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1.0 INTRODUCTION 

 This Master’s Report is submitted to the Superior Court in a matter captioned 
The Villas at West Caldwell (hereinafter the “Villas” or the “Plaintiff”) v. The 
Township of West Caldwell (hereinafter the “Township” or “West Caldwell”), Docket 
No. ESX-L-11345-00. This is an exclusionary zoning case, in which the Plaintiff 
sought to develop an inclusionary housing project in West Caldwell Township. The 
litigation has been settled, as evidenced by a Settlement Agreement, dated May 5, 
2005. 
  
 This Report evaluates two issues relating to affordable housing in West 
Caldwell: the fairness to the interests of low and moderate income households of the 
Settlement Agreement between the above listed parties and the compliance of the 
Township’s second round Housing Element and Fair Share Plan, adopted in May 
2006 (hereinafter the “Plan”) with the second round substantive rules of the Council 
on Affordable Housing (hereinafter “COAH”).  
 

The Settlement Agreement evaluated by this Master’s Report states that the 
Township is requesting a Judgment of Repose through December 20, 2007. 
However, due to the recent Appellate Division decision, In the Matter of the Adoption 
of N.J.A.C. 5:94 and 5:95 by the New Jersey Council on Affordable Housing, which 
invalidated a portion of COAH’s rules, it is recommended that the Township seek 
first and second round Judgment of Repose with Court protection until such time 
frame as COAH provides for municipalities under its jurisdiction to comply with its 
revised third round rules, anticipated to be released at the end of 2007. 

  

2.0 THE CONTEXT FOR REVIEW 

 Before addressing the Township’s plan and the documents that have been 
submitted for the Court’s consideration, I would like to acknowledge the parties’ 
efforts in achieving settlement in this litigation.  Settlement of Mount Laurel litigation 
– so long as it meets the appropriate standards for judicial approval – is clearly 
preferable to the adjudication of a builder’s remedy dispute.   
 
 Among the most prominent advantages to settlement is that it creates a more 
civil atmosphere for the further interactions between the parties, such as the 
processing of applications by inclusionary developers for various development-related 
permits by local boards and officials.  Cooperative working relationships increase the 
likelihood that the developer and the municipal land use regulators will be able to 
resolve differences during the approval process without resorting to Court action.  In 
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this way settlements typically facilitate the local approval/ permitting process and 
thereby expedite the delivery of affordable housing. 
 
 The Agreement must be evaluated according to guidelines established by the 
Court for a “Fairness Hearing”.  The scope of the Fairness Hearing was determined 
by the Appellate Division in a decision that upheld the hearing process conducted by 
then–Assignment Judge Peter Ciolino in East-West Venture v. Borough of Fort Lee, a 
case in which I was privileged to serve as Special Master.  In its 1996 decision, the 
Appellate Court ruled that a settlement between a builder plaintiff and municipal 
defendant in a Mount Laurel case may be approved by the Trial Court after a hearing 
which establishes that the settlement “adequately protects the interest of lower-
income persons on whose behalf the affordable units proposed by the settlement are 
to be built” 286 N.J. Super.311, 329 (App. Div. 1996).  The Court provided specific 
factors for Trial Courts to consider in making fairness determinations. These factors 
will be detailed below. 
 
 In addition, I have utilized the regulations of the NJ Council on Affordable 
Housing (COAH) to the greatest extent practicable in the course of this review for the 
Court.  This approach will encourage uniformity in the interpretation of the Mount 
Laurel doctrine and is consistent with both legislative and judicial directives.  The Fair 
Housing Act (P.L. 1985, c.222) states, 
 

“The interest of all citizens, including low and moderate income families in 
need of affordable housing, would be best served by a comprehensive 
planning and implementation response to this constitutional obligation.”  
(N.J.S.A. 52:27D-302(c)) 
 
Furthermore, the New Jersey Supreme Court, in its decision in The Hills 
Development Co. v. Township of Bernards, 103 NJ 1 (1986) (commonly 
known as Mount Laurel III) upheld the constitutionality of the Fair 
Housing Act, and stated, 

 
“Instead of varying and potentially inconsistent definitions of total need, 
regions, regional need, and fair share that can result from the case-by-case 
determinations of courts involved in isolated litigation, an overall plan for 
the entire state is envisioned, with definitions and standards that will have 
the kind of consistency that can result only when full responsibility and 
power are given to a single entity.” (103 N.J. at 25) 

 
 Lastly, in the Mount Laurel III decision the Supreme Court also stated that to 
the extent that Mount Laurel cases remained before the courts, 
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“…any such proceedings before a court should conform wherever possible to 
the decisions, criteria and guidelines of the Council.”  (103 N.J. at 63) 

 
 I have been guided by these principles of uniformity and consistency in the 
review of this Agreement. 
 

3.0 THE SETTLEMENT AGREEMENT 

 I have reviewed the Settlement Agreement between the Villas at West 
Caldwell and the Township of West Caldwell in the context of the required fairness 
analysis.  
 
 The property which is the subject of this Settlement Agreement is known as 
Block 2000, Lots 2, 3, 5 and 6 (hereinafter the “site”). The site has frontage along 
Passaic Avenue and consists of 28.51 acres. At the rear of the site is a Public Service 
Electric & Gas Co. right-of-way and single family homes are located to either side and 
across Passaic Avenue from the site.  
 
 The Settlement Agreement provides for the construction of 30 age-restricted 
condominium units in a single building in accordance with Exhibit B to the 
Settlement Agreement, the Villas at West Caldwell Conceptual Plan, dated January 
10, 2005 and revised May 10, 2005 (hereinafter the “Conceptual Plan”). The 
Settlement Agreement also “encourages” the Plaintiff to submit a plan that does not 
require variance relief. The plaintiff will not provide on-site affordable housing; 
instead, a payment in lieu of construction in the amount of $210,000 will be paid to 
the Township’s Affordable Housing Trust Fund. Half of the payment in lieu shall be 
paid at the time the first building permit is issued and the remaining half shall be 
paid at the time the fifth certificate of occupancy is issued. 
 
 In order to help facilitate construction in accordance with the Conceptual 
Plan, the Planning Board has agreed to adopt the Ordinance in Exhibit C to the 
Settlement Agreement in support of the Conceptual Plan within 90 days of the 
Settlement Agreement’s execution. Additionally, the Planning Board has agreed to 
adopt, “as soon as practicable” (and prior to site plan / subdivision approval of the 
project) a Master Plan amendment that supports the Ordinance. The Plaintiff is not 
bound by a time line for submission of plans to the Planning Board and instead, may 
do so at its discretion. The Township has agreed not to modify any aspect of the 
zoning which impacts the project during the time which it is under construction or a 
period of ten years, whichever is longer.  Furthermore, the parties have agreed to 
enter into a Developer’s Agreement.  
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 The Township has agreed to provide the necessary public water and sewer 
service to the site prior to construction of the building. The Plaintiff is responsible for 
constructing and connecting the sewer and water infrastructure, including if 
necessary the design and construction of a pump station. The Township 
Administrator and Municipal Engineer, Benedict Martorana, PE, has indicated that 
there is adequate sewer and water capacity to service the project1

 
.  

 The Plaintiff shall pay all normal Township fees, including but not limited to 
sewer and water connection fees. However, no additional fees shall required, other 
than normal fees required by law for all other similarly situated applicants.   
 
 The Township is required to meet the timelines for project review as set forth 
in the Municipal Land Use Law, with the exception that completeness shall be 
determined within 30 days and public hearings shall be scheduled within 30 days 
following submission of a complete application.  
 
 The Township has agreed to endorse all permit applications necessary for 
construction of the project and both parties have agreed to dispose of all issues 
related to the litigation.  
 

In addition to obligations regarding development of the Plaintiff’s site, the 
Township has agreed to prepare a housing element and fair share plan. Accordingly, 
the Township is seeking a second round Judgment of Repose for a Housing Element 
and Fair Share Plan adopted in May 2006. The Settlement Agreement further 
specifies that no funds from the Affordable Housing Trust Fund shall be spent until 
the Housing Element is approved by the Court.  
 
 Since its execution, the Plaintiff and the Township have taken several steps 
toward implementation of the Settlement Agreement. The zoning to facilitate 
construction of the project, the R-3C zone district, was adopted on November 1, 2005. 
The ordinance adding the zone district to the zoning map was adopted on November 
17, 2005. The Township did not revise the Master Plan prior to adopting the zoning 
amendment since it determined that the R-3C zone district was consistent with the 
existing Master Plan. 
 
 The Plaintiff’s project received preliminary and final site plan and subdivision 
approval from the West Caldwell Planning Board on January 8, 2007. It was 
approved without variances or site plan exceptions and the Board found that it 
“substantively complies with the requirements of Chapters 18, 18A, 20, and 21 of the 
Code of the Township of West Caldwell as well as the terms of the Settlement 

                                                      
1 May 15, 2007 telephone conversation with Elizabeth K. McManus of Clarke Caton Hintz. 
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Agreement.” Condition 10 of the Planning Board approval requires that the applicant 
comply with all terms and conditions of the Settlement Agreement. 
 
 The Developer’s Agreement has not yet been executed. It is my understanding 
that an agreement is being negotiated by the Township and the Plaintiff. The 
Developer’s Agreement should be finalized and executed before Court approval of the 
Settlement Agreement. [Condition 1] 
 

Site Suitability 
 

Despite that the Plaintiff is to provide a payment in lieu of construction of 
affordable housing units, in order for these payments to be made and thereby for the 
Settlement Agreement to be fair to the interests of low and moderate income 
persons, the site intended for development must be suitable for that purpose. COAH 
has adopted rules which specify that inclusionary development sites must be 
“approvable”, “available”, “developable” and “suitable” as those terms are defined in 
N.J.A.C. 5:93-1.3, and as excerpted below: 

 
“Approvable site means 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.” 
  
“Available site means a site with clear title, free of encumbrances which 
preclude the development of low and moderate income housing.” 
 
“Developable site means a site that has access to appropriate water and 
sewer infrastructure, and is consistent with the applicable areawide water 
quality management plan (including the wastewater management plan) or 
is included in an amendment to the areawide water quality management 
plan submitted to and under review by NJ DEP.” 
 
“Suitable site means 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 is approvable. The Settlement Agreement requires that the Plaintiff 
submit a site plan that is consistent with the Conceptual Plan included as Exhibit B to 
the Housing Element. While the site does contain wetlands at the rear, these 
environmental constraints will not preclude development of the site in accordance 
with Exhibit B of the Settlement Agreement. The site’s approvability is further 
supported by the fact that on January 8, 2007 the Planning Board granted the site 
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preliminary and final site plan and subdivision approval, without variances or site 
plan exceptions, and also found that the plan was substantially in compliance with 
the terms of the Settlement Agreement. 
 
 The site is available. The Plaintiff has represented that it possesses clear title 
to the land and that there are no encumbrances that would preclude development of 
the site in accordance with Exhibit B of the Settlement Agreement.  
 
 The site is developable. The site is within a public water service area, operated 
by the West Caldwell Water Department, and a sewer service area, operated by the 
Caldwell Township Wastewater Treatment Plant. Under the Settlement Agreement 
the Township shall provide the necessary sewer and water capacity for the project 
while the Plaintiff is responsible for constructing the necessary infrastructure. 
 
 The site is suitable. While the site is adjacent to modest sized single family 
detached homes, it is within a tenth of a mile of a substantial commercial district at 
the intersection of Bloomfield Avenue and Passaic Avenue. The commercial district 
consists of retail and services uses, including a supermarket, small shops and 
restaurants. While the proposed building is certainly larger than the nearby homes, it 
is comparable in scale to the commercial buildings to the east to a continuing care 
retirement facility located .4 miles to the west on Passaic Avenue. Additionally, the 
appearance of the building will be softened with a landscape buffer to be installed 
along the periphery of the site.  
 

The site is located in Planning Area 1, consistent with N.J.A.C. 5:93-5.4(a), 
which encourages inclusionary developments to be located in Planning Area 1 or 2 
pursuant to the State Development and Redevelopment Plan. The wetlands located 
on the rear of the property will not impact the ability of the site to be developed in 
accordance with the Conceptual Plan. Furthermore, the site does not contain nor is it 
in proximate distance to any historic resources, it is not located within a flood plain 
and is not under the jurisdiction of any of New Jersey’s regional planning entities, 
such as the New Jersey Meadowlands or New Jersey Highlands Commission. The 
site’s suitability is further supported by the fact that on January 8, 2007 the Planning 
Board granted the site preliminary and final site plan and subdivision approval, 
without variances or site plan exceptions, and also found that the plan was 
substantially in compliance with the terms of the Settlement Agreement. 
 

Fairness Analysis 
 
 First, the number and rationale for the affordable housing units to be provided 
by the developer must be evaluated. As discussed above, the Plaintiff will be 
providing a $210,000 payment in lieu of construction rather than providing 
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affordable housing. This payment will provide adequate funding for 6 RCA units at 
$35,000 each, in accordance with N.J.A.C. 5:94-5.4(a)2

 

. The cost of RCA transfers 
(which has more than doubled since the COAH rules were first adopted in 1986) has 
been routinely used as a benchmark for the payment of developer fees, both in 
settlement of litigation and as part of negotiated developer agreements in non-
litigated matters.  Consequently, I find the RCA standard reasonable to utilize as a 
rationale for the amount of the contribution in this case. 

As a 30 unit development, this payment in lieu of constructing 6 units is 
equivalent to a 20% affordable housing set-aside. This set-aside is at or above the 
standard recommended by COAH for a project at this density, N.J.A.C. 5:93-5.6(b)2. 
Consequently, the number and rationale for the Affordable Housing Trust Fund 
contribution to be made by the Plaintiff is reasonable and consistent with COAH 
rules and Court practice.  

 
Second, under the fairness analysis any other contributions being made by the 

developer must be considered.  In addition to the payment in lieu of construction, the 
Plaintiff will also be providing the necessary public water and sewer infrastructure, 
including if necessary, a sewer pump station. 
 

Lastly, the Court is to consider any other components of the Agreement that 
contribute to the municipality’s satisfaction of its Mount Laurel obligation. As part of 
the Settlement Agreement, the Township agreed to prepare a housing element and 
fair share plan. Accordingly, the Township adopted a second round Housing Element 
and Fair Share Plan in May 2006 and is currently seeking a Judgment of Repose 
from Superior Court. In this respect, the Settlement Agreement is advancing the 
principles of the Mt. Laurel doctrine. Furthermore, the Township is obligated to fast 
track the project’s approval process, therefore expediting the Plaintiff’s contribution 
to affordable housing. As discussed above, the site has already received preliminary 
and final site plan and subdivision approval in accordance with the Settlement 
Agreement. 

 
 

                                                      
2 While this report is being evaluated under COAH’s second round substantive rules, it is COAH’s 
policy to require that the RCA payment amount for any RCA included in a Housing Element 
submitted for substantive certification or a Judgment of Repose on or after December 20, 2004 be 
made in accordance with the minimum price of $35,000 contained in the third round substantive 
rules.  
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4.0 HOUSING ELEMENT & FAIR SHARE PLAN 

West Caldwell Township has not previously petitioned COAH for substantive 
certification or requested a Judgment of Repose from Superior Court. Consequently, 
the Township’s second round housing element should be subject to COAH’s second 
round substantive rules, N.J.A.C. 5:93. The Township’s affordable housing obligation 
for the second round (1987-1999) is set forth below: 

 
Fair Share Obligation 

Category Number of Units 
 
Rehabilitation Share 0 
New Construction Obligation 200 

Total:                                       200 
 

The Rehabilitation Obligation 
  
 West Caldwell Township’s first and second round rehabilitation obligation is 
0 units.  
 

The New Construction Obligation 
 
 West Caldwell Township’s first and second round new construction obligation 
is 200 units. However, the Township has requested a vacant land adjustment, which 
is a downward adjustment in the new construction obligation based on the lack of 
available land for the production of affordable housing. This downward adjustment is 
based on a determination of the realistic development potential (hereinafter “RDP”) 
and it is this number of new construction affordable housing units that the 
municipality must satisfy in order to receive a Judgment of Repose from Superior 
Court or substantive certification from COAH. 

The Vacant Land Adjustment 
 
 The vacant land analysis for this second round plan is properly based on 
conditions in 2000, when the litigation was filed. It therefore does not necessarily 
represent the vacant land and other conditions present in the Township today.   
 

In its RDP Analysis, West Caldwell identified 139 lots that are undeveloped or 
developable. However in accordance with N.J.A.C.  5:93-4.2, West Caldwell excluded 
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126 lots and found that only 13 lots located in 6 tracts were appropriate for 
contributing toward the Township’s RDP.   

 
 COAH’s second round substantive rules permit several land uses to be 
excluded from contributing to a municipality’s RDP. The following is a summary of 
said exclusions and how they relate to West Caldwell’s vacant land analysis: 
 

Any land that is owned by a local government entity that as of January 1, 1997, 
has adopted, prior to the filing of a petition for substantive certification, a 
resolution authorizing the execution of an agreement that such land shall be 
utilized for a public purpose other than housing, pursuant to N.J.A.C. 5:93-
4.(c)1.; 

West Caldwell has excluded 8 undeveloped or developable sites because 
they are owned and in use by the municipality. Such lands include but are 
not limited to, the municipal firehouse, civic center, library and public 
works. However, these lots have not been the subject of a resolution 
indicating that they shall be used for a purpose other than housing. The 
Township should submit such a resolution in order to formalize the 
exclusion of these lots. [Condition 3] 

The following sites were excluded pursuant to the above: Block 800, Lot 
10; Block 901, Lot 15; Block 1000, Lot 3; Block 1000, Lot 9; Block 1000, 
Lot 4; Block 1000, Lot 1; Block 1903, Lot 6; Block 2600, Lot 18. 
 

Any vacant contiguous parcels of land in private ownership of a size which 
would accommodate less than five dwelling units as per the COAH standard in 
N.J.A.C. 5:93-4.(f), pursuant to N.J.A.C. 5:93-4.(c)2.; 

West Caldwell has properly excluded 35 undeveloped or developable sites 
because they cannot accommodate five or more dwelling units. The 
minimum size required to accommodate 5 dwelling units is dependent on 
the density used to determine the residential capacity of the site, based on 
COAH’s rules, N.J.A.C. 5:93-5.6(b)2., which provide a range of acceptable 
densities from generally 4 to 6 dwelling units an acre (however, the 
appropriate density may be more than 6 dwelling units an acre depending 
on conditions of the surrounding area). The range of minimum lot sizes 
for inclusion as part of the RDP is 1.25 acres for a density of 4 dwelling 
units an acre and 0.83 acres for a density of 6 dwelling units an acre.    

The following sites were excluded because the gross acreage is too small to 
support 5 or more dwelling units: Block 101, Lot 26; Block 101, Lot 35; 
Block 208, Lot 11; Block 304, Lot 10; Block 401, Lot 10; Block 401, Lot 12; 
Block 506, Lot 18; Block 506, Lot 27; Block 603, Lot 30; Block 800, Lot 26; 
Block 801, Lot 41; Block 803, Lot 21; Block 803, Lot 25; Block 900, Lot 5; 
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Block 900, Lot 12; Block 901, Lot 3; Block 901, Lot 22; Block 1002, Lot 29; 
Block 1101, Lot 42; Block 1300, Lot 6; Block 1900, Lot 14; Block 1901, Lot 
8; Block 2000, Lots 11 and 12; Block 2000, Lot 20; Block 2100, Lot 7; 2101, 
Lot 4; Block 2203, Lot 33; Block 2203, Lot 37; Block 2301, Lot 24; Block 
2301, Lot 25; Block 2401, Lot 2; Block 2401, Lot 10; Block 2500, Lot 15; 
Block 2608, Lot 13; Block 2608, Lot 15; Block 2608, Lot 17.  
 

Historic and architecturally important sites and buffer areas, pursuant to 
N.J.A.C. 5:93-4.(e)1.; 

None of the lots included in West Caldwell’s vacant land analysis were 
excluded for this reason. 
 

Environmentally sensitive lands, pursuant to N.J.A.C. 5:93-4.(e)2.; 

West Caldwell properly excluded 29 sites due environmental constraints 
that reduce the contiguous developable area of a lot to that which cannot 
support 5 or more dwelling units and/or the environmental constraints 
eliminate access to the site.  

The following sites were excluded because of the presence of 
environmental constraints:  Block 1101, Lots 59 and 60; Block 1201, Lot 21; 
Block 1300, Lot 11; Block 1600, Lot 1; Block 1600, Lot 2; Block 1600, Lot 3; 
Block 1700, Lot 9-11, 14 and 16; Block 1813, Lot 8; Block 1903, Lot 5; Block 
1903, Lot 7; Block 2401, Lot 44; Block 2500; Block 11; Block 3100, Lot 3; 
Block 3100, Block 4; Block 3100, Lot 6; Block 3101, Lot 6; Block 3101, Lot 7; 
Block 3101, Lot 8; Block 3101, Lot 9; Block 3101, Lot 10; Block 3101, Lot 12; 
Block 3101, Lot 13; Block 3101, Lot 14; Block 3200, Lot 1; Block 3200, lots 3, 
4 and 5; Block 3200, Lots 6, 7 and 8; Block 3304, Lot 1. 
 

Agricultural lands whose development rights have been purchased or restricted 
by covenant, pursuant to N.J.A.C. 5:93-4.(e)3.; 

None of the lots included in West Caldwell’s vacant land analysis were 
excluded for this reason. 
 

Future active recreational lands pursuant to N.J.A.C. 5:93-4.(e)4.;  

West Caldwell has excluded one (1) lot, Block 102, Lot 7, for future active 
recreation. Pursuant to the above citation, municipalities are permitted to 
exclude future active recreation lands from the list of undeveloped and 
developable lands. However, a municipality may only reserve up to 3% of 
the total undeveloped and developable lands, after deducting from the area 
of the municipality land owned by nonprofit organizations, counties, the 
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State or the Federal government, as well as historic and architecturally 
important sites, agricultural lands and environmentally sensitive lands. 
Additionally, the site(s) to be reserved must be designated for active 
recreation in the municipal master plan. The Township’s Plan calculates 
that, after excluding the above-listed lands, there are 2,586 acres of 
undeveloped and developable lands. Therefore, the permitted three (3) 
percent that may be devoted to active recreation is seventy-eight (78) acres. 
The Township currently owns 9 sites totaling sixty-seven (67) acres of 
active recreation land and therefore they may use an additional twelve (12) 
acres for this purpose. The Plan identifies one site for reservation, Block 
102, Lot 7. At eleven (11) acres, this site together with the Township’s 
existing active recreation lands is within the three (3) percent cap. The 
Township’s Master Plan documents do not identify these 9 sites as 
recreation areas, pursuant to N.J.A.C. 5:93-4.2(e)4. However, they are 
included in the Township’s 2005 Recreation and Open Space Inventory. 
The Township should amend the Master Plan to identify these sites. 
[Condition 4] Pursuant to N.J.A.C. 5:93-4.(e)4.ii., the Township must 
purchase this reserved site and limit it to active recreation within one year 
of receiving a Judgment of Repose or amend the Housing Element and 
Fair Share Plan to include the additional acreage in the RDP calculation. 
[Condition 5] Also, the Township should report quarterly as to the status of 
purchase of Block 102, Lot. [Condition 6] 

Those 9 sites that are excluded as active recreation include Block 308, Lot 
14; Block 800, Lot 23; Block 901, Lot 19; Block 901, Lot 21; Block 1000, Lot 
8; Block 1700, Lot 21; Block 2000, Lot 1; Block 2205, Lot 14; Block 2302, 
Lot 6.  
 

Conservation, parklands and open space lands, pursuant to N.J.A.C. 5:93-
4.(e)5.;  

None of the lots included in West Caldwell’s vacant land analysis were 
excluded for this reason. 
 

Individual sites that COAH, or the Court, determines are not suitable for low 
and moderate income housing, pursuant to N.J.A.C. 5:93-4.(e)6.; 

There were 33 additional sites excluded because they were, for reasons 
other than the above, deemed not appropriate for affordable housing. The 
most common reasons are their designation as a utility right-of-way and/or 
location within a commercial or manufacturing district that is 
inappropriate for residential development.  

The f0llowing sites were excluded because they were deemed 
inappropriate for affordable housing for reasons other than those cited 
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above: Block 101, Lots 4.01 and 4.02; Block 101, Lots 6.01 and 6.02, Block 
407, Lot 14; Block 409, Lot 12; Block 603, Lot 35; Block 603, Lot 36; Block 
701, Lot 10; Block 701, Lot 26; Block 706, Lot 26; Block 901, Lot 5; Block 
901, Lot 14; Block 1002, Lot 27; Block 1103, Lot 15; Block 1201, Lot 2; Block 
1201, Lot 15; Block 1400, Lot 7; Block 1402, Lot 15 and Block 1500, Lot 7; 
Block 1501, Lot 5; Block 1502, lot 1; Block 1502, Lot 2; Block 1503, Lot 2; 
Block 1700, Lot 2; Block 1700, Lot 28; Block 1903, Lot 8; Block 2000, Lot 
21; Block 2100, Lot 6; Block 2704, Lot 13; Block 2900, Lot 35; Block 3100, 
Lot 7; Block 3101, Lot 3; Block 3101, Lot 11; Block 3200, Lot 2. 

  
In summary, pursuant to N.J.A.C.  5:93-4.2, the Township has determined 

that the residential capacity of these sites is 101 units with a resulting RDP of 20 
affordable units. However, this office has reviewed the RDP and has found that one 
site identified by the Township is not appropriate for affordable housing.  

 
Block 1101, Lots 59 and 60 is included in the Township’s RDP as contributing 

2.43 affordable units. However, review by this office of updated wetlands mapping 
indicates that the wetlands located on the site obstruct access to the site from its only 
road frontage and there is no other available point of access to the site. Accordingly, it 
is recommended that the Township’s vacant land analysis be amended to eliminate 
Block 1101, Lots 59 and 60 from contributing to the RDP.   

 
 In accordance with the following table, West Caldwell’s RDP should be 
reduced from 20 to 18 affordable units. The Township’s Plan should be revised to 
reflect this corrected figure and vacant land analysis. [Condition 2] 
 

BBlock/ 
Lot 

Total 
AAcreage 

Developable 
Acreage 

Net 
DDensity 

Development 
Capacity 

Set--
aside  

Affordable 
Units 

1101 \ 
 59, 60 

5.50 1.52 8 n/a 20% n/a 

1600 /  
24 1.00 1.00 6 6 20% 1.20 

1602 /  
22 

2.33 2.33 6 13.98 20% 2.80 

2000 /  
2, 3, 5, 6 30.60 4.40 n/a 30 20% 6.00 

2101 /  
8, 9, 10, 12 

4.90 3.69 8 29.52 20% 5.90 

2802 /  
14.02 3.01 1.64 6 9.84 20% 1.97 

Total  17.887 
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The New Construction Obligation  
 

An RDP of 18 units requires that the Township provide 18 new construction 
affordable units in order to satisfy the second round obligation. However, N.J.A.C. 
5:93-4.2(h) states the municipality should enact other measures to provide for the 
unmet need, which can be defined as the remaining affordable housing obligation 
after the RDP and the rehabilitation obligation have been subtracted from the pre-
credited need. West Caldwell’s unmet need is discussed on page 16 of this Master’s 
Report. 

 
The Township’s  RDP of 18 units requires the Township to meet the following 

minimum rental obligation, maximum number of Regional Contribution Agreement 
units, and the maximum number of age-restricted units: 
 

Rental Obligation: 5 units 

Pursuant to N.J.A.C. 5:93-5.15(a), for municipalities requesting a vacant 
land adjustment, the rental obligation shall be equal to twenty-five (25) 
percent of the RDP = .25(18) = 4.50, rounded up to 5 

A municipality shall receive two units (2.0) of credit for rental units 
available to the general public. 

A municipality shall receive one and one-third (1.33) units of credit for 
age restricted rental units. 

No more than 50 percent of the rental obligation defined in (a) and (b) 
shall receive a bonus for age restricted rental units. 

No rental bonus shall be granted for rental units in excess of the rental 
obligation. 

 
Maximum Permitted RCA Units: 9 units 

Pursuant to N.J.A.C. 5:93-6.1(a)2., for municipalities requesting a vacant 
land adjustment, the maximum number of RCA units shall be equal to: .5 
(realistic development potential + rehabilitation component - credits 
pursuant to N.J.A.C. 5:93-3.4) - any units transferred as a result of a 
previously approved RCA = .5(18 + 0 + 0 – 0) = 9.00. 
 
Maximum Permitted Age-Restricted Units: 4 units 

Pursuant to N.J.A.C. 5:93-6(b)2., for municipalities proposing RCA units 
and that received or are receiving a vacant land adjustment: age restricted   
units = .25    (RDP - transferred or proposed RCA units) - any first round 
age-restricted units = .25(18 – 2) – 0 = 4.00 
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The Township’s plans should be revised to reflect these figures. [Condition 7] 
 

The Fair Share Plan 
 
 West Caldwell proposes to satisfy the new construction obligation using three 
group homes, a Regional Contribution Agreement with the City of Orange and 
funding from the Plaintiff’s site.  
 

Alternative Living Facilities 
 
 The Township’s Plan indicates that there are 3 alternative living facilities in 
the Township that are eligible for credit. However, the documentation submitted to 
this office as support for the credit request includes 4 alternative living facilities. 
Pursuant to COAH’s second round substantive rules, N.J.A.C. 5:93-5.8, alternative 
living facilities may be used to satisfy a municipality’s new construction obligation, 
including the rental obligation, provided the units are for rent. Additionally, N.J.A.C.  
5:93-5.8.(b) requires that the unit of credit for group homes is the bedroom. These 
facilities must have affordability controls in place for ten years in order to receive 
credit; if the affordability controls are in place for 30 or more years, the facilities are 
also eligible for rental bonus credits. Below is a summary of the facilities and the 
credit requested for each: 

Location Sponsoring 
Organization Number of Bedrooms 

11 Twin Brook Road* Universal Institute Inc. 5 

21 Beechtree Road 
Association of Retarded 
Citizens of Essex County 5 

249 Passaic Avenue 
Jewish Services for the 

Developmentally Disabled 4 

7 Essex Place 
Jewish Services for the 

Developmentally Disabled 4 

Total Requested Credits 18 
*Not included in the Township’s Housing Element and Fair Share Plan 
 
 The Universal Institute, Inc. operates a group home at 11 Twin Brook Road on 
Block 1103, Lot 14. This facility offers 5 bedrooms for rent to low or moderate income 
adults with brain injuries. The facility was initially licensed in January 2006 by the 
New Jersey Division of Developmental Disabilities. The Alternative Living 
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Arrangement Survey submitted for this group home did not provide adequate 
information on the source(s) of funding, the date of certificate of occupancy, the 
affirmative marketing strategy or the affordability controls. Furthermore, no 
verification of the affordability controls was submitted. This information must be 
submitted before the facility can be eligible for credit. [Condition 8]  
 
 ARC of Essex County operates a group home at 21 Beechtree Road on Block 
3301, Lot 4. This facility offers 5 for bedrooms for rent to low or moderate income 
adults with  developmental disabilities. The facility was initially licensed in January 
2006 by the New Jersey Division of Developmental Disabilities. The Alternative 
Living Arrangement Survey submitted for this group home did not provide adequate 
information on the source(s) of funding, whether there are separate bedrooms, the 
date of certificate of occupancy or the affordability controls. Furthermore, no 
verification of the affordability controls was submitted. This information must be 
submitted before the facility can be eligible for credit. [Condition 9] 

 
Jewish Services for the Developmentally Disabled of Metrowest operates a 

group home on Passaic Avenue at Block 3301, Lot 32. This facility provides 4 
bedrooms for low or moderate income developmentally disabled adults and received 
a certificate of occupancy and the initial license in December 2000. The facility is 
licensed by the Division of Developmental Disabilities. The alternative living 
arrangement survey completed for this facility must be revised to provide information 
on the facility’s funding source(s) and affordability controls. Furthermore, the 
alternative living survey indicates that the facility is age-restricted, whereas the Plan 
and other documentation submitted to this office indicates that the facility is only 
restricted to persons 21 years and older. The term “age-restricted” is commonly 
misunderstood to mean restricted to those 18 or 21 years of age, rather than restricted 
to those 55 years or older as the term is used in COAH’s rules and the Fair Housing 
Act. The submitted verification of affordability controls for this facility, a HUD 
Regulatory Agreement, does not indicate the address of the facility or the length of 
the affordability controls. The revised alternative living arrangement survey, 
including clarification on the age persons restriction, and supplemental information 
regarding the HUD Regulatory Agreement must be submitted before the facility can 
be eligible for credit. [Condition 10] 

 
Jewish Services for the Developmentally Disabled of Metrowest also operates a 

group home on Essex Place at Block 1902, Lot 1. This facility provides 4 bedrooms for 
low or moderate income developmentally disabled elderly adults and received a 
certificate of occupancy and the initial license in December 2000. The facility is 
licensed by the Division of Developmental Disabilities. The affordability controls for 
this facility are for 40 years.  The alternative living survey indicates that the facility is 
age-restricted, whereas the Plan and Capital Advance Agreement indicates that it is 
not. The term “age-restricted” is commonly misunderstood to mean restricted to 
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those 18 or 21 years of age, rather than restricted to those 55 years or older as the term 
is used in COAH’s rules and the Fair Housing Act. Clarification of the age of 
residents should be provided and the Housing Element should be revised if 
necessary.   [Condition 11] 
 

Regional Contribution Agreement 
 
 The Township proposes a 2 unit RCA with the City of Orange. In accordance 
with N.J.A.C. 5:94-5.4(a), each unit will be transferred at a cost of $35,000 for a total 
cost of $70,000. The Draft RCA Agreement provided as Appendix C of the Housing 
Element provides for West Caldwell to make one payment of $70,000 to the City of 
Orange within 60 days of Court approval of the Township’s Housing Element and 
COAH’s approval of the RCA. Both municipalities have submitted an adopted 
resolution of intent to enter into the RCA.  
 

Inclusionary Zoning 
 
 The Plaintiff’s property, located at Block 2000, Lots 2, 3, 5 and 6 (hereinafter 
the “site”) along Passaic Avenue is included in the Housing Element as a site that will 
provide a contribution in lieu of construction, rather than one that will provide on-site 
affordable housing. As discussed above, the site will provide a $210,000 payment in 
lieu of construction and meets COAH’s requirements for site suitability. Also as 
discussed above, the site has received preliminary and final site plan and subdivision 
approval.  
 

Unmet Need 
 

West Caldwell’s unmet need is 182 units (200 unit pre-credited need – 18 unit 
RDP – 0 unit rehabilitation obligation). COAH’s substantive rules, N.J.A.C. 5:93-
4.2(h) state that additional methods of providing affordable housing may be 
considered to satisfy the unmet need. A development fee ordinance is recommended 
by COAH as a means to generate revenue for affordable housing purposes from non-
inclusionary development. Examples of lands which may be developed or redeveloped 
with affordable housing and are included in COAH’s rules are “a private club owned 
by its members [such as a golf course]; publicly owned land; downtown mixed use 
areas; high density residential areas surrounding the downtown; areas with a large 
aging housing stock appropriate for accessory apartments; and properties that may be 
subdivided and support additional development”.  
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Accordingly, West Caldwell is proposing three methods to satisfy the unmet 
need: 

1. Development Fee Ordinance; 

2. Growth Share Ordinance; and 

3. Overlay inclusionary zoning on a member owned golf course. 
 

The Township adopted a development fee ordinance in 2001, which the Court 
subsequently approved.  The Township submitted to this office a draft development 
fee ordinance to replace the former ordinance.  The Development Fee Ordinance 
states that residential developers which are required to provide a percentage of 
affordable housing shall be permitted to make a contribution in lieu of construction 
equal to the minimum cost of an RCA. However, the Township should note that 
while this may be used as a basis for calculating the amount of a payment in lieu of 
construction, a payment in lieu of construction may not be used to fund RCA’s in the 
third round.  
 
