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EXECUTIVE SUMMARY 

The following Fourth Round Housing Element and Fair Share Plan has been prepared for the Borough of 

Washington in the County of Warren in accordance with the Fair Housing Act as most recently amended 

(P.L.2024, c.2). 

Washington Borough is a 2.0 square mile developed community located in northwest New Jersey, within 

the southern portion of Warren County. The Borough is surrounded entirely by Washington Township and 

is bisected by State Routes 31 and 57. Washington Borough is located in the Highlands Region, which is an 

environmentally rich area that provides approximately 70% of the State’s potable drinking water.  

The Borough falls within the Highlands Region Planning Area and, as of December 2024, is a fully 

conforming municipality. It was designated by the State as a Town Center in 1999 and more recently 

received Highlands Center designation in February 2021. These designations are broadly given to areas 

where development and redevelopment is encouraged, as a tool to prevent sprawl. 

According to the 2020 Census, Washington Borough’s population was 7,299, which represents an increase 

of 13% from 2010. In 2020, the Borough’s median age was 40.9 years, representing a 6.8% increase from 

the median age of 38.3 years in 2010. The Borough’s average household size in 2020 was 2.38 persons, 

which was slightly lower than the average at the County level (2.41 persons). 

The housing stock of the Borough is predominantly single-family detached dwelling units. Approximately 

63% of the housing stock was built prior to 1970, making over half of the Borough’s housing older than fifty 

years.  

The Borough is located in Housing Region 2, a region that consists of Essex, Morris, Union, and Warren 

counties. Based on the 2025 Regional Income Limits (released by New Jersey Housing and Mortgage 

Finance Agency on May 16, 2025), the median income in Region 2 for a four-person household is $135,300, 

the moderate-income is $108,240, the low-income is $67,650, and the very-low-income level is $40,590.  

Affordable housing obligations in New Jersey are divided into “housing rounds,” as will be discussed in 

detail later in this Plan. Each municipality in New Jersey has a constitutional obligation to provide their fair 

share of the calculated regional need for affordable housing within the respective housing round. These 

obligations to construct new affordable housing are known as the “Prospective Need” obligation. 

Municipalities also have an obligation to rehabilitate units that are deemed substandard, pursuant to the 

criteria of the Fair Housing Act. This obligation is known as the Present Need, or Rehabilitation Share. The 

housing rounds are as follows: Prior Round (1987-1999), Third Round (1999-2025), and Fourth Round 

(2025-2035).  

The Borough of Washington has participated in each of the three housing rounds. In the Third Round, the 

Borough entered into separate Settlement Agreements with (a) intervening developer Washington Station 
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Venture, LP and Washington Venture Investment, Ltd., and (b) Fair Share Housing Center to establish its 

Third Round affordable housing obligation. The subsequent compliance efforts were approved by the Court 

in a Final Judgement of Compliance and Repose, dated November 16, 2021, confirming the Borough 

satisfied its Third Round obligations (see Appendix A).  

The Borough was able to fully meet its Prior Round and Third Round obligations through credit-worthy units 

that are existing, under construction, or proposed as well as rental bonus credits. 

The Borough has a Fourth Round obligation as follows: 

Rehabilitation Share: 0 units 

Prospective Need: 27 units 

The Borough’s Prospective Need is separated into a realistic development potential (“RDP”) of 5 units and 

an unmet need of 22 units. The Borough will fully address its Fourth Round obligation through the following 

mechanisms: 

 Existing Credits 

 Inclusionary Zoning – Washington Downtown Redevelopment Area 
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INTRODUCTION 

The need to provide a realistic opportunity for the construction of affordable housing in New Jersey, the 

country’s most densely populated state, has been recognized for decades. In the case of Southern 

Burlington County NAACP v. the Township of Mount Laurel 67 N.J. 151 (1975) (commonly known as Mount 

Laurel I), the New Jersey Supreme Court established the doctrine that developing municipalities in New 

Jersey have a constitutional obligation to create a realistic opportunity for their fair share of low and 

moderate income housing. 

In Southern Burlington County NAACP v. Township of Mount Laurel, 92 N.J. 158, 456 A.2d 390 (1983), 

decided on January 20, 1983 (commonly known as Mount Laurel II), the Supreme Court acted to address 

the response of municipalities to Mount Laurel I. The builder’s remedy created a mechanism for developers 

to sue non-compliant municipalities and force them to comply. Mount Laurel II also created the Judgment 

of Repose to incentivize municipal compliance. A Judgment of Repose protected municipalities from 

potential lawsuits and those who would claim entitlement to a builder’s remedy or other relief based upon 

the claim that the municipality was noncompliant. 

In the wake of Mount Laurel II,  developers sued municipalities seeking builder’s remedies. The wave of 

builder’s remedy lawsuits created the impetus for legislation to protect municipalities from builder’s 

remedies. A decision by Judge Serpentelli, one of three judges appointed by Chief Justice Wilentz to 

implement Mount Laurel II, increased the need for a legislative cure. More specifically, in 1984, Judge 

Serpentelli issued the “AMG decision” (AMG Realty Co. v. Warren Twp.), which established a formula for 

any developer to determine the fair share obligation of any municipality.   

The pressure of builder’s remedy suits, combined with the ease in determining the fair share of any 

municipality through the AMG formula, culminated in the enactment of the New Jersey Fair Housing Act in 

1985. The Fair Housing Act (FHA) is found at N.J.S.A. 52:270-301, et seq. The FHA established the Council 

on Affordable Housing (COAH) as an administrative alternative to builder’s remedy lawsuits and the 

concomitant jurisdiction of the courts. COAH was given the responsibility of dividing the state into housing 

regions, determining regional and municipal fair share affordable housing obligations, and adopting 

regulations that would establish the guidelines and approaches that municipalities may use in addressing 

their affordable housing need. 

In 2008, the Legislature amended the FHA to add requirements for very low-income housing. Very low-

income households are those in which the gross household income is 30% or less than the region’s median 

household income. Low-income households are those with incomes no greater than 50% of the region’s 

median household income. Moderate-income households are those with incomes no greater than 80% and 

no less than 50% of the region’s median household income. Each is adjusted for household size and is in 

relation to the median gross income of the housing region in which the municipality is located.   
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FIRST AND SECOND ROUNDS 

The First and Second Rounds under COAH are collectively referred to as the “Prior Round.” The Prior Round 

obligation is the cumulative 1987-1999 fair share obligation. The First Round consists of the six-year period 

between 1987 and 1993 for which COAH first established a formula for determining municipal affordable 

housing obligations (N.J.A.C. 5:92-1 et seq.). Then in 1994, COAH established amended regulations 

(N.J.A.C. 5:93-1.1 et seq.) and produced additional municipal affordable housing obligations for the years 

1993 to 1999. This second round of obligations is known as the Second Round. When COAH adopted 

regulations for the Second Round, it made the First and Second Round obligations cumulative for both 

periods. 

THIRD ROUND 

Housing rounds were originally established by the Fair Housing Act as six-year periods, but in 2001 the 

Legislature extended the rounds to 10-year periods. This should have meant that the Third Round ran from 

1999 to 2009. However, COAH didn’t establish new rules for the Third Round until the end of 2004 (N.J.A.C. 

5:94-1 and 95-1 et seq.). The Third Round time period was therefore extended to 2014. The Third Round 

rules established a new method for calculating a municipality’s affordable housing obligation, known as 

“growth share.” This method required municipalities to project future residential and non-residential 

development, and then derive their obligation from that growth.  

After the New Jersey Appellate Court invalidated several components of the Third Round rules, COAH 

released revised rules in 2008. The Third Round was once again extended to 2018 to provide municipalities 

with the time to apply the amended rules and establish mechanisms to meet their obligations. The revised 

Third Round rules, like the initial Third Round rules, established the obligations based on a growth share 

approach. 

On October 8, 2010, in response to numerous legal challenges to the second iteration of COAH’s Third 

Round regulations, the Appellate Divisions ruled that COAH could not allocate obligations through a “growth 

share” formula and directed COAH to use similar methods to those used in the First and Second Rounds. 

COAH proposed Third Round regulations a third time in 2014 using a formula similar to the ones it had used 

in the First and Second Rounds. However, when COAH met to consider adopting these rules on October 20, 

2014, it deadlocked. 

On March 10, 2015, the New Jersey Supreme Court decided In re Adoption of N.J.A.C. 5:96 & 5:97 by the 

N.J. Council on Affordable Housing, 221 N.J. 1 (2015) (Mount Laurel IV), wherein it responded to COAH’s 

failure to adopt defensible rules for the Third Round. This decision changed the landscape by which 

municipalities are required to comply with their constitutional obligation to provide their fair share of 

affordable housing. The Supreme Court held that since COAH was no longer functioning, trial courts were 

to resume their role as the forum of first instance for evaluating municipal compliance with Mount Laurel 
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obligations, and also established a transitional process for municipalities to seek temporary immunity and 

ultimately a Judgment of Compliance and Repose (“JOR”) from a Court, which was the “judicial equivalent” 

of Substantive Certification from COAH. 

On January 18, 2017, the Supreme Court decided In Re Declaratory Judgment Actions Filed by Various 

Municipalities, County of Ocean, Pursuant To The Supreme Court’s Decision In In re Adoption of N.J.A.C. 

5:96, 221 N.J. 1 (2015) (“Mount Laurel V”), which held that need having accrued during the Gap Period 

(1999-2015) was part of the Present Need rather than the Prospective Need. The Supreme Court held that 

there is an obligation with respect to households that came into existence during that gap that are eligible 

for affordable housing, that are presently (as of 2015) in need of affordable housing, and that are not already 

counted in the traditional present need.   

As the methodology and obligations from the Gap and Prospective Need had not been fully adjudicated at 

that time, various trial judges issued opinions on the appropriate methodology and 354 municipalities 

reportedly settled with Fair Share Housing Center wherein they negotiated their obligations for the Third 

Round.  

Municipal obligations were therefore broken down in Round Three Housing Element and Fair Shar Plans as 

Present Need/Rehabilitation, Prior Round (1987-1999), and Third Round and Gap Period (1999-2015). 

Municipalities that received their Final Judgement of Compliance and Repose were guaranteed immunity 

from builders’ remedy lawsuits through the end of the Third Round, June 30, 2025. 

FOURTH ROUND 

On March 18, 2024, the affordable housing legislation known jointly as Senate Bill S50 and Assembly Bill 

A4 passed both houses of the legislature. Governor Murphy signed the bill (P.L.2024, c.2) into law on March 

20, 2024, establishing a new methodology for determining municipalities’ affordable housing obligations 

for the Fourth Round and beyond. The new legislation, which comprehensively amends the FHA, overhauled 

the process that municipalities undertake to establish and plan for their constitutionally mandated 

affordable housing obligation. Most notably, this legislation formally abolished COAH while transferring its 

functions to the New Jersey Department of Community Affairs (DCA) and Housing Mortgage and Finance 

Agency (HMFA). As a result, the legislation codified the method for calculating regional and municipal 

affordable housing needs and returned most of the process from the Courts to state administrative 

departments.  

The amended FHA called on the DCA to issue a non-binding report on the new Present Need Obligation 

(commonly referred to as the rehab obligation) and the Prospective Need for the Fourth Round (2025-2035) 

and subsequent rounds. The amended FHA requires the DCA to base its analysis of the obligations for each 

municipality based upon the standards set forth in the amended FHA. Accordingly, on October 18, 2024 the 

DCA released a report outlining the Fourth Round Fair Share methodology and its calculations of low- and 
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moderate-income obligations for each of the State’s municipalities. The amended FHA gave municipalities 

until January 31, 2025 to review the obligation reported by the DCA and perform their own analysis of their 

obligation based on the methodology in the legislation and previously established by the Courts.  

If any municipality wished to commit to an obligation different from the one reported by the DCA, the 

amended FHA required the municipality to adopt a resolution by January 31, 2025, committing to the 

number that it contended was the appropriate obligation. If a municipality wished to commit to the numbers 

that the DCA reported, the amended FHA required the municipality to adopt a resolution committing to the 

DCA numbers.  

The amended FHA required any municipality that wished to participate in the new process that the Act 

created to file a declaratory relief action within 48 hours of adopting the resolution committing to the 

numbers the municipality deemed appropriate. Further, the amended FHA gave any interested party who 

wished to oppose the numbers to which any municipality committed until February 28, 2025 to file an 

Answer, which included a particularized objection to the numbers to which the municipality committed. 

As established in the amended FHA, the “Affordable Housing Dispute Resolution Program” (“the Program”) 

was given until March 31, 2025 to try to resolve any disputes over the fair share numbers to which a 

municipality committed. The program is a new entity created by the amended FHA. It is staffed with seven 

current or retired judges who have the authority to use adjudicators to assist in mediating disputes over the 

obligations of municipalities. 

The amended FHA gives municipalities until June 30, 2025, to file a Housing Element and Fair Share Plan 

and related documents showing how the municipality will comply with its obligations. The Fourth Round 

Plans will follow the same general format as plans from previous rounds, with certain updates to their 

requirements dealing with various types of housing and the bonus credit calculation system. Notably, 

HEFSPs are required to be consistent with the State Development and Redevelopment Plan (SDRP) (a new 

draft SDRP was released in late 2024 and has yet to be adopted) and the Highlands Regional Master Plan 

for conforming municipalities. As part of the HEFSP, municipalities shall include an assessment of the 

degree to which the municipality has met its fair share obligation from the prior rounds of affordable 

housing (i.e. First, Second, and Third Rounds). 

WASHINGTON BOROUGH’S HISTORY OF AFFORDABLE HOUSING 

Washington Borough has a long history of compliance with COAH’s regulations. The Borough received First 

Round certification on May 20, 1987. Subsequently, the Borough petitioned COAH for Second Round 

Certification on January 17, 1995 and received substantive certification on June 7, 1995, with an extended 

certification date of February 9, 2005. The Borough’s Second Round Certification expired on December 20, 

2005. 
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The Borough also participated in the Third Round Certification process. The Borough’s Land Use Board 

adopted a Third Round Housing Element and Fair Share Plan on November 9, 2009. Washington Borough 

then petitioned COAH on January 6, 2010, and was deemed complete on April 16, 2010. However, the 

Borough did not receive Third Round Certification as the Third Round Rules were invalidated by the Court. 

In response to Mount Laurel IV, the Borough filed a declaratory judgement action (“Action”) on July 1, 2015 

via Docket No. WRN-L-230-15. In an Order filed on August 25, 2015, the Borough was granted temporary 

immunity from builder’s remedy actions. 

On November 6, 2015, property owners Washington Station Venture, LP and Washington Venture 

Investment, Ltd. (collectively known as “Washington Venture Entities”) was granted leave to intervene in 

the Borough’s Action. Fair Share Housing Center (“FSHC”) was also a participating party in the Action in 

accordance with Mount Laurel IV. A settlement agreement with FSHC was executed on December 10, 2018 

(see Appendix B). A separate settlement agreement with Washington Ventures Entities was executed on 

October 9, 2018 and later amended via Rider dated December 18, 2018 (see Appendix C).  

The Honorable Thomas C. Miller, P.J.S.C. conducted a Fairness Hearing on December 20, 2018, at which 

time he ruled that the settlement agreements between (a) the Borough and FSHC and (b) the Borough and 

Washington Venture Entities were fair and reasonable (see Appendices B and C). An Order was issued by 

the Honorable Thomas C. Miller on January 23, 2019. 

The Settlement Agreement between the Borough and Washington Venture Entities was later amended by 

two subsequent agreements dated September 9, 2019 and June 16, 2020, respectively. The Borough came 

before the Court on August 27, 2020 for an Amended Fairness and Compliance Hearing and was granted a 

conditional JOR on December 1, 2020. After meeting the conditions of the JOR, which included the adoption 

of a Third Round Housing Element and Fair Share Plan (adopted by the Land Use Board on July 8, 2019), 

the Borough was issued a Final JOR on November 16, 2021 (see Appendix A). This Final JOR granted the 

Borough immunity from builder’s remedy actions through the end of the Third Round, June 30, 2025. 

On January 21, 2025, in accordance with the standards established by the amended FHA and described 

above, the Borough adopted Resolution #2025-35 (see Appendix D). This resolution maintained the DCA-

generated obligation to establish the Borough’s Fourth Round housing obligation, and thus guaranteed 

protection from builders’ remedy suits. Further, on January 23, 2025, in accordance with the standards 

established by the amended FHA and described above, the Borough filed a Complaint (Docket No. WRN-L-

000041-25) seeking the entry of a declaratory judgment. A Court-approved order fixing the Borough’s 

obligation numbers was filed on March 25, 2025 (see Appendix E).  

This Fourth Round Housing Element and Fair Share Plan outlines mechanisms implemented to address the 

Borough’s affordable housing obligations, and has been prepared in accordance with the Fair Housing Act 

as most recently amended (P.L.2024, c.2).  
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PLANNING FOR AFFORDABLE HOUSING  

Pursuant to both the FHA (N.J.S.A. 52:27D-310, et seq.) and the Municipal Land Use Law (MLUL) (N.J.S.A. 

40:55D-28), municipalities in New Jersey are required to include a Housing Element in their Master Plans. 

The principal purpose of the housing element is to describe the specific, intended methods that a 

municipality plans to use in order to meet its low- and moderate-income housing needs. Further, the 

housing element is meant to demonstrate the existing zoning or planned zoning changes that will allow for 

the provision of adequate capacity to accommodate household and employment growth projections, to 

achieve the goal of access to affordable housing for present and future populations. The statutorily 

required contents of the housing element are: 

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

occupancy characteristics, and type, including the number of units affordable to low and moderate-

income households and substandard housing capable of being rehabilitated;  

b. A projection of the municipality's housing stock, including the probable future construction of low- 

and moderate-income housing, for the next ten years, taking into account, but not necessarily 

limited to, construction permits issued, approvals of applications for development and probable 

residential development of lands;  

c. An analysis of the municipality's demographic characteristics, including but not necessarily limited 

to, household size, income level and age;  

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

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

income housing and its capacity to accommodate its present and prospective housing needs, 

including its fair share for low- and moderate-income housing, as established pursuant to section 

3 of P.L.2024, c.2 (C.52:27D-304.1);  

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

income housing and of the existing structures most appropriate for conversion to, or rehabilitation 

for, low- and moderate-income housing, including a consideration of lands of developers who have 

expressed a commitment to provide low- and moderate-income housing;  

g. An analysis of the extent to which municipal ordinances and other local factors advance or detract 

from the goal of preserving multigenerational family continuity as expressed in the 

recommendations of the Multigenerational Family Housing Continuity Commission, adopted 

pursuant to paragraph (1) of subsection f. of section 1 of P.L.2021, c.273 (C.52:27D-329.20);  

h. For a municipality located within the jurisdiction of the Highlands Water Protection and Planning 

Council, established pursuant to section 4 of P.L.2004, c.120 (C.13:20-4), an analysis of compliance 
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of the housing element with the Highlands Regional Master Plan of lands in the Highlands 

Preservation Area, and lands in the Highlands Planning Area for Highlands conforming 

municipalities. This analysis shall include consideration of the municipality’s most recent 

Highlands Municipal Build Out Report, consideration of opportunities for redevelopment of existing 

developed lands into inclusionary or 100 percent affordable housing, or both, and opportunities for 

100 percent affordable housing in both the Highlands Planning Area and Highlands Preservation 

Area that are consistent with the Highlands regional master plan; and  

i. An analysis of consistency with the State Development and Redevelopment Plan, including water, 

wastewater, stormwater, and multi-modal transportation based on guidance and technical 

assistance from the State Planning Commission. 
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PART 1: HOUSING ELEMENT 

DEMOGRAPHIC CHARACTERISTICS 

Population 

Table 1 below depicts the population trends that occurred in Washington Borough, Warren County, and the 

State of New Jersey in the 93-year period between 1930 and 2023. In 2023, there were 7,287 residents in 

Washington Borough, which indicates a decrease of 12 people (-0.2%) from 2020. Overall, Washington 

Borough has experienced steady growth over the past 93 years, with minor decreases of less than 5% 

between 2010 and 2020 and 2020 and 2023. The Borough has seen a growth of 2,877 residents during this 

time frame, reflecting a 65.2% increase in its population. Proportionally speaking, the Borough’s most 

significant period of growth occurred in the decade between 1950 and 1960 when Washington saw a 19.2% 

increase in its population. These trends are reflected at the County and State level, as well, which saw a 

similarly significant increase in population throughout the 1950s. While population growth has been steady 

during this time period in Washington Borough, overall growth at the County (125.6% increase) and State 

(129.3% increase) levels has seen a more exaggerated increase than the Borough. 

Table 1: Population Trends, 1930-2023 
Washington Borough, Warren County, and New Jersey 

 Washington Borough Warren County New Jersey 

Year Population 
Change 

Population 
Change 

Population 
Change 

Number Percent Number Percent Number Percent 
1930 4,410 - - 49,319 - - 4,041,334 - - 
1940 4,643 233 5.3% 50,181 862 1.7% 4,160,165 118,831 2.9% 
1950 4,802 159 3.4% 54,374 4,193 8.4% 4,835,329 675,164 16.2% 
1960 5,723 921 19.2% 63,220 8,846 16.3% 6,066,782 1,231,453 25.5% 
1970 5,943 220 3.8% 73,960 10,740 17.0% 7,171,112 1,104,330 18.2% 
1980 6,429 486 8.2% 84,429 10,469 14.2% 7,365,011 193,899 2.7% 
1990 6,474 45 0.7% 91,607 7,178 8.5% 7,730,188 365,177 5.0% 
2000 6,712 238 3.7% 102,437 10,830 11.8% 8,414,350 684,162 8.9% 
2010 6,461 -251 -3.7% 108,692 6,255 6.1% 8,791,894 377,544 4.5% 
2020 7,299 838 13.0% 109,632 940 0.9% 9,288,994 497,100 5.7% 
2023 7,287 -12 -0.2% 111,252 1,620 1.5% 9,267,014 -21,980 -0.2% 
Total 

Change - 2,877 65.2% - 61,933 125.6% - 5,225,680 129.3% 
Source: 1930-2020 U.S. Decennial Census; 2023 ACS 5-Year Estimates, Table S0101 
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Population Composition by Age 

The median age of the residents in Washington Borough in 2020 was 40.9 years, which shows a 6.8% 

increase from the 2010 median age of 38.3 years. Analysis of age group characteristics provides insight 

into the actual changes in population. This comparison is helpful in determining the impacts these changes 

have on housing needs, community facilities and services for the municipality. As detailed in Table 2 below, 

the entire composition of Washington Borough experienced notable shifts in the years between 2010 and 

2020. The most significant shift occurred in the population groups aged 55 and over, which collectively saw 

a 782-person (54.8%) increase. Simultaneously, the Borough experienced a decrease in its population under 

14 years old (-3.9%) and between the ages 35 to 54 (-4.0%). 

Table 2: Population by Age, 2010 to 2020 
Washington Borough 

Population 
2010 2020 Change (2010 to 2020) 

Number Percent Number Percent Number Percent 
Under 5 years 415 6.4% 369 5.1% -46 -11.1% 
5 to 14 828 12.8% 825 11.3% -3 -0.4% 
15 to 24 845 13.1% 894 12.2% 49 5.8% 
25 to 34 824 12.8% 964 13.2% 140 17.0% 
35 to 44 1,038 16.1% 971 13.3% -67 -6.5% 
45 to 54 1,084 16.8% 1067 14.6% -17 -1.6% 
55 to 64 745 11.5% 1,116 15.3% 371 49.8% 
65 and over 682 10.6% 1,093 15.0% 411 60.3% 
Total population 6,461 100.00% 7,299 100.00% 838 13.0% 
Median Age 38.3 - 40.9 - 2.6 6.8% 

Source: 2010 and 2020 U.S. Decennial Census 

Warren County experienced population fluctuation as well. The County also saw the greatest shift of 

roughly 33% in its population aged 55 and over, which was proportionally lower than the increase 

experienced at the Borough level. The County experienced rather significant decreases in its population 

aged 14 and below (16.9%) as well as those aged 35 to 54 (19.3%), directly mirroring shifting age trends 

occurring in the Borough. This data is displayed in Table 3 below. 
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Table 3: Population by Age, 2010 to 2020 
Warren County 

Population 
2010 2020 Change (2010 to 2020) 

Number Percent Number Percent Number Percent 
Under 5 years 6,084 5.6% 4,951 4.5% -1,133 -18.6% 
5 to 14 14,725 13.5% 12,507 11.4% -2,218 -15.1% 
15 to 24 13,434 12.4% 13,220 12.1% -214 -1.6% 
25 to 34 10,671 9.8% 12,281 11.2% 1,610 15.1% 
35 to 44 15,484 14.2% 12,551 11.4% -2,933 -18.9% 
45 to 54 19,174 17.6% 15,413 14.1% -3,761 -19.6% 
55 to 64 13,828 12.7% 18,054 16.5% 4,226 30.6% 
65 and over 15,292 14.1% 20,655 18.8% 5,363 35.1% 
Total population 108,692 100.0% 109,632 100.0% 940 0.9% 
Median Age 41.5 - 44.4 - 2.9 7.0% 

Source: U.S. Decennial Census, 2010 and 2020 

Households 

A household is defined as one or more persons, either related or not, living together in a housing unit. In 

2020 there was a total of 3,002 households in Washington Borough. Over half of the Borough’s households 

comprised two or less people. In fact, two-person households were the most common household size at 

both the Borough (31.9%) and County (34.3%) levels, followed closely by one-person households. The 

average household size in Washington Borough in 2020 was 2.38 people, which was slightly lower than the 

County’s average of 2.41 people.  

Table 4: Household Size of Occupied Housing Units, 2020 
Washington Borough and Warren County 

 
Washington Borough Warren County 
Number Percent Number Percent 

1-person household 916 30.5% 11,741 27.7% 
2-person household 957 31.9% 14,511 34.3% 
3-person household 479 16.0% 7,024 16.6% 
4-person household 371 12.4% 5,829 13.8% 
5-person household 156 5.2% 2,583 6.1% 
6-person household 77 2.6% 1,060 2.5% 
7-or-more-person household 46 1.5% 579 1.4% 
Total Households 3,002 100.0% 42,327 100.0% 
Average Household Size (2023) 2.38 2.41 

Source: U.S. Decennial Census 2020, H9; 2023 ACS 5-Year Estimates, Table S1101 

According to the United States Census, family households are defined as two or more persons living in the 

same household, related by birth, marriage, or adoption. As shown in Table 5, just over half (56%) of all 

households in the Borough in 2023 were categorized as family households, with just under one-quarter 

(23%) of the Borough’s family households considered as married-couple families with children.  
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In providing more detail on American households, the 2020 Census includes the sub-groups of non-

traditional households, including “Other Family” and “Non-Family” households. “Non-Family” households 

are defined as those that consist of a householder living alone or sharing the home exclusively with people 

to whom he/she is not related. 

“Other Family” households accounted for 18% of all households, broken down into 14% female 

householders with no spouse or partner present and 3% male householders with no spouse or partner 

present. Approximately 44% of the Borough’s households were nonfamily households, with female 

householders living alone (23%) and male householders living alone (21%) collectively accounting for the 

majority of the nonfamily households. 

Table 5: Household Size and Type, 2023 
Washington Borough 

 Number 
Percent of 

Total 
Households 

Total Households 3,047 100% 
Family Households 1694 56% 
Married Couple Family 1151 38% 

With Children 705 23% 
Without Children 446 15% 

Other Family 543 18% 
Male Householder, No Spouse 106 3% 

With Children 46 2% 
Without Children 60 2% 

Female Householder, No Spouse 437 14% 
With Children 252 8% 
Without Children 185 6% 

Nonfamily Household 1353 44% 
Male Householder 626 21% 

Living Alone 543 18% 
Not Living Alone 83 3% 

With Children 0 0% 
Female Householder 727 24% 

Living Alone 705 23% 
Not Living Alone 22 1% 

With Children 0 0% 
Source: 2023 ACS 5-Year B110005 and B11010 
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Income 

As measured in 2023, Washington Borough had a notably lower median household income compared to 

Warren County and the State of New Jersey. The median income in Washington Borough was $79,280, 

which was roughly $21,252 less than that of the County and $21,770 less than that of the State. The per 

capita income in Washington Borough was also lower than that of the County and State, reflecting a gap of 

$9,301 gap below the County per capita income and $13,296 below the State per capita income. This data 

is outlined in Table 6 below. 

Table 6: Per Capita and Household Income, 2023 
Washington Borough, Warren County, and New Jersey 

  Per Capita Income Median Household Income 

Washington Borough $39,722 $79,280 
Warren County $49,023 $100,532 
New Jersey $53,118 $101,050 

Source: 2023 ACS 5-Year Estimates, Tables S1901 and S1902 

In 2023 roughly 68.6% of all households in the Borough earned an income of $50,000 or more, as compared 

to roughly 77.3% of households in the County. The income range that accounted for the most Borough 

households was the $100,000 to $149,999 bracket, which comprised nearly one-quarter (23.2%) of 

households in Washington; this was also the case across Warren County as a whole, at a comparable 

percentage of 23.4%. The second largest income bracket in the Borough was the $50,000 to $74,999 range, 

which comprised 16.9% of households. At the County level, this same income bracket accounted for a 

comparable 16.8% of households. Although the Borough’s household income distribution in these mid-

ranges is consistent with that at the County level, the 2023 data shows that the County has a higher 

proportion of households earning $150,000 or more as compared to the Borough. This may at least partially 

help explain the notable gap between the median income reported at the Borough and County levels.  
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Table 7: Household Income, 2023 
Washington Borough and Warren County 

 
Washington Borough Warren County 

Number Percent Number Percent 
Less than $10,000 286  9.4% 2,082  4.6% 
$10,000 to $14,999 52  1.7% 453  1.0% 
$15,000 to $24,999 186  6.1% 2,218  4.9% 
$25,000 to $34,999 98  3.2% 2,263  5.0% 
$35,000 to $49,999 335  11.0% 3,214  7.1% 
$50,000 to $74,999 515  16.9% 7,604  16.8% 
$75,000 to $99,999 445  14.6% 4,617  10.2% 
$100,000 to $149,999 707  23.2% 10,592  23.4% 
$150,000 to $199,999 235  7.7% 5,522  12.2% 
$200,000 or more 189  6.2% 6,654  14.7% 
Total Households 3,047 100.0% 45,263 100.0% 
Median Household Income $79,280  $100,532  

    Source: 2023 ACS 5-Year Estimates, Table S1901 
 

Poverty Status 

Of the 7,287 people in Washington Borough for which poverty status was determined, 839 (11.5%) 

individuals lived in poverty in 2023; this was slightly higher than the County’s poverty rate of 9.2%. Of 

Washington Borough’s population that fell below the poverty level in 2023, over half (54.8%) were between 

the ages of 18 to 64. This trend was mirrored at the County level as well, where 59.7% of the population 

living in poverty fell within this same age range. Proportionally the Borough had a greater percentage of 

children living in poverty (39.0%) than the County as a whole (26.8%), and a lesser percentage of residents 

aged 65 and over living in poverty (6.2%) as compared to the County (13.5%). This data is presented in 

Table 8 below. 

Table 8: Poverty Status, 2023 
Washington Borough and Warren County 

 
Washington Borough Warren County 

Number Percent Number Percent 
Total persons 7,287 100.0% 109,775 100.0% 
Total persons below poverty level 839 11.5% 10,061 9.2% 

Under 18 327 4.5% 2,696 2.5% 
18 to 64 460 6.3% 6,010 5.5% 
65 and over 52 0.7% 1,355 1.2% 

       Source: 2023 ACS 5-Year Estimates, Table S1701 
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Household Costs 

Tables 9 and 10 below outline the expenditures for housing as a percentage of household income for those 

who own and rent in Washington Borough and Warren County. In 2023, just over half (56%) of the Borough’s 

households lived in homes they owned, which was lower than that of the County level (76%). General 

affordability standards set a limit at 30% of gross income to be allocated for owner-occupied housing costs 

and 28% of gross income to be allocated for renter-occupied housing costs.  

Approximately 33.9% of Borough households that owned the units they occupied spent 30% or more of 

their household income on housing, as compared to 51.7% of Borough households that rented the units 

they occupied. These figures were greater than the County level, in which a lesser 23.2% of households 

occupying units they owned and 43.4% of households occupying rental units spent 30% or more of the 

household income on housing. 

Table 9: Selected Monthly Owner Costs as a Percentage of Household Income, 2023 
Washington Borough and Warren County 

 
Washington Borough Warren County 
Number Percent Number Percent 

Total Owner-Occupied Housing Units 1,711 100.0% 34,186 100.0% 
Less than 20.0% 669 39.1% 17,503 51.2% 
20.0 to 24.9% 277 16.2% 5,018 14.7% 
25.0 to 29.9% 185 10.8% 3,704 10.8% 
30.0 to 34.9% 234 13.7% 2,112 6.2% 
35.0% or more 346 20.2% 5,829 17.1% 
Not computed 0 0.0% 20 0.1% 

             Source: 2023 ACS 5-Year Estimates, Table DP04 

Table 10: Gross Rent as a Percentage of Household Income, 2023 
Washington Borough and Warren County 

 
Washington Borough Warren County 
Number Percent Number Percent 

Total Renter-Occupied Housing Units 1,336 100.00% 11,077 100.00% 
Less than 10.0% 39 2.9% 464 4.2% 
10.0 to 14.9% 89 6.7% 965 8.7% 
15.0 to 19.9% 240 18.0% 1,576 14.2% 
20.0 to 24.9% 99 7.4% 1,244 11.2% 
25.0 to 29.9% 144 10.8% 1,321 11.9% 
30.0 to 34.9% 106 7.9% 1,050 9.5% 
35.0 to 39.9% 77 5.8% 762 6.9% 
40.0 to 49.9% 58 4.3% 809 7.3% 
50.0% or more 450 33.7% 2,184 19.7% 
Not computed 34 2.5% 702 6.3% 

             Source: 2023 ACS 5-Year Estimates, Table B25070 
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EXISTING HOUSING CONDITIONS 

Housing Unit Data 

The vast majority (80.1%) of Washington Borough’s housing stock consists of structures built prior to the 

year 2000. In 2023, Washington Borough had a total of 3,047 occupied housing units, roughly 56.2% of 

which were owner-occupied and 43.8% of which were renter-occupied. The Borough experienced housing 

booms in the 1950s and early 2000s, during which approximately 13.3% and 13.2% of the Borough’s 

housing structures were constructed, respectively. As reflected in the 2023 American Community Survey 

data, a slower rate of residential development has occurred since 2010. The median year of construction 

for the housing stock in Washington Borough is 1957. This data is outlined in Tables 11 and 12 below. 

Table 11: Housing Data, 2023 
Washington Borough 

 Number % of Total Housing Units % of Occupied Housing Units 
Total Housing Units 3,124 100.0% - 
Occupied Housing Units 3,047 97.5% 100.0% 
 Owner Occupied 1,711 54.8% 56.2% 
 Renter Occupied 1,336 42.8% 43.8% 
Vacant Housing Units 77 2.5% - 

Source: 2023 ACS 5-Year Estimates, Table DP04 

Table 12: Year Structure Built, 2023 
Washington Borough 

  Number Percent 
Total Housing Units 3,124 100.00% 
Built 1939 or earlier 1128 36.1% 
Built 1940 to 1949 151 4.8% 
Built 1950 to 1959 416 13.3% 
Built 1960 to 1969 281 9.0% 
Built 1970 to 1979 267 8.5% 
Built 1980 to 1989 174 5.6% 
Built 1990 to 1999 85 2.7% 
Built 2000 to 2009 412 13.2% 
Built 2010 to 2019 210 6.7% 
Built 2020 or later 0 0.0% 
Median Year Structure Built  1957 

          Source: 2023 ACS 5-Year Estimates, Tables B25034 and B25035 

In 2023, Washington Borough had a high occupancy rate, with very few of its housing units vacant. Of the 

Borough’s 3,124 housing units, 97.5% were occupied and a mere 2.5% were vacant. Nearly two-thirds (61%) 

of vacant units could be attributed to “Sold, Not Occupied” categories, with “For Sale Only” accounting for 

the remainder of vacant units (39%). This data is represented in Table 13 below. 
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Table 13: Housing Occupancy, 2023 
Washington Borough 

  Total % of Total 
Housing Units 

% of Vacant 
Housing Units 

Total Housing Units 3,124 100.0% - 
Occupied 3,047 97.5% - 
Vacant Housing Units 77 2.5% 100.0% 
  For Rent/Rented Not Occupied 0 0.0% 0.0% 
  For Sale Only 30 1.0% 39.0% 
  Sold, Not Occupied 47 1.5% 61.0% 
  For Seasonal, Recreational or Occasional Use 0 0.0% 0.0% 
 For Migrant Workers 0 0.0% 0.0% 
  Other Vacant 0 0.0% 0.0% 

Source: 2023 ACS 5-Year Estimates, Tables DP04 and B25004 

Housing Type and Size 

In 2023, single-family detached housing made up just over half of the Borough’s housing stock at 52.6%. 

Single-family attached homes were the next most common housing type, representing another 14.5% of 

the Borough’s housing stock. The median number of rooms within housing structures in the Borough in 

2023 was 5.7 rooms, with 69.1% of housing units having a minimum of 5 rooms and only 4.8% of housing 

units having 2 or less rooms. 
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Table 14: Housing Type and Size, 2023 
Washington Borough 

Units in Structure Total Percent 
1, detached 1,644 52.6% 
1, attached 454 14.5% 
2 328 10.5% 
3 or 4 72 2.3% 
5 to 9 194 6.2% 
10 to 19 60 1.9% 
20 or more 372 11.9% 
Mobile home 0 0.0% 
Boat, RV, van, etc. 0 0.0% 
Total Housing Units 3,124 100.0% 
Rooms Total Percent 
1 room 22 0.7% 
2 rooms 127 4.1% 
3 rooms 423 13.5% 
4 rooms 394 12.6% 
5 rooms 438 14.0% 
6 rooms 655 21.0% 
7 rooms 323 10.3% 
8 rooms 304 9.7% 
9 or more rooms 438 14.0% 
Total Housing Units 3,124 100.0% 
Median number of rooms 5.7 

 Source: 2023 ACS 5-Year Estimates, Table DP04  

Housing Growth and Projections  

In terms of residential growth, the issuance of building permits serves as one of the indicators that help to 

determine housing needs in a given municipality. Table 15 below illustrates the number of building permits 

that were issued over the 10-year period between January 2013 through December 2023, when the Borough 

issued building permits authorizing the development of 93 housing units.  

Within this time frame, the busiest years for building permits occurred in 2013, 2014, and 2018, with 95% 

of all building permits since 2013 having been issued in those years. Over half of the permits issued during 

this time frame were for multifamily units (51 permits), while the remaining 37 permits were issued for one- 

and two-family units. There were no permits issued for mixed use units during this time. If this rate were to 

remain relatively constant over the next 10-year period, the Borough could expect to see an additional 93 

residential units authorized through the end of 2035. External factors such as zoning, redevelopment, 

environmental constraints, and economic cycles could cause this projection to fluctuate. Given the built-
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out nature of the Borough, it is likely that the majority of future development with occur through infill and 

redevelopment. 

Further, throughout the same 10-year period, Washington Borough issued permits authorizing the 

demolition of 10 units. The average demolition rate is approximately 10.7% of the abovementioned 

development rate (i.e., a home net increase of around 89.3%). If the demolition rate were to remain relatively 

constant over the next approximately 10-year period, an additional 10 residential units could be expected 

to be demolished through the end of 2035, resulting in a projected net increase of 83 units.  

Table 15: Housing Units Authorized by Building Permits, 2013-2023 
Washington Borough 

Year 1 & 2 Family Multi Family  Mixed-Use Total 
2013 23 0 0 23 
2014 14 0 0 14 
2015 0 0 0 0 
2016 1 0 0 1 
2017 0 0 0 0 
2018 0 51 0 51 
2019 1 0 0 1 
2020 0 0 0 0 
2021 0 0 0 0 
2022 1 0 0 1 
2023 2 0 0 2 

Total 2013-2023 42 51 0 93 
10-Year Average 9.3 
10-Year Permit Projection (2025-2035)  93 

Source: State of New Jersey Department of Community Affairs Building Permits: Yearly Summary Data 

 
 

Table 16: Housing Units Demolished by Building Permits, 2013-2023 
Washington Borough 

Year 1 & 2 Family Multi Family  Mixed-Use Total 
2013 1   0  0 1  
2014  0  0  0  0 
2015  0  0  0  0 
2016  0  0  0  0 
2017  1  0  0  1 
2018  0  0  0  0 
2019  0  0  0  0 
2020  1  0  0  1 
2021  0  0  0  0 
2022  4  0  0  4 
2023  3  0  0  3 

Total 2013-2023  10  0  0  10 
10-Year Average  1 
10-Year Demolition Projection (2025-2035)  10 

Source: State of New Jersey Department of Community Affairs Building Permits: Yearly Summary Data 
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Housing Values and Contract Rents 

According to the American Community Survey, approximately half (61.1%) of the owner-occupied housing 

stock in Washington Borough in 2023 was valued between $150,000 to $299,999, as compared to 29.5% 

of the County’s housing stock. In addition, only 29.6% of the Borough’s housing stock was valued over 

$300,000, whereas 61.6% of the County’s housing stock exceeded $300,000 in value. The Borough had a 

significantly lower median home value ($260,200) than the County ($350,500) in 2023. This suggests that 

the Borough’s housing stock is more affordable than the County on a whole. This data is outlined in Table 

17 below. 

Table 17: Value for Owner-Occupied Housing Units, 2023 
Washington Borough and Warren County 

 
Washington Borough Warren County 

Number Percent Number Percent 
Total 1,711 100.0% 34,186 100.0% 
Less than $50,000 38 2.2% 1,511 4.4% 
$50,000 to $99,999 44 2.6% 240 0.7% 
$100,000 to $149,999 77 4.5% 1,028 3.0% 
$150,000 to $199,999 330 19.3% 1,731 5.1% 
$200,000 to $299,999 716 41.8% 8,347 24.4% 
$300,000 to $499,999 473 27.6% 14,651 42.9% 
$500,000 to $999,999 33 1.9% 6,403 18.7% 
$1,00,000 and greater 0 0.0% 275 0.8% 
Median Value $260,200  $350,500  

           Source: 2023 ACS 5-Year Estimates, Tables B25075 and B25077 

As shown on Table 18 below, it is estimated that 74.1% of owner-occupied units in the Borough were 

financed by a mortgage, contract to purchase, or similar debt in 2023. Of these units, approximately 3.4% 

were associated with multiple mortgages, another 2% were tied to a home equity loan without a primary 

mortgage, and the remaining 68.6% were associated with just a primary mortgage. Proportionally there 

were slightly less owner-occupied housing units with a mortgage at the County level; more specifically, 

65.3% of such units had a primary mortgage, while 34.7% of units did not. Of those units in the County tied 

to a housing-related debt, 84.6% did not have any additional lines of credit associated with the unit, while 

8.0% were associated with a home equity loan, 3.6% were associated with a second mortgage, and 3.8% 

were associated with a home equity loan without a primary mortgage. 
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Table 18: Mortgage Status, 2023 
Washington Borough and Warren County 

  

Washington Borough Warren County 

Number 
% of 
Total 
Units 

% of 
Mortgage 

Units 
Number 

% of 
Total 
Units 

% of 
Mortgage 

Units 

Total Owner-Occupied Units 1,711 100.0% - 34,186 100.0% - 

Owner-Occupied Housing Units with a Mortgage, 
Contract to Purchase, or similar Debt 1,267 74.1% 100.0% 22,323 65.3% 100.0% 

Housing Units with No Second Mortgage and No 
Home Equity Loan 1,173 68.6% 92.6% 18,880 55.2% 84.6% 

Housing Units with Multiple Mortgages 59 3.4% 4.7% 2,595 7.6% 11.6% 
Mortgage with Both Second mortgage and 
Home Equity Loan 0 0.0% 0.0% 0 0.0% 0.0% 

Mortgage with Only Home Equity Loan 59 3.4% 4.7% 1,786 5.2% 8.0% 
Mortgage with Only Second Mortgage 0 0.0% 0.0% 809 2.4% 3.6% 

Home Equity Loan without a Primary Mortgage 35 2.0% 2.8% 848 2.5% 3.8% 
Owner-Occupied Housing units without a Mortgage 444 25.9% - 11,863 34.7% - 

Source: 2023 ACS 5-Year Estimates, Table B25081 

As shown in Table 19 below, the median contract rent in Washington Borough in 2023 was $1,185, which 

was roughly $137 lower than the County median rent of $1,322. Within the Borough the highest percentage 

of renters paid between $1,000 to $1,499 for monthly rent (58.8%), followed by $1,500 to $1,999 (20.1%), 

and less than $1,000 (15.3%). Overall, nearly three-quarters (74.0%) of renters in the Borough paid less than 

$1,500 for monthly rent in 2023. At the County level just less than half (42.3%) of renters paid between 

$1,000 to $1,499 for monthly rent, followed by 18.7% of renters paying between $1,500 to $1,999, and 

another 26.8% of renters paying less than $1,000 for monthly rent. This data suggests that rent in the 

Borough is on par with—if not slightly more affordable than—rent in the County as a whole. 

Table 19: Contract Rent, 2023 
Washington Borough and Warren County 

  
Washington Borough Warren County 

Number Percent Number Percent 
Total Renter-Occupied Units  1,336 100.0% 11,557 100.0% 
Less than $500 110 8.2% 1004 8.7% 
$500 to $999 94 7.0% 2094 18.1% 
$1,000 to $1,499 785 58.8% 4,892 42.3% 
$1,500 to $1,999 269 20.1% 2,162 18.7% 
$2,000 to $2,499 44 3.3% 727 6.3% 
$2,500 to $2,999 0 0.0% 116 1.0% 
$3,000 or More 0 0.0% 0 0.0% 
No Rent Paid 34 2.5% 562 4.9% 
Median Contract Rent $1,185 $1,322 

            Source: 2023 ACS 5-Year Estimates, Tables B25056 and B25058 
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Housing Conditions 

Table 20 below details the conditions of the Borough’s housing stock in 2023. Overcrowding, plumbing, and 

kitchen facilities are used to determine housing deficiency. In 2023, nearly two-thirds (63.9%) of the 

Borough’s housing stock relied on utility gas for heating, followed by electricity (22.7%), and fuel, oil, and 

kerosene (9.1%). None of the occupied housing units in the Borough experienced overcrowding (more than 

one person per room). Further, a small number of occupied housing units lacked complete plumbing (1.9%), 

complete kitchen facilities (0.4%), or telephone service (1.2%). 

Table 20: Housing Conditions, 2023 
Washington Borough 

  Number Percent 
House Heating Fuel-Occupied Housing Units  

Total 3,047 100.0% 
Utility Gas 1,948 63.9% 
Bottled, Tank, or LP Gas 37 1.2% 
Electricity 691 22.7% 
Fuel Oil, Kerosene, etc. 278 9.1% 
Coal or Coke 0 0.0% 
Wood 0 0.0% 
Solar Energy 0 0.0% 
Other Fuel 80 2.6% 
No Fuel Used 13 0.4% 

Occupants per Room – Occupied Housing Units 
Total 3,047 100.0% 
1.00 or Less 3,047 100.0% 
1.01 to 1.50 0 0.0% 
1.51 or More 0 0.0% 

Facilities – Total Units 
Total 3,124 100.0% 
Lacking Complete Plumbing Facilities 60 1.9% 
Lacking Complete Kitchen Facilities 13 0.4% 

Telephone Service – Occupied Housing Units 
Total 3,047 100.0% 
No Service 37 1.2% 

      Source: 2023 ACS 5-Year Estimates, Tables DP04, B25047, and B25051 
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EMPLOYMENT DATA 

Tables 21, 22, and 23 below detail the changes in employment between the years 2010 and 2023 in 

Washington Borough, Warren County, and New Jersey, respectively. Throughout this thirteen-year period, 

the Borough saw an overall 6.2% decrease in its unemployment rate. Although the Borough experienced a 

6.1% spike in unemployment between 2019 and 2020 due to the COVID-19 pandemic, it has rebounded to 

a considerably lower unemployment rate in recent years. This overall trend is mirrored at both the County 

and State level as well. In 2023, the Borough’s unemployment rate was 4.5%, which was 0.5% higher than 

the County (4.0%) and 0.1% higher than the State (4.4%). 

Table 21: Employment and Residential Labor Force, 2010 to 2023 
Washington Borough 

Year Labor Force Employment Unemployment Unemployment Rate 
2010 3,703 3,308 395 10.7% 
2011 3,688 3,373 315 8.5% 
2012 3,502 3,155 347 9.9% 
2013 3,423 3,155 268 7.8% 
2014 3,419 3,183 236 6.9% 
2015 3,435 3,225 210 6.1% 
2016 3,425 3,245 180 5.3% 
2017 3,511 3,331 180 5.1% 
2018 3,469 3,309 160 4.6% 
2019 3,545 3,401 144 4.1% 
2020 3,552 3,190 362 10.2% 
2021 3,539 3,304 235 6.6% 
2022 3,585 3,435 150 4.2% 
2023 3,641 3,476 165 4.5% 

Source: NJ Dept. of Labor & Workforce Development Labor Force Estimates, Municipal Historical Annual Data, 2010-2023 

Table 22: Employment and Residential Labor Force, 2010 to 2023 
Warren County 

Year Labor Force Employment Unemployment Unemployment Rate 
2010 58,695 52,833 5,862 10.0% 
2011 58,746 53,411 5,335 9.1% 
2012 58,588 53,441 5,147 8.8% 
2013 57,636 53,144 4,492 7.8% 
2014 56,922 53,337 3,585 6.3% 
2015 56,748 53,749 2,999 5.3% 
2016 56,584 54,012 2,572 4.5% 
2017 57,634 55,277 2,357 4.1% 
2018 57,109 54,975 2,134 3.7% 
2019 58,154 56,256 1,898 3.3% 
2020 57,587 52,883 4,704 8.2% 
2021 58,190 54,760 3,430 5.9% 
2022 59,058 56,933 2,125 3.6% 
2023 60,052 57,624 2,428 4.0% 

Source: NJ Dept. of Labor & Workforce Development Labor Force Estimates, County Historical Annual Data, 2010-2023 
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Table 23: Employment and Residential Labor Force, 2010 to 2023 
New Jersey 

Year Labor Force Employment Unemployment Unemployment Rate 
2010 4,559,778 4,118,982 440,796 9.7% 
2011 4,561,786 4,134,708 427,078 9.4% 
2012 4,576,286 4,147,221 429,065 9.4% 
2013 4,528,019 4,147,661 380,358 8.4% 
2014 4,493,894 4,191,318 302,576 6.7% 
2015 4,494,606 4,237,876 256,730 5.7% 
2016 4,492,821 4,271,201 221,620 4.9% 
2017 4,614,953 4,406,151 208,802 4.5% 
2018 4,604,787 4,420,713 184,074 4.0% 
2019 4,687,390 4,525,044 162,346 3.5% 
2020 4,638,386 4,200,980 437,406 9.4% 
2021 4,648,814 4,337,793 311,021 6.7% 
2022 4,736,213 4,552,563 183,650 3.9% 
2023 4,829,671 4,615,722 213,949 4.4% 

Source: NJ Dept. of Labor & Workforce Development Labor Force Estimates, State Historical Annual Data, 2010-2023 

Employment Status 

It is estimated that over two-thirds (69.0%) of Washington Borough’s population over the age of 16 was in 

the labor force in 2023, which was on par with the County’s rate of 69.9%. Of the Borough’s labor force, 

100% of workers were civilians and a vast majority (95.5%) were employed. At the County level, 100% of 

workers were civilians and 96.1% of the labor force was employed, indicating that the Borough and County 

exhibited similar trends. This data is shown in Table 24 below. 

Table 24: Employment, 2023 
Washington Borough and Warren County 

  
Washington Borough Warren County 

Number % of 16+ 
Population 

% of Labor 
Force Number % of 16+ 

Population 
% of Labor 

Force 
Population 16 years and over 5,772 100.0% - 92,794 100.0% - 

In labor force 3,981 69.0% 100.0% 64,875 69.9% 100.0% 
Civilian Labor Force 3,981 69.0% 100.0% 64,875 69.9% 100.0% 

Employed 3,802 65.9% 95.5% 62,355 67.2% 96.1% 
Unemployed 179 3.1% 4.5% 2,520 2.7% 3.9% 

Armed Forces 0 0.0% 0.0% 0 0.0% 0.0% 
Not in labor force 1,791 31.0% - 27,919 30.1% - 

Source: 2023 ACS 5-Year Estimates, Table DP03 
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Class of Worker and Occupation 

According to the American Community Survey Estimates, the majority of workers (73.9%) living in 

Washington Borough in 2023 were a part of the private wage and salary worker group. This group includes 

people who work for wages, salary, commission, and tips for a private for-profit employer. The next largest 

category was private not-for-profit wage and salary workers (10.8%) and local government workers (7.9%). 

This data is outlined in Table 25 below. 

Table 25: Class of Worker, 2023 
Washington Borough 

  Number Percent 
Employed Civilian Population 16 Years and Over 3,802 100.0% 

Private Wage and Salary Worker 2,809 73.9% 
Private Not-For-Profit Wage and Salary Workers 411 10.8% 
Local Government Worker 302 7.9% 
State Government Worker 145 3.8% 
Federal Government Worker 61 1.6% 
Self-Employed Worker or Unpaid Family Worker 74 1.9% 

 Source: 2023 ACS 5-Year Estimates, Table S2408 

The occupational breakdown shown in Table 26 below includes only private wage and salary workers. Over 

half of the Borough’s residents who worked within the private wage field were concentrated in the 

Management, Business, Science and Arts Occupations (33.9%) and Sales and Office Occupations (24.7%). 

Collectively, the two fields accounted for 58.6% of the entire resident workforce over the age of 16. 

Production Transportation and Material Moving Occupations (17.9%) and Service Occupations (15.7%) 

collectively accounted for another one-third (33.6%) of this population. 

Table 26: Resident Employment by Occupation, 2023 
Washington Borough 

  Number Percent 
Employed Civilian Population 16 Years and Over 3,802 100.0% 

Management, Business, Science and Arts Occupations 1,287 33.9% 
Service Occupations 597 15.7% 
Sales and Office Occupations 939 24.7% 
Natural Resources, Construction and Maintenance Occupations 299 7.9% 
Production Transportation and Material Moving Occupations 680 17.9% 

Source: 2023 ACS 5-Year Estimates, Table DP03 

As portrayed in Table 27, the industry that employed the greatest number of Washington Borough residents 

in 2023 was the Educational Services, and Health Care and Social Assistance sector, which accounted for 

23.6% of the Borough’s resident workforce. The second most common industry during this time was the 

Retail Trade sector, which accounted for 18.9% of jobs occupied by Borough residents.  
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Table 27: Employment by Industry, 2023 
Washington Borough 

Industry Number Percent 
Employed Civilian Population 16 Years and Over 3,802 100.00% 

Agriculture, Forestry, Fishing and Hunting, Mining 17 0.4% 
Construction 160 4.2% 
Manufacturing 371 9.8% 
Wholesale Trade 155 4.1% 
Retail Trade 718 18.9% 
Transportation and Warehousing, and Utilities 193 5.1% 
Information 53 1.4% 
Finance and Insurance, and Real Estate and Rental and Leasing 197 5.2% 
Professional, Scientific, and Management, and Administrative and Waste 
Management Services 278 7.3% 

Educational Services, and Health Care and Social Assistance 898 23.6% 
Arts, Entertainment, and Recreation, and Accommodation and Food 
Services  347 9.1% 

Other Services, Except Public Administration 218 5.7% 
Public Administration 197 5.2% 

Source: 2023 ACS 5-Year Estimates, Table DP03 

Commuting to Work 

In 2023, it is estimated that just over half (54.3%) of the employed population that did not work from home 

commuted up to 34 minutes to their place of work. Approximately 84% of the Borough’s workers commuted 

up to an hour, with the remaining 16% of workers travelling between an hour to an hour and a half to get to 

work. Just over three-quarters (77.5%) of the Borough’s working population drove alone as their primary 

means of travel to work. Less than 10% (9.4%) of workers carpooled, utilized public transportation, walked, 

or utilized a taxicab, motorcycle, bike, or other means of transportation to commute to work, while the 

remaining 13.1% of the population worked from home. This data is outlined in Tables 28 and 29 below. 
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Table 28: Travel Time to Work, 2023 
Washington Borough 

 Number Percent 
Workers who did not work at home 3,152 100.0% 
Less than 5 minutes 192 6.1% 
5 to 9 minutes 350 11.1% 
10 to 14 minutes 94 3.0% 
15 to 19 minutes 341 10.8% 
20 to 24 minutes 204 6.5% 
25 to 29 minutes 205 6.5% 
30 to 34 minutes 326 10.3% 
35 to 39 minutes 118 3.7% 
40 to 44 minutes  197 6.3% 
45 to 59 minutes 623 19.8% 
60 to 89 minutes 232 7.4% 
90 or more minutes 270 8.6% 
Mean Travel Time to Work (minutes) 36.5 

Source: 2013 ACS 5-Year Estimates, Tables DP03 and B08303 

Table 29: Means of Travel to Work, 2023 
Washington Borough 

 Number Percent 
Workers 16 years and over 3,626 100.0% 

Car, Truck, Van - Drove Alone 2,811 77.5% 
Car, Truck, Van - Carpooled 172 4.7% 
Public Transportation 84 2.3% 
Walked 69 1.9% 
Taxicab, Motorcycle, Bike, or Other 16 0.4% 
Worked at Home 474 13.1% 

 Source: 2023 ACS 5-Year Estimates, Table DP03 

Covered Employment 

There is currently very limited information available on actual job opportunities within municipalities. The 

Department of Labor and Workforce Development collects information on covered employment, which is 

employment and wage data for private employees covered by unemployment insurance. The following 

table provides a snapshot of private employers located within Washington Borough. The first table reflects 

the number of jobs covered by private employment insurance from 2013 through 2023. 

According to data from the New Jersey Department of Labor and Workforce Development, the highest 

number of covered jobs in Washington Borough between 2013 and 2023 was in 2016 when 2,024 jobs were 

covered by unemployment insurance. Private employment has remained relatively steady in the Borough 

since 2013, with its largest loss occurring between 2019 and 2020 (-9.7%), and largest gain occurring 

between 2020 and 2021 (+6.5%). Washington Borough experienced a gain of 73 jobs between 2022 and 

2023, representing an increase of 3.9%. 
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Table 30: Private Wage Covered Employment 2013 - 2023 
Washington Borough 

Year Number of Jobs Number 
Change 

Percentage 
Change 

2013 1,897 - - 
2014 1,907 10 0.5% 
2015 1,949 42 2.2% 
2016 2,024 75 3.8% 
2017 1,934 -90 -4.4% 
2018 1,937 3 0.2% 
2019 1,974 37 1.9% 
2020 1,829 -145 -7.3% 
2021 1,947 118 6.5% 
2022 1,861 -86 -4.4% 
2023 1,934 73 3.9% 

Source: NJ Dept. of Labor & Workforce Development, Labor Force Estimates 

In-Borough Establishments and Employees by Industry: 2023 

Table 31 below depicts the average annual number of establishments and employees by industry sector 

that exist within the Borough, as reported in the Quarterly Census of Employment and Wages (“QCEW”) 

published by the New Jersey Department of Labor and Workforce Development (“NJDLWD”). The QCEW 

provides a quarterly accounting of employment, establishments, and wages throughout the State of New 

Jersey, and accounts for over 95% of available jobs in the state. The annual municipal reports group data 

according to the North American Industry Classification System (“NAICS”). The QCEW considers an 

establishment to be a single economic unit, which is located at one physical location and engaged in one 

type of economic activity. The NJDLWD specifies that establishments differ from firms or companies in 

the sense that the latter can have multiple establishments. 

In 2023, the Borough had an annual average of 265 establishments employing an average of 1,934 persons 

in the private sector. In the public sector, the local government sector had an average of 3 units employing 

an average of 239 people. The healthcare and social services (“Health/Social”) sector was the Borough’s 

predominant private sector, accounting for approximately 23.4% of the average private establishments in 

Washington Borough and 18.9% of the Borough’s average private in-place employment. 
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Table 31: Average Number of Establishments and Employees by Industry, 2023 
Washington Borough 

Industry ID and Description 
2023 Average 

Units Employment 
11 Agriculture - - 
22 Utilities - - 
23 Construction - - 
31 Manufacturing 11 281 
42 Wholesale Trade - - 
44 Retail Trade 32 302 
48 Transp/Warehousing   -  - 
51 Information - - 
52 Finance/Insurance 6 18 
53 Real Estate - - 
54 Professional/Technical 24 91 
55 Management 3 73 
56 Admin/Waste Remediation 12 47 
61 Education - - 
62 Health/Social 62 365 
71 Arts/Entertainment - - 
72 Accommodations/Food 24 257 
81 Other Services 33 139 
99 Unclassifieds 12 20 

 Private Sector Totals 265 1,934 
 Local Government Totals 3 239 

Source: NJ Dept. of Labor & Workforce Development Labor Force, Quarterly Census of Employment and Wages 
(QCEW), Municipal Report by Sector (NAICS Based), 2022 

Data have been suppressed (-) for industries with few units or where one employer is a significant percentage of 
employment or wages of the industry. 

Probable Future Employment Opportunities 

The North Jersey Transportation Planning Authority (NJTPA) completes regional forecasts for the New 

York/New Jersey metropolitan area every four years for population, households, and employment. The 

most recent report was released in 2021, documenting projections between 2015 and 2050. The 2021 

report predicts that the Borough’s population, households, and employment will see steady annualized 

growths through 2050. It is estimated that the population will see an overall 1.8% increase, while 

households will increase by 3.3% and employment will increase by 2.5%. 

Table 32: Population and Employment Projections, 2015 to 2050 
Washington Borough 

Category 2015 2050 
(Projected) 

Annualized 
Percent Change 

Overall Projected Change 
Number Percent 

Population 6,355 6,472 0.10% 117 1.8% 
Households 2,623 2,710 0.10% 87 3.3% 
Employment 1,258 1,290 0.10% 32 2.5% 

Source: NJTPA Municipal Forecasts, dated 9/13/2021 
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PART 2: FAIR SHARE PLAN 

INTRODUCTION 

The following Fair Share Plan (“Plan”) details the Borough’s Prior Round (1987-1999), Third Round (1999-

2025), and Fourth Round (2025-2035) Prospective Need obligations. It should be noted that the Borough 

has no Present Need obligation for the Fourth Round. 

This Plan proposes mechanisms by which the Borough can realistically provide opportunities for affordable 

housing for those moderate-, low-, and very low- income households.  

CURRENT STANDARDS 

The below section outlines the current key standards applicable to the Borough’s Fourth Round obligation, 

including the various categories of credits. 

Age-Restricted Housing 

A municipality may not satisfy more than 30% of the affordable units, exclusive of bonus credits, to address 

its prospective affordable housing need through the creation of age-restricted housing.  

Transitional Housing 

Transitional housing units, which will be affordable for persons of low- and moderate-income, were not 

previously categorized by the Fair Housing Act as a standalone housing type. The amended legislation 

includes such transitional housing units as a new category which may be included in the HEFSP and 

credited towards the fulfillment of a municipality’s fair share obligations. This is limited to a maximum of 

10% of the municipality’s obligations. 

Veterans Housing 

Up to 50% of the affordable units in any particular project may be prioritized for low- and moderate-income 

veterans.  

Families with Children 

A minimum of 50% of a municipality’s actual affordable housing units, exclusive of bonus credits, must be 

made available to families with children. 

Rental Units 

A minimum of 25% of a municipality’s actual affordable housing units, exclusive of bonus credits, shall be 

satisfied through rental units. At least half of that number shall be available to families with children.  

Very-Low Income Requirement 

At least 13% of the housing units made available for occupancy by low-income and moderate-income 

households shall be reserved for low-income households earning 30% or less of the median income 
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pursuant to the Fair Share Housing Act, N.J.S.A. 52:27D-301, et seq. Half of the very low-income units will 

be made available to families with children. 

Low/Moderate Income Split  

At least 50% of the units addressing the Borough’s obligation shall be affordable to very-low income and 

low-income households, and the remaining may be affordable to moderate-income households.  

Affordability Controls 

Newly created rental units shall remain affordable to low-and moderate-income households for a period of 

not less than 40 years, 30 years for for-sale units, and 30 years for housing units for which affordability 

controls are extended for a new term of affordability, provided that the minimum extension term may be 

limited to no less than 20 years as long as the original and extended terms, in combination, total at least 

60 years. 

Affirmative Marketing 

The affordable units shall be affirmatively marketed in accordance with UHAC and applicable law, to include 

the community and regional organizations identified in the agreement as well as the posting of all 

affordable units on the New Jersey Housing Resource Center website in accordance with applicable law.  

Uniform Housing Affordability Controls (UHAC) 

All affordable units created through the provisions of this Plan shall be developed in conformance with the 

Uniform Housing Affordability Controls (UHAC) pursuant to N.J.A.C. 5:80-26.1 et seq. as amended. 

Unit Adaptability 

All new construction units shall be adaptable in conformance with P.L.2005, c.250/N.J.S.A. 52:27D-311a 

and -311b and all other applicable laws.  
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Bonus Credits 

Bonus credits shall not exceed 25% of a municipality’s prospective need obligation, nor shall a municipality 

receive more than one type of bonus credit for any one unit. Bonus credits may be granted based on the 

following schedule: 

Unit Type Unit Credit Bonus Credit 
Each unit of low- or moderate-income housing for individuals with 
special needs or permanent supportive housing, as those terms are 
defined in section 2 of P.L. 2004, c.70 (C.34:1B-21.24). 

1 1 

Each low- or moderate-income ownership unit created in partnership 
sponsorship with a non-profit housing developer. 1 0.5 

Each unit of low- or moderate-income housing located within a one-half 
mile radius, or one-mile radius for projects located in a Garden State 
Growth Zone, as defined in section 2 of P.L.2011, c.149 (C.34:1B-243), 
surrounding a New Jersey Transit Corporation, Port Authority Transit 
Corporation, or Port Authority Trans-Hudson Corporation rail, bus, or 
ferry station, including all light rail stations.1 

1 0.5 

A unit of age-restricted housing, provided that a bonus credit for age-
restricted housing shall not be applied to more than 10 percent of the 
units of age-restricted housing constructed in compliance with the 
Uniform Housing Affordability Controls promulgated by the New Jersey 
Housing and Mortgage Finance Agency in a municipality that count 
towards the municipality’s affordable housing obligation for any single 
10-year round of affordable housing obligations. 

1 0.5 

A unit of low- or moderate-income housing constructed on land that is or 
was previously developed and utilized for retail, office, or commercial 
space. 

1 0.5 

Each existing low- or moderate-income rental housing unit for which 
affordability controls are extended for a new term of affordability, in 
compliance with the Uniform Housing Affordability Controls 
promulgated by the New Jersey Housing and Mortgage Finance Agency, 
and the municipality contributes funding towards the costs necessary 
for this preservation. 

1 0.5 

Each unit of low- or moderate-income housing in a 100 percent 
affordable housing project for which the municipality contributes toward 
the costs of the project.2 

1 1 

Each unit of very low-income housing for families above the 13 percent 
of units required to be reserved for very low-income housing pursuant to 
section 7 of P.L.2008, c.46 (C.52:27D-329.1). 

1 0.5 

Each unit of low- or moderate-income housing created by transforming 
an existing rental or ownership unit from a market rate unit to an 
affordable housing unit.3 

1 1 

1  The distance from the bus, rail, or ferry station to a housing unit shall be measured from the closest point on the outer perimeter of the 
station, including any associated park-and-ride lot, to the closest point of the housing project property. 

2 This contribution may consist of: (a) real property donations that enable siting and construction of the project or (b) contributions from 
the municipal affordable housing trust fund in support of the project, if the contribution consists of no less than three percent of the 
project cost.  

3 A municipality may only rely on this bonus credit as part of its fair share plan and housing element if the municipality demonstrates 
that a commitment to follow through with this market to affordable agreement has been made and: (a) this agreement has been 
signed by the property owner; or (b) the municipality has obtained ownership of the property. 

  



Washington Borough, Warren County  May 2025 
Fourth Round Housing Element and Fair Share Plan 
-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 

-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 

  Page 38 

WASHINGTON BOROUGH AFFORDABLE HOUSING OBLIGATIONS 

The Borough’s affordable housing obligations are as follows: 

Prior Round Prospective Need  0 
Third Round Prospective Need  42 
Fourth Round Prospective Need 27 
Fourth Round Present Need / Rehabilitation Obligation 0 

 

REVIEW OF PREVIOUS ROUND COMPLIANCE 

As part of any Housing Element and Fair Share Plan, a municipality shall include an assessment of the 

degree to which the municipality has met its fair share obligation from the previous rounds of affordable 

housing obligations as established by prior court approval or approval by COAH and determine to what 

extent this obligation is unfulfilled or whether the municipality has credits in excess of its previous round 

obligations. If a previous round obligation remains unfulfilled, or a municipality never received an approval 

from the court or COAH for any previous round, the municipality shall address such unfulfilled previous 

round obligation in its Housing Element and Fair Share Plan.  

In addressing previous round obligations, the municipality shall retain any sites that, in furtherance of the 

previous round obligation, are the subject of a contractual agreement with a developer, or for which the 

developer has filed a complete application seeking subdivision or site plan approval prior to the date by 

which the Housing Element and Fair Share Plan are required to be submitted, and shall demonstrate how 

any sites that were not built in the previous rounds continue to present a realistic opportunity. 

Prior Round Compliance (1987-1999) 

The Borough had a Prior Round obligation of 0 units.  
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Third Round Compliance (1999-2025) 

The Borough had a Third Round obligation of 42 units. Per the Court-approved Third Round Settlement 

Agreement and the Borough’s Third Round JOR, Washington has met their Third Round obligation through 

the following mechanisms: 

Summary of Washington Borough’s Third Round of 42 

Existing Group Home   
Gardners Court (Block 11, Lot 2) 14 

Existing 100% Affordable Family Rentals  
Westgate Apartments (Block 6, Lots 11.01 & 11.02) 68 

Existing Family For-Sale  
HFH Marble Street (Block 100, Lot 41) 1 
HFH E. Washington Avenue (Block 69, Lots 12-14 & 16) 1 
HFH Prosper Way (Block 68, Lot 2) 1 

Proposed Inclusionary Family Rentals  
Towne Center Project (Block 95, Lots 3 & 4) 10 

Inclusionary Zoning  
Downtown Redevelopment Plan 25 

Total Units 120 
Rental Bonus Credits   

Gardners Court (Block 11, Lot 2) 11 
Total Rental Bonus Credits 11 

 
TOTAL THIRD ROUND 

(42 UNIT OBLIGATION + 89 UNIT EXCESS) 131 

 

Towne Center Project (Block 95, Lots 3 & 4) 

The Towne Center Project is a proposed development located within the Washington Avenue Core District 

of the Borough’s Downtown Redevelopment Area. The project is proposed to include a 4-story mixed-used 

building with approximately 4,000 square feet of retail space and 2,750 square feet of restaurant space on 

the ground floor, plus 50 residential units on the upper floors (including 10 affordable units). 

The project received site plan approvals from the Borough Land Use Board (then, the Planning Board) on 

December 9, 2013. The Borough designated Jade Partners Urban Renewal, LLC as the redeveloper and 

executed an initial redevelopment agreement on September 16, 2014, which was subsequently amended 

in August 2016 and April 2021 (see Appendix F). Although demolition on the site has occurred, construction 

on the site has been delayed due to a change in ownership and the need for the new owner to arrange for 

sufficient financing associated with the project.  
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As noted in the Third Round Housing Element and Fair Share Plan, the property meets the criteria to be 

considered “available, suitable, developable, and approvable.” The analysis as outlined below remains 

accurate at the time of the writing of this Plan: 

 Available: This site falls within the Washington Avenue Core District of the Washington Downtown 

Redevelopment Area, which permits three- to four-story mixed-use buildings. The site has no 

easements or title issues preventing its development. 

 Suitable: The site is surrounded by compatible land uses including mixed-use developments and 

has access to appropriate rights-of-way. The approved site plan provides ingress only from 

Washington Avenue, egress only to Lincoln Boulevard, and ingress and egress to Broad Street. The 

property is within a designated Highlands Center, where development is encouraged. 

 Developable: In accordance with the 2012 New Jersey Department of Environmental Protection’s 

Land Use Land Cover (LULC), there are no wetlands or surface water resources on the subject 

property or within 50 feet of the subject property. Further, the site is not located within a FEMA 100-

year flood plain. The area on the site proposed for the buildings are not within the 300-foot buffer. 

The site is served by both public sewer and public water. 

 Approvable: The site received Planning Board approval on December 9, 2013 and was memorialized 

in a resolution dated January 13, 2014 (see Appendix G). An initial redevelopment agreement plus 

two amended redevelopment agreements have been executed with the redeveloper, Jade Partners 

Urban Renewal, LLC, agreeing to the provision of 10 affordable units in alignment with UHAC 

regulations. 

Additionally, the Highlands Council requires that all conforming municipalities include a narrative analysis 

discussing any site specific consistency issues and the viability for any development related to affordable 

housing that is proposed. The Highlands Council released a Highlands Affordable Housing Implementation 

Guideline document in October 2024, which outlines core planning principles for affordable housing in the 

Highlands Region as well as siting guidance. The site in question aligns with the following principles and 

guidelines: 

 “The majority of new development in the Highlands Region will likely consist of redevelopment of 

existing developed lands. Reuse/redevelopment of previously disturbed sites should be 

prioritized.” This particular project consists of the redevelopment of a previously disturbed lot. 

 “The extent and capacity of existing infrastructure should be considered in site selection, zoning 

ordinance amendments, and total number of projected new units.” This site falls within a 

designated Highlands Center, where sewer and public water are available. 

 “[…] Municipalities that invite nonresidential development should seek to balance that development 

with residential development with an affordable housing component so that low- and moderate-
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income households have easier access to the jobs created.” The Towne Center project is a mixed-

use development with commercial activity on the ground floor and residential uses on the upper 

floors. 

 Policy 604 of the RMP is “to encourage the targeting of new housing to areas with compatible 

existing densities and within walking distance of schools, employment, transit, and community 

facilities and services.” The Towne Center project is located within the Washington Downtown 

Redevelopment Area, in which a majority of the Borough’s economic activity is based. The site is 

located in proximity to communal infrastructure including schools, places of employment, public 

library, parks and recreation, etc. 

 Lastly, no extension of sewer or water is required for the site, and it is not in proximity to industrial 

or other uses with potential for health and safety impacts. 
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Downtown Redevelopment Plan (Inclusionary Zoning) 

The Washington Borough Downtown Redevelopment Area encompasses approximately 41.5 total acres, 

and consists of five subdistricts, including: 

 Washington Avenue Core District, which permits a mix of residential and commercial uses; 

 Route 31 Gateway District, which permits mixed uses with residential on upper floors; 

 Theater District, which permits a mix of multifamily residential, commercial, and mixed uses; 

 Residential District, which permits single-, two-, and multi-family residential as well as mixed use 

with commercial on the ground floor and residential on upper floors; and 

 Public Park District, which permits public facilities and green stormwater management facilities. 

Washington Borough adopted the Washington Downtown Redevelopment Plan in 2009. The 

Redevelopment Plan was subsequently amended and adopted on September 20, 2022 to include a 20% 

affordable housing set-aside for residential or mixed use projects yielding 5 or more units (see Appendix 

H). Since this amendment, two separate applications triggering the set-aside have received site plan 

approvals from the Land Use Board, the details of which are outlined below. 

1 West Washington Avenue (Block 95, Lot 7) 

The property received Land Use Board approvals on October 17, 2022 for the renovation of an existing 

three-story building and the conversion of vacant office units into residential units (see Appendix K). A total 

of 20 units were approved, 4 of which were required to be affordable. Renovation work on this project began 

in 2023 but has since been on hold while the redeveloper and Borough finalize the redevelopment 

agreement. The property meets the criteria to be considered “available, suitable, developable, and 

approvable,” as outlined below: 

 Available: This site falls within the Washington Avenue Core District of the Washington Downtown 

Redevelopment Area, which permits residential uses on upper stories for properties fronting on 

Washington Avenue. The site is identified in the Redevelopment Plan as a targeted site for 

redevelopment. The site has no easements or title issues preventing its development. 

 Suitable: The site is surrounded by compatible land uses including mixed-use developments and 

has access to appropriate rights-of-way. The site has frontage on Washington Avenue and Broad 

Street. The property is within a designated Highlands Center, where development is encouraged. 

 Developable: The site is not located within a FEMA 100-year flood plain, has no steep slopes, and 

does not fall within any wetlands areas. The site is served by both public sewer and public water. 

 Approvable: The site received Land Use Board approval on November 11, 2022 and was 

memorialized in a resolution reflecting the same date. An initial Redevelopment Agreement was 

executed between the Borough and redeveloper, 1 West Washington Ave Urban Renewal, LLC in 
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March 2023, which stipulates affordable housing requirements in alignment with UHAC regulations 

(see Appendix L). 

Additionally, the property aligns with the following core principles and guidelines as set forth in the  

Highlands Council’s Affordable Housing Implementation Guideline document: 

 “The majority of new development in the Highlands Region will likely consist of redevelopment of 

existing developed lands. Reuse/redevelopment of previously disturbed sites should be 

prioritized.” This particular project consists of the reuse of an existing, underutilized building. 

 “The extent and capacity of existing infrastructure should be considered in site selection, zoning 

ordinance amendments, and total number of projected new units.” This site falls within a 

designated Highlands Center, where sewer and public water are available. 

 “[…] Municipalities that invite nonresidential development should seek to balance that development 

with residential development with an affordable housing component so that low- and moderate-

income households have easier access to the jobs created.” The 1 West Washington project is a 

mixed-use development with existing commercial activity on the ground floor and residential uses 

on the upper floors. 

 Policy 604 of the RMP is “to encourage the targeting of new housing to areas with compatible 

existing densities and within walking distance of schools, employment, transit, and community 

facilities and services.” The 1 West Washington project is located within the Washington Downtown 

Redevelopment Area, in which a majority of the Borough’s economic activity is based. The site is 

located in proximity to communal infrastructure including schools, places of employment, public 

library, parks and recreation, etc. 

 Lastly, no extension of sewer or water is required for the site, and it is not in proximity to industrial 

or other uses with potential for health and safety impacts. 
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2 West Washington Avenue (Block 23, Lots 17 & 18 / Block 24, Lot 25) 

This project received Land Use Board approvals on June 13, 2022 for the renovation of a three-story building 

and the conversion of office spaces to residential units (see Appendix I). A total of ten units were approved, 

two of which were required to be affordable. As of the writing of this Plan, the majority of the renovations 

have been completed, and the redeveloper is working to affirmatively market the affordable units. The 

property meets the criteria to be considered “available, suitable, developable, and approvable,” as outlined 

below: 

 Available: This site falls within the Washington Avenue Core District of the Washington Downtown 

Redevelopment Area, which permits residential uses on upper stories for properties fronting on 

Washington Avenue. The site is identified in the Redevelopment Plan as a targeted site for 

redevelopment. The site has no easements or title issues preventing its development. 

 Suitable: The site is surrounded by compatible land uses including mixed-use developments and 

has access to appropriate rights-of-way. The approved site plan provides ingress from Belvidere 

Avenue and egress onto Washington Avenue. The property is within a designated Highlands Center, 

where development is encouraged. 

 Developable: The site is not located within a FEMA 100-year flood plain, has no steep slopes, and 

does not fall within any wetlands areas. The site is served by both public sewer and public water. 

 Approvable: The site received Land Use Board approval on June 13, 2022 and was memorialized in 

a resolution dated September 12, 2022. An initial Redevelopment Agreement was executed 

between the Borough and redeveloper, 2 West Washington, LLC in November 2024, which 

stipulates affordable housing requirements in alignment with UHAC regulations (see Appendix J). 

The Borough and redeveloper are in the process of finalizing an amended redevelopment 

agreement. 

Additionally, the property aligns with the following core principles and guidelines as set forth in the  

Highlands Council’s Affordable Housing Implementation Guideline document: 

 “The majority of new development in the Highlands Region will likely consist of redevelopment of 

existing developed lands. Reuse/redevelopment of previously disturbed sites should be 

prioritized.” This particular project consists of the reuse of an existing building. 

 “The extent and capacity of existing infrastructure should be considered in site selection, zoning 

ordinance amendments, and total number of projected new units.” This site falls within a 

designated Highlands Center, where sewer and public water are available. 

 “[…] Municipalities that invite nonresidential development should seek to balance that development 

with residential development with an affordable housing component so that low- and moderate-

income households have easier access to the jobs created.” The 2 West Washington project is a 
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mixed-use development with existing commercial activity on the ground floor and residential uses 

on the upper floors. 

 Policy 604 of the RMP is “to encourage the targeting of new housing to areas with compatible 

existing densities and within walking distance of schools, employment, transit, and community 

facilities and services.” The 2 West Washington project is located within the Washington Downtown 

Redevelopment Area, in which a majority of the Borough’s economic activity is based. The site is 

located in proximity to communal infrastructure including schools, places of employment, public 

library, parks and recreation, etc. 

 Lastly, no extension of sewer or water is required for the site, and it is not in proximity to industrial 

or other uses with potential for health and safety impacts. 
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FOURTH ROUND PRESENT NEED / REHABILITATION NEED 

As previously noted, the Borough has a Present/Rehabilitation Need of 0 units for the Fourth Round. 

FOURTH ROUND PROSPECTVE NEED OBLIGATION 

On October 20, 2024, the New Jersey Department of Community Affairs (“DCA”) released a report outlining 

the Fourth Round (2025-2035) Fair Share methodology and its calculations of low- and moderate-income 

obligations for each of the State’s municipalities. The obligations were calculated in alignment with the 

formulas and criteria found in P.L.2024, c.2. On January 21, 2025, the Borough adopted Resolution #2025-

35 accepting the DCA calculated Fourth Round Present/Rehabilitation Need of 0 units and Prospective 

Need obligation of 27 units. The Borough subsequently received a Court Order dated March 25, 2025 

regarding Docket No. WRN-L-41-25 (see Appendix E). This Order served to “fix” Washington Borough’s 

established Fourth Round Present Need of 0 and Prospective Need of 27 and authorized the Borough to 

prepare a Fourth Round HEFSP. 

As outlined below, the Borough proposes to meet its entire Fourth Round obligation through the following 

mechanisms. 

Highlands Build Out Update 

Due to the unique natural resources and environmental sensitivity of the Highlands region, the revised Fair 

Housing Act (“FHA”) (adopted March 2024) directs the DCA and Highlands municipalities to account for 

the Highlands Regional Master Plan (“RMP”) when considering affordable housing. The amendment 

specifically requires that a conforming municipality include a “consideration of the most recent Highlands 

Municipal Build Out report” in its Housing Element and Fair Share Plan. Following this, the Highlands Council 

adopted on April 18, 2024 a Highlands Affordable Housing amendment to the RMP establishing standards 

for the location of affordable housing based on the RMP and FHA. More specifically, Policy 607 of the RMP 

requires that conforming municipalities provide for a realistic opportunity for affordable housing while also 

complying with Highlands resource protection requirements. 

In support of the goals, objectives, and policies of the RMP, the Highlands Council prepared and released a 

Highlands Municipal Build-Out Update and Build-Out Portal in November 2024 as a tool for fully conforming 

municipalities. The Build-Out functions similarly to a traditional Vacant Land Adjustment (“VLA”), which 

examines the amount of acreage available for development and determines a municipality’s Realistic 

Development Potential (“RDP”), or the portion of its affordable housing obligation that can be realistically 

addressed with inclusionary development. After subtracting out the RDP from the obligation, the remaining 

calculation is known as the “unmet need.” 

As a fully conforming municipality, the Borough utilized the Highlands Build-Out Portal as a tool to calculate 

its RDP and remaining unmet need. The Borough’s analysis indicated that 10 of the 13 parcels identified in 
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the portal were not developable based on a number of factors including development status. Utilizing the 

Highlands Build-Out portal, the Borough calculated a RDP of 5 units and an unmet need of 22 units. 

Realistic Development Potential 

Prior Round / Third Round Credits Carried Over 

Westgate Apartments (Block 6, Lots 11.01 & 11.02) 

The Borough intends to address the entirety of its 5 unit RDP through excess units from the Westgate 

Apartments. The Westgate Apartments is an existing 100% affordable development consisting of 68 

affordable 1- and 2-bedroom family rental units. The property is located off of Kinnaman Avenue in the 

northeastern portion of the Borough within the R-4 Residential Zoning District. This development received 

credit in the Borough’s Certified Second Round Fair Share Plan as well as the Third Round Fair Share Plan. 

The complex was funded through the USDA Rural Development Agency and was constructed in two 

separate phases: Westgate I, which received Certificates of Occupancy in 1981; and Westgate II, which 

received Certificates of Occupancy in 1985. Both Westgate I and Westgate II are under a 50-year deed 

restriction, which expire in 2031 and 2035, respectively. Both phases of the project are additionally subject 

to 30-year affordability controls that extend through the year 2043. These additional controls were set forth 

in a mortgage agreement executed between the developer and the USA Rural Housing Service on June 18, 

2013 (see Appendix M). 

Unmet Need 

Inclusionary Zoning 

Washington Downtown Redevelopment Plan 

The Borough intends to address the entirety of its unmet need through the inclusionary set-aside provision 

of the Washington Downtown Redevelopment Plan. As discussed above, this set-aside requirement has 

already triggered the approval of six affordable units at 1 and 2 West Washington. The Washington 

Downtown Redevelopment Plan meets the criteria to be considered “available, suitable, developable, and 

available” as previously detailed. 
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Fourth Round Summary 

Summary of Washington Borough’s Fourth Round of 27 
Realistic Development Potential 5 

Excess Credits: Westgate I & II 5 
Unmet Need 22 

Downtown Redevelopment Area 16 
1 W. Washington Avenue 4 
2 W. Washington Avenue 2 

 
TOTAL FOURTH ROUND 
(27 UNIT OBLIGATION) 27 

CONSISTENCY WITH STATE PLANNING REQUIREMENTS 

State Plan 

In accordance with the amended Fair Housing Act, Housing Elements and Fair Share Plans shall provide an 

analysis of consistency with the State Development and Redevelopment Plan (SDRP), including water, 

wastewater, stormwater, and multi-modal transportation based on guidance and technical assistance from 

the State Planning Commission. 

New Jersey adopted its last SDPR in 2001. A draft amendment to the SDRP was prepared in 2011 but 

ultimately never adopted. The Office of Planning Advocacy released a new draft SDRP on December 4, 

2024. The State is currently undergoing the cross acceptance process in relation to the draft SDRP.  

The 2024 draft SDRP outlines the following overarching goals: 

 Economic: Promote economic growth that benefits all residents of New Jersey. 

 Housing: Provide an adequate supply of housing for residents of all ages and incomes in 

communities of their choosing that meet their needs and offer ready access to the full range of 

supportive goods and services. 

 Infrastructure: Economic opportunity through nation leading infrastructure. 

 Revitalization and Recentering: Revitalize and recenter the State’s underutilized developed areas. 

 Climate Change: Effectively address the adverse impacts of global climate change. 

 Natural and Water Resources: Protect, maintain, and restore the State’s natural and water 

resources and ecosystems. 

 Pollution and Environmental Clean-Up: Protect the environment and prevent and clean up 

pollution. 

 Historic and Scenic Resources: Protect, enhance, and improve access to areas with exceptional 

archaeological, historic, cultural, scenic, open space, and recreational value. 

 Equity: Implement equitable planning practices to promote thriving communities for all New 

Jerseyans. 
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 Comprehensive Planning: Foster sound and integrated planning and implementation at all level 

Statewide. 

This Plan broadly aligns with the goals of the draft SDRP, specifically due to the fact that the entirety of the 

Borough is designated as a Highlands Center, which is equivalent to a SDRP Center. Because of this, the 

sites and mechanisms discussed in this Plan are appropriately located in the sense that they: are located 

within existing sewer and public water service areas; provide walkable access to a number of amenities 

including employment, shopping, schooling, municipal services, and more; and encourage growth and the 

revitalization of the Borough as a whole.  

Further, because the mechanisms addressed in this Plan are either already existing or are concentrated in 

the Downtown Redevelopment Area, the use of undisturbed sites is not proposed and, in turn, the Borough’s 

environmentally sensitive lands and resources are not impacted. This protects the natural and water 

resources within both the Borough and surrounding areas, effectively protecting the water quality of the 

State as a whole as well. Lastly, the Plan balances the State’s goals of providing equitable opportunities for 

affordable housing while encouraging sound and comprehensive planning practices. 

Highlands Regional Master Plan Conformance 

Washington Borough entirely falls within the Highlands Planning Area, wherein plan conformance is 

voluntary. The Borough petitioned the Highlands Council for Plan Conformance as a Highlands Center on 

October 26, 2020, which was subsequently approved by the Highlands Council on February 18, 2021(see 

Appendix N). In the years since this approval, the Borough has adopted several Master Plan Elements and 

Ordinances to further its goal of becoming fully conforming under the Highlands.  

One recent example of this includes the Borough’s adoption of Ordinance #2024-27, “Ordinance for 

Highlands Council Regional Master Plan Conformance” (see Appendix O). This Ordinance was the final 

requirement for the Borough to become fully conforming under the Highlands Council. The Highlands 

Council issued a letter on March 20, 2025 deeming Ordinance #2024-27 technically complete and 

consistent with the Highlands Regional Master Plan (see Appendix P).  

Section XIV “Affordable Housing” of the Conformance Ordinance stipulates that “any development 

consisting of newly constructed residential units shall reserve for occupancy at least 20% […] for low- or 

moderate-income households” in accordance with the requirements of the FHA. The Borough intends to 

further codify this by adopting the Highlands Affordable Housing Ordinance in accordance with the timeline 

set forth in the FHA. 

This Housing Element and Fair Share Plan was prepared with careful consideration of the Regional Master 

Plan. In particular, the Borough’s designation as a Highlands Center, existing water and sewer availability, 

and resource protection provisions were taken into account. Further, the mechanisms outlined in this Plan 

to address the Borough’s Fourth Round obligation are consistent with the Highlands siting guidelines 
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outlined in the October 2023 Affordable Housing Implementation Guide. More specifically, this Plan 

furthers the goals outlined in the Highlands Regional Master Plan including, but not limited to, the following: 

 2A: Protection of the value of the Highlands Region as an “essential source of drinking water, 

providing clean and plentiful drinking water for one-half of the State’s population.” 

 2J: All existing and future development in the Highlands Region that use public water supply 

systems are served by adequate and appropriate infrastructure. 

 2K: All existing and future development in the Highlands Region that use public wastewater 

treatment systems are served by adequate and appropriate infrastructure. 

 6H: Guide development away from environmentally sensitive and agricultural lands and promote 

development and redevelopment in or adjacent to existing developed lands. 

 6J: Accommodation of regional growth and development needs through the reuse and 

redevelopment of previously developed areas, including brownfields, grayfields, and underutilized 

sites. 

 6K: Concentrate residential, commercial, and industrial development, redevelopment, and 

economic growth in existing developed areas in locations with limited environmental constraints, 

access to existing utility, and transportation infrastructure. 

 6N: Use of smart growth principles, including low impact development, to guide development and 

redevelopment in the Highlands Region. 

 6O: Market-rate and affordable housing sufficient to meet the needs of the Highlands Region within 

the context of economic, social, and environmental considerations and constraints. 

Multigenerational Family Housing Continuity Commission 

A previous amendment to the Fair Housing Act requires “an analysis of the extent to which municipal 

ordinances and other local factors advance or detract from the goal of preserving multigenerational family 

continuity as expressed in the recommendations of the Multigenerational Family Housing Continuity 

Commission, adopted pursuant to paragraph (1) of subsection f. of section 1 of P.L.2021, c.273 (C.52:27D-

329.20).” As of the date of this Housing Plan there have been no recommendations by the Multigenerational 

Family Housing Continuity Commission for which to provide an analysis. 

USE OF SURPLUS CREDITS 

Any surplus credits generated would be applied to any future obligation that the Borough may have. 
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SUMMARY OF FAIR SHARE COMPLIANCE 

Summary of Washington Borough’s Obligation 
 Total Very Low Low Moderate 
Prior Round Obligation 0 - - - 

TOTAL PRIOR ROUND 0 - - - 
Third Round Obligation 42  

Westgate Apartments 68 - - 68 
Gardners Court 14 9 5 - 

Rental Bonus 11 - - - 
Downtown Redevelopment Plan 25 2-3 10-11 12 
Towne Center Project 10 1 4 5 
Habitat for Humanity 3 - - 3 

TOTAL THIRD ROUND 131 12-13 19-20 20 
Fourth Round Obligation 27  

RDP 5 - - - 
Excess Credits: Westgate I & II 5 - - - 

Unmet Need 22 - - - 
1 W. Washington Avenue 4    
2 W. Washington Avenue 2    

Downtown Redevelopment Area 16 - - - 
TOTAL FOURTH ROUND 27 - - - 
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TARA ST. ANGELO, ESQ.
Attorney ID #020292008 
GEBHARDT & KIEFER, P.C.
1318 Route 31 North
Annandale, New Jersey 08801 
Tel. (908) 735-5161 
Attorneys for Petitioner, Borough of Washington 

IN THE MATTER OF THE 
APPLICATION OF BOROUGH OF 
WASHINGTON, A Municipal Corporation 
of the State of New Jersey,  

  Petitioner.

SUPERIOR COURT OF NEW JERSEY
LAW DIVISION-WARREN COUNTY

DOCKET NO. L-230-15

CIVIL ACTION
(Mount Laurel) 

FINAL JUDGMENT OF COMPLIANCE 
AND REPOSE

THIS MATTER having come before the Court on the application of Gebhardt & Kiefer, 

PC, attorneys for Petitioner, Borough of Washington (the “Borough”), appearing, and on 

consent of Intervenors Fair Share Housing Center (“FSHC”) by Emily Smith, Esq., and 

Washington Venture Investment Limited Partnership and Washington Station Venture Limited 

Partnership (the “Washington Venture Entities”) by Danielle Novak Kinback, Esq.; and upon 

approval of the court-appointed special master, the Honorable Peter A. Buchsbaum, JSC (ret.); 

and

WHEREAS, the Court having entered a Conditional Judgment of Compliance and 

Repose on December 1, 2020 (“Conditional Judgment”) which memorialized the determination 

by the Court that the Borough is in compliance with its constitutional obligation to provide a 

realistic opportunity for the development of affordable housing in accordance with the New 

Jersey Fair Housing Act, N.J.S.A. 52:27d-301, et seq. as set forth in the Settlement Agreement 

between the Borough and FSHC dated December 10, 2018, and the Settlement Agreement 

WRN-L-000230-15   10/19/2021 1:04:35 PM  Pg 1 of 4 Trans ID: LCV20212427311 WRN L 000230-15      11/16/2021          Pg 1 of 4 Trans ID: LCV20212668933 
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between the Borough and intervenors, Washington Venture Entities dated July 10, 2018 (as 

amended by two subsequent agreements dated September 9, 2019, and June 16, 2020)  

(collectively, the “Settlement Agreements”); and

WHEREAS, all criteria required to demonstrate compliance as set forth in East/West 

Venture v. Borough of Fort Lee, 286 N.J. Super. 311 (App. Div. 1996) have been satisfied; and

WHEREAS, the Borough has satisfied all conditions set forth in the Conditional

Judgment, including: 

a. Adoption by resolution of program manuals for rental units, for sale units, market to 

affordable units, and rehabilitation units; 

b. Adoption of ordinances applicable to the property owned by the intervenors  

c. Adoption of a revised spending plan 

d. Extension of the agreement with Warren County Housing for the rehabilitation 

program, which is expected to be approved by the Warren County Commissioners 

within the next 30 days 

e. With regard to the Westgate Apartments, the Borough will reach out to the USDA for 

information on how and under what circumstances the deed restriction could be lifted 

and request that the Borough be provided notice in the event the deed restriction is 

lifted. 

WHEREAS, the Special Master has advised the Court by Memorandum dated 

_______________ that the Borough satisfied all terms and conditions to receive a Final 

Judgment of Compliance and Repose and immunity from Mt. Laurel litigation through July 1, 

2025 and recommends the entry of Final Judgment of Compliance and Repose be entered 

without a second compliance hearing; and 
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WHEREAS, Council for FSHC and the Washington Venture Entities has consented to 

the entry of this Final Judgment of Compliant and Repose. 

IT IS on this          day of     2021,  

ORDERED as follows: 

1. Judgment is hereby declared in favor of the Borough of Washington for a Final Judgment of 

Compliance and Repose (the “Judgment”) pursuant to East/West Venture v. Borough of Fort 

Lee and the Mount Laurel line of cases. 

2. The Court hereby declares the land use regulations and affirmative devices in the Borough of 

Washington’s Housing Element and Fair Share Plan (“HEFSP”), to be in compliance with 

the Borough’s constitutional obligation to create a realistic opportunity for affordable 

housing under the Mount Laurel doctrine.

3. The Borough, through the adoption of the HEFSP and the implementation of that plan and 

the Settlement Agreements and the fulfillment of all of the conditions recommended by the 

Special Master satisfies its obligations under the Mount Laurel doctrine and Fair Housing 

Act of 1985, N.J.S.A. 53:27D-301, et seq., for the Prior Round (1987-1999) and Third Round 

(1999-2025).

4. In addition to the annual monitoring and reporting requirements set forth in the Settlement 

Agreements, the Borough shall contact USDA annually to confirm that the deed restriction 

on the Westgate Apartments remains valid.  

5. The Borough is hereby granted continuing repose and immunity from exclusionary zoning 

litigation through July 1, 2025 except for actions brought to enforce this Court’s Orders, the 

Borough’s HESP, and terms of the Settlement Agreements.
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6. All other requirements or provisions of the Conditional Judgment that are not otherwise 

addressed in this Final Judgment shall remain and are incorporated herein, including all 

ongoing reporting and monitoring requirements detailed therein. 

7. The Court shall retain jurisdiction over this matter solely for the purposes of enforcement of 

this Judgment of Complaint and Repose, the Borough’s HEFSP, and the Settlement 

Agreements.

8. Service of Order.  A copy of the within Order shall be served on counsel for all persons 

and/or entities on the municipal service list within five (5) days of receipt of this Order by 

counsel for the Borough.

      _________________________________ 
Hon. Thomas C. Miller, P.J. Civ. 

WRN-L-000230-15   10/19/2021 1:04:35 PM  Pg 4 of 4 Trans ID: LCV20212427311 

__________________________________________________________________________________________________________________________________________________________________________________________ ____________________________________________________________________________________________________________________________________________________________________________________ _____________________________________________________________________________________________________________ ______________________________________________________________________________ ______________________________________________________________________________________________________ ___________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ ______________________________
HoHHHHHHHHH n. TTTTTTThohhhhhhhhhhhhhhhhhhh maaas C.CCCCCCCCCCCCCCC MMMMMMMilillllller, PPPPPPPPPPPPPPPP JJ.JJ. CiCiCCCCCCCiCCCiCiCiCiCCC v. 

A.J.S.C.

WRN L 000230-15      11/16/2021          Pg 4 of 4 Trans ID: LCV20212668933 



Washington Borough, Warren County  May 2025 
Fourth Round Housing Element and Fair Share Plan 
-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 

-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 

  Page 57 

 

 

 

 

Appendix B 

Washington Borough Third Round  

Settlement Agreement with FSHC 
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Appendix C 

Washington Borough Third Round 

Settlement Agreement with Washington Ventures 
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Appendix D 

Washington Borough Resolution #2025-35  

Establishing Fourth Round Obligation 
  



RESOLUTION 2025-35         
 BOROUGH OF WASHINGTON RESOLUTION COMMITTING 

TO DCA’S FOURTH ROUND AFFORDABLE HOUSING PRESENT 
NEED AND PROSPECTIVE NEED NUMBERS 

 
WHEREAS, on March 20, 2024, Governor Murphy signed into law an Amendment to the 

Fair Housing Act (N.J.S.A. 52:27D-301 et seq.) (hereinafter “Amended FHA”); and 
 
WHEREAS, the Amended FHA requires the Department of Community Affairs (“DCA”) 

to produce non-binding estimates of fair share obligations on or before October 20, 2024; and 
 
WHEREAS, the DCA issued a report on October 18, 2024 (“DCA Report”) wherein it 

reported its estimate of the obligation for all municipalities based upon its interpretation of the 
standards in the Amended FHA; and  

 
WHEREAS, the DCA Report calculates the BOROUGH OF WASHINGTON’s Round 

4 (2025-2035) obligations as follows: a Present Need or Rehabilitation Obligation of zero (0) and 
a Prospective Need or New Construction Obligation of twenty-seven (27); and 

 
WHEREAS, the Amended FHA provides that the DCA Report is non-binding, thereby 

inviting municipalities to demonstrate that the Amended FHA would support lower calculations 
of Round 4 affordable housing obligations; and 

 
WHEREAS, the Amended FHA further provides that “[a]ll parties shall be entitled to rely 

upon regulations on municipal credits, adjustments, and compliance mechanisms adopted by 
COAH unless those regulations are contradicted by statute, including P.L. 2024, c.2, or biding 
court decisions” (N.J.S.A. 52:27D-311(m)); and 

 
WHEREAS, COAH regulations authorize vacant land adjustments as well as durational 

adjustments; and 
 
WHEREAS, based on the foregoing, the BOROUGH OF WASHINGTON accepts the 

DCA calculations of the Borough of Washington’s fair share obligations and commits to its fair 
share of zero (0) units present need and twenty-seven (27) units prospective need subject to any 
vacant land and/or durational adjustments it may seek as part of the Housing Plan element and Fair 
Share Plan element it subsequently submits in accordance with the Amended FHA; and  

 
WHEREAS, the BOROUGH OF WASHINGTON reserves the right to comply with any 

additional amendments to the FHA that the Legislature may enact; and 
 
WHEREAS,  the BOROUGH OF WASHINGTON also reserves the right to adjust its 

position in the event of any rulings in the Montvale case (MER-L-1778-24) or any other such 
action that alters the deadlines and/or requirements of the Amended FHA; and 

 
WHEREAS, in the event that a third party challenges the calculations provided for in this 

Resolution, the BOROUGH OF WASHINGTON reserves the right to take such position as it 



 2 

deems appropriate in response thereto, including that its Round 4 Present or Prospective Need 
Obligations should be lower than described herein; and 
 

WHEREAS, in light of the above, the Mayor and Council of BOROUGH OF 
WASHINGTON finds that it is in the best interest of the BOROUGH OF WASHINGTON to 
declare its commitment to the obligations reported by the DCA on October 18, 2024 subject to the 
reservations set forth herein; and     

 
WHEREAS, in addition to the above, the Acting Administrative Director issued Directive 

#14-24, dated December 13, 2024, and made the directive available later in the week that followed; 
and 

 
WHEREAS, pursuant to Directive #14-24, a municipality seeking a certification of 

compliance with the FHA shall file an action in the form of a declaratory judgment complaint in 
the county in which the municipality is located within 48 hours after adoption of the municipal 
resolution of fair share obligations, or by February 3, 2025, whichever is sooner”; and 

 
WHEREAS, the BOROUGH OF WASHINGTON seeks a certification of compliance 

with the FHA and, therefore, directs its ATTORNEY, THE LAW OFFICES OF ERIK C. 
PETERSON, LLC to file a declaratory relief action within 48 hours of the adoption of this 
resolution in XX County. 
 

NOW, THEREFORE, BE IT RESOLVED on this 21st day of January, 2025 by the 
Mayor and Council of the BOROUGH OF WASHINGTON as follows: 

 
1. All of the above Whereas Clauses are incorporated into the operative clauses of this 

resolution.  
 
2.  The BOROUGH OF WASHINGTON hereby commits to the DCA Round 4 

Present Need Obligation of zero (0) units and the Round 4 Prospective Need Obligation of twenty-
seven (27) units described in this resolution, subject to all reservations of rights set forth above.  

 
3. The BOROUGH OF WASHINGTON hereby directs its attorney, the Law Offices 

of Erik C. Peterson, LLC to file a declaratory judgment complaint in Warren County within 48 
hours after adoption this resolution, attaching this resolution.  
 

4. The BOROUGH OF WASHINGTON authorizes its attorney, the Law Offices of 
Erik C. Peterson, LLC to attach this resolution as an exhibit to the declaratory judgment action that 
is filed and to submit and/or file this resolution with the Program or any other such entity as may 
be determined to be appropriate. 

  

5.          the BOROUGH OF WASHINGTON also authorizes its affordable 
housing professionals to prepare the appropriate Housing Element and Fair Share Plan as a 
component of the Borough's Master Plan so that is filed with DCA on or before June 30, 
2025; and 

 



3

6. This resolution shall take effect immediately, according to law. 

Certification
I, Laurie A Courter, Clerk of the Borough of Washington, County of Warren, State of New Jersey, do hereby certify 
that the foregoing Resolution is a true and exact copy of a Resolution adopted by the Borough Council of The Borough 
of Washington on January 21, 2025

________________________________________________
Laurie A. Courter, RMC

Borough Clerk

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the corporate seal of the Borough this 

21st day of January , 2025.

[SEAL]

____________________________
Laurie A. Courter, RMC
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Appendix E 

Court Order Fixing Washington Borough’s 

Obligations for “Present Need” and “Prospective Need” 

for the Fourth Round Housing Cycle 
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Appendix F 

Towne Center  

Redevelopment Agreement Documentation 
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Appendix G 

Planning Board Resolution 

Approving Towne Center Site Plan 

And Subsequent Amendments 
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Appendix H 

Washington Borough Amended Downtown  

Redevelopment Plan 
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DOWNTOWN REDEVELOPMENT PLAN

Borough of Washington | Warren County, New Jersey

August 2022

Adopted by the Borough Council on September 20, 2022
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Prepared by:

Heyer, Gruel & Associates
Community Planning Consultants

236 Broad Street
Red Bank, NJ 07701

732-741-2900

The original of this report was signed and
sealed in accordance with N.J.S.A. 45:14A-12.

Elena Gable, AICP, CFM, PP #6356

Funding for the plan was provided through a grant from the New Jersey Highlands Council 
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th century to the early 20th

th century to serve the growing 

the Downtown Redevelopment Plan, which provided an opportunity for redevelopment within the 
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Statutory Requirements

and other public improvements;

accordance with the redevelopment plan;
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The Downtown Redevelopment Area is located in the heart of the Borough, including the area surrounding 
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Environmental Constraints

structures are not encouraged, and no new structures should be located, although it should be noted that 
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Key Opportunity Sites 

Further, the Washington Theater, located at the southeastern 

��������	
��

��������

The Stover Building should be renovated in a manner 

��
������	��	
�
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redeveloped to remove the nonconforming drive-thru and reduce 

����������
���
�

��	��	
������
�����	��	
��

ownership, several buildings along the Washington Avenue corridor 
(See below) 
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or rehabilitated in a manner that will contribute to the overall 
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Vision for the Downtown

Plan Principles and Vision Statement

The Redevelopment Area will be friendly to the needs of pedestrians while providing convenient 

LAND USE AND DESIGN GOALS
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Establish a restaurant and entertainment center that provides convenience goods and services within 

PEDESTRIAN CIRCULATION GOALS

VEHICULAR CIRCULATION GOALS

PARKING GOALS

Employ environmentally conscious and pedestrian friendly design principles in the redevelopment 
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PRESERVATION OF RESIDENTIAL NEIGHBORHOODS GOALS

HISTORIC PRESERVATION GOALS

Preserve the Victorian building character of the western end of the Downtown while ensuring 
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approval as may be reasonable and within the general purpose and intent of the provisions for site plan 



DOWNTOWN REDEVELOPMENT PLAN Borough of  Washington�

August  2022 23

Land Use Plan

• Washington Avenue Core District

• 

• Theater District

• 

• 
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Bar

Brewpub: 

Cidery and Meadery: An establishment licensed by the State of New Jersey as a cider and meadery under 

licensed wholesalers and retailers, and including the retail sale of the product at retail to consumers on the 

manufacture malt alcoholic beverages to sell and distribute the products to licensed wholesalers and 
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Health Club and Fitness Studios

Hotel

:

Mural: 

Personal Services: Establishments primarily engaged in providing services involving the care of a person or 

Restaurant:

Restaurant, fast food: 

Retail Services
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Retail Stores

Tavern

Winery Salesroom: 
that is owned and operated by the holder of a plenary winery license or out of state winery license issued by 
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Washington Avenue Core District Standards

Restaurants

Restaurants, fast food

Bars and taverns

Retail stores and shops

Retail services

Personal services, excluding on-site dry cleaning

Brewpubs

Cideries and meaderies

Winery salesroom

Drive-thru as accessory to fast food restaurant 

approved by the New Jersey Department of 

approved curb cuts, those curb cuts may be 

between the building and the Washington 
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Height, Area, and Yard Requirements

Minimum lot area
Minimum lot width

0 feet

0 feet

Maximum building coverage
Maximum lot coverage

Street facing façade 
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Route 31 Gateway District Standards

 

Restaurants

Restaurants, fast food 

Bars and taverns

Retail stores and shops

Retail services

Personal services, excluding on-site dry cleaning

Brewpubs

Cidery and Meadery

Winery Salesroom

Hotels

Drive-thru as accessory to fast food restaurant 



DOWNTOWN REDEVELOPMENT PLAN Borough of  Washington�

August  2022 31

Height, Area, and Yard Requirements

Minimum lot area
Minimum lot width

Maximum building coverage
Maximum lot coverage

Street facing façade 
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Theater District

 

Restaurants

Bars and taverns

Retail stores and shops

Retail services

Personal services,  
excluding on-site dry cleaning

without drive-thru

Public purposes
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Height, Area, and Yard Requirements

Minimum lot area
Minimum lot width

Maximum lot coverage
Washington Avenue facade

0 feet
Maximum building coverage
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Single-Family Dwellings

Two-Family Dwellings

On-site storage of goods incidental to the daily conduct of the on-site principal use within buildings
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Height, Area, and Yard Requirements

One- and Two-Family Dwelling Bulk Standards
Minimum lot area- One Family Dwelling
Minimum lot area- Two Family Dwelling
Minimum lot width

the property along the same street frontage

Maximum building coverage
Maximum lot coverage

Minimum lot width

the property along the same street frontage

Maximum building coverage
Maximum lot coverage
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Public Park District Standards

T

Parking 
Minimum Vehicle Required Parking

• 

• 

• 

                      Use              Number of Spaces

One- and Two-Family Dwellings

Avenue Core District, except for hotels
Hotels
Medical, Professional, and Business 

-

meaderies
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DESIGN STANDARDS
These standards are meant to encourage design that is consistent with the historic character of downtown 

Architectural Design Standards

GENERAL

• 

• 

• 

• 

BUILDING MATERIALS 

• 

• 

ARCHITECTURAL ELEMENTS

• 

• 

• 
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• 

• 

• 

• 

• Street facing façade transparency 

• 

• 

• 

BALCONIES

• 

• 

• 

• 
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AWNINGS

• 

• 

• 

• 

STOREFRONTS

• 

• 

• 

• 

FRONT PORCHES

• 

• 



DOWNTOWN REDEVELOPMENT PLAN Borough of  Washington�

August  2022 40

Signage

All signs within a development shall be designed in a manner that is complimentary to one another and to 

INDIVIDUAL SIGN AREA MEASUREMENTS

Sign area shall be measured by the means of the smallest shape that will encompass the extreme limits of all 

GENERAL SIGN REQUIREMENTS

• 

• 

• 

• 

• 

WALL SIGNS

• 

• 

• 

• 

• 

• 
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• 

• 

PROJECTING SIGNS

• 

• 

• 

• 

WINDOW SIGNS

• 

• 

• 

• 

DIRECTORY SIGNS

• 

• 
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AWNING SIGNS

• 

• 

• 

MONUMENT SIGNS

• 

• 

• Maximum height of a monument sign, measured from grade to the top of the sign shall not exceed 

• 

PROHIBITED SIGNS

• 

• 

• 

• 

• 
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• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 
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Fences and Walls

• 

• 

• 

• 

• 

• 

• 
which shall be of a density that can obscure the glare of automobile headlights or other sources of 

• 

• 

• 

• 

• 
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• 

• 

Sustainability Requirements

• Green infrastructure such as bioswales, rain gardens, cool roofs, green roofs, and similar best 

• 

• 

• All new electrical or electronic appliances provided by the developer, owner or management 
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• 

• 

• 

• 

• 

• 

• 

• 

• 

• 

• 
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Accessory Buildings

• The minimum distance of an accessory building to a property line or to a building on the same lot 

• 

• 

• 
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Streetscape Improvements

STREET TREES

downtown, street trees help absorb water during rainfall, contribute to cleaner air, reduce energy costs by 

STREETLIGHTS

BENCHES

TRASH RECEPTACLES

Trash receptacles are necessary to maintain a clean and orderly environment and can be used to contribute 

BICYCLE RACKS
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PUBLIC ART AND MURALS

• 

• 

• 

• 

• 

• 

• 

• 

• 
mural

• 

• 
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• A colored drawing of the proposed mural

• 
life of the mural and method for removal, if applicable

• 

• 
applied, if the applicant is not the building owner

• 

GARDEN AND SITTING WALLS

WAYFINDING SIGNAGE
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Resiliency Standards
• Encourage green stormwater management in accordance with the Borough’s stormwater 

• 

• 

• 
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Redevelopment Plan to incorporate changes that have occurred in the Borough since the Downtown 
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State Development and Redevelopment Plan

SDRP is a document that, while not binding, guides State-level development and redevelopment policy as well 

• 

• 

• 

• 

• 

• 

• 

• 

• The intended purpose of this Plan is to build upon the commercial development that has occurred in 

• 

• The Redevelopment Plan encourages compact, center-based development along Washington Avenue 

• 
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State Strategic Plan 

Warren County Strategic Plan

• 

• 

• 

• 

• 

Highlands Regional Master Plan 
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Region

water, wastewater and transit infrastructure investments of future use of land and development within the 

use of renewable energy sources
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WASHINGTON TOWNSHIP

The Washington Borough Downtown Redevelopment Plan envisions higher density within an already developed 
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Amending the Redevelopment Plan

Redevelopment Agreement
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Appendix I 

Land Use Board Resolution 

Approving 2 West Washington Site Plan 
  



Application #: 2020-03   
 

Approved:  9/12/22               
 
 

BOROUGH OF WASHINGTON 
LAND USE BOARD 

 
FINDINGS OF FACT, CONCLUSIONS AND RESOLUTION 

REGARDING THE APPLICATION OF  
2 WEST WASHINGTON, LLC 

FOR MINOR SITE PLAN APPROVAL, WITH VARIANCE RELIEF FOR  
BLOCK 23, LOT 17-18; BLOCK 24, LOT 35 

 
 

 
The Land Use Board of the Borough of Washington, in the County of Warren and State 

of New Jersey, upon motion of   McDonald   , seconded by Ron  

 , adopts the following findings of fact, conclusions and resolution: 

 

Findings of Fact: 

 1.  The applicant, 2 West Washington, LLC has submitted an application seeking 

minor site plan approval and variance relief for development of Block 23, Lot 17-18; Block 24, 

Lot 35.  The project is located in the vicinity of the intersection of West Washington Avenue and 

Belvidere Avenue with  lots at the northwestern corner of the intersection containing an existing 3 

story building which is a financial institution on the first floor and the second and third floors are 

reserved for office space. The other lot is across the street along Belvidere Avenue and is currently 

occupied entirely by a surface parking lot. Both lots are located within the Washington Avenue 

Core District. Block 23, Lots 17-18 occupy an area of 14,947 SF and Block 24, Lot 35 occupies 

an area of 3,891 SF. 
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 2. The Applicant is proposing to renovate the interior of the 3 story building on Block 

23, Lots 17-18. The first floor financial institution is proposed to remain unchanged but the second 

and third floors are proposed to be converted to a total of 10 residential units of varying size. No 

external changes are proposed  

 3. The application as amended during the hearing process and through plan revisions 

sought the following relief: 

 A. Minor Site Plan Approval. 

 B. “C” variance relief pursuant to N.J.S.A. 40:55D-70(c) from the following 

standards: 

   Required Existing   Proposed Variance 
     Lots 17 & 18 Lot 35 
 
Minimum Lot Area  12,000 sq. ft.  14,947 sq. ft 3,910 sq. ft.  No change  ENC 
Build-to-Line Distance 
from property line (all 
other streets)  5 to 15 feet  0 feet   N/A   No change  ENC 
 
Parking  31 spaces 24 spaces total   24 spaces ENC/V 
 
Minimum Lot Width  60 feet   47 feet  No change ENC 
Building Façade- Where any building façade over 50’ wide fronting on Washington Avenue is 
required to be broken down into vertical elements and/or change in materials, where the existing 
building façade is not proposed to change. This is an existing nonconforming condition that is 
not proposed to change 
 
 C.  Design Waiver Relief 
 
Parking- Where the applicant is required to provide 31 parking spaces, where 24 is existing and 
proposed. 
 
Transparency of façade- Where the first-floor level of all facades shall maintain a transparency 
of no less than 60% of the wall area, where it is unclear whether the existing first floor meets this 
requirement. In either event, this is an existing condition that is not proposed to change. 
 
Exterior Wall and Façade Design- Where the horizontal dimension of a wall opening shall not 
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exceed the vertical opening, and there are existing windows on the West Elevation and the 
North/Rear Elevation that have windows with a horizontal opening greater than vertical opening. 
This is an existing nonconforming condition that is not proposed to change. 
 
 
§94-53.E – Off-street parking and loading: Dimensions 
Applicant proposes parking with sizing and configurations that are non-conforming 
with this section. In addition, no loading spaces have been provided. This is an 
existing, non-conforming condition, therefore a waiver is required. 
 
§94-53.I – Off-street parking and loading: Minimum parking requirements. 
Applicant proposes a quantity of parking spaces that is non-conforming with this 
section. Applicant shall revise the plans to reflect requirements for apartments as-per 
N.J.A.C. 7:21 and this section or request a design waiver. This is an existing, nonconforming 
condition. 
 
§94-53.J - Off-street parking and loading: Location of parking and loading areas. 
Applicant proposes parking spaces in locations that do not conform to the 
requirements of this section. This is an existing, non-conforming condition, therefore 
a waiver is required. 
 
 4. On March 14, 2022, the matter was entertained for purposes of completeness.  A 

motion was made by Valle, seconded by Conry to deem the application complete. 

ROLL CALL: Ron, Valle, Conry, Turner, Frascella, Wright, VanDeursen 

 Ayes: 7; Nayes: 0; Abstentions: 0) 

 Motion carried. 

 5. On May 9, 2022, it was noted that the applicant had submitted appropriate proof 

of service and publication of the notice of hearing and the Board was found to have jurisdiction 

to proceed with the hearing.  The applicant was represented by Kara Kaczynski, Esq.  

Throughout the hearing process, sworn testimony under oath was received from the following 

witnesses: 

 A. Mark Mulligan, principal of the applicant  
 B. Eric B. Rupnarain, P.E. 
 C.  Lucienne Di Biase Dooley, Architect 
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 6. During the hearing process, the following exhibits were marked into evidence: 

 Exhibit B-1  Technical Review Correspondence of Board Engineer dated April 8, 2022 
 Exhibit B-2  Technical Review Correspondence of Board Planner dated April 10, 2022 
 Exhibit B-3  Technical Review Correspondence of Board Planner dated June 13, 2022 
 

 7. Ms. Kaczynski provided an overview of the application.  The applicant is 

proposing 10 rental units.  The site is located in the core district/B2.  No exterior improvements 

are proposed.  There will be interior changes to the second and third floors only.  Parking 

requirements will be reduced. 

 8. Sworn testimony under oath was received from Mark Mulligan who is the 

operation manager for the applicant.  The building was purchased in 2008.  The initial proposal 

was to convert existing office space into more office space, however the applicant’s model has 

changed since the Covid 19 pandemic.  The existing bank lease is in effect for another 2 ½ years 

and despite the space being essentially vacant, the space at the present time will stay only as an 

ATM.  There are no plans right now to replace existing bank until Wells Fargo changes its 

stance.  The applicant agreed to a condition that they will return to the Board for site plan 

approval and any other additional relief upon change of use of the first floor.  The proposed 

residential use is a good use and although the site will work differently, parking spaces were 

never fully utilized and the building construction is mostly complete.   

 

 9. There are two stairwells.  24 parking spaces.  No employees.  Mail boxes will be 

in the back lobby area.  The applicant will be reusing the current HVAC system.  Appliances will 

be in each unit:  washer/dryer/refrigerator/stove/dishwasher.  No laundry room is proposed on 

site.  A trash/recycling dumpster will be provided on site.  Possible storage cages in the 

basement.  Parking will stay as is.  Existing signage will stay.  All units will be rental units of a 
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higher end with two of the units complying as Affordable Units.  No bicycle storage was 

proposed but the applicant agreed to explore basement storage and work with the Board’s 

professionals.    No backup generators are proposed on site.  The rear of the building on the 

second floor will be adding windows.  There are no structures proposed and no increase of the 

building footprint.  The location of the existing parking will remain with designation of parking 

spaces.  No new signage is proposed.  The existing sign will be utilized which is not backlit. 

The Wells Fargo backlit signs have been removed from the building.  Ingress and Egress on site 

remains the same. 

 9. Sworn testimony under oath was received from Eric B. Rupnarain, P.E. whose 

credentials were reviewed by the Board and was accepted as an expert in his field. The proposal 

was for ten apartments in a mix of one, two and three bedroom units.  A commercial use will 

remain on the first floor of the building with the residential uses to be located on the second and 

third floors.  Mr. Rupnarain that the uses are complimentary as the peak commercial activity is 

during the day, where the peak residential activity is overnight.   The applicant agreed to supply 

cross easement documents to the satisfaction of the Board’s professionals for parking.  Parking 

spaces shall be as follows: 

 10 spaces on Lot 25 

 14 spaces with one Handicapped Space on Lots 17 & 18. 

Applicant also agreed to provide signage limiting parking to 2 West Washington and Title 59 

enforcement authority to the satisfaction of the Board’s professionals.   The proposed signage 

plaque will be revised to the satisfaction of the Board’s professionals.  Utilities will be located on 

the roof.  There is no detrimental impact with the project.  No environmental impact.  No change 

to lighting. 
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 10. The matter was opened to the public for questions or comment.  No public was in 

attendance or sought to participate.  The hearing was continued to June 13, 2022 with no further 

notice of hearing being required. 

 11.  On June 13, 2022, the hearing was continued.  Board member, Scott McDonald 

certified that he listened to the May 9, 2022, meeting recording and was found to be eligible to 

participate and vote.  Sworn testimony under oath was received from Mark Mulligan.  Mr. 

Mulligan addressed the issues contained in the Board Planner, Elena Gable’s letter dated June 

13, 2022.  The applicant agreed to comply with all of the Board’s experts reports as a condition 

of approval.  The applicant agreed to revise the plans to reflect five basement storage cages to the 

satisfaction of the Board’s professionals. 

 12. Sworn testimony under oath was received from Lucienne Di Biase Dooley who 

reviewed the architectural plans for the Board and the limited changes that were proposed. 

 13. The matter was opened to the public for comment or questions.  None was 

received. 

 14. A motion was moved, seconded and unanimously passed to close the public 

portion of the meeting. 

 15. A motion was moved by Turner, seconded by Ron to approve the application 

subject to conditions. 

                                                         ROLL CALL:  McDonald, Ron, Conry, Turner, Hendersen,  

                                                                                    Frascella, Wright, VanDeursen, Bridyngham 

                                                                                    Ayes: 9; Nayes: 0;    

                                                                                    Abstentions: 0  

                                                                                    Motion carried. 
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Conclusions: 

 1. The applicant has established its entitlement to the variances as set forth above 

and as articulated in the plans and reports of the Board's professionals pursuant to N.J.S.A. 

40:55D-70(c)(2) and to the extent required as preexisting. The applicant has established the 

necessary “positive” and “negative” criteria for the granting of the requested variance pursuant to 

N.J.S.A. 40:55D-70(c)(2).  The applicant has provided a unique design which addresses the 

unique conditions on the site necessitated by the existing building.  In sum, in weighing the 

benefits v. any detriments, the Board finds that the benefits of granting the various variance 

relief requested far outweigh any detriments that might result. 

 2. As to the negative criteria, the Board finds that the variances can be granted 

without a substantial detriment to the public good and will not substantially impair the intent 

and purpose of the zone plan and zoning ordinance.  The development is in keeping with the 

neighborhood and serves to bring to utilization this unique building in a unique area with 

complimentary uses.   

 3. For the foregoing reasons, the Board likewise finds that the Design Waivers 

are appropriate under the circumstances.   

 4. The application otherwise being fully conforming to the Washington Borough 

ordinances, the applicant was found to be entitled to minor site plan approval subject to 

conditions. 
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Resolution: 

 RESOLVED, that the Applicant, 2 WEST WASHINGTON, LLC is granted the relief as 

set forth above, subject to the following conditions: 

 A. The terms of this approval are to be strictly in accordance with the plans, 

testimony, and representations presented at the public heaings, and the same are incorporated 

into this resolution by reference. 

B. Compliance with the Board Engineer's Review correspondence marked Exhibit B-

1 as clarified during the testimony. 

 C. Compliance with the Board Planner's Review correspondence marked Exhibit B-2 

and  B-3 as clarified during the testimony. 

 D. The plans shall be revised to reflect five  basement storage cages to the 

satisfaction of the Board Engineer and Planner. 

E. The plans shall be revised to include signage for parking and the plaque revisions 

to the satisfaction of the Board Engineer 

F.  Any change of use of the first floor shall require the applicant to return to the Board 

for site plan approval and any other necessary relief.   

G. Applicant shall obtain any and all outside governmental agency approvals 

including but not limited to Warren County Planning Board, Warren County Soil Conservation 

District, Warren County Board of Health, NJ Highlands Approval to the extent required. 

 H. Applicant shall comply with any and all Affordable Housing Contributions or set 

asides including the provision of two Affordable Housing Units to the satisfaction of the Board’s 

Professionals. 
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 I. Applicant shall perform the work in accordance with the plans submitted in 

connection with the application and as to be revised subject to the Board’s professionals’ 

approval as set forth above and in the review correspondence. 

 J. Applicant shall provide cross access easement documents to the satisfaction of the 

Board’s professionals. 

 K. Access to the roof of the building will be restricted from residential use. 

 L. Applicant shall maintain a positive balance in its escrow account to reimburse the 

Borough for its professional expenses in the review of this application and compliance with this 

approval.  

 

.   
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BOROUGH OF WASHINGTON 
LAND USE BOARD 

APPLICATION # 
 
 

SECRETARY: ____Patricia Titus________________________________ 
 
 
APPROVAL DATE: _____ ___9/12/22__________________________________ 
 
BLOCK 23, LOT 17-18; BLOCK 24, LOT 35 
 
VOTE:   
 
 
Ayes: McDonnald, Ron, Turner, Henderson, Frascella, Wright, VanDeursen  
 
 
Nays: none  
 
 I certify that this is a true copy of a resolution adopted by the Land Use Board of the 

Borough of Washington, Warren County, on September 12, 2022, to memorialize the Board’s 

action on June 13, 2022. 

      ___________________________________ 
      Patricia Titus, Secretary 
 
Eligible to Vote:  McDonald, Ron, Conry, Turner, Hendersen, Frascella, Wright, VanDeursen, 
Bridyngham 
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Application #: #3-2022                
 

Approved:  11/14/22               
 
 

BOROUGH OF WASHINGTON 
LAND USE BOARD 

 
FINDINGS OF FACT, CONCLUSIONS AND RESOLUTION 

REGARDING THE APPLICATION OF  
1 WEST WASHINGTON AVENUE, LLC 

FOR PRELIMINARY AND FINAL MAJOR SITE PLAN APPROVAL, 
WITH VARIANCE RELIEF PURSUANT TO N.J.S.A. 40:55D-70(c) FOR  

BLOCK 95, LOTS 7 AND 10 
 

 
 

The Land Use Board of the Borough of Washington, in the County of Warren and State 

of New Jersey, upon motion of  Valle   , seconded by Ron  

 , adopts the following findings of fact, conclusions and resolution: 

 

Findings of Fact: 

 1.  The applicant, 1 West Washington Avenue, LLC has submitted an application for 

preliminary and final major site plan and variance relief pursuant to N.J.S.A. 40:55D-70(c).  The 

application as amended seeks to renovate an existing building located on Block 95, Lot 7 and 

demolish an existing building on Block 95, Lot 10 for use of the property as a parking lot to 

serve Block 95, Lot 7. 

 2. The subject property, 1 West Washington Avenue (Block 95 Lot 7), is located at 

the southwestern corner of the intersection of W Washington Avenue and Broad Street. The 

property is approximately 8,300 square feet and is currently developed with a 3-story building 

known as the Stover Building. The Stover Building is a significant landmark in the Borough’s 

downtown.  The first floor of the Stover Building currently consists of commercial space, 
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including Sal’s Pizza and Juanito’s Mexican Restaurant, and the upper floors consist of former 

office space.  Block 95 Lot 10 is currently developed with a two-family residential structure, 

driveway, and detached garage.   Both lots are located with the recently updated Downtown 

Redevelopment Plan.  

 3. The applicant is proposing interior and exterior improvements to the existing 

building on Lot 7. On the first floor, the applicant is proposing a total of four commercial tenant 

spaces- Tenants A and B are accessible from Washington Avenue, and Tenants C and D are 

accessible from Broad Street. An entrance is proposed to the residential apartments from 

Washington Avenue and from the western side yard. The second and third floors are proposed to 

be converted into residential apartments. The second floor is proposed to consist of nine 1-

bedroom apartments and one 2-bedroom apartment. The third floor is proposed to consist 

of 9 apartments, with each unit having a loft space that is accessible by a spiral staircase. 

As part of the application resubmission, the applicant is also proposing to construct a private 

parking lot on Block 95 Lot 10 to be used by the residents of the building. A two-way access 

drive is proposed from Broad Street leading to 18 parking spaces. 

 4. The application as amended during the hearing process and through plan revisions 

sought the following relief: 

 A. Preliminary and Final Major Site Plan Approval 

 B. “C” variance relief pursuant to N.J.S.A. 40:55D-70(c) from the following 

 standards: 
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 The following are Pre-Existing Non-conformities that are not Exacerbated by the 
 Proposal 
 
 Block 95 Lot 7 

i. Minimum Front Yard Setback (all other streets)- Where the minimum front yard 
setback from all other streets is 5 feet, where 0 feet is existing and proposed. 
 

ii. Maximum Building Coverage- Where the maximum building coverage in the 
Washington Avenue Core District is 80%, where approximately 100% is existing 
and proposed. 
 

iii. Maximum Lot Coverage- Where the maximum lot coverage in the Washington 
Avenue Core District is 90%, where approximately 100% is existing and 
proposed. 
 

iv. Maximum Building Height- Where the maximum building height in the 
Washington Avenue Core District is 45 feet, where 62 feet is existing and 
proposed. 

 

 Block 95 Lot 10 

i. Minimum Lot Width- Where the minimum lot width is 50 feet, where 44.57 feet 
is existing and proposed. 

 

 The following are New Non-Conformities as a result of the proposed improvements 
 and require variance relief pursuant to N.J.S.A. 40:55D-70(c): 
 

i. Minimum Rear Yard Setback- Where the minimum rear yard setback is 15 feet, 
where the parking lot on Lot 10 is setback 0 feet from the lot line. 
 

ii. Maximum Lot Coverage- Where the maximum lot coverage is 90%, where 
88.29% is existing, and 95.76% is proposed on Lot 10. 
 

iii. Minimum Parking Requirement- Where the proposed project has a parking 
requirement of at least 38 parking spaces, where 20 parking spaces are provided, 
of which 18 parking spaces are proposed on Lot 10 and 2 additional parking 
spaces are proposed via shared parking arrangement. 
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D. Design waivers are requested as follows: 

 i. Street Trees-Where Street trees are required to be spaced 25 feet to 35 feet on  
  center, where the applicant is not proposing any street trees. 
 
 ii. Lighting- Where illumination levels at the ground level shall not exceed  1.0  
  footcandles, where the applicant is proposing a higher light intensity, with a  
  maximum illumination level of 3.9 footcandles. 
 
 iii. Façade Transparency- Where the first-floor level of all façades shall maintain a  
  transparency of no less than 60% of the wall area, where the façade facing Broad  
  Street has less than 60% façade transparency on the first floor. 

 
 iv. Fences- Where chain link fences are prohibited, and the applicant is proposing a  
  chain link fence. 
 

 4. On October 17, 2022, the matter was entertained for purposes of completeness.  

The applicant’s attorney, Luke Pontier, Esq. appeared and discussed the application and the 

completeness report prepared by Mr. O’Brien dated October 16, 2022.  It was noted that a prior 

submission had been made by the applicant for minor site plan approval.  Upon adoption of an 

amended redevelopment plan, the applicant amended that application to reflect the addition of an 

additional lot and sought Preliminary and Final Site Plan approval.  A motion to grant the 

waivers and temporary waivers as identified by Mr. O'Brien in his October 16th, 2022, report 

and to deem the application complete was made by Valle, seconded by Turner. Members in 

favor: Ron, Valle, Cox, Turner, Henderson, Frascella, Wright and VanDeursen.  Members 

opposed:  none.  

5. On October 17, 2022, it was noted that the applicant had submitted appropriate 

proof of service and publication of the notice of hearing and the Board was found to have 

jurisdiction to proceed with the hearing.  Throughout the hearing process, sworn testimony under 

oath was received from the following witnesses: 
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A. Wayne Ingram, P.E., P.P. 
B. Michael Hanrahan, AIA 
 

9. During the hearing process, the following exhibits were marked into evidence: 

Exhibit A-1 Colorized Site Plan Sheet  
Exhibit A-2 Existing Condition Photographs Drawing EX3 67 
Exhibit A-3 Existing Condition Photographs, Drawing EX4 67 
Exhibit A-4 Floor Plans  
Exhibit A-5 Drawing Z3  
Exhibit A-6  Colored samples/Proposed Partial Elevations 
Exhibit B-1 Correspondence of Mr. O'Brien  
Exhibit B-2 Correspondence of Ms. Gable 
 
10. Attorney for the applicant, Luke Pontier, appeared and provided an outline of the 

proposed project.  Lot 7 which is One West Washington Avenue currently contains a three-story 

masonry building known as the Stover Building, with ground floor retail and office space on the 

upper levels.  The Applicant proposes to convert the upper levels currently used as office space 

into 20 residential apartments with modifications to the exterior façade of the building, including 

to the existing retail storefronts, to freshen it up and preserve the historical integrity of the 

building, as well as modernize the building. Lot 10, which is 17 Broad Street currently contains a 

dwelling and detached garage.  The Applicant proposes to demolish the existing improvements, 

mill and pave the lot, and stripe the lot for 18 parking spaces. The parking spaces on Lot 10 will 

be exclusively for the use of residents of the One West Washington Avenue building. Three of 

the 18 spaces will be make-ready parking spaces for electric vehicles and one will be reserved 

pursuant to the Americans With Disabilities Act.  In addition to those 18 parking spaces, the 

Applicant does have an agreement with the owner of Block 95, Lot 6, which is the property 

immediately next to the One West Washington Avenue building, to use two additional parking 

spaces on that property to be dedicated for the use of residents of One West Washington. 
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11. Sworn testimony under oath was received from Wayne Ingram, P.E., P.P. of 

Engineering & Land Planning Associates, Inc.  Mr. Ingram provided his credentials in the fields 

of Engineering and Planning which were reviewed by the Board and he was accepted as an 

expert accordingly.   

Mr. Ingram provided an overview of the site using Exhibit A-1, a colorized version of the 

site plan.    The proposal is to renovate the existing structure and the two upper floors and 

convert them from office to 20 apartment units with a proposed parking lot on Lot 7. That 

property currently contains a home located along Broad Street and a garage in the rear, and is 

primarily paved across the majority of the site.  At the present time, that lot has approximately 

88% impervious coverage.  Approximately 100 to 150 feet separates the properties with two 

small lots in between.   Lot 7 is proposed to have 18 parking stalls constructed and the lot 

immediately to the west, Lot 6, is the one with an agreement for an additional two parking stalls 

to provide the 20 parking spaces for each individual unit.  The lots are located in the B2 district, 

but also within the Washington Avenue Core District of the Redevelopment Plan.  There are no 

real improvements site wise to Lot 7 south.  There is a proposal to install some bicycle rack 

along West Washington. A new driveway onto Broad Street is proposed.  The handicapped 

accessible space is to be closest to the street with a small sidewalk extension to connect out to the 

main sidewalk.  Minimal landscaping is proposed as the goal is to maximize parking for the 

residents.  One stall is accommodated for each of the 20 units.  Two trees are proposed, one in 

the front and rear.  Three light posts along the northern side of the property, 15-foot-tall LED 

fixtures, full cutoff, downward facing and rear shields will be installed.  A design waiver is 

requested as to foot candles is required.  The applicant agreed to conducting a night light test to 

the satisfaction of the Board/Borough Engineer as a condition of the issuance of any certificate 



 
7 
 

113225570.2 

of occupancy.  The applicant has no objection to possibly removing the tree and replacing it with 

ground level landscaping in case there were any issues with sight triangles.  The applicant 

proposed a chain-link-fence along the rear of the property but upon suggestion of the Board’s 

professionals agreed to a vinyl type fence that still permitted connectivity between the lots. 

There is a minimal increase in runoff which doesn’t trigger any stormwater requirements 

and it will be directed in such a way that it won't be detrimental to the neighbor.  The applicant 

agreed to the removal of chain link fence on the property and placement of vinyl fencing four 

feet high to block headlights from the parking area.   

The Board’s engineer recommended four lights at a lower height than the three proposed 

to which the applicant agreed.  The Board Attorney raised an issue as to the status of the 

agreement for the two spaces for parking.  The applicant agreed to provide a deed of easement to 

the satisfaction of the Board’s professionals.  The applicant agreed to provide a revised 

landscaping plan to the Board’s professionals to address concerns by the Board’s Planner of the 

need for additional green space.   

12. The matter was opened to the public for questions of Mr. Ingram.  None were 

received. 

13. Sworn testimony under oath was next received from Michael Hanrahan, AIA of 

Clarke, Caton Hintz.  Mr. Hanrahan provided his credentials to the Board and he was accepted as 

an expert Architect.  Mr. Hanrahan described the Stover Building as a landmark within the 

Borough and believed the proposed renovation is consistent with the downtown redevelopment 

plan which will require the façades and structure to be renovated, highlighting its original 

character.  The base of the building no longer has its original character or appearance. It is a 

stucco base with limited openings at the base.  The upper two floor façades do retain their 
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historic character-defining features on two fronts.  The other sides of the do not have any real 

character-defining features. The brick doesn't return on those two sides of the building.  They are 

a rough rusticated stucco that has been painted, consistent with the base of the first floor of the 

building.  The building includes an unsightly fire escape along Broad Street.  Currently the first 

floor is partially occupied by two tenants. The remaining tenant spaces are vacant.  The upper 

floors are vacant office space. 

After the renovation, the ground floor will have four tenant spaces, the upper floors will 

consist of 20 units of housing. This will include 10 units on the second floor and 10 units on the 

third floor.   There are a total of four affordable units, three of which are two-bedroom units, one 

is a three-bedroom unit.  The first floor is approximately 7,750 gross square feet, inclusive of 

four tenants and limited public space for the residential units above. A new accessible main 

entrance and lobby will be created at the front of the building along Washington.  Within that 

lobby will be access to a main stair and elevator with mailboxes and package delivery location 

for the residents. Deliveries for the commercial properties will remain as is.  A new side entrance 

to the west is being added consisting of two doors.   One is for a second means of egress, this is a 

new staircase that's being added to the building which will enable the removal of the unsightly 

fire escape.  The second door is access directly to the trash room. Trash is anticipated to be 

private trash disposal. There are chutes coming down from the residents above to a trash room 

where a part time superintendent will consolidate. It is anticipated that the businesses will 

consolidate their trash with the residents as well, and pickups will occur between once and twice 

a week.  There are no proposed changes to the current business operations hours. The part time 

superintendent will most likely live onsite. 
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The second floor has 7,750 gross square feet, of which 6,250 square feet is for the 

residential units.  There are ten units, nine of which are one-bedroom or studio apartments, and 

one two-bedroom unit.  The two bedroom unit, will be one of the affordable housing units. All 

units are handicapped adaptable. Typical unit amenities include kitchens with dishwashers, 

individual climate control for the units, washer/dryer hookup, and the owner is contemplating 

additional tenant storage in the basement. The basement in the building is currently being 

primarily used for mechanical space and space for the first floor tenants to have storage. There is 

excess capacity in the basement for possible tenant storage, including bicycle storage.   

The third floor of the building has 7,750 gross square feet as the other floor but due to the 

increased height of the third floor, there is sufficient space to add lofts.  Approximately 8,200 

square feet approximately will be dedicated to residential units, which includes 2,000 square feet 

of loft space. There will be 10 units, nine of which will be two-bedrooms, one will be a three-

bedroom unit.   Consistent with the second floor, all units are adaptable. There's no additional 

amenities planned for the third floor that aren't contemplated on the second. The building will be 

fully sprinklered. Three of the units on the third floor will be affordable units:  The three 

bedroom unit and two of the two bedroom units.   

Colorized renderings of the building elevations were presented reflecting the intent of the 

project from façade changes.  The first floor or the base of the building along Washington and 

Broad, has been reimagined with new period appropriate storefronts, capitalizing on the existing 

openings that exist today. The upper floors of the historic façades on Broad and on Washington, 

contain a lot of the historic defining features of the building. They're brick with some stone 

accents. The brick will be cleaned and spot repointed. There will be new wood windows along 

these two primary façades will match the historic profiles and character of windows that are 
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appropriate to the period.  On the rear elevation there are new windows proposed as well.  Due to 

the proximity being on the property line, those will be fire rated window and will have a slightly 

different look than the historic façades of the building.  The building will have a new membrane 

roof.  There is a designed space for signage to occur which has not yet been designed and is 

dependent upon the tenants.  The signage will be illuminated from above with new gooseneck 

light fixtures. 

 With respect to colors, the intent is to have period appropriate colors.  Board 

members made it clear that the applicant would need to provide samples of colors and materials 

prior to action on the application and the applicant would need to return to the Board with that 

information. 

14.  The matter was opened to the public for questions.  None were received. 

15. Mr. Ingram returned to the Board to provide planning testimony in support of the 

relief requested.  He was noted to remain under oath.  Mr. Ingram testified that the majority of 

the variances are really for existing nonconforming conditions.  On Lot 7, the minimum front 

yard requirement is 5 feet and 0 feet is existing.  Maximum building coverage is 80 percent and 

100 percent is existing.  Maximum Lot coverage is 90 percent and 100 percent is existing.  

Maximum building height is 50 feet and 62 feet is existing.  None of those conditions are 

modified or exacerbated in any way.  The existing conditions constitute a hardship that cannot be 

mitigated without a removal of the historic building. The architectural changes to the outside are 

going to further enhance and improve the building, will not change the historic character of the 

building.    

On Lot 10, there is a lot width of 50 feet required, and 44.57 feet existing.  The lot 

functions for the proposed parking use and the width is ideal for that type of use.  The rear yard 
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is required to be 15 feet and it's being interpreted that the parking lot is the structure and 

therefore, it's at zero.  The value of that deviation is that further connectivity to possible other 

future development is achieved and will allow this last vehicle to back out successfully with the 

additional bump-out.  The variance relief also permits the ability to obtain an extra parking stall 

in order to maximize parking on site.  As to lot coverage, Lot 10 is currently conforming at 88.3 

percent. The proposal increases that percentage to 95.76 where 90 percent maximum is 

permitted.  While the applicant can reduce that number slightly by narrowing the parking stalls, 

the 90 percent number will still be exceeded.  Mr. Ingram testified that the deviation is 

warranted, the benefits will outweigh the detriments by getting that additional parking. 

The residential component of parking is required to be 38 stalls.  The additional demand 

for commercial space is provided by public parking within 100 feet per ordinance.  The applicant 

proposed 20 stalls.  . The provision of the three EV spaces results in reduces the parking demand 

requirement to 35 stalls for a deficit of 15 stalls.  Currently the demand for upper floor office 

could be as high as 60 spaces.  Converting to residential significantly reduces the parking 

demand from the site on the Borough.  By securing those two additional spaces on the adjacent 

property, the applicant has demonstrated the ability to provide one space per unit.  With the 

deviation actually being reduced through the project, Mr. Ingram opined that there was no 

detriment to allowing the deviation just through the conversion of the use.  At the present time, 

the building has no ties to parking.   The acquisition of a second site to construct and build 18 

parking spaces results in a reduction of parking demand as the existing structures and uses shall 

be removed resulting in an improvement to the traffic and circulation in the area.  The 

improvement and advancement of this historical structure provides a strong basis for the granting 

of the variance relief. 
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As to design waivers pertaining to street trees, lighting and façade transparency, those 

waivers are due to the existing features of both lots which cause the applicant practical 

difficulties in strictly conforming with the ordinances.    

Mr. Ingram testified that there is no substantial detriment to the public good and there 

would be no substantial detriment to the zone plan and zoning ordinance should the variance 

relief be granted as most of the conditions are pre-existing and the project has been designed to 

minimize any detrimental impacts via screening, landscaping and fencing. 

16. The matter was opened to the public for questions of Mr. Ingram.  None were 

received. 

17.  The matter was continued to the Board’s next meeting in order for the applicant 

to present additional information regarding colors and materials.  The Board Attorney was 

directed to prepare a draft Resolution for possible consideration by the Board at that time. 

18. On November 14, 2022, the hearing continued.  Sworn testimony under oath was 

presented by Patrick Orem, AIA who provided his credentials to the Board and was accepted as 

an expert in his field.  .  The following additional exhibits were entered into evidence: 

Exhibit A-6  Colored samples/Proposed Partial Elevations 

Paint colors to be used will be as depicted on the plan and will be the following colors:  

Benjamin Moore Edgecomb Gray.  Window treatment and trim throughout Benjamin Moore 

Essex Green.  Facia and trim will Benjamin Moore Caldwell Green.  Color number 2 for facia 

Benjamin Moore Montecello Rose.  Benjamin Morre Sheraton Beige.   Chimney will be natural 

brick.   
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19.   The matter was opened to the public for questions.   Marco Matteo, 7 Washington 

Avenue asked questions regarding the arch.   Does not like stucco.  Preferred it to be more 

uniform.  

20. The matter was opened to the public for comment.  Sworn testimony under oath 

was received from Marco Matteo.  He argued that the building is one of the most historical 

buildings.  There are things that he likes and doesn’t like about the application.  Building used to 

be an opera house.  1869 Fire consumed the building on the inside.  Wishes that there was more 

working together when historical buildings are involved.  Thinks it will be a great thing but 

concerned regarding losing the history of the building.  Doesn’t agree with razing a building or 

home for parking. 

21. A motion was made by Valle, seconded by Cox to close the public hearing.  The 

motion was unanimously passed. 

22. A motion was made by Cox, seconded by Ron to grant the relief requested subject 

to conditions.  Vote:   Unanimous 

 

Conclusions: 

 23.  The applicant has established its entitlement to the variances as set forth above and 

as articulated in the plans and reports of the Board's professionals pursuant to N.J.S.A. 40:55D-

70(c)(1). The applicant has established the necessary “positive” and “negative” criteria for the 

granting of the requested variance pursuant to N.J.S.A. 40:55D-70(c)(1).  Specifically, the Board 

finds persuasive the testimony of the applicant's Planner, Wayne Ingram which was 

uncontroverted.  The Board finds that by reason of the unique existing size, height and location 

of the existing building and improvements on Lot 10, and width of Lot 7, strict application of the 
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ordinance standards would cause the applicant an undue hardship. 

 24. The applicant has also established its entitlement to the variances as set forth 

above and as articulated in the plans and reports of the Board's professionals pursuant to N.J.S.A. 

40:55D-70(c)(2). The applicant has established the necessary “positive” and “negative” criteria 

for the granting of the requested variance pursuant to N.J.S.A. 40:55D-70(c)(2).  Specifically, the 

Board finds persuasive the testimony of the applicant's Planner, Wayne Ingram which was 

uncontroverted that the following purposes of the Municipal Land Use Law would be advanced 

by granting the variance relief requested: 

 
a.   To encourage municipal action to guide the appropriate use or development of all 
lands in this State, in a manner which will promote the public health, safety, morals, and 
general welfare; 
 

  The Board finds that the proposal is generally consistent with the Redevelopment Plan 

and serves to improve an existing underutilized site that actually reduces the parking demand from 

what presently exists.  The improvement to the building façade and redevelopment of the property 

to provide housing, including affordable housing, promotes and advances the general welfare. 

 
 

i. To promote a desirable visual environment through creative development 
techniques and good civic design and arrangement; 
 

The architectural and façade improvements to the Stover building improve an historic building 

located with the heart of Washington Borough thereby creating an attractive and creative 

redevelopment of an existing site. 

   j.   To promote the conservation of historic sites and districts, open space, energy 
resources and valuable natural resources in the State and to prevent urban sprawl and 
degradation of the environment through improper use of land; 
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The applicant has provided a unique design which vastly improves and utilizes this existing 

structure.  The removal of the fire escape and façade changes ensure that this existing 

historic building will be conserved and used for many years into the future. 

 25. As to the negative criteria, the Board finds that the variances can be granted 

without a substantial detriment to the public good and will not substantially impair the intent 

and purpose of the zone plan and zoning ordinance.  In fact, by granting the variances, the 

applicant brings to fruition a portion of the Redevelopment Plan that is specifically 

envisioned as a benefit to the community. The development is in keeping with the 

Redevelopment Plan specifically envisioned for the area and helps complete portions of that 

Redevelopment Plan in an appropriate manner, particularly the provision of Affordable Housing 

and conservation of an existing historic structure.   

 26. For the foregoing reasons, the Board likewise finds that the Design Waivers 

are appropriate under the circumstances.   

27. The end product is a welcome improvement and is in keeping with the Borough's 

Redevelopment Plan which, while advisory, permits the Board to grant relief under appropriate 

circumstances.  The Board finds that the proposed development will advance the purposes of the 

Redevelopment Plan and the purposes of the Municipal Land Use Law, can be granted without 

substantial detriment to the public good and will not substantially impair the intent and purpose 

of the Zone Plan and Zoning Ordinance 

 28. The application otherwise being fully conforming to the Washington Borough 

ordinances, the applicant was found to be entitled to preliminary and final site plan approval 

subject to conditions. 
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Resolution: 

 RESOLVED, that the Applicant, 1 WEST WASHINGTON AVENUE, LLC is granted 

the relief as set forth above, subject to the following conditions: 

 A. The terms of this approval are to be strictly in accordance with the plans, 

testimony, and representations presented at the public hearings, and the same are incorporated 

into this resolution by reference. 

B. Compliance with the Board Engineer's Review correspondence marked Exhibit B-

1 as clarified during the testimony. 

 C. Compliance with the Board Planner's Review correspondence marked Exhibit B-2 

as clarified during the testimony. 

 D. A night light test to the satisfaction of the Board/Borough Engineer shall be 

performed as a condition for the issuance of any Certificate of Occupancy.  The Board maintains 

jurisdiction of all lighting issues. 

 E. Fencing and landscaping shall be reviewed and revised to the satisfaction of the 

Board’s professionals. 

 F. Parking spaces shall be for residential use per unit. 

 G. Lighting shall be revised to the satisfaction of the Board’s professionals to 

provide four outside lights at a lower height than the three proposed. 

 H.  Applicant shall provide a letter of certification as to stormwater compliance to 

the satisfaction of the Board Engineer. 

 I. Applicant shall provide an easement document with respect to the two parking 

spaces on the adjoining lot to the satisfaction of the Board professionals. 
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 J. The landscaping plan shall be revised in terms of plantings and the reduction of 

impervious to add landscaping to the satisfaction of the Board Planner 

 K. The bicycles racks shall be relocated to the satisfaction of the Board Planner. 

 L. Applicant shall submit the plans to emergency services and obtain their comment. 

 M.  The approval is specifically conditioned upon the representations as to colors and 

materials as follows: 

 Exhibit A-6  Colored samples/Proposed Partial Elevations 

Paint colors to be used will be as depicted on the plan and will be the following colors:  

Benjamin Moore Edgecomb Gray.  Window treatment and trim throughout Benjamin Moore 

Essex Green.  Facia and trim will be Benjamin Moore Caldwell Green.  Color number 2 for facia 

Benjamin Moore Montecello Rose.  Benjamin Morre Sheraton Beige.   Chimney will be natural 

brick.   

N. Applicant shall obtain any and all outside governmental agency approvals 

including but not limited to Warren County Planning Board, Upper Delaware Conservation 

District, Warren County Board of Health, NJ Highlands Approval to the extent required. 

 O. Applicant shall maintain a positive balance in its escrow account to reimburse the 

Borough for its professional expenses in the review of this application and compliance with this 

approval.  

 

 

 

BOROUGH OF WASHINGTON 
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SECRETARY: ____Patricia Titus________________________________ 

APPROVAL DATE: _____ _11/14/22____________________________________ 

BLOCK 95, LOTS 7 AND 10 

VOTE:   Ron, Valle, Cox, Henderson, Frascella, Wright, VanDeursen  

Ayes: 7  

Nays: 0  

 I certify that this is a true copy of a resolution adopted by the Land Use Board of the 

Borough of Washington, Warren County, on November 14, 2022, to memorialize the Board’s 

action on November 14, 2022.

      ___________________________________ 
      Patricia Titus, Secretary 

____________
tricia Titus Se
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1 West Washington  

Redevelopment Agreement 
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Westgate Deed Restrictions 
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Appendix N 

Washington Borough Petition for  

Conformance as Highlands Center 
  



ORDINANCE 2021-06 
BOROUGH OF WASHINGTON 

ORDINANCE TO PETITION THE HIGHLANDS COUNCIL FOR PLAN 
CONFORMANCE FOR THE PLANNING AREA 

 
 
Section 1 Purpose 
 
The Borough of Washington is located fully within that portion of the New Jersey Highlands Region 
defined by the Highlands Act, as the “Planning Area” (see definitions, below). This Ordinance is 
enacted pursuant to Section 15.a. of the Highlands Water Protection and Planning Act (Highlands 
Act, N.J.S.A. 13:20-1 et seq.), which provides that a municipality may choose to conform  its master 
plan, development regulations, and other regulations to the provisions of the Highlands Regional 
Master Plan, with respect to lands located within the Planning Area, and by Ordinance, petition the 
New Jersey Highlands Water Protection and Planning Council (Highlands Council) for Plan 
Conformance approval of such planning and regulatory documents. 
 
By adoption of this Ordinance, the Governing Body of the Borough of Washington establishes that 
the municipality shall conform its master plan, development regulations, and all other regulations 
applicable to the use and development of land within the Planning Area of the municipality, to 
achieve consistency with the goals, requirements, and provisions of the Highlands Regional Master 
Plan. Said conformance shall be in accordance with the provisions of Highlands Council approval of 
the municipality’s Petition for Plan Conformance, which was previously submitted to the Highlands 
Council by Resolution 2019-44 adopted by the Governing Body on February 5, 2019, and which the 
Highlands Council approved with certain conditions by Highlands Council Resolution No. 2021-07, 
adopted on February 18, 2021.  Further, this Ordinance specifically reserves the rights of the 
municipality as specified by the Highlands Act, with respect to the voluntary nature of Plan 
Conformance for the Planning Area. 
 
Section 2 Basis and Background 
 
The Highlands Act finds and declares that protection of the Highlands Region is an issue of State 
level importance because of its vital link to the future of the State’s drinking water supplies and 
other significant natural resources. The Highlands Act creates a coordinated land use planning 
system requiring the Highlands Council to prepare and adopt a Regional Master Plan that serves to 
protect, restore and enhance the significant resources the Highlands Region. The Highlands Act sets 
forth a bifurcated system for municipal conformance with the goals, requirements and provisions of 
the Regional Master Plan. Pursuant to Section 14.a. of the Highlands Act, a municipality located 
wholly or partially in the Preservation Area was required to submit by December 8, 2009 a revised 
municipal master plan, development regulations and other regulations, as applicable to the 
development and use of land in the Preservation Area, to conform them with the Regional Master 
Plan.   
 
Pursuant to Section 15.a. of the Highlands Act, for a municipality located wholly in the Planning 
Area or for any portion of a municipality lying within the Planning Area, the municipality may 
submit at any time a revised master plan, development regulations and other regulations, as 
applicable to the development and use of land in the Planning Area, that conforms with the 



Regional Master Plan.  Plan Conformance by a municipality is strictly voluntary for lands in the 
Planning Area.   
 
Consequently, Borough of Washington, having lands in the Planning Area of the Highlands Region, 
did submit as part of a Petition for Plan Conformance to the Highlands Council on October 26, 
2020, proposed revisions to the master plan, development regulations and other regulations that 
relate to the development and use of land in the Planning Area. On February 21, 2021, the 
Highlands Council adopted Resolution No. 2021-07 approving Washington Borough’s Petition for 
Plan Conformance.  The approval was conditioned upon the Borough of Washington’s adoption of 
an ordinance pursuant to Section 15a of the Highlands Act, formally petitioning the Highlands 
Council for Plan Conformance for lands within the Planning Area. 
 
Section 3 Applicability 
 
This Ordinance applies to the development and use of land located in the Planning Area of 
Washington Borough, as defined by Section 7 of the Highlands Act. 
 
Section 4 Definitions 
 
For the purpose of this Ordinance, the following terms, phrases, words, and their derivations shall 
have the meanings stated herein unless their use in the text of this Ordinance clearly demonstrates a 
different meaning. When not inconsistent with the context, words used in the present tense include 
the future, words used in the plural number include the singular number, and words used in the 
singular number include the plural number. The word “shall” is always mandatory and not merely 
directory. 
 
Highlands Council – means the New Jersey Highlands Water Protection and Planning Council.  
Highlands Act – means the Highlands Water Protection and Planning Act, P.L. 2004, c.120, as 
amended, codified in part at N.J.S.A. 13:20-1 et seq. 
Highlands Region means all that area within the boundaries of the municipalities listed in 
subsection a. of section 7 of the Highlands Act. 
Planning Area - means lands within the Highlands Region not within the Preservation Area 
(N.J.S.A. 13:20-7). 
Plan Conformance – means the process by which a municipality revises the master plan, 
development regulations and other regulations related to the development and use of land to 
conform them with the goals, requirements, and provisions of the Regional Master Plan in 
accordance with the Highlands Plan Conformance Guidelines. 
Preservation Area – means that portion of the Highlands Region so designated by subsection b. of 
section 7 of the Highlands Act. 
Regional Master Plan– means the Highlands regional master plan or any revision thereof adopted 
by the Highlands Council pursuant to N.J.S.A. 13:20-8. 
 
Section 5 Petition for Plan Conformance 

The Borough of Washington hereby formalizes its Petition for Plan Conformance to the Highlands 
Council, declaring it fully effective for lands in the Planning Area of the municipality, said Petition 
having been approved by the Highlands Council subject to the conditions as set forth in Highlands 
Council Resolution No. 2021-07, adopted on February 18, 2021. 



 
 
Section 6 Reserved Right of Withdrawal for Planning Area 
 
At any time, the Borough of Washington may withdraw its Petition for Plan Conformance for the 
Planning Area. In such event, any approvals, rejections or conditions of the revised municipal 
master plan, development regulations or other regulations that pertain to the Planning Area, as set 
forth by the Highlands Council in approving Resolution No. 2021-07, will not be binding upon the 
Borough of Washington. Any such withdrawal, should it occur, shall require repeal of this 
Ordinance, and shall be followed by formal notification to the Highlands Council, sent within ten 
(10) days of adoption by certified mail and including a certified copy of such repealing ordinance. 
 
Section 7 Planning Grants and Technical Assistance 

Upon application of Washington Borough, the Highlands Council has made, or will make, grant 
funding and other financial and technical assistance available to Washington Borough for the 
reasonable costs associated with the revision of the master plan, development regulations or other 
regulations, which revisions are designed to bring those plans and regulations into conformance with 
the Regional Master Plan.  The Highlands Council shall provide grant funds for all mandatory 
aspects of Plan Conformance in accordance with the Plan Conformance Grant Program, and may 
also provide grant funds for the discretionary aspects of Plan Conformance as determined by the 
Highlands Council.  As Plan Conformance for lands in the Planning Area is strictly voluntary, 
Washington Borough retains the right to withdraw the Petition relating to lands lying in the Planning 
Area from the Plan Conformance process at any time.   
 
Section 8 Effective Date 

This ordinance shall take effect immediately upon final passage, approval, and publication as 
required by law. 
 
Introduced:  October 19, 2021 
Adopted: November 9, 2021 
 

Recoverable Signature

X Laurie A. Barton
Laurie A. Barton, RMC
Borough Clerk
Signed by: d7836b06-7f43-46ee-a3c8-f31b7f1786a3  



Washington Borough, Warren County  May 2025 
Fourth Round Housing Element and Fair Share Plan 
-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 

-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------- 

  Page 70 

 

 

 

 

Appendix O 

Washington Borough Resolution #2024-27 

Highlands Conformance Ordinance 
  



Washington Borough, Warren County – Highlands Conformance Ordinance Adopted 12-17-2024 

-1- 
 

 WASHINGTON BOROUGH, WARREN COUNTY, NEW JERSEY 
ORDINANCE FOR HIGHLANDS COUNCIL REGIONAL MASTER PLAN 

CONFORMANCE 
ORDINANCE 2024-27 

WHEREAS, the Highlands Water Protection and Planning Act (“Highlands Act,” N.J.S.A. 
13:20-1 et seq.) was enacted by the State Legislature on August 10, 2004 for the purpose of 
protecting, enhancing, and restoring the natural resources of the New Jersey Highlands Region, in 
particular the water resources, which provide drinking water to over 5 million New Jersey residents; 
and 

WHEREAS, the Highlands Act created the Highlands Water Protection and Planning 
Council (the “Highlands Council”) and charged it with crafting a comprehensive master plan for the 
New Jersey Highlands Region; and 

WHEREAS, the Highlands Regional Master Plan was adopted by the Highlands Council 
through the adoption of Resolution 2008-27 on July 17, 2008, and became effective on September 8, 
2008 as the product of a long-term, participatory, and region-wide planning effort; and 

WHEREAS, Section 15 of the Highlands Act provides for voluntary Plan Conformance 
where any municipality located wholly or partially in the Planning Area may at any time voluntarily 
revise and conform its local master plan and development regulations, as related to the development 
and use of land in the Planning Area, with the goals, requirements and provisions of the Regional 
Master Plan; and 

WHEREAS, the Borough of Washington is located in the Highlands Region with lands lying 
within the Planning Area, as defined by section 7 of the Highlands Act; and 

WHEREAS, the Governing Body of the Borough of Washington has, on behalf of the 
municipality, petitioned the Highlands Council for Plan Conformance with respect to Borough of 
Washington lands located within the Planning Area portion of the Highlands Region; and 

WHEREAS, the Petition filed with the Highlands Council contains proposed amendments 
to the municipal planning program, including amendments to the Environmental Resource 
Inventory, Master Plan, and Land Use Ordinance, which together are intended to achieve 
conformance with the Regional Master Plan and provide immediate protections to vital Highlands 
Resources located within the Borough of Washington; and 

WHEREAS, the Governing Body finds that the proposed changes to the municipal planning 
program are of broad and significant effect, are vital to the protection of the Highlands resources of 
the municipal Highlands Area, and are compelling to the interests and general welfare of the 
community;  

NOW THEREFORE, BE IT ORDAINED by the Governing Body of the Borough of 
Washington that the following is hereby adopted as an amendment to the Borough of Washington 
land use ordinances: 
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Section 1 - Petition for Plan Conformance  
 
The Borough of Washington is located fully within that portion of the New Jersey Highlands Region 
defined by the Highlands Act, as the “Planning Area” (see definitions). This Ordinance is enacted 
pursuant to Section 15.a. of the Highlands Water Protection and Planning Act (Highlands Act, 
N.J.S.A. 13:20-1 et seq.), which provides that a municipality may choose to conform  its master plan, 
development regulations, and other regulations to the provisions of the Highlands Regional Master 
Plan, with respect to lands located within the Planning Area, and by Ordinance, petition the New 
Jersey Highlands Water Protection and Planning Council (Highlands Council) for Plan 
Conformance approval of such planning and regulatory documents. 
 
By adoption of this Ordinance, the Governing Body of the Borough of Washington establishes that 
the municipality shall conform its master plan, development regulations, and all other regulations 
applicable to the use and development of land within the Planning Area of the municipality, to 
achieve consistency with the goals, requirements, and provisions of the Highlands Regional Master 
Plan. Said conformance shall be in accordance with the provisions of Highlands Council approval of 
the municipality’s Petition for Plan Conformance, which was approved by Highlands Council 
Resolution No. 2021-06, adopted on November 9, 2021. Further, this Ordinance specifically 
reserves the rights of the municipality as specified by the Highlands Act, with respect to the 
voluntary nature of Plan Conformance for the Planning Area. 
 
Section 2 - Highlands Council Review of Land Development Ordinance Amendments 
 
Any amendment to the Borough of Washington Land Development Regulations shall not be 
effective until deemed consistent with the Regional Master Plan or deemed not subject to review by 
the Highlands Council. 
 
Section 3 - Amendment to Land Development Regulations 
 
I. Establishment of Highlands Districts 

1. Highlands Planning Area 
1. In accordance with the delineation as set forth in the Highlands Act (C.13:30-7) the 

Borough of Washington hereby establishes the Planning Area of the Highlands 
Region.   

2. For purposes of this Ordinance, this Area shall henceforth be known and designated 
as the Borough of Washington Highlands Area. 

2. Highlands Land Use Capability Zones:  In accordance with the Highlands RMP there 
are hereby established three primary Land Use Capability Zones (LUCZ) (the Protection 
Zone, Conservation Zone and Existing Community Zone) and four LUCZ sub-zones 
(Wildlife Management Sub-Zone, Conservation Zone–Environmentally Constrained Sub-
Zone, Existing Community Zone–Environmentally Constrained Sub-Zone and Lake 
Community Sub-Zone). 

3. Exhibits:  The following exhibits are hereby adopted. 
1. Exhibit 1 entitled “Washington Borough Highlands Area and Highlands Land Use 

Capability Zones,” depicting the municipality along with delineation of the Highlands Area 
and Highlands Land Use Capability Zones, 

2. Exhibit 2 entitled “Washington Borough Forest Resources,” 
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3. Exhibit 3 entitled “Washington Borough Highlands Open Water Buffers and Riparian 
Areas,” 

4. Exhibit 4 entitled “Washington Borough Net Water Availability,” 
5. Exhibit 5 entitled “Washington Borough Wellhead Protection Areas,” and 
6. Exhibit 6 entitled “Washington Borough Prime Groundwater Recharge Areas.” 

 
II.  Applicability 
 
The following Applications for Development involving lands located within (or partially within) the 
Borough of Washington Highlands Area (as illustrated in Exhibit 1a, “Washington Borough 
Highlands Area”) shall comply with the provisions of this ordinance:  

A. In the Planning Area: 
1. For residential development, creates three (3) or more new dwelling units. 
2. For non-residential development: 

a) Results in the ultimate disturbance of one (1) acre or more of land; or 
b) Produces a cumulative impervious surface area of one-quarter (¼) acre, or more. 

3. Introduces or expands on any of the following land uses/facilities: 
a) Landfills; 
b) Permanent storage or disposal of hazardous wastes, industrial or municipal sludge 

or radioactive materials, including solid waste landfills;  
c) Collection and transfer facilities for hazardous wastes, solid wastes that contain 

hazardous materials, and radioactive materials; 
d) Industrial treatment facility lagoons; or 
e) Any Major or Minor Potential Contaminant Source (as identified in Appendix A 

and Appendix B of this Ordinance, respectively) on lands located within 200 feet 
of the wellhead of any public community well or public non-community well, as 
these are defined herein. 

 
All thresholds in A. above, shall be interpreted to apply cumulatively over time, beginning as of the 
effective date of this Ordinance. If or when any one of the thresholds is reached, the Ordinance 
shall apply to any and all development in excess of that threshold. Where an application proposes a 
mixed use, the thresholds for non-residential development shall apply to the whole of the project. 
For purposes of this Ordinance, the phrases “Application for Development,” “Highlands Area,” 
“residential development,” “ultimate disturbance,” and “cumulative impervious surface area” shall 
be defined as provided herein. 
 
III.  HIGHLANDS COUNCIL CALL-UP  
 
The municipality shall, within fifteen (15) calendar days of issuance of any decision under this 
ordinance, provide a copy of the decision to the Highlands Council. The Highlands Council call-up 
review period shall expire 15 calendar days following the Highlands Council’s receipt of same. Any 
decision issued under this ordinance shall not be effective until the expiration of the call-up period, 
or upon notification that the Highlands Council is exercising its review authority and an approval 
issued by the Highlands Council. Absent any notification from the Highlands Council within the 15-
day timeframe, the decision shall be considered effective.   
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IV.  EXCLUSIONS AND EXEMPTIONS 
 
The following applications shall not be subject to the standards of this ordinance: 
 

A. Exclusions: Any application for development as follows below shall not be subject to any 
provisions of this ordinance. 
1. The reconstruction, within the same footprint, of any building or other structure lawfully 

existing as of the effective date of this Ordinance, in the event of its destruction or partial 
destruction by fire, storm, natural disaster, or any other unintended circumstance.  

2. Any improvement or alteration to a building or other structure lawfully existing as of the 
effective date of this Ordinance, where such improvement or alteration is necessary for 
compliance with the provisions of the Americans with Disabilities Act, or to otherwise 
provide accessibility to the disabled. 

3. Any Agricultural or Horticultural Use or Development that would not result in either:   
a) An increase, since the date of enactment of the Highlands Act (August 10, 2004), 

either individually or cumulatively, of new agricultural impervious cover of greater than 
three percent (3%) to the total land area of a Farm Management Unit. Solar panels 
shall not be included in any calculation of agricultural impervious cover (all terms as 
defined in Section 4, below); or 

b) Construction of three (3) or more residential dwelling units (including accessory 
dwelling units) served by individual on-site septic system(s). 

B. Highlands Act Exemptions:  Any application for development exempt from the provision of 
the Highlands Act (C.13:20-28) shall be exempt from all provisions of this ordinance (with the 
exception of Section XVI Affordable Housing). Demonstration of a Highlands Act exemption 
for an Application for Development involving lands located (or partially located) in the 
Highlands Area shall consist of one of the following: 
1. State Agency Determination. State Agency Determinations shall include a Highlands 

Exemption Determination issued by the Highlands Council for a Planning Area proposal, 
indicating that the proposal qualifies as a Highlands Act Exemption.  

2. Municipal Determination. Pursuant to Borough of Washington Ordinance #[x], entitled 
“Highlands Area Exemption Ordinance,” effective as of [date], for any application 
involving Highlands Act Exemptions #4, #6, #7, or #8 indicating that the proposal 
qualifies as a Highlands Act Exemption.  

 
V. Prohibited Uses 
Any of the following uses are prohibited uses within the Highlands Area unless a prior consistency 
determination is received from the Highlands Council: 

A. Landfills; 
B. Facilities for the permanent storage or disposal of hazardous wastes, industrial or municipal 

sludge or radioactive materials, including solid waste landfills;  
C. Collection and transfer facilities for hazardous wastes, solid wastes that contain hazardous 

materials, and radioactive materials; and 
D. Industrial treatment facility lagoons.  
E. Any principal or accessory use, or structure related or devoted to such use, which is designated 

by the Highlands Council as a Major or Minor Potential Contaminant Source (PCS) (see 



Washington Borough, Warren County – Highlands Conformance Ordinance Adopted 12-17-2024 

-5- 
 

Appendix A and Appendix B is expressly prohibited from that portion of any Tier 1 Wellhead 
Protection Area lying within 200 feet of the wellhead as shown on Exhibit 2.  

 
VI:  Highlands Open Waters  

A. Highlands Open Waters and Buffers: All Highlands Open Waters shall include a minimum 
300-foot-wide protection buffer, as measured from the edge of the Highlands Open Waters 
feature indicated in Exhibit 3.  
1. No disturbances of Highlands Open Waters are permitted except where previously 

approved by the Highlands Council. 
2. Highlands Open Waters buffers shall be maintained in their undisturbed or pre-existing 

condition, unless a disturbance is approved in accordance with following: 
a) Where a NJDEP a Letter of Interpretation (LOI) or Highlands Resource Area 

Determination (HRAD) has been issued delineating the location a wetland, the 
boundaries of said wetland as identified shall govern. However, the buffer shall be 300 
feet irrespective of the buffer identified in the LOI. 

b) With respect to any wetlands and other Highlands Open Waters features not mapped 
in Exhibit 3, each shall include a 300-foot wide protection buffer measured from a 
delineated wetlands line described in a LOI, from a field-delineated boundary line for 
other features, or as indicated by a Highlands Resource Areas Determination (HRAD) 
issued by the NJDEP. 

c) Any lawful pre-existing structure or improvement located within a Highlands Open 
Waters protection buffer area may remain and be maintained or rehabilitated, provided 
that the existing area of disturbance attributed to or associated with such structure or 
improvement shall not be increased. 

d) Disturbances of Highlands Open Waters buffers located in the Existing Community 
Zone are permitted in previously disturbed areas as follows. 
(i) Agricultural & Horticultural Land Uses. For purposes of Highlands Open Water 

buffer disturbances in the Existing Community Zone, existing agricultural and 
horticultural uses, whether or not under active management or operation, shall not 
be considered “previously disturbed” buffer areas with regard to uses for non-
agricultural development.  

(ii) Any disturbance in a previously disturbed buffer must be accompanied by the 
finding that there will be no net loss of functional value of the buffer.  This may 
include the use of mitigation and restoration of the Highlands Open Water Buffer. 

(a) If existing land uses create a natural or developed barrier to the buffer, then 
the buffer may be considered to be developable. 

e) Protection and Conservation Zone Standards: Disturbances of Highlands Open 
Waters buffers located in the Protection and Conservation Zone are permitted in 
previously disturbed areas but in no case shall the remaining buffer be reduced to less 
than 150 feet from the edge of Highlands Open Waters. 
(i) Agricultural & Horticultural Land Uses.  For purposes of Highlands Open Water 

buffer disturbances in the Protection and Conservation Zone, existing agricultural 
and horticultural uses, whether or not under active management or operation, shall 
not be considered “previously disturbed” buffer areas with regard to uses for non-
agricultural development.  
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(ii) Any proposed disturbances must demonstrate full utilization of the following 
performance standards in the listed order, to demonstrate the necessity of an 
encroachment into Highlands Open Waters buffers:  

(a) avoid the disturbance of Highlands Open Waters buffers;  
(b) minimize impacts to Highlands Open Waters buffers; and  
(c) mitigate all adverse impacts to Highlands Open Waters buffers so that there 

is no net loss of the functional value of the buffer. 
B. Riparian Area Standards: Disturbance of any portion of a Highlands Riparian Area, as shown 

in Exhibit 4, in the Protection Zone is prohibited except for linear development, which shall 
be permitted only where it has been shown that there is no feasible alternative for the linear 
development outside of the Riparian Area.  
1. To address the “no feasible alternative for linear development” standard, the applicant 

shall demonstrate that there is no other location, design or configuration for the proposed 
linear development that would reduce or eliminate the disturbance of Riparian Area  

2. For proposed linear development that would provide access to an otherwise developable 
lot, the applicant shall in addition, show that: 
a) The proposed linear development is the only point of access for roadways or utilities 

to an otherwise developable lot; and 
b) Shared driveways are used to the maximum extent possible to access multiple lots. 
c) An alternative shall not be excluded from consideration under this subsection merely 

because it includes or requires an area not owned by the applicant that could 
reasonably be obtained, utilized, expanded, or managed in order to fulfill the basic 
purpose of the proposed linear development. 

 
VII:  Critical Habitat 

A. The location, extent and type of Critical Wildlife Habitat and Certified Vernal Pools are those 
areas defined in Section VXII and identified by the NJDEP.  Details on the areas may be 
found on the Highlands Council’s interactive map or through the NJDEP. 

B. Critical Wildlife Habitat  
1. No disturbance is permitted in any Critical Wildlife Habitat as defined in Section XVII 

accept in accordance with the following: 
2. A Critical Wildlife Habitat area may be disturbed where a Habitat Suitability Analysis 

conducted by a qualified professional has been submitted to the Land Use Board, which 
shall review and confirm findings that:  
a) The nature of the site is such that it does not provide habitat for species of concern;   
b) The species of concern are not present on the site during any critical part of their life 

cycle, do not depend upon the site for food, shelter or breeding, and the habitat or the 
site is either unsuitable or not critical to species’ recovery in the Region; or   

c) Existing land uses present a human, natural or development barrier to the use of the 
site by species of concern.  

d) Avoidance of disturbance to species of concern can be achieved through adherence to 
commonly accepted, species-specific timing restrictions including but not limited 
limitations on the timing of tree clearing, site disturbance and project development. 

3. Where disturbance of any Critical Wildlife Habitat has not been confirmed to be in 
accordance with the above standards, no disturbance shall be authorized without prior 
written approval of the Highlands Council. 
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C. Certified Vernal Pools 
1. No disturbance is permitted in any 300-meter buffer of a certified vernal pool. 
2. A Critical Wildlife Habitat area may be disturbed where a Habitat Suitability Analysis 

conducted by a qualified professional has been submitted to the Land Use Board, which 
shall review and confirm findings that:  
a) The nature of the buffer is such that it does not provide habitat for species of concern;   
b) The species of concern are not present within the buffer during any critical part of 

their life cycle, do not depend upon the site for food, shelter or breeding, and the 
habitat or the site is either unsuitable or not critical to species’ recovery in the Region; 
or   

c) Existing land uses create a natural or developed barrier to the use of the buffer by 
species of concern.  

d) Avoidance of disturbance to species of concern can be achieved through adherence to 
commonly accepted, species-specific timing restrictions including but not limited 
limitations on the timing of tree clearing, site disturbance and project development. 

 
VIII:  Steep Slopes 

A. Severely Constrained and Moderately Constrained Slopes as defined herein shall be calculated 
at the time of application submission and are hereby made a mandatory submission item for 
any application that falls under the applicability thresholds of this ordinance. 

B. Disturbance of Severely Constrained and Moderately Constrained Slopes is prohibited, with 
the exception of that required in connection with a linear development. Such linear 
development, however, shall be permitted only in the event that there is no feasible alternative 
for such development outside of the Severely Constrained or Moderately Constrained Slopes. 

C. To address the “no feasible alternative for linear development” standard, the applicant shall 
demonstrate that there is no other location, design or configuration for the proposed linear 
development that would reduce or eliminate the disturbance of Severely Constrained or 
Moderately Constrained Slopes. For proposed linear development that would provide access 
to an otherwise developable lot, the applicant shall in addition, show that: 
1. The proposed linear development is the only point of access for roadways or utilities to an 

otherwise developable lot; and 
2. Shared driveways are used to the maximum extent possible to access multiple lots. 
3. An alternative shall not be excluded from consideration under this subsection merely 

because it includes or requires an area not owned by the applicant that could reasonably be 
obtained, utilized, expanded, or managed in order to fulfill the basic purpose of the 
proposed linear development. 

D. The reviewing municipal authority shall not approve any application pursuant to this 
subsection if, after review of the information submitted to support an approval, it finds that 
there is a reasonable alternative to the proposed linear development. 

 
IX:  Prime Groundwater Recharge Areas 

A. Disturbance of Prime Ground Water Recharge Area (PGWRA), as shown in Exhibit 7, by any 
regulated development is prohibited and shall be permitted only upon a finding by the 
reviewing board that the proposal complies with the provisions of this subsection. 
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B. Development shall not occur in PGWRA unless either, the entirety of the subject property is 
located within a Prime Ground Water Recharge Area and thus cannot be avoided, or the 
disturbance represents the only viable alternate means to avoid Critical Habitat, Highlands 
Open Waters buffers, Vernal Pool Buffers, Moderately Constrained Steep Slopes, or Severely 
Constrained Steep Slopes, to the extent that these resources are also present upon the subject 
property. 

C. Where total avoidance is not feasible, total recharge area disruption (i.e., alteration of natural 
recharge patterns or volumes) shall not exceed 15% of the PGWRA located within the 
affected parcels, placed where feasible on those parts of the PGWRA having the lowest 
relative recharge rates and the least potential for aquifer recharge based upon site analysis.  

D. Low Impact Development practices shall be used in the design of the development proposal 
to reduce total recharge disruption to the minimum feasible, within the 15% cap. 

E. Any development application involving disturbance of a PGWRA shall be accompanied by a 
mitigation plan, providing for an equivalent of 125% of pre-construction recharge volumes for 
that portion of the PGWRA that will be disturbed.  The recharge mitigation shall occur within 
the following areas, in order of priority: (1) the same development site to the maximum extent 
feasible; (2) the same HUC14 subwatershed; or (3) where no feasible option exists in the same 
HUC14 subwatershed, an interrelated HUC14 subwatershed approved by the Highlands 
Council. 

X:  Septic Density  

A.  Nothing herein shall be deemed to apply to the replacement or repair of an existing septic 
system. 

B. Planning Area. All development proposing new or increased demand for septic system capacity 
in the Planning Area shall be regulated in accordance with this subsection. The following are 
gross septic density requirements and shall not modify any minimum lot size requirements 
contained in the Borough of Washington land development ordinance.  Every development 
shall provide for a minimum acreage for each dwelling unit (or equivalent) as noted below.   
1. Septic System Density Allowances.  Septic system density (gross acres per septic system) 

shall not exceed the following allowances, for each Highlands Zone:  
a) Existing Community Zone: 10 acres/septic system 
b) Conservation Zone:  11 acres/septic system 
c) Protection Zone: 29 acres/septic system 

2. These allowances indicate the minimum acreage required per septic system, where that 
system is designed for a one-family household generating a maximum flow of 300 gallons 
of wastewater per day. The resulting acreage shall be applied as the minimum average 
acreage necessary to support every 300 gallons of daily wastewater flow generated by any 
proposed use where the unit/square footage figures below shall be applied as 300 gallon-
per-day equivalents. 

3. Equivalent Yields. The following unit/square footage figures shall be applied as 300 
gallon-per-day equivalents: 
a) Residential Uses (All Types, except as provided below) – 1 dwelling unit 
b) Deed-Restricted Senior Citizen Residential Units, or Mobile Home Parks with dwelling 

units less than 500 square feet in size – 1.5 dwelling units 
c) Office and Commercial Uses – 2,400 square feet of floor area 
d) Industrial (Including Warehousing/Distribution) Uses – 18,182 square feet of floor 

area (Excluding Process Wastewater Flow) 
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e) Specific Non-Residential Uses by Facility Type – In lieu of iii., or iv., above, 300 
gallon-per-day equivalents may be computed based on the average sewage volumes 
provided in N.J.A.C. 7:9A-7.4.] 

 
XI:  New or Extended Water and Wastewater Infrastructure 
 

A. Planning Area – Protection Zone, Conservation Zone, and Environmentally-
Constrained Sub-Zones. New, expanded or extended public water supply systems, public 
wastewater collection and treatment systems, and community on-site wastewater treatment 
facilities are prohibited unless approved through a waiver to address a documented threat to 
public health and safety, for a Highlands Redevelopment Area or Takings Waiver (RMP 
Policies 7G1 and 7G2) or to serve a cluster development that meets the requirements of RMP 
Objective 2J4b. 

B. Planning Area – Existing Community Zone (excluding Environmentally-Constrained Sub-Zone). 
Expansion or creation of public water supply systems, public wastewater collection and 
treatment systems, and community on-site wastewater treatment facilities are permitted: to 
serve lands which are appropriate for designated TDR Receiving Zones, infill development, or 
redevelopment; to address public health and safety; or to serve new areas for development.  

XII:  Net Water Availability 
 

A. Water Conservation Requirements. All development proposals shall incorporate, as applicable, 
the following water conservation measures to promote sound resource use, reduce supply 
deficits, and reduce the need for additional utility infrastructure: 
1. No irrigation systems should be utilized.  Where required, they must provide automatic 

controls based on rain sensors (or soil moisture) for all new and replacement lawn 
irrigation systems, as required by the electrical subcode at N.J.A.C. 5:23-3.16; 

2. Design all non-potable irrigation water uses to ensure that only the necessary amounts of 
water are used to achieve optimum plant growth, to the maximum extent practicable; 

3. Provide for internal recycling or beneficial reuse of reclaimed water in new commercial 
development projects, to the maximum extent practicable; 

4. Rely on stormwater for irrigation purposes to the maximum extent practicable, including 
but not limited to methods recommended by the U.S. Green Building Council through its 
Leadership in Energy and Environmental Design (LEED) program; 

5. Reduce water losses to the maximum extent practicable, in the rehabilitation of on-site 
water supply utility infrastructure, through such means as application of American Water 
Works Association/International Water Association water loss analysis methods (AWWA 
Manual M-36 or most recent version). 

B. The following shall apply for any development application proposing a new or increased use 
of potable or non-potable water averaging 6,000 gallons per day or more, derived from: a) any 
groundwater source in a Highlands Area HUC14 subwatershed, whether through a public 
community or non-community water supply system well, a non-public well, or an individual 
private well; or b) any surface water source in a Highlands Area HUC14 subwatershed that is 
not associated with a safe yield determined by the NJDEP through a water allocation permit.  
1. Where a Highlands Council-approved Water Use and Conservation Management Plan has 

been adopted, any development application involving the use of water derived from a 
subwatershed(s) with a deficit net water availability as shown in the Exhibit 4 shall be 
regulated fully in accordance with the requirements of such Plan.  
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2. Absence of Water Use and Conservation Management Plan: No application shall be 
deemed complete or considered for review by the applicable Board until or unless the 
Highlands Council has determined that the proposed water use will not exceed the 
remaining Net Water Availability for the source HUC14 subwatershed(s).  

 

XIV. Affordable Housing  
 

A. In accordance with the requirements of the Fair Housing Act, any development consisting of 
newly constructed residential units shall reserve for occupancy at least 20 percent (20%) of the 
residential units constructed for low- or moderate-income households. 

B. Development exempt from the Highlands Act is not exempt from the 20% reservation 
requirement. 

C. A minimum of 13% of the total units residential units reserved for low- or moderate-income 
households should be designated for very low-income households pursuant to section 7 of 
P.L.2008, c.46 (C.52:27D-329.1). 

D. No density bonus or presumptive density increase over existing zoning shall be required to be 
granted by the municipality for the construction of the affordable housing units on site.  
Density bonuses or presumptive density increases may be provided through Fair Share Plans 
and associated implementing ordinances to address affordable housing needs of the 
municipality where inclusionary housing projects are selected as a compliance mechanism by 
the municipality. 

E. Municipalities shall provide for the local review of any proposed affordable units provided by 
requiring the submission of an Affordable Housing Production Plan in accordance with the 
following:  
1. An Affordable Housing Production Plan detailing all issues related to the affordable units 

shall be submitted to the municipality’s Development Review Board at the time application 
is made for any development requiring affordable housing pursuant to this ordinance.   

2. The Affordable Housing Production Plan shall be a condition of the completeness 
determination and is hereby added to the submission requirements checklist for any new 
residential development or major residential subdivision.   

3. The Affordable Housing Production Plan shall include at a minimum the anticipated 
bedroom distribution, income split, anticipated administrative entity, tenure, estimated rent 
or sales prices, maintenance obligations and any other information pertinent to the 
creation and long-term support of the affordable housing units. 

4. The Affordable Housing Production Plan shall include a phasing plan detailing the 
proposed time frames for the construction and occupation of the affordable housing units.   

5. All Affordable Housing Production Plans shall be the subject of review by the 
municipality’s Planning or Land Use Board for consistency with these guidelines, the RMP, 
and the municipalities certified Housing Element and Fair Share Plan.   

6. Compliance with the RMP, the Fair Housing Act and the Affordable Housing Production 
Plan shall be a condition of any local approval. 

F. Any approval shall be accompanied by a development agreement between the applicant, the 
municipality, and any other party principal to the provision and/or the administration of the 
affordable housing units.   
1. The development agreement shall detail the responsibilities of all parties and shall include 

the phasing plan for the construction and occupancy of the affordable housing units. 
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2. The cost of the construction of the units may be required to be covered by appropriate 
performance and/or maintenance guarantees to ensure the construction of the units. 

 

XVI. Waivers and Exceptions  
 
In addition to any variance relief required under the Municipal Land Use Law, relief from sections 
V. (Prohibited Uses), XI. (Septic Density) and XII. (New or Extended Water and Wastewater 
Infrastructure) of this Ordinance shall require issuance of a Highlands Act waiver. Highlands Act 
waivers may be issued only by the NJDEP or the Highlands Council in accordance with the 
respective rules and criteria established by each agency in accordance with the provisions of the 
NJDEP Highlands Area Rules, the Highlands Act and the Highlands Regional Master Plan. The 
issuance of a Highlands Act Waiver shall in no case be construed to alter or obviate the 
requirements of any other applicable State or local laws, rules, regulations, development regulations, 
or ordinances. 
 
XVII.  Definitions 
 
For the purpose of this Ordinance, the following terms, phrases, words, and their derivations shall 
have the meanings stated herein unless their use in the text of this Ordinance clearly demonstrates a 
different meaning. When not inconsistent with the context, words used in the present tense include 
the future, words used in the plural number include the singular number, and words used in the 
singular number include the plural number. The word “shall” is always mandatory and not merely 
directory. 
 
Application for Development – means the application form and all accompanying documents 
required by ordinance for approval of a subdivision plat, site plan, planned development, conditional 
use, zoning variance, or direction of the issuance of a permit pursuant to section 25 or section 27 of 
P.L.1975, c.291 (C.40:55D-34 or C.40:55D-36). 

Critical Wildlife Habitat - means within the Planning Area, Critical Wildlife Habitat consists of 
those areas within NJDEP’s Landscape Project Version 3.3 (or more recent version as amended) 
that are Landscape Rank 3 through 5. In addition, it includes areas that are designated Landscape 
Rank 2 and have a Highlands Conservation Rank of Critically Significant or Significant. Parcel level 
mapping may be found on the Highlands Council’s interactive map available through the Highlands 
Council website. 

Development – means the division of a parcel of land into two or more parcels, the construction, 
reconstruction, conversion, structural alteration, relocation, or enlargement of any building or other 
structure, or of any mining excavation or landfill, and any use or change in the use of any building or 
other structure, or land or extension of use of land, for which permission may be required pursuant 
to the MLUL. 

Disturbance – means the placement of impervious surface, the exposure or movement of soil or 
bedrock, or the clearing, cutting, or removing of vegetation.  

Disturbