally determined, the Seller will pay any 
deficiency to the Buyer (if the estimate proves to have been too low), or the Buyer will return any excess to the 
Seller (if the estimnte proves to have been too hOigh). Sellers represent that they have not received notification 
from the TOWN OF DOVER with respect to any pending or proposed assessment(s). 

22. Adjustments at Closing. The Buyer and Seller agree to adjust the following expenses as of the closing 
date: TAXES; RENT, SECURITY DEPOSIT. If the property is heated by fuel oil, the buyer will buy the fuel 
in· the tank at the closing date. TI1e ptice will be the current price at that time as calculated by the supplier. The 
Buyer or the Seller may require that any person with a claim or right affecting the property be paid off from the 
proceeds of this Sale. 

23. Possession. At the closing, the buyer will be given possession of the property. No tenant will have any 
right to the property, unless otherwise agreed in this Contract. 

24. Complete Agreement. This:Contract is the entire and only agreement between the Buyer and the Seller. 
This Contract replaces. and cancels any previous agreements between the buyer and the seller. This Contract can 
only be changed by an agreement in writing signed by both Buyer and Seller. The Seller states that the Seller has 
not made any other Contract to sell the property to anyone else. The Seller's agreement to pay the Broker (if any) 
is contained on the back of this page. 

25. Parties Liable. This contract is binding upon all parties who sign it and all who succeed to their rights 
and responsibilities. 

26. . Notices. (\11 notices under this Contract must be in writing. The notices must be delivered personally; 
by telefax, or mailsd by certified mail, return receipt requested, to the other party at the address written in this 
Contract, or to that·party's attorney. 

27. · Home Inspection. The Buyer may, at the Buyer's expense, have the property inspected by an engineer, 
builder or home inspector to determine the presence of any material structural defects or environmental 
contaminants and to determine that all electrical, plumbing, heating, sewer/septic, well and central air 
conditioning (if applicable) systems are in working order and ·need no major replacements or repairs. If the Buyer 
chooses to have the inspection, the inspection must be completed and the Seller notified of the results within 
FIFTEEN (15) bll!l iness days f10m lhe dale on which the Cotttrncl i.s fully executed. If any structural defects or 
environmental contaminants ore found, or if any/all of the aforementioned systems are not ln working order or are 
in need of major roplucements or repairs, Seller. will be given ten (10) calendnr days after receipt of the report to 
notify the buyer wbe(her or not the seller agrees, at .his own coll! nnd expense, to correcl the material slrocturnl 
defect, remove il1e contaminants, put·· the aforementioned systems in working order and make all needed major 
rc;placements or repairs . or the buyer may cancel the Conlract. The buyer, however, at lts option, may wnive the 
msu!ts of the iwpection in writing, 1111d this C_ontract shall become binding. 

28. Radon bpectlon. TI1e buyer may, al the buyer's expense, have the property rested for radon gas by a 
service which meets currant Slate certificat ion reqtiirements. If such lest reveals that the level of radon gas 
exceeds four plcocuries per liter (4 .O· pCl/1) or such other governmental standards, the buyer sball provide i11e 
seller with a copy of <he tesl resullll wi<hin five (5) days of buyer's receipt of the report. If the Sellar is unwilling 
to 1mdeneke UH remedial measures necessary lo rcdur:e thr. radon gag levels below the nbovc-slnted h•vel, 11.Je 
boyer mny rerminstc the contract nnd obtain 1110 return of nil deposit moneys. TI1c Buyer shell .have ihc lest 
comrm:nccd within FTFTEBN (15) bus_lness·days from tl1 e dme on which !Im Contract ill fully executed. 

'1. 



29. Seller represents that to the best of seller's knowledge: 
(a) The property does not include any asbestos used in insulation or in any other form; 
(b) There is no urea-fonnaldebyde insulation in rhe property; 
(c) The property has oever been used as a dump sire or storage facility for hazardous sub~tances; 
(d) No envlromnenml hazards have been Identified on lbe property; 
(e) The propcny has never been previously rested for radon, or lhc property has been previously tested 

for radon and n copy of the results will be provided lo buyers hcreundet; 
(Q No paTt of the land being sold is affected by wetlands or wetland transition areas as defined in !he 

New Jersey Freshwater Wetlands Ac!; and 
(g) Seller has not received notification fonn any Federal, State or local g.overning booy in regard to 

pending or threatened Superfund or Superlien liability. 

30. · The sellers represent that, td the best of their knowledge, there are no underground oiVfuel/gas storage 
tanks or abandoned underground oil/fuel/gas storage tanks on the premises. · 

31. This Contract is contingent upon verification by the sellc;r that the premises is a legal two-family residential 
dwelling that is not presently in violation of the zoning ordinances of the Town of Dover and further that it has not 
received notification of any violation(s) of any municipal ordinances or zoning ordinances. Seller shall furnish 
the following information with respecl to the present tenant: 

TENANT MONTHLY RENT SECURITY DEPOSIT 

$1020.00 (Month to Month) $1,387.50 

$1020.00 (Month to Month) $1387.SO 

Seller represents that the present tenant is current in its payment of monthly rent. If there is a Lease 
agreement in effect, seller agrees to furnish a copy of the Lease to the buyer's attorney following full execution of 
the Contract. 

32. The parties acknowledge U1at U1~ premises ore located fu a flood hazard area. This Contra~! is contingent 
upon the buyer's ability to secure appropriate flood. hazard insurance, acceplablc: to the lender. In lhe event the 
b_uyer is unable to secure flood insurance, or if the lender shall not approve the flood insurance, tl1e buyer sl1all 
.have tl1e right to cancel the . Contract. ff the Contract is canceled, all deposit money shall be returned to lh.e 
buyer , after which neither party shRU ha:ve any further rights or obligations, each to the ~tber, under the Contract. 

SIGNED AND AGREED TO BY: 

Date Signed: 

•: 

COMMUNITY HOPE, INC. 
BUYER 

_ _____ _____ __,SP.nil 

A & H PARTNERSHIP 
SELLER 

BUYER 

CSeaD . 



.· 

STATE OF NEW JERSEY, COUNTY OF SS: 

J certify that on 
personally came before me and acknowledged under oath, lo my satisfaction, that this person (or if more than 
one, each person): 

(a) is named in and personally signed this document; and 
(b) signed, sealed and delivered this document as his or her act and deed. 

·. 

~=~~=~=-==~==============~===~============~==~~===~==~ 

CONTRACT FOR SALE OF REAL ESTATE 
BETWEEN 

A & HPARTNERSIDP 
SELLER, 

AND 

COMMUNITY HOPE, INC. 

BUYER. 

DATED: 

===========~~~==================~~================== 

Broker's Commission. TI1e Seller agrees to pay NO REAL ESTATE COMMISSION· NO BROKERS ARE 
INVOLVED IN THIS SALE ON BEHALF OF EITHER PARTY. 

A & H PARTNERSIIlP (Seller) 

COMMUNITY HOPE, INC. (Buyer) 



8. HABITAT FOR HUMANITY, 32 SPRING STREET















 
 
 
 
 

9.  HABITAT FOR HUMANITY, 30 SPRING STREET 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 















10. HABITAT FOR HUMANITY, 114 BAKER STREET





















































11. HABITAT FOR HUMANITY, 263 ANN STREET
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NOV-13-2008 14:45 PENWAL 

201 836 4545 P.07 

ACKNOWLEDGMENT 
(PARINERSHIP FORJvfJ 

I CERTlFY, that 0n February 26lh, 2002, personally came before me Laury Pensa, and 
this person acknowledged under oath. to my satisfaction, that (a) this person is the attesting 
witness to the signing of this documecr by Eugene E. W e.lsh., who is President of Spruce Housing 
Non-Profit Corporation, the General Partner of the Partnership named herein, and duly 
authorized to ex:.ecute this document~ (b) this document was signed and delivered by tlie General 
Partner as its voluntary act on behalf of the Partnership; and (c) this person signed this proof to 
attest to the truth of these fact~. \ (~/; 

~-----~ 
WITNESS, au.ry Pensa 

SWORN TO AND SUBSCRIBED 
/fore me, this 26th day·.of_F~ru~ 2002_ 

MARGARET KNUOSEtl 
llOTAR'f PIJ8UC OF NEW JERSEY 

~!~ Ccrnmli)S1on ~;1.;~r, Muy 4, ~~: ; 

RECORD AND RElURN TO 

SPRUCE SENIOR HOUSING L.P. 
P.O. BOX 309 
TEANECK, NJ 07666-0309 

. . 

~g6of_z__ 

DB 0'5. s.i S:~·~Q::'~.·I ' · ' 
' .• ,1,! ·.: • 

• ,.., • J 
99V9-8L~-609:X~~ 

' ' 

., 

, 
I 
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.,. 

EJUHBl'f "A" 
• • 1 • 

The property consists of tlie lri:n'd'· and.all tbe buildings and 61ructure& on the Ja11d in the Town of 
Dover, County of Morris and. S~ of New Jersey as more particularly described as foJlows: 

BEGINNING at a point in U>~ southpa9'!.~rly side lino of Spruce Stree"t. t11erei11 distant 100.00 feet 
measurod along .tJ1e 5Clllte oo ·a course ofNorth 56?00' &sl fro111 the poiin of intE.Jrs~io11 furrned 
by the nfocementlonod 1>oulh~sterly Jl.ne ·of Spruce Stroer with U1e nonhenoterly 'liuo of William 
SLroet Md J'UJJ6',,1Ulenco: 

1) Along the rear line oflots froiir.iiis; .on the abovti inenti(m.ed William Street, South 33' 27' East 
473.18 feet to a point h1 the n~Tlherly s_id1.1 line Of Academy Stret't; 

2) Aloog the northerly side lit\e ·of:Academy Street, North 78° 19' 40'' East 249.38 feet to tlle 
poii::it of i..nt~rseqiop fo~~~ µf !ho ~am!) with the weote~ly sicl.e lino of Grov~ Stteet;. 

3) Alohg tJ1e wei:terly side lirtei ofGrbveStreet, North ~ 0 03' 2&" West :ZJ9.28 .fc>et to the point of 
intersection formed by the some with lhe northerly 1ide line ofSyhr.u1 Avellue~ 

4) Along the northerly si~e line•of Sy1vau Avenue, North 80" 00' 32" fast 20.04 feet to a poiilt 
therein- . · · ·' : ,. ' ' ' . 

5) Leaving the nortlierly ~ide Hoe ~r'th~ aforeanent.ion.ed S:Ylven Ave.uue ai1d following along t11e 
dividing line between th" property to lhe Tcrw11 of Dover w1d property of the owner herein, 
North 17° I l' 25 11 .East 237.49 feet to a point .in 'the dividing .line betwee11 property of Dover 
Cemetery Associa~on and property of .the Owner hel'e~; · 

6) A,long tho last memioned divjrung line and following along ll1e souLI1erlJ face of an old iron 
posl an<l wire feuce, Soutl> 76~48! ·12" West 76.90 feet to aii angle point therein; 

7) Still along tl1e southerry taeo· of t}le ·aforei;a.i.d oJd iron post and wire fence, North 83 ° 441 41'1 

We~t t.o the poi.ut of ~l'· ~ll!TB!!diop fu~ed by the sam~ will1 tl~e too~,i~s~e~ly · ~~<le Hn~ o,f 
the a °(X)ve ment1on~d. Sprooo• Stto.et: p·roduced northeasterly from lho beg111n 1 n g .comer. herein a 
distanceof319.07feet;then~. . .. , 

S) AJoug cbe southeasterly· sii:le•,Jine 'o£the 5aid.Spruce :Street S'oulh ,56'~.00' West 216.87 feet lo 
the point or plaoe ofB:EGINNlNG. · 

"' Containing 4, 7 Acre.s. 

BEING the same premises conunonly known., One Spruoe S.treet1 Dover,·New'Jecsey . ·' . ' 

ALSO KNOWN AS Lot 16Blc>ck1.Uf.'oti'lh~.t:ax:map of'·t11e'f~ cif'l'>over , . 
~ , I , ,• f 
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Prepared By: 
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' ·'Ill • \- ' ' :· •, . 

DEED OF EASEMENT ·AND RESTRICTIVE COVENANT 
FOR EXTENDED LOW-INCOME OCCUPANCY 

201 836 4545 

THIS DEED OF EASEJv.1ENT:and RESTRICTIVE COVENANT !(the "Covenant") dated 
as of February 1, 2002 shall run with the land and js granted by Spruce Senior Housing L.P. and its 
successon and assigns (the "OWner") whose principal address tS Gienpointe Centre East, Mezzanine, 
300 Frank W. Burr Boulevard, P.O. ·Box 309, Teaneck, NJ 07666--0309, to th.e New Jersey Housing 
and Mortgage Fmance Agency, its successors and assigns, (the "Agency") acting as the housing credit 
agency for th~ State of New Jersey as described in Section 42(h)(3) of the Internal Revenue Code 
as amended, and to incom~ eligible members; of the public as defined below. As conditioned below 
this Covenant restricts occupancy of the describ~ . fff~mises .tp income-1e!igible ocoupants .for a 
.specified period of rime. This Covenant is made in satisfaction oftbe requirements of Section.42 of 
the Federal Tax R.eforw Act of 1986, P .L. 99-514, as amended, (the ''Code"). 

As indicated on the aQQ!.Ca.rryOVet'.Agreement for the buildiog(s) describ1%! below, the Agency.has 
allocated Low Income Housing Tax Credits ("LIHTC') authorized und(~r the Code in an annual 
amount not to exceed $901.632 to be claimed by the Owner over-a 1 o or :t 5 year period· purruant te 
the Code. ln consideration of the receipt of the benefit of the LTIITC, thi! Owner hereby agrees to 
the following restrictive covenants, which are made in satisfaction of the requirements contained in 
Section 42(h)(6) of the Code. 

(1) The 1 building(s), which consist of a total of 2Q. residem:ial .remal .units of which~ are 
LlHI'C units, and whic:;h will constitute a qualified housing project as defined in·Section 
42 of the Code and regulations promulgated thereunder, the rental units which will be 
rertted or available for rental on a continuous basis to members of the general public, shall 
be mown as ~ruce ~nior UouJ!ni (the ''Project") loca~d at One Spruce Street; r O'W'O. 

of Dover, Municipal. Tax Map Block No. l 11 l, Lot No.16 in the County of Moni11, New 
Jer$ey, and title to which has been recorded in the County Clerk or Register's Office ill 
Deed :Book No. 5529 at Page No. 295, being more fully desctioed as set forth in 
Attachment .. A~ hereto: 

P.02 

(2) [ X ] If this box Ui che~k~, rhe P.roject received its allocation of LIHTC from the~1." ,i) 
nonprofit set-aside and/ot received points as a qualified nonprofit geoer&l partner pursuant ~t (J lVJ"' 

to N,J.AC. 5:80-33 C'Q\laWied Allocation Plan~') as amended and Section 42(hX5) of the K 
Tax Code, and any new owner during the compliance period must qualify under these • · 

(3) ~=5~pplicable fraction, as d~ed in Section 42( c)(l )(B) of the Code (the smaller of th~ {J;d · C:.0 
low income wJ.it frac:tioD or the ~ow income floor space fraction), and as provided by the 
Owner in its low income housing tax credit application (the "Application"') js ill percent. 
This fraction sh.all not be decreased d\lring any taX<lble year of the compliance period or 
e>ttended use period unless" terminated in accordance 'With the provisions enumerated at 

.• .. 
:r;1c11•11dcdur.o~t"'~-.....s1ao · Pg 1 of_J__ 
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Section 42(h)(o)(E) of'th~ Code 'and, if applicable, paragraph (SB)'bel'ow. 
4 •• ' •• ' , • • ' ' 

(4) This Covenant and the Section 42 occupancy and reot restrictions shall commence on the 
first day of the compliance period ·on which such buildings are placed in service as a 
qualified low income hmising pfoj~ and iJia1I end on the date specified in paragraph {5AJ 
or (5B) below, unless temrina.ted by foreclosure or instrument in lieu of foreclosure, 
pursuant to the 'provisions of the Code, and any regulations promulgated thereunder. 

(5) The Code requires th.at LlHTC projects retain ull occupancy aod rent restrlctions·for a 
minimum of 30 years unless terminated pursuant to section 42(h)( 6)(E) .of the Code. 'The 
Code defines the first· JS ,y.ea:rs ·as the compliance period and defines the entire 30 yea.rs (or 
more) as the extended use :period ... In order to increase the oompetitive score of the 
Application, the Owner elected to. increase the compliance period as indicated with Em 
("X'') below: .t 

[X] Jf this box is oheok:ed, · the Own<::r elected in the Application to increase· the 
compliance· period descnbed il~ section 42(i)(l") of the Code by an additional ~ 
years for'"- .total ·of30 years, ('"Extended Compliance Period''), and waives .the 
right under section 42(h)(6)(E}(i)(Il) of the Code to submit a written request to 
the Agency .ti) find a. buyer after the close of the 14fl. year of the compliance 
period, and agrc;es that this has the effect .of delaying the period .for P.nding a 
buyer under.section ·:42(h.)(6)(I) of the Code ~ntil the one year period beginning 
on the date.(after the 29111 year of the compliance period) that .the ~er may 
submit a.written request to· the Agency to find a buyer. At the end ·of' the 
cxtended compliance period wilt remain a 15-year cx:tonded use period. 
Thereforet this ~venant· shall extinguish at the close of the 4_511> year .after t.he 
beghming . of. the compliance .period unlesi; tenninated by forecloS'W"e or 
instrumeIJt in. lieu of foreclosure or unless tenninated after the extended 

. compliance.period because the A&ency was unable to present a qualified oontract 
during the one year period of time speeiDed in tlUs paragraph (S)(B), 

. .. " 

(6) The oompliance period. begins s.t the same tim~ as tbe credit perio.d. The. Owner el~s 
when.to begm the cr~~t. period at .the time the Owner's .ftrst tax return i~ filed with the 
Internal Revenue Servi~. Owner will besm the credit period in l003 or 2004. . 

(7) The federal set-aside. as.defined by seer.ion 42(g)(l) oftbe Tax Code) which was selected 

J 

by the Owner in its Application requires that ~ percent or more of the residential units in 
the Project are both reat restricted and occuJ>ied by individuals whose incollle is SO p.etcerrt 
or less of area median gross income (AMGI). The selection of this federal set-aside is 
irrevor;able and is binding on the Owner and all succes!SOI'S in interest to the Projeet 
through the end of ~e exr~ded u:ie period. · 

(8) [ ) Iftbis box b checked, the Project is also subject to the state set-aside, which is 
defined in the Qualified Alloca6on Plan fU).d was selected by the Owner in its 
Application. The state.set-aside requires that_ percent or more of the residential units 
in the Projeot ate both rEnt restricted and occupied by individuals whose income is _ 

Pg2 of_J__ 
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percent or less of AMGI. The selection of this states.et-aside is irrevocable and is binding 
on the OWner and all .~ces:scrs tu ~t to the Project tbrou&i the cmd. af tho extended 
use period. 