 The Township submitted a draft growth share ordinance as part of the Plan. 
As discussed above, the Appellate Division recently invalidated a portion of COAH’s 
rules, including certain aspects of the growth share methodology. However, included 
in this decision was a Stay on all growth share ordinances in effect at that time until 
COAH adopts its revised rules. It does not appear that West Caldwell’s growth share 
ordinance was in place at the time of the Stay. Therefore, it cannot be used to satisfy 
the unmet need. The Plan should be amended accordingly. [Condition 12]  
 
 Also included in the Plan was a draft ordinance for overlay inclusionary 
zoning, entitled “Affordable Housing Overlay Zone”. The district applies to the 
Mountain Ridge Country Club on Block 2402, Lot 15 and Block 1500, Lot 7. There is 
a discrepancy in the acreage of the zone district: the Plan indicates the site is 186.2 
acres where the mapping and the draft ordinance submitted to this office indicate the 
district is 90 acres. The appropriate document(s) should be revised to indicate the 
correct acreage of the proposed zone district. [Condition 13] The ordinance permits 
the construction of an inclusionary townhouse and condominium development, as 
well as an associated clubhouse and recreation facilities. Utilization of an 
inclusionary overlay zone to satisfy a portion of the unmet need complies with 
COAH’s substantive rules governing vacant land adjustments, N.J.A.C. 5:93-4.2(h). 
 
 The draft Affordable Housing Overlay ordinance requires a maximum density 
of 5.5 dwelling units an acre and an affordable housing set-aside of 17.5% if all 
affordable units are for-sale or 15% if all affordable units are for-rent. While this is in 
compliance with COAH’s general rules regarding zoning for inclusionary 
development, N.J.A.C. 5:93-5.6(d), it does not meet N.J.A.C. 5:93-5.6(b)1., which 
states the following:  
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“When a municipality is receiving an adjustment pursuant to N.J.A.C.5:93-
4.2, the municipality shall be required to zone inclusionary sites at a 
minimum gross density of six (6) units per acre with a 20 percent set-aside.” 

 In order for this zone district to contribute toward the unmet need, West 
Caldwell should revise the draft ordinance to increase the minimum gross density to 
6 dwelling units per acre or provide a planning rationale for the 5.5 units per acre 
proposal. The 15% set-aside for affordable rental housing is in line with COAH rules; 
if the density is increased to 6 units per acre the set-aside fro for-sale affordable 
housing should be 20%. [Condition 14]  
 

Fair Share Documents 
 
 West Caldwell has included a draft Affordable Housing Ordinance, which 
governs all affordable housing units in the Township. I have reviewed the ordinance 
against the Uniform Housing Affordability Control rules, N.J.A.C. 5:80-26.1 et. al. 
(hereinafter “UHAC”), and offer the following comments: 

1. Section 20-27.5 should be revised for compliance with the 
Administrative Agent’s responsibilities listed in the UHAC rules, 
N.J.A.C. 5:80-26.14. [Condition 15] The Township’s ordinance does not 
include all of the required responsibilities. Additionally, the Township 
may wish to amend the Ordinance to state that it intends to contract 
with an experienced affordable housing administrator who will carry 
out a specified portion of the responsibilities listed in N.J.A.C. 5:80-
26.14. 

2. Section 20-27.7.A.14.C. should be revised to eliminate the standard of 
occupancy that eligible households must comply with which states, 
“Unrelated adults or person of the opposite sex other than husband 
and wife in separate bedrooms.”. [Condition 16] 

3. Section 20-27.9.B.3. and Section 20-27.11.A. should be amended to 
eliminate reference to COAH’s second round rules, N.J.A.C. 5:93, and 
instead reference the UHAC rules, N.J.A.C. 5:80-26.1. et. al. [Condition 
17] This ordinance will be applicable to affordable housing units 
constructed under the third round as well as those constructed under 
the second round and should therefore reference the UHAC rules. 

4. Section 20-27.11.A. and 20-27.11.B. should be revised to indicate that 
accessory apartments and alternative living facilities with 10 year 
affordability controls are only eligible for credit if they are used to 
satisfy the second round obligation. [Condition 18] 
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Additional fair share documents should be submitted to this office for review 
before any Judgment of Repose can be perfected. These documents include the 
following: 

1. Planning Board resolution adopting the Plan. A model document can 
be found on COAH’s website under “Third Round Resources”. 
[[Condition 19] 

2. Governing Body resolution endorsing the Plan and requesting a 
Judgment of Repose. A model document can be found on COAH’s 
website under “Third Round Resources”. [[Condition 20] 

3. Spending Plan. Please note that the Township may not spend money 
from the Affordable Housing Trust Fund until the Court has approved 
a Spending Plan. A model document can be found on COAH’s website 
under “Third Round Resources”. [[Condition 21] 

4. Governing Body resolution requesting approval of a spending plan.  A 
model document can be found on COAH’s website under “Third 
Round Resources”. [[Condition 22] 

5. Escrow Agreement for the Affordable Housing Trust Fund between 
The Township, COAH and the bank. This document should be 
submitted to COAH for its review and approval. A model document 
can be found on COAH’s website under “Third Round Resources”. 
[Condition 23] 

6. Governing Body resolution of intent to bond for any shortfall.  
[Condition 24] 

7. Ordinance establishing the position of Housing Liaison. A model 
document can be found on COAH’s website under “Third Round 
Resources”. [[Condition 25] 

8. Resolution appointing a municipal staff member to the position of 
Housing Liaison. A model document can be found on COAH’s website 
under “Third Round Resources”. [[Condition 26] 

9. If necessary, an executed contract with an administrative entity that 
will administer the Township’s affordable housing programs. 
[Condition 27] 

10. Updated service list.  [Condition 28] 
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Summary 
 
 In accordance with the following table, if all of the alternative living facilities 
have a minimum of 10 year affordability controls in place and meet COAH’s other 
requirements West Caldwell will actually exceed its 18 unit RDP using the four 
alternative living facilities and the 2 unit RCA.  
 

Project 

R
en

ta
l 

Se
ni

or
 

Units 
2nd  

Round 
Bonus 

2nd 
Round 
Credits 

Alternative living arrangements 

 Universal Institute Inc. x  5 0 5 

 
Association of Retarded Citizens of Essex 
County x  5 0 5 

 
Jewish Services for the Developmentally 
Disabled (Passaic Avenue) x  4 0 4 

 
Jewish Services for the Developmentally 
Disabled (Essex Place) x  4 0 4 

Regional Contribution Agreement 

 City of Orange   2 0 2 

Total   20 0 20 

 
 However, if one or more of the alternative living facilities is not eligible for 
credit, West Caldwell may be deficient in meeting the 18 unit RDP. It may be possible 
to use rental bonus credits to offset any deficit; however, this cannot be determined 
until additional documentation on these facilities is submitted.  
 
 The Township should revise the Plan to reflect those alternative living 
facilities which are eligible for credit. [Condition 19] 
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5.0 CONCLUSION 

 This report to the Superior Court has evaluated the fairness of a Settlement 
Agreement among the parties in the Villas at West Caldwell v. the Township of West 
Caldwell matter and the compliance of the Township’s Housing Plan Element with 
COAH’s substantive rules, N.J.A.C. 5:93 and with the Mount Laurel doctrine.  I find 
that the Settlement Agreement is fair to the interests of low and moderate income 
households and recommend it to the Court for Approval.  As for the Township’s 
Housing Element and Fair Share Plan, I endorse those documents for the Court’s 
approval subject to 29 conditions which are set forth in this report.  In consideration 
of the Appellate Division Decision, In the Matter of the Adoption of N.J.A.C. 5:94 and 
5:95 by the New Jersey Council on Affordable Housing, I further recommend that any 
Court approval be conditioned upon West Caldwell Township submitting a third 
round Housing Element and Fair Share Plan within such time frame as COAH 
provides for municipalities under its jurisdiction to comply. This timeframe will be 
set forth in COAH’s revised rules, which are anticipated to be released at the end of 
2007. 
 
 
 
 
 
 
 
 

W:\5000's\Court Master Towns\5380 West Caldwell\Master's Report 08-23-07.doc 





W
es

t C
al

dw
el

l
Va

ca
nt

 La
nd

 In
ve

nt
or

y
05

/0
7/

20
20

Ve
rs

io
n 

11

Bl
oc

k
Lo

t
Ad

dr
es

s
O

w
ne

r
Cl

as
s

Pl
an

ni
ng

 
Ar

ea
Zo

ni
ng

Se
w

er
To

ta
l 

Ac
re

s
Co

ns
tr

ai
ne

d 
Ac

re
s

Bu
ild

ab
le

 
Ac

re
s

Co
ns

tr
ai

nt
 D

es
cr

ip
tio

n
Co

m
m

en
ts

Un
its

/A
cr

e
In

cl
ud

e 
in

 
RD

P
Po

te
nt

ia
l 

Un
its

RD
P

10
1

35
FO

RE
ST

 A
VE

NU
E

TO
W

NS
HI

P 
OF

 W
ES

T 
CA

LD
W

EL
L

15
C

PA
1

R-
4

Ye
s

0.
46

0.
00

0.
46

St
re

am
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

10
2

7
M

O
UN

TA
IN

 A
VE

NU
E

TO
W

NS
HI

P 
O

F 
W

ES
T 

CA
LD

W
EL

L
15

C
PA

1
R-

4
Ye

s
10

.4
4

5.
40

5.
04

St
ee

p 
Sl

op
es

, W
at

er
 

to
w

er
 a

nd
 a

ss
oc

ia
te

d 
pi

pe
 sy

st
em

Po
te

nt
ia

l D
ev

el
op

m
en

t
8

Ye
s

40
.3

8.
1

20
8

11
10

1 
FO

RE
ST

 A
VE

NU
E

GA
BR

IE
L G

EO
RG

E
1

PA
1

R-
4

Ye
s

0.
28

0.
00

0.
28

St
re

am
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

30
4

10
51

 E
LM

W
OO

D 
TE

RR
AC

E
GA

RD
NE

R 
JA

M
ES

 F
 &

 K
EL

LY
 L

1
PA

1
R-

4
Ye

s
0.

15
0.

00
0.

15
 

Po
te

nt
ia

l I
nf

ill
 D

ev
el

op
m

en
t

No
 

 
40

0
18

 
 

1
PA

1
R-

4
Ye

s
0.

02
0.

00
0.

02
 

Un
de

rs
ize

d
No

 
 

50
6

18
 

 
1

PA
1

R-
4

Ye
s

0.
18

0.
00

0.
18

 
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

50
6

27
22

 LA
UR

EL
 P

LA
CE

HO
W

LE
Y 

JO
SE

PH
 &

 N
AN

CY
1

PA
1

R-
4

Ye
s

0.
16

0.
00

0.
16

 
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

80
1

41
12

2 
RA

VI
NE

 A
VE

NU
E

BO
RO

UG
H 

O
F 

ES
SE

X 
FE

LL
S

1
PA

1
R-

4
Ye

s
0.

20
0.

00
0.

20
 

Pu
bl

ic 
Ut

ili
ty

No
 

 
80

3
21

8 
GR

AY
 S

TR
EE

T
BO

RO
UG

H 
O

F 
ES

SE
X 

FE
LL

S
1

PA
1

R-
4

Ye
s

0.
16

0.
00

0.
16

 
Pu

bl
ic 

Ut
ili

ty
No

 
 

80
3

25
GR

AY
 S

TR
EE

T
BO

RO
UG

H 
O

F 
ES

SE
X 

FE
LL

S
1

PA
1

R-
4

Ye
s

0.
15

0.
00

0.
15

 
Pu

bl
ic 

Ut
ili

ty
No

 
 

90
0

5
14

5 
RA

VI
NE

 A
VE

NU
E

TO
W

NS
HI

P 
O

F 
W

ES
T 

CA
LD

W
EL

L
15

C
PA

1
R-

4
Ye

s
0.

27
0.

00
0.

27
 

Po
te

nt
ia

l I
nf

ill
 D

ev
el

op
m

en
t

No
 

 
90

1
3

W
OO

DS
ID

E 
AV

EN
UE

TO
W

NS
HI

P 
OF

 W
ES

T 
CA

LD
W

EL
L

15
C

PA
1

R-
3

Ye
s

0.
20

0.
00

0.
20

 
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

90
1

20
GR

OV
E 

ST
RE

ET
TO

W
NS

HI
P 

OF
 W

ES
T 

CA
LD

W
EL

L
15

C
PA

1
R-

3
Ye

s
0.

33
0.

00
0.

33
W

et
la

nd
s

Po
te

nt
ia

l I
nf

ill
 D

ev
el

op
m

en
t

No
 

 
90

1
22

ST
ON

YB
RO

OK
 R

OA
D

BO
RO

UG
H 

OF
 E

SS
EX

 F
EL

LS
1

PA
1

R-
2

Ye
s

0.
32

0.
00

0.
32

 
Pu

bl
ic 

Ut
ili

ty
No

 
 

11
01

42
13

8 
FA

IR
FI

EL
D 

AV
EN

UE
TO

W
NS

HI
P 

O
F 

W
ES

T 
CA

LD
W

EL
L

15
C

PA
1

R-
3

Ye
s

0.
26

0.
00

0.
26

 
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

11
01

59
FA

IR
FI

EL
D 

AV
EN

UE
GR

EA
T 

NO
TC

H 
VI

LL
AG

E 
AS

SO
CI

AT
ES

1
PA

1
R-

3
Ye

s
2.

59
1.

44
1.

15
St

re
am

, W
et

la
nd

s
In

clu
de

d 
in

 P
rio

r R
ou

nd
 R

DP
No

 
 

11
01

60
FA

IR
FI

EL
D 

AV
EN

UE
GR

EA
T 

NO
TC

H 
VI

LL
AG

E 
AS

SO
CI

AT
ES

1
PA

1
R-

3
Ye

s
2.

14
1.

01
1.

12
St

re
am

, W
et

la
nd

s
In

clu
de

d 
in

 P
rio

r R
ou

nd
 R

DP
No

 
 

12
01

2
PA

SS
AI

C 
AV

EN
UE

H 
LA

NE
 E

NT
ER

PR
IS

ES
1

PA
1

M
-1

Ye
s

7.
91

6.
74

1.
17

SF
HA

, S
tr

ea
m

, W
et

la
nd

s

A 
st

re
am

 a
nd

 w
et

la
nd

s b
ise

ct
 th

e 
pa

rc
el

.T
he

re
 a

re
 

th
re

e 
ar

ea
s f

re
e 

of
 e

nv
iro

nm
en

ta
l c

on
st

ra
in

ts
. T

he
 

fir
st

 is
 a

lo
ng

 P
as

sa
ic 

Av
en

ue
 a

nd
 co

nt
ai

ns
 0

.0
59

 
ac

re
s. 

Th
e 

se
co

nd
 is

 la
nd

lo
ck

ed
 a

nd
 co

nt
ai

ns
 0

.8
67

 
ac

re
s. 

Th
e 

th
ird

 is
 a

lo
ng

 th
e 

re
ar

 lo
t l

in
e 

an
d 

is 
la

nd
 

lo
ck

ed
 co

nt
ai

ni
ng

 0
.2

2 
ac

re
s.

No
 

 

12
01

3
78

0 
PA

SS
AI

C 
AV

EN
UE

KE
AR

NY
 F

ED
ER

AL
 S

AV
IN

GS
 B

AN
K

1
PA

1
M

-1
Ye

s
3.

60
2.

56
1.

04
SF

HA
, W

et
la

nd
s

Po
te

nt
ia

l D
ev

el
op

m
en

t
8

Ye
s

8.
3

1.
7

12
01

21
FA

IR
FI

EL
D 

AV
EN

UE
 R

EA
R

CA
LI

 LE
SH

OW
IT

Z 
DA

UN
NO

 E
T 

AL
1

PA
1

R-
3A

Ye
s

10
.6

9
8.

75
1.

94
SF

HA
, S

tr
ea

m
, W

et
la

nd
s

In
ac

ce
ss

ib
le

No
 

 
13

00
6

78
3 

PA
SS

AI
C 

AV
EN

UE
TI

GE
R 

TE
NN

IS
 H

OL
DI

NG
 C

OM
PA

NY
, L

LC
1

PA
1

M
-1

Ye
s

0.
22

0.
00

0.
22

 
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

13
00

11
25

6 
FA

IR
FI

EL
D 

AV
EN

UE
TO

W
NS

HI
P 

O
F 

W
ES

T 
CA

LD
W

EL
L

15
C

PA
1

M
-1

Ye
s

0.
89

0.
75

0.
14

SF
HA

Po
te

nt
ia

l I
nf

ill
 D

ev
el

op
m

en
t

No
 

 
15

02
1

75
 C

LI
NT

ON
 R

OA
D

SU
BU

RB
AN

 C
O

RP
1

PA
1

M
-2

Ye
s

2.
87

0.
25

2.
62

W
et

la
nd

s
Po

te
nt

ia
l D

ev
el

op
m

en
t

Ye
s

25
.0

5.
0

16
00

1
12

13
 B

LO
O

M
FI

EL
D 

AV
EN

UE
W

AR
RE

N 
M

AN
UF

AC
TU

RI
NG

1
PA

1
B-

3
Ye

s
2.

16
1.

82
0.

34
SF

HA
, W

et
la

nd
s

Po
te

nt
ia

l I
nf

ill
 D

ev
el

op
m

en
t

No
 

 
16

00
2

11
91

 B
LO

O
M

FI
EL

D 
AV

EN
UE

DE
GU

ZM
AN

 D
AN

IL
O

 &
 D

AI
SY

1
PA

1
B-

3
Ye

s
1.

06
0.

99
0.

07
SF

HA
En

vi
ro

nm
en

ta
lly

 C
on

st
ra

in
ed

No
 

 

16
00

3
11

83
 B

LO
O

M
FI

EL
D 

AV
EN

UE
GI

ZM
O

 R
EA

LT
Y 

LL
C

1
PA

1
B-

3
Ye

s
1.

10
0.

20
0.

90
SF

HA
Po

te
nt

ia
l D

ev
el

op
m

en
t

8
Ye

s
7.

2
1.

4

17
00

2
12

00
 B

LO
O

M
FI

EL
D 

AV
EN

UE
CA

RA
NT

 LT
D 

PA
RT

NE
RS

HI
P

3B
PA

1
B-

3
Ye

s
1.

72
0.

27
1.

46
SF

HA
, W

et
la

nd
s

Po
te

nt
ia

l D
ev

el
op

m
en

t
-

Ye
s

40
8.

0

17
00

9
11

64
 B

LO
O

M
FI

EL
D 

AV
EN

UE
CA

RA
NT

 LT
D 

PA
RT

NE
RS

HI
P

3B
PA

1
OP

No
3.

32
2.

73
0.

59
SF

HA
, W

et
la

nd
s

In
ac

ce
ss

ib
le

No
 

 
17

00
10

BL
OO

M
FI

EL
D 

AV
EN

UE
PI

O
 C

O
ST

A,
 A

NT
HO

NY
 II

I
3B

PA
1

OP
No

12
.5

7
7.

53
5.

05
SF

HA
, W

et
la

nd
s

In
ac

ce
ss

ib
le

No
 

 
17

00
11

BL
OO

M
FI

EL
D 

AV
EN

UE
CA

RA
NT

 LT
D 

PA
RT

NE
RS

HI
P

3B
PA

1/
PA

5
OP

No
11

.7
4

11
.7

1
0.

03
SF

HA
, W

et
la

nd
s

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

17
00

14
BL

OO
M

FI
EL

D 
AV

EN
UE

PI
O

 C
O

ST
A,

 A
NT

HO
NY

 II
I

3B
PA

5
OP

No
6.

64
6.

64
0.

00
SF

HA
, S

tr
ea

m
, W

et
la

nd
s

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

17
00

15
 

 
1

PA
5

OP
No

0.
22

0.
17

0.
04

SF
HA

, W
et

la
nd

s
En

vi
ro

nm
en

ta
lly

 C
on

st
ra

in
ed

No
 

 
17

00
16

HA
TF

IE
LD

 S
W

AM
P

CA
RA

NT
 LT

D 
PA

RT
NE

RS
HI

P
3B

PA
5

OP
No

18
.3

3
16

.0
7

2.
26

SF
HA

, S
tr

ea
m

, W
et

la
nd

s
In

ac
ce

ss
ib

le
No

 
 

17
00

17
 

 
1

PA
5

OP
No

0.
13

0.
09

0.
04

SF
HA

, W
et

la
nd

s
En

vi
ro

nm
en

ta
lly

 C
on

st
ra

in
ed

No
 

 
18

13
8

55
 P

AR
KV

IE
W

 A
VE

NU
E

TO
W

NS
HI

P 
O

F 
W

ES
T 

CA
LD

W
EL

L
15

C
PA

1
R-

4
No

0.
14

0.
03

0.
11

SF
HA

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

19
00

14
28

 D
IS

TL
ER

 A
VE

NU
E

ES
SE

X 
FI

EL
DS

 IN
C

1
PA

1
R-

4
Ye

s
0.

05
0.

00
0.

05
 

Un
de

rs
ize

d
No

 
 

19
03

5
BL

O
O

M
FI

EL
D 

AV
EN

UE
 R

EA
R

SR
 B

LO
O

M
FI

EL
D 

PR
O

PE
RT

IE
S 

LL
C

1
PA

1
OS

No
10

.2
0

8.
79

1.
41

SF
HA

, S
tr

ea
m

, W
et

la
nd

s
In

ac
ce

ss
ib

le
No

 
 

19
03

6
BL

OO
M

FI
EL

D 
AV

EN
UE

TO
W

NS
HI

P 
O

F 
W

ES
T 

CA
LD

W
EL

L
15

C
PA

1
OS

No
19

.7
8

13
.8

0
5.

98
SF

HA
, S

tr
ea

m
, W

et
la

nd
s

Po
te

nt
ia

l D
ev

el
op

m
en

t (
5.

98
 a

cr
es

 d
ev

el
op

ab
le

 p
er

 
Sp

ec
ia

l M
as

te
r C

at
on

)
10

Ye
s

59
.8

12
.0

19
03

7
AL

DR
IN

 D
RI

VE
TO

W
NS

HI
P 

O
F 

W
ES

T 
CA

LD
W

EL
L

15
C

PA
1

OS
No

2.
83

2.
73

0.
11

SF
HA

, W
et

la
nd

s
En

vi
ro

nm
en

ta
lly

 C
on

st
ra

in
ed

No
 

 

20
00

2
47

5 
PA

SS
AI

C 
AV

EN
UE

VI
LL

AS
 A

T 
W

ES
T 

CA
LD

W
EL

L L
LC

1
PA

1
R-

3/
R-

3-
A 

- R
-3

C
No

15
.5

3
14

.6
3

0.
91

SF
HA

, W
et

la
nd

s
Co

ns
tr

uc
te

d 
De

ve
lo

pm
en

t, 
In

clu
de

d 
in

 P
rio

r R
ou

nd
 

RD
P

No
 

 

20
00

3
50

9 
PA

SS
AI

C 
AV

EN
UE

VI
LL

AS
 A

T 
W

ES
T 

CA
LD

W
EL

L L
LC

1
PA

1
R-

3/
R-

3-
A 

- R
-3

C
Ye

s
2.

53
2.

05
0.

48
SF

HA
, S

tr
ea

m
, W

et
la

nd
s

Co
ns

tr
uc

te
d 

De
ve

lo
pm

en
t, 

In
clu

de
d 

in
 P

rio
r R

ou
nd

 
RD

P
No

 
 

20
00

5
51

7 
PA

SS
AI

C 
AV

EN
UE

VI
LL

AS
 A

T 
W

ES
T 

CA
LD

W
EL

L L
LC

1
PA

1
R-

3/
R-

3-
A 

- R
-3

C
Ye

s
3.

04
1.

34
1.

70
SF

HA
, S

tr
ea

m
, W

et
la

nd
s

Co
ns

tr
uc

te
d 

De
ve

lo
pm

en
t, 

In
clu

de
d 

in
 P

rio
r R

ou
nd

 
RD

P
No

 
 Pa

ge
 1

 o
f 3



W
es

t C
al

dw
el

l
Va

ca
nt

 La
nd

 In
ve

nt
or

y
05

/0
7/

20
20

Ve
rs

io
n 

11

Bl
oc

k
Lo

t
Ad

dr
es

s
O

w
ne

r
Cl

as
s

Pl
an

ni
ng

 
Ar

ea
Zo

ni
ng

Se
w

er
To

ta
l 

Ac
re

s
Co

ns
tr

ai
ne

d 
Ac

re
s

Bu
ild

ab
le

 
Ac

re
s

Co
ns

tr
ai

nt
 D

es
cr

ip
tio

n
Co

m
m

en
ts

Un
its

/A
cr

e
In

cl
ud

e 
in

 
RD

P
Po

te
nt

ia
l 

Un
its

RD
P

20
00

6
52

1 
PA

SS
AI

C 
AV

EN
UE

VI
LL

AS
 A

T 
W

ES
T 

CA
LD

W
EL

L L
LC

1
PA

1
R-

3/
R-

3-
A 

- R
-3

C
No

7.
21

3.
18

4.
03

St
re

am
, W

et
la

nd
s

Co
ns

tr
uc

te
d 

De
ve

lo
pm

en
t, 

In
clu

de
d 

in
 P

rio
r R

ou
nd

 
RD

P
No

 
 

20
00

11
7 

KI
RK

PA
TR

IC
K 

LA
NE

BL
UM

EN
FE

LD
 LO

UI
S 

ET
 A

L
1

PA
1

R-
3/

R-
3-

A 
- R

-3
C

Ye
s

0.
15

0.
00

0.
15

 
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

20
00

12
9 

KI
RK

PA
TR

IC
K 

LA
NE

BL
UM

EN
FE

LD
 LO

UI
S 

ET
 A

L
1

PA
1

R-
3/

R-
3-

A 
- R

-3
C

Ye
s

0.
20

0.
00

0.
20

 
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

20
00

20
PA

SS
AI

C 
AV

EN
UE

BE
LL

 A
LE

XA
ND

ER
 M

1
PA

1
R-

3/
R-

3-
A 

- R
-3

C
No

0.
21

0.
15

0.
06

St
re

am
, W

et
la

nd
s

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

21
01

4
80

6 
BL

OO
M

FI
EL

D 
AV

EN
UE

BL
O

O
M

FI
EL

D 
80

4/
81

0 
LL

C
1

PA
1

B-
3

Ye
s

0.
34

0.
00

0.
34

 
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

21
01

8
53

6 
PA

SS
AI

C 
AV

EN
UE

CL
AR

EM
O

NT
 S

UP
ER

M
AR

KE
T 

PA
RT

NE
RS

 LL
C

1
PA

1
R-

3
Ye

s
0.

48
0.

00
0.

48
 

In
clu

de
d 

in
 P

rio
r R

ou
nd

 R
DP

No
 

 
21

01
9

52
4 

PA
SS

AI
C 

AV
EN

UE
CL

AR
EM

O
NT

 S
UP

ER
M

AR
KE

T 
PA

RT
NE

RS
 LL

C
1

PA
1

R-
3

Ye
s

1.
04

0.
00

1.
04

 
In

clu
de

d 
in

 P
rio

r R
ou

nd
 R

DP
No

 
 

21
01

10
52

0 
PA

SS
AI

C 
AV

EN
UE

CL
AR

EM
ON

T 
SU

PE
RM

AR
KE

T 
PA

RT
NE

RS
 LL

C
1

PA
1

R-
3

Ye
s

0.
38

0.
00

0.
38

 
In

clu
de

d 
in

 P
rio

r R
ou

nd
 R

DP
No

 
 

21
01

12
51

2 
PA

SS
AI

C 
AV

EN
UE

CL
AR

EM
O

NT
 S

UP
ER

M
AR

KE
T 

PA
RT

NE
RS

 LL
C

1
PA

1
R-

3
Ye

s
3.

45
1.

39
2.

06
W

et
la

nd
s

In
clu

de
d 

in
 P

rio
r R

ou
nd

 R
DP

No
 

 
22

03
33

8 
LI

DD
Y 

PL
AC

E
TO

W
NS

HI
P 

O
F 

W
ES

T 
CA

LD
W

EL
L

15
C

PA
1

R-
4

Ye
s

0.
37

0.
00

0.
37

 
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

22
03

37
M

EL
RO

SE
 P

LA
CE

TO
W

NS
HI

P 
O

F 
W

ES
T 

CA
LD

W
EL

L
15

C
PA

1
R-

4
Ye

s
0.

21
0.

00
0.

21
 

Po
te

nt
ia

l I
nf

ill
 D

ev
el

op
m

en
t

No
 

 
23

01
24

CA
NF

IE
LD

 S
TR

EE
T

TO
W

NS
HI

P 
O

F 
W

ES
T 

CA
LD

W
EL

L
15

C
PA

1
R-

4
Ye

s
0.

11
0.

00
0.

11
 

Un
de

rs
ize

d
No

 
 

23
01

25
CA

NF
IE

LD
 S

TR
EE

T
TO

W
NS

HI
P 

O
F 

W
ES

T 
CA

LD
W

EL
L

15
C

PA
1

R-
4

Ye
s

0.
18

0.
00

0.
18

 
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

24
01

10
15

 P
AR

K 
TE

RR
AC

E
BE

RG
ER

 H
EL

GA
1

PA
1

R-
4

Ye
s

0.
14

0.
08

0.
06

St
ee

p 
Sl

op
es

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

24
01

44
PA

RK
 T

ER
RA

CE
TO

W
NS

HI
P 

O
F 

W
ES

T 
CA

LD
W

EL
L

15
C

PA
1

R-
4

Ye
s

1.
66

0.
82

0.
84

St
ee

p 
Sl

op
es

Th
is 

lo
t i

s i
rr

eg
ul

ar
 in

 sh
ap

e.
 T

he
 Lo

t h
as

 a
 1

0-
fo

ot
 

w
id

e 
ac

ce
ss

, w
hi

ch
 is

 in
su

ffi
ci

en
t f

or
 m

ul
ti-

fa
m

ily
 

ac
ce

ss
.

No
 

 

25
00

11
22

0 
RU

NN
YM

ED
E 

RO
AD

TO
W

NS
HI

P 
O

F 
W

ES
T 

CA
LD

W
EL

L
15

C
PA

1
R-

4
Ye

s
1.

33
0.

78
0.

55
St

ee
p 

Sl
op

es
Th

is 
lo

t i
s t

oo
 n

ar
ro

w
 fo

r d
ev

el
op

m
en

t. 
Ad

di
tio

na
lly

, 
st

ee
p 

slo
pe

s b
ise

ct
 th

e 
sit

e.
No

 
 

25
00

15
18

6 
RU

NN
YM

ED
E 

RO
AD

BO
CK

 E
RN

ES
T 

F 
&

 M
AR

IE
 E

1
PA

1
R-

4
Ye

s
0.

24
0.

10
0.

14
St

ee
p 

Sl
op

es
Po

te
nt

ia
l I

nf
ill

 D
ev

el
op

m
en

t
No

 
 

26
08

13
30

 B
O

ND
 P

LA
CE

HO
LL

AN
D 

SU
SA

N 
L

1
PA

1
R-

4
Ye

s
0.

24
0.

00
0.

24
 

Ap
pr

ov
ed

 D
ev

el
op

m
en

t, 
Un

de
r C

on
st

ru
ct

io
n

No
 

 
26

08
15

26
 B

O
ND

 P
LA

CE
HO

LL
AN

D 
SU

SA
N 

L
1

PA
1

R-
4

Ye
s

0.
21

0.
00

0.
21

 
Ap

pr
ov

ed
 D

ev
el

op
m

en
t, 

Un
de

r C
on

st
ru

ct
io

n
No

 
 

26
08

17
20

 B
O

ND
 P

LA
CE

RY
BL

EW
SK

I G
EO

RG
E 

J &
 C

AR
O

L A
1

PA
1

R-
4

Ye
s

0.
11

0.
00

0.
11

 
Ap

pr
ov

ed
 D

ev
el

op
m

en
t, 

Un
de

r C
on

st
ru

ct
io

n
No

 
 

27
04

13
W

AL
DE

N 
PL

AC
E 

RE
AR

TO
W

NS
HI

P 
O

F 
W

ES
T 

CA
LD

W
EL

L
15

C
PA

1
R-

3
Ye

s
1.

07
0.

00
1.

07
 

In
ac

ce
ss

ib
le

No
 

 
28

02
14

.0
2

3 
HA

RR
IS

ON
 A

VE
NU

E
M

AC
 N

EA
RY

 D
O

RI
S 

F
1

PA
1

R-
3

Ye
s

3.
11

1.
58

1.
53

W
et

la
nd

s
In

clu
de

d 
in

 P
rio

r R
ou

nd
 R

DP
No

 
 

29
00

35
33

6 
PA

SS
AI

C 
AV

EN
UE

LE
HM

AN
 T

HO
M

AS
 C

 JR
1

PA
1

R-
3

Ye
s

1.
31

0.
19

1.
11

W
et

la
nd

s
Th

e 
lo

t i
s n

ar
ro

w
 a

nd
 w

et
la

nd
s j

ut
 in

to
 th

e 
sit

e.
 

Th
er

ef
or

e,
 th

e 
sit

e 
is 

on
ly

 su
ita

bl
e 

fo
r a

 si
ng

le
-fa

m
ily

 
ho

m
e.

No
 

 

31
00

6
HA

TF
IE

LD
 S

W
AM

P
TO

W
NS

HI
P 

O
F 

W
ES

T 
CA

LD
W

EL
L

15
C

PA
1/

PA
5

R-
3/

R-
3B

No
1.

65
1.

65
0.

00
SF

HA
, S

tr
ea

m
, W

et
la

nd
s

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

31
01

6
PA

SS
AI

C 
AV

EN
UE

 R
EA

R
TO

W
NS

HI
P 

O
F 

W
ES

T 
CA

LD
W

EL
L

15
C

PA
1

R-
3

No
7.

50
7.

48
0.

02
SF

HA
, W

et
la

nd
s

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

31
01

7
PA

SS
AI

C 
AV

EN
UE

 R
EA

R
LA

 M
UR

A 
AN

TH
O

NY
 &

 R
US

SO
 P

EG
GY

 L
1

PA
1

R-
3

No
1.

88
1.

88
0.

00
SF

HA
, W

et
la

nd
s

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

31
01

8
PA

SS
AI

C 
AV

EN
UE

 R
EA

R
LA

 M
UR

A 
SA

LV
AT

O
RE

 &
 M

AR
Y

1
PA

1
R-

3
No

0.
74

0.
74

0.
00

SF
HA

, W
et

la
nd

s
En

vi
ro

nm
en

ta
lly

 C
on

st
ra

in
ed

No
 

 
31

01
9

PA
SS

AI
C 

AV
EN

UE
 R

EA
R

AM
IN

 G
HA

NA
SH

YA
M

 &
 K

AI
LA

S
1

PA
1

R-
3

No
0.

98
0.

98
0.

00
SF

HA
, S

tr
ea

m
, W

et
la

nd
s

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

31
01

12
HA

TF
IE

LD
 S

W
AM

P
TO

W
NS

HI
P 

O
F 

W
ES

T 
CA

LD
W

EL
L

15
C

PA
5

OS
No

3.
79

3.
79

0.
00

SF
HA

, W
et

la
nd

s
En

vi
ro

nm
en

ta
lly

 C
on

st
ra

in
ed

No
 

 
31

01
13

PA
SS

AI
C 

AV
EN

UE
 R

EA
R

BO
RO

UG
H 

OF
 C

AL
DW

EL
L

15
C

PA
5

OS
No

18
.7

3
18

.7
3

0.
00

SF
HA

, S
tr

ea
m

, W
et

la
nd

s
En

vi
ro

nm
en

ta
lly

 C
on

st
ra

in
ed

No
 

 
32

00
3

BE
EC

HT
RE

E 
RO

AD
 R

EA
R

GA
LL

IN
SO

N 
HA

RO
LD

 E
T 

AL
1

PA
1/

PA
5

R-
3

No
2.

26
2.

26
0.

00
SF

HA
, W

et
la

nd
s

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

32
00

4
BE

EC
HT

RE
E 

RO
AD

 R
EA

R
GA

LL
IN

SO
N 

HA
RO

LD
 E

T 
AL

1
PA

1/
PA

5
R-

3
No

4.
22

3.
99

0.
23

SF
HA

, W
et

la
nd

s
In

ac
ce

ss
ib

le
No

 
 

32
00

5
BE

EC
HT

RE
E 

RO
AD

 R
EA

R
GA

LL
IN

SO
N 

HA
RO

LD
 E

T 
AL

1
PA

1
R-

3
No

7.
08

3.
78

3.
31

SF
HA

, W
et

la
nd

s
In

ac
ce

ss
ib

le
, M

r. 
Ga

lli
ns

on
 d

oe
s n

ot
 o

w
n 

an
y 

ot
he

r 
ad

ja
ce

nt
 p

ar
ce

ls 
w

ith
 st

re
et

 a
cc

es
s.

No
 

 

32
00

6
BE

EC
HT

RE
E 

RO
AD

 R
EA

R
BE

EC
HT

RE
E 

GL
EN

 IN
C

1
PA

1
R-

3
No

2.
61

2.
61

0.
00

SF
HA

, S
tr

ea
m

, W
et

la
nd

s
En

vi
ro

nm
en

ta
lly

 C
on

st
ra

in
ed

No
 

 
32

00
7

BE
EC

HT
RE

E 
RO

AD
 R

EA
R

BE
EC

HT
RE

E 
GL

EN
 IN

C
1

PA
1

R-
3

No
1.

20
0.

70
0.

51
SF

HA
, S

tr
ea

m
, W

et
la

nd
s

En
vi

ro
nm

en
ta

lly
 C

on
st

ra
in

ed
No

 
 

32
00

8
BE

EC
HT

RE
E 

RO
AD

 R
EA

R
BE

EC
HT

RE
E 

GL
EN

 IN
C

1
PA

1
R-

3
No

3.
75

3.
24

0.
51

SF
HA

, S
tr

ea
m

, W
et

la
nd

s
En

vi
ro

nm
en

ta
lly

 C
on

st
ra

in
ed

No
 

 
33

04
1

VA
N 

NE
SS

 P
LA

CE
 R

EA
R

TO
W

NS
HI

P 
O

F 
W

ES
T 

CA
LD

W
EL

L
15

C
PA

1
R-

3
No

1.
20

0.
70

0.
50

W
et

la
nd

s
In

ac
ce

ss
ib

le
No

 
 

To
ta

l
23

8.
94

59
.6

7
18

0.
6

36
.2 Pa

ge
 2

 o
f 3



W
es

t C
al

dw
el

l
Va

ca
nt

 La
nd

 In
ve

nt
or

y
05

/0
7/

20
20

Ve
rs

io
n 

11

Bl
oc

k
Lo

t
Ad

dr
es

s
O

w
ne

r
Cl

as
s

Pl
an

ni
ng

 
Ar

ea
Zo

ni
ng

Se
w

er
To

ta
l 

Ac
re

s
Co

ns
tr

ai
ne

d 
Ac

re
s

Bu
ild

ab
le

 
Ac

re
s

Co
ns

tr
ai

nt
 D

es
cr

ip
tio

n
Co

m
m

en
ts

DU
/A

cr
es

In
cl

ud
e 

in
 

RD
P

Po
te

nt
ia

l 
Un

its
RD

P

16
00

11
, 1

2 
&

 2
2

10
85

-1
09

1 
BL

O
O

M
FI

EL
D 

AV
E 

&
 2

04
 C

LI
NT

ON
 R

D
10

89
-0

1 
BL

O
O

M
FI

EL
D 

AV
E,

 LL
C;

 C
HN

AP
KO

 
FA

M
IL

Y 
L.

P 
II 

&
 2

04
 C

LI
NT

ON
 R

OA
D,

 LL
C

2
PA

1
B-

3/
R-

3
Ye

s
1.

84
0.

00
1.

84
Po

te
nt

ia
l R

ed
ev

el
op

m
en

t
Ye

s
20

.0
4.

0

16
00

23
, 2

4,
 

25
, 2

6 
&

 2
7

CL
IN

TO
N 

RO
AD

Lo
t 2

4 
w

as
 in

cl
ud

ed
 in

 th
e 

Pr
io

r R
ou

nd
 R

DP
. T

hi
s s

ite
 

w
as

 d
ev

el
op

ed
 w

ith
 a

 to
ta

l o
f 5

0 
un

its
. 4

1 
ar

e 
m

ar
ke

t-r
at

e 
an

d 
9 

ar
e 

af
fo

rd
ab

le
. T

he
re

fo
re

, t
he

 si
te

 
on

ly
 p

ro
vi

de
s a

n 
18

%
 se

t-a
sid

e,
 w

hi
ch

 sh
ou

ld
 h

av
e 

be
en

 a
 2

0%
 se

t-a
sid

e.
 Lo

t 2
4 

en
co

m
pa

ss
ed

 1
.3

5 
ac

re
s. 

Th
e 

en
tir

e 
tr

ac
t t

ot
al

ed
 6

.2
5 

ac
re

s. 
Lo

t 2
4 

w
as

 
21

.6
%

 o
f t

he
 to

ta
l t

ra
ct

 a
cr

ea
ge

. T
he

re
fo

re
, b

y 
m

ul
tip

ly
in

g 
78

.4
%

 b
y 

10
 (t

he
 n

um
be

r o
f a

ffo
rd

ab
le

 
un

its
 th

at
 sh

ou
ld

 h
av

e 
be

en
 b

ui
lt)

 re
su

lts
 in

 a
n 

RD
P 

of
 7

.8
.

Ye
s

-
7.

8

17
00

8
11

20
 B

LO
O

M
FI

EL
D 

AV
E *

DU
RK

IN
 &

 D
UR

KI
N 

RE
AL

TY
, L

LC
4A

PA
1

B-
3/

O
P

Ye
s

4.
07

0.
00

4.
07

Po
te

nt
ia

l R
ed

ev
el

op
m

en
t

30
Ye

s
12

0.
0

24
.0

To
ta

l
5.

91
5.

91
14

0.
0

35
.8

32
0.

6
72

.0

No
te

s:
SF

HA
 =

 F
EM

A 
Sp

ec
ia

l F
lo

od
 H

az
ar

d 
Ar

ea
Un

de
rs

ize
d 

= 
0 

- 0
.1

25
 a

cr
es

In
fil

l =
 0

.1
25

 - 
0.

62
5 

ac
re

s
De

ve
lo

pa
bl

e 
= 

0.
62

5 
ac

re
s a

nd
 g

re
at

er

"P
ot

en
tia

l I
nf

ill
 D

ev
el

op
m

en
t"

 m
ea

ns
 a

 si
te

 w
ith

 le
ss

 th
an

 0
.6

25
 a

cr
es

. A
 si

te
 w

ith
 le

ss
 th

an
 0

.6
25

 a
cr

es
, d

ev
el

op
ed

 a
t 8

 u
ni

ts
 to

 th
e 

ac
re

 w
ou

ld
 p

ro
du

ce
 le

ss
 th

an
 5

 to
ta

l 
un

its
. C

on
se

qu
en

tly
, a

 d
ev

el
op

m
en

t o
f l

es
s t

ha
n 

5 
to

ta
l u

ni
ts

 w
ou

ld
 n

ot
 g

en
er

at
e 

an
 a

ffo
rd

ab
le

 u
ni

t.

Re
de

ve
lo

pm
en

t

Pr
op

er
ty

 C
la

ss
 1

 =
 V

ac
an

t
Pr

op
er

ty
 C

la
ss

 1
5C

 =
 P

ub
lic

 P
ro

pe
rt

y
PA

1 
= 

M
et

ro
po

lit
an

 P
an

ni
ng

 A
re

a
PA

5 
= 

En
vi

ro
nm

en
ta

lly
 S

en
sit

iv
e 

Pl
an

ni
ng

 A
re

a

Gr
an

d 
To

ta
l *

*

He
rit

ag
e 

Si
te

 - 
Ex

ist
in

g 
In

clu
sio

na
ry

 D
ev

el
op

m
en

t

**
 N

ot
e 

th
at

 th
e 

72
-u

ni
t R

DP
 d

oe
s n

ot
 e

qu
al

 2
0%

 o
f t

he
 3

20
 P

ot
en

tia
l U

ni
ts

 si
nc

e 
th

e 
co

m
pl

et
ed

 H
er

ita
ge

 S
ite

 is
 n

ot
 in

clu
de

d 
in

 th
e 

Po
te

nt
ia

l U
ni

ts
 b

ut
 is

 in
clu

de
d 

in
 th

e 
RD

P.

* 
GI

S 
in

di
ca

te
s 3

.7
0 

ac
re

s, 
bu

t t
he

 ta
x 

ca
rd

 st
at

es
 4

.0
7 

ac
re

s. 

Pa
ge

 3
 o

f 3





Fa
irf
ie
ld

To
w
ns
hi
p

ES S
E

X
P

L

TO

B IA
P L

PARK AVE

M
IL

LE
R

 S
T

DW
IG

HT P
L

N
U

TT
IN

G
 P

L

DEBAUN DR

SANFORD AVE
PATTON D

R

W
O

O
D

RO
W

P
L

M
A

R
TI

N
 R

D

C
E

N
TR

AL
PL

NNP

DO
DGE

DR

DEDRICK PL

THURMONTRD

OATESTER

M
E

LR

OSE
PL

P
LE

A
S

A
N

T 
AV

E

FRANKLIN
 A

VE

ALDRIN
 D

R

WOODSIDEAVE

FRANCIS
PL

TE
MP

E
S

TA
TE

R

RO S E M E RE AVE

P IN
O

AK
R

D

W
E

S
TO

V
E

R
A

V
E

EASTERN
PKWY

LA
W

DR

GRAY
ST

M
ATT

DR

LA
U

R
E

LPL

PA
R

K
V

IE
W

 A
V

E

Y ORK
AV

E

OAKLAN
D

TE
R

R

D
ODD

RDFA
IR

FI
E

LD
C

R
E

S
T

HILLCRESTRD

PARK
ST

KIRKPATRICK LN

JOHNSON AVE

MILLST

ST. C
HARLES AVE

FRANCIN
E AVE

DIS
TLER AVE

IN
D

U
S

TR
IA

L
R

D

F A RRIN
G

TO
N

ST

W
O

O
DLAND

 R
D

NA
TA

LI
E

D
R

TA
Y

LO
R

D
R

LE
HIG

H
DR

RAV
IN

E
AV

E

FA
IR

FIE
LD

 P
L

ANNIN
 R

D

NJ159

BEVERLY

RD

S
TO

N
Y

B
R

O
O

K
RD

WESTOVER
DR

ESSEX
COUNTY631

H
EN

D
E

R
S

O
N

D
R

FAIR
FIE

LD
AVE

C
LI

N
TO

N
R

D

B
LO

O
M

FI
E

LD
 A

V
E

PASSAIC
 AVE

44614
S

44627

44613
S

44631

44614

44506

44613

"¬ «15
9

"¡46

R
-3

B

R
-3

A/
R

-3
C

O
S

O
P

B-
3

R
-3

R
-4

B-
3

M
-1

M
-2

O
P

R
-3

A

O
S

M
-1

R
-3

B-
1

B-
2

R
-3

R
-4

B-
1

R
-2

R
-3

R:\AllOffices\RedBank\GIS\GISPROJECTS\Municipal\U-Z\WCT\WCT015A\2020\200327apb_Business_Manu_Zones_Parcel_Analysis.mxd

Zo
ne

 D
is

tri
ct

s
R

-2
 - 

S
in

gl
e-

Fa
m

ily
 R

es
id

en
ce

R
-3

 - 
S

in
gl

e-
Fa

m
ily

 R
es

id
en

ce
R

-3
A 

- S
in

gl
e-

Fa
m

ily
 R

es
id

en
ce

 a
nd

 C
lu

st
er

R
-4

 - 
S

in
gl

e-
Fa

m
ily

 R
es

id
en

ce
B-

1 
- S

pe
ci

al
 B

us
in

es
s 

an
d 

M
ul

ti-
Fa

m
ily

 R
es

id
en

ce
B-

2 
- P

la
nn

ed
 C

om
m

er
ci

al
 S

ho
pp

in
g 

C
en

te
r

B-
3 

- G
en

er
al

 B
us

in
es

s
M

-1
 - 

Li
m

ite
d 

M
an

uf
ac

tu
rin

g
M

-2
 - 

Li
m

ite
d 

In
du

st
ry

, O
ffi

ce
 B

ui
ld

in
g 

an
d 

R
es

ea
rc

h
La

bo
ra

to
ry

O
P 

- O
ffi

ce
 a

nd
 P

ro
fe

ss
io

na
l B

ui
ld

in
g

O
S

 - 
O

pe
n 

Sp
ac

e
R

-3
B

 - 
S

in
gl

e-
Fa

m
ily

 R
es

id
en

ce
 a

nd
 C

on
tin

ui
ng

 C
ar

e
R

et
ire

m
en

t C
om

m
un

ity
R

-3
A

/R
-3

C
 - 

S
in

gl
e-

Fa
m

ily
 R

es
id

en
ce

 a
nd

 C
lu

st
er

/M
ul

tip
le

Fa
m

ily
 A

du
lt 

C
om

m
un

ity
 R

es
id

en
ce

Pa
rc

el
s 

in
 B

us
in

es
s 

(B
-2

 &
 B

-3
) a

nd
 M

an
uf

ac
tu

rin
g 

D
is

tri
ct

s
al

on
g 

B
lo

om
fie

ld
 a

nd
 P

as
sa

ic
 A

ve
nu

es
 a

nd
 n

ot
 s

pl
it-

lo
t z

on
ed

Pa
rc

el
s 

gr
ea

te
r t

ha
n 

4 
ac

re
s

Fu
tu

re
 C

on
di

tio
na

l U
se

PA
R

C
EL

 A
N

A
LY

SI
S

O
F 

B
U

SI
N

ES
S

(B
-2

 &
 B

-3
) A

N
D

M
A

N
U

FA
C

TU
R

IN
G

D
IS

TR
IC

TS

1 
in

ch
 =

 9
00

 fe
et

0
45

0
90

0 Fe
et

±

M
ar

ch
 2

02
0

TO
W

N
SH

IP
O

F
W

ES
T 

C
A

LD
W

EL
L

ES
S

E
X

 C
O

U
N

TY
N

E
W

 J
E

R
S

E
Y

Th
is

 m
ap

 w
as

 d
ev

el
op

ed
 u

si
ng

 N
JD

EP
 a

nd
C

ou
nt

y 
G

IS
 d

ig
ita

l 
da

ta
, 

bu
t 

th
is

 s
ec

on
da

ry
pr

od
uc

t h
as

 n
ot

 b
ee

n 
ve

rif
ie

d 
by

 N
JD

EP
 a

nd
 is

no
t s

ta
te

-a
ut

ho
riz

ed
.





Re
nt

s*
*

Sa
le

s*
**

Re
gi

on
 1

M
ed

ia
n

$6
7,

16
6

$7
1,

96
4

$7
6,

76
1

$8
6,

35
7

$9
5,

95
2

$9
9,

79
0

$1
03

,6
28

$1
11

,3
04

$1
18

,9
80

$1
26

,6
56

M
od

er
at

e
$5

3,
73

3
$5

7,
57

1
$6

1,
40

9
$6

9,
08

5
$7

6,
76

1
$7

9,
83

2
$8

2,
90

2
$8

9,
04

3
$9

5,
18

4
$1

01
,3

25
Lo

w
$3

3,
58

3
$3

5,
98

2
$3

8,
38

1
$4

3,
17

8
$4

7,
97

6
$4

9,
89

5
$5

1,
81

4
$5

5,
65

2
$5

9,
49

0
$6

3,
32

8
Ve

ry
 Lo

w
$2

0,
15

0
$2

1,
58

9
$2

3,
02

8
$2

5,
90

7
$2

8,
78

6
$2

9,
93

7
$3

1,
08

8
$3

3,
39

1
$3

5,
69

4
$3

7,
99

7
Re

gi
on

 2
M

ed
ia

n
$7

3,
85

7
$7

9,
13

2
$8

4,
40

8
$9

4,
95

9
$1

05
,5

10
$1

09
,7

30
$1

13
,9

51
$1

22
,3

91
$1

30
,8

32
$1

39
,2

73
M

od
er

at
e

$5
9,

08
5

$6
3,

30
6

$6
7,

52
6

$7
5,

96
7

$8
4,

40
8

$8
7,

78
4

$9
1,

16
0

$9
7,

91
3

$1
04

,6
66

$1
11

,4
18

Lo
w

$3
6,

92
8

$3
9,

56
6

$4
2,

20
4

$4
7,

47
9

$5
2,

75
5

$5
4,

86
5

$5
6,

97
5

$6
1,

19
6

$6
5,

41
6

$6
9,

63
6

Ve
ry

 Lo
w

$2
2,

15
7

$2
3,

74
0

$2
5,

32
2

$2
8,

48
8

$3
1,

65
3

$3
2,

91
9

$3
4,

18
5

$3
6,

71
7

$3
9,

25
0

$4
1,

78
2

Re
gi

on
 3

M
ed

ia
n

$8
3,

65
0

$8
9,

62
5

$9
5,

60
0

$1
07

,5
50

$1
19

,5
00

$1
24

,2
80

$1
29

,0
60

$1
38

,6
20

$1
48

,1
80

$1
57

,7
40

M
od

er
at

e
$6

6,
92

0
$7

1,
70

0
$7

6,
48

0
$8

6,
04

0
$9

5,
60

0
$9

9,
42

4
$1

03
,2

48
$1

10
,8

96
$1

18
,5

44
$1

26
,1

92
Lo

w
$4

1,
82

5
$4

4,
81

3
$4

7,
80

0
$5

3,
77

5
$5

9,
75

0
$6

2,
14

0
$6

4,
53

0
$6

9,
31

0
$7

4,
09

0
$7

8,
87

0
Ve

ry
 Lo

w
$2

5,
09

5
$2

6,
88

8
$2

8,
68

0
$3

2,
26

5
$3

5,
85

0
$3

7,
28

4
$3

8,
71

8
$4

1,
58

6
$4

4,
45

4
$4

7,
32

2
Re

gi
on

 4
M

ed
ia

n
$7

6,
46

9
$8

1,
93

1
$8

7,
39

3
$9

8,
31

7
$1

09
,2

42
$1

13
,6

11
$1

17
,9

81
$1

26
,7

20
$1

35
,4

60
$1

44
,1

99
M

od
er

at
e

$6
1,

17
5

$6
5,

54
5

$6
9,

91
5

$7
8,

65
4

$8
7,

39
3

$9
0,

88
9

$9
4,

38
5

$1
01

,3
76

$1
08

,3
68

$1
15

,3
59

Lo
w

$3
8,

23
5

$4
0,

96
6

$4
3,

69
7

$4
9,

15
9

$5
4,

62
1

$5
6,

80
6

$5
8,

99
0

$6
3,

36
0

$6
7,

73
0

$7
2,

09
9

Ve
ry

 Lo
w

$2
2,

94
1

$2
4,

57
9

$2
6,

21
8

$2
9,

49
5

$3
2,

77
2

$3
4,

08
3

$3
5,

39
4

$3
8,

01
6

$4
0,

63
8

$4
3,

26
0

Re
gi

on
 5

M
ed

ia
n

$6
7,

62
0

$7
2,

45
0

$7
7,

28
0

$8
6,

94
0

$9
6,

60
0

$1
00

,4
64

$1
04

,3
28

$1
12

,0
56

$1
19

,7
84

$1
27

,5
12

M
od

er
at

e
$5

4,
09

6
$5

7,
96

0
$6

1,
82

4
$6

9,
55

2
$7

7,
28

0
$8

0,
37

1
$8

3,
46

2
$8

9,
64

5
$9

5,
82

7
$1

02
,0

10
Lo

w
$3

3,
81

0
$3

6,
22

5
$3

8,
64

0
$4

3,
47

0
$4

8,
30

0
$5

0,
23

2
$5

2,
16

4
$5

6,
02

8
$5

9,
89

2
$6

3,
75

6
Ve

ry
 Lo

w
$2

0,
28

6
$2

1,
73

5
$2

3,
18

4
$2

6,
08

2
$2

8,
98

0
$3

0,
13

9
$3

1,
29

8
$3

3,
61

7
$3

5,
93

5
$3

8,
25

4
Re

gi
on

 6
M

ed
ia

n
$5

7,
45

8
$6

1,
56

2
$6

5,
66

6
$7

3,
87

4
$8

2,
08

3
$8

5,
36

6
$8

8,
64

9
$9

5,
21

6
$1

01
,7

82
$1

08
,3

49
M

od
er

at
e

$4
5,

96
6

$4
9,

25
0

$5
2,

53
3

$5
9,

10
0

$6
5,

66
6

$6
8,

29
3

$7
0,

91
9

$7
6,

17
3

$8
1,

42
6

$8
6,

67
9

Lo
w

$2
8,

72
9

$3
0,

78
1

$3
2,

83
3

$3
6,

93
7

$4
1,

04
1

$4
2,

68
3

$4
4,

32
5

$4
7,

60
8

$5
0,

89
1

$5
4,

17
5

Ve
ry

 Lo
w

$1
7,

23
7

$1
8,

46
9

$1
9,

70
0

$2
2,

16
2

$2
4,

62
5

$2
5,

61
0

$2
6,

59
5

$2
8,

56
5

$3
0,

53
5

$3
2,

50
5

In
co

m
e 

lim
its

 n
ot

 o
ffi

cia
lly

 a
do

pt
ed

 b
y 

th
e 

St
at

e 
of

 N
ew

 Je
rs

ey
.  

Co
nt

ac
t y

ou
r m

un
ici

pa
lit

y 
to

 se
e 

if 
ap

pl
ica

bl
e 

in
 y

ou
r j

ur
isd

ict
io

n.
 A

dd
iti

on
al

 in
fo

rm
at

io
n 

ab
ou

t A
HP

NJ
 in

co
m

e 
lim

its
 is

 p
os

te
d 

on
 A

HP
NJ

.o
rg

Pr
ep

ar
ed

 b
y 

Af
fo

rd
ab

le
 H

ou
sin

g 
Pr

of
es

sio
na

ls 
of

 N
ew

 Je
rs

ey
 (A

HP
NJ

) -
 A

pr
il 

24
, 2

02
0

Lo
w

 in
co

m
e 

ta
x 

cr
ed

it 
de

ve
lo

pm
en

ts
 m

ay
 in

cr
ea

se
 b

as
ed

 o
n 

th
e 

lo
w

 in
co

m
e 

ta
x c

re
di

t r
eg

ul
at

io
ns

.

20
20

 A
FF

O
RD

AB
LE

 H
O

US
IN

G 
RE

GI
O

NA
L I

NC
O

M
E 

LI
M

IT
S 

BY
 H

O
US

EH
O

LD
 S

IZ
E

M
od

er
at

e 
in

co
m

e 
is 

be
tw

ee
n 

80
 a

nd
 5

0 
pe

rc
en

t o
f t

he
 m

ed
ia

n 
in

co
m

e.
 Lo

w
 in

co
m

e 
is 

50
 p

er
ce

nt
 o

r l
es

s o
f m

ed
ia

n 
in

co
m

e.
 V

er
y 

lo
w

 in
co

m
e 

is 
30

 p
er

ce
nt

 o
r l

es
s o

f m
ed

ia
n 

in
co

m
e.

**
Th

is 
co

lu
m

n 
is 

us
ed

 fo
r c

al
cu

la
tin

g 
th

e 
pr

ici
ng

 fo
r r

en
t i

nc
re

as
es

 fo
r u

ni
ts

 (a
s p

re
vi

ou
sly

 ca
lcu

la
te

d 
un

de
r N

.J.
A.

C.
 5

:9
7-

9.
3 

(C
on

su
m

er
 p

ric
e 

In
de

x 
fo

r A
ll 

Ur
ba

n 
Co

ns
um

er
s (

CP
I-U

): 
Re

gi
on

s b
y 

ex
pe

nd
itu

re
 ca

te
go

ry
 a

nd
 co

m
m

od
ity

 a
nd

 se
rv

ice
 g

ro
up

). 
 La

nd
lo

rd
s w

ho
 d

id
 n

ot
 in

cr
ea

se
 re

nt
s i

n 
20

15
, 2

01
6,

 2
01

7,
 2

01
8 

or
 2

01
9 

be
ca

us
e 

of
 th

e 
la

ck
 o

f a
ut

ho
rit

y 
to

 d
o 

so
,  

m
ay

 in
cr

ea
se

 re
nt

 b
y 

up
 

to
 th

e 
ap

pl
ica

bl
e 

co
m

bi
ne

d 
pe

rc
en

ta
ge

 in
cl

ud
in

g 
20

20
 o

r 9
.0

%
 w

hi
ch

ev
er

 is
 le

ss
 in

 a
cc

or
da

nc
e 

w
ith

 N
.J.

A.
C.

 5
:9

7-
9.

3(
c)

.  
In

 n
o 

ca
se

 ca
n 

re
nt

 fo
r a

ny
 p

ar
tic

ul
ar

 a
pa

rt
m

en
t b

e 
in

cr
ea

se
d 

m
or

e 
th

an
 

on
e 

tim
e 

pe
r y

ea
r.

**
**

 T
he

 R
eg

io
na

l A
ss

et
 Li

m
it 

is 
us

ed
 in

 d
et

er
m

in
in

g 
an

 a
pp

lic
an

t's
 e

lig
ib

ili
ty

 fo
r a

ffo
rd

ab
le

 h
ou

sin
g 

pu
rs

ua
nt

 to
 N

.J.
A.

C.
 5

:8
0-

26
.1

6(
b)

3.

* 
Th

es
e 

co
lu

m
ns

 a
re

 fo
r c

al
cu

la
tin

g 
th

e 
pr

ici
ng

 fo
r o

ne
, t

w
o 

an
d 

th
re

e 
be

dr
oo

m
 sa

le
 a

nd
 re

nt
al

 u
ni

ts
 a

s p
er

 N
.J.

A.
C.

 5
:8

0-
26

.4
(a

).

1 
Pe

rs
on

*1
.5

 P
er

so
n

2 
Pe

rs
on

*3
 P

er
so

n
4 

Pe
rs

on
Re

gi
on

al
 A

ss
et

 
Li

m
it*

**
*

Be
rg

en
, H

ud
so

n,
 

Pa
ss

ai
c a

nd
 S

us
se

x

Es
se

x,
 M

or
ris

, 
Un

io
n 

an
d 

W
ar

re
n

4.
71

%

1.
01

%
1.

9%

1.
9%

M
er

ce
r, 

M
on

m
ou

th
 a

nd
 

Oc
ea

n

$1
85

,5
39

$2
02

,4
19

$2
27

,5
46

$2
05

,4
86

1.
9%

$1
79

,0
28

7.
21

%

6.
97

%
$1

53
,7

30

5.
96

%

**
* 

Th
is 

co
lu

m
n 

is 
us

ed
 fo

r c
al

cu
la

tin
g 

th
e 

pr
ici

ng
 fo

r r
es

al
e 

in
cr

ea
se

s f
or

 u
ni

ts
 (a

s p
re

vi
ou

sly
 ca

lcu
la

te
d 

un
de

r N
.J.

A.
C.

 5
:9

7-
9.

3)
.  

Th
e 

pr
ice

 o
f o

w
ne

r-o
cc

up
ie

d 
lo

w
 a

nd
 m

od
er

at
e 

in
co

m
e 

un
its

 m
ay

 
in

cr
ea

se
 a

nn
ua

lly
 b

as
ed

 o
n 

th
e 

pe
rc

en
ta

ge
 in

cr
ea

se
 in

 th
e 

re
gi

on
al

 m
ed

ia
n 

in
co

m
e 

lim
it 

fo
r e

ac
h 

ho
us

in
g 

re
gi

on
.  

In
 n

o 
ev

en
t s

ha
ll 

th
e 

m
ax

im
um

 re
sa

le
 p

ric
e 

es
ta

bl
ish

ed
 b

y 
th

e 
ad

m
in

ist
ra

tiv
e 

ag
en

t 
be

 lo
w

er
 th

an
 th

e 
la

st
 re

co
rd

ed
 p

ur
ch

as
e 

pr
ice

.

M
ax

 In
cr

ea
se

At
la

nt
ic,

 C
ap

e 
M

ay
, C

um
be

rla
nd

, 
an

d 
Sa

le
m

*4
.5

 P
er

so
n

5 
Pe

rs
on

6 
Pe

rs
on

7 
Pe

rs
on

8+
 P

er
so

n

Hu
nt

er
do

n,
 

M
id

dl
es

ex
 a

nd
 

So
m

er
se

t

1.
9%

1.
9%

0.
84

%

Bu
rli

ng
to

n,
 

Ca
m

de
n 

an
d 

Gl
ou

ce
st

er

1.
9%



 
 

Appendix B | First Amendment to FSHC Settlement 
Agreement   

 

  



1 

FIRST AMENDED AGREEMENT (FIRST AMENDMENT) TO RESOLVE ISSUES BETWEEN 
THE TOWNSHIP OF WEST CALDWELL AND FAIR SHARE HOUSING CENTER 
CONCERNING THE TOWNSHIP’S MOUNT LAUREL FAIR SHARE OBLIGATIONS AND THE 
MEANS BY WHICH THE TOWNSHIP SHALL SATISFY SAME. 

In the Matter of the Township of West Caldwell, County of Essex 
DOCKET NO.: ESX-L-4910-15 

FIRST AMENDMENT 

This First Amendment, dated __________________, 2021 (“the First Amendment”), to the 
Settlement Agreement dated June 16, 2020 (the “Original Agreement”) is made by and between: 

TOWNSHIP OF WEST CALDWELL, a municipal corporation of the State of New 
Jersey, County of Essex, having an address at 30 Clinton Road, West Caldwell, New Jersey, 07006 
(hereinafter the “Township” or “West Caldwell”);  

and FAIR SHARE HOUSING CENTER, having an address at 510 Park Boulevard, 
Cherry Hill, New Jersey 08002 (hereinafter “FSHC”) (collectively, FSHC and the Township shall 
be referred to as the “Parties”);  

 WHEREAS, the Original Agreement contemplated that the Township has sufficient 
capacity for sewer to support inclusionary development in connection with its full Third Round 
Obligation;  

WHEREAS, the Township is or has been served by two (2) sewer system: the Caldwell 
Sewer System and Two Bridges Sewerage Authority;  

WHEREAS, since the time of the Original Agreement, the Township has become aware 
that it may lack capacity to sewer its entire plan based on current known facts;  

WHEREAS, the Township has sufficient sewer capacity to accommodate all of its 
Realistic Development Potential (“RDP”) sites from its Original Agreement, except the “75 
Clinton Road Site” based on 1) its interlocal agreement with Two Bridges/Fairfield (Exhibit A); 
2) representations from Two Bridges/Fairfield regarding reservation of capacity (Exhibit B); and
3) sewer charts documenting expected flow for the inclusionary sites that will be sewered through
Two Bridges/Fairfield (Exhibit C). The Township currently lacks sufficient capacity to sewer its
unmet need sites and 75 Clinton Road;

WHEREAS, the Township seeks a hybrid durational adjustment in accordance with 
N.J.A.C. 5:93-4.3, so as to durationally adjust its unmet need only and for a limited time;  

WHEREAS, the Township is in active discussions with the Borough of Caldwell for the 
production of capacity sufficient to sewer the Township’s entire obligation through the Borough 
of Caldwell Sewer System;  

Aug. 20
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 WHEREAS, it is anticipated that the relevant Parties will be able to resolve issues 
associated with capacity from the Borough of Caldwell, which will help facilitate unmet need 
within one year or, at the latest, within the Round 3 compliance period;  
 
 WHEREAS, the Original Agreement contemplated the development of affordable 
housing, through the adoption of inclusionary zoning, at the Durkin site (Block 1700, Lot 8), 
specifically, multi-family residential up to 30 du/acre with a 20% mandatory set-aside, regardless 
of tenure, which would produce 120+/- total units with 24 affordable housing units;  
 
 WHEREAS, the Township seeks to increase density on this project, specifically by 
increasing multi-family residential up to 35 du/acre with a 20% mandatory set-aside, regardless of 
tenure, which would produce 142 total units with 28 affordable housing units;   
 
 WHEREAS, the Original Agreement contemplated the development of affordable 
housing, through the adoption of inclusionary zoning, at the Mercedes site (Block 1600, Lots 11, 
12, and 22), specifically, multi-family residential up to 12 du/acre with a 20% mandatory set-aside, 
regardless of tenure, which would produce 20+/- total units with 4 affordable housing units; 
 
 WHEREAS, the Township seeks to increase density on this project, specifically by 
increasing multi-family residential up to 20 du/acre with a 20% mandatory set-aside, regardless of 
tenure, which would produce 36 total units with 7 affordable housing units;  
 
 WHEREAS, the corresponding RDP calculations for the Durkin and Mercedes sites will 
increase, but will be offset with the additional affordable housing yield associated with the sites.  
 
 WHEREAS, in addition to durationally adjusting all unmet need mechanisms, the 
Township will also durationally adjust the 75 Clinton Road project, which will ultimately depend 
on capacity from the Borough of Caldwell.  
 
 NOW, THEREFORE, in consideration of the promises, the mutual obligations contained 
herein, and other good and valuable consideration, the receipt and sufficiency of which are hereby 
acknowledged by each of the parties, the parties hereto agree this First Amendment to the 
Settlement Agreement is as follows: 
 

I. As outlined above, the Township shall reserve and set-aside sufficient sewer 
capacity to satisfy its RDP from the Two Bridges/Fairfield system. This includes 
reserving at least as much capacity for RDP sites as documented in Exhibits B and 
C to this Amendment, except for 75 Clinton Road, which will be deferred in the 
same manner as the unmet need sites. While the Township has provided preliminary 
information regarding sewer capacity in Exhibit B, FSHC reserves the right to 
request additional, more specific information to address the requirements of 
N.J.A.C. 5:93-4.3(c) during the compliance phase of this litigation.  
 

II. The Township is entitled to a durational adjustment of its unmet need and the five 
affordable units associated with 75 Clinton Road for lack of sewer capacity to those 
sites.  The durational adjustment shall apply until the Township resolves its capacity 
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issue with the Borough of Caldwell either within one year of this Amendment or, 
at the latest, within the Round 3 Compliance Period. 

 
III. Reporting: The Township shall issue a status report as to its progress to obtain 

sewer on an annual basis beginning one year from the issuance of a final Judgment 
of Compliance and Repose in this matter. This obligation shall include information 
regarding prospective capacity. 
 

IV. In the event that the Township is unable to secure additional capacity to address its 
unmet need at the time of the first annual report described in Paragraph III above, 
the Township shall be required either to: a) make an application to the Court for a 
waiver of the requirements under N.J.A.C. 5:93-4.3.c pursuant to N.J.A.C. 5:93-
4.3.d; or b) be subjected to provisions of N.J.A.C. 5:93-4.3.c.  

 
V. In the event that a property owner within one of the overlay zones utilized to address 

the Township’s unmet need comes forward with a proposed development and any 
of the RDP sites has not moved forward (i.e., filed a site plan application), the 
parties may amend this Amendment, upon notice and an opportunity to be heard to 
interested parties, to revise the priority of sewer reservation for the RDP sites.  
 

VI. The Township shall increase the density on the Durkin Site to up to 35 du/acre with 
a 20% mandatory set-aside, regardless of tenure, which shall produce 142 total units 
including 28 affordable housing units. 

  
VII. The Township shall increase the density on the Mercedes Site to up to 20 du/acre 

with a 20% mandatory set-aside, regardless of tenure, which shall produce 36 total 
units, including 7 affordable housing units.  

 
VIII. The increased density on the Durkin and Mercedes sites increases the Township’s 

RDP from 72 to 80. 
 
IX. For issues unrelated to sewer and water, the parties agree that on July 1, 2023 there 

shall be a check-in specifically focused on the Durkin and Mercedes sites discussed 
above to ascertain whether these developments still create a realistic opportunity 
for the development of affordable housing. In the event these sites are determined 
to no longer create a realistic opportunity for affordable housing the parties agree 
that it may be revised and/or replaced at that time.  

 
X. The Parties acknowledge that this First Amendment is subject to approval at a duly 

noticed Fairness Hearing or a Joint Fairness and Compliance Hearing. 
 
XI. Nothing in this First Amendment shall impact the validity of all remaining 

provisions in the June 16, 2020 FSHC Settlement Agreement.  
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All notices required under this Agreement ("Notice[s]") shall be written and shall be served 
upon the Township and FSHC by certified mail, return receipt requested, or by a 
recognized overnight or by a personal carrier.  In addition, where feasible (for example, 
transmittals of less than fifty pages) shall be served by facsimile or e-mail.  All Notices 
shall be deemed received upon the date of delivery.  Delivery shall be affected as follows, 
subject to change as to the person(s) to be notified and/or their respective addresses upon 
WeQ (10) da\V¶ QRWLce aV SURYLded KeUeLQ: 

TO FSHC: Adam Gordon, Esq. 
Fair Share Housing Center 
510 Park Boulevard 
Cherry Hill, NJ  08002 
Phone: (856) 665-5444  
Telecopier: (856) 663-8182   
Email: adamgordon@fairsharehousing.org 

TO THE TOWNSHIP: Michael J. Edwards, Esq.  
Surenian, Edwards & Nolan LLC 
311 Broadway, Suite A 
Point Pleasant Beach, NJ 08742 
Phone: (732) 612-3100 
Telecopier: (732) 612-3101 
Email: MJE@Surenian.com 

WITH A COPY TO THE  
TOWNSHIP ADMINISTRATOR: 

Nikole Baltycki 
Township of West Caldwell 
30 Clinton Road 
West Caldwell, NJ 07006 
Email: nbaltycki@westcaldwell.com 

In the event any of the individuals identified above has a successor, the individual identified shall 
name the successor and notify all others identified of their successor. 

IN WITNESS WHEREOF, the Parties hereto have caused this Agreement to be properly 
executed, their corporate seals affixed and attested and this Agreement to be effective as of the 
Effective Date. 

Witness/Attest: FAIR SHARE HOUSING CENTER: 

________________________________ By:  _______________________________ 
Adam Gordon, Esq. 
On Behalf of Fair Share Housing Center 
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SURENIAN, EDWARDS, BUZAK & NOLAN LLC 
311 Broadway, Suite A 
Point Pleasant Beach, NJ 08742 
(732) 612-3100 
By:  Michael J. Edwards (Attorney ID: 032112012) 
 William E. Olson (Attorney ID: 381082022) 
Attorneys for Declaratory Plaintiff, Township of West Caldwell  
 
 
 
IN THE MATTER OF THE 
APPLICATION OF THE TOWNSHIP OF 
WEST CALDWELL, COUNTY OF ESSEX 

SUPERIOR COURT OF NEW JERSEY 
    LAW DIVISION: ESSEX COUNTY 
 

DOCKET NO.: ESX-L-4910-15 
 

CIVIL ACTION - Mount Laurel 
 

FINAL ORDER OF JUDGMENT OF 
COMPLIANCE AND REPOSE  

 

THIS MATTER having been opened to the Court by Surenian, Edwards, Buzak & Nolan 

LLC, Michael Edwards, Esq. appearing on behalf of declaratory plaintiff, Township of West 

Caldwell (hereinafter “the Township”) via Declaratory Judgment seeking approval of the 

Township’s  2021 Housing Element and Fair Share Plan (hereinafter “HEFSP”) (in response to In 

Re Adoption of N.J.A.C. 5:96, 221 N.J. 1 (2015) (“Mount Laurel IV”); and the Court having held 

a properly noticed compliance hearing on September 24, 2021; and the Court having entered a 

Conditional Order of Judgment of Compliance and Repose on October 15, 2021 (hereinafter 

“Conditional JOR”), which approved the Township’s HEFSP, subject to the satisfaction of certain 

conditions set forth in Paragraph 7 and corresponding P-9 of the Conditional JOR; and since that 

time, the Township having not been able to demonstrate the credit-worthiness of the existing 

“Universal Institute” group home; and, as a result, the Township and Fair Share Housing Center 

(hereinafter “FSHC”) having entered into a consent order for a replacement mechanism to address 

the group home shortfall, which was submitted to this Court as an Emergent Compliance 

Mechanism per N.J.A.C. 5:97-8.11 and approved by the Court  on August 31, 2023; and the 

Township adopted and endorsed an amended HEFSP in January 2024, (hereinafter “Amendment”) 
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to address a condition of the Court’s August 31, 2023 approved consent order; and the Township 

having satisfied all of the other conditions; and good cause having been shown; 

IT is hereby ORDERED on this ___ day of OCTOBER, 2024, as follows: 

1. As of the date of this Judgment, the Township has satisfied all of the 5 conditions 

(Conditions 1-5) in Mary Beth Lonergan’s, PP/AICP, Special Adjudicator Report of 

September 20, 2021, pursuant to Ms. Lonergan’s Special Adjudicator Report of May 

16, 2024, and the Township is now entitled to a final judgment of compliance and 

repose (“JOR”), with no conditions remaining. 

2. Pursuant to Paragraph 3 of the Conditional JOR, the Township’s Rehabilitation Share 

is 48, the Township’s Prior Round Obligation (1987-1999) is 200, and the Township’s 

Third Round Obligation (1999-2025) is 406. The Township lacked sufficient land and 

sewer and/or water to address its prior round new construction obligation of 200. With 

a vacant land adjustment, the Township has an 18-unit realistic development potential 

(“RDP”) for the prior round. In addition, the Township lacks sufficient land and sewer 

and/or water to address its Third Round new construction obligation of 406. With a 

vacant land adjustment, the Township has an 80-unit RDP for the Third Round. After 

adjustment of the 18-unit RDP for the Prior Round and the 80-unit RDP for the Third 

Round, the Township has a combined Unmet Need (hereinafter “Unmet Need”) for 

both rounds of 508 (Prior Round Unmet Need of 182 plus Third Round Unmet Need 

of 326).   

3. Satisfaction of the Rehabilitation Obligation: The Township rehabilitated one unit 

in 2015 through the Essex County Home Improvement Program. The Township will 

continue participating in the Essex County Home Improvement Program. A 
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municipally-sponsored rehabilitation program will also be used for 8 units, which will 

be available for both sale and rental units.  

4. Satisfaction of the “RDP”, the Prior Round and Third Round Obligation: The 

Township has a Prior Round RDP of eighteen (18) units which has been satisfied as 

follows: 

Existing Prior Round RDP Credits (18-Unit RDP) 
Mechanism Credit Type Tenure Age-

Restricted 
Credit Rental 

Bonus 
ARC of Essex Alternative 

Living 
Rental   5 5 

Jewish Assoc - 7 Essex Pl Alternative 
Living 

Rental   4   

Jewish Assoc - 249 Passaic 
Ave 

Alternative 
Living 

Rental   4   

Total       13 5 
 
The Township also has a Third Round RDP of eighty (80) units which will be satisfied 

as follows: 

 

Existing Third Round RDP Credits (80-Unit RDP) 

Mechanism Credit Type Tenure 
Age-
Restricted Credit 

Rental 
Bonus 

Total 
Credit/ 
Bonus 

Heritage at West Caldwell Inclusionary 
For-
Sale  9  9 

Proposed Third Round RDP Credits (80-Unit RDP) 

Block 1700, Lots 8 (Durkin) Inclusionary Rental  28 20 48 

Block 1600, Lots 11, 12, 22 Inclusionary TBD  7  7 

Pio Costa Inclusionary TBD  8  8 
75 Clinton Road (Block 
1502, Lot 1) Inclusionary TBD  5  5 

ARC of Essex  
Alternative 
Living Rental  4  4 

Total      61 20 81 
 
In addition to the vacant land adjustment described above, the Township is also entitled 

to a durational adjustment due to lack of available sewer. With respect to its Third 
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Round RDP, the Township has sufficient sewer capacity currently to address each of 

the projects described above, except the 75 Clinton Road (Block 1502, Lot 1) site. That 

project shall thus be “deferred” or durationally adjusted in the same manner as the 

combined unmet need sites described below.  

5. Addressing the Remaining “Unmet Need”: 

The Township’s HEFSP and Amendment describe various mechanisms to address 

unmet need. Those mechanisms, and the 75 Clinton Road site, will be deferred or 

durationally adjusted until the Township resolves its capacity issue with the Borough 

of Caldwell either within one year of the date of the Amendment or, at the latest, within 

the Third Round Compliance Period (the “Durationally Adjusted Sites”). At this time, 

the current state of the Caldwell sewer litigation indicates that sewer capacity for the 

Durationally Adjusted Sites in West Caldwell has not been generated. However, within 

the Caldwell sewer litigation, a re-rating of the Caldwell sewer capacity has been 

ordered. If, after such re-rating, it is determined there is sufficient sewer capacity for 

all or part of the Durationally Adjusted Sites, then the Township shall be responsible 

for addressing, in whole or in part, the remainder of its durationally adjusted obligation.  

6. The Township has satisfied all of the conditions associated with the Conditional 

Judgment of Compliance and Repose, dated October 15, 2021, including conditions 

associated with Universal Institute since the Township and FSHC have agreed to 

remove and replace that project via Consent Order, approved September 25, 2023, to 

identify how the 4 unit gap will be addressed in its HEFSP. More specifically: 

a.  The Township solved the 4-unit gap in its HEFSP by entering into agreement 

with ARC of Essex (the “ARC Agreement”) for the acquisition/or construction 

of a four (4) bedroom group home/supportive housing facility and committed 
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at least $300,000.00 from the Township’s Affordable Housing Trust fund to 

facilitate the production of affordable housing through this use. The Township 

amended its spending plan on an emergent basis pursuant to N.J.A.C. 5:97-8.11. 

In accordance with N.J.A.C. 5:97-8.11, the Township adopted an amendment 

to its HEFSP to include the new affordable housing opportunity provided by 

the ARC group home which was adopted by the Planning Board on January 8, 

2024 and endorsed by the Governing Body on January 16, 2024. The Township 

of West Caldwell shall submit to monitoring pursuant to N.J.A.C. 5:96-11 

relating to the affordable units created herein using the affordable housing trust 

funds. Further, the ARC Agreement requires a deed restriction to maintain 

affordability of controls on the group home/supportive housing facility for a 

period of at least 30 years, which has been executed and recorded by both 

parties.  

7. This Court retains jurisdiction over this matter solely for the purposes of enforcement 

of this Judgment, the FSHC Settlement, and the FSHC Amendment.  

8. All of the other terms and conditions set forth in the Conditional JOR shall remain in 

full force and effect, including the provision in Paragraph 2 of the JOR, that the 

Township has immunity from all Mount Laurel lawsuits until July 2, 2025. 

9. A copy of this Judgment shall be considered served on all attorneys of record via filing 

on eCourts. The Township shall provide a copy of this order to the Court Adjudicator.  

 

 
__________________________________________ 

HONORABLE RICHARD T. SULES, J.S.C. 
 
( ) Opposed 
( ) Unopposed 
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SURENIAN, EDWARDS, BUZAK & NOLAN LLC 

311 Broadway, Suite A 

Point Pleasant Beach, NJ  08742 

(732) 612-3100 

By:  Michael J. Edwards: mje@surenian.com (Attorney ID: 032112012) 

Attorneys for Declaratory Plaintiff, Township of West Caldwell 

 

 

 

 

IN THE MATTER OF THE 

APPLICATION OF THE TOWNSHIP OF 

WEST CALDWELL, COUNTY OF ESSEX, 

STATE OF NEW JERSEY 

SUPERIOR COURT OF NEW JERSEY 

LAW DIVISION: ESSEX COUNTY 

 

DOCKET NO.: ESX-L-____ 

 

CIVIL ACTION  

 AFFORDABLE HOUSING  

PER DIRECTIVE # 14-24 

 

COMPLAINT FOR DECLARATORY 

RELIEF PURSUANT TO 

DIRECTIVE# 14-24 

 

 

Declaratory Plaintiff, the Township of West Caldwell, County of Essex, State of New Jersey 

(hereinafter, “West Caldwell” or the “Township”), a municipal corporation of the State of New 

Jersey, with principal offices located at 30 Clinton Road, West Caldwell, NJ, 07006, by way of this 

Declaratory Judgment Action (“DJ Action”) as authorized under Directive # 14-24 of the 

Administrative Office of the Courts, alleges and says: 

Background 

1. The Township of West Caldwell is a municipal corporation of the State of New 

Jersey. 

2. The Planning Board of the Township of West Caldwell (hereinafter, “Planning 

Board”) is a municipal agency created and organized under the Municipal Land Use Law, N.J.S.A. 

40:55D-1 et. seq., (“MLUL”), and, among other duties and obligations, is responsible for adopting 

the Housing Element and Fair Share Plan (“HEFSP") of West Caldwell’s Master Plan.  
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3. Through this DJ Action, West Caldwell seeks the following relief in relation to its 

Fourth Round (2025-2035) affordable housing obligation: (a) to secure the jurisdiction of the 

Affordable Housing Alternative Dispute Resolution Program (the “Program”) pursuant to P.L. 

2024, c.2 (hereinafter, the “Act”) and the Court, pursuant to Directive # 14-24; (b) to have the 

Program and the Court approve the Township of West Caldwell’s Present and Prospective 

affordable housing obligations as set forth in the binding resolution adopted by the Township, 

attached hereto as Exhibit 1; (c)  to have the Program and the Court approve a HEFSP to be 

adopted by the Planning Board and endorsed by the Council and issue a conditional or 

unconditional “Compliance Certification” pursuant to the Act or other similar declaration;  (d) to 

the extent it is not automatically granted pursuant to the Act, through the filing of this DJ Action 

and binding resolution, to have the Program and the Court confirm West Caldwell’s immunity 

from all exclusionary zoning litigation , including builder’s remedy lawsuits, during the pendency 

of the process outlined in the Act and for the duration of Fourth Round, i.e., through June 30, 2035; 

and (e) to have the Program and the Court take such other actions and grant such other relief  as 

may be appropriate to ensure that the Township receive and obtain all protections as afforded to it 

in complying with the requirements of the Act, including, without limitation, all immunities and 

presumptions of validity  necessary to satisfy its affordable housing obligations voluntarily without 

having to endure the expense and burdens of unnecessary third party  litigation.  

COUNT I 

 

ESTABLISHMENT OF JURISDICTION UNDER P.L.2024, C. 2 

 

4. The Township of West Caldwell repeats and realleges each and every allegation as 

set forth in the previous paragraphs of this DJ Action as if set forth herein in full. 
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5. The Act represents a major revision of the Fair Housing Act of 1985, N.J.S.A. 

52:27D-301 et seq. 

6. Among other things, the Act abolished the Council on Affordable Housing 

(hereinafter, “COAH”), and replaced it with seven retired, on recall judges designated as the 

Program. Among other things, the Act authorized the Director of the Administrative Office of the 

Courts, (hereinafter, respectively, “Director” and “AOC”) to create a framework to process 

applications for a compliance certification. 

7. On or about December 13, 2024, the Director issued Directive # 14-24, which 

among other things, required municipalities seeking compliance certification  to file an action in 

the form of a declaratory judgment complaint and Civil Case Information Statement  in the County 

in which the municipality is located within 48 hours after the municipality’s adoption of a binding 

resolution as authorized under the Act and attach a copy of said binding resolution to the DJ Action. 

8. West Caldwell adopted a binding resolution establishing its present and prospective 

affordable housing obligations within the statutory window of time set forth in the Act and in 

accordance with the methodology and formula set forth in the Act, a certified copy of which 

resolution is attached to this DJ Action as Exhibit 1.  

9. Based on the foregoing, West Caldwell has established the jurisdiction of the 

Program and the Court in regard to this DJ Action for a compliance certification as set forth 

hereinafter. 

WHEREFORE, the Township of West Caldwell seeks a declaratory judgment for the 

following relief: 

a. Declaring that the Township has established jurisdiction for the Program and 

the Court to confirm its present and prospective affordable housing needs as set 
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forth in the binding resolution attached as Exhibit 1 to this DJ Action or to adjust 

such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of the 

Township under the Act; 

c. Declaring the approval of the Township’s HEFSP subsequent to its adoption by 

the Planning Board and its endorsement by the Township Council, including, 

as appropriate and applicable, (i) a Vacant Land Adjustment predicated upon a 

lack of vacant, developable and suitable land; (ii) a Durational Adjustment 

(whether predicated upon lack of sanitary sewer or lack of water); and/or (iii) 

an adjustment predicated upon regional planning entity formulas, inputs or 

considerations, as applicable; (iv) an adjustment based on any future legislation 

that may be adopted that allows an adjustment of the affordable housing 

obligations; (v)  an adjustment based upon any ruling in litigation involving 

affordable housing obligations; and (vi) any other applicable adjustment  

permitted in accordance with the Act and/or applicable COAH regulations; 

d. Declaring that the Township continues to have immunity from all exclusionary 

zoning litigation and all litigation related to its affordable housing obligations 

as established under the Program; 

e. Declaring and issuing compliance certification and immunity from 

exclusionary zoning litigation in accordance with the Act and Directive # 14-

24 to the Township of West Caldwell for the period beginning July 1, 2025 and 

ending June 30, 2035; and 
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f. Declaring such other relief that the Program and Court deems just and proper 

within the parameters of the Act and applicable COAH regulations. 

COUNT II 

 

DETERMINATION OF THE PRESENT AND PROSPECTIVE NEED OF THE 

TOWNSHIP OF WEST CALDWELL 

 

10. West Caldwell repeats and realleges each and every allegation set forth in the 

previous paragraphs of this DJ Action as if set forth herein in full. 

11. The Act adopted the methodology to calculate every municipality’s present and 

prospective need affordable housing obligation for the Fourth Round (2025-2035) and beyond. 

12. Pursuant to the Act, a municipality desiring to participate in the Program is 

obligated to adopt a “binding resolution” determining its present and prospective affordable 

housing obligations to which it will commit based upon the methodology set forth in the Act.   

13. West Caldwell adopted a binding resolution including an expert report attached 

thereto, a copy of which resolution and expert report is attached hereto and made a part hereof as 

Exhibit 1 to this DJ Action.   

14. The binding resolution maintains that the Present (“Rehabilitation") Need 

obligation of West Caldwell is 4 units and its Prospection Need obligation is 242 units. 

15. West Caldwell seeks the approval of and confirmation by the Program and the 

Court of the Present and Prospective affordable housing obligations as set forth in the binding 

resolution attached hereto and made a part hereof as Exhibit 1 or the adjustment of those 

obligations consistent with the Act and the applicable COAH regulations. 

16. Pursuant to the binding resolution, the Township of West Caldwell reserves all 

rights to amend its affordable housing obligations in the event of a successful legal challenge, or 

legislative change, to the Act.  
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17. Pursuant to the binding resolution, West Caldwell specifically reserves the right to 

seek and obtain 1) a Vacant Land Adjustment predicated upon a lack of vacant, developable and 

suitable land; 2) a Durational Adjustment (whether predicated upon lack of sanitary sewer or lack 

of water); and/or 3) an adjustment predicated upon regional planning entity formulas, inputs or 

considerations, as applicable; 4) an adjustment based on any future legislation that may be adopted 

that allows an adjustment of the affordable housing obligations; 5)  an adjustment based upon any 

ruling in litigation involving affordable housing obligations; and 6) any other applicable 

adjustment permitted in accordance with the Act and/or applicable COAH regulations. 

WHEREFORE, the Township of West Caldwell seeks a declaratory judgment for the 

following relief: 

a. Declaring that the Township has established jurisdiction for the Program and 

the Court to confirm its present and prospective affordable housing needs as set 

forth in the binding resolution attached as Exhibit 1 to this DJ Action or to adjust 

such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of West 

Caldwell under the Act; 

c. Declaring the approval of West Caldwell’s HEFSP subsequent to its adoption 

by the Planning Board and its endorsement by the Council, including, as 

appropriate and applicable, (i) a Vacant Land Adjustment predicated upon a 

lack of vacant, developable and suitable land; (ii) a Durational Adjustment 

(whether predicated upon lack of sanitary sewer or lack of water); and/or (iii) 

an adjustment predicated upon regional planning entity formulas, inputs or 

considerations, as applicable; (iv) an adjustment based on any future legislation 
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that may be adopted that allows an adjustment of the affordable housing 

obligations; (v)  an adjustment based upon any ruling in litigation involving 

affordable housing obligations; and (vi) any other applicable adjustment  

permitted in accordance with the Act and/or applicable COAH regulations; 

d. Declaring that the Township continues to have immunity from all exclusionary 

zoning litigation and all litigation related to its affordable housing obligations 

as established under the Program; 

e. Declaring and issuing compliance certification and immunity from 

exclusionary zoning litigation in accordance with the Act and Directive # 14-

24 to West Caldwell for the period beginning July 1, 2025 and ending June 30, 

2035; and 

f. Declaring such other relief that the Program and Court deems just and proper 

within the parameters of the Act and applicable COAH regulations. 

COUNT III 

HOUSING ELEMENT AND FAIR SHARE PLAN 

18. The Township of West Caldwell repeats and realleges each and every allegation set 

forth in the previous paragraphs of this DJ Action as if set forth herein in full.  

19. Pursuant to the Act, a Housing Element and Fair Share Plan (hereinafter, 

(“HEFSP”) must be prepared adopted by the Planning Board and endorsed, by June 30, 2025.  

20. West Caldwell hereby commits for its professionals to prepare the appropriate 

HEFSP to address its affordable housing obligations, as determined by the Program and the Court 

which HEFSP shall apply as appropriate, any applicable adjustments, including, without 

limitation,  1) a Vacant Land Adjustment predicated upon a lack of vacant, developable and 
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suitable land; 2) a Durational Adjustment (whether predicated upon lack of sanitary sewer or lack 

of water); and/or 3) an adjustment predicated upon regional planning entity formulas, inputs or 

considerations, as applicable; 4) an adjustment based on any future legislation that may be adopted 

that allows an adjustment of the affordable housing obligations; 5)  an adjustment based upon any 

ruling in litigation involving affordable housing obligations; and 6) any other applicable 

adjustment  permitted in accordance with the Act and/or applicable COAH regulations. 

WHEREFORE, the Township of West Caldwell seeks a declaratory judgment for the 

following relief: 

a. Declaring that West Caldwell has established jurisdiction for the Program and 

the Court to confirm its present and prospective affordable housing needs  as 

set forth in the binding resolution attached as Exhibit 1 to this DJ Action or to 

adjust such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of West 

Caldwell under the Act; 

c. Declaring the approval of West Caldwell’s HEFSP subsequent to its adoption 

by the Planning Board and its endorsement by the Council, including, as 

appropriate and applicable, (i) a Vacant Land Adjustment predicated upon a 

lack of vacant, developable and suitable land; (ii) a Durational Adjustment 

(whether predicated upon lack of sanitary sewer or lack of water); and/or (iii) 

an adjustment predicated upon regional planning entity formulas, inputs or 

considerations, as applicable; (iv) an adjustment based on any future legislation 

that may be adopted that allows an adjustment of the affordable housing 

obligations; (v)  an adjustment based upon any ruling in litigation involving 
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affordable housing obligations; and (vi) any other applicable adjustment  

permitted in accordance with the Act and/or applicable COAH regulations; 

d. Declaring that the Township of West Caldwell continues to have immunity 

from all exclusionary zoning litigation and all litigation related to its affordable 

housing obligations as established under the Program; 

e. Declaring and issuing compliance certification and immunity from 

exclusionary zoning litigation in accordance with the Act and Directive # 14-

24 to the Township of West Caldwell for the period beginning July 1, 2025 and 

ending June 30, 2035; and 

f. Declaring such other relief that the program and Court deems just and proper 

within the parameters of the Act and applicable COAH regulations. 

COUNT IV 

CONFIRMATION OF IMMUNITY 

21. The Township of West Caldwell repeats and realleges each and every allegation set 

forth in the previous paragraphs of this declaratory judgment complaint as if set forth herein in 

full. 

22. Pursuant to the Act, a municipality that complies with the deadlines in the Act for 

both determining present and prospective affordable housing obligations affordable housing 

obligations and for adopting an appropriate HEFSP shall have immunity from exclusionary zoning 

litigation. 

23. The Township of West Caldwell has met the deadline for the adoption and filing of 

its binding resolution (and the filing of this DJ Action in accordance with Directive # 14-24) not 
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later than January 31, 2025 by adopting the binding resolution attached to this DJ Action as Exhibit 

1, and has committed to the adoption of its HEFSP by the June 30, 2025. 

24. Without waiving any judicial immunity from exclusionary zoning litigation that 

West Caldwell possesses as a result of any applicable Judgment of Compliance and Repose entered 

in favor of the Township in Round 3, West Caldwell has qualified for continued immunity under 

the Act while pursuing its certification of compliance in the instant matter. 

WHEREFORE, the Township of West Caldwell seeks a declaratory judgment for the 

following relief: 

a. Declaring that the Township has established jurisdiction for the Program and 

the Court to confirm its present and prospective affordable housing needs as set 

forth in the binding resolution attached as Exhibit 1 to this DJ Action or to adjust 

such determination consistent with the Act; 

b. Declaring the present and prospective affordable housing obligations of West 

Caldwell under the Act; 

c. Declaring the approval of West Caldwell’s HEFSP subsequent to its adoption 

by the Planning Board and its endorsement by the Council, including, as 

appropriate and applicable, (i) a Vacant Land Adjustment predicated upon a 

lack of vacant, developable and suitable land; (ii) a Durational Adjustment 

(whether predicated upon lack of sanitary sewer or lack of water); and/or (iii) 

an adjustment predicated upon regional planning entity formulas, inputs or 

considerations, as applicable; (iv) an adjustment based on any future legislation 

that may be adopted that allows an adjustment of the affordable housing 

obligations; (v)  an adjustment based upon any ruling in litigation involving 
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affordable housing obligations; and (vi) any other applicable adjustment  

permitted in accordance with the Act and/or applicable COAH regulations; 

d. Declaring that West Caldwell continues to have immunity from all exclusionary 

zoning litigation and all litigation related to its affordable housing obligations 

as established under the Program; 

e. Declaring and issuing compliance certification and immunity from 

exclusionary zoning litigation in accordance with the Act and Directive # 14-

24 to West Caldwell for the period beginning July 1, 2025 and ending June 30, 

2035; and 

f. Declaring such other relief that the Program and Court deems just and proper 

within the parameters of the Act and applicable COAH regulations. 

SURENIAN, EDWARDS, BUZAK & NOLAN LLC  

Attorneys for the Declaratory Plaintiff  

Township of West Caldwell 

 

Michael J. Edwards 
By: __________________________________ 

        Michael J. Edwards, Esq.  

 

Dated:  January 23, 2025 

 

   

 

CERTIFICATION PURSUANT TO R. 4:5-1 

Michael J. Edwards, Esq., of full age, hereby certifies as follows: 

 

1. I am a member of the Firm of Surenian, Edwards, Buzak & Nolan LLC, attorneys for 

declaratory plaintiff, Township of West Caldwell.  

2. To the best of my knowledge, there is no other action pending in any court or any 

pending arbitration proceeding of which the matter in controversy herein is the subject 
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and no such other action or arbitration proceeding is contemplated.  To the best of my 

knowledge, there are no other parties who should be joined in this action. 

3. The within Complaint was filed and served within the time prescribed by the Rules of 

Court. 

I hereby certify that the foregoing statements made by me are true.  I am aware that if any of the 

foregoing statements made by me are willfully false, I am subject to punishment. 

 

SURENIAN, EDWARDS, BUZAK & NOLAN LLC  

Attorneys for the Declaratory Plaintiff  

Township of West Caldwell 

 

Michael J. Edwards 
By: __________________________________ 

        Michael J. Edwards, Esq.  

 

Dated:  January 23, 2025 

 

 

DESIGNATION OF TRIAL COUNSEL 

 

 Pursuant to R. 4:25-4, notice is hereby given that Michael J. Edwards, Esq., attorney for the 

Declaratory Plaintiff, Township of West Caldwell is designated as trial counsel in the above captioned 

matter. 

SURENIAN EDWARDS BUZAK & NOLAN LLC 

Attorneys for Declaratory Plaintiff, 

Township of West Caldwell 

 

Michael J. Edwards 
By: __________________________________ 

        Michael J. Edwards, Esq.  

 

Dated:  January 23, 2025 
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CERTIFICATION PURSUANT TO R. 1:38-7(b) 

 

Michael J. Edwards, Esq., of full age, hereby certifies as follows: 

 

1.  I am a member of the firm of Surenian, Edwards, Buzak & Nolan LLC, attorneys for 

Declaratory Plaintiff, Township of West Caldwell. 

2. I certify that confidential personal identifiers have been redacted from documents now 

submitted to the Court and will be redacted from all documents submitted in the future in 

accordance with R. 1:38-7(b).  

I hereby certify that the foregoing statements made by me are true.  I am aware that if any of 

the foregoing statements made by me are willfully false, I am subject to punishment. 

 

SURENIAN, EDWARDS, BUZAK & NOLAN LLC  

Attorneys for the Declaratory Plaintiff  

Township of West Caldwell 

 

Michael J. Edwards 
By: __________________________________ 

        Michael J. Edwards, Esq.  

Dated:  January 23, 2025 
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Shelbourne at Hunterdon 
53 Frontage Road, Suite 110 
Hampton, New Jersey 08827
Main: 877 627 3772

Memorandum

To: Nikole Baltycki, Township Administrator, Township of West Caldwell

From: Darlene A. Green, PP, AICP

Date: January 17, 2025

Subject: Review and Findings of DCA Land Capacity Analysis GIS Data

Project No.: WCT-015B

This office serves as the Planner for the Township of West Caldwell.  On March 20, 2024, the 
Governor signed Bill A4, referred to as P.L. 2024, c.2.  This new law modifies the Fair Housing Act, 
specifically N.J.S.A. 52:27D-304.3, which concerns the methodology to determine the prospective 
(Fourth Round) affordable housing obligation.  

Three factors are employed to allocate the Regional Need to each applicable community – equalized 
non-residential valuation, income capacity, and land capacity.  N.J.S.A. 52-27D-304.3c.(4) describes 
the land capacity factor and the steps to determine developable land.  The law requires the use of 
the “land use/land cover data” most recently published by the Department of Environmental 
Protection (“DEP”) as one of the analysis inputs.  

P.L. 2024, c.2. tasked the Department of Community Affairs (“DCA”) with calculating the Fourth 
Round affordable housing obligations.  DCA released a report entitled Affordable Housing Obligation 
for 2025-2035 (Fourth Round) Methodology and Background (DCA Report).1  This report describes 
the steps taken to compute the Fourth Round Obligation.  Page 15 of the report states “The datasets 
mandated for use by the legislation have significant limitations in their use.  The LULC data reflect a 
geographic depiction of the classification system established by the U.S. Geological Survey 
(Anderson Codes) and modified by DEP.  Based on aerial imagery from 2020, land areas are 
identified by category to reflect uses and coverages.”  

P.L. 2024, c.2. also modified N.J.S.A. 52:27D-304.1 regarding requirements, specifically subsection a. 
which states “Each municipality shall determine its municipal present and prospective need 
obligations…and may take into consideration the calculations in the report published by the 
department…” 

The DCA Report was released on October 18, 2024.  It was accompanied by a detailed spreadsheet 
illustrating the various calculations used in determining the Fourth Round affordable housing 
obligations.  The spreadsheet includes a tab for each of the three allocation factors (land capacity, 

1 https://www.nj.gov/dca/dlps/pdf/FourthRoundCalculation_Methodology.pdf
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equalized non-residential valuation, and income capacity).  However, the spreadsheet only noted an 
aggregated acreage value for each town.  Detailed Geographic Information Systems (“GIS”) mapping 
illustrating the location of the developable areas was not released until November 27, 2024. The 
timing of the production of the GIS data has made this exercise more difficult and on a rushed 
timeline. 

Moreover, the link to the DCA GIS data2, which includes a description section includes the following 
language: 

"The land areas identified in this dataset are based on an the best available data using 
publicly available data enumerated in N.J.S.A. 52:27D-304.3c.(4) to estimate the area 
of developable land, within municipal and regional boundaries, that may 
accommodate development. It is important to note that the identified areas 
could be over or under inclusive depending on various conditions and that 
municipalities are permitted to provide more detailed mappings as part of their 
participation in the Affordable Housing Dispute Resolution Program."  (emphasis 
added)

This office was tasked with reviewing the detailed GIS mapping for accuracy.  On or about December 
2, 2024, this office downloaded the GIS data prepared by the DCA.3  The DCA data was then overlaid 
with Township parcels, publicly-available environmental constraints data, and tax map information.

The DCA GIS data identifies 42 areas within the Township as developable.  These areas total 32.683
acres according to the GIS data.  Each area has been assigned a unique “ObjectID” or identification 
number by DCA.  The table attached as Exhibit A lists each area’s identification number (see column 
“DCA ObjectID”), weighted acres, vacant acres, and municipal total identified by DCA.4  Our office 
then added a column to identify the block(s) and lot(s) each area encompasses.  We then reviewed 
each identified area to confirm if it was developable.  To the extent an area was not objectively 
developable, it was removed from the inventory.  Our detailed findings for each of the 42 identified 
areas is provided under “Findings/Comments”.   Finally, the table contains a column labeled 
“Adjusted Developable Acres” based upon the results of our area-by-area analysis.  

The locations of the 42 identified areas can be viewed in the “Environmental Constraints with NJDCA 
Land Capacity Analysis Results” maps attached as Exhibit B and Exhibit C.

This detailed evaluation reveals that DCA’s analysis is over inclusive and only 14 of the 42 identified 
areas are developable.  The 14 areas encompass 9.204 acres.  Therefore, the Township of West 
Caldwell’s developable acreage is 9.204 acres, not 32.683 acres.  When this corrected acreage data is 
entered into DCA’s excel spreadsheet5 the Township’s Land Capacity Factor is amended from 0.61%

2 https://njdca-data-hub-njdca.hub.arcgis.com/datasets/land-capacity-analysis-for-p-l-2024-c-2/about
3 Ibid. 
4 Note that the DCA GIS attribute table labels this column as “vacant acres” not developable acres.
5 https://www.nj.gov/dca/dlps/4th_Round_Numbers.shtml
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to 0.17%.  The Township’s Average Allocation Factor decreases from 1.33% to 1.18% and,
accordingly, West Caldwell’s Fourth Round Obligation is adjusted from 272 to 242.

The below table illustrates the revisions to the allocation factors and Fourth Round Prospective 
Need Obligation as a result of our analysis.

Allocation 
Factor/Prospective Need

DCA Calculation Proposed Revision

Land Capacity Factor 0.61% 0.17%

Equalized Non-residential 
Valuation Factor

2.22% 2.22%

Income Capacity Factor 1.15% 1.15%

Average Allocation Factor 1.33% 1.18%

Prospective Need Obligation 272 242

DCA’s land capacity analysis followed the steps outlined in P.L. 2024, c.2 (N.J.S.A. 52-27D-304.3c.(4))
to determine land capacity.  As described above, the base layer of information was the land use/land 
cover data prepared by DEP, which is based on aerial imagery from 2020.  Our review of the data for 
the Township of West Caldwell reveals the following shortcomings with the GIS analysis prepared by 
the DCA:

It fails to account for street frontage.
It is blind to block and lot lines and identifies portions of existing developed sites as 
developable.  Many of these instances occur in rear and side yard setback areas.
It does not take into account area shape and size.  For example, areas as narrow as 5.8 feet 
are identified as developable.

These issues are illustrated in Exhibit B and Exhibit C. 

West Caldwell does not dispute the DCA’s calculation for Equalized Non-residential Valuation or 
Income Capacity. Thus, the Township is accepting the DCA analysis, but for the corrections to the 
Land Capacity Factor described in this memorandum. Correcting the Land Capacity Factor yields a 
Fourth Round Prospective Need Obligation of 242, not 272.

cc: Michael Edwards, Special Affordable Housing Counsel

\\corp.collierseng.com\corp\Clinton\Projects\U-
Z\WCT\WCT015B\Correspondence\OUT\Obligation\250117dag_Memorandum_to_Baltycki_Review_Findings_DCA_Land_Capacity_Analysis_GIS_Data.docx
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Appendix F | Decision and Order Fixing Municipal 
Obligations for “Present Need” and “Prospective 

Need” for the Fourth Round Housing Cycle   
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Appendix G | May 2021 Water and August 2021 
Utility Memoranda 

 

  



400 Valley Road 

Suite 304  

Mt. Arlington New Jersey 07856 

Main: 973 810 5968 

 

 

Maser Consulting is now Colliers Engineering & Design 

 

Memorandum 

To: Darlene Green, PP, AICP 

From: Ralph J. Tango, Jr., PE, PP, CME 

Date: May 12, 2021 

Subject: Potable Water Summary 

Project No.: WCT-001F 

 

The Township of West Caldwell derives the supply of potable water from a number of varied sources. 

The municipality supplies users from Township owned and operated wells. There are also connections 

to other potable water purveyors; these outside sources include an agreement with Passaic Valley 

Water Commission to furnish water through an interconnection into municipal water distribution 

system. 

There are also two system interconnections with New Jersey American Water Company (NJAW) 

although West Caldwell does not currently draw water from this purveyor. However, the infrastructure 

is currently in place to permit the supply of water from NJAW. 

Finally, the municipality has an additional interconnection with a neighboring community, the 

Township of North Caldwell. North Caldwell is tied directly to the West Caldwell distribution system 

and provides water on a daily basis. 

Subsequently, these multiple purveyors provide varied water sources to supply the daily demand for 

current and future needs. 

 

R:\Projects\WCT\WCT-001F\Correspondence\MEMO\210512_rjt_dg_Potable Water Supply_WCT001F.docx 



400 Valley Road 

Suite 304  

Mt. Arlington New Jersey 07856 

Main: 877 627 3772 

 

 

Maser Consulting is now Colliers Engineering & Design 

 

August 2, 2021   

 

Michael J. Edwards, Esq. 

Surenian, Edwards & Nolan, LLC 

311 Broadway, Suite A 

Point Pleasant Beach, NJ 08742 

 

Re: Affordable Housing Plan  

 West Caldwell, Essex County, NJ 

Colliers Engineering & Design Project No. WCT001F 

Dear Mr. Edwards, 

This correspondence addresses the potable water and sanitary sewer capacities to serve the future 

RDP sites and Unmet Need Sites. Each utility is summarized as follows: 

1. Sanitary Sewer 

The future RDP sites include the Durkin, Mercedes, Pio Costa, and 75 Clinton Road properties, as 

noted within the attached Table. The first three (3) properties noted above could convey sewage 

to Two Bridges Sewer Authority by connection to the Township of Fairfield sanitary sewer 

collection system. Each site can connect to the Fairfield system by way of gravity sewer or force 

main/pump station. 

The Township of West Caldwell has an Interlocal Services Agreement with the Township of 

Fairfield/Two Bridges Sewerage Authority providing for 75,000-gallons of sewer capacity. At this 

time, none of the aforesaid 75,000-gallons has been allocated to any user or property. 

The remaining 75 Clinton Road parcel is significantly distant from the Fairfield Sewer System so a 

connection to the West Caldwell sewer system (Caldwell Treatment Plant) is more practical. 

Unmet Need Sites are comprised of the Caldwell Nursery, 909 Bloomfield Avenue Shopping 

Center, and Golf Course Overlay properties. As a result, of the parcel locations, the Nursery and 

Shopping Center would discharge to the West Caldwell collection system (Caldwell Treatment 

Plant). It should be noted that the 909 Bloomfield Avenue parcel is considered a conditional use 

and not a new site within the plan. 

The Golf Course, due to the proximity of the site to the Fairfield municipal boundary, would flow 

to Two Bridges Sewerage Authority. 

The estimated daily sewage generation volumes noted in the attached table, are based upon 

approximate unit counts and an adjusted daily sewage volume of 250-gallons per day to account 

for some potential number of three-bedroom units. As a result of these projected volumes, and 

unknown future land development potential, it is not practical to assess the West Caldwell 



Project No. WCT001F 

August 2, 2021 

Page 2 | 2 

sewerage flow capacities within the collection system. Additionally, the methods and procedures 

associated with an evaluation required for a sewer system of this size, would be extremely costly. 

Finally, regarding the issue of inflow/infiltration within the sewer collection systems, the Township 

of West Caldwell has not experienced any major issues, nor has the municipality needed to take 

any corrective measures. 

2. Potable Water Supply 

The Township of West Caldwell has a number of water system interconnections with other 

purveyors. These interconnections include Passaic Valley Water Commission, New Jersey 

American Water Company, the Township of North Caldwell and the Borough of Essex Fells. 

Subsequently, West Caldwell can furnish potable water to support future development. 

If you have any questions, please contact us. 

 

Sincerely, 

Colliers Engineering & Design, Inc. 

(DBA Maser Consulting) 

 

 

Ralph J. Tango, Jr., PE, PP, CME 

Township Engineer – Senior Principal 

 

RJT/lb 

 

Attachments 

 

cc: Paul Jemas, Esq., Municipal Attorney (pjemasesq@aol.com) 

 Darlene Green, PP, AICP, Planner (darlene.green@colliersengineering.com) 
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West Caldwell- COAH Utility Calculations

Name Block Lot Address Unit / SF
GPD / 

Unit or 
SF*

Total 
Estimated 

GPD

Annual Estimated 
Gallons

Durkin 1700 8 1120 Bloomfield Avenue 54200 0.1 5420 1,978,300.00      
Mercedes 1600 11, 12, 22 1089-1091 Bloomfield Avenue 3 250 750 273,750.00          
Pio Costa 1700 2 1200 Bloomfield Avenue 0 0 0 0
75 Clinton Road 1502 1 75 Clinton Road 0 0 0 0

TOTAL 6170 2,252,050.00      

Name Block Lot Address Unit / SF
GPD / 

Unit or 
SF*

Total 
Estimated 

GPD

Annual Estimated 
Gallons

Caldwell Nursery 2802 14.01 246 Passaic Avenue 1 300 300 109,500.00          
909 Bloomfield Ave shopping center Varies Varies Varies 190000 0.1 19000 6,935,000.00      
Golf Course Overlay 1402/1500 15/7 713 Passaic Avenue N/A N/A 12400 4,526,000.00      

TOTAL 31700 11,570,500.00    

*Based on N.J.A.C. 7:23 Treatment Works

Name Block Lot Address Unit / SF
GPD / 

Unit or 
SF*

Total 
Estimated 

GPD Needed

Annual Estimated 
Gallons

Durkin 1700 8 1120 Bloomfield Avenue 54200 0.125 6775 2,472,875.00      
Mercedes 1600 11, 12, 22 1089-1091 Bloomfield Avenue 3 300 900 328,500.00          
Pio Costa 1700 2 1200 Bloomfield Avenue 0 0 0 0
75 Clinton Road 1502 1 75 Clinton Road 0 0 0 0

TOTAL 7675 2,801,375.00      

Name Block Lot Address Unit / SF
GPD / 

Unit or 
SF*

Total 
Estimated 

GPD Needed

Annual Estimated 
Gallons

Caldwell Nursery 2802 14.01 246 Passaic Avenue 1 0 0 0
909 Bloomfield Ave shopping center Varies Varies Varies 190000 0.125 23750 8,668,750.00      
Golf Course Overlay 1402/1500 15/7 713 Passaic Avenue N/A N/A 0 0

TOTAL 23750 8,668,750.00      

*Based on N.J.A.C. 7:10 Safe Drinking Water Act Rules

UNMET NEED SITES

EXISTING SEWER ESTIMATES
RDP SITES

UNMET NEED SITES

EXISTING WATER ESTIMATES
RDP SITES
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West Caldwell- COAH Utility Calculations

Name Block Lot Address Total Unit 
Yield

GPD / 
Unit*

Total GPD Net Required GPD Annual Gallons
Estimated Current 

Sewer Usage (Annual 
Gallons)

Net Required Annual 
Gallons Needed

Existing Sewer 
Entity

Proposed Sewer 
Entitiy

Durkin 1700 8 1120 Bloomfield Avenue 142 250 35,500 30,080 12,957,500.00               1,978,300.00               10,979,200.00          Caldwell Sewer Two Bridges
Mercedes 1600 11, 12, 22 1089-1091 Bloomfield Avenue 36 250 9,000 8,250 3,285,000.00                 273,750.00                  3,011,250.00            Caldwell Sewer Two Bridges
Pio Costa 1700 2 1200 Bloomfield Avenue 40 250 10,000 10,000 3,650,000.00                 0 3,650,000.00            Caldwell Sewer Two Bridges
75 Clinton Road 1502 1 75 Clinton Road 25 250 6,250 6,250 2,281,250.00                 0 2,281,250.00            Caldwell Sewer Caldwell Sewer

TOTAL 243 60,750 54,580 22,173,750.00               19,921,700.00          

Name Block Lot Address Total Unit 
Yield

GPD / 
Unit*

Total GPD Net Required GPD Annual Gallons
Estimated Current 

Sewer Usage (Annual 
Gallons)

Net Required Annual 
Gallons Needed

Existing Sewer 
Entity

Proposed Sewer 
Entitiy

Caldwell Nursery 2802 14.01 246 Passaic Avenue 21 250 5,250 4,950 1,916,250.00                 109,500.00                  1,806,750.00            Caldwell Sewer Caldwell Sewer
909 Bloomfield Ave shopping center Varies Varies Varies 250 250 62,500 43,500 22,812,500.00               6,935,000.00               15,877,500.00          Caldwell Sewer Caldwell Sewer
Golf Course Overlay 1402/1500 15/7 713 Passaic Avenue 1248 250 312,000 299,600 113,880,000.00             4,526,000.00               109,354,000.00        Caldwell Sewer Two Bridges

TOTAL 1519 379,750 348,050 138,608,750.00             127,038,250.00        

*Assumes 2 bedrooms

Name Block Lot Address Total Unit 
Yield

GPD / 
Unit*

Total GPD 
Needed

Annual Gallons
Estimated Current 

Water Usage (Annual 
Gallons)

Net Required GPD 
Needed (Annual 

Gallons)
Durkin 1700 8 1120 Bloomfield Avenue 142 150 21300 7,774,500.00         2,472,875.00                 5,301,625.00               
Mercedes 1600 11, 12, 22 1089-1091 Bloomfield Avenue 36 150 5400 1,971,000.00         328,500.00                    1,642,500.00               
Pio Costa 1700 2 1200 Bloomfield Avenue 40 150 6000 2,190,000.00         0 2,190,000.00               
75 Clinton Road 1502 1 75 Clinton Road 25 150 3750 1,368,750.00         0 1,368,750.00               

TOTAL 243 36450 13,304,250.00      10,502,875.00             

Name Block Lot Address Total Unit 
Yield

GPD / 
Unit*

Total GPD Annual Gallons
Estimated Current 

Water Usage (Annual 
Gallons)

Net Required GPD 
Needed (Annual 

Gallons)
Caldwell Nursery 2802 14.01 246 Passaic Avenue 21 150 3150 1,149,750.00         0 1,149,750.00               
909 Bloomfield Ave shopping center Varies Varies Varies 250 150 37500 13,687,500.00      8,668,750.00                 5,018,750.00               
Golf Course Overlay 1402/1500 15/7 713 Passaic Avenue 1248 150 187200 68,328,000.00      0 68,328,000.00             

TOTAL 1519 227850 83,165,250.00      74,496,500.00             

*Assumes 2 bedrooms PLEASE NOTE THERE ARE WELLS ON SITE AT THE NURSERY AND GOLF COURSE THAT COULD BE REPURPOSED FOR FUTURE USE FOR DEVELOPMENTS

UNMET NEED SITES

SEWER ESTIMATES
FUTURE RDP SITES

UNMET NEED SITES

FUTURE RDP SITES
WATER ESTIMATES
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Appendix H | April 2021 and August 2021 Letters 
from Fairfield Township  

 

  

















































 
 

Appendix I | 2022 Order Imposing Scare Resource 
Restraint   

 

  



Adam M. Gordon, Esq. 

Laura Smith-Denker, Esq. 

David Rammler, Esq.  

Joshua D. Bauers, Esq. 

Rachel N. Lokken, Esq.  

Ashley Lee, Esq.  

Zoey Chenitz, Esq.  

 

 

510 Park Blvd.  Cherry Hill, New Jersey  08002  856-665-5444  fax: 856-663-8182  www.fairsharehousing.org 

 

 
March 11, 2022 

 
Via ecourts 
Honorable Robert H. Gardner, J.S.C. 
Superior Court of New Jersey 
470 Dr. Martin Luther King, Jr. Boulevard 
Chambers 404 
Newark, New Jersey 07102 
 

Re: In the Matter of the Application of the Borough of Caldwell,  
Docket No. ESX-L-3999-16  

 
Dear Judge Gardner: 

Please accept this letter from Fair Share Housing Center (FSHC) in response to 
the Borough of Caldwell’s March 8, 2022 edited Proposed Form of Order relating to 
FSHC’s Scarce Resource Motion, which this Court granted on Friday, March 4, 2022 and 
the various objections that were submitted on behalf of Avalon Bay and the Township of 
West Caldwell.  

In the objections submitted by West Caldwell and Avalon Bay they raise concerns 
about the language that has been inserted to modify Paragraph 4 of FSHC’s Proposed 
Form of Order. These letters and the response received from the Caldwell make clear that 
there are factual unknowns, namely, relating to which development projects are covered 
under the proposed modification to Paragraph 4. While it is important to determine which 
projects are covered and which are not, FSHC submits that it is more important at this 
time for the court to enter the order to preserve the scarce resources and appoint a 
special master to oversee this process.  

 As discussed in detail in FSHC’s brief and during argument, any party at any time 
can make a submission to the court or special master to seek relief from the order under 
the appropriate circumstances.  

Thus, FSHC respectfully requests the court to enter the order without the language 
Caldwell has added to Paragraph 4, but retaining all the other changes, and to allow the 
special master to establish a process to determine which developments would be covered 
and which will not. The attached order incorporates all of Caldwell’s proposed revisions 
except for the revisions to Paragraph 4 and FSHC urges the court to enter it as soon as 
possible. 
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Thank you for your attention to this matter.  

Respectfully,  

 
Joshua D. Bauers, Esq.  
Attorney for Fair Share Housing Center  
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FAIR SHARE HOUSING CENTER 

510 Park Boulevard 

Cherry Hill, New Jersey  08002 

P:  856-665-5444 

F:  856-663-8182 

Attorneys for Plaintiff 

By:  Joshua D. Bauers, Esq. 174532015 

 

 

 

In the Matter of the Borough of 

Caldwell, Essex County, New 

Jersey. 

 

 

 

SUPERIOR COURT 

Law Division 

Essex County  

 

Docket No. ESX-L-3999-16 

 

CIVIL ACTION 

 

Proposed Order Imposing Scarce 

Resource Restraint, Requiring 

Submission of Sewer Capacity 

Analysis, and Appointing 

Special Master to Oversee 

Sewer Plan 

  

 

 

THIS MATTER having been opened to the Court by Fair Share Housing 

Center (hereinafter “FSHC”) (Joshua D. Bauers, Esq. appearing), 

attorney for Defendant-Intervenor FSHC seeking an Order Imposing 

Scarce Resource Sewer Restraints, the Establishment of a Priority 

Schedule for the Available Sewer Capacity, and the Appointment of a 

Special Master to Oversee the Implementation of the Borough’s Sewer 

Plan; and for the reasons set forth on the record; and for good cause 

shown; 

IT IS, on this _____ day of ___________, 2022; 

ORDERED that:  
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1. The Borough of Caldwell shall cease issuing sewer approvals 

at the Caldwell Wastewater Treatment Plant of any kind pursuant to 

the following terms; 

2. The Borough, West Caldwell, Roseland, North Caldwell, Essex 

Fells, and Fairfield, their Planning Boards, Zoning Boards, and any 

other official bodies and persons, agents or employees thereof, may 

receive and process, hear and vote on applications for development 

approvals that are covered by this Order as provided under the 

Municipal Land Use Law, N.J.S.A. 40:55D-1 et seq.   

3. The Borough, West Caldwell, Roseland, North Caldwell, Essex 

Fells, and Fairfield, their Planning Boards, Zoning Boards, and any 

other official bodies and persons, agents or employees thereof, shall 

advise all applicants that any Board action or approval will not 

confer “vested rights” for allocation of sewer capacity in the 

Caldwell Sewerage Treatment Plant upon the applicant without the 

Court’s review and approval. Only after an order has been entered 

releasing an application from the restraints imposed by this Order 

will an applicant acquire “vested rights” for sewer allocation of 

sewer capacity in the Caldwell Sewerage Treatment Plant. 

Notwithstanding the foregoing, any approval by a Board may be 

challenged or appealed as provided by law and this Order shall not 

be deemed to toll the time for such challenge.  

4. The Borough and any agency of the Borough that is 

authorized to issue sewer service connection permits are hereby 
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restrained from issuing any new or expanded sewer service connection, 

subject to the waiver process set forth in Paragraph 6, below. 

5. The Borough, West Caldwell, Roseland, North Caldwell, Essex 

Fells, and Fairfield, their Planning Boards, Zoning Boards, and any 

other official bodies and persons, agents or employees thereof, shall 

provide at least seven (7) days written notice to the Special Master, 

Fair Share Housing Center, Defendants, and all other interested 

parties, of any applications for development approvals that are 

covered by this Order, including votes involving the adoption of 

memorializing resolutions, within seven (7) days of such votes 

occurring.  

6. Any party or person affected or potentially affected by 

the restraints imposed by this Court Order may apply, with notice to 

all parties and to the Special Master, for relief from this Order 

prior to or during the pendency of a development application. The 

form of application shall be a letter with appropriate supporting 

documentation. The Special Master shall render a decision within 

fifteen (15) business days of receipt of the aforesaid application. 

If the Special Master determines that relief from the restraints 

imposed herein is appropriate, she/he shall authorize the relief from 

the restraints in writing, with a copy to the Court and all parties, 

and the applicant may pursue an application for development approvals 

and the appropriate Board may consider and grant or deny development 

approvals, with vesting, in accordance with governing law.  If the 

Special Master fails to timely decide or declines to authorize the 
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release, or any party or applicant objects to the decision within ten 

(10) days of the decision being made, the party seeking relief from 

the Order may move before the Court on notice to the Special Master 

and all interested parties for relief from the within restraints.  

7. This order shall remain in full force and effect until the 

Borough of Caldwell satisfies its Third Round fair share obligations 

in their entirety and the Special Master confirms that the Caldwell 

Wastewater Treatment Plant has allocated sufficient capacity to the 

Borough of Roseland, Township of West Caldwell, Borough of North 

Caldwell, Borough of Essex Fells, and the Borough of Fairfield to 

address their Third Round Affordable Housing Obligations.  

8. The Court hereby appoints ___________ as Special Master 

for Sewer to oversee the implementation of a sewer plan to ensure the 

limited capacity at the Caldwell Wastewater Treatment Plant is 

reserved and set-aside for the construction of affordable housing in 

the above-mentioned municipalities. The Special Master for Sewer 

shall have the following responsibilities and shall engage in the 

following process: 

a. The Special Master shall review the court-approved Housing 

Element and Fair Share Plans for any municipality that 

utilizes the Caldwell Wastewater Treatment Plant to 

determine which sites, if any, have not been allocated 

sewer capacity;  

b. Within 30 days of this Order the Special Master shall send 

correspondence to any property owner, contract purchaser, 
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or developer included in a HEFSP that has not yet been 

allocated sewer capacity inquiring as to the status of the 

development and readiness to proceed;  

c. Within 60 days of this Order the Special Master shall 

establish a priority schedule for any unallocated sewer 

capacity and any future allocations of sewer capacity 

prioritizing developments based upon readiness to proceed 

to development and sites providing the greatest number of 

affordable housing units. 

d. In the event there is insufficient capacity to allow all 

five municipalities to address their entire Third Round 

affordable housing obligations the Special Master shall 

within 90 days of this order present a report to the court 

on the process necessary to make additional capacity 

available at the Caldwell Wastewater Treatment Plant.  

e. The Special Master shall provide the Court with an update 

regarding the negotiations of the draft sewer customer 

service contract by and between the Borough, West Caldwell, 

Roseland, North Caldwell, Essex Fells, and Fairfield every 

30 days from the date of this Order.  

FURTHER ORDERED that counsel for FSHC shall serve a copy of this 

Order on counsel within ____ days of receipt hereof. 

 

 

_______________________________ 

Hon. Robert H. Gardner, J.S.C. 
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Township of West Caldwell

Vacant Land Analysis

Version 3 - May 16, 2025

Block Lot Owner Address
Property 

Class

Planning 

Area
Zone District

Total 

Acres

Constrained 

Acres

Remaining 

Acres

Buildable 

Acres
Constraint Description Status

Included in Prior 

Round RDP

Included in 3rd 

Round RDP

Include in 4th 

Round RDP

Potential 

Units
RDP

101 35 Township of West Caldwell Forest Avenue 15C PA1 R-4 0.457 0.342 0.115 Stream, Riparian, Steep Slopes Environmentally Constrained No No No

102 7 Township of West Caldwell Mountain Avenue 15C PA1 R-4 10.436 5.867 4.569 4.569
Steep Slopes, Water Tower and Associated 

Pipes
Potential Development No Yes No

208 11 Gabriel, George 101 Forest Avenue 1 PA1 R-4 0.281 0.253 0.028 Stream, Riparian, Steep Slopes Environmentally Constrained No No No

304 10 Gardner, James F & Kelly L 51 Elmwood Terrace 1 PA1 R-4 0.147 0.092 0.056 Steep Slopes Environmentally Constrained No No No

407 14 PSE&G Co % Prop Tax Section T24a Central Avenue 1 PA1 R-2 0.307 0.115 0.192 Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

409 12 PSE&G Co % Prop Tax Section T24a Central Avenue 1 PA1 R-2 2.751 2.641 0.110 Stream, Riparian, Wetlands, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

506 27 Howley, Joseph & Nancy 22 Laurel Place 1 PA1 R-4 0.162 0.000 0.162 0.162 Potential Infill Development No No No

603 28.13 Rachel Manor, LLC Tempesta Terrace 1 PA1 R-2 0.308 0.135 0.173 0.173 Steep Slopes Potential Infill Development No No No

603 35 PSE&G Co % Prop Tax Section T24a Central Avenue Rear 1 PA1 R-2 1.768 0.328 1.439 Stream, Riparian, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

603 36 PSE&G Co % Prop Tax Section T24a Central Avenue Rear 1 PA1 R-2 2.784 0.561 2.224 Stream, Riparian, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

701 10 PSE&G Co % Prop Tax Section T24a Beverly Road 1 PA1 R-2 0.361 0.000 0.361
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

706 26 PSE&G Co % Prop Tax Section T24a Beverly Road 1 PA1 R-2 1.311 0.058 1.253 Riparian, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

800 26 Ruhnke, Jonathan & Bellefantie, Orchi Dodd Road Rear 1 PA1 R-4 0.400 0.000 0.400 No Public Street Frontage No No No

900 5 Township of West Caldwell 145 Ravine Avenue 15C PA1 R-3 0.273 0.016 0.257 0.257 Steep Slopes Potential Infill Development No No No

901 3 Township of West Caldwell Woodside Avenue 15C PA1 R-3 0.201 0.000 0.201 No Public Street Frontage No No No

901 5 PSE&G Co % Prop Tax Section T24a Fairfield Avenue 1 PA1 R-3 1.556 0.000 1.556
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

901 14 PSE&G Co % Prop Tax Section T24a Stonybrook Road 1 PA1 R-3 2.294 0.562 1.732 Stream, Riparian, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

901 20 Township of West Caldwell Grove Street 15C PA1 R-3 0.333 0.140 0.193 0.193 Riparian, Wetlands, Steep Slopes Potential Infill Development No No No

901 22 Borough of Essex Fells Stonybrook Road 1 PA1 R-3 0.317 0.000 0.317 No Public Street Frontage No No No

1101 42 Township of West Caldwell 138 Fairfield Avenue 15C PA1 R-3 0.256 0.000 0.256 0.256 Steep Slopes Potential Infill Development No No No

1103 15 PSE&G Co % Prop Tax Section T24a Stonybrook Road 1 PA1 R-2 4.040 0.433 3.607 Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

1201 2 H Lane Enterprises Passaic Avenue 1 PA1 M-1 7.910 7.614 0.296 0.296 Stream, Riparian, Wetlands, Steep Slopes Potential Infill Development No No No

1201 3 Kearny Federal Savings Bank 780 Passaic Avenue 1 PA1 M-1 3.524 2.551 0.973 0.973 Riparian, Wetlands, Steep Slopes Potential Development No Yes No

1201 21 Cali Leshowitz Daunno Et Al Fairfield Avenue Rear 1 PA1 R-3A 10.688 9.834 0.854 Stream, Riparian, Wetlands, Steep Slopes No Public Street Frontage No No No

1300 6 Tiger Tennis Holding Company, LLC 783 Passaic Avenue 1 PA1 M-1 0.218 0.010 0.208 0.208 Steep Slopes Potential Infill Development No No No

1300 11 Township of West Caldwell 256 Fairfield Avenue 15C PA1 M-1 0.889 0.325 0.564 0.564 Riparian, Steep Slopes Potential Infill Development No No No

1502 1 Mountain Broadcasting Corporation 75 Clinton Road 1 PA1 R-8 2.865 1.082 1.783 1.783 Riparian, Wetlands, Steep Slopes Potential Development No Yes No

1502 2 PSE&G Co % Prop Tax Section T24a Clinton Road 1 PA1 M-2 2.550 2.542 0.008 Stream, Riparian, Wetlands, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

1503 2 PSE&G Co % Prop Tax Section T24a Bloomfield Avenue 1 PA1 B-3 2.507 2.507 0.000 Stream, Riparian, Wetlands, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

1600 1 1213 Bloomfield, LLC 1213 Bloomfield Avenue 1 PA1 B-3/R-3/R-3D 2.161 1.962 0.199 0.199 Water, Riparian, Wetlands, Steep Slopes Potential Infill Development No No No

1600 2 Deguzman, Danilo & Daisy 1191 Bloomfield Avenue 1 PA1 B-3/R-3/R-3D 1.055 0.510 0.545 0.545 Wetlands, Steep Slopes Potential Infill Development No No No

1600 3 PMT Caldwell Properties, LLC 1183 Bloomfield Avenue 1 PA1 B-3/R-3/R-3D 1.104 0.053 1.052 1.052 Steep Slopes Potential Development No Yes No

1600 11 Greenwich House, LLC 1089 Bloomfield Avenue 1 PA1 R-6 0.602 0.000

1600 12 Greenwich House, LLC 1085 Bloomfield Avenue 1 PA1 R-6 0.482 0.000

1600 22 Greenwich House, LLC 204 Clinton Road 1 PA1 R-6 0.755 0.000

1700 2 Carant, LP 1200 Bloomfield Avenue 1 PA1 R-7 1.723 0.620 1.103 1.103 Wetlands, Steep Slopes Potential Development No Yes No

1700 5 Essex Professional Holdings, LLC 1154 Bloomfield Avenue 1 PA1 B-3 0.214 0.000

1700 6 Essex Professional Holdings, LLC 1148 Bloomfield Avenue 1 PA1 B-3 0.730 0.034

1700 9 Carant Limited Partnership 1164 Bloomfield Avenue 3B PA1 OP 3.318 3.317

1700 10 Carant LP Bloomfield Avenue 3B PA1 OP 12.575 9.595

1700 11 Carant Limited Partnership Bloomfield Avenue 3B PA1/PNA OP 11.809 11.809

1700 14 Carant LP Bloomfield Avenue 3B PA1/PNA OP 6.639 6.639

1700 16 Carant Limited Partnership Hatfield Swamp 3B PA1/PNA OP 18.329 17.630

Steep Slopes

In February of 2023, the Planning Board memorialized a 

Resolution permitting the constrution of a medical office building 

on this site.  A Developer's Agreement was executed on May 6, 

2025.  The project is currently out to bid for construction.  

Therefore, the site is no longer available for multi-family housing 

development.

No No No

Building(s) Under Construction No Yes No

Stream, Riparian, Wetlands, Steep Slopes No Public Street Frontage No No No

1.839

0.909

3.679
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Township of West Caldwell

Vacant Land Analysis

Version 3 - May 16, 2025

Block Lot Owner Address
Property 

Class

Planning 

Area
Zone District

Total 

Acres

Constrained 

Acres

Remaining 

Acres

Buildable 

Acres
Constraint Description Status

Included in Prior 

Round RDP

Included in 3rd 

Round RDP

Include in 4th 

Round RDP

Potential 

Units
RDP

1700 15 Unknown 1 PNA OP 0.216 0.216 0.000 Wetlands Environmentally Constrained No No No

1700 17 Unknown 1 PNA OP 0.126 0.126 0.000 Riparian, Wetlands Environmentally Constrained No No No

1813 8 Township of West Caldwell 55 Parkview Avenue 15C PA1 R-4 0.135 0.000 0.135 0.135 Potential Infill Development No No No

1900 14 Essex Fields, Inc. 28 Distler Avenue 1 PA1 R-4 0.053 0.000 0.053 Undersized No No No

1903 2 Sunrise Realty, LLC 924 Bloomfield Avenue 1 PA1 B-3/RAO 0.536 0.000

1903 3 Sunrise Realty, LLC 900 Bloomfield Avenue 1 PA1 B-3/RAO 1.395 0.062

1903 4 Sunrise Realty, LLC 880 Bloomfield Avenue 1 PA1 B-3/RAO 4.085 2.573

1903 5 Sunrise Realty, LLC Bloomfield Avenue Rear 1 PA1 OS/RAO/OSO 10.203 10.203

1903 6 Township of West Caldwell Bloomfield Avenue 15C PA1 B-3/OS 19.783 18.902

1903 7 Township of West Caldwell Aldrin Drive 15C PA1 OS 2.834 2.745 0.090 Stream, Riparian, Wetlands, Steep Slopes Environmentally Constrained No No No

2000 1 Township of West Caldwell 16 Rubino Road 15C PA1 R-3/R-3B 9.758 9.464 0.294 0.294 Stream, Riparian, Wetlands, Steep Slopes Potential Infill Development No No No

2000 11 Blumenfeld Louis Et al 7 Kirkpatrick Lane 1 PA1
R-3/R-3A/

R-3B/R-3C
0.152 0.006

2000 12 Blumenfeld Louis Et al 9 Kirkpatrick Lane 1 PA1
R-3/R-3A/

R-3B/R-3C
0.197 0.000

2000 20 Bell, Alexander M Passaic Avenue 1 PA1
R-3/R-3A/

R-3B/R-3C
0.215 0.215 0.000 Riparian, Wetlands, Steep Slopes Environmentally Constrained No No No

2000 21 PSE&G Co % Prop Tax Section T24a Kirkpatrick Lane 1 PA1 OS 11.007 11.007 0.000 Stream, Riparian, Wetlands, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

2100 6 PSE&G Co % Prop Tax Section T24a Bloomfield Avenue 1 PA1 OS 1.246 1.246 0.000 Stream, Riparian, Wetlands, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

2101 4 Bloomfield 804/810, LLC 806 Bloomfield Avenue 1 PA1 B-3 0.335 0.000 0.335 0.335 Potential Infill Development No No No

2101 8 Claremont Supermarket Partners Et al 536 Passaic Avenue 1 PA1 R-3 0.485 0.000

2101 9 Claremont Supermarket Partners Et al 524 Passaic Avenue 1 PA1 R-3 1.040 0.000

2101 10 Claremont Supermarket Partners Et al 520 Passaic Avenue 1 PA1 R-3 0.383 0.000

2101 12 Claremont Supermarket Partners Et al 512 Passaic Avenue 1 PA1 R-3 3.445 2.524

2203 33 Township of West Caldwell 8 Liddy Place 15C PA1 R-4 0.368 0.074 0.294 0.294 Wetlands, Steep Slopes Potential Infill Development No No No

2203 37 Township of West Caldwell Melrose Place 15C PA1 R-4 0.213 0.005 0.208 0.208 Steep Slopes Potential Infill Development No No No

2301 24 Township of West Caldwell Canfield Street 15C PA1 R-4 0.115 0.007 0.107 Steep Slopes Environmentally Constrained No No No

2301 25 Township of West Caldwell Canfield Street 15C PA1 R-4 0.183 0.075 0.108 Steep Slopes Environmentally Constrained No No No

2401 10 Berger, Helga 15 Park Terrace 1 PA1 R-4 0.143 0.000 0.143 0.143 Potential Infill Development No No No

2401 44 Township of West Caldwell Park Terrace 15C PA1 R-4 1.656 0.479 1.177 1.177 Steep Slopes

This site is a flag lot with a 11.9-foot-wide flag "stem", which is 

insufficient for access to a multi-family development.  Therefore, 

this site is in the Potential Infill Development category.

No No No

2500 11 Township of West Caldwell 220 Runnymede Road 15C PA1 R-4 1.335 1.004 0.330 0.330 Steep Slopes Potential Infill Development No No No

2500 15 Solomos, William & Michelle 186 Runnymede Road 1 PA1 R-4 0.236 0.107 0.128 0.128 Steep Slopes Potential Infill Development No No No

2608 17 Grant, Kristen M 20 Bond Place 1 PA1 R-4 0.113 0.000 0.113 Undersized No No No

2704 13 Township of West Caldwell Walden Place Rear 15C PA1 R-3 1.073 0.283 0.790 Steep Slopes No Public Street Frontage No No No

2802 14.02 Hatzidoukas, Demetrios & Lisa 3 Harrison Avenue 1 PA1 R-3/R-9 3.109 3.109 0.000 Stream, Riparian, Wetlands, Steep Slopes Environmentally Constrained Yes No No

3100 6 Township of West Caldwell Hatfield Swamp 15C PA1/PNA R-3/R-3B 1.648 1.648 0.000 Riparian, Wetlands, Steep Slopes Environmentally Constrained No No No

3100 7 PSE&G Co % Prop Tax Section T24a Hatfield Swamp 1 PA1/PNA OS 2.948 2.948 0.000 Stream, Riparian, Wetlands, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

3101 3 Borough of Caldwell Hatfield Swamp 15C PA1 R-3 0.931 0.931 0.000 Stream, Riparian, Wetlands, Steep Slopes Environmentally Constrained No No No

3101 6 Township of West Caldwell Passaic Avenue Rear 15C PA1 R-3 7.500 7.500 0.000 Stream, Riparian, Wetlands, Steep Slopes Environmentally Constrained No No No

3101 7 La Mura, Anthony & Russo Peggy L Passaic Avenue Rear 1 PA1 R-3 1.884 1.884 0.000 Stream, Riparian, Wetlands Environmentally Constrained No No No

3101 8 Lamura, Marianne Passaic Avenue Rear 1 PA1 R-3 0.743 0.743 0.000 Riparian, Wetlands Environmentally Constrained No No No

3101 9 Amin, Ghanashyam & Kailas Passaic Avenue Rear 1 PA1 R-3 0.976 0.976 0.000 Stream, Riparian, Wetlands, Steep Slopes Environmentally Constrained No No No

3101 11 PSE&G Co % Prop Tax Section T24a Hatfield Swamp 1 PA1/PNA OS 9.307 9.307 0.000 Stream, Riparian, Wetlands, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

3101 12 Township of West Caldwell Hatfield Swamp 15C PA8 OS 3.789 3.759 0.031 Stream, Riparian, Wetlands, Steep Slopes Environmentally Constrained No No No

3101 13 Borough of Caldwell Passaic Avenue Rear 15C PA8 OS 18.734 18.218 0.516
Stream, Water, Riparian, Wetlands, Steep 

Slopes
No Public Street Frontage No No No

3200 2 PSE&G Co % Prop Tax Section T24a Hatfield Swamp 1 PA1/PNA OS 2.662 2.662 0.000 Wetlands, Steep Slopes
This site is owned by a private utility, PSE&G, and contains 

overhead electric wires and underground gas lines.
No No No

3200 3 Gallinson, Alan & Janis & Richard Beechtree Road Rear 1 PA1/PNA R-3 2.260 2.260

3200 4 Gallinson, Alan & Janis & Richard Beechtree Road Rear 1 PA1/PNA R-3 4.219 4.219

3200 5 Gallinson, Alan & Janis & Richard Beechtree Road Rear 1 PA1 R-3 7.084 6.674

Stream, Riparian, Wetlands, Steep Slopes

This site received Preliminary and Final Major Subdivision and Site 

Plan approval on November 14, 2022 to merge and subsequently 

subdivide the area into two lots, 4.01 and 6.01, and create a new 

public right-of-way.  The approved development on Lot 4.01 

includes a new ShopRite supermarket.  NearMap aerial imagery 

from October 12, 2024 shows site work has commenced.  Note 

that Lot 6 was included in the 3rd Round RDP.

No No No

Riparian, Wetlands, Steep Slopes Potential Infill Development Yes No No

Steep Slopes Potential Infill Development No No No

Riparian, Wetlands, Steep Slopes No Public Street Frontage No No No

4.263 4.263

0.344 0.344

2.829 2.829

0.410
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Township of West Caldwell

Vacant Land Analysis

Version 3 - May 16, 2025

Block Lot Owner Address
Property 

Class

Planning 

Area
Zone District

Total 

Acres

Constrained 

Acres

Remaining 

Acres

Buildable 

Acres
Constraint Description Status

Included in Prior 

Round RDP

Included in 3rd 

Round RDP

Include in 4th 

Round RDP

Potential 

Units
RDP

3200 6 Beechtree Glen, Inc. Beechtree Road Rear 1 PA1 R-3 2.610 2.610

3200 7 Beechtree Glen, Inc. Beechtree Road Rear 1 PA1 R-3 1.203 1.203

3200 8 Beechtree Glen, Inc. Beechtree Road Rear 1 PA1 R-3 3.746 3.746

3304 1 Township of West Caldwell Van Ness Place Rear 15C PA1 R-3 1.203 1.203 0.000 Stream, Riparian, Wetlands, Steep Slopes Environmentally Constrained No No No

Total 273.011 227.101 45.910 22.812 0 0

Notes:

All properties included in the table have a Property Class value of "1" (Vacant)

PA1 - Metropolitan Planning Area

PNA - Parks & Natural Areas

Riparian Buffer - 50-foot and 150-foot buffers from Non-C1 Stream

Wetlands - Includes properties encumbered by a 50 and/or 150-foot buffer

Steep Slopes - Areas with slopes greater than 15%

Undersized - 0 to 0.125 acres

Potential Infill Development - 0.125 to 0.625 buildable acres

Potential Development - 0.625 or more buildable acres

Stream, Riparian, Wetlands, Steep Slopes Environmentally Constrained No No No0.000

WCT015A Page 3 |3



 
 

Appendix K | Arc of Essex 21 Beechtree Road 1997 
Recorded Deed Restriction, Section 811 documents, 

Supportive and Special Needs Housing Survey, 
Current License 

 

  

























 
 

Appendix L | JASN 7 Essex Place 1998 HUD Rental 
Assistance Contract, Current License, Supportive 

and Special Needs Housing Survey 
 

  









New Jersey Is An Equal Opportunity Employer  

 Township of West Caldwell Essex

Jewish Association for Special Needs Jewish Service for the Dev Dis

1902 1 7 Essex Place

West Caldwell Group Home

6
6

50

11/1/1998

1998

10/31/1948

1/1/1998

10/1/2014

50

developmentally disabled

Linda Press, Executive Director 11/11/2014



 
 

Appendix M | 2019 Memorandum issued by Robert 
McLoughlin   

 

  



 

 
         

30 Clinton Road, West Caldwell, New Jersey 07006-6704  ●  Phone: (973) 226-2302  ●  Fax: (973) 226-2396 
www.westcaldwell.com 

 Township of West Caldwell 

 

MEMORANDUM 

 

 
Date:  October 18, 2019 

 

To:   Nikole Baltycki, Administrator 

 

From:   Robert McLoughlin, Construction Official 

 

Re: Group Home Inspections – Township of West Caldwell 

 

 

Group Homes in Township of West Caldwell: 

 

1. 21 Beechtree Road (Block 3301, Lot 4) – five (5) bedrooms 

 

2. 249 Passaic Avenue (Block  3301, Lot 32) – four (4) bedrooms 

 

3. 7 Essex Place (Block 1902, Lot 1) – four (4) bedrooms 

 

4. 11 Twin Brook Road (Block 1103, Lot 14) – four (4) bedrooms 

 

 

 



 
 

Appendix N | JASN 249 Passaic Avenue Current 
License, Supportive and 2014 Special Needs Housing 

Survey  
 

  





New Jersey Is An Equal Opportunity Employer  

 Township of West Caldwell Essex

Jewish Service for the Dev Dis

3301 32 249 Passaic Avenue

Passaic Ave. Group Home

4
4

2000

12/1/2000

8/31/2014

developmentally disabled

Linda Press, Executive Director 11/11/2014



Appendix O | Heritage 2014 Sample Deed 
Restriction, Affordable Unit Census  



















Page: 1Date/Time: 10/15/2020 03:15 PM CTMUNITNEW (3/08)

Unit Address
Blk/Lot/
Qual/Unit

10 McNish Way

12 McNish Way

42 McNish Way

B: 1600-; L: 25-; 
Q: c0010; Unit: 

B: 1600-; L: 25-; 
Q: c0012; Unit: 

B: 1600-; L: 25-; 
Q: c0042; Unit: 

Building
Permit

Complete
 Date

C.O.
Num/
Date

07/22/14

Initial
Sale 
or 

Retail Sale 

% of 
Afford-
ability 

 0%

 0%

 0%

Municipal
Subsidy

 $0.00

 $0.00

 $0.00

Effect. 
Date of 
Afford-
ability

Controls

07/29/14

01/12/16

07/13/15

Length 
of 

Afford-
ability

Controls

30

30

30

Date 
Afford-
ability

Controls
Removed

Completed/
Credit
worthy

13-028

13-029

07/22/14  $145,000.00

 $199,000.00

 $161,000.00

1/1

1/1

1/1

Unit
Categories

Unit
Flags

Per-
Petual
Flag

N

N

N

Sale/
Transfer

Date

07/29/14

01/12/16

07/13/15

 Council on Affordable Housing                
 Unit Information - New Construction

            WEST CALDWELL TWP,ESSEX

Project Name: Heritage West Caldwell  --   Project ID: 19971

Sale

Low Income

3 Bedroom

Family

Moderate 
Income

Sale

3 Bedroom

Family

Moderate 
Income

Sale

2 Bedroom

Family



Page: 2Date/Time: 10/15/2020 03:15 PM CTMUNITNEW (3/08)

Unit Address
Blk/Lot/
Qual/Unit

44 McNish Way

46 McNish Way

48 McNish Way

B: 1600-; L: 25-; 
Q: c0044; Unit: 

B: 1600-; L: 25-; 
Q: c0046; Unit: 

B: 1600-; L: 25-; 
Q: c0048; Unit: 

Building
Permit

Complete
 Date

C.O.
Num/
Date

Initial
Sale 
or 

Retail Sale 

% of 
Afford-
ability 

 0%

 0%

 0%

Municipal
Subsidy

 $0.00

 $0.00

 $0.00

Effect. 
Date of 
Afford-
ability

Controls

06/12/15

06/19/15

06/30/15

Length 
of 

Afford-
ability

Controls

30

30

30

Date 
Afford-
ability

Controls
Removed

Completed/
Credit
worthy

 $125,000.00

 $167,950.00

 $95,000.00

1/1

1/1

1/1

Unit
Categories

Unit
Flags

Per-
Petual
Flag

N

N

N

Sale/
Transfer

Date

06/12/15

06/19/15

06/30/15

 Council on Affordable Housing                
 Unit Information - New Construction

            WEST CALDWELL TWP,ESSEX

Project Name: Heritage West Caldwell  --   Project ID: 19971

Sale

2 Bedroom

Low Income

Family

Moderate 
Income

Sale

2 Bedroom

Family

Sale

1 Bedroom

Low Income

Family



Page: 3Date/Time: 10/15/2020 03:15 PM CTMUNITNEW (3/08)

Unit Address
Blk/Lot/
Qual/Unit

50 McNish Way

6 McNish Way

8 McNish Way

B: 1600-; L: 25-; 
Q: c0050; Unit: 

B: 1600-; L: 25-; 
Q: c006; Unit: 

B: 1600-; L: 25-; 
Q: c008; Unit: 

Building
Permit

Complete
 Date

C.O.
Num/
Date

05/12/14

06/24/14

Initial
Sale 
or 

Retail Sale 

% of 
Afford-
ability 

 0%

 0%

 0%

Municipal
Subsidy

 $0.00

 $0.00

 $0.00

Effect. 
Date of 
Afford-
ability

Controls

07/09/15

02/13/20

06/27/14

Length 
of 

Afford-
ability

Controls

30

30

30

Date 
Afford-
ability

Controls
Removed

Completed/
Credit
worthy

13-026

13-027

05/12/14

06/24/14

 $125,000.00

 $118,000.00

 $152,000.00

1/1

1/1

1/1

Unit
Categories

Unit
Flags

Per-
Petual
Flag

N

N

N

Sale/
Transfer

Date

07/09/15

02/13/20

06/27/14

 Council on Affordable Housing                
 Unit Information - New Construction

            WEST CALDWELL TWP,ESSEX

Project Name: Heritage West Caldwell  --   Project ID: 19971

Sale

2 Bedroom

Low Income

Family

Sale

2 Bedroom

Low Income

Family

Moderate 
Income

Sale

2 Bedroom

Family



Page: 4Date/Time: 10/15/2020 03:15 PM CTMUNITNEW (3/08)

Unit Address
Blk/Lot/
Qual/Unit

Building
Permit

Complete
 Date

C.O.
Num/
Date

Initial
Sale 
or 

Retail Sale 

% of 
Afford-
ability 

Municipal
Subsidy

Effect. 
Date of 
Afford-
ability

Controls

Length 
of 

Afford-
ability

Controls

Date 
Afford-
ability

Controls
Removed

Completed/
Credit
worthy

Unit
Categories

Unit
Flags

Per-
Petual
Flag

Sale/
Transfer

Date

9  0%  $0.00 9

Total 
Units

Total Avg %
 Afford-
ability

Total
Municipal
Subsidy

Total
Completed/

Credit Worthy

9 /

 Council on Affordable Housing                
 Unit Information - New Construction

            WEST CALDWELL TWP,ESSEX

Project Name: Heritage West Caldwell  --   Project ID: 19971



 
 

Appendix P | Arc of Essex 45 Beechtree Road 
Resolution 23-182, MOU, Deed Restriction, Current 

License  
 

  

























 
 

Appendix Q | Administrative Agent Rehabilitation 
Program Resolution   
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Home Improvement Program 
Polices & Procedures Manual 

I.  INTRODUCTION 
The purpose of this document is to establish policies, guidelines and procedures which will 

govern the Home Improvement Program (HIP). The HIP was created by the Township to assist 

properties occupied by very low, low and moderate-income households to correct all existing 

interior and exterior health, safety and code violations in conformity with the standards of the 

New Jersey State Housing Code, N.J.A.C. 5:28 and the Rehabilitation Subcode, N.J.A.C. 5:23-6.  

Additionally, the HIP was designed to address West Caldwell’s housing rehabilitation obligation, 

as documented in the Township’s Settlement Agreement entered into between the Township and 

Fair Share Housing Center (FSHC), dated June 16, 2020. The HIP is guided by N.J.A.C. 5:93-5.2 and 

is subject to all laws, regulations, ordinances, and codes of the New Jersey Department of 

Community Affairs (DCA) and the Township of West Caldwell 1.  The Township of West Caldwell 

has contracted with Community Grants, Planning & Housing LLC (CGP&H), a private consulting 

firm specializing in the implementation of publicly-funded housing rehabilitation programs, to 

manage and administer the HIP.   The Program’s funding source will be municipal affordable 

housing trust funds. If the funding source changes, the manual will be updated to reflect the 

change as well as changes to regulation requirements, if any.   

A. Fair Housing and Equal Housing Opportunities 

It is unlawful to discriminate against any person making application to participate in 

the housing rehabilitation/home improvement programs or rent a unit with regard 

to race, creed, color, national origin, ancestry, age, marital status, affectional or sexual 

orientation, familial status, disability, nationality, sex, gender identity or expression or source of 

lawful income used for mortgage or rental payments. 

For more information on discrimination or if anyone feels they are a victim of discrimination, 

please contact the New Jersey Division on Civil Rights at 1-866-405-3050 or 

http://www.state.nj.us/lps/dcr/index.html. Fair Housing and Equal Housing Opportunities apply 

to both owner and tenant applications. 

 

1 The HIP is guided by N.J.A.C. 5:93 except for the length of affordability controls for both owner- and renter-occupied (10 

years, not six (6) years) and except for the required average hard cost expenditure ($10,000, not $8,000). 
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II. ELIGIBLE PARTICIPANTS 

A. Program Area 

The HIP is a Township wide program currently aimed at scattered site housing rehabilitation of 

housing occupied by very low, low and moderate-income households throughout the Township 

of West Caldwell.   

B.  Categories of Participants 

Both owner-occupied and renter-occupied housing units are eligible to receive funding for 

rehabilitation provided that the occupants of the units are determined to be income eligible, the 

units are determined to be substandard and for primary residency only. Owners of rental 

properties do not have to be income eligible households.  If a structure contains two or more 

units and an owner, who is not income eligible, occupies one unit, funding may be provided for 

the rehabilitation of the rest of the units if income-eligible households occupy those units.  Rents 

must be affordable to low- or moderate-income households.   

For housing units which received past affordable housing state credit, the following rules for 

repeat assistance shall apply.  

 An owner of a previously rehabbed unit may apply for current rehab assistance if the 

unit was rehabbed prior to 2010 and the affordability period has expired. 

 An owner of an existing affordable deed restricted ownership unit with an active deed 

restriction that is currently meeting a Round 1 or Round 2 credit may apply for current 

rehab assistance for the municipality to obtain a Round 3 present need credit, unless the 

affordable housing deed restriction received a new affordable housing credit during 

Round 3 due to extended controls. 

 Housing units which the municipality received an affordable housing credit in Round 3 in 

any category are not eligible for additional assistance from the Township’s housing 

rehabilitation program during Round 3.   

Basically, a municipality cannot double dip credits on a unit within the same affordable housing 

Round. 

C. Income Limits  

Household income is defined as the combined annual income of all family members over 18 years 

of age including wages, Social Security, disability insurance, unemployment insurance, pensions, 
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dividend/interest income, alimony, etc. Each unit's total household income must fall within or 

below the State’s moderate-income limits based on family size.   

Since the 2015 NJ Supreme decision declaring COAH nonfunctioning, it is now left to the local 

court vicinages to approve income, sales and rental increases using similar methodologies that 

were employed by COAH.   

The income limits and applicable methodology are in Appendix B, and the plan for properly 

amending median incomes and rental increases every year going forward until or unless COAH 

or another state entity becomes functional again is also included in Appendix B at the end of this 

manual.  The Program Administrator will ensure that the annual chart in Appendix B is updated 

whenever updates become available. 

If at any time, COAH (or a successor administrative agency duly empowered by an amendment 

to the Fair Housing Act) begins to issue updated annual income limits and rules for increasing 

sales prices and rent levels each year, said updated income limits and rules for increasing sales 

prices and rent levels each year may be used instead of the methodology set forth herein.   

D. Application Selection 

At program start-up, and if and when the homeowner intake demand exceeds the number of 

openings, applications will be prioritized based on the reported income of the household as a 

percentage of the maximum allowable income for households of that size.  This will give priority 

to the lowest income applicants and assist the municipality in reaching its goal of providing 

assistance to a minimum of 50% of the properties comprising of low income households.  

Otherwise, the Program will process new applicants added to the waiting list/applicant pool on 

a first-come, first served basis, to qualified applicants. If and when there is a waiting list, priority 

will be given to homeowners with less than $300,000 in liquid assets. Assets in federally 

recognized retirement accounts do not apply to the liquid asset limit. The HIP will establish the 

waiting list from the program marketing efforts identified in Section IX of this manual.   

 

Emergency Processing Order 

Properties with safety and/or health hazards, confirmed/certified as an emergency by the 

municipal Construction Official or Health Department, can by-pass the first-come, first served 

process however they must meet all the other program requirements including income eligibility 

and bringing the unit up to code.   

The Program Administrator shall determine that an emergency situation exists based on the 

following: 
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A. The repair problem is an immediate and serious threat to the health and safety 

of the building’s residents 

B. The problem has been inspected and the threat verified by the appropriate local 

building inspector and/or health official 

Depending on the type and extent of the emergency and with the homeowner’s permission, the 

Program may by-pass the standard bid process outlined in Section V sub-section N to expedite 

the bid/contractor selection process. Instead the Program may have a proven qualified contractor 

familiar with the Program present at the initial property inspection with the homeowner to count 

as the contractor’s site visit.  This will allow for a quick turn-around on emergency scope of work 

to be contracted on a single quote basis. To be awarded the emergency work, the contractor ‘s 

quote must be determined to be a reasonable cost based on the Program Inspector’s cost 

estimate and the contractor must commit to a tight timeline to resolve the emergency situation.  

This emergency process may apply to heavily leaking roofs, inoperable heating systems during 

the winter months, immediately hazardous electrical systems and/or blocked sewer lines 

unresolvable to unclog via a simple service call for under $1,000.  

 

Please note that the loan agreement will state that if the homeowner takes the emergency funds 

to abate the safety/health hazards and then subsequently decides to voluntarily remove 

themselves from participation in the Township’s Home Improvement Program to complete the 

non-emergency substandard code violation components of their project, essentially negating any  

opportunity for the municipality to gain credit for a fully rehabilitated home for this unit, those 

public funds used for the emergency shall be immediately due and payable back to the Township. 

 

To address this potential, any homeowner receiving emergency funds will also be required to 

execute a statement indicating that the Township will place a lien on the property assisted for the 

Township to recapture the emergency funds, to be repaid with interest, based on the monthly 

average mortgage loan commitment rates at the time of closing in the event of noncompliance.  
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III. ELIGIBLE ACTIVITIES 

A. Eligible Improvements  

The purpose of the program is to bring substandard housing up to code. In order to qualify for 

participation in the program, the condition of each home must be certifiable as being 

"substandard" as defined in N.J.A.C. 5:93-1.3.   

In other words, at least one of the following major systems must be in need of replacement or 

substantial repair:  

 Roof 

 Plumbing (including wells) 

 Heating 

 Electrical 

 Sanitary plumbing (including septic systems) 

 Load bearing structural systems 

 Weatherization (building insulation for attic, exterior walls and crawl space, siding 

to improve energy efficiency, replacement storm windows and storm doors and 

replacement windows and doors) 

The related work may include, but not be limited to the following: 

 Lead paint remediation 

 Interior trim work 

 Interior and/or exterior doors 

 Interior and/or exterior hardware 

 Interior stair repair 

 Exterior step repair or replacement 

 Porch repair 

 Wall surface repair 

 Painting 

 Exterior rain carrying system repair 
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B. Ineligible Improvements 

Work not eligible for program funding includes but is not limited to luxury improvements 

(improvements which are upgrades/higher than mid-grade and/or strictly cosmetic), carpets, 

additions, conversions (basement, garage, porch, attic, etc.), repairs to structures separate from 

the living units (detached garage, shed, barn, etc.), furnishings, pools, landscaping, solar panels 

and generators.  If determined unsafe, stoves may be replaced.  The replacement or repair of 

other appliances is prohibited.   

Rehabilitation work performed by property owners shall not be funded under this program. 

C. Rehabilitation Standards 

Funds are to be used for work and repairs required to make the unit standard and abate all 

interior and exterior violations of the New Jersey State Housing Code, N.J.A.C. 5:28 and the 

Rehabilitation Subcode, N.J.A.C. 5:23-6, and Chapter 15 of the Township’s local  property 

maintenance code (of which the more restrictive requirements will apply), conserve energy and 

remove health and/or safety hazards; and any other work or repairs, including finishing and 

painting, which are directly related to the above listed objectives. For projects that require 

construction permits, the rehabilitated unit shall be considered complete at the date of final 

approval pursuant to the Uniform Construction Code. 

Municipal rehabilitation investment for hard costs shall average at least $10,000 per unit, and 

include the rehabilitation of at least one major system, as previously defined under eligible 

improvements. 

D. Certifications of Substandard/Standard 

The Program Building Inspector will inspect the property to determine which systems, if any, are 

substandard in accordance with sub-section A above and issue a Certification of Substandard. 

Upon program construction completion, all code deficiencies noted in the inspection report must 

be corrected and rehabilitated units must be in compliance with the standards proscribed in sub-

section C above upon issuance of a municipal certificate of completion/approval.  

IV. FUNDING TERMS FOR OWNER OCCUPIED AND 

INVESTOR OWNED UNITS 
 

Funding will be provided on the following terms: 
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A. Terms and Conditions for Owner Occupied Units 

 
Table 1 Owner-Occupied Single Family Home Terms & Conditions 

Owner-Occupied Single Family Unit 

Terms and Conditions of Loan 

Minimum Loan Amount 

The municipality may rehabilitate substandard units 

that require less than $10,000 of work, provided the 

municipal rehabilitation activity shall average at least 

$10,000 per unit. 

Maximum Loan Amount $20,000 per unit 

Interest Rate  0% (No monthly payments) 

Payment Terms: 100% forgivable if homeowner maintains occupancy and title 

during the 10-year period. Original Principal is due if house is 

sold and/or title/occupancy changes years 1 through 10 except 

for Exceptions to Loan Repayment Terms section below. 

Mechanism for Securing Loan Mortgage and Mortgage Note recorded against property 

 

If the owner decides to sell the property, transfer title, or if the owner should die before the terms 

of the lien expire, the owner, heirs, executors or legal representatives must repay 100% of the 

original loan per the schedule above upon a title change. Rental of house is allowable under 

certain conditions subject to approval by the Administrative Agent.    

Exceptions to Loan Repayment Terms above during the lien period: 

1. If the loan transfers due to inheritance by a Class A beneficiary who will take occupancy 

upon death of Program mortgagee/Borrower and assume the lien (income eligibility not a 

requirement); or if by inheritance by a qualified income eligible non-Class A beneficiary, or 

2. If the house is sold at an affordable price pursuant to UHAC to someone who can be 

qualified as income eligible, takes occupancy and agrees to assume the program lien, or  

3. If the house is sold at an affordable price pursuant to UHAC to an investor who assumes 

the lien and also signs a deed restriction for the remaining duration of the affordability 

period to rent the dwelling at the affordability controls restricted rental rate and according 

to the affirmative marketing requirements for re-rentals.  When this occurs, the Township’s 

Administrative Agent will be responsible for monitoring compliance over that unit. 
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B. Terms and Conditions on Owner-Occupied Multi-Family Rental Units 

 
Table 2 Owner-Occupied Multi-Family Home Terms & Conditions 

Owner-Occupied Multi-Family Including Tenant Unit(s) 
Terms and Conditions of Loan 

Minimum Loan Amount 

The municipality may rehabilitate substandard units 

that require less than $10,000 of work, provided the 

municipal rehabilitation activity shall average at least 

$10,000 per unit. 

Maximum Loan Amount $15,000 per unit   

Interest Rate  0% (No monthly payments) 

Payment Terms 100% forgivable if homeowner maintains occupancy and title 

during the 10 year period. Original Principal is due if not in 

compliance with affordability controls. Rental restrictions 

transfer with property. See Restrictions below. 

Mechanism for Securing Loan 
Mortgage, Mortgage Note and Deed Restriction 

recorded on property 

 

The assisted housing unit(s) must be occupied by and affordable to a household that is certified 

as an income eligible household as per either the latest Income Limits by Region, or in compliance 

with the municipality’s Settlement Agreement and Court Order, whichever is applicable  

The owner will execute a Mortgage, Mortgage Note, and Deed Restriction, the latter which 

guarantees the continued availability of the rental unit to low or moderate-income households 

for the terms of the ten-year deed restricted affordability period.  The affordability terms for the 

rental units do not expire even if the owner sells the property, transfers title to the property, or 

dies within the ten-year program deed restricted affordability period.  

Moreover, if Program funds were expended on the owner-occupied unit, and the homeowner 

sells, transfers title, dies or is not in compliance during the ten-year deed restricted affordability 

period, unless ownership is transferred to another low or moderate-income homeowner, any 

Program funds expended on work done on the owner’s individual unit along with a pro-rata 

portion of the shared improvements must be fully repaid to the Township and used to rehabilitate 

another housing unit. 

Additionally, for rental units in a multi-family owner-occupied home: 
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For tenant units, the maximum permitted rent is pursuant to UHAC and subject to annual 

adjustment.  If a unit is vacant upon initial rental subsequent to rehabilitation, or if a renter-

occupied unit is re-rented prior to the end of controls on affordability, the Deed Restriction shall 

require the unit to be rented to a low- or moderate- income household at an affordable rental 

price and will be affirmatively marketed by the Township designated Administrative Agent, in 

accordance with the Township of West Caldwell Affordable Housing Affirmative Marketing Plan.  

Landlords are responsible to pay income certification fees and affirmative marketing cost for re-

rentals.   

For information regarding future rental increases:  Please refer to Section VIII C of this manual. 

 

C. Terms and Conditions on Investor-Owned Multi-Family Rental Units 
 

Table 3 Investor-Owned Terms & Conditions 

Investor-Owned Multi-Family Unit 
Terms and Conditions of Loan 

Minimum Loan Amount 

Per N.J.A.C. 5:93-5.2, the municipality may rehabilitate 

substandard units that require less than $8,000 of work, 

provided the municipal rehabilitation activity shall 

average at least $10,000 per unit. 

Maximum Loan Amount $15,000 per rental unit   

Interest Rate  0% (No monthly payments) 

Payment Terms Owner pays 25% of rehab cost at construction agreement 

signing. 75% balance forgiven if in compliance with rental 

restrictions. The 25% rehab cost is waived for non-profit 

corporation rentals, if any.  Rental restrictions transfer with 

property.  See restrictions below. 

Mechanism for Securing Loan 
Mortgage, Mortgage Note and Deed Restriction 

recorded against property 

 

The ten-year affordability controls against the property will be recorded in a Deed Restriction. 

The property owner agrees to abide by the rental affordability controls for the life of the Deed 

Restriction. Additionally, the following conditions apply: 

The assisted housing unit(s) must be occupied by and affordable to a household that is certified 

as an income eligible household as per either the latest Income Limits by Region, or in compliance 

with the municipality’s Settlement Agreement and Court Order, whichever is applicable and as 

designated by unit in the Deed Restriction. The maximum permitted rent is determined by the 



                                                                                                                                 

 

12 Township of West Caldwell Home Improvement Program Policies and Procedures Manual 
 

Township’s Administrative Agent and is pursuant to UHAC and subject to annual adjustment. A 

copy of the income figures for 2020, and the methodology for going forward, until the 

reinstitution of COAH or another state entity performing this function is included in Appendix B 

of this document. 

Throughout the ten year affordability controls, if a rental unit is vacant upon initial rental 

subsequent to rehabilitation, or if a renter-occupied unit is re-rented prior to the end of controls 

on affordability, the Deed Restriction shall require the unit to be rented to a low- or moderate- 

income household(as designated by unit in the Deed Restriction) at an affordable price and will 

be affirmatively marketed in accordance with the Township of West Caldwell Affordable Housing 

Affirmative Marketing Plan by the Township’s current Administrative Agent at the rates and terms 

defined within that Agreement.  Landlords are responsible to pay income certification fees and 

affirmative marketing costs for re-rentals. 

The owner will execute a Mortgage, Mortgage Note and Deed Restriction, the latter which will 

guarantee the continued availability of the unit to income eligible households for the terms of 

the ten-year lien affordability period.   

Throughout the ten-year deed restrictive period, the affordability terms do not expire even if the 

owner sells the property, transfers title to the property, dies, or rents to other than low or 

moderate-income renters, before the terms of the lien expire. 

D. Special Needs Waivers for Higher Cost Rehabilitation Projects 

In cases of housing rehabilitation costs exceeding the program maximum loan amounts listed in 

applicable Tables 1, 2 and 3 above: 

 The Program will get confirmation of whether or not the homeowner can contribute 

personal funding.   

 If needed, the Program will attempt to partner with other possible funding sources such 

as the Low Income Home Energy Assistance Program (LIHEAP) or the Essex County’s Home 

Improvement Program. 

 The Program reserves the right to make an exception and allow the expenditure of up to 

an additional $3,000 per unit to address code violations.  The Township will consider other 

situations for special needs waivers.  Individual files will be reviewed on a case-by-case 

basis. Upon Program and Township approval, a Special Needs Funding Limit Waiver may 

be issued. 

 If no viable options, the case will have to be terminated. 
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E. Use of Recaptured Program Funds 

All recaptured funds will be deposited into a West Caldwell Township affordable housing trust 

fund in accordance with N.J.A.C. 5:93-8.15  

V. IMPLEMENTATION PROCESS 

A. Application/Interview   

For each prospective applicant, this process starts with a homeowner either submitting an online 

preliminary application or the Case Manager pre-qualifies the interested homeowner by phone, 

whichever is the homeowner’s preference. The information is entered in the program applicant 

pool/waiting list. If the homeowner passes the preliminary criteria review, program information, 

guidelines, and an application package will be mailed or emailed to the applicant when their 

name is reached in the program’s waiting list.  Each prospective applicant is to complete the 

application and return it to the Case Manager, along with the required verification documents.  

Upon receipt of the completed application package, a case file will be opened for the applicant 

and a case file number will be assigned to the unit. The Case Manager will be available via a direct 

phone line to assist applicants during this and all other phases of the process. Additionally, as 

needed, a Case Manager will be available for face to face prescheduled appointments.   Once a 

case is assigned a number, the cases are processed in the order of receipt of completed 

applications. 

B. Eligibility Certification   

To be eligible for assistance, households in each unit to be assisted must be determined to be 

income eligible. All adult members, 18 years of age and older, of both the owner household and 

tenant household (if any) must be fully certified as income-eligible before any assistance will be 

provided by the Program.  The HIP will income qualify applicant, and when applicable tenant, 

households in accordance with N.J.A.C. 5:93-9 and the Uniform Housing Affordability Controls 

(UHAC) at N.J.A.C. 5:80-16.1 et seq., except for the asset test.  

The following is a list of various types of wages, payments, rebates and credits. Those that are 

considered as part of the household’s income are listed under Income. Those that are not 

considered as part of the household’s income are listed under Not Income.  

C. What is Considered Income 

The following income sources are considered income and will be included in the income eligibility 

determination: 

 Wages, salaries, tips, commissions 

 Alimony  
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 Regularly scheduled overtime 

 Pensions 

 Social security 

 Unemployment compensation (verify remaining eligible number of weeks) 

 TANF  (Temporary Assistance For Needy Families) 

 Verified regular child support 

 Disability  

 Net income from business or real estate 

 Interest income from assets such as savings, certificates of deposit, money market 

accounts, mutual funds, stocks, bonds  

 Imputed interest (using a current average annual rate of two percent) from non-

income producing assets, such as equity in real estate. Rent from real estate is 

considered income, after deduction of any mortgage payments, real estate taxes, 

property owner’s insurance. 

 Rent from real estate is considered income  

 Any other forms of regular income reported to the Internal Revenue Service 

 

D. What is Not Considered Income 

The following income sources are not considered income and will not be included in the income 

eligibility determination:  

 Rebates or credits received under low-income energy assistance programs 

 Food stamps  

 Payments received for foster care  

 Relocation assistance benefits  

 Income of live-in attendants  

 Scholarships  

 Student loans 

 Personal property such as automobiles 

 Lump-sum additions to assets such as inheritances, lottery winnings, gifts, 

insurance settlements 

 Part-time income of dependents enrolled as full-time students    
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 Court ordered payments for alimony or child support paid to another household 

shall be deducted from gross annual income  

E. How to Verify Income 

To calculate income, the current gross income of the applicant is used to project that income 

over the next 12 months. Income verification documentation should include, but is not limited to 

the following for each and every member of a household who is 18 years of age or older:  

1. Four current consecutive pay stubs, including bonuses, overtime or tips, or a letter from 

the employer stating the present annual income figure or if self-employed, a current 

Certified Profit & Loss Statement and Balance Sheet. 

2. A signed copy of regular IRS Form 1040 (Tax computation form), 1040A or 1040EZ (as 

applicable) and state income tax returns filed for the last three years prior to the date of 

interview or notarized tax waiver letter for respective tax year(s)- A Form 1040 Tax 

Summary for the past three tax years can be requested from the local Internal Revenue 

Service Center or by calling 1-800-829-1040. 

3. If applicable, a letter or appropriate reporting form verifying monthly benefits such as: 

 Social Security or SSI – Current award letter or computer printout letter 

 Unemployment – verification of Unemployment Benefits  

 Welfare -TANF current award letter 

 Disability - Worker’s compensation letter or 

 Pension income (monthly or annually) – a pension letter 

 

4. A letter or appropriate reporting form verifying any other sources of income claimed by 

the applicant, such as alimony or child support – copy of court order or recent original 

letters from the court (includes separation agreement or divorce papers) or education 

scholarship/stipends – current award letter; 

5. Reports from the last two consecutive months that verify income from assets to be 

submitted by banks or other financial institutions managing savings and checking 

accounts (bank statements and passbooks), trust funds, money market accounts, 

certificate of deposit, stocks or bonds (In brokerage accounts – most recent statements 

and/or in certificate form – photocopy of certificates), whole life insurance.  Examples 

include copies of all interest and dividend statements for savings accounts, interest and 

non-interest bearing checking accounts, and investments; 

6. Evidence or reports of income from directly held assets, such as real estate or businesses 

owned by any household member 18 years and older. 
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7. Interest in a corporation or partnership – Federal tax returns for each of the preceding 

three tax years. 

8. Current reports of assets – Market Value Appraisal or Realtor Comparative Market Analysis 

and Bank/Mortgage Co. Statement indicating Current Mortgage Balance. For rental 

property attach copies of all leases.  

F. Additional Income Verification Procedures 

1. Student Income 

Only full-time income of full-time students is included in the income calculation. A full-time 

student is a member of the household reported to the IRS as a dependent who is enrolled in a 

degree seeking program for 12 or more credit hours per semester; and part-time income is 

income earned on less than a 35-hour workweek. 

2. Income from Real Estate 

If real estate owned by an applicant for affordable housing is a rental property, the rent is 

considered income.  After deduction of any mortgage payments, real estate taxes, property owner 

insurance and reasonable property management expenses as reported to the Internal Revenue 

Service, the remaining amount shall be counted as income. 

If an applicant owns real estate with mortgage debt, which is not to be used as rental housing, 

the Program Case Manager should determine the imputed interest from the value of the property.  

The Program Case Manager should deduct outstanding mortgage debt from the documented 

market value established by a market value appraisal.  Based on current money market rates, 

interest will be imputed on the determined value of the real estate. 

G. Other Eligibility Requirements 

Applicant to submit the following in the application package: 

 Copy of current Homeowner’s insurance declarations page (not the policy or receipt); 

 Proof of flood insurance, if property is located in a flood zone; 

 Copy of recorded deed to the property to be assisted; 

 If deed co-holder resides at another location, provide proof of same (driver’s license, etc); 

 If widow or widower, copy of spouse’s Death Certificate; 

 Receipt for paid property taxes; 

 Proof that all mortgage payments and, when applicable, Homeowner Association (HOA) 

Fees are paid current;  

 Copy of any and all other liens recorded against the property; 
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 Personal identification (a copy of any of the following: Driver’s License, Passport, Birth 

Certificate, Social Security Card, Adoption Papers, Alien Registration Card, etc.); and 

 Original of signed Eligibility Release form. 

 

Properties for sale are ineligible for program assistance as well as any property the homeowner 

plans to sell within the next two years. 

H. Requirements of Property Taxes and Municipal Utilities Accounts Paid Current 

All applicants' property tax and municipal water accounts must be paid current. The Program 

reserves the right to make an exception to the requirement of paid up municipal accounts. 

Individual files will be reviewed on a case-by-case basis. Upon approval by the appropriate 

municipal officials and the Program, a Special Needs Eligibility Requirements Waiver may be 

issued. 

I. Sufficient Equity and Carrying Cost 

Additionally, to be determined eligible, there must be sufficient equity in the home to cover the 

program lien.  In other words, the market value of the house must be greater than the total of 

the existing liens and anticipated program lien combined. For the sake of this rule, the market 

value of the home will be calculated using the municipality’s assessed value divided by the 

equalization ratio.  All existing property liens (mortgage, home equity loan, etc.) are then 

deducted from the calculated house value to determine the current property equity. The 

Township may consider a Special Needs Waiver approved by the municipality on a case-by-case 

basis for limited equity, but not for negative equity.  Additionally, the applicant’s income shall be 

sufficient to meet the carrying costs of the unit or the homeowner is to demonstrate how the 

unit’s carrying costs are funded.  This will be reviewed on a case-by-case basis. 

J. House Conditions: 

All areas of the house must be readily accessible, uncluttered, and clean. This is in anticipation of 

the Program Inspector and contractors needs of proper and sanitary access for inspections and 

construction work progress.  

If there are any repairs or renovations currently being undertaken on the home by others or the 

homeowner or done within the last few years that require or required municipal permits, the work 

must be completed and the permits closed out prior to the homeowner applying to the Program.   

K. Eligibility Scenarios of Multi-Family Structures  

Several possibilities exist concerning the determination of eligibility in a multi-family structure. 
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Scenario 1. The Program Administrator determines that the owner is income eligible and the 

renters in each unit are income eligible. In this case, all of the units are eligible for rehabilitation. 

Scenario 2. The Program Administrator determines that the owner is income eligible, but the 

renters are not. In this case, only the landlord's unit is eligible for rehabilitation. If a home 

improvement is undertaken which affects all the units in the house (e.g., replacement of a roof), 

the HIP will only cover a prorated percentage of the cost. For example, in a two-family home with 

units of approximately equal size, only 50% of the cost of roof replacement will be covered. Where 

units differ by more than 10% in size, the proration should be based on percentage of square 

footage within each unit compared to the total interior square footage of all other units in the 

structure. Shared common areas should not be counted in the denominator for the pro rata 

calculation. 

Scenario 3. The Program Administrator determines that the owner is not income eligible, but 

the renters are. In this case, the rental units are eligible for rehab, but the owner's is not. If a rehab 

activity is undertaken which affects all of the units in the house (e.g., replacement of roof), the 

HIP will only cover a prorated percentage of the cost. For example, in a four-family home, only 

75% of the cost of roof replacement would be covered. Where units differ in size, the proration 

is based on percentage of square footage. 

If any of the conditions above apply to a particular applicant's case, CGP&H sends a letter that 

explicitly identifies which of the units is eligible for rehabilitation, as well as specifies any 

applicable percentage of the hard costs of rehabilitation between the Program and the 

homeowner. The homeowner's monetary contribution is to be paid prior to the start of 

construction at the preconstruction conference in the form of a money order or certified check 

made payable to the contractor. The payment is held by the Program until the work is 

satisfactorily completed, at which time the Program will release the payment to the contractor. 

L. Eligibility Certification 

After the Program Administrator has determined that the household is income eligible and meets 

all other eligible requirements, the Program Manager will complete and sign the Eligibility 

Certification. This certification is valid for 180 days starting from date of eligibility certification. A 

Construction Agreement must be signed within this time period. If not, the Program 

Administrator must reevaluate the household's eligibility. 

After the household is certified as income eligible, the Homeowner/Program Agreement will be 

executed between the owner and the program. 
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If an applicant is determined ineligible, for any reason, the Program will issue a Notice of 

Ineligibility explaining the reason for the ineligibility determination and case termination.  

 

M. Housing Inspection/Substandard Certification/Work Write Up/Cost Estimate 

The Program Inspector will perform a comprehensive inspection to determine what work items 

are necessary to bring the home up to code, as identified in section III C.  Photos will be taken at 

the comprehensive inspection to document existing conditions.   As a result of the comprehensive 

inspection, the Program Inspector will prepare a work write-up and cost estimate. All repairs 

needed to bring the home up to code will be identified.  To the extent that the budget may 

permit, home weatherization will also be included.  This work write-up will include a breakdown 

of each work item by category and by location in the house. The work write-up will contain 

information as to the scope of work and specifics on materials such as type, quantity and cost. A 

total cost estimate will be calculated for each housing unit.  Improvements approved under the 

Program shall be based on the cost of mid-grade fixtures and materials.  No upgrades from this 

standard shall be allowed.  Only eligible rehab work will be funded by the Program. In the event 

that not all items can be accomplished due to program funding caps, the Program Inspector will 

establish a priority repair system which addresses the code violations before the non-code 

violations. The HIP's policy is to create Work Write-Ups and Cost Estimates that fall within the HIP 

funding caps. In unusual hardship cases and when the cost to correct all code violations exceeds 

the program funding limit, the HIP will seek the homeowner's monetary contribution. If the 

homeowner is unable to contribute funds or obtain funds from another funding source, the HIP 

will request additional funds from West Caldwell. 

For houses built prior to 1978, refer to Section VII Lead Base Paint (LBP). 

N. Contractor Selection 

The homeowner, with the approval of the Program Inspector, will select the contractor.  The Case 

Manager will provide the homeowner with a copy of the work write up and the Program 

Contractor List. The homeowner will complete the Work Write-Up Review Form indicating review 

and approval of the work write-up and advising of any contractors currently on the Program 

Contractor List that the homeowner does not wish to have notified of the availability of the bid 

package. If the homeowner wishes to solicit a bid from a contractor not currently on the Program 

Contractor List, the homeowner will provide the contractor's name, address and telephone 

number on the Work Write-Up Review Form. Any contractors that have not been previously 

qualified are eligible to participate but must submit their qualifications as well as their bid in the 

bid package. 
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The Case Manager will notify at least three (3) currently active contractors that a bid package for 

the property is available. Each contractor must contact the Case Manager to obtain a full bid 

package and the contractor must submit a bid to the Case Manager by the submission deadline 

(usually within three (3) weeks of the date of the bid notification letter). All submitted bids will be 

opened and recorded by the Program Administrator at a meeting open to all interested parties. 

The submitted bids will be reviewed by the homeowner and the Program Inspector. Generally, 

the lowest responsible bid from a qualified contractor will be chosen. If the homeowner selects a 

higher bid, he/she must pay the difference between the chosen and the lowest responsible bid.  

The Case Manager will email the following documentation to the Township:  

 Bid Tabulation sheet of all bids received 

 Awarded contractor’s bid including completed Contractor Award Checklist 

 For each contractor’s first award in a calendar year, will also include awarded contractor 

Business Registration Certificate (BRC) and W-9.  

Contractor award is passed via a Resolution by Township Council.  The Township will provide 

the Case Manager with a copy of the Resolution for placement in the case file. 

O. Pre-Construction Conference/Contract Signing 

The Program Inspector will conduct a pre-construction conference with the homeowner and 

contractor. Prior to the pre-construction conference the homeowner will be provided with copies 

of the loan documents and the Construction Agreement and the contractor will be provided with 

a copy of the Construction Agreement for review. At the time of the pre-construction conference, 

the scope of work will once again be reviewed. The homeowner and contractor responsibilities 

will also be reviewed, as well as the Program's construction procedures and program limitations. 

The homeowner and contractor will each sign the Construction Agreement and receive copies. 

The homeowner will sign and receive copies of the Mortgage and Mortgage Note in the amount 

of the HIP subsidy.  For rental properties, the property owner will also sign the Deed Restriction 

(COAH form Appendix E-3). 

If the homeowner is providing any funds for the rehabilitation of his/her home, those funds must 

be provided at the time of the pre-construction conference in the form of a certified check or 

money order made payable to the contractor. The check will be held by the Program and will be 

applied towards the contractor's first progress payment. 
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The contractor will be provided with information regarding the Lead-Based Paint Poisoning 

Prevention Act (4a.USC 483 1 (b)). The homeowner will be advised of the hazards of lead base 

paint in houses built prior to 1978 and provided with the EPA booklet Renovate Right.  Both 

contractor and homeowner will each sign the respective Certifications.  Additionally, for houses 

built prior to 1978, Section VII Lead Base Paint (LBP) applies. 

Following the pre-construction conference, the Case Manager will provide the Township with a 

copy of the Construction Agreement which includes an itemized price list of the work.   

It is the contractor's responsibility to ensure all required permits are applied for prior to the start 

of construction and, if applicable, at the time of any change orders. 

The construction permitting process is handled by the municipality’s Construction office. 

P. Initiate Township Voucher    

Upon contractor award decision, the Township will provide the Case Manager with a blanket 

purchase order to create two purchase orders for each case for the contractor to sign at the 

pre-construction conference at time of contract signing. The contractor’s signed purchase 

orders will be held by the Case Manager until construction progress is sufficient to submit to 

the municipality.  

The Township voucher will be separated into two potential payments.  The Program staff will 

match the payment request up with the Township voucher issued at the pre-construction 

conference and adjust the payment amount as per the inspection results.  Ultimately upon 

construction completion, the payments will equal the full voucher amount plus or minus any 

change orders. 

For each contractor’s first award in a calendar year, the Case Manager will provide the municipal 

applicable staff with the awarded contractor Business Registration Certificate (BRC) and W-9 

form.  

Q. Progress Inspections 

The Program Inspector will make the necessary inspections of the progress of property 

improvements. Inspections are necessary to ensure that the ongoing improvements coincide with 

the scope of work outlined in the work write-up. It is the contractor's responsibility to notify the 

Program Inspector when a minimum of 40% of the total contract work is completed. The Program 

Inspector will schedule the inspection with the homeowner, at which time the Program Inspector 

will also obtain verbal confirmation from the homeowner that the work is ready for inspection.  
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If work passes the satisfactory progress inspection, the Case Manager will follow the procedures 

spelled out in Section V subsection T Payment Structure and Process to process a contractor’s 

progress payment request. 

The Program Inspector will notify the contractor and the homeowner in writing of any work 

deficiencies discovered during the progress inspection. Work deficiencies must be corrected prior 

to the contractor's request for the next inspection.  

For houses built prior to 1978, a work item marked EPA RRP Rule cannot be paid for until the 

contractor provides a post renovation report to the Program.   Refer to Section VII Lead Base 

Paint (LBP) for the EPA regulation.  

R. Change Orders 

If it is determined during rehabilitation that a change from the original work write-up is 

required, a Program Change Order Authorization form must be completed and approved by the 

homeowner, the contractor, the Program and the Township.  

The Case Manager will forward the executed change order to the Township for approval via 

Resolution by Township Council.  If the change order work discovery is urgent, such as during 

roof tear off and cannot wait until the next Council meeting, it will be submitted for Township’s 

preliminary special needs approval prior to Resolution at upcoming Council meeting. 

The contractor will be notified by the Case Manager of the results, and no change order work 

should be undertaken by the contractor until he has received a copy of the fully executed Change 

Order Authorization or the contractor risks non-payment for the change order work. 

S. Final Inspection 

Prior to requesting a final inspection, it is the contractor's responsibility to: 

 Properly close out all the permits and to provide proof of closed out permits to the Case 

Manager via the municipal Certificate of Approval; 

 Deliver to the homeowner a complete release of all liens arising out of the Construction 

Agreement, a receipt in full covering all labor, materials and equipment for which a lien 

could be filed or a bond satisfactory to the owner indemnifying owner against any lien; 

and; 

 Provide the homeowner with all applicable warranties for items installed and work 

completed during the course of the rehabilitation. 
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Once the contractor has provided the Case Manager with all required job closeout forms, the 

contractor will be responsible to request the Program's final inspection. The Program Inspector 

will schedule the final inspection with the homeowner, at which time the Program Inspector will 

also obtain verbal confirmation from the homeowner that the rehabilitation work has been 

completed and is ready for inspection. The Program Inspector will then conduct a final inspection 

to certify that the required property improvements are complete. The homeowner will be present 

during the final inspection and the contractor will be present if there are issues to resolve. 

Construction progress on work line items will be inspected and considered for payment. If the 

work passes satisfactory final inspection, the Case Manager will follow the procedures spelled out 

in Section V subsection T. Payment Structure and Process to process the contractor’s final payment 

request. 

For houses built prior to 1978, a work item marked EPA RRP Rule cannot be paid for until the 

contractor provides a post renovation report to the program.   Refer to Section VII Lead Base 

Paint (LBP) for the EPA regulation.  

If the Program Inspector identifies any work deficiencies during the final inspection, the Program 

Inspector will notify the contractor and the homeowner of the deficiencies in writing and the 

value of said deficiencies will be deducted from the final payment request. Work deficiencies 

discovered during the final inspection will require the Program Inspector to conduct a subsequent 

inspection upon contractor's correction of deficiencies. The Rehabilitation Program reserves the 

right to hold the contractor responsible to pay the cost of any additional inspections beyond the 

final inspection at a rate of $350 per inspection for prematurely requesting the final inspection 

with the work not 100% completely done in a workman-like manner. Additional inspections are 

those in excess of the one progress inspection and the final inspection which are needed to 

inspect corrected deficiencies. The contractor must issue the failed final inspection penalty 

payment directly to CGP&H via a check prior to the Program Inspector scheduling and repeating 

the final inspection process. CGP&H will notify the municipality each time a penalty is levied. 

The Program lien period will commence upon satisfactory completion of the final inspection. 

Photographs will be taken of the rehabilitated housing unit by the Program Inspector at the time 

of the satisfactory final inspection. 

T. Payment Structure and Process  

The Township will issue all payments, which will be made according to the following schedule: 
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One progress payment (representing a minimum of 40% of total contract work completed) will 

be paid. Upon completion of one hundred percent (100%) of the rehabilitation work, the 

contractor is eligible for final payment of the contract price.  

Upon a satisfactory program inspection, and confirmation from the Case Manager that all 

contractor's documents have been submitted according to program procedures, the Case 

Manager will submit to the Township: 

 Program’s Request for Payment form with Owner's and Program’s written approval 

 The Township voucher signed by the contractor and adjusted to match the current 

payment amount 

 Copy of change order, if one occurred 

 

The Township retains the right to make payments to the contractor without homeowner 

approval should the homeowner become unavailable to sign the Program contractor payment 

form due to illness or absence. In such instance, the Program shall make reasonable attempts to 

contact the homeowner.  If such efforts are not successful within a two-week period from the 

final inspection date, the Program shall advise the Township, provide documentation of efforts 

to obtain homeowner approval, and may authorize contractor payment without homeowner 

sign-off, to not hold up payment rightfully due to the contractor.    

The Case Manager is to submit the contractor payment request to the Chief Financial Officer and, 

if acceptable, the payment request will be placed on the upcoming Bill List agenda.  The Township 

will forward to the Case Manager a copy of the executed payment to the contractor for case file 

records.  

Upon job completion, the combined Township payments will total the Construction Agreement, 

including all applicable change order(s) if any, and minus owner contribution, if any.  The 

combined Township payments will also match the final Township Voucher amount. Progress and 

final payments will be made payable to the contractor. 

U. Standard Certification 

A Certificate of Approval issued by the municipal construction official at the time the contractor 

closes out the rehabilitation construction permits, will confirm the scope of rehabilitation work 

has been completed and that the housing unit is now up to code standard. The contractor is to 

provide the Certificate of Approval to the Case Manager when requesting the final inspection. 

The Case Manager will ensure that a copy of the Certificate of Approval is placed in the case file. 
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V. Record Mortgage Documentation 

At construction completion, the Case Manager will forward the executed mortgage to the 

Township’s Attorney for recording. The Township will immediately file the mortgage with the 

County Clerk.  For rental properties, the Deed Restriction will also be recorded. 

W. File Closing 

The Case Manager will close the homeowner's file after the final payment is made and the 

mortgage, and when applicable, Deed Restriction is/are returned from the County with recorded 

date, book and page.  

The Case Manager will send the homeowner a case closeout letter explaining the warranty period, 

importance of program documents for personal record keeping, explaining the homeowner’s 

responsibility to continue to maintain the home, providing the homeowner with a home 

maintenance checklist as guidance, thanking the owner for program participation, and 

encouraging him/her to recommend the program to other households in the community and, 

when applicable, reminding owner of the affordable housing rental requirements listed in the 

program lien documents and deed restriction. 

X. Requests for Subordination or Program Loan Payoff 

West Caldwell may agree to subordination of its lien if the mortgage company supplies an 

appraisal showing that the new loan plus the balance(s) on all unpaid loans (including the value 

of the rehabilitation assistance) does not exceed ninety-five (95%) of the appraised value of the 

unit.  If the homeowner is simply refinancing their primary mortgage to a lower interest rate and 

not “cashing out” any equity, West Caldwell will subordinate up to 100% of the appraised value. 

The fee to process program loan subordination requests will be paid by the homeowner directly 

to the Program Administrator in accordance with the fee set forth in the yearly program 

administration contract. 

VI. CONTRACTOR REQUIREMENTS AND RECRUITMENT  

A. Marketing 

The Program will coordinate with the Township to advertise the availability of construction work 

on the Township’s website and display a contractor outreach poster and handouts in the 

municipal building, including the local construction office.  Additionally, CGP&H will reach out to 

home improvement contractors registered with Consumer Affairs who are geographically near or 

in West Caldwell. If determined needed, additional outreach will be conducted in the local 

newspapers and through the posting of community notices. As necessary, the Program will 

advertise the availability of construction work by posting information at local building supply 
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dealers. All interested contractors will have the opportunity to apply for inclusion on the Program 

Contractor List, which will be made available for the homeowner's use in selecting rehabilitation 

contractors. The contractor outreach material will also be posted on CGP&H’s website.  

B. Contractor Qualifications 

To qualify, contractors must meet the following minimum requirements: 

  Contractors must carry at least $1,000,000 in general liability insurance. The Contractor 

shall carry full workmen’s compensation coverage including Employer’s Liability limits of at 

least $500,000 and statutory state coverage for all his/her employees and those of his/her 

subcontractors engaged in program rehab work.  The Contractor must provide the Case 

Manager with a certificate of insurance naming the Program as Certificate Holder, and 

naming the Municipality and CGP&H as additional insureds at time of Program job award; 

and  

 At least three favorable references on the successful completion of similar work; and 

 The Contractor’s State Business Registration Certificate; and  

 Current Consumer Affairs Home Improvement Contractor license; and  

 Applicable lead certifications for contractors working on houses built prior to 1978. As 

identified in the scope of work, the contractor must comply with the EPA Renovation, 

Repair and Painting (RRP) Rule regarding certification; and 

 If claiming prior experience with local, state or federally funding housing rehabilitation 

programs, a record of satisfactory performance in a neighborhood rehabilitation program 

or other federal/state programs; and 

 Appropriate licenses; e.g. plumbing, electrical.   

Contractors must also complete a Contractor Qualification Form. The contractor's qualifications 

will be reviewed and the references cited will be checked by the Program Inspector before the 

contractor is awarded a job. 

VII. Lead Based Paint (LBP): 
For houses built prior to 1978, contractors must comply with the Environmental Protection 

Agency Renovation, Repair and Painting Rules (40 CFR Part 745) when any work item is marked 

with (EPA-RRP Rule) in the work specifications.  The requirements are spelled out in the General 

Conditions of the work specifications 
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VIII. Rental Procedures: 
Rental units are subject to the Uniform Housing Affordability Controls (UHAC) at N.J.A.C.5-80:26.1 

et. seq. once the rental units are rehabilitated.  In addition to the mortgage and mortgage note, 

the controls on affordability shall be in the form of a deed restriction.  

 If a unit is vacant, upon initial rental subsequent to rehabilitation, or if a renter-occupied 

unit is re-rented prior to the end of controls on affordability, the deed restriction shall 

require the unit be rented to an income eligible household at an affordable rent and 

affirmatively marketed pursuant to UHAC.  

 If a unit is renter-occupied, upon completion of the rehabilitation, the maximum rate of 

rent shall be the lesser of the current rent or the maximum permitted rent pursuant to 

UHAC. 

 Rental Increases:  See section VIII C, below. 

The municipality’s Administrative Agent will administer the rental affordability controls during the 

10-year affordability period for each rental property assisted. Landlords are responsible to pay 

income certification fees for re-rentals. 

A. Determining Initial Affordable Rents  

The initial maximum affordable rent for a rehabilitated unit is determined by the program staff 

based on several NJ rules and regulations. The Administrative Agent will make every attempt to 

price initial rents to average fifty-two percent (52%) of the median income for the household size 

appropriate to the sized unit within each individual project (N.J.A.C. 5:80-26.3 (d)).  Thirty percent 

(30%) (N.J.A.C. 5:80-26-12 (a)) of that figure is considered the “maximum base rent.” Subtracted 

from the maximum base rent is the cost of all tenant-paid utilities as defined and calculated by 

the HUD Utilities Allowance figures (updated annually). The remainder becomes the maximum 

initial rent for that unit.  The Home Improvement Program staff can provide potential 

applicants/landlords with a reasonable estimate of what the maximum base rent will be on their 

rental unit if they elect to participate in the program. 

B. Pricing by Household Size 

 Initial rents are based on the number of legal bedrooms in each unit. Initial rents must adhere to 

the following rules.  
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Table 4 Initial Rental Pricing by Housing Size 
 

 

 

 

 

 

 

 

 A studio shall be affordable to a one-person household; 

 A one-bedroom unit shall be affordable to a one- and one-half person household; 

 A two-bedroom unit shall be affordable to a three-person household; 

 A three-bedroom unit shall be affordable to a four- and one-half person household; and 

 A four-bedroom unit shall be affordable to a six-person household. 
 

The above rules are only to be used for setting initial rents.   
 

C. Determining Rent Increases 

Rents for rehabilitated units may increase annually based on the standards in Appendix B, entitled 

“Approved Calculation of Annual Increases to Income Limits, Resale Prices and Rents” and only 

upon written notification from the Administrative Agent. 

 In addition, the Township’s Administrative Agent must be used by the Landlord to ensure that 

all appropriate affirmative marketing and all other affordable housing compliance procedures 

are followed and will continually oversee compliance for these affordable rental units 

throughout their restrictive term. 

These increases must be filed with and approved by the Administrative Agent.  Property managers 

or landlords who have charged less than the permissible increase may use the maximum 

allowable rent with the next tenant with permission of the Administrative Agent.  Rents may not 

be increased more than once a year, may not be increased by more than one approved calculated 

increment at a time, and may not be increased at the time of new occupancy if this occurs less 

than one year from the last rental.  No additional fees may be added to the approved rent without 

the express written approval of the Administrative Agent. 

Size of Unit 
Household Size Used to 

Determined Max Rent 

Studio/Efficiency   1 

1 Bedroom   1.5 

2 Bedrooms   3 

3 Bedrooms   4.5 

4 Bedrooms   6 
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IX. MARKETING STRATEGY 
In coordination with the Township, the Program Administrator will employ a variety of proven 

strategies to advertise the program within West Caldwell to establish the Program’s applicant 

pool/waiting list.  The marketing strategy/plan possibilities include but are not limited to: 

 Creation and distribution of Program homeowner outreach posters, flyers and handouts 

 Place Program outreach material on the Township’s website 

 Place Program outreach material on CGP&H’s website 

 Municipal E-newsletter and paper newsletter (if available) 

 Appending announcements and/or flyers to other municipal mailings as they become 

available (tax, etc.) or direct mailing, if approved by the municipality 

 Municipal email blasts and Twitter communication (if available) 

 Program marketing will be distributed to local community organizations and major 

employers including religious organizations, civic groups, senior group, ethnic 

organizations, etc. 

 Free local cable TV advertising (when available) 

 Periodic Press releases 

 Program group presentations to community organizations or at the Township Municipal 

Building to prospective homeowners and even to local contractors 

 Paid newspaper advertisements (last resort) when deemed necessary and appropriate 

 The order of method used will be analyzed to implement the most effective combination 

of strategies. Extensive marketing efforts are essential for all successful housing 

rehabilitation programs to meet their productivity objectives. 

Available rental units assisted via the HIP will be affirmatively marketed in accordance with the 

Township of West Caldwell Affordable Housing Affirmative Marketing Plan.   

X. MAINTENANCE OF RECORDS AND CLIENT FILES 

A. Programmatic Recording 

The Program files will include: 
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 The policies and procedures manual, which will also be updated when applicable.  

 An applicant pool will be maintained by the Program staff to track intake of the people 

interested in the program and the corresponding outgoing application invites. 

 A rehabilitation log will be maintained by the Program staff that depicts the status of all 

applications in progress. 

B. Participant Record Keeping 

The Program will be responsible for ensuring that individual files for each unit are established, 

maintained and then submitted to the municipality upon completion. Each completed file will 

contain a minimum of the following: 

 Checklist  

 Application form 

 Tenant Application form (Rental Units Only) including rental lease 

 Proof of ownership 

 Income verification (for all households) 

 Proof of currency of property tax and water/sewer accounts  

 Proof of homeowner extended coverage/hazard insurance (Declaration Page) 

 Proof that the municipal lien plus the total of other liens does not exceed the market value 

of the unit. 

 Certification of Eligible Household or Notice of Ineligible Household  

(whichever is applicable) 

 Homeowner/Program Agreement 

 Certificate of Substandard  

 Work Specifications/Cost Estimate aka Work Write-Up 

 Bid Notice 

 Contractor bids 

 Bid Tabulation 
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 Construction Agreement 

 Mortgage and Mortgage Note, and for rental properties, Deed Restriction 

 Notice of Right of Rescission 

 Homeowner Confirmation of Receipt of EPA Lead Information Pamphlet 

 Contractor Confirmation of Receipt of Lead Paint Notice 

 Copies of all required permits 

 Change orders, if any 

 Work progress and final inspection reports 

 Copies of contractor payment documentation 

 Photographs (Before and After) 

 

 Close-out documents 

 Certification of Approval 

C. State Reporting 

For each unit the following information must be retained to be reported annually: 

 Street Address 

 Block/Lot/Unit Number 

 Owner/Renter 

 Income:  Low/Mod 

 Final Inspection Date 

 Funds expended on Hard Costs 

 Funds Recaptured 

 Major Systems Repaired 

 Unit Below Code & Raised to Code 

 Effective date of affordability controls 
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 Length of Affordability Controls (yrs.) 

 Date Affordability Controls removed 

 Reason for removal of Affordability Controls 

The Program Administrator will provide each completed unit’s data for annual monitoring. 

D. Financial Recordkeeping 

Financial recordkeeping is the responsibility of the Municipal Housing Liaison, with assistance 

from the Administrative Agent, as may be requested from time to time.  

 

XI. HOUSING ADVISORY COMMITTEE AND APPEALS PROCESS 
The Program staff is skilled in effectively achieving resolution of homeowner/contractor 

disputes, in a fair and documented manner.  

If a homeowner refuses to pay the contractor and work has been done to work specification 

and to the satisfaction of the Program, it may authorize payment to the contractor directly. 

However, the Program will make a reasonable attempt to resolve the differences before taking 

this step. 

However, on the rare occasion if a homeowner or contractor decides to dispute a Program staff 

decision, the Program will refer the matter to the Township for further resolution.  It is 

recommended the Township forms a Housing Advisory Committee to mediate and resolve the 

differences. Homeowners or contractors involved in a dispute will be instructed to submit their 

concerns in writing. The homeowner or contractor may request a hearing conducted by the 

Housing Advisory Committee. All Housing Advisory Committee decisions are final. The Housing 

Advisory Committee formation may occur when the first need arises. 

XII. CONCLUSION 
If the procedures described in this manual are followed, the Township of West Caldwell’s Home 

Improvement Program should operate smoothly and effectively. Where it is found that a new 

procedure will eliminate a recurring problem, that procedure may be incorporated into the 

program operation. In addition, this manual may be periodically revised to reflect changes in 

local, state and federal policies and regulations relative to the Home Improvement Program. 
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 APPENDIX A - LIST OF PROGRAM FORMS 
 Application Transmittal Letter     

 Program Information Handout     

 Application for Assistance- Homeowner 

 Application for Assistance- Landlord (Investor) 

 Application for Assistance- Tenant 

 Eligibility Release Form     

 Checklist         

 Special Needs Waiver (Eligibility Requirements)    

 Special Needs Waiver (Exceed Program Limit)     

 Certification of Eligible Household     

 Eligibility Determination Form     

 Notification of Eligibility     

 Notification of Ineligibility     

 Homeowner/Program Agreement     

 Certificate of Substandard  

 Certificate of Substandard – Emergency Situation  

 Letter: forward work write-up and contractor list to homeowner   

 Work Write-Up Review form  

 Request for Rehabilitation Bid     

 Affidavit of Contractor      

 Subcontractor Bid Sheet      

 Bid Tabulation/Contractor Selection     

 Construction Agreement     

 Mortgage         

 Mortgage Note – single family, multi family, investor versions 

 Notice of Right of Rescission     

 COAH Deed Restriction (when applicable) 

 Homeowner Confirmation of Receipt of EPA Lead Information Pamphlet 

 Contractor Confirmation of Receipt of Lead Paint Notice 

 Notice to Proceed       

 Contractor's Request for Final Inspection     

 Change Order Authorization  

 Certificate and Release      

 Closeout Statement  
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APPENDIX B – Approved Calculation of Annual Increases to 

Income Limits, Resale Prices and Rents  
       

Methodology for Calculating Regional Income Limits and Rental Increase:  
 

Income limits for all units that are part of the municipality’s Housing Element and Fair Share Plan and 

for which income limits are not already established through a federal program exempted from the 

Uniform Housing Affordability Controls pursuant to N.J.A.C. 5:80-26.1 shall be updated by the 

municipality annually within 30 days of the publication of determinations of median income by HUD 

as follows: 

 

a. Regional income limits shall be established for the region that the municipality is located within, 

based on the median income by household size, which shall be established by a regional 

weighted average of the uncapped Section 8 income limits published by HUD. To compute this 

regional income limit, the HUD determination of median county income for a family of four is 

multiplied by the estimated households within the county according to the most recent 

decennial Census. The resulting product for each county within the housing region is summed. 

The sum is divided by the estimated total households from the most recent decennial Census 

in the municipality’s housing region. This quotient represents the regional weighted average 

of median income for a household of four. The income limit for a moderate-income unit for a 

household of four shall be 80 percent of the regional weighted average median income for a 

family of four. The income limit for a low-income unit for a household of four shall be 50 

percent of the HUD determination of the regional weighted average median income for a 

family of four. The income limit for a very low-income unit for a household of four shall be 30 

percent of the regional weighted average median income for a family of four. These income 

limits shall be adjusted by household size based on multipliers used by HUD to adjust median 

income by household size. In no event shall the income limits be less than those for the previous 

year. 

 

b. The income limits attached are the result of applying the percentages set forth in paragraph 

(a) above to HUD's determination of median income for the most recent year and shall be 

utilized until the municipality updates the income limits after HUD has published revised 

determinations of median income for the next fiscal year.  

 

c.  If at any time, COAH (or a successor administrative agency duly empowered by an 

amendment to the Fair Housing Act) begins to issue updated annual income limits and 
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rules for increasing sales prices and rent levels each year, said updated income limits and 

rules for increasing sales prices and rent levels each year may be used instead of the 

methodology set forth herein.   

 

In establishing sale prices and rents of affordable housing units, the Administrative Agent shall 

follow the procedures set forth in UHAC, utilizing the regional income limits established pursuant to 

the process defined above:  

 

The rent levels of very-low-, low- and moderate-income units may be increased annually based on 

the percentage increase in the Housing Consumer Price Index for the Northeast Urban Area, upon its 

publication for the prior calendar year. This increase shall not exceed nine percent in any one year. 

Rents for units constructed pursuant to low income housing tax credit regulations shall be indexed 

pursuant to the regulations governing low income housing. 
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Appendix T | Greenwich House Board Resolution  
 

  

























 
 

Appendix U | 2023 Construction Board of Appeals 
Resolution  

 

  









 
 

Appendix V | Accordia Board Resolution   
 

  

























 
 

Appendix W | Affirmative Marketing Plan and 2021 
Resolution  

 

  



 1 

AFFIRMATIVE FAIR HOUSING MARKETING PLAN 
For Affordable Housing in (REGION 2) 

 
I.  APPLICANT AND PROJECT INFORMATION 
(Complete Section I individually for all developments or programs within the municipality.) 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
Piazza & Associates 
216 Rockingham Row, Princeton, NJ 
609.786.1100 
 
 

1b. Development or Program Name, Address 
 
Heritage at West Caldwell 
236 Clinton Road 
 

1c.  
Number of Affordable Units: 9 

 
Number of Rental Units:        0 
 
Number of For-Sale Units:     9 

1d. Price or Rental Range 
 
From  95,000 
      
To            199,000 

1e. State and Federal Funding 
Sources (if any) 
 

None 

1f.   
        □  Age Restricted 
 
        X  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:Already occurred                      Occupancy:      Already occurred  

1h. County 
Essex, Morris, Union, Warren 

1i. Census Tract(s): 
218.02 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
Already sold between 2013 and 2014 
 
 
1k. Application Fees (if any): 
none 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
TBD 
 
 

1b. Development or Program Name, Address 
 
Mountain Ridge Country Club Overlay Zone 
713 Passaic Avenue 
 

1c.  
Number of Affordable Units: TBD, 
will be based on site yield 
 
Number of Rental Units:        TBD 
 
Number of For-Sale Units:     TBD 

1d. Price or Rental Range 
 
From  TBD 
      
To            TBD 

1e. State and Federal Funding 
Sources (if any) 
 

TBD 

1f.   
        □  Age Restricted 
 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:Will begin 120 days prior to first occupancy                      
Occupancy:      TBD 

1h. County 
Essex, Morris, Union, Warren 

1i. Census Tract(s): 
218.02 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
TBD 
 
 
 
1k. Application Fees (if any): 
TBD 
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1a.  Administrative Agent Name, Address, Phone Number 
 
TBD 
 
 

1b. Development or Program Name, Address 
 
Durkin 
1120 Bloomfield Avenue 
 
 

1c.  
Number of Affordable Units: 28 are 
anticipated 
 
Number of Rental Units:        28 are 
anticipated 
 
Number of For-Sale Units:     0 

1d. Price or Rental Range 
 
From  TBD 
      
To            TBD 

1e. State and Federal Funding 
Sources (if any) 
 

TBD 

1f.   
        □  Age Restricted 
 
        X  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising: Will begin 120 days prior to first occupancy                      
Occupancy:      TBD 

1h. County 
Essex, Morris, Union, Warren 

1i. Census Tract(s): 
218.02 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
TBD 
 
 
 
1k. Application Fees (if any): 
TBD 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
TBD 
 
 

1b. Development or Program Name, Address 
 
Block 1600 
1089-1091 and 1085 Bloomfield Avenue, 204 Clinton 
Road 
 
 

1c.  
Number of Affordable Units: 7 are 
anticipated 
 
Number of Rental Units:        7 are 
anticipated 
 
Number of For-Sale Units:     0 

1d. Price or Rental Range 
 
From  TBD 
      
To            TBD 

1e. State and Federal Funding 
Sources (if any) 
 

TBD 

1f.   
        □  Age Restricted 
 
        X  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising: Will begin 120 days prior to first occupancy                                            
Occupancy:      TBD 

1h. County 
Essex, Morris, Union, Warren 

1i. Census Tract(s): 
218.02 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
TBD 
 
 
 
1k. Application Fees (if any): 
TBD 
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1a.  Administrative Agent Name, Address, Phone Number 
 
TBD 
 
 

1b. Development or Program Name, Address 
 
Pio Costa 
1200 Bloomfield Avenue 
 
 

1c.  
Number of Affordable Units: 8 are 
anticipated 
 
Number of Rental Units:        TBD 
 
Number of For-Sale Units:     TBD 

1d. Price or Rental Range 
 
From  TBD 
      
To            TBD 

1e. State and Federal Funding 
Sources (if any) 
 

TBD 

1f.   
        □  Age Restricted 
 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising: Will begin 120 days prior to first occupancy                      
Occupancy:      TBD 

1h. County 
Essex, Morris, Union, Warren 

1i. Census Tract(s): 
218.02 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
TBD 
 
 
 
1k. Application Fees (if any): 
TBD 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
TBD 
 
 

1b. Development or Program Name, Address 
75 Clinton Road 
75 Clinton Road 
 
 

1c.  
Number of Affordable Units: 5 are 
antiicpated 
 
Number of Rental Units:        TBD 
 
Number of For-Sale Units:     TBD 

1d. Price or Rental Range 
 
From  TBD 
      
To            TBD 

1e. State and Federal Funding 
Sources (if any) 
 

TBD 

1f.   
        □  Age Restricted 
 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising: Will begin 120 days prior to first occupancy                      
Occupancy:      TBD 

1h. County 
Essex, Morris, Union, Warren 

1i. Census Tract(s): 
218.02 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
TBD 
 
 
 
1k. Application Fees (if any): 
TBD 
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1a.  Administrative Agent Name, Address, Phone Number 
 
TBD 
 
 

1b. Development or Program Name, Address 
 
Caldwell Nursery 
246 Passaic Avenue 
 
 

1c.  
Number of Affordable Units: TBD 
 
Number of Rental Units:        TBD 
 
Number of For-Sale Units:     TBD 

1d. Price or Rental Range 
 
From  TBD 
      
To            TBD 

1e. State and Federal Funding 
Sources (if any) 
 

TBD 

1f.   
        □  Age Restricted 
 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising: Will begin 120 days prior to first occupancy                      
Occupancy:      TBD 

1h. County 
Essex, Morris, Union, Warren 

1i. Census Tract(s): 
218.01 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
TBD 
 
 
 
1k. Application Fees (if any): 
TBD 
 
 
1a.  Administrative Agent Name, Address, Phone Number 
 
TBD 
 
 

1b. Development or Program Name, Address 
 
B-2, B-3, M-1, M-2 Conditional Use 
Address varies 
 
 

1c.  
Number of Affordable Units: TBD 
 
Number of Rental Units:        TBD 
 
Number of For-Sale Units:     TBD 

1d. Price or Rental Range 
 
From  TBD 
      
To            TBD 

1e. State and Federal Funding 
Sources (if any) 
 

TBD 

1f.   
        □  Age Restricted 
 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising: Will begin 120 days prior to first occupancy                      
Occupancy:      TBD 

1h. County 
Essex, Morris, Union, Warren 

1i. Census Tract(s): 
218.02 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
TBD 
 
 
 
1k. Application Fees (if any): 
TBD 
 
 
 
 (Sections II through IV should be consistent for all affordable housing developments and programs within the 
municipality.  Sections that differ must be described in the approved contract between the municipality and the 
administrative agent and in the approved Operating Manual.) 
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II. RANDOM SELECTION 
 
2. Describe the random selection process that will be used once applications are received. 
 
See the Sales and Rental Operating Manuals for a description of the selection process the Administrative Agent will 
utilize.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
III. MARKETING 
 
3a. Direction of Marketing Activity: (indicate which group(s) in the housing region are least likely to apply for the 
housing without special outreach efforts because of its location and other factors) 

□ White (non-Hispanic        □ Black (non-Hispanic)        X Hispanic          □ American Indian or Alaskan Native 

                               x Asian or Pacific Islander                                       □ Other group:  
 

3b. HOUSING RESOURCE CENTER (www.njhousing.gov) A free, online listing of affordable housing    X 
        
 
3c. Commercial Media (required) (Check all that applies) 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL 
NEWSPAPER(S) CIRCULATION AREA 

 
TARGETS ENTIRE HOUSING REGION 2 
Daily Newspaper 

X Once at the start of the 
affirmative marketing 
process with additional 
monthly advertising as 
necessary 

Star-Ledger  

□ 
 New York Times  

 
 
TARGETS PARTIAL HOUSING REGION 2 
Daily Newspaper 

□  Daily Record Morris 

□  Express Times Warren 

Weekly Newspaper 

□  Belleville Post Essex 

http://www.njhousing.gov/
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□  Belleville Times Essex 

□  Bloomfield Life Essex 

□  East Orange Record Essex 

□  Glen Ridge Paper Essex 

□  Glen Ridge Voice Essex 

□  Independent Press Essex 

□  Irvington Herald Essex 

□  Item of Millburn and Short Hills Essex 

□  Montclair Times Essex 

□  News-Record Essex 

□  Nutley Journal Essex 

□  Nutley Sun Essex 

□  Observer Essex 

□  Orange Transcript Essex 

□  Progress Essex 

□  Vailsburg Leader Essex 

□  Verona-Cedar Grove Times Essex 

□  West Essex Tribune Essex 

□  West Orange Chronicle Essex 

□  Atom Tabloid & Citizen Gazette Middlesex, Union 

□  Chatham Courier Morris 

□  Chatham Independent Press Morris 

□  Citizen of Morris County Morris 

□  Florham Park Eagle Morris 

□  Hanover Eagle Morris 

□  Madison Eagle Morris 

□  Morris News Bee Morris 

□  Mt. Olive Chronicle Morris 

□  Neighbor News Morris 

□  Randolph Reporter Morris 
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□  Roxbury Register Morris  

□  Parsippany Life Morris 

□  Clark Patriot Union 

□  Cranford Chronicle Union 

□  Echo Leader Union 

□  Elizabeth Reporter Union 

□  Hillside Leader Union 

□  Leader of Kenilworth & Roselle 
Park Union 

□  Madison Independent Press, The Union 

□  Millburn and Short Hills 
Independent Press Union 

□  News Record Union 

□  Record-Press Union 

□  Scotch Plains Times (Fanwood 
Times) Union 

□  Spectator Leader Union 

□  Union Leader Union 

□  Warren Reporter Warren 

 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL TV 
STATION(S) 

CIRCULATION AREA AND/OR 
RACIAL/ETHNIC IDENTIFICATION 
OF READERS/AUDIENCE  

 
TARGETS ENTIRE HOUSING REGION 2 

□  2 WCBS-TV 
Cbs Broadcasting Inc. 

 

  3 KYW-TV 
Cbs Broadcasting Inc. 

 

□ 
 4 WNBC  

NBC Telemundo License Co. 
(General Electric) 

 

□ 
 5 WNYW  

Fox Television Stations, Inc. 
(News Corp.) 

 

□ 
 
 

7 WABC-TV 
American Broadcasting 
Companies, Inc (Walt Disney) 

 

□ 
 9 WWOR-TV 

Fox Television Stations, Inc.  
(News Corp.) 

 

□  11 WPIX 
Wpix, Inc. (Tribune) 

 

□ 
 13 WNET 

Educational Broadcasting 
Corporation 
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□ 
 25 WNYE-TV 

New York City Dept. Of Info 
Technology & 
Telecommunications 

 

□ 
 31 WPXN-TV 

Paxson Communications License 
Company, Llc 

 

□ 
 41 WXTV 

Wxtv License Partnership, G.p. 
(Univision Communications Inc.) 

 

□ 
 47 WNJU 

NBC Telemundo License Co. 
(General Electric) 

 

□ 
 50 WNJN 

New Jersey Public Broadcasting 
Authority 

 

□ 
 52 WNJT  

New Jersey Public Broadcasting 
Authority 

 

□ 
 54 WTBY-TV 

Trinity Broadcasting Of New 
York, Inc. 

 

□ 
 58 WNJB 

New Jersey Public Broadcasting 
Authority 

 

□  62 WRNN-TV 
Wrnn License Company, Llc 

 

□  63 WMBC-TV 
Mountain Broadcating Corporation 

 

□  68 WFUT-TV 
Univision New York Llc 

Spanish 

 
TARGETS PARTIAL HOUSING REGION 2 

□   42 WKOB-LP 
Nave Communications, Llc Essex 

□  22 WMBQ-CA 
Renard Communications Corp. Essex, Morris, Union 

□ 
 66 WFME-TV 

Family Stations Of New Jersey, 
Inc. Essex, Morris, Union 

□ 
 21 WLIW 

Educational Broadcasting 
Corporation Essex, Union 

□  60 W60AI  
Ventana Television, Inc Essex, Union 

□ 
 36 W36AZ 

New Jersey Public Broadcasting 
Authority Morris 

□ 
 6 WPVI-TV 

American Broadcasting 
Companies, Inc (Walt Disney) Morris, Union, Warren 

□  65  WUVP-TV 
Univision Communications, Inc. Morris, Union, Warren 

□  23 W23AZ  
Centenary College Morris, Warren 

□  28 WBRE-TV 
Nexstar Broadcasting, Inc. Morris, Warren 

□ 
 35 WYBE 

Independence Public Media Of 
Philadelphia, Inc. Morris, Warren 
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□ 
 39 WLVT-TV 

Lehigh Valley Public 
Telecommunications Corp. Morris, Warren 

□  44 WVIA-TV 
Ne Pa Ed Tv Association Morris, Warren 

□  56 WOLF-TV 
Wolf License Corp Morris, Warren 

□  60 WBPH-TV 
Sonshine Family Television Corp Morris, Warren 

□ 
 69 WFMZ-TV 

Maranatha Broadcasting 
Company, Inc. Morris, Warren 

□ 
 10 WCAU 

NBC Telemundo License Co. 
(General Electric) Warren 

□  16 WNEP-TV 
New York Times Co. Warren 

□  17 WPHL-TV 
Tribune Company Warren 

□ 
 22 WYOU 

Nexstar Broadcasting, Inc. Warren 

□ 
 29 WTXF-TV 

Fox Television Stations, Inc. 
(News Corp.) Warren 

□ 
 38 WSWB 

Mystic Television of Scranton Llc Warren 

□ 
 48  WGTW-TV 

Trinity Broadcasting Network Warren 

□ 
 49  W49BE 

New Jersey Public Broadcasting 
Authority Warren 

□ 
 55 W55BS 

New Jersey Public Broadcasting 
Authority Warren 

□  57 WPSG 
Cbs Broadcasting Inc. Warren 

□ 
 61 WPPX 

Paxson Communications License 
Company, Llc Warren 

 

 DURATION & FREQUENCY 
OF OUTREACH NAMES OF CABLE PROVIDER(S) BROADCAST AREA  

 
TARGETS PARTIAL HOUSING REGION 2 

□  Cablevision of Newark Partial Essex 

□  Comcast of NJ (Union System) Partial Essex, Union 

X 

Once at the start of the 
affirmative marketing 
process with additional 
monthly advertising as 
necessary 

Cablevision of Oakland Partial Essex, Morris 

□  Cable Vision of Morris Partial Morris 

□  Comcast of Northwest NJ Partial Morris, Warren  

□  Patriot Media & Communications Partial Morris  
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□ 
 Service Electric Broadband Cable Partial Morris, Warren  

□  Cablevision of Elizabeth 
 

Partial Union 

□  Comcast of Plainfield Partial Union 

□  Cable Vision of Morris  Partial Warren 

□  Service Electric Cable TV of 
Hunterdon 

Partial Warren 

 

 DURATION & FREQUENCY 
OF OUTREACH 

NAMES OF REGIONAL RADIO 
STATION(S) 

BROADCAST AREA AND/OR 
RACIAL/ETHNIC IDENTIFICATION 
OF READERS/AUDIENCE 

 
TARGETS ENTIRE HOUSING REGION 2 
AM 

□  
WFAN 660 

 

□  
WOR 710 

 

□  
WABC 770 

 

FM 

□  WFNY-FM 92.3 
 

□  WPAT-FM 93.1 
Spanish 
 

□  WNYC-FM 93.9 
 

□  WFME 94.7 
Christian 
 

□  WPLJ 95.5 
 

□  WQXR-FM 96.3 
 

□  WQHT 97.1 
 

□  WRKS 98.7 
 

□  WAWZ 99.1 
Christian 
 

□  WHTZ 100.3 
 

□  WCBS-FM 101.1 
 

X 
Once at the start of the 
affirmative marketing 
process with additional 
monthly advertising as 
necessary WKXW-FM 101.5 

 

□  WQCD 101.9 
 

□  WNEW 102.7 
 

□  WKTU 103.5 
 

□  WAXQ 104.3 
 



 11 

□  WWPR-FM 105.1 
 

□  WLTW 106.7 
 

 
TARGETS PARTIAL HOUSING REGION 2 
AM 

□  
WWRL 1600 Essex 

□  
WXMC 1310 Essex, Morris 

□  
WWRV 1330 Essex, Morris (Spanish) 

□  
WZRC 1480 

Essex, Morris 
(Chinese/Cantonese) 

□  
WMCA 570 Essex, Morris, Union (Christian) 

□  
WNYC 820 Essex, Morris, Union 

□  
WCBS 880 Essex, Morris, Union 

□  
WPAT 930 

Essex, Morris, Union 
(Caribbean, Mexican, Mandarin) 

□  
WWDJ 970 Essex, Morris, Union (Christian) 

□  
WINS 1010 Essex, Morris, Union 

□  
WEPN 1050  Essex, Morris, Union 

□  
WKMB 1070 

Essex, Morris, Union 
(Christian) 

□  
WBBR 1130 Essex, Morris, Union 

□  
WLIB 1190 

Essex, Morris, Union 
(Christian) 

□  
WMTR 1250 Essex, Morris, Union 

□  WADO 1280 
Essex, Morris, Union 
(Spanish) 

□  WNSW 1430 
Essex, Morris, Union 
(Portuguese) 

□  WJDM 1530 
Essex, Morris, Union 
(Spanish) 

□  WQEW 1560 Essex, Morris, Union 

□  WWRU 1660 
Essex, Morris, Union 
(Korean) 

□  WCTC 1450 Union 

  WCHR 1040 Warren 

  WEEX 1230 Warren 

  WNNJ 1360 Warren 

  WRNJ 1510 Warren 
FM 

□  WMSC 90.3  Essex 
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□  WFUV 90.7 Essex 

□  WBGO 88.3 Essex, Morris, Union 

□  WSOU 89.5 Essex, Morris, Union 

□  WKCR-FM 89.9 Essex, Morris, Union 

□  WFMU 91.1 Essex, Morris, Union 

□  WNYE 91.5 Essex, Morris, Union 

□  WSKQ-FM 97.9 
Essex, Morris, Union 
(Spanish) 

□  WBAI 99.5 Essex, Morris, Union 

□  WDHA -FM 105.5 Essex, Morris, Union 

□  WCAA 105.9 
Essex, Morris, Union 
(Latino) 

□  WBLS 107.5 Essex, Morris, Union 

□  WHUD 100.7 Essex, Morris, Warren 

□  WPRB 103.3 Essex, Union, Warren 

□  WMNJ 88.9 Morris 

□  WJSV 90.5 Morris 

□  WNNJ-FM 103.7 Morris, Warren 

□  WMGQ 98.3 Union 

□  WCTO 96.1 Union, Warren 

□  WNTI 91.9 Warren 

□  WSBG 93.5 Warren 

□  WZZO 95.1 Warren 

□  WAEB-FM 104.1 Warren 

□  WHCY 106.3 Warren 
 
3d. Other Publications (such as neighborhood newspapers, religious publications, and organizational newsletters) 
(Check all that applies) 

 
NAME OF 
PUBLICATIONS OUTREACH AREA 

RACIAL/ETHNIC 
IDENTIFICATION OF 
READERS/AUDIENCE  

 
TARGETS ENTIRE HOUSING REGION 2 
Monthly 

X 

Once at the start of 
the affirmative 
marketing process 
with additional 
monthly advertising Sino Monthly North Jersey/NYC area Chinese-American 
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as necessary 
 
 
TARGETS PARTIAL HOUSING REGION 2 
Daily 

□  24 Horas 
Bergen, Essex, Hudson, 
Middlesex, Passaic, 
Union Counties  

Portuguese-Language 

Weekly 

□  Arab Voice Newspaper North Jersey/NYC area Arab-American 

□  Brazilian Voice, The Newark Brazilian-American 

□  Catholic Advocate, The Essex County area Catholic 

□  La Voz Hudson, Union, 
Middlesex Counties Cuban community 

□  Italian Tribune North Jersey/NYC area Italian community 

□  
New Jersey Jewish 
News 

Northern and Central 
New Jersey Jewish 

□  El Nuevo Coqui Newark Puerto Rican community 

□  
Banda Oriental 
Latinoamérica North Jersey/NYC area South American 

community 

□  El Especialito Union City Spanish-Language 

□  La Tribuna Hispana 

Basking Ridge, Bound 
Brook, Clifton, East 
Rutherford, Elizabeth, 
Fort Lee, Greeebrook, 
Linden, Lyndenhurst, 
Newark, North 
Plainfield, Orange, 
Passaic, Paterson, 
Plainfield, Roselle, 
Scotch Plains, Union, 
Union City, West NY 

Spanish-Language 

□  Ukranian Weekly New Jersey Ukranian community 

 
3e. Employer Outreach (names of employers throughout the housing region that can be contacted to post 
advertisements and distribute flyers regarding available affordable housing) (Check all that applies) 
DURATION & FREQUENCY OF OUTREACH NAME OF EMPLOYER/COMPANY LOCATION 
 
Essex County 

□  
Newark Liberty International 
Airport Newark Airport, Newark, NJ 

□  Verizon Communications 540 Broad St Newark, NJ 07102 

□  Prudential Financial, Inc. 751 Broad St Newark, NJ 07102 

□  Continental Airlines 1 Newark Airport, Newark, NJ 

□ 
 University of Medicine/Dentistry 

Office of Marketing & Media 
Relations 
150 Bergen Street Room D347 
Newark, NJ 07103 
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□  Public Service Enterprise Group 80 Park Plz Newark, NJ 07102 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Prudential Insurance 

751 Broad Street, Newark, NJ 
07102-3777 

□  
Horizon Blue Cross & Blue Shield 
of NJ 

3 Raymond Plz W Newark, NJ 
07102 

□  
Newark Liberty International 
Airport Newark Airport, Newark, NJ 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process 

Horizon Blue Cross & Blue Shield 
of NJ 
 540 Broad St Newark, NJ 07102 

 
Morris County  
□  

Atlantic Health System- 
Morristown Memorial Hospital 

100 Madison Avenue Morristown, 
NJ 07962 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process AT&T 

295 N Maple Ave, Basking Ridge, 
NJ and 180 Park Ave, Florham 
Park, NJ 

□  US Army Armament R&D 
21 Picatinny Arsenal, Picatinny 
Arsnl, NJ 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Lucent Technologies 

67 Whippany Rd, Whippany, NJ 
and 475 South St, Morristown, NJ 
and 5 Wood Hollow Rd, 
Parsippany, NJ and 24 Mountain 
Ave, Mendham, NJ 

□  Pfizer Morris Plains/Parsippany 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Novartis Pharmaceutical 

59 State Route 10, East Hanover, 
NJ 

□ 
 Kraft foods 

200 Deforest Ave, East Hanover, 
NJ and 7 Campus Dr, Parsippany, 
NJ 

□  Mennen Sports Arena 
161 E Hanover Ave, Morristown, 
NJ  

□  Honeywell 
101 Columbia Rd Morristown, NJ 
07960 

□  Pfizer 
5 Woodhollow Rd, Parsippany 
and 175 Tabor Rd, Morris Plains 

□ 

 St. Clare's Hospital 

130 Powerville Road Boonton 
Township, NJ 07005 and 25 
Pocono Road Denville, NJ 07834 
and 400 West Blackwell Street 
Dover, NJ 07801 and 3219 Route 
46 East, Suite 110 Parsippany, NJ 
07054 

 
Union County 
□  A&M Industrial Supply Co 1414 Campbell St Rahway 
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□  A.J. Seabra inc, 574 Ferry St Newark 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process 

Bristol-myers Products Research 
& Dev 1350 Liverty Ave Hillside 

□  Cede Candy Inc 
1091 Lousons Road PO Box 271 
Union, NJ 

□  Comcast Network 800 Rahway Ave Union, NJ 

□  HoneyWell Inc. 
1515 West Blancke Street Bldgs 
1501 and 1525 Linden, NJ 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process IBM Corporation 27 Commerce Drive Cranford, nj 

□  Howard Press 450 West First Ave Roselle,nj 

□  Lucent Technologies 600 Mountain Ave Murray Hill,NJ 

□  Merck & Co. Inc 
1 Merck Drive PO Box 2000 
(RY60-200E) Rahway, NJ 

□  Rahway Hospital 865 Stone Street Rahway, NJ 

□  Rotuba Extruders, Inc 1401 Park Ave South Linden 

X 
A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process 

Union County College 
 1033 Springfield Ave Cranford,NJ 

 
Warren County 
□  Masterfoods USA 800 High Street Hackettstown, NJ 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Warren Hospital 185 Roseberry St Phillipsburg, NJ 

X 

A flyer and preliminary 
application will be mailed 
once at the start of the 
affirmative marketing 
process Roche Vitamins 206 Roche Drive Belvidere, NJ 

□  Hackettstown Hospital 
651 Willow Grove St. 
Hackettstown, NJ 

□  Pechiney 
191 Route 31 North Washington, 
NJ 

□  Lopatcong Care Center 
390 Red School Lane 
Phillipsburg, NJ 

□  
 
Mallinckrodt/Baker, Inc 

222 Red School Lane 
Phillipsburg, NJ 
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3f. Community Contacts (names of community groups/organizations throughout the housing region that can be 
contacted to post advertisements and distribute flyers regarding available affordable housing) 
Name of Group/Organization Outreach Area Racial/Ethnic 

Identification of 
Readers/Audience 

Duration & Frequency of 
Outreach 

FSHC Statewide  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

New Jersey State 
Conference of the 
NAACP 

Statewide  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

Latino Action Network Statewide  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

East Orange Family 
Success Center 

Statewide  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

Essex County Housing 
Authority  

Statewide  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

HANDS, Inc. Statewide  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

Supportive Housing 
Association  

Statewide  A flyer and preliminary 
application will be 
mailed once at the start 
of the affirmative 
marketing process 

 
IV. APPLICATIONS 
 
Applications for affordable housing for the above units will be available at the following locations: 
4a. County Administration Buildings and/or Libraries for all counties in the housing region (list county building, 
address, contact person) (Check all that applies) 

 BUILDING LOCATION 

X 
Morris County Library 30 East Hanover Avenue, Whippany, NJ 07981 

X 
Warren County Library Headquarters 199 Hardwick Street, Belvidere, NJ 07823 

X 
Essex County/Hall of Records 465 Dr. Martin Luther King, Jr. Blvd, Newark, NJ 

07102 (973)621-4400 

X 
Union County/Administration Building  Elizabethtown Plaza, Elizabeth, NJ 07207 (908)527-

4100 
4b. Municipality in which the units are located (list municipal building and municipal library, address, contact person) 
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Lynda Korfmann, Municipal Building 30 Clinton Road, West Caldwell, NJ 07006 

West Caldwell Public Library 30 Clinton Road, West Caldwell, NJ 07006 
4c. Sales/Rental Office for units (if applicable) 
 
TBD 
 
V. CERTIFICATIONS AND ENDORSEMENTS 
 
I hereby certify that the above information is true and correct to the best of my knowledge.  I understand that 
knowingly falsifying the information contained herein may affect the (select one: Municipality’s substantive 
certification or DCA Balanced Housing Program funding or HMFA UHORP/MONI/CHOICE funding). 
 
 
____________________________________________________________________________________________ 
Name (Type or Print) 
 
 
____________________________________________________________________________________________ 
Title/Municipality 
 
 
____________________________________________________________________________________________ 
Signature                                                                                                               Date 
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Appendix Y | Draft 2025 Spending Plan  
 

  



 

 

   

TOWNSHIP OF WEST CALDWELL                
2025 AFFORDABLE HOUSING TRUST 

FUND SPENDING PLAN 

 

  

May 20, 2025 

 

Council Approval: _______ 
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1) INTRODUCTION 

The Township of West Caldwell has prepared a Housing Element and Fair Share Plan in accordance with the Municipal Land Use Law (NJSA 
40:55D-1 et seq.), the Amended Fair Housing Act (NJSA 52:27D-301), and the applicable affordable housing regulations (NJAC 5:91-1 et seq., 
NJAC 5:93-1 et seq., and NJAC 5.97 et seq.).  On December 18, 2001 via Resolution #1462 the Township Council adopted a development fee 
ordinance, which was subsequently approved by the Essex County Superior Court.  On October 17, 2012 via Resolution #9048 the Township 
Council requested permission for the dedication by rider for the Affordable Housing Trust Fund.  On October 24, 2012, the State of New 
Jersey Department of Community Affairs Division of Local Government Services Bureau of Financial Regulation and Assistance approved the 
dedication by rider.1  The ordinance establishes the Township of West Caldwell’s affordable housing trust fund for which this spending plan 
is prepared.   

 

2) REVENUES FOR CERTIFICATION PERIOD 

As of April 30, 2025, the Township of West Caldwell has collected $1,410,424.79 and expended $330,020.00, resulting in a balance of 
$4,080,404.79.  All development fees, payments in lieu of constructing affordable units on site, funds from the sale of units with extinguished 
controls, and interest generated by the fees are deposited in a separate interest-bearing affordable housing trust fund in Valley National 
Bank for the purposes of affordable housing.  These funds shall be spent in accordance with NJAC 5:93-8.16, as described in the sections that 
follow.  

To calculate a projection of revenue anticipated during the period of the fourth round (2025-2035), the Township of West Caldwell considered 
the following: 

(a) Development fees: 

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

 

1 Dates sourced from Court-approved 2021 Affordable Housing Trust Fund Spending Plan. 
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2. All projects currently before the planning and zoning boards for development approvals that may apply for building permits and 
certificates of occupancy; and 

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

(b) Payment in lieu (PIL):  

Actual and committed payments in lieu (PIL) of construction from developers as follows: 

 No funds are anticipated at this time. 

(c) Other funding sources: 

Funds from other sources, including, but not limited to, the sale of units with extinguished controls, repayment of affordable 
housing program loans, rental income and proceeds from the sale of affordable units. 

 No funds are anticipated at this time. 

(d) Projected interest:  

Interest on the projected revenue in the municipal affordable housing trust fund at the current average interest rate.  

 The Township projects collecting $69,374.35 between 2025 and 2035. 

The Township of West Caldwell projects a total of $580,128.34 in revenue to be collected between 2025 and 2035.  This projected amount, 
when added to the Township’s trust fund balance as of April 30, 2025, results in an anticipated total revenue of $1,660,529.14 available to 
fund and administer its affordable housing plan.  All interest earned on the account shall be used only for the purposes of affordable housing.  
See the table on the following page for a projection of the anticipated revenues. 
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3) 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 of 
West Caldwell:  

(a) Collection of development fee revenues: 

Collection of development fee revenues shall be consistent with the Township of West Caldwell’s development fee ordinance for both 
residential and non-residential developments in accordance with NJAC 5:91 and 5:93, the Amended Fair Housing Act, and the 
Municipal Land Use Law.   

Source of Funds 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 Total
(a) Development fees:

Approved Residential 
Development $6,750 $6,750

Approved Non-
residential 
Development

$300,000 $150,000 $450,000

Residential 
Development Pending 
Approval

$0

Projected Residential 
Development $6,750 $13,500 $6,750 $6,750 $6,750 $6,750 $6,750 $54,000

(b) Payments in Lieu of 
Construction $0

(c) Other Funds $0

(d) Interest $47,106 $13,669 $6,540 $589 $294 $0 $294 $294 $294 $0 $294 $69,374.35

Total $47,106 $327,169 $156,540 $14,089 $7,044 $0 $7,044 $7,044 $7,044 $0 $7,044 $580,124.35

Projected Revenues – Affordable Housing Trust Fund

*For purposes of projecting revenues, we have ut ilized historic residential Cert ificat ion of Occupancy data and projected forward.  Projections assume the est imated value 
of a new home is $450,000.  (This value was provided by the Tax Assessor's Office and is the average home value within the Township.)  The value is then mult iplied by 1.5%. 
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(b) Distribution of development fee revenues: 

The Administration forwards a resolution to the governing body recommending the expenditure of development fee revenues as set 
forth in this spending plan. The governing body reviews the request for consistency with the spending plan and adopts the 
recommendation by resolution. The release of the funds requires the adoption of the governing body resolution in accordance with 
the Court- and/or Program-approved 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. 

 

4) DESCRIPTION OF ANTICIPATED USE OF AFFORDABLE HOUSING FUNDS 

(a) Rehabilitation and new construction programs and projects.  

The Township of West Caldwell will dedicate a maximum of $40,000 for hard costs (renovation work) to rehabilitate two units.   

 Rehabilitation program: Maximum of $40,000 

 New construction project(s): $0 

(b) Affordability Assistance (NJAC 5:93-8.16). 

Municipalities are required to spend a minimum of 30% of development fee revenue to render existing affordable units more 
affordable and one-third of that amount must be dedicated to very-low-income households (i.e. households earning less than 30% 
of the regional median income).   The actual affordability assistance minimums are calculated on an ongoing basis in the online 
Affordable Housing Monitoring System platform based on actual revenues. 

According to the chart on the following page, the Township of West Caldwell is required to dedicate $211,652.64 from the affordable 
housing trust fund to render units more affordable, including $70,550.88 to render units more affordable to households earning 
30% or less of median income by region, as follows: 

 Very-Low-Income Supportive/Special Needs Units.  West Caldwell is seeking a vacant land adjustment as part of its Fourth 
Round housing compliance.  However, the Township owns land that it seeks to develop with a supportive/special needs home.  
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West Caldwell has worked with the Arc of Essex in the past and seeks to utilize Township-owned land to create another 4-to-
6-bedroom alternative living arrangement.  To aid in the cost of construction of said home, the Township will reserve $300,000 
of the Affordable Housing Trust Fund to assist the ultimate operator of the facility.  Additionally, the Township is earmarking 
a second $300,000 if another entity seeks to create a supportive/special needs home elsewhere in the community.  If this 
second home does not occur, the Township reserves the right to shift the funds to the mechanism outlined below.   It is 
anticipated that the program would be structured to provide funding per facility in exchange for a deed restricted home.  
These units would be very-low-income units.  The amounts earmarked for this program are dependent on the amount of 
development fees ultimately collected over the next decade. 

 Purchase of Land/Units and Other Affordable Opportunities.  West Caldwell is a land-constrained community.  As such, 
the Township wishes to reserve funding to purchase land for affordable housing, buy units for conversion to affordable 
housing, and partner with entities on any other affordable housing opportunities that may arise over the next ten years.  
These other opportunities may include, but not be limited to, assist a site in providing more than a 20% set-aside or renovating 
an existing structure to provide a set-aside of 50% or greater, creating senior or veteran affordable housing, etc.  A maximum 
of $622,529.14 will be available for this mechanism, which is dependent on development fees collected. 

 

 

Actual development fees through 4.30.2025  $      1,000,130.25 
Actual interest earned through 4.30.2025 +  $         155,274.19 
Development fees projected 5.1.2025-2035 +  $         510,750.00 
Interest projected 5.1.2025-2035 +  $           69,374.35 

Less housing activity expenditures through 4.30.2025 -  $           30,020.00 

 Total =  $   1,705,508.79 

Calculate 30 percent x .30 =  $         511,652.64 

Less Affordability assistance expenditures through 
4.30.2025 -  $         300,000.00 

Projected Minimum Affordability Assistance 
Requirement 5.1.2025-2035 =  $      211,652.64 

Projected Minimum Very Low-Income Affordability 
Assistance Requirement 5.1.2025-2035 ÷ 3 =  $           70,550.88 

AFFORDABILITY ASSISTANCE CALCULATION
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(c) Administrative Expenses (NJAC 5:97-8.9). 

Municipalities are permitted to use affordable housing trust fund revenue for related administrative costs up to a 20% limitation 
pending funding availability after programmatic and affordability assistance expenditures.  The actual administrative expense 
maximum is calculated on an ongoing basis in the online Affordable Housing Monitoring System platform based on actual revenues. 

The Township of West Caldwell projects that $398,109.83 will be available from the affordable housing trust fund to be used for 
administrative purposes.  Projected administrative expenditures, subject to the 20% cap, include, but are not limited to:  

 Township and Affordable Attorney, Engineer and Planner fees related to attaining affordable housing compliance as well as 
consulting fees related to the administration and implementation of the Township’s affordable housing program(s). 

 Salaries and benefits for municipal employees for administration and implementation of the housing plan and program(s). 
 Fees for administering the Rehabilitation Program and for the Administrative Agent. 
 Municipal Housing Liaison and Administrative Agent training and on-going continuing education. 

 

 

 

 

  

Actual dev fees and interest thru 4.30.2025  $      1,155,404.44 
Projected dev fees and interest 5.1.2025-2035 +  $         580,124.35 
Payments-in-lieu of construction and other deposits
thru 4.30.2025 +  $         255,020.35 

Less RCA expenditures thru 4.30.2025 -
Total =  $   1,990,549.14 

Calculate 20 percent x .20 =  $         398,109.83 
Less admin expenditures thru 4.30.2025 -  $                        -   
Projected Maximum available for administrative 
expenses 5.1.2025-2035 =  $     398,109.83 

ADMINISTRATIVE EXPENSE CALCULATION
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5) EXPENDITURE SCHEDULE  

The Township of West Caldwell intends to use affordable housing trust fund revenues for the creation and/or rehabilitation of housing units.  
It should be noted that the amount spent in a given year for any line item may, in reality, span multiple years. The chart below provides an 
estimated timeline for expenditure and does not restrict the Township from spending the money sooner or later in the Fourth Round period, 
nor does it prohibit the Township from spending more or less money in one year assuming the funds are in place to make said expenditure.  

 

 

6) EXCESS OR SHORTFALL OF FUNDS 

The Township currently has sufficient funds to cover the hard costs (renovation work) of the Rehabilitation Program and the group home on 
Township-owned property.  Any administrative costs above and beyond those that cannot be covered by the trust fund will be sourced from 
the general fund.   

In the event more funds than anticipated are collected, or projected funds exceed the amount necessary to implement the Fair Share Plan, 
the Township will use those excess funds towards rehabilitation, affordability assistance, or other future affordable housing opportunities.   

  

2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 Total
Twp Rehab Program 2 $20,000 $20,000 $40,000
Affordability Assistance

Purchase of Land/Units or Other 
Affordable Opportunities TBD $500,000 $122,529 $622,529

VLI Supportive/ Special Needs 
Units 1 - 2 $300,000 $300,000 $600,000

Administration $75,000 $45,000 $28,000 $28,000 $28,000 $28,000 $28,000 $28,000 $30,000 $30,000 $50,000 $398,000

Total $75,000 $365,000 $28,000 $28,000 $528,000 $28,000 $328,000 $48,000 $152,529 $30,000 $50,000 $1,660,529.14

Projects/Programs
Number 
of Units 

Projected

Projected Expenditure Schedule 2025-2035
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7) SUMMARY 

The Township of West Caldwell intends to spend affordable housing trust fund revenues pursuant to NJAC 5:97-8.7 through 8.9 and consistent 
with the housing programs outlined in the Fourth Round Housing Plan Element and Fair Share Plan. 

The Township of West Caldwell has a balance of $1,080,404.79 as of April 30, 2025 and anticipates an additional $580,124.35 in revenues 
through 2035 for a total of $1,1660,529.14. This Spending Plan demonstrates the Township’s commitment to expend $1,660,529.14 through 
December 31, 2035, including a commitment to expend with respect to the following: 

 Commitment to expend a maximum of $40,000 towards the hard costs of a Rehabilitation Program; 
 Commitment to expend up to $1,222,529.14 towards affordability assistance; and 
 Commitment to expend up to $398,000 towards administrative costs. 

The table below provides a summary of the affordable housing trust fund spending plan. 

 

R:\Projects\U-Z\WCT\WCT015B\Reports\Spending Plan\250520dag_WCT_Spending_Plan_Draft.docx 

Balance as of April 30, 2025 $1,080,404.79
Projected Revenue 5.1.2025-2035
Development fees + $510,750.00
Payments in lieu of construction + $0.00
Other funds + $0.00
Interest + $69,374.35

TOTAL REVENUE = $1,660,529.14
Projected Expenditures 5.1.2025-2035
Funds used for Rehabilitation - $40,000.00
Affordability Assistance - $1,222,529.14
Administration - $398,000.00
Total Projected Expenditures = $1,660,529.14
Remaining Balance = ($0.00)

SPENDING PLAN SUMMARY



 
 

Appendix Z | Draft Resolution of Intent to Bond  
 

  



 

   
  No. 25- 
  By: 

 
 

SUBJECT: RESOLUTION OF THE COUNCIL OF THE TOWNSHIP OF WEST 
CALDWELL OF INTENT TO BOND IN THE EVENT THAT THERE IS 
A SHORTFALL IN FUNDING TO EFFECTUATE CERTAIN 
AFFORDABLE HOUSING MECHANISMS IN ITS HOUSING 
ELEMENT AND FAIR SHARE PLAN 

 
WHEREAS, the Township of West Caldwell desires to create a realistic opportunity for the 

creation of affordable housing within the Township; and 
 

WHEREAS, the Township voluntarily brought a timely declaratory judgment action 
pursuant to the procedures set forth by Administrative Directive #14-24 seeking approval of a 
Housing Element and Fair Share Plan that satisfies the Township’s obligation to provide for its 
fair share of the regional need of low- and moderate-income housing; and 
 

WHEREAS, the West Caldwell Planning Board has adopted a Housing Element and Fair 
Share Plan for the Fourth Round pursuant to the Municipal Land Use Law at N.J.S.A. 40:55D-1, 
et seq., which addresses the requirements of NJAC 5:93-1, et seq., as amended and supplemented, 
NJAC 5:80-26.1, et seq. as amended and supplemented, and the New Jersey Fair Housing Act; 
and  
 

WHEREAS, the Housing Element and Fair Share Plan provides for a municipally-sponsored 
Rehabilitation Program and a new alternative living arrangement (group home); and 
 

WHEREAS, the Township has adopted a Development Fee Ordinance in order to generate 
revenue for the Township’s Affordable Housing Trust Fund; and 
 

WHEREAS, the Township of West Caldwell anticipates that monies collected and deposited 
in the Affordable Housing Trust Fund, along with other permitted funding sources, will be 
sufficient to effectuate the above-referenced mechanisms; and 
 

WHEREAS, the Township of West Caldwell is committed to securing approval of its 
Housing Element and Fair Share Plan; and 
 

WHEREAS, the Township of West Caldwell acknowledges the affordable housing rules and 
regulations that provide that, although utilization of a mandatory development fee ordinance is 
an appropriate mechanism to raise money for the purpose of off-setting the expenses incurred in 
connection with the Housing Element and Fair Share Plan, there must be an alternative funding 
source in the event that insufficient monies are derived from the mandatory development fee 
ordinance or other resources, or the funds are not received in a timely fashion, for the purpose of 
effectuating the municipally-sponsored Rehabilitation Program and a new alternative living 
arrangement (group home); and  



 

 
WHEREAS, the Township of West Caldwell wishes to express its commitment to cover such 

funding shortfalls and to fully implement the mechanisms set forth in its Housing Element and 
Fair Share Plan through bonding or other lawful means. 
 

NOW, THEREFORE, BE IT RESOLVED on this ___ day of ______ 2025, by the Council 
of the Township of West Caldwell, Essex County, State of New Jersey, that it does hereby 
confirm its intent that in the event that the projected funding from the mandatory development 
fee ordinance the Township has adopted is insufficient to complete the aforementioned affordable 
housing mechanisms, it is the intention of the Council of the Township of West Caldwell to adopt 
appropriate bond ordinances in order to provide the requisite funding in an appropriate time 
frame. 
 
 
 
r:\projects\u-z\wct\wct015b\reports\implementing documents\250520dag_draft_wct_reso_intent to bond_draft.docx 
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Appendix CC | Planning Board Resolution Approving 
HEFSP 
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