. . 
(9) [ ] If this .box: .i$. ~ked. a New Jersey non-profit corpc>ration must have some interest 

in the general partnership: or· voting membership, or the Project must be own Cd by a New 
Jersey non~profu . corporation, a limited partnership where the general partner is a New 
Jersey non-profit corporation or a limited liabiliry company where the voting.member is 
a New Jersey non~pre>fit corporation (as.described in the 1996 Qualified Allocation Pla.n 
and selected by the. .Owner.. in · the 1996 Application). Any new owner during the 
compliance period must· qUalify under these rules. 

(10) [ ] If this b.ox: is checked, t.tie·l'roject ie1 a Special Need:i Projwt as d~ed..i~1 the 
_ __ Qualified Allocation Plan, a.nd as selected by the Owner in its Application and . ~s 

such, the Owner mun B.0~ restri~ ~% of the LIHTC units in tli"'Project.for occup~cy 
by one or more SJ?eclaj needs Ropulation through the end of the compliao<?C period AND 
make available at a ~~nable .oost to all tenants with .special needs a minimum of three 
appropriate and acces~"ble social services throughout the compliance period. One of the 
social services must be fi social service coordiJJator. Wlth written approval .from the 
Agen.cy, tho Owner ·may . substitute another special nee:ds population for i:he one(s) 
identified in its Application and may substitute services to better address the needs Qr the 
tenants with s:pecial need&. . .. 

(l l) [ ' ] If this box ~s chook~cl,. the Owner is req_uired to make available to. tenants qf all 
LIHTC units ;! appro~ and Bff<?rdable socib.I s~ce(s) throughout .. '!he compliar,iQC 
period iD accordance. ~1-.the Social Services Model u defined iD the ~ Qualified 
Aµocation PJan, and ~· selected by the Own.er i.n its Application. Social services may be 
mo'dified to better address the needs of the low income tenants of the Project upon written 
~pprovsl of the ~gency. . . . 

. i, ,. . . : 

(12) [ x J If this box is checked, the Own.er pleqged in the Application to employ throughout 
the compliance period a property-manager for the Project who bas successfully completed 
an Agency-approved tax Credit certification cou:ri;e. 

( 13) [ x ] If tb.i$ box is cbCck~ the Owner shall nuW:lt.ain in good worldng order throughout 
the compliance period all unit and project amenities pro.mised in the Applica.tion. There 
shall be a minimum of~ unit aroenities and~ projecr amenities as defined in the 
Ylfil Qualified Allocation Plan. 

(14) Pursuant to section 42(h)(6)(B)(iii) of the Code, this Covenant prombits the disposition 
to any person of any portion of e building to which this Covenant applies unless~ of the 
building to whioh such eo\.enant applies is disposed of to such person. 

.. Pg3 or_.7_ ·'· 
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( 15) Pursuant to 9ect.ion 42(h)(6)(B)(jv) of the Code, this Covenauc prohibits the refusal ·to Jea.se 
to a holder of a voucher or certificate of elig1."billty under section 8 of the Unit(ld States 
Housing Act of 193 7 of the~ sr.atus of the prospective tenant 1as such a holder. 

(I 6) This Covenant shall constitute an agreement betWe.en the Agency· and the Owner which ls 
enforceable in the court& of the State ofNe:w Jersey by the Agency or by an inilividual(s) 
whether prospective, present, or fonner oceupants of the Project, who met!t the income 
limitations applicable to ·tbe·Project under Section 42(g) of the Code, said individual(s) 
being express beneficiaries of this Covenant. 

( 1 7) Owner agrees to comply with the requirements of the federal Fair Housing Act as it may 
from time to time be amendod. 

(18) Owner agrees to obtain the consent of any recorded lien holder on the Project to this 
Covenant and such consent·shall take the form of a Subordination A.weemenr between the 
lender and the Agency and shall.be a condition precedent to the issuance of l:RS Fonn(s) 
8609. 

( 19) This Coveoam is binding ·OD all successors in interest to the Project and shall nm with the 
l!lnd utttil the end of the extended use period set fonb in paragraph 5 above, unless 
terminated prior to said date in ·accordance with all provisions of the Code including 
section 42(h)(6)(E)(ii) prohibiting eviction (other than for good can.se) of exiSting low­
income tenants for three years after such termination and prohibiting any increase in th<! 
gross renrs beyond that permitted under the Code and the regulations promulgated 
thereunder. 

(20) These c.ovenants may, from fime .. io time; be amended only with the written consent of the 
Agency, to reflect changes to the Code or regulations promulgated thereunder. Owner 
expressly agrees ·to · enter into . such amendments as may be necessaiy to maintain · 
compliance under section .42 of the Code. 

(21) In order to enable the ' Agency·'to roonitor Owner's compliance with these use and 
occupancy reruictions pursuant to the. Code, Owner covenants and agrees that the Agency 
and its agents or employees sh.all be allowed to enter and inspect the project during 
business ho~ n.nd to inspect and COPY all books lllld records pertaining to the PToject. 

(22) Owner covenants and agrees to comply and cooperate with the Code and all Agency tax 
credit compliance monitoring procedures including but not limited to completing and 
sending to the Agency an annual cstatus report, or, if requested by an authorized official of 
the Agency, more frequem reports, in form and content acceptable to the Agency, which 
shall demonstrate ongoing compliance with this Coven:mt. 

(23) Owner covenants aruh.grees that in the event it tiles for bankruptcy or liquidates or sells 
or otherwise transfcri ownership of the Project, it will notify the A.Bency in writing. and 
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further. that as a condition precedent to any sale or transfer iT will enter into such 
agreements wiJh the purchaser or ttansfur~ a~ MaY &e- prescnbcd by the Agency, which 
have the effect of causYng such purchaser or transferee to be bound by these use and 
occupancy restrictions, as they may be amended or supplemented. 

(24) The terms of thia Covenant shall be interpreted, conditioned and supplemented 1n 
accordance with and by section 42 of the Code and regulations promulgated thereundl!r. 
all of which are incorporated herein by reference, whether or o.ot such provisions oftl;le 
Code or regulations are expressed or referenced herein. In the eV'ent of any conflict 
between this Covenant and the requirements of the Code, the Code shall prevail. The 
Agency reserves the right to set conditions that may be more stringent than the Code. 

(25) The invalidity of aAY clause, part, or provision of this Agreement shall not affect the 
validity of the remaining provisions. 

Signatures: This Covenant is granted by the Own& whose duly authorized representative's 
signature appears below. 

Sworn and subscribed to be.fore 
the undersigned Notary Public or 
Attorney on the da.ro appearing below: 

Laury Pensa., Secretary 

D B 0 5 5 7, 8.p 0 5 . .0 '_._:. 
........... ' 

OWNER: SPRUCE SENIOR HOUSING LP.~ 

By: 

Eu.gene alsh, Prcsidetrt 
Spruce Housing Non-Profit Corporation 

As General Part:aet 
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14. HABITAT FOR HUMANITY, HARDING AVENUE 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





















15. HABITAT FOR HUMANITY, 23 MONMOUTH STREET
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63-105 Bassett Highway (Subdistrict A) Redevelopment Plan ~ 1 

1.0: INTRODUCTION: 

A. Purpose and Background: 

 

On or about December 3, 2024 the Town Council of the Town of Dover adopted Resolution # 299-2024 

(the “Resolution”) declaring certain properties in the Town as a non-condemnation area in need of 

redevelopment, and authorizing and directing the Planning Board to prepare a redevelopment plan for 

certain properties within such area identified as Block 1201 Lot 6, inter alia, as shown on the official tax 

map of the Town of Dover, pursuant to the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et 

seq. (“LRHL”). The Resolution is attached as Appendix A.  

 

On or about _______________, 2025, the Town adopted the redevelopment plan entitled “Redevelopment 

Plan for the Public Realm of the Bassett Highway Redevelopment Plan pursuant to Ordinance # ________. 

(the “Bassett Highway Redevelopment Plan”). The Bassett Highway Redevelopment Plan establishes 

seven (7) subdistricts (i.e. “Subdistrict A” through “Subdistrict G”). 

 

The Resolution designated thirty (30) lots as a non-condemnation area in need of redevelopment 

(hereafter referred to as the “Bassett Highway Redevelopment Area”). A map of the 30 lots that comprise 

the Bassett Highway Redevelopment Area is provided in Appendix B. This Redevelopment Plan governs 

a Subdistrict A within the Bassett Highway Redevelopment Area, consisting of one (1) lot (hereafter 

referred to as the “63-105 Bassett Highway Subdistrict A” or the “Redevelopment Area”). A map of the 

one (1) lot that comprises the 63-105 Bassett Highway Subdistrict A at Map 1. 

 

The Town’s intention is to prepare separate redevelopment plans for each Subdistrict of the Bassett 

Highway Redevelopment Area as the redevelopment regulations are developed for each future 

subdistrict, if any. Until such time that the redevelopment regulations for the remaining Subdistricts of 

the Bassett Highway Redevelopment Area are developed, the regulations set forth in the Bassett Highway 

Redevelopment Plan, prepared by Schoor DePalma, Inc., dated May 8, 2006, revised through September 

27, 2017 shall apply to the remaining portion of the Bassett Highway Redevelopment Area. 

 

This 63-105 Bassett Highway/Subdistrict A Redevelopment Plan (this “Redevelopment Plan”) is 

prepared in response to the above Resolution and shall serve as a Redevelopment Plan and zoning 

ordinance for the 63-105 Bassett Highway Subdistrict A.  Pursuant to such Resolution, the 63-105 Bassett 

Highway Subdistrict A has been designated as a non- condemnation area in need of redevelopment 

within the 63-105 Bassett Highway Subdistrict A as described above. The Mayor and Council believe it is 

in the best interest of the Town to implement this Redevelopment Plan to further effectuate positive land 

use in the community and the 63-105 Bassett Highway Subdistrict A.  

 

Upon the adoption of this Redevelopment Plan, the provisions of the Bassett Highway Redevelopment 

Plan shall be automatically incorporated therein.  In the event of conflict between the provisions of the 

Bassett Highway Redevelopment Plan and this Redevelopment Plan, the provisions of this 

Redevelopment Plan shall control. 



 

63-105 Bassett Highway (Subdistrict A) Redevelopment Plan ~ 2 

B. Introduction: 

This report is written pursuant to Section 6 of the LRHL, serving as the “statement setting forth the basis 

for investigation.” The LRHL requires the following procedures:  

1.  No area of a municipality shall be determined a Redevelopment Area unless the Governing Body of 

the municipality shall, by resolution, authorize the Planning Board to undertake a preliminary 

investigation to determine whether the proposed area is a Redevelopment Area according to the 

criteria set forth in Section 5 of P.L. 1992, c.79 (C:40A:12A-5). The Governing Body of a municipality 

shall assign the conduct of the investigation and hearing to the Planning Board of the municipality.  

2.  After completing its hearing on this matter, the Planning Board shall recommend that the delineated 

area, or any part thereof, be determined, or not be determined, by the municipal Governing Body to 

be a Redevelopment Area. After receiving the recommendation of the Planning Board, the municipal 

Governing Body may adopt a resolution determining that the delineated area, or any part thereof, is a 

Redevelopment Area.  

C. Redevelopment Plan Overview and Context: 

The Town of Dover is located in Morris County and is located along the Rockaway River. Dover is 

approximately 31 miles west of New York City and 23 miles west of Newark.  As of the 2020 United 

States census, the town's population was 18,460, up 303 from the 2010 census. 

According to the United States Census Bureau, the town has a total area of 2.73 square miles, 

including 2.68 square miles of land and 0.05 square miles of water.  

The community of Dover is centered around a developed downtown area along Blackwell Street, 

featuring many eateries primarily owned and run by Hispanics of various countries, offering their 

ethnic food. Other culinary establishments include sushi, pizza, coffee shops, and popular Irish and 

Italian food. 

The Town of Dover borders the Morris County municipalities of Mine Hill 

Township, Randolph, Rockaway Township, Victory Gardens and Wharton.  

 

The area (hereinafter referred to as the “Study Area”) is located at 63-105 Bassett Highway (Block 1201 

Lot 6), which is located between Bassett Highway, Pequannock Street and the Rockaway River at the 

western edge of the downtown. The total Redevelopment Area is approximately 9.36 acres (See Maps 1 & 

2). 

 

https://en.wikipedia.org/wiki/Morris_County,_New_Jersey
https://en.wikipedia.org/wiki/Rockaway_River
https://en.wikipedia.org/wiki/New_York_City
https://en.wikipedia.org/wiki/Newark,_New_Jersey
https://en.wikipedia.org/wiki/2020_United_States_census
https://en.wikipedia.org/wiki/2020_United_States_census
https://en.wikipedia.org/wiki/2010_United_States_census
https://en.wikipedia.org/wiki/United_States_Census_Bureau
https://en.wikipedia.org/wiki/Morris_County,_New_Jersey
https://en.wikipedia.org/wiki/Mine_Hill_Township,_New_Jersey
https://en.wikipedia.org/wiki/Mine_Hill_Township,_New_Jersey
https://en.wikipedia.org/wiki/Randolph,_New_Jersey
https://en.wikipedia.org/wiki/Rockaway_Township,_New_Jersey
https://en.wikipedia.org/wiki/Victory_Gardens,_New_Jersey
https://en.wikipedia.org/wiki/Wharton,_New_Jersey
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Map 1: Aerial Image of Redevelopment Area  
 

   
Map 2: Planimetric Map over an aerial of the Redevelopment Area 
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D.  Current Zoning 

Based on the Town of Dover Zoning Map (See Map 3), the entire Redevelopment Area is located in 

the Bassett Highway Redevelopment Plan Area.  As of the preparation of this Redevelopment Plan, 

the building on Lot 6 was part of the Dover Shopping Center built in 1957, originally included a two-

level parking deck with a drive-in movie theater.  Today the building is still standing, however the 

parking structure has been removed, and a large surface parking lot exists at the rear of the property.   
 

 

Map 3: Zoning Map with Redevelopment Area Identified. 

 



 

63-105 Bassett Highway (Subdistrict A) Redevelopment Plan ~ 5 

2.0: GENERAL PROVISIONS: 

A. SITE PLAN & SUBDIVISION REVIEW: 

Prior to commencement of any construction within the Redevelopment Area, a site plan prepared in 

accordance with the requirements of the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) and the Land 

Development Ordinance of the Town of Dover shall be submitted by the applicant for review specific to 

this Redevelopment Plan for completeness and compliance, prior to any submission to the Planning 

Board, so that compliance with the Redevelopment Plan can be determined. This shall also pertain to 

revisions or additions prior to, during and after completion of the improvements.  The Town’s 

designation of the applicant as the redeveloper of the Redevelopment Area, together with the applicant’s 

execution of a redevelopment agreement with the Town, shall be a prerequisite to any completeness 

determination and hearing by the Planning Board on a site plan or subdivision application within the 

Redevelopment Area. Prior to such submission, the applicant shall also provide a Redevelopment Plan 

consistency review to the Town Administrator, which shall serve as a condition precedent to filing with 

the Planning Board. 

B. ADVERSE INFLUENCES: 

No use or reuse shall be permitted which, when conducted under proper and adequate conditions and 

safeguards, will produce corrosive, toxic or noxious fumes, glare, electromagnetic disturbance, radiation, 

smoke, cinders, odors, dust or waste, undue noise or vibration, or other objectionable features so as to be 

detrimental to the public health, safety or general welfare. 

C. NON-DISCRIMINATION PROVISIONS: 

No covenant, lease, conveyance or other instrument shall be affected or executed by the Mayor and Board 

of Aldermen or by the developer or any of his/her successors or assignees, whereby land within the 

Redevelopment Area is restricted upon the basis of age, race, creed, color, national origin, ancestry, 

marital status, affectional or sexual orientation, gender identity or expression, disability, or sex in the 

sale, lease, use or occupancy thereof. Appropriate covenants, running with the land forever, will prohibit 

such restrictions and shall be included in the disposition instruments.  Any contractor or subcontractor 

engaged to perform work within the Redevelopment Area shall, where applicable, state in all solicitations 

or advertisements for employees placed by or on behalf of the contractor, or subcontractor, that all 

qualified applicants will receive consideration for employment without regard to age, race, creed, color, 

national origin, ancestry, marital status, affectional or sexual orientation, gender identity or expression, 

disability or sex. 

There shall be no restrictions of occupancy or use of any part of the Redevelopment Area on the basis of 

age, race, creed, color, national origin, ancestry, marital status, affectional or sexual orientation, gender 

identity or expression, disability, or sex in the sale, lease, use or occupancy thereof. 
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D. DURATION OF THE PLAN: 

The provisions of this Redevelopment Plan and the restrictions with respect thereto shall be in effect for 

a period of thirty (30) years from the date of approval by the Town Council. 

E. DEVIATION REQUESTS: 

In accordance with N.J.S.A. 40:55D-70 c(1), the Planning Board shall have the power to grant variances 

allowing deviations from the regulations contained within this Redevelopment Plan, including Sections 7 

and 8, where by reason of exceptional narrowness, shallowness or shape of a specific piece of property, 

or by reason of exceptional topographic conditions, pre-existing structures or physical features uniquely 

affecting a specific piece of property, the strict application of any such regulation adopted pursuant to 

this Redevelopment Plan, would result in peculiar practical difficulties to, or exceptional and undue 

hardship upon, the developer of such property.     

In accordance with N.J.S.A. 40:55D-70c(2), the Planning Board shall also have the power to grant such 

relief where the purposes of this Redevelopment Plan would be advanced by a deviation from the strict 

requirements of the Plan and the benefits of the deviation would substantially outweigh any detriments.  

No relief may be granted under the terms of this section unless such deviation or relief can be granted 

without substantial detriment to the public good and without substantial impairment of the intent and 

purpose of this Redevelopment Plan.  An application for a variance from the requirements of this 

Redevelopment Plan shall provide public notice of such application in accord with the requirements of 

public notice as set forth in N.J.S.A. 40:55D-12a and b. Notwithstanding the above, any changes to the uses 

permitted in the Redevelopment Area, requiring a “d” variance in accordance with N.J.S.A. 40:55D-70 

shall be permitted only by means of an amendment of the Redevelopment Plan by the Mayor and Board 

of Aldermen and only upon a finding that such amendment would be consistent with and in furtherance 

of the goals and objectives of the Plan.    

Additionally, in accordance with N.J.S.A. 40:55D-51, the Planning Board shall have the power to grant 

design exceptions from the requirements of Section 9 of this Redevelopment Plan as may be reasonable 

and within the general purpose and intent of the provisions for site plan review, if the literal enforcement 

of one or more provisions of the design standards is impracticable or will exact undue hardship because 

of peculiar conditions pertaining to the land in question.   

F. PROCEDURE FOR AMENDING THE APPROVED PLAN: 

This Redevelopment Plan may be amended from time to time upon compliance with the requirements of 

State law. If the designated redeveloper requests such amendment said redeveloper shall pay an 

application fee and shall further reimburse the Town for reasonable consulting costs, fees and expenses 

to undertake such amendment. 
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G. GENERAL DEVELOPMENT REGULATIONS: 

1. The regulations set forth herein shall supersede all Town of Dover land development regulations, 

including but not limited to use regulations, bulk regulations, design standards, and other 

requirements as noted herein. Nothing herein shall be construed to circumvent the application 

procedural requirements of the Town of Dover land development regulations and the Municipal Land 

Use Law at N.J.S.A. 40:55D-1 et. seq. The regulations set forth herein shall supersede any or all prior 

Redevelopment Plans, if such plan(s) exist. 

2. The regulations set forth herein shall apply to the tract as a whole, not to individual lots which may 

be created therein as part of a site plan application. For the purposes of this Redevelopment Plan, the 

word “tract / property” shall mean the entire Redevelopment Area. 

3. The tract shall be permitted to be consolidated or subdivided into one or more block and lots. The 

tract shall be permitted to be developed in one or more phases as set forth in the redevelopment 

agreement between the Town and the designated redeveloper of the Redevelopment Area. 

4. All dimensional and other requirements shall apply to the tract as it exists at the time of the adoption 

of this Redevelopment Plan, and conforming conditions that are rendered nonconforming as a result 

of changes to the tract perimeter such as roads or other municipal purposes shall not be considered 

deviations and shall not require variance relief on future applications for the full duration that the 

Redevelopment Area remains in effect. 

5. There shall be no requirement that the entire Redevelopment Area be developed. If the 

Redevelopment Area is partially developed and then the remainder portion is developed separately, 

there shall be no requirement that the same redeveloper be responsible for the development of both 

portions. 
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3.0: REDEVELOPMENT PLAN COMPONENTS: 

A.  REQUIRED COMPONENTS OF THE REDEVELOPMENT PLAN: 

N.J.S.A. 40A:12A-7 requires that a redevelopment plan include an outline for the planning, development, 

or redevelopment, of the Redevelopment Area sufficient to indicate the following: 

1. Its relationship to definite local objectives as to appropriate land use, density of population and 

improved traffic and public transportation, public utilities, recreational and community facilities and 

other public improvements. 

2. Proposed land uses and building requirements in the project area. 

3. Adequate provisions for the temporary and permanent relocation, as necessary for residents in the 

project area, including an estimate of the extent of which decent, safe, and sanitary dwelling units 

affordable to displace residents will be available to them in the existing local housing market. 

4. An identification of any property within the Redevelopment Area which is proposed to be acquired in 

accordance with this plan. 

5. Any significant relationship of the redevelopment plan to:  

- The master plans of contiguous municipalities;  

- The master plan of the county in which the municipality is located; 

- The State Development and Redevelopment Plan adopted pursuant to the “State Planning Act” 

P.L. 1985, c.398 (C.52:18A-196 et al.). 

6. An inventory (as of the date of the adoption of the resolution finding the area to be in need of 

rehabilitation) of all housing units affordable to low and moderate income households, as defined 

pursuant to N.J.S.A. 52:27D-304, that are to be removed as a result of implementation of the 

redevelopment plan, whether as a result of subsidies or market conditions, listed by affordability 

level, number of bedrooms, and tenure. 

7. A plan for the provision, through new construction or substantial rehabilitation of one comparable, 

affordable replacement housing unit for each affordable housing unit that has been occupied at any 

time within the last 18 months, that is subject to affordability controls and that is identified as to be 

removed as a result of implementation of the redevelopment plan. 

8. Proposed locations for public electric vehicle charging infrastructure and electric vehicle parking 

spaces within the project area to be in compliance with Electric Vehicle Charging Station Law (P.L. 

2021, c. 171). 

9. The Redevelopment Plan may include the provision of affordable housing in accordance with the 

“Fair Housing Act,” N.J.S.A. 52:27D-301 et seq. and the housing element of the municipal master plan. 

10. The Redevelopment Plan shall describe its relationship to pertinent municipal development 

regulations as defined in the “Municipal Land Use Law,” P.L.1975, c.291 (C.40:55D-1 et seq.).  The 

Redevelopment Plan shall supersede applicable provisions of the development regulations of the 

municipality.  When the Redevelopment Plan supersedes any provision of the development 

regulations, the ordinance adopting the redevelopment plan shall contain an explicit amendment to 

the zoning district map included in the zoning ordinance.  The zoning district map as amended shall 

indicate the Redevelopment Area to which the Redevelopment Plan applies.  Notwithstanding the 

provisions of the “Municipal Land Use Law,” P.L.1975, c.291 (C.40:55D-1 et seq.) or of other law, no 
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notice beyond that required for adoption of ordinances by the municipality shall be required for the 

hearing on or adoption of the Redevelopment Plan or subsequent amendments thereof.   

All provisions of a Redevelopment Plan shall be either substantially consistent with the municipal master 

plan or designed to effectuate the master plan; but the municipal governing body may adopt a 

Redevelopment Plan, which is inconsistent with or not designed to effectuate the master plan by 

affirmative vote of a majority of its full authorized membership with the reasons for so acting set forth in 

the Redevelopment Plan. 

B. NOTE ON PLAN TERMINOLOGY: 

Throughout this Redevelopment Plan, a distinction is made between “shall” and “should.” 

“Shall” means that a developer is required to comply with the specific regulation, without deviation. 

“Should” means that a developer is encouraged to comply but is not required to do so.   

C. TEMPORARY AND PERMANENT RELOCATION: 

The Local Redevelopment and Housing Law requires that any redevelopment plan make adequate 

provision for temporary or permanent relocation of any resident in the project area.  As the property 

does not include any existing residential units there is no requirement to relocate any residents as part of 

this Redevelopment Plan.     

D. IDENTIFICATION OF PROPERTY TO BE ACQUIRED: 

The Local Redevelopment and Housing Law requires that any Redevelopment Plan identify any property 

within the Redevelopment Area which is proposed to be acquired in accordance with the Redevelopment 

Plan.  As the Redevelopment Area was with non-condemnation there is no intent to acquire property as 

part of this Redevelopment Plan. 

E. AFFORDABLE HOUSING:  

The Redevelopment Area shall require the construction of 17 affordable housing units pursuant to the 

Town’s Fourth Round Housing Element and Fair Share Plan, Affordable Housing Ordinance (Chapter 99) 

and to the Uniform Housing Affordability Controls (N.J.A.C. 5:80-26.1 seq.) and shall be part of a 

Redevelopers Agreement. 

F. PUBLIC ELECTRIC VEHICLES: 

This Redevelopment Plan provides the identification of appropriate locations for the development of 

zero-emission vehicle fueling and charging infrastructure, the quantity and location of which shall be 

subject to approval by the Town Planning Board.  

G. PROJECT SIGNAGE:   

During construction, the Redeveloper shall erect signage at location(s) to be determined by the 

Redeveloper and Town within 30 days of receiving approval from the Planning Board that contains a 

rendering or renderings of the finished Project and other details concerning the Project that shall be 

agreed to by the Redeveloper and Town Administrator.   

H. MASTER PLAN CONSISTENCY: 

The following sections detail the relevant goals, objectives and recommendations from the 2007 Master 

Plan and the 2018 Reexamination Study.  
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4.0: GOALS AND RELATIONSHIP TO LOCAL OBJECTIVES 

A.  PURPOSE: 

This Redevelopment Plan together with the Bassett Highway Redevelopment Plan provide a framework 

for the redevelopment of the 63-105 Bassett Highway (Block 1201 Lot 6) property as well as the public 

spaces surrounding and abutting such property, respectively. The Redevelopment Plan sets forth 

standards and guidelines for land use, bulk, parking, and design.  

Some Plan elements are fixed while other standards are flexible and are to be used as guidelines for 

ensuring that development meets the Plan’s goals and objectives described below. 

B.  REDEVELOPMENT PLAN GOALS AND OBJECTIVES: 

The specific goals and objectives of the Redevelopment Plan are as follows: 

1. To create opportunities for higher density, pedestrian friendly mixed-use development along Bassett 

Highway at the end of the downtown area. 

2. To create land use requirements specific to the Redevelopment Area that are sensitive to the Area’s 

topography, as well as the development pattern of nearby residential and commercial 

neighborhoods. 

3. To foster appropriate relationships between buildings, streets, parking areas, walkways, and 

landscaped areas within the Redevelopment Area and in the context of the surrounding area. 

4. To improve the aesthetics of the property and establish site and building design standards that will 

foster high-quality development within the Redevelopment Area. 

5. To create a more compact, pedestrian-friendly development. 

6. To transform a vacant underutilized building into a viable, more productive mixed use residential 

project that incorporates both retail with public open space. 

C.  RELATIONSHIP TO LOCAL OBJECTIVES:  

1.  2018 Master Plan: 

The most recent examination of the Master Plan was done in 2018 and the recommendations of the 

2007 Master Plan regarding redevelopment were determined to be valid. Specifically, the following 

recommendation regarding redevelopment along Bassett Highway and within the Downtown area as 

a whole. Under Redevelopment – Rehabilitation the plan states the following: 

a.  “A number of redevelopment initiatives have taken place since the 2007 Master Plan. While the 

North Sussex Street Landfill Plan was on the books during the writing of the Plan, 

implementation was not. The following is a summary of the redevelopment activity since 2007 

when the Town declared itself and “Area in Need of Rehabilitation”..  

b. Amended in October 2017, the Bassett Highway Redevelopment Plan has seen several projects 

under review, with one project approved but yet to be built. Arguably the area with the most 

redevelopment potential, the area encompasses the northern portion of the downtown along 

the Rockaway River. As discussions continue surrounding larger developments within this area, 

the Town has approved an LDS Church, which is under construction, as well as preliminary and 

final site plan approval for the Bassett River Apartments, a 71 unit multi family residential 

development. Now the Town will be focused on finding an investor for the lynchpin project that 
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unlocks the remaining parcels thus allowing for the market to absorb the cost of parcels under 

private ownership while restoring public access to the Rockaway River edge. The “Barnish” 

Parcel, Block 1201, Lot 6, consisting of 9.36 acres, is considered to be the lynchpin parcel. 

2. 2007 Master Plan:  

The 2007 Master Plan document contains a number of goals and supporting objectives that are 

advanced within this Redevelopment Plan including the following:   

a. Enhance and create a sense of place that encourages economic vitality and community activity 

through well designed land development.  

b. Maximize potential for expansion of the economic base.  

c. Develop a safe and efficient circulation system that capitalizes on Dover’s multi-modal 

transportation system.  

d. Maintain and encourage diversity in the type and character of available housing promoting an 

opportunity for varied residential communities.  

e. Increase available housing options for pre-retirement, retirement and elderly residents.  

f. Preservation and continued use of properties of historic significance to the Town of Dover and 

its rich history. 

3. Conclusion:  

This Redevelopment Plan is substantially consistent with Dover’s 2018 Reexamination Report and 

2007 Master Plan, as it furthers a number of goals and objectives that the Town has set for housing 

diversity, redevelopment and land use along the Bassett Highway Corridor. The adoption of this Plan 

as part of the redevelopment process that led to the designation of Block 1201 Lot 6 which is part of 

the implementation of the recommendations of the Master Plan.  

D. RELATIONSHIP TO OTHER PLANS / COMMUNITIES: 

1. Plans of Adjacent Communities:  

Dover is located in Morris County and is surrounded by Wharton Borough, Mine Hill Township, 

Randolph Township, Victory Gardens Borough and Rockaway Township. As this area is not 

immediately adjacent to other municipalities, the Redevelopment Plan’s adoption will not impact 

other communities or their Master Plans.  

2. Morris County Master Plan 1975 Future Land Use Plan Element:  

The Morris County Future Land Use Plan Element was adopted in 1975 and has not been updated 

since that time. The land use plan does include, however, a goal that states, “balanced and diversified 

economic growth, coordinated with transportation, utilities, and environmental limitations”.  

The redevelopment of Subarea 1 will potentially result in a mixed-use or residential development 

that is proximate to mass transit and sensitive to any environmental limitations that may exist on the 

land and therefore is consistent with the aforementioned Land Use Plan Element goal. Otherwise, the 

remainder of the Land Use Element is outdated.  

Morris County adopted a Bicycle and Pedestrian Element in December of 1998. The plan looked at 

existing facilities and also proposed new facilities for each of its municipalities. Recommendations for 

the Town of Dover included:  

a. Sidewalks on West Blackwell Street  
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b. Multi-use trails within North Sussex Street extension  

c. Bicycle lanes on Blackwell Street3 Objectives of the Bicycle and Pedestrian Element that the 

Redevelopment Area would advance:  

d. Create bicycle and pedestrian facilities in areas surrounding railroad stations4  

e. Encourage municipalities to examine land use practices to provide opportunities for bicycle and 

pedestrian travel5 

f. Encourage bicycle use and walking as alternatives to single-occupancy automobile trips 

3.  New Jersey State Plan  

The Town of Dover is designated within the PA-1 Metropolitan Planning Area in the 2001 State 

Development and Redevelopment Plan (SDRP). PA-1 is characterized by established, mostly built-out 

communities and is envisioned as areas that will provide for much of the state’s future 

redevelopment. Within PA-1, the SDRP promotes growth in compact forms, redesigning areas of 

sprawl, and diversification of land uses and housing choice through redevelopment, infill, and 

efficient use of infrastructure. 

This Redevelopment Plan contemplates redevelopment of an underutilized site, with particular focus 

on the revitalization of the Bassett Highway Redevelopment Plan Area. The Redevelopment Plan is 

consistent with the SDRP and encourages patterns of development recommended within the PA-1 

Metropolitan Planning Area including its intention to provide attractive, high quality housing options, 

on a lot with adequate infrastructure, proximity to major roadways and transit, and a mix of 

surrounding land uses, all of which suggest that the property is a suitable site for directing and 

encouraging growth and redevelopment.  
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5.0 DEFINITIONS:  

It is the intention of this Redevelopment Plan to supersede existing zoning (except as noted herein) as 

provided under the Local Redevelopment and Housing Law, N.J.S.A 40A:12A-1, et seq.  This plan adopts the 

definitions of the Town's Land Use Ordinance Article II Definitions and Word Usage (Chapter 236-4 & 236-5).   

The definitions of the Town’s Land Use Ordinance shall apply to this plan, unless this plan provides a 

superseding definition.  The definitions defined in Section 236-4 and 236-5 shall apply to the Redevelopment 

Plan with the exception of the following terms:  

BUILDING HEIGHT: The vertical distance from grade plane to the average height of the highest roof surface. 

EATING AND DRINKING ESTABLISHMENTS: Includes restaurants, bakeries, delicatessens, bars, cafes, coffee 

houses, and any other business establishments where the primary business is the sale of alcohol for 

consumption on site (except for clubs or other drinking establishments with dance floors), or the sale of 

freshly made food for consumption either on-site or off site (except for convenience stores, corner stores, or 

bodegas where more than 40% of the customer-accessible floor area is used for display and storage of 

prepackaged goods and/or non-food items). Does not include drive-through establishments. 

LIVE ENTERTAINMENT: Establishments or accessory uses which provide live entertainment consisting of 

vocalist, instrumental music or dancers, and, for the purpose of this Plan, spoken word, theatrical 

performance, comedy, or similar entertainment where patrons are entertained typically for a fee, whether 

such fee shall be direct or indirect through a charge for other products or services, but not including halls, 

auditoriums, or religious, civic or fraternal organizations. 

LIVE/WORK SPACE: A single residential unit, which unit is designed for and occupied as a combination of 

living and working spaces, with or without retail and display space for sale of art or other hand-crafted goods 

produced in the working space, occupied year-round as primary residence of not more than two persons who 

are at least 18 years of age, of which at least one of whom is the artist or craftsman in residence, and by not 

more than two children of said persons who are under 22 years of age. 

GENERAL OFFICE: Business offices, and offices for State-licensed professionals and professional firms except 

for medical offices.  

GRADE PLANE. A reference plane representing the average of finished ground level adjoining the building at 

exterior walls. Where the finished ground level slopes away from the exterior walls, the reference plane shall 

be established by the lowest points within the area between the building and the lot line or, where the lot line 

is more than 6 feet from the building, between the building and a point 6 feet from the building. 

MULTI-FAMILY: Housing accommodations that are designed principally for residential use, conform to 

standards satisfactory to the Secretary of Housing and Urban Development, and consist of not less than five 

(5) units on 1 site. These units may be detached, semidetached, row house, or multifamily structures. 

PERSONAL SERVICE ESTABLISHMENTS: Establishments providing services, other than medical or beauty 

services, to individual consumers. Such uses include, but are not limited to: clothing rental; funeral parlors 

and undertaking establishments; dry-cleaning pickup stores; psychic readers; shoe repair shops; travel 

agencies. 

REDEVELOPER: Any person, firm, corporation or public entity that is seeking any financial incentives shall be 

designated as a Redeveloper by the Mayor and Board of Aldermen or Redevelopment Entity and shall enter 

into a Redevelopment Agreement as set forth in Section 5 of this Redevelopment Plan, all in accordance with 

the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq. 

https://ecode360.com/38524199#38524199
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RESTAURANT: A building or structure designed, used or intended for use in which food and beverages are 

sold and consumed. 

RETAIL, NEIGHBORHOOD: A retail establishment having a gross leasable floor area of not more than 10,000 

square feet and which is engaged in the retail sale of commodities that satisfy the daily needs of residents in 

surrounding residential neighborhoods, such as but not limited to pharmacies, florists, convenience stores, 

general stores, and liquor stores. Neighborhood retail establishments specifically exclude the following: 

1.  Establishments having a gross leasable floor area in excess of 10,000 square feet; 

2.  Automobile sales; 

3.  Auto-parts retailers; 

4.  Pawn shops; 

5.  Department stores; 

6.  Clothing stores, except for tailoring establishments or thrift shops where clothing sales is incidental to 

the use; 

7.  Electronics stores, except electronics repair stores where electronics retail is incidental to the repair 

service; 

8.  Bulk or warehouse style retailers; and 

9.  "Big box" stores. 

10. Stores selling take-out/package alcoholic beverages 

11. Smoke and vape shops, and the like. 

TANDEM PARKING:  Two parking spaces with one car in front of the other to be allocated to a single 

apartment.  

 
  

 
 
  

https://ecode360.com/38524320#38524320
https://ecode360.com/38524321#38524321
https://ecode360.com/38524322#38524322
https://ecode360.com/38524323#38524323
https://ecode360.com/38524324#38524324
https://ecode360.com/38524325#38524325
https://ecode360.com/38524326#38524326
https://ecode360.com/38524327#38524327
https://ecode360.com/38524328#38524328
https://ecode360.com/38524329#38524329
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6.0: ZONING STANDARDS: 

A.  PERMITTED PRINCIPAL USES:  

1. The following uses are permitted principal uses in the Redevelopment Plan, except as otherwise 

provided herein:  

a. Residential:  

• Multi-family residential (apartments / condominiums);  

• Affordable Housing; 

• Live-Work; 

• Any combination of the above. 

b. Commercial / Retail:  

• General and Neighborhood Retail; 

• Personal services; 

• Restaurants or other eating and drinking establishments;  

• Live Entertainment; 

• Specialty Market (Food related); 

• Health clubs, day spas and pools; 

• Art gallery; 

• Indoor amusement and recreation. 

c. Public Park / Plaza / Open Space: 

• Passive / Active Uses / Outdoor dining;  

d. Civic, Cultural, Institutional: 

• Libraries / Museums; 

• Community / Recreation / Municipal Center. 

e. Parking: 

• Shall be permitted to be structured parking, surface parking or subterranean parking (if 

conditions permit subterranean parking), or any combination thereof. 

f. Roads: 

• Shall be permitted to be public or private. 

g. Utility related Facilities:  

• Such as distribution lines, railroad rights-of-way, telephone repeater stations, and water 

storage tanks.  

2. Omission of Use: Any use not stated as a Permitted Use is not allowed in the Redevelopment Area. 

B.  ACCESSORY USES: 

1. Accessory uses and structures shall be permitted which are clearly and customarily incidental and 

subordinate to a permitted principal use on the same property. Examples of permitted accessory 

uses include, but are not limited to, the following: 

a.  Residential: 

• Lobby, sales, management, leasing offices; 

• Conference center, meeting rooms, business center, flex office / coworking space, billiards, 

indoor / outdoor pool, game, arcade, simulator, spa, lounge (for tenant use only); 
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• Community kitchen for tenant use only; 

• Drop off / package delivery area, mail room, loading spaces and docks, recycling and refuse 

storage areas;  

• Tenant amenities typically included in luxury rental communities, including but not limited 

to recreational facilities (indoor / outdoor) including but not limited to active or passive 

amenity courtyard space and/or terraces, roof top, pool, fitness center and multipurpose 

rooms for tenant use only; 

• Childcare, pet boarding (for tenant use only); 

• Lockers and storage including for mail parcels and packages (for tenant use only); 

• Rooftop amenities. 

b.  Eating and Drinking Establishments: 

• Outdoor beer gardens and patios; 

• Rooftop dining and service areas, including rooftop bars; 

2. Accessory structures shall comply in all respects with the setback, building / impervious coverage, 

and height requirements of this Redevelopment Plan applicable to the principal structure, with the 

following exceptions.   

a. No accessory structure shall be located closer to the street right-of-way line than the principal 

structure except surface parking which services the permitted use. 

b. The aggregate area covered by accessory structures shall not exceed twenty-five percent (25%) 

of the rear yard, with the exception of parking structures and outdoor patios. 

c. Accessory structures below grade shall have a minimum rear or side yard, when not abutting a 

street, of five feet; 

d. No permitted accessory use or structure may occupy or prevent proper usage of any off-street or 

on-street parking spaces except as may be temporarily permitted by the Town for special events 

or purposes. 

e. Outdoor patios may be closer to the setbacks so long as they are in compliance with Building 

Department regulations. 

3. No accessory structure shall be constructed or placed on any lot unless the principal structure is first 

constructed or placed upon said lot, with the exception of parking facilities (surface or structure) 

which may be constructed prior to the primary use. 

4. In no event shall the height of an accessory structure exceed the height of the principal building 

except as noted herein. 

5. Except for structured or sheltered parking areas wrapped or below multi-family residential uses, no 

portion of an accessory structure shall include living quarters; 

6. Other Accessory Uses: The following standards shall apply to the below listed accessory uses 

a. Live Entertainment Uses: Live entertainment may be provided as an accessory use in any eating 

or drinking establishment, cafe, civic, cultural, or institutional establishment in accordance with 

all applicable Town codes. 
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b. Outdoor Open Markets: Permitted by special permit for selling fresh food and plants based on 

state laws and regulations.  This special permit shall not be required for the display/selling of 

goods on the sidewalk immediately outside of a retailer’s principal business location, which shall 

be specifically allowed. 

c. Outdoor Music: Permitted per any Town Code restrictions. 

d. Alcohol Sales: Permitted per state liquor license laws on any outside patio, deck or similar retail 

amenity associated with the liquor license holder’s premises. 

7. Additional Regulations for Permitted and Accessory Uses: 

a. All building facades facing an existing public street shall be designed as a primary building facade 

and shall be designed to include or preserve and accentuate all of the required components of 

the Design Standards of this Redevelopment Plan.  

b. All maneuvering for loading, refuse, recycling and service areas shall be within the 

Redevelopment Area. This does not include any subdivision or creation of internal or public 

streets.  Maneuvering shall be permitted within the property even in the event of the create of 

streets within the overall Redevelopment Area.  

c. All parking shall be screened from any public street per the Design Standards of this 

Redevelopment Plan and as approved by the Town Planner. 

d. Rooftop amenities are permitted. 

C.  PROHIBITED USES:  

1. Any use not specifically designated as a Permitted Principal Use or as an Accessory Use and any use 

explicitly prohibited in the Town Code is prohibited in the Redevelopment Area.  
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7.0 BULK STANDARDS:  

A.  OVERALL AREA BULK REQUIREMENTS: 

1. Maximum Number of Project Units:   640 units 

2.  Maximum Number of Phases:    5 (five) 

a.  The specific subdivision for each phase shall be determined as part of Planning Board 

submissions. Notwithstanding anything in this Redevelopment Plan to the contrary, individual 

building phases and the sequence of the phases are subject to the phasing requirements and 

redevelopment project schedule in the redevelopment agreement between the Town and the 

designated redeveloper of the Redevelopment Area. 

b. All Street and streetscape improvements shall be completed as set forth in the redevelopment 

agreement between the Town and the designated redeveloper.   

c  Phases may be completed simultaneously and shall be completed in accordance with the 

redevelopment project schedule and phase sequencing schedule set forth in the redevelopment 

agreement between the Town and the designated redeveloper of the Redevelopment Area  

3.  Minimum Commercial/Retail Square footage:    12,200 sq. ft  

 Along N. Warren/ Pequannock      3,500 sq. ft. 

 Along the Corner of Bassett Highway    8,200 sq. ft. 

Minimum Live Work Square Footage Along Basset Highway 7,500 sq. ft. 

4. Maximum Surface Coverage:     85%  

a.  The maximum surface coverage is measured for the overall Redevelopment Area as of the date of 

this Redevelopment Plan. 

b. Submission of each phase shall provide the overall surface coverage calculations to ensure 

compliance with this requirement for the entire Redevelopment Area.    

c. Impervious Areas include: 

• Residential Courtyards with minimum 21% pervious area 

• Streetscape Improvements with landscape planting areas 

• Public Park (7,000 sq ft minimum) 

• Rockaway River area with 6 foot public walkway 

• Other landscape planting areas throughout the project 

5. Maximum Building Coverage:      50 %  

a.  The maximum building coverage is measured for the overall Redevelopment Area as of the date 

of this Redevelopment Plan. 

b. Submission of each phase shall provide the overall surface coverage calculations to ensure 

compliance with this requirement.    

6.  Minimum Number of Affordable Units:     17 units 

a.  Affordable Units shall be provided as part of Phases 1. 
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7.  Street & Sidewalk Dimensions:  

a.  The primary internal street running east to west from Pequannock Street shall have a minimum 

ROW width of 60 ft.  

b.  The primary internal street running north to south off Bassett Highway shall have a minimum 

ROW width of 60 ft. and shall consist of a 5 ft landscape median. 

c. The intersection of the above two internal streets shall meet and be designed in a roundabout or 

traffic circle as illustrated herein.  This portion of the street as it connects with the portion coming 

and leading into Bassett Highway shall be paved in manner that is reflective in details to a redbrick 

paver road. The center portion of the roundabout intersection shall be landscaped and provided with 

an accent feature such as but not limited to a water feather, public art or such a design that draws a 

sense of place and focal point of the highest quality. This area shall be lighted with upward lighting 

during the evening overnight hours, subject to the review and approval by the Planning Board. 

d. Sidewalks along the internal portions of the streets as described above shall be a minimum of 6 ft. in width.   

 

B.  PHASE 1 BULK REQUIREMENTS: 

1. Maximum Number of Units:     260 units 

a.  Min. percentage of Studio / 1 bedroom units:    70 % 

b. Max. percentage of 2 bedroom units:     30 % 

• 3 bedroom units shall be permitted for affordable housing units only.  

• The percentages for 1 and 2 bedrooms do not include affordable housing units. 

2. Maximum Building Stories / Height:    6 story / 75 ft 

a.  Any below grade structured parking does not count as either a story or part of the building 

height.  

b. Roof top appurtenances including but not limited to mechanical equipment, elevator / stairwells 

do not count toward the building height and are permitted up to 18 ft above the maximum 

building height. 

3.  Minimum Commercial / Retail Square Footage:   3,500 sq. ft.  

a.  A minimum Retail square footage shall be provided facing Pequannock Street. 

4. Residential Courtyard: 

a. Minimum courtyard square footage:    14,000 sq. ft. 

b.  Minimum pervious area provided in the courtyard  3,000 sq. ft. 

c.   Minimum pervious area provided in the courtyard shall be 21% of the total courtyard area or 

3,000 sq. ft., whichever is greater. 

5.  Building Setbacks:      

a.  Internal Roadway Right of Way:    0 ft 

b. Rockaway River:        25 ft 
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c. Pequannock Property Line:     50 ft 

d. Block 1201 Lots 6.02, 6.03 & 6.04:    50 ft 

e.  Rear Property Line (north):     50 ft 

C.  PHASE 2 BULK REQUIREMENTS: 

1. Maximum Number of Units:     160 units 

a.  Min. percentage of Studio / 1 bedroom units:     55 % (and further provided that 

overall project at the end of Phase 2 shall be 70% minimum) 

b. Max. percentage of 2 bedroom units:      45 % (and further provided that 

overall project at the end of Phase 2 shall be 30% maximum) 

2. Maximum Building Stories / Height:       6 story / 70 ft 

a.  Any below grade structured parking does not count as either a story or part of the building height. 

b. Roof top appurtenances including but not limited to mechanical equipment, elevator / stairwells 

do not count toward the building height and are permitted up to 18 ft above the maximum 

building height. 

3.  Minimum Commercial / Retail Square Footage:   0 sq. ft. 

4. Residential Courtyard: 

a. Minimum courtyard square footage:    9,500 sq. ft. 

b.  Minimum pervious area provided in the courtyard  2,000 sq. ft.  

c. minimum pervious area provided in the courtyard shall be 21% of the total courtyard area or 

2,000 sq. ft., whichever is greater. 

5.  Building Setbacks:      

a.  Internal Roadway Right of Way:      0 ft 

b. Rockaway River:      26 ft 

c.  Block 1201 Lot 6.01;      65 ft 

d.  Rear Property Line (north)      70 ft  

D.  PHASE 3 BULK REQUIREMENTS: 

1. Maximum Number of Units:     240 units 

a.  Min. percentage of Studio / 1 bedroom units:   70 % (and further provided that 

overall project at the end of Phase 3 shall be 70% minimum) 

b. Max. percentage of 2 bedroom units:    30 % (and further provided that 

overall project at the end of Phase 3 shall be 30% maximum) 

2. Maximum Building Stories / Height:    6 story / 70 ft 

a.  Any below grade structured parking does not count as either a story or part of the building height. 

b. Roof top appurtenances including but not limited to mechanical equipment, elevator/stairwells do not 

count toward the building height and are permitted up to 18 ft above the maximum building height. 



 

63-105 Bassett Highway (Subdistrict A) Redevelopment Plan ~ 21 

3.  Minimum Commercial / Retail Square Footage:    8,200 sq. ft. 

4. Minimum Live Work Square Footage:     7,500 sq. ft. 

5. Residential Courtyard: 

a. Minimum courtyard square footage:     12,000 sq. ft. 

b.  Minimum pervious area provided in the courtyard   2,520 sq. ft.  

c. minimum pervious area provided in the courtyard shall be 21% of the total courtyard area or 

2,520 sq ft., whichever is greater. 

6.  Building Setbacks:      

a.  Internal Roadway Right of Way:       0 ft 

b.  Bassett Highway  

• Building to Property Line:     6 ft (average dimension) 

• Building to Face of Curb:      16 ft (average dimension) 

c.  Block 1201 Lot 6.01:       55 ft 

d.  Block 1201 Lot 6.03:       90 ft 

E.  PHASE 4 REQUIREMENTS: 

1. This phase will include all street and streetscape improvements as identified on the Phasing Plan and 

as set forth in the redevelopment agreement between the Town and the designated redeveloper of 

the Redevelopment Area. 

a. Minimum Building to Building dimension:    60 ft 

b.  Minimum curb to curb dimension:     24 ft 

c.  Minimum parallel parking (if provided):    8 ft by 20 ft 

• If provided, one tree space accompanied with a rain garden inlet shall be provided for every 

5 parallel parking spaces within the internal roadways. 

2.  Streetscape improvements will be provided as identified within this Redevelopment Plan. 

a. All internal roadways shall be maintained by the Redeveloper and/or HOA, including but not 

limited to all maintenance, upkeep and snow removal, etc. 

b. Gates are permitted within the internal roadways under the following conditions. 

• Gates shall remain open between 6:00 am and 8:00 pm. 

• Gates shall have appropriate configuration to allow all Police, Fire and Emergency vehicles 

access 24 / 7 / 365. 

• Gates shall be located a minimum of 60 feet from the existing public rights of way to allow 

adequate queuing of vehicles. 

3.  Public Park: 

a.  A minimum 7,000 SF public open space / park with all improvements shall be provided by the 

redeveloper and shall be dedicated to the Town of Dover upon completion.   

b. The timing of construction shall be determined as part of the Redevelopers Agreement. 
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F.  PHASE 5 REQUIREMENTS: 

1. This phase will only include improvements within the 25 ft Rockaway Buffer Area and the granting of 

any easement and/or maintenance agreement as set forth in the redevelopment agreement between 

the Town and the designated redeveloper of the Redevelopment Area. 

a. The Rockaway River Buffer shall include a minimum 6 foot sidewalk.  This area will be dedicated 

to the Town of Dover upon completion.  Notwithstanding anything to the contrary in this 

Redevelopment Plan, the timing of construction and the completion of the phasing will be 

determined as part of the Redevelopment Agreement. 

b. The materials, lighting and layout will be determined by the Town Planner and Engineer as part 

of a site plan application. 

c. The scope of the designated redeveloper’s responsibilities and obligations related to the 

walkway and related improvements within the 25 ft Rockaway Buffer Area shall be set forth in 

the redevelopment agreement, including but not limited to, construction and ongoing 

maintenance of the physical improvements therein and the granting of a perpetual public access 

easement and maintenance agreement for the public’s use of the 25 ft Rockaway Buffer Area. 

Permitted improvements related to the riverwalk shall include gates on either side and 10-feet 

high fencing, the details of same shall be part of a site plan application; and the maintenance 

obligations of same shall be subject to the terms of the redevelopment agreement. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Map 4: Phasing Map. 
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G.  SUSTAINABLE / GREEN INFRASTRUCTURE IMPROVEMENTS:  

1. Green infrastructure should be considered within the design approach.  Features such as bio-

retention, permeable pavement, solar panels, etc. can be considered as part of the sustainable design 

approach.  

2. Green infrastructure BMPs (best management practices) should be considered within the design 

approach as defined in N.J.A.C. Section 7:8. Features such as bio-retention, permeable pavement, 

solar panels, etc. can be considered as part of the sustainable design approach. 

3.  Any redevelopment project shall provide adequate potable water, storm water, sanitary sewer and 

other necessary utility infrastructure to the site, to the satisfaction of the Town Engineer.   

4. All costs necessary for the on-site infrastructure improvements associated with a development 

project are the responsibility of the redeveloper.    

5. Utility and/or infrastructure improvements and structures shall be permitted in any required 

setbacks, whether above ground or below ground. 

H.  FLOOD MITIGATION / STORM-WATER MANAGEMENT REQUIREMENTS: 

1.  Any redevelopment pursuant to this Redevelopment Plan shall comply with the NJDEP’s Flood 

Hazard and Water Management Rules (FHA NJAC 7:13 and Stormwater NJAC 7:8). 

2.  Any redevelopment activities carried out pursuant to this Redevelopment Plan shall be undertaken 

in strict compliance with all applicable federal, state, and local regulations, including but not limited 

to the FEMA Flood Insurance rules, New Jersey Department of Environmental Protection’s (NJDEP) 

Flood Hazard Area Control Act Rules (N.J.A.C. 7:13) and the Stormwater Management Rules(N.J.A.C. 

7:8). The Developer shall be responsible for ensuring that the design and construction of any 

improvements within the Redevelopment Area shall meet the design and performance standards of 

the stormwater management rule and minimize damage to life and property from flooding caused by 

development within the flood hazard areas, to preserve the quality of surface waters, and to protect 

the wildlife and vegetation that exist within and depend upon such areas for sustenance and habitat 

as required by the flood hazard area control act rules. The Developer shall be responsible for 

obtaining all necessary permits and approvals from NJDEP and any other applicable regulatory 

agencies prior to any land disturbance or construction activities. 

I. MECHANICAL EQUIPMENT AND UTILITIES: 

1. All exterior mechanical equipment shall be located on rooftops behind parapet walls to limit 

visibility. Exterior ground-mounted mechanical equipment shall be fully screened with planting or 

other architectural elements. 

J.  OTHER REQUIREMENTS: 

1. See Development / Place-Making Design Standards section for all design requirements. 

3. A 10 foot fence shall be permitted between the Rockaway River Buffer and the project. Additionally 

fencing shall be permitted along the ground level of any  parking structure facing the Rockaway River 

Buffer. 



 

63-105 Bassett Highway (Subdistrict A) Redevelopment Plan ~ 24 

5. Streetscape improvements are required along the property frontage of all public streets for the entire 

redevelopment area as well as any internal streets created by the subdivision of the Redevelopment 

Area per the requirements of this Redevelopment Plan.   

8. All trash removal shall be through a private hauler. 

9. All project signage shall either meet the Town of Dover’s sign ordinance, or the  Redeveloper shall 

submit a separate sign package to the Planning Board for review and approval, which signage may be 

approved or denied in the Planning Board’s discretion without conformance to the Town’s sign 

ordinance and without meeting variance criteria, subject to and in accordance with applicable law.   

a.  A development archway over the main entrance from Bassett Highway is permitted per this 

Redevelopment Plan and shall meet all setback and height requirements set forth by the 

Building, Fire and Police Departments.  
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8.0 PARKING STANDARDS: 

A. PARKING REQUIREMENTS: 

 The minimum parking requirements for the Redevelopment Area are as follows: 

 Use       Parking Ratio                     

Multi-family:     1.65 sp per unit 

Commercial / Retail Along Pequannock:  1 sp per 360 gfa 

Notes: 

1.  When the formula or parking spaces required results in a fraction of a space exceeding 0.49, a full 

space shall be required.; 

2.  Gross Floor Area is the total interior floor area of all floors determined by measuring the inside 

dimension of the outside walls of the structure.; 

3. Tandem parking spaces are permitted for the maximum number of two or three bedroom by phase 

and shall count as one (1) parking space serving the same residential unit  

4.   Up to 25% of the required parking stalls may be designated for compact cars in the multi-family area 

only.   

5. Accessory uses, including but not limited to outdoor seating, dining or accessory areas do not count 

toward the required parking requirements; 

6. Parking requirements shall be met by phase. 

7.   Any on-street parking located within the Redevelopment Area shall be permitted to count toward the 

parking requirements. 

8. Shared parking is permitted per the requirements of this Redevelopment Plan. 

B.  MOVE-IN / LOADING / TRASH REMOVAL: 

1 Loading for move-ins shall be located within the Redevelopment Area (as of the date of the adoption 

of this Redevelopment Plan) and shall not interfere with traffic on any existing public streets.  

2. Trash collection shall be located within the Redevelopment Area as of the date of the adoption of this 

Redevelopment Plan. 

C. EVSE/MAKE-READY PARKING SPACES:  

1. The developer shall comply with ordinance P.L. 2021, 171 and NJSA 40:55D-66.20 to provide the 

required number of Electric Vehicle Supply/Service Equipment (EVSE) and Make Ready parking 

spaces. Notwithstanding anything in this Redevelopment Plan to the contrary, the minimum number 

of parking spaces required in this Redevelopment Plan shall be the number of spaces required after 

giving effect to any credit or reduction set forth in any ordinance of statute.    

D. BICYCLE PARKING:  

1.  One (1) bicycle parking space shall be provided for every 50 vehicle parking spaces. 
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E.  SETBACK MANEUVERING:  

1.  No surface parking or maneuvering space is permitted within any required setback, or between the 

permitted use and the required setback, except driveways providing access to the Redevelopment 

Area and parking areas may be installed across these areas.  

F. ADA ACCESSIBLE PARKING REQUIREMENTS:  

1. ADA accessible parking requirements will be met per the national ADA standards for accessible parking 

space counts, dimensions, and design specifications. 

G. SHARED PARKING:  

A determination of the actual parking requirement for the Project(s) shall be based upon the shared 

parking opportunities provided by the mixed-use nature of the project.  If shared parking is requested, 

the Applicant shall be required to submit a shared parking analysis as part of the site plan application 

before the Planning Board.  

The shared parking analysis must be prepared by a qualified parking expert or licensed professional 

planner based on the anticipated hours of operation and specific operational characteristics of the 

anticipated users in the proposed development. The shared parking study should include the following 

steps;  

1.  Determine the minimum parking requirement for the individual uses in the development project. The 

minimum number of parking spaces that are to be provided for each use shall be based on the 

parking ratios included in this Redevelopment Plan;  

2.  The minimum parking requirement for each use shall be multiplied by the “occupancy rate” as 

determined by industry standards.   

3.  Tabulate the minimum parking requirement for each time period- Sum of the adjusted minimum 

parking requirements for each land use for each time period shall be calculated to determine an 

overall project minimum parking requirement for each time slot;  

4. The highest parking requirement for any of the six time periods shall be the minimum parking 

requirement for the mixed-use development project;  

5.  In the event there is a change in the size, distribution or use of any of the project components, the 

property shall be required to provide the Town Planner information that demonstrates the 

modifications do not negatively affect the results of the approved Shared Parking Study and analysis. 

Any change that results in a parking deficiency will require variance relief;  

6.  The Shared Parking Study is subject to review and approval by the Planning Board and its 

professionals. If the shared parking analysis is deemed acceptable, the Board may relax the aggregate 

total of required parking spaces to account for the shared use of the provided spaces. The application 

and acceptance of this policy is at the sole discretion of the Planning Board; 

H. ADDITIONAL OFF-STREET PARKING REGULATIONS:   

1.  Parking spaces shall have a minimum 9'-0" x 18'-0" inclusive of the column with a minimum 23'-0" 

drive aisle. 

2. Compact parking spaces shall have a minimum dimension of 8'-0" x 16'-0" with a minimum 23'-0" 

drive aisle. 
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9.0  CONCEPTUAL SITE PLANS / RENDERINGS: 

A. CONCEPTUAL SITE PLANS / RENDERINGS:  

1.  The following represent conceptual plans for the proposed Redevelopment Area and are intended to 

only provide context and to guide the ultimate design of the site, buildings and site improvements.  

The renderings have been provided courtesy of CPA Architects.   

2. The intent of this plan is to be consistent with the written requirements herein and to produce a site 

and building design consistent with the renderings set forth herein it being understood that the 

Town , however in the event there are discrepancies, the written requirements of this 

Redevelopment Plan supersede any Conceptual site plans or elevations shown within this report. 

 

 
FIGURE 1: Conceptual Phasing Plan 
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FIGURE 2: Perspective rendering of entrance off Bassett Highway  

 

FIGURE 3: Conceptual Site Plan at grade level 
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FIGURE 4: Conceptual Site Plan at Residential Levels Typ. 

 FIGURE 5: Conceptual Site Plan Building Phase 1: At Grade Parking Level Typ. 
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FIGURE 6: Conceptual Site Plan Building Phase 1: Below Grade Parking Level Typ. 

 
FIGURE 7: Conceptual Site Plan Building Phase 1: Residential Level Typ. 
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 FIGURE 8: Conceptual Site Plan Building Phase 2: At Grade Parking Level Typ. 

 
FIGURE 9: Conceptual Site Plan Building Phase 2: Below Grade Parking Level Typ. 
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FIGURE 10: Conceptual Site Plan Building Phase 2: Residential Levels Typ. 

 
FIGURE 11: Conceptual Site Plan Building Phase 3: At and Below Grade Parking and Retail Level Typ. 
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FIGURE 12: Conceptual Site Plan Building Phase 3: Residential Levels Typ. 
. 
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10.0 DEVELOPMENT / PLACE-MAKING DESIGN STANDARDS: 

The following Development / Place-Making Design Standards addresses an overall approach for the design of 

the project that are to be considered as part of the Redevelopment Plan. These standards are meant to 

establish the minimum criteria that will be required.  The provisions of this section shall be met at the time 

land is developed.   

A. ARCHITECTURAL STANDARDS:

1. Maximum wall plane width (vertical rhythm) – 50 feet.

2. Minimum residential unit size – 485 square feet for a studio unit and 630 square feet for a one-

bedroom unit and 940 square feet for a two-bedroom unit.

3. The finished first floor shall be no more than 17 feet above the sidewalk. For clarity, any building

entrances, vestibules, or lobby areas are included in the definition of the finished first floor.

4. Windows shall cover at least 20% of the wall area for each residential floor.

5. Triangular, circular or other unusually shaped windows are not permitted.

6. The primary building materials shall include brick, masonry, stone, fiber cement panels or fiber

cement horizontal sidings and shall cover a minimum 40% of the ground floor building façade which

fronts public streets.

7. Notwithstanding anything in this Redevelopment Plan to the contrary, vinyl siding, exposed block or

split face block and EFIS are strictly prohibited on exterior building facades.

8. All stone, brick or masonry lintels must extend a minimum of four inches beyond the edge of the

opening.

9. Stone, brick or masonry windowsills shall project a minimum of one inch from the building face.

10. Glass shall transmit at least 50% of visible daylight.

11. Glass blocks are not permitted.

12. Balconies above the ground level are permitted on any façade facing a public street and may extend

up to 4 feet into the setback.

14. Notwithstanding anything in this Redevelopment Plan to the contrary, air-conditioning units and

PTAC units are prohibited on all exterior facades unless architectural grills are provided.

B. LANDSCAPING DESIGN STANDARDS:

The following section addresses an overall approach for the design of landscape elements that are to be

considered as part of the Redevelopment Plan.  These standards are meant to establish the minimum

criteria that will be required for the design and implementation of landscape improvements.

1. Landscaping Plan:

a. All open spaces must be pursuant to a landscape plan prepared by a Licensed Landscape

Architect, licensed by the New Jersey Board of Landscape Architects, or other qualified

individual including but not limited to a professional engineer, shall be submitted with any

plan for development.
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b. An overall Landscaping Plan shall be required which consists of a substantial variety and

quantity of trees and plant materials, so that it is aesthetically pleasing as a gateway into the

Town of Dover.

c. The Landscaping Plan and all landscaping design standards shall be subject in all respects

approval of the Town Planning Board and Shade Tree Commission, including but not limited

to quantity and variety of plan material.

2. General Landscaping and Screening Standards:

a. All land area not covered with buildings, parking or other pervious surfaces shall be

landscaped with suitable materials, such as trees, turf grass, ornamental grass, shrubs,

ground cover, perennials and annuals or inanimate materials such as rocks, water, sculpture,

art, walls, fences, and pervious paving materials.

b. Landscaping shall be designed to achieve a thorough integration of the various elements of

site design, including building and parking placement and natural features.

c. All landscape plants shall be typical in size and weight for their species and shall conform to

the standards of the American Association of Nurserymen for quality and installation.

d. Shade trees shall be provided throughout the Redevelopment Area in addition to the

required street trees to the extent required by the Town Planning Board and/or Shade Tree

Commission.

C. STREETSCAPE DESIGN STANDARDS:

1. Street Trees:

a. Street trees shall be planted equivalent to 35’-0" on-center along all public street frontage and

open spaces within the Redevelopment Area including any future internal streets.

b. Street trees shall be planted with a minimum 3" - 3.5" caliper, which have a minimum growth

height of 20’-0”

• Street trees shall be trimmed up to 8’-0” and shall be in accordance with the “American

Standard for Nursery Stock” published by the American Association of Nurserymen;

• All street trees shall contain a decorative grate flush with the sidewalk;

• Shrubs used in any screening must be evergreen, at least three feet (3’-0”) tall with a

minimum spread of two feet (2’-0”) when planted and no further apart than four feet (4’-0”).

They must be of a variety and adequately maintained so that an average height of three to

four feet (3’-0” to 4’-0”) could be expected as normal growth within four years of planting;

• All street tree and plantings in a public right of way shall be reviewed by the Shade Tree

Commission for recommendations, comments and approval.

c. Street tree species shall be approved by the Town Engineer and Shade Tree Commission as part

of the site plan application;

d. Prior to installation a 4’-0” by 8’-0” minimum area should be treated and prepared for tree root

growth;

e. A min. 2 year watering plan should be put into place;
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D. LIGHTING AND POWER:

1. Lighting shall be provided by light poles that are between 10’-0” and 30’-0” in height from

finished grade and placed at intervals sufficient to light the entire street with reasonable

uniformity.

2. Lights are to be shielded. Cutoff fixtures are required to prevent light spillage onto off-site

properties or upward into the sky.

3. Street-lights shall be provided along all public and internal streets per the Town Engineers’

recommendations for distance and location;

4. Street-light specifications and locations shall be submitted for review and approval prior to

installation;

5. Blinking, strobe, flashing lighting are prohibited

6. Backlit and externally lit signage is permitted and shall be part of any signage package

submission.

7. Building up-lighting shall be installed above the ground floor on all four (4) elevations of each

building within the Redevelopment Area.

E. CIRCULATION:

1. Internal vehicular and pedestrian circulation locations should be consistent with the conceptual

site plans located within this Redevelopment Plan.

2. A minimum 6 ft public walk / trail shall be constructed within the 25 ft Rockaway Buffer Area by

the redeveloper.

a. The public walk / trail shall be coordinated with the Town Engineer as it pertains to

materials, lighting and location;

b. Existing vegetation / trees should be maintained where possible when routing the walk /

trail;

c. Upon completion of the public walk / trail, the 25 ft Rockaway Buffer area and walkway shall

be dedicated to the Town of Dover;

3. Internal roadways

a. Shall have a minimum 24 ft curb to curb dimension.

b. Parallel parking (if provided) shall be a minimum of 8 ft by 20 ft.

c. Internal sidewalks shall be a minimum of 4 ft in width.

d. The size of the roundabout shall be approved by the Town Engineer.

e. A drop off area shall be provided in front of the round about for delivery, drop off and pick-

ups.

F. FENCING:

1. Fences shall not exceed 10’-0” in height.

a. Chain link fencing is prohibited.

2. Fence and walls shall complement the architectural character of the principal building.
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G.  STRUCTURED AND SURFACE PARKING REQUIREMENTS: 

1. All parking facilities must be designed so that emergency and safety vehicles can effectively 

service the facility. 

2. Standard parking spaces shall measure 9’-0” wide by 18’-0” deep. 

3. Compact car parking spaces shall measure 8’-0” wide by 16’-0” deep. 

4. Two-way driveways shall have a minimum width of 23’-0”.  

5. The minimal width of any curb cut for two-way traffic shall be 23’-0”. 

6. Each building shall provide pedestrian connectivity to the Overall Redevelopment Area. Interior 

roads giving access to buildings shall have a sidewalk on at least one side of such road.  All 

parking areas shall provide a sidewalk connecting the parking area to all building entrances 

intended to be accessed by said parking lot users.  

7. Vehicular access to parking facilities shall be located and designed to minimize conflicts with 

pedestrian circulation. 
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Appendix A: 

Resolution Designating Area in Need of Redevelopment 
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Appendix B: 

Map of Bassett Highway Redevelopment Area 

(The site is within Subdistrict A) 
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A. Introduction 
 

On April 22, 2025 the Mayor and Town Council of the Town of Dover adopted Resolution 124–2025, 

which designated certain lands within the Town of Dover as an area in need of redevelopment and 

authorized the preparation of a redevelopment plan for same, pursuant to the Local Redevelopment and 

Housing Law, N.J.S.A. 40A:12A-1 et seq. (“LRHL”). A copy of the resolution is attached as Appendix A. 
 

This redevelopment plan is intended to address the resolution and to create a comprehensive and unified 

redevelopment plan for all the lots in Resolution #124–2025, except for Block 1804, Lot 13 (collectively 

hereafter referred to as the “NJ Transit/Lot B/Lot C Redevelopment Area”). A map of the lots that comprise 

the NJ Transit/Lot B/Lot C Redevelopment Area is provided in Appendix B. 
 

The Town intends to adopt a separate redevelopment plan for Block 1804, Lot 13, and the redevelopment 

regulations governing same. 
 

B. Identification of the Redevelopment Area 
 

Resolution # 124–2025 designated nine (9) lots within the Town of Dover as a non-condemnation area in 

need of redevelopment, identified as Block 510 Lots 6 & 6 (Unit B01); Block 1213 Lots 2 & 4; Block 1219 

Lots 4, 5, & 6; Block 1803 Lot 11; Block 1804 Lot 13 on the Town of Dover tax rolls. All the above lots 

comprise the NJ Transit/Lot B/Lot C Redevelopment Area, as shown on the map in Appendix B. The 

redevelopment area also includes mapped rights-of-way or easements contiguous or internal to same. 

 

While Block 1804, Lot 13 is located within the designated redevelopment area, the redevelopment 

regulations that govern said lot will be part of a separate redevelopment plan.  

 

C. Required Redevelopment Plan Components 
 

Pursuant to Section 40A:12A-7 of the LRHL, redevelopment plans shall include an outline for the planning, 

development, redevelopment, or rehabilitation of the project area sufficient to indicate the following: 

 

(1) The plan relationship to definite local objectives as to appropriate land uses, density of population 

and improved traffic and public transportation, public utilities, recreational and community 

facilities and other public improvements. 

 

(2) Proposed land uses and building requirements in the Redevelopment Area. 

 

(3) Adequate provisions for the temporary and permanent relocation, as necessary, of residents in the 

area. 

 

(4) An identification of any property within the redevelopment area, which is proposed to be acquired 

in accordance with the redevelopment plan. 

 

(5) Any significant relationship of the redevelopment plan to (a) the master plans of contiguous 

municipalities; (b) the master plan of the county in which the municipality is located; (c) the State 

Development and Redevelopment Plan adopted pursuant to the “State Planning Act”, P.L. 1985, 

c398 (C.52:18A-196 et al.) 

 

(6) An inventory of all housing units affordable to low and moderate income households, as defined 

pursuant to section 4 of P.L.1985, c.222 (C.52:27D-304), that are to be removed as a result of 

implementation of the redevelopment plan, whether as a result of subsidies or market conditions 
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(7) A plan for the provision, through new construction or substantial rehabilitation of one comparable, 

affordable replacement housing unit for each affordable housing unit that has been occupied at any 

time within the last 18 months, that is subject to affordability controls and that is identified as to be 

removed as a result of implementation of the redevelopment plan. Displaced residents of housing 

units provided under any State or federal housing subsidy program shall have first priority for those 

replacement units provided under the plan. To the extent reasonably feasible, replacement housing 

shall be provided within or in close proximity to the redevelopment area.  

 

(8) The redevelopment plan may include provisions of affordable housing in accordance with the “Fair 

Share Housing Act” P.L. 1985, c.222 (C.52:27D-301 et al.) and the housing element of the 

municipal master plan. 

 

(9) Description of the plan relationship to pertinent municipal development regulations as defined in 

the “Municipal Land Use Law” (MLUL).  The plan shall supersede applicable provisions of the 

development regulations of the municipality or constitute an overlay zoning district within the 

redevelopment area. 

 

(10) All provisions of the redevelopment plan shall be either substantially consistent with the municipal 

master plan or designed to effectuate the master plan.  

D. Goals and Objectives 
 

The intent and purpose of this redevelopment plan is to promote vibrancy and orderly development of the 

redevelopment area in accordance with the following goals and objectives: 

 

(1) To reverse continued stagnation and put underutilized land to productive use. 

 

(2) To provide for a variety of land uses including new and/or rehabilitated housing stock and a variety 

of commercial uses including retail, restaurants, and entertainment. 

 

(3) To create economic development opportunities that will generate private sector investment, 

produce new or sustain existing jobs, and increase the Town’s tax base. 

 

(4) To promote development that is appropriate for the area’s unique location in the community’s 

downtown.  

 

(5) To ensure an attractive streetscape that complements the existing neighborhood and enhances the 

built environment. 

 

(6) To promote resiliency and sustainability and development that recognizes and prepares for a future 

with more extreme weather events and a changing climate.  

 

(7) To ensure high-quality architecture and attractive redevelopment.  

 

(8) To promote walkability and healthy, livable communities. 

 

(9) To provide a resident population to support local businesses and transit ridership. 
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A. General Regulations 

 

(1) The regulations set forth herein shall supersede any or all prior redevelopment plans and/or 

rehabilitation plans pertaining to this site and the Town of Dover Land Use and 

Development Ordinance Chapter 236, unless otherwise noted herein. 

(2) The regulations set forth herein shall apply to the tract as a whole, not to individual lots 

which may be created therein. For the purposes of this redevelopment plan, the word “tract” 

shall mean the entire redevelopment area. 

(3) The tract shall be permitted to be consolidated or subdivided into one or more lots. The 

tract and any lots therein shall be permitted to contain one or more buildings or uses. The 

tract shall be permitted to be developed in one or more phases. 

(4) All dimensional and other requirements shall apply to the tract as it exists at the time of the 

adoption of this redevelopment plan, and conforming conditions that are rendered 

nonconforming as a result of changes to the tract perimeter such as road widening or other 

municipal purposes shall not be considered deviations and shall not require variance relief 

on future applications for the full duration that the redevelopment plan remains in effect. 

(5) There shall be no requirement that the entire redevelopment area be developed unless 

required under a redevelopment agreement entered between the Town and the designated 

redeveloper of the Redevelopment Area. If the redevelopment area is partially developed 

and then the remainder portion is developed separately, there shall be no requirement that 

the same redeveloper be responsible for the development of both portions unless required 

under a redevelopment agreement entered between the Town and the designated 

redeveloper of the Redevelopment Area. 

(6) This redevelopment plan may be amended from time-to-time upon compliance with the 

requirements of law. A fee of $1,000.00 plus all costs of copying and transcripts shall be 

payable to the Town of Dover for any request to amend this plan. If there is a designated 

redeveloper, said redeveloper shall pay these costs prior to any such amendment. If there 

is no redeveloper, the appropriate agency shall be responsible for any and all such costs, 

and may seek reimbursement from any redeveloper of the Redevelopment Area. 

(7) Affordable housing obligations or exemptions from or reductions of same shall be 

established in a redevelopment agreement between the Town and designated redeveloper 

for the redevelopment area. 

 

B. Use Regulations 

 

(1) Permitted Principal Uses. 

a. Multifamily residential dwellings 

b. Retail sales and services 

c. Restaurants, eateries, cafes, bars, taverns, and microbrew pubs 

d. Recreational facilities  

e. Offices 

f. Educational uses 

g. Civic uses 

h. Outdoor Plaza and/or other Open Space 

i. Any combination of the above uses 
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(2) Permitted Accessory Uses 

a. Off Street parking, which shall be permitted as structured parking, surface parking or 

subterranean parking, or any combination above. 

b. Sidewalk Cafes 

c. Outdoor plaza 

d. Outdoor seating 

e. Residential amenities and recreation facilities that are accessory to a residential 

development and limited exclusively for the use and enjoyment of the residents of the 

development such as lounges, package rooms, fitness centers, game/party rooms, 

multipurpose rooms  

f. Balconies and terraces for individual units and/or for common use 

g. Open space that is accessory to a residential development and limited exclusively for 

the use and enjoyment of the residents of the development, such as courtyards interior 

to buildings, common rooftop spaces and common terraces for all residents and may 

include amenities such as, by way of example, pools and barbeque areas. 

h. Rooftop amenities such as observation rooms; sundecks; open recreation areas with 

bistro seating, benches, and planters; community tables, dining areas, outdoor bars; 

game areas such as ping pong table, pool table and/or bocce pit; artificial turf for lawn 

games such as corn hole or croquet, rooftop lofts and private or common terraces. 

Additional restrooms shall be permitted as accessory to these uses on rooftops. 

i. Utilities including alternative energy sources such as solar panels, electric charging 

stations, battery storage, and green infrastructure such as green roofs and rain gardens 

j. Refuse management structures and enclosures 

k. Auto-share (i.e. ZipCar) and/or ride-share (i.e. Uber/Lyft) facilities, spaces, shelters 

l. Bicycle racks, shelters, and storage areas regardless of whether they are inside or 

outside the building; 

m. Electric scooter racks, shelters, and storage areas regardless of whether they are inside 

or outside the building 

n. Ordinary site improvements such as landscaping, lighting, fencing, and signage 

o. Vestibules, breezeways, and other passageways from the inside to the outside shall be 

permitted, and shall be permitted to connect buildings, and shall also be permitted on 

the rooftop. 

p. Any use that is customary and incidental to any principal uses set forth herein. 

(3) Prohibited Uses. 

a. Shops which offer firearms and/or ammunition for sale. 

b. Gold purchasing stores. 

c. Check cashing establishments. 

d. Adult-oriented uses. 

e. Motor fueling stations. 

f. Drive-throughs. 

g. Massage parlors not part of beauty parlors or fitness centers. 

h. Smoke and vaping shops. 

i. Any use not expressly permitted herein shall be considered prohibited. 
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C. Bulk Regulations 

 

(1) Bulk Regulations 

a. Maximum Building Height: 85 feet (to roofline)  

b. Maximum Number of Stories: 7 (see note below) 

Note: Enclosed rooftop amenity space shall be permitted and shall not be 

considered an additional story, provided the floor area exclusive of stair/elevator 

bulkheads does not exceed forty percent (40%) of the story below; and further 

provided that enclosed rooftop amenity space shall be permitted to extend no more 

than 15 feet above the maximum permitted building height. 

c. Minimum Building Setbacks:  

1. From Street Lines  0 feet 

2. From Other Lot lines  0 feet (unless more is required per building code) 

d. Maximum lot coverage:  98% 

e. Maximum density:  155 dwelling units per acre 

f. Minimum affordable set-aside: 13 units on Lot “B” (Block 1803 Lot 11) 

13 units on Lot “C” (Block 1219 Lot 4) 

12 units on NJ Transit Yard (Block 510 Lot 6) 

(2) General requirements for all residential units in the Bassett Highway Redevelopment Area, 

regardless of subdistrict. 

a. A den or similar living space shall be considered a bedroom unless it lacks a closet or 

an entry door, and/or has an opening that cannot be fitted for a standard interior door 

(i.e. wider than 36 inches) or has dimensions that cannot fit a full-size bed (54” x 74”). 

b. Each residential unit shall contain basic amenities such as a washer/dryer unit and 

capability for cable television/internet utility connections 

c. A common package delivery room shall be required for each building with residential 

units within the redevelopment area 

(3) Building projections, appurtenances, and architectural features shall be permitted to extend 

up to three feet into the right-of-way if permission is received from the Municipal Council. 

By way of example, this may include, but not be limited to, columns, cornices, vestibules, 

stoops, steps, canopies, balconies, and similar projections. 

 

D. Parking Regulations 

 

(1) Minimum Number of Off-Street Parking Spaces:   

a. Residential:  0.8 spaces per unit 

b. Nonresidential: none 

c. Accessory uses: none 

(2) Shared parking. For mixed-use developments, a shared parking approach to the provision 

for off-street parking may be provided for uses with non- coincident peak parking demands, 

based on current guidance from the Institute of Transportation Engineers. Monthly visitor 

parking could be permitted for adjacent developments if capacity exists in off peak hours. 

(3) Handicapped parking. Designated parking for disabled persons shall be provided in 

accordance with the Americans with Disabilities Act (ADA). 
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(4) Electric vehicle (EV) parking. EV charging stations and/or “Make-Ready” electric 

infrastructure for the provision of EV charging stations shall be provided in accordance 

with New Jersey law S223 (July 9, 2021 or as amended thereafter). The term “Make-

Ready” is synonymous with the term “charger ready” as defined by the legislation. A 

“Make-Ready” parking space shall count as two (2) spaces when calculating a 

development’s compliance with minimum parking requirements, up to a maximum 10% 

reduction, or as otherwise defined by the legislation. 

(5) Bicycle parking:   

a. Minimum number of spaces:  0.5 spaces per dwelling unit 

b. A minimum of ninety percent (90%) of the required number of bicycle parking 

spaces shall be provided in conveniently accessible indoor locations and/or storage 

rooms. Parking spaces that are against a wall shall be permitted to have a wall 

hanger for storing bicycles. Provisions for sidewalk bicycle racks in clear view of 

storefronts is encouraged, provided same does not impede pedestrian circulation. 

(6) Auto-share parking. Parking spaces reserved as auto-share spaces (i.e. Zipcar, Car2go, 

Enterprise CarShare, or other auto-share service companies) shall count as four (4) spaces 

when calculating a development’s compliance with minimum parking requirements, up to 

a maximum 40% of the required minimum number of parking spaces. 

(7) Ridesharing and bike-sharing. Provisions for ridesharing services (i.e Uber, Lyft and other 

ride share service companies) and drop-off/pick up areas for taxi and related transport 

services are encouraged. Provisions for bike-share service are also encouraged.  

(8) Vehicle Parking Stall Dimensions 

a. Parking stall dimensions shall be based on the standards set forth below for standard 

parking stalls, compact parking stalls, parallel parking stalls, and tandem parking 

stalls, all of which shall be considered permitted parking types.   

b. Standard parking stalls shall be a minimum of 8 feet wide by 18 feet deep  

c. Compact parking stalls shall be a minimum of 7 feet 4 inches wide by 16 feet deep. 

d. Parallel parking stalls shall be a minimum of 8 feet wide by  20 feet deep. 

e. Tandem spaces shall be a minimum of  8 feet by 36 feet. 

f. A maximum of forty percent (40%) of the off-street parking spaces may be 

compact-sized. 

g. Mechanical (stacked) parking systems and/or automated parking systems (such as, 

by way of example, shuffle & slide, rack & rail, and the like) shall be permitted to 

increase parking capacity. Parking spaces incorporated into a mechanical and/or 

automated system shall be exempt from the dimensional requirements specified 

herein, but shall conform to all manufacturer specifications.  

h. Handicapped designated parking stall dimensions shall be in accordance with the 

Americans with Disabilities Act (ADA). 

(9) Curb Cuts. 

a. Maximum Number: 

b. Lane Width: Lanes shall be a minimum of 9 feet in width, depending on the 

intended size of vehicles utilizing the driveway.  Driveway widths (measured 

without the curb radii) shall be a maximum of 24 feet in width, or two lanes.\ 

c. Radius: Curb radii shall be a minimum of 10 feet and a maximum of 15 feet at the 

intersection of a driveway and a public street. 
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d. Intersection: The closest edge of a driveway to a street intersection (not including 

curb radii) shall be 60 feet, measured from the intersecting right-of-way. 

e. Minimum Separation: No driveway shall be located within 20 feet of another 

driveway  

(10) Parking Structures. 

a. Parking structures shall be permitted to have subterranean parking levels and/or 

above-grade parking levels including at street level and above street level. Parking 

levels shall be permitted to be interconnected by ramps and/or vehicle elevators, 

and further provided that parking levels shall be permitted to have no 

interconnection if they have independent access to streets. 

b. Parking structures shall be permitted to interconnect with adjacent parking 

structures. 

c. Parking spaces shall be used to store motor vehicles or bicycles only. Parking 

structures shall be permitted to allow other types of storage in non-parking space 

areas, such as storage units for resident’s personal items. 

d. The access door of the parking structure shall be designed to be consistent with 

building design and shall be designed to be electronically opened and immediately 

automatically closed unless opened by a travelling vehicle. The proposed door shall 

be aesthetically pleasing to match the rest of the building, no shutter doors are 

permitted.  

e. The façade of the parking structures shall be treated with the same materials used 

on the building façade.  

f. The sidewalk along entrance of the garage shall be treated in different materials to 

warm the pedestrians of a garage door entrance. This may be further enhanced by 

adding lights, mirrors or other safety features. The installation of audible and/or 

visual warning beacons are encouraged at the garage entrance to warn pedestrians 

of existing vehicles. 

g. Parking structures shall have adequate security provisions. 

h. Parking structures shall screen the view of parked vehicles from adjoining 

residences and right of way vantage points, except when the access door is open 

i. Minimum Drive Aisle Width: 22’ (two-way) 12’(one-way) 

(11) The Residential Site Improvement Standards N.J.A.C. 5:21 et seq (RSIS) shall not 

apply to the NJ Transit/Lot B/Lot C Redevelopment Area, unless otherwise noted. 

 

E. Design Standards 

 

(1) Building Design 

a. Lobby Location. One residential lobby shall be permitted per building per street 

frontage, and same shall be located on any street in the redevelopment area. 

b. All building façades shall be designed to be attractive from each vantage point and be 

consistent in their quality and finish on all elevations. 

c. All buildings shall contain a distinctive base, middle and top. 

d. The buildings shall be designed in a manner that is complementary to the area. 

e. Blank or featureless walls shall be avoided, and repetition should be limited. No 

buildings shall have a wall with an uninterrupted length of more than 60 feet without 
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including any change in the vertical plane of the façade. This may be achieved through 

any one or combination of the following: 

1. Use of a demise line. A demise line is an artificial vertical boundary that breaks a 

façade conceptually into several smaller units1. The purpose of a demise line is to 

visually break up a large building by giving it the appearance of separate buildings 

designed by different architects within one building. Unique designs between the 

demise lines should be reflective of historic architecture in the Town. Elements of 

the parts of the building between the demise lines should vary in terms of wall 

material, color, windows, dormers and balconies. The intent should be that each 

individual “building” within the demise lines should be able to stand alone as a 

building. 

2. Pilasters, change in material, building step backs, and other façade recesses or 

projections. 

3. The step back or projection shall be a minimum of 24 inches from the primary 

building façade. 

f. Buildings shall be designed using a color palette that complements the architectural 

context of the surrounding area. Color palettes should be traditional and durable colors 

like beige, terra cotta, brick red, dark green, black and various grays are natural or 

muted and work well with the brick and stone facades of existing historic buildings in 

Dover. Overly bright, garish colors are to be avoided. Generally, one or two colors 

should be selected. The base color is the predominant color applied to the walls and 

major surfaces. Accent color is used for trim, hardware, doors, etc. The use of too many 

colors should be avoided. 

g. High quality durable decorative materials shall be incorporated into the ground floor 

façade along street frontage. 

h. Primary exterior building materials shall be wood, brick stone, stucco, metal glass or 

other similar durable materials. Aluminum siding, vinyl siding, EIFS, artificial stone, 

brick veneer, thin brick and ply gem shall be prohibited. 

i. All buildings shall be designed to front on streets in order to create a street wall 

consistent with good urban form and design principles. Buildings shall be oriented 

towards the street so as to contribute to the overall liveliness of the pedestrian 

environment, particularly where building lots front on multiple streets. 

j. All buildings shall provide a main entrance onto a street. Entrances shall be designed 

to be attractive and functional. Indicators such as awnings, changes in sidewalk paving 

materials, changes in height incorporating stairs, or any other indicator consistent with 

the design, proportions, material and character of the adjacent areas shall be 

encouraged. 

k. Application renderings. A three-dimensional rendering and a colored elevation 

rendering shall be submitted during site plan application. This should provide a 

rendered depiction of the proposed building along with the proposed color palette. 

l. Additional features such as canopies, awnings, and cornices are encouraged to create a 

sense of place. Any projection encroaching on to the public right of way shall require 

Municipal Council approval. 

 
1 Walkable Town Rules, Jeff Speck, Island Press, 2018. Pg. 214. 



Section 2 – Land Development Regulations 
 

NJ Transit/Lot B/Lot C Redevelopment Plan ~ 9 

m. Any interior courtyard or rooftop terrace shall have sky exposure and views. 

n. No fire escapes that are appurtenant to the building exterior shall be permitted, such as 

exterior fire escape stairways and/or ladders, and/or party wall balconies that area 

intended as an auxiliary means of egress; however nothing herein shall not be construed 

to prohibit any means of emergency egress that is required by fire code. 

(2) Commercial Storefront Design. In this context the word “shall” denotes a mandatory 

requirement and the word “should” is recommended by not required. 

a. The portion of the ground floor frontage where the commercial use is located should 

be primarily glazed with tall windows with elements of the styles indicated below. 

1. A minimum of 70 percent of the street-facing storefront façade between two 

and eight feet in height shall be comprised of clear windows that allow views 

of indoor space or product display areas. 

2. Real or apparent columns of wood, stone or steel should be used to divide 

sections of the storefront in order to create vertical proportions. 

3. The storefront should be composed of real brick and stone, tile, real stucco or 

painted wood or Hardie Plank with real drop siding, trim and cornices. While 

painted wood requires regular maintenance, it maintains a clean and attractive 

appearance on the street and can also be color-changed over time. 

4. Color palettes should use traditional and durable colors such as, but not limited 

to, tan, terra cotta, brick red, dark green, black and various brown-grays to 

complement the brick and stone facades of existing historic buildings in Dover. 

Overly bright, garish colors are to be avoided. Generally, one to three colors 

should be selected. The base or field color should the predominant color applied 

to the walls and major surfaces. Accent color should be used for trim, hardware, 

doors, etc. The use of too many colors should be avoided. 

(3) Streetscape Design 

a. Repair of faulty existing conditions. Existing sidewalks, curbs, and parallel 

parking spaces on both sides of the street shall be reconstructed or repaired as 

needed, as determined by the Town Engineer. 

b. The minimum sidewalk width shall be the same as existing. All sidewalks in the 

redevelopment area shall be segmented into zones identified as follows: 

1. The Clear Zone. The Clear Zone is an unobstructed walkway for pedestrians. 

The Clear Zone shall be mandatory for all sidewalks in the redevelopment area. 

The Clear Zone shall be a minimum of six (6) feet wide, unless the existing 

sidewalk is less wide and cannot be widened. The Clear Zone shall consist of 

decorative pavers or decorative scoring. 

2. The Tree Zone. The Tree Zone is the portion of the sidewalk furthest from the 

building. The Tree Zone shall be provided on sidewalks that are 11 feet or 

wider. The Tree Zone shall not be a higher priority than the Clear Zone. The 

Tree Zone shall be a minimum five (5) feet wide and shall contain street trees 

and street lights, and may contain street furniture like benches, refuse 

containers, or plant containers. 

3. The Frontage Zone. The Frontage Zone is the portion of the sidewalk closest to 

the building. The Frontage Zone shall be provided on sidewalks that are 14 feet 

or wider. The Frontage Zone shall not be a higher priority than the Clear Zone 
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or the Tree Zone. The Frontage Zone shall be a minimum three (3) feet wide 

and shall be permitted to contain benches, planters, or outside seats/tables in 

front of eateries or café’s. 

4. Sidewalk bump-outs or curb extensions are encouraged to create greater 

opportunities for effectuating or enhancing any or all sidewalk zones above, 

subject to relevant approvals from the Town with respect to roadways, traffic 

flow, and parking. 

c. Street trees shall be required in all Tree Zones, placed in trees cells spaced 30 to 40 

feet apart or in lieu of street trees, planters as indicated below. 

1. Street trees. Street trees shall be native or native-adaptive species that are hardy, 

drought tolerant and able to thrive in an urban environment. Street tree species 

shall be subject to review and approval by the Town planning staff. Tree grates 

shall not be provided to avoid their weight compacting the soil and stunting tree 

growth. 

2. Planters. Planters may be used in lieu of the installation of street trees or in 

conjunction with some street trees at half the same spacing as required for street 

trees. Planters should be 18 – 24 inches wide, 36 – 48 inches long and 24 – 36 

inches tall, depending on the specific conditions of the design. Planters should 

be filled with native or native adapted shrubs, grasses or flowers that can thrive 

in an urban environment inside such a receptacle. A regular means of watering 

the planter boxes shall be employed and approved as part of the site plan 

application by the Planning Board. 

d. At a minimum, sidewalk and streetscapes shall be designed to be compliant 

with the Americans with Disabilities Act (ADA) and all Local, State and 

Federal regulations related to barrier-free design. Compliance with ADA 

regulations shall be approved by the Town Engineer. 

e. Sidewalks should be designed to be safe for pedestrians, those with mobility 

issues and individuals in wheelchairs. They should be wide, level, and include 

places for rest. 

f. Multi-sensory wayfinding for the vision and hearing impaired should be 

included in sidewalk design. 

(4) Landscaping Standards 

a. A landscape plan shall be provided that is signed and sealed by a licensed landscape 

architect in the State of New Jersey. 

b. The landscape plan shall be subject to review and endorsement by the Town’s 

consulting landscape architect and/or planning staff, and further provided that same 

may seek input from an arborist and/or shade tree commission. The planning board 

shall have the sole authority to approve the landscape plan as part of an overall site 

plan  

c. Street trees shall be hardy, native or native adaptive species that are drought tolerant 

and able to thrive in an urban environment. 

d. It is recommended that at least three different species of deciduous trees be 

installed. 

e. Plantings such as shrubs, flowers, or trees shall be used to accent entrances, arcades, 

sidewalks, communal plazas, communal rooftops and communal terraces. Such 
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accent plantings shall be hardy, native or native adaptive species that are drought 

tolerant and able to thrive in an urban environment. 

f. Landscaping for rooftop amenities and terraces. Such plantings shall be hardy, 

native or native adaptive species that are able to thrive in an urban environment. 

Rooftop planters shall contain appropriate drainage outlet systems and may include 

storage reservoir systems, irrigation and root barriers. 

g. Except as otherwise modified, the plant material used in the Redevelopment Plan 

area shall conform to ANSI Z60.1. 

h. All plantings shall be maintained by the Redeveloper and subsequent property 

owners. Publicly accessible areas and areas within view of the public right-of-way 

shall be maintained with automated watering systems to be furnished and 

maintained by the Redeveloper and subsequent property owners. 

i. Plant material installed in the public right-of-way shall be guaranteed by the 

Redeveloper for a period of two years. 

j. A planting schedule shall be provided by the Redeveloper and approved by the 

Planning Board 

(5) Lighting 

a. General. All outdoor lighting, excepting street lighting, should be coordinated as to 

style, material and color. All exterior lighting shall be designed, located, installed 

and directed in such a manner to prevent objectionable light at and across property 

lines. 

b. Street lighting. Street lighting shall conform to the Town of Dover municipal street 

lighting standards or as approved by the Planning Board or Town Engineer. 

c. Pedestrian lighting. In general, pedestrian lighting should be building mounted at a 

mounting height no greater than fourteen (14) feet. The minimum footcandle 

illumination in the Clear Zone should be 0.5 at grade level. Maximum footcandle 

illumination should not exceed 4.0 at grade level. 

d. Side and rear yard lighting. Lighting should only be proposed for security purposes 

and not exceed 0.25 footcandle at the property line. 

e. Lamps shall emit a color temperature between 2800ºK and 4000ºK with a minimum 

color rendering index of seventy (70) or higher. At a minimum, sidewalk and 

streetscapes shall be designed to be compliant with the Americans with Disabilities 

Act (ADA) and all Local, State and Federal regulations related to barrier-free 

design. Compliance with ADA regulations shall be approved by the Town 

Engineer. 

f. The redeveloper may incorporate decorative lighting into the design of the building 

that is arranged in a manner to provide for a creative and artful effect. 

(6) Fences and Walls 

a. Fences and walls shall not be permitted between the building and the right-of-way 

or along street lines. 

b. Fences and walls shall be permitted along the rear property line only at a maximum 

height of six (6) feet. 

c. Fences shall be commercial or industrial grade powder-coated metal picket and 

freestanding walls shall be masonry consistent with the architectural elements of 

the principal building. 
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(7) Signs 

a. Residential Signage. Residential signage shall be limited to one architectural wall 

sign for each street frontage affixed to the principal elevation having a maximum 

sign area of 100 square feet. Such sign may be affixed flat to the façade or be a 

perpendicular projecting sign extending no more than three (3) feet from such 

façade, provided Municipal Council approval for the overhang into the right-of-

way is obtained. 

b. Commercial Signage. Each commercial tenant of any mixed-use development 

shall be permitted one architectural wall sign affixed to the storefront having a 

maximum sign area of no greater than forty (40) square feet. If the commercial use 

occupies the corner with storefront on two streets, two signs shall be permitted, 

one facing each street, provided the message is the same on both signs. 

1. Signs shall be of similar style, composition, coloration and font. Sign design 

shall be complimentary to the architectural design of the building. 

2. All lighting of signs shall be external but with the light source hidden from 

ground level view unless the only internally illuminated portion of the sign are 

the letters, glyphs or numbers, and not the sign background. Freestanding and 

roof signs shall be prohibited. 

c. Additional signage, such as decorative banners, canopies, and awnings are 

encouraged to create a sense of place, subject to the approval of the Planning 

Board.  

(8) Additional Design Standards 

a. Traffic Signals. Traffic signals (a minimum of one) abutting the Redevelopment 

area must be fitted with signal preemption for emergency vehicles. At the request 

of the Redeveloper, the Town shall, at the Redevelopers expense, provide for the 

installation of necessary equipment to accomplish such signal preemption for 

emergency vehicles at the signalized intersections, if any. The equipment 

specifications are on file with the Superintendent of the Police & Fire Signal 

Communications Unit. 

b. Environmental Remediation. The designated Redeveloper of the Redevelopment 

area shall be responsible for any and all environmental regulatory compliance in 

accordance with New Jersey Department of Environmental Protection (NJDEP) 

requirements for property acquired by the Redeveloper. 

c. Trash and Recycling. Trash, recycling and waste removal shall be performed by a 

private hauler contracted by the redeveloper or building owner. All trash, recycling 

and refuse storage shall be fully enclosed and screened within the building or, if 

outside, within a minimum 6’ enclosure of masonry construction on all four sides 

of said enclosure. The masonry enclosure and access gate shall match or 

complement the principal building. 

d. Open Space and Recreational Facilities. A minimum of twenty-five percent (25%) 

of the tract area shall consist of open space and recreation facilities, or leisure time 

space. This may include yard area, common roof terraces and common balconies. 

e. Public Art. Display of public art and/or design of murals are strongly encouraged 

and are subject to approval of the Planning Board and Municipal Council. 

f. Utilities and Mechanical Equipment. 
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1. Stormwater management. A storm water management plan and stormwater 

calculations shall be prepared for review and approval by the Town Engineer. 

Such plan shall comply with the Town’s stormwater management ordinance 

and NJDEP rules and regulations. However, regardless of the development 

classication, the applicant shall design the site’s Stormwater Management 

System to fully comply with the standards for water quantity reductions as 

required for a Major Development. In addition, because this area of the 

municipality is in a flood hazard area, additional floodproofing and flood 

control measures may be required by the Town Engineer. 

2. Water and sanitary sewer utility extensions as approved by the Town Engineer, 

PVSC, and NJDEP shall be provided. 

3. The designated Redeveloper shall operate and maintain any newly installed 

sanitary, storm water and water utilities in the Redevelopment Area including 

connections to the municipal systems. 

4. All mechanical equipment serving the buildings shall be placed on the roof of 

the building. This equipment shall be screened in a manner consistent with the 

architecture of the building and shall utilize the same material used in 

construction of the building such that screening appears to be integral part of 

the building. 

5. All mechanical equipment, generators. HVAC equipment, and similar 

equipment shall be acoustically buffered such that any noise generated shall be 

within the applicable standards as defined by the State of New Jersey.  

6. No mechanical equipment shall be placed on the ground floor outside of the 

building on any area that abuts a public right of way. 

7. All units and common areas shall have central air conditioning. 

g. Sustainable Design 

1. All buildings shall demonstrate the project would meet the requirements to 

achieve a LEED (Leadership in Energy Efficient Design) Silver rating or 

greater. Actual LEED Certification is not required. 

2. A minimum of 35% of the building’s rooftop surfaces shall be devoted to one 

or more of the following sustainable elements and/or open space, in any 

combination: 

a.  Green roofs, which shall mean a vegetated roof or living roof, comprised 

of an engineered roofing system that supports a planting medium which 

enables the growth of specialized drought-tolerant plants such as grasses, 

sedums, and wildflowers that require little irrigation beyond rainfall. Green 

roofs shall be irrigated by water obtained directly from rainwater or from a 

rainwater collection system integrated into the building. Green roof areas 

shall be deed restricted. 

b. Cool roof, which shall mean a roof that utilizes a material that has a solar 

reflectivity of 40% or greater. 

c. Solar panels or other rooftop non-polluting renewable energy systems. 

d. Rooftop open space (amenity space) which may include, by way of 

example, rooftop terraces, sundecks, sitting areas, and container plantings. 

Rooftop open space must be used in combination with one or more other 
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sustainable elements noted above; it cannot be used to satisfy the 35% 

requirement alone. Container plantings shall not be considered green roofs, 

which are intended to serve a distinct ecological function of thermal 

reduction (heat island effect), energy conservation, water management, 

carbon absorption, and habitat. 

e. Provisions for non-polluting and renewable energy systems such as solar, 

wind, geothermal, low-impact hydro, biomass, and biogas strategies are 

encouraged throughout the entire redevelopment. 
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Introduction 

 

Pursuant to the requirements of Section 7 of the LRHL, “[a]all provisions of the redevelopment plan shall 

be either substantially consistent with the municipal master plan or designed to effectuate the master plan.” 

Further, the redevelopment plan should identify “[a]ny significant relationship of the redevelopment plan 

to (a) the master plans of the contiguous municipalities, (b) the master plan of the county in which the 

municipality is located, and (c) the State Development and Redevelopment Plan adopted pursuant to the 

State Planning Act, N.J.S.A. 52:18A-196 et seq.” (The “SDRP”). This redevelopment is substantially 

consistent with the plans of the municipality, other contiguous municipalities, the county and the SDRP as 

follows: 

 

(1) Town of Dover Master Plan: 

 

The Town of Dover adopted a new Master Plan in January 2007, however, there were two (2) prior Master 

Plan reexaminations of the original Master Plan, which were conducted on November 22, 1993 and October 

27, 1999. The Town’s Master Plan incorporates the general purposes of the Municipal Land Use Law 

(“MLUL”) as set forth in §40-55D-2 and enumerates a number of specific goals and objectives which form 

the basis for the plan’s land use recommendations. Those objectives that are pertinent to the Redevelopment 

Area are as follows: 

 

1. To encourage municipal action to guide the appropriate use or development of all lands in this 

State, in a manner which will promote the public health, safety, morals, and general welfare; 

2. To secure safety from fire, flood, panic and other natural and man-made disasters; 

3. To provide adequate light, air, and open space; 

4. To ensure that the development of individual municipalities does not conflict with the development 

and general welfare of neighboring municipalities; 

5. To promote the establishment of appropriate population densities and concentrations that will 

contribute to well-being of persons, neighborhoods, communities and regions and preservation of 

the environment. 

6. To provide sufficient space in appropriate locations for a variety of agricultural, residential, 

recreational, commercial and industrial uses and open space, both public and private, according to 

their respective environmental requirements in order to meet the needs of all New Jersey citizens; 

7. To promote the desirable visual environment through creative development techniques and good 

civic design and arrangement; 

8. To encourage planned unit developments which incorporate the best features of design and relate 

the type, design and layout of residential, commercial, industrial and recreational development to 

the particular use; and 

9. To encourage coordination of the various public and private procedures and activities shaping land 

development with a view of lessening the cost of such development and to the more efficient use 

of land. 

 

The Redevelopment Law requires that the Redevelopment Plan define the relationship of the Plan to the 

local Master Plan goals and objectives such as appropriate land use, population densities, improvements to 

traffic, public utilities, recreational and community facilities, and other improvements. This Redevelopment 

Plan is consistent with these goals and objectives of the Town’s Master Plan. The 2007 Master Plan 

specifically states a goal in the housing section that discusses the importance of maintaining and 

encouraging “diversity in the type and character of available housing” types, densities, and affordability. 
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(2) Contiguous Municipalities’ Master Plans 

 

1. Town of Rockaway Master Plan Reexamination. This Redevelopment Plan is consistent with the 

following land use goals of the Town of Rockway Master Plan Reexamination adopted November 

18, 2019: 

• Goal 1: To maintain and enhance the existing areas of stability in the community and to 

encourage a property distribution of land uses by designated areas which have their own 

uniform development characteristics; 

• Goal 3: To concentrate development in the southerly portion of the Town; 

• Goal 6: To encourage the design of open space features in cluster developments to abut the 

open space elements of adjacent properties; 

• Goal 7: To provide a variety of housing types, densities, and a balanced housing supply, in 

appropriate locations, to serve the Town; 

• Goal 10: To encourage new development, and redevelopment, to take into account 

the aesthetic character of the community, in an effort to enhance the visual and aesthetic 

appearance of the municipality; 

• Goal 15: To support the overall philosophy of the Highlands Water Protection and 

Planning Act; and 

• Goal 16: To support the overall philosophy of the New Jersey State Development 

and Redevelopment Plan (“SDRP”) as a means of providing growth management on a 

state-wide basis while retaining the principals of home-rule. 

 

2. Town of Randolph Master Plan. The 2006 Town of Randolph Master Plan establishes a series of 

goals that are consistent with this Redevelopment Plan as follows: 

• Goal 2.1-3: Permit development in a manner so as to protect environmentally sensitive 

areas and features; 

• Goal 2.2-1: Provide sufficient flexibility in development regulations to permit variety 

of housing types serving a broad range of income levels and age groups; 

• Goal 2.2-3: The density of housing development should be related to the carrying 

capaTown of the land, roads and utility infrastructure; 

• Goal 2.2-4: Cluster development should be encouraged to minimize environmental 

disturbance and preserve open space; 

• Goal 3.0-2: Encourage creative planning and development to produce visual harmony 

and identity, preserve special physiographic features and protect natural resources; and 

• Goal 3.0-5 Refine and illustrate building, signage, landscape and streetscape design 

standards to ensure the development of a desirable physical environment in Town activity 

centers. 

 

(3) Morris County Master Plan 

 

The Plan is consistent with the goals and objectives of the Morris County Master Plan Land Use Element 

prepared in December 2020 as follows: 

• Goal 1: The creation of balanced and diverse economic and housing opportunities;Encourage the 

creation of balanced and diverse economic and housing opportunities suitable to meet the 

economic, employment and housing needs of Morris County, consistent with the local 

determination of appropriate land use and community character, coordinated with infrastructure 

capability and the protection of environmental resources. 
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• Goal 2: The efficient use of land and resources; Encourage the focus of housing and economic 

growth in areas with existing or planned infrastructure (sewer, water, transportation) and in existing 

or planned population and employment centers consistent with environmental protection 

limitations and environmental protection goals. Encourage less intense growth, and focus major 

land conservation and preservation activities in areas that do not contain existing or planned 

infrastructure. 

• Goal 4: Development that proceeds only after careful analysis of environmental conditions; and 

Support desired development that proceeds only after careful analysis of environmental conditions 

and within the limitations imposed by such analysis, with emphasis on the mitigation of associated 

environmental impacts and potential hazards to life and property. 

• Goal 6: The achievement of community planning goals and objectives and increased cooperation 

between municipalities in their respective land use decisions. Support local efforts to achieve 

planning goals and objectives and encourage cooperation between municipalities in their respective 

land use decisions. Recognize and support local land use planning initiatives and activities where 

consistent with County goals and objectives and sound planning principles. Encourage inter-

municipal cooperation and coordination for projects generating multi-jurisdictional impacts. 

• Objective 1: Promote the continued revitalization and redevelopment of the County’s 

established downtown centers and commercial corridors; 

• Objective 2: Encourage compact development patterns, cluster development, and infill 

development, consistent with local goals, to reduce sprawl, mitigate environmental impacts, and to 

make improved utility and transportation infrastructure feasible and economical; 

• Objective 4: Promote the revitalization of suburban town centers as multi-modal, mixed-use 

centers of diverse commercial and housing opportunities; 

• Objective 6: Support the creation of diverse housing types that meet the needs of all age groups, 

income levels and lifestyles; 

• Objective 7: Encourage higher density and mixed-use developments in downtown areas, near 

public transit, consistent with infrastructure availability and community goals; 

• Objective 8: Promote careful environmental analysis and the avoidance of environmental 

resources in all development proposals. Advance development in a manner than avoids these 

resources and mitigates potential environmental impacts; 

• Objective 13: Encourage municipalities to invest in robust comprehensive planning, review of 

zoning and land development ordinances to ensure timely consideration of changing land use 

conditions, emerging land use/market trends, evolving techniques and development standards; and 

• Objective 14: Encourage municipal governments to coordinate the planning and redevelopment 

of commercial corridors, particularly as concerns inter-municipal traffic impacts and to consider 

the compatibility of adjacent land uses along municipal boundaries in their land use planning. 

Facilitate inter-municipal communication, coordination and partnerships concerning significant 

land use issues and associated inter-municipal impacts, including, but not limited to traffic, 

stormwater, and incompatible land uses;Atlantic County Master Plan was adopted in 2018 and 

promotes cohesive development within the county and the municipalities therein. This 

redevelopment plan is substantially consistent with the county master plan overall planning goals 

to support the county’s status as a tourist destination with a wide array of points of interest, and to 

promote development in targeted growth areas. 
 

(4) New Jersey Highlands Regional Master Plan 

 

The 2008 New Jersey Highlands Regional Master Plan (“RMP”) guides the implementation of the 

Highlands Water Protection and Planning Act of 2004. The Town of Dover is situated within the Highlands 

Planning Area of the Highlands Region. The Highlands Planning Area is the portion of the Highlands 
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Region that is not included in the Highlands Preservation Area. While the Act does not establish any new 

standards for the Highlands Planning Area, the RMP provides a course for enhanced standards such as the 

transfer of development rights (“TDR”) and smart growth in this portion of the Highlands Region. Dover 

has not submitted a petition for Plan Conformance; however, this Redevelopment Plan is consistent with 

the following future land use goals and objectives of the RMP. 

• Goal 6E: The incorporation of regional development patterns and related environmentally 

sensitive areas within existing community zones; 

• Goal 6F: Support of compact development, mixed use development and redevelopment and 

maximization of water, wastewater and transit infrastructure investments for future use of land and 

development within the existing community; 

• Goal 6H: Guide development away from environmentally sensitive and agricultural lands 

and promote development and redevelopment in or adjacent to existing developed lands; 

• Goal 6J: Accommodation of regional growth and development needs through the reuse and 

redevelopment of previously developed areas, including brownfields, grayfields and underutilized 

sites; 

• Goal 6K: Concentrate residential, commercial and industrial development, redevelopment, 

and economic growth in existing developed areas in locations with limited environmental 

constraints, access to existing utility, and transportation infrastructure; 

• Goal 6N: Use of smart growth principals, including low impact development, to guide 

development and redevelopment in the Highlands Region; 

• Goal 6O: Market-rate and affordable housing sufficient to meet the needs of the Highlands 

Region within the context of economic, social, and environmental considerations and constraints; 
 

(5) State Development and Redevelopment Plan (SDRP) 
 

The SDRP adopted March 1, 2001, designates the Town of Dover as a P1 Metropolitan Planning Area. 

Under this designation, Dover and other similarly designated areas are charged with the goal of providing 

for much of the State’s future development and redevelopment. Furthermore, Dover was designated a 

Regional Center in 1994 by the New Jersey State Planning Commission. Although the SDRP is meant to 

be used as a guide, the consideration of these designations is taken into account specifically in terms of 

development when State agency approval is necessary. The Plan adheres to many of the 2025 SDRP goals 

as follows: 

• Goal 1: Reverse the concentration of adverse environmental and public health impacts in 

overburdened communities and redress inequities resulting from past planning actions; 
 

• Goal 2: Effectively address the adverse impacts of global climate change; 
 

• Goal 3: Protect, maintain, and restore the State’s natural and water resources and ecosystems; 
 

• Goal 4: Protect the environment; Prevent and clean up pollution; 
 

• Goal 5: Revitalize and recenter the State’s underutilized developed areas; 
 

• Goal 7: Provide an adequate supply of housing for residents of all ages and incomes, in location-

efficient places with ready access to the full range of supportive goods and services. 
 

• Goal 8: Provide affordable and effective public facilities and services; and 
 

• Goal 10: Ensure sound and integration planning and implementation at all levels statewide.  
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The Town may require the following administrative provisions in connection with the implementation of 

the redevelopment plan: 

 

1. The Town may designate one or more redevelopers for the implementation of this Plan and enter into 

a redevelopment agreement or other agreements as necessary to effectuate this Plan.  

2. This Redevelopment Plan shall supersede any or all prior redevelopment plans pertaining to this site 

and the Dover Land Use and Development Ordinance Chapter 236, unless otherwise noted herein. 

3. This redevelopment plan may be amended from time-to-time upon compliance with the requirements 

of law. A fee of $1,000.00 plus all costs of copying and transcripts shall be payable to the Town of 

Dover for any request to amend this plan. If there is a designated redeveloper, said redeveloper shall 

pay these costs prior to any such amendment. If there is no redeveloper, the appropriate agency shall 

be responsible for any and all such costs, and may seek reimbursement from any redeveloper of the 

Redevelopment Area. 

4. All development within the Redevelopment Area shall be consistent with the provisions of this Plan 

including but not limited to permitted uses and bulk requirements. 

5. This Redevelopment Plan shall be implemented consistent with the requirements of the LRHL for the 

effectuation of redevelopment plans. 

6. A site plan, subdivision plat, architectural plan and other information typically required as part of the 

Town’s development application checklist shall be submitted by the Redeveloper for Planning Board 

review and approval prior to commencement of new construction, rehabilitation of existing structures 

or a change in use in order to determine compliance with this Plan. The Planning Board and/or its 

professionals may grant submission waivers from any documents or information required in the plan. 

This plan specifically allows Site Plan, subdivision, variance, exception, or any other approvals, which 

shall be administered by the Planning Board in accordance with the Municipal Land Use Law N.J.S.A 

40:55D-1 et seq. No permits shall be issued without prior review and approval of the Planning Board. 

As part of the site plan approval, the Planning Board may require the redeveloper to furnish 

performance guarantees pursuant to N.J.S.A. 40:55D-53. The performance guarantees shall be in favor 

of the Town, and the Town Engineer shall determine the amount of the performance guarantees in 

accordance with the foregoing. 

7. The designation of the applicant as the redeveloper of the West Blackwell/Dewey Subdistrict and the 

execution of a redevelopment agreement with the Town shall be a prerequisite to a completeness 

determination and hearing by the Planning Board of any site plan application within the Redevelopment 

Area. 

8. The Planning Board may grant relief from the requirements of this Plan pursuant to N.J.S.A. 40:55D-

70c or N.J.S.A. 40:55D-51, as applicable, where the standards set forth therein are met. In no event 

shall relief be granted to provide a use that is not permitted by this Plan. 

9. The designated Redeveloper shall cover the cost of professional services incurred by the Town for 

administration, review of projects, preparation of this Plan and implementation of redevelopment 

projects including but not limited to legal, engineering, planning, and environmental, real estate, 

traffic/parking and urban design services. Said services shall be paid through escrow accounts 

established in accordance with or as otherwise provided in a redevelopment agreement with the Town. 

10. This plan cannot be used as a basis for eminent domain, except for those lots that have been 

designated as a CONDEMNATION area in need of redevelopment. For those lots designated as a 

NONCONDEMNATION area in need of redevelopment, the Town shall have all powers under the 

LHRL except for eminent domain. For those lots designated as a CONDEMNATION area in need of 

redevelopment, the Town shall have all powers under the LHRL including eminent domain. 

11. Relocation of Persons and Businesses. Since this Plan does not contemplate the acquisition of 

property that will temporarily or permanently displace either residents or businesses, a Workable 

Relocation Assistance Program pursuant to N.J.A.C. 5:11-1, et seq. is not required. 
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12. Effect of Approval. The effects of any Planning Board approval shall be consistent with the rights 

granted by Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) except to the extent they may be 

modified by the Redeveloper’s Agreement. The Redevelopment plan shall remain in full force and 

effect for a period of twenty (20) years from the effective date of adoption of this Redevelopment plan 

by the Municipal Council; however, the period of time granting rights for the redevelopment of the area 

to a redeveloper(s) shall be as established in an executed Redevelopment Agreement
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RESOLUTION NO. ______ - 2025 

 

RESOLUTION OF THE MAYOR AND COUNCIL OF THE TOWN OF DOVER, COUNTY 

OF MORRIS, DECLARING CERTAIN PROPERTY IN THE TOWN A NON-

CONDEMNATION AREA IN NEED OF REDEVELOPMENT 

 

WHEREAS, N.J.S.A. 40A:12A-6 of the Local Redevelopment and Housing Law, N.J.S.A. 

40A:12A-1 et seq. (the “LRHL”) authorizes the governing body of any municipality, by resolution, 

to have its Planning Board conduct a preliminary investigation to determine whether an area of the 

municipality is a non-condemnation “area in need of redevelopment” pursuant to the criteria 

contained in N.J.S.A. 40A:12A-5 of the LRHL; and 

 

WHEREAS, the Mayor and Town Council of the Town of Dover (the “Town Council”) considered 

it to be in the best interest of the Town to have the Town Planning Board conduct a preliminary 

investigation of certain properties located in the Town and shown on the official Tax Map of the 

Town as Block 510, Lot 6; Block 510, Lot 6 (Unit B01); Block 1213, Lots 2 and 4; Block 1219, Lots 

4, 5 and 6; Block 1803, Lot 11; and Block 1804, Lot 13, and as shown on Exhibit 1 attached hereto 

(collectively, the “Property”), to determine whether such Property, or any portions thereof, is a non-

condemnation area in need of redevelopment; and 

 

WHEREAS, in Resolution No. 285-2024, adopted November 12, 2024, the Town Council 

authorized and directed the Planning Board to conduct a preliminary investigation to determine 

whether the Property, or any portions thereof, constitutes a non-condemnation “area in need of 

redevelopment” according to the criteria set forth in N.J.S.A. 40A:12A-5 of the LRHL; and 

WHEREAS, the Property is generally located along and on the north and south sides of a portion of 

the Norfolk Southern (Morris & Essex) railroad right-of-way, and along and on portions of Orchard 

Street and South Morris Street; and 

WHEREAS, the Mayor and Town Council believes the Property is potentially valuable for 

contributing to, serving, and protecting the public health, safety and welfare and for the promotion of 

smart growth within the Town; and 

WHEREAS, the Planning Board, at a duly noticed public hearing held on April 17, 2025, reviewed 

the report entitled “Non-Condemnation Area in Need of Redevelopment, Preliminary Investigation, 

Block 510 Lots 6 & 6 (Unit B01); Block 1213 Lots 2 & 4; Block 1219 Lots 4, 5, & 6; Block 1803 

Lot 11; Block 1804 Lot 13”, dated March 25, 2025, prepared by John McDonough Associates, LLC 

(the “Preliminary Investigation”) and testimony of the Town’s professional planning consultant 

pursuant to and in accordance with the procedural requirements of N.J.S.A. 40A:12A-6, to determine 

whether the Property satisfies the criteria set forth in N.J.S.A. 40A:12A-5 (or, if and as applicable, 

N.J.S.A. 40A:12A-3) to be designated as a non-condemnation area in need of redevelopment; and 

WHEREAS, at the hearing, the Planning Board heard from all persons who were interested in or 

would be affected by a determination that the Property is a non-condemnation redevelopment area.  

All objections to a determination that the Property is an area in need of redevelopment and evidence 

in support of those objections were received and considered by the Planning Board and made part of 

the public record; and 

WHEREAS, the Planning Board considered and reviewed each of the statutory criteria in the LRHL 

and the condition of the Property as analyzed in detail in the testimony of the Town’s professional 

planning consultant and in the Preliminary Investigation, as well as comments from all persons who 

were interested in or would be affected by a determination that the Property is a non-condemnation 
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redevelopment area, including but not limited to the functional obsolescence of the use of the 

property as surface parking and the layout of the improvements within the Property, and concurred 

with the finding in the Preliminary Investigation; and 

WHEREAS, after conducting its investigation and reviewing the Preliminary Investigation, 

preparing a map of the proposed redevelopment area, and completing a public hearing at which all 

objections to and support of the designation were received and considered, the Town of Dover 

Planning Board resolved to recommend that the Property illustrated on Exhibit 1 attached hereto, be 

declared as a non-condemnation area in need of redevelopment; and 

WHEREAS, in Resolution No. ____, dated April __, 2025, the Planning Board recommended to the 

Mayor and Town Council that the Property be declared a non-condemnation “area in need of 

redevelopment” under the LRHL in accordance with N.J.S.A. 40A:12A-6; and  

WHEREAS, the Town Council concurs and agrees with Planning Board’s recommendation as 

supported by the reasons stated in the Preliminary Investigation that the Property constitutes and 

meets the criteria under the LRHL and that the Property should be determined and declared a non-

condemnation “area in need of redevelopment”, which would authorize the Town to use all those 

powers provided under the LRHL, except that such determination shall not permit the Town to 

exercise the power of eminent domain to acquire all or any portion of the Property. 

NOW, THEREFORE, BE IT RESOLVED, by the Town Council of the Town of Dover, State of 

New Jersey, that the property illustrated on Exhibit 1 attached hereto, is hereby designated a non-

condemnation “area in need of redevelopment” under the Local Redevelopment and Housing Law, 

N.J.S.A. 40A:12A-1 et seq., which designation authorizes the Town to use all those powers provided 

under the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq., except that such 

determination shall not permit the Town to exercise the power of eminent domain to acquire all or 

any portion of the Property; and 

 BE IT FURTHER RESOLVED, that the Town Council hereby directs the Town Clerk to (a) serve 

this Resolution declaring that the property illustrated on Exhibit 1 attached hereto is designated a 

non-condemnation redevelopment area upon the Commissioner of Community Affairs in accordance 

with N.J.S.A. 40A:12A-6.b(5)(c), and (b) serve notice of such designation, within ten (10) days 

hereof, upon all record owners of property located within the delineated area, those whose names are 

listed in the tax assessor's records, and upon each person who filed a written objection thereto and 

stated an address to which notice of determination may be sent in accordance with N.J.S.A. 

40A:12A-6.b(5)(d); and 

BE IT FURTHER RESOLVED, that the Town Council hereby authorizes John McDonough 

Associates, LLC to prepare a redevelopment plan for the Property illustrated on Exhibit 1 attached 

hereto for review and consideration by the Town Council in accordance with the LRHL; and 

BE IT FURTHER RESOLVED, that a copy of this resolution shall be published as required by 

law. 

ATTEST: 

 

_________________________     __________________________ 

Tara M. Pettoni, Municipal Clerk    James P. Dodd, Mayor 

 

        ADOPTED: _______________ 
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CERTIFICATION 

I, Tara M. Pettoni, Municipal Clerk of the Town of Dover in the County of Morris, State of New 

Jersey, do hereby Certify that the foregoing Resolution __-2025 is a true copy of the Original 

Resolution duly passed and adopted by the Mayor and Town Council of the Town of Dover at its 

meeting on __________ __, 2025. 

 

________________________ 

Tara M. Pettoni 

Municipal Clerk 
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Block 1803, Lot 11; and Block 1804, Lot 13 
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Section 5- Appendices 
 

NJ Transit/Lot B/Lot C Redevelopment Plan 

 

 

 

 

 

 

 

 

Appendix B: 

Map of NJ Transit/Lot B/Lot C Redevelopment Plan Parcels 
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NJ Transit/Lot B/Lot C Redevelopment Plan 

 
Figure 1 ~ Aerial satellite imagery of NJ Transit/Lot B/Lot C Redevelopment Plan Parcels  
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NJ Transit/Lot B/Lot C Redevelopment Plan 

 
 

 
Figure 2 ~ Aerial satellite imagery of NJ Transit/Lot B/Lot C Redevelopment Plan Parcels (portion) 

 

 
Figure 3 ~ Aerial satellite imagery of NJ Transit/Lot B/Lot C Redevelopment Plan Parcels (portion) 



RESOLUTION 

Town of Dover 

Planning Board 

In the Matter of Amendments and Updates to the  

Town of Dover Master Plan Concerning the Town’s  

Fourth Round Affordable Housing Obligations 

Decided on February 19, 2026 

Memorialized on February 19, 2026 

 

 WHEREAS, the Planning Board of the Town of Dover (the “Planning Board”) has the 

statutory power, after public hearing, to adopt or amend a master plan, and/or any of the elements 

thereto, to guide the use of the lands within the Town in a manner that protects public health and 

safety and promotes the general welfare pursuant to N.J.S.A. 40:55D-28 of the Municipal Land Use 

Law (the “MLUL”); and 

WHEREAS, on or about March 20, 2024, the New Jersey Legislature adopted amendments 

to the New Jersey Fair Housing Act of 1985, N.J.S.A. 52:27D-301, et seq. (the “FHA”), which 

amendments, inter alia, (a) abolish COAH, (b) codify a revised fair share methodology, (c) task the 

New Jersey Department of Community Affairs (the “DCA”) with making initial calculations of 

Present Need and Prospective Need as guidance for municipalities, and (d) establish a process for 

submission and certification of Housing Element and Fair Share Plans through the Affordable 

Housing Dispute Resolution Program (the “Program”); and 

WHEREAS, the FHA further provides that a municipality shall have immunity from 

exclusionary zoning litigation if the municipality complies with the deadlines established in N.J.S.A. 

52:27D-304.1 of the FHA for both determining present and prospective obligations and for adopting 

a housing element and fair share plan to meet those obligations; and 

WHEREAS, in order to maintain such immunity under the FHA for the Fourth Round 

(2025-2035) a municipality must, inter alia, adopt a housing element and fair share plan and propose 

drafts of the appropriate zoning and other ordinances and resolutions to implement its established 

present and prospective obligation, and then file the same with the Program as part of the above 

action no later than 48 hours after its adoption or by June 30, 2025, whichever is sooner; and 

WHEREAS,  Town of Dover has a “present need” (or rehabilitation) obligation of 349 units 

and a “prospective need” (or new units) of 113 under the 2024 FHA amendment, and related DCA 

guidance and Superior Court Order; and 

 WHEREAS, in accordance with the MLUL and the FHA, the Planning Board and its 

consultants and planning team prepared amendments and updates to the Housing Plan Element & 

Fair Share Plan and Spending Plan of the Town’s Master Plan for the Planning Board’s consideration 

at its meeting of June 26, 2025, for the purposes of, inter alia, reviewing such planning documents 

and the changing circumstances and legislation related to affordable housing in the Town 

(collectively, the “Initial Fourth Round HE&FSP and Spending Plan Update”); and 

 WHEREAS, at the duly noticed June 26, 2025 meeting, the Planning Board considered the 

testimony of its planning and engineering consultants, and any and all other Town consultants, and 

the comments and evidence offered by participants at the public hearing and adopted the Initial 

Fourth Round HE&FSP and Spending Plan Update; and 

WHEREAS, upon the Town’s timely submission of the Initial Fourth Round HE&FSP and 

Spending Plan Update to the Program, and in order to address the comments to same raised by Fair 
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Share Housing Center (“FSHC”) in the case of In the Matter of the Application of the Town of 

Dover, Morris County, MRS-L-132-25, the Planning Board and its consultants and planning team 

prepared amendments to the Initial Housing Plan Element & Fair Share Plan and Spending Plan of 

the Town’s Master Plan for the Planning Board’s consideration at its meeting of February 19, 2026 

(as so amended, the “Fourth Round HE&FSP and Spending Plan Update”); and     

WHEREAS, upon notice duly provided pursuant to N.J.S.A. 40:55D-13, the Planning Board 

held a public hearing on February 19, 2026 concerning the Fourth Round HE&FSP and Spending 

Plan Update and its contents as summarized herein; and 

 WHEREAS, the Planning Board has determined that the adoption and implementation the 

Fourth Round HE&FSP and Spending Plan Update are in the public interest, will address the 

comments of FSHC and will serve to protect public health and safety and promote the general 

welfare. 

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Town of Dover, 

County of Morris, State of New Jersey, that the Planning Board hereby approves and adopts the 

Fourth Round HE&FSP and Spending Plan Update to the Master Plan of the Town of Dover, entitled 

“2025 Housing Element and Fair Share Plan, prepared for Town of Dover, Morris County, NJ”, 

dated June 13, 2025, amended December 8, 2025 and February 4, 2026, and the related spending 

plan therein prepared by John McDonough Associates, LLC considered at the public hearing of the 

Planning Board on February 19, 2026 and referenced herein. 

 BE IT FURTHER RESOLVED, that the Planning Board adopts as its findings and 

conclusions, the testimony and facts summarized in the Whereas provisions contained hereinabove. 

 BE IT FURTHER RESOLVED, that the Planning Board Secretary is authorized and directed 

to send a notice to the municipal clerk of each adjoining municipality, the Morris County Planning 

Board and the Office of Planning Advocacy that the Fourth Round HE&FSP and Spending Plan 

Update and this Resolution have been prepared and adopted, and to provide a copy of same to such 

recipients. 

BE IT FURTHER RESOLVED, this Resolution shall take effect immediately. 

 

I HEREBY CERTIFY that this is a true copy of a Resolution of the Town of Dover 

Planning Board duly adopted at the regular public meeting held on February 19, 2026. 

 Pursuant to N.J.S.A. 40:55D-10(g)(2), this Resolution memorializes the action taken by the 

Planning Board at the public meeting of the Board Planning held on February 19, 2026. 

 

 

______________________________ 

Rafael Rivera, Chairman  

 

 

The vote on the Resolution was as follows:  

 

FOR: 

 

AGAINST: 
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ABSTAIN: 

 

Board Member(s) Eligible to Vote: 

 

I certify that the above Resolution is a true copy of a Resolution adopted by the Planning Board 

on February 19, 2026. 

 

__________________________________________ 

Paula Mendelsohn, Secretary 

 

Dated: 

 

Prepared by: William Rush, Esq.  
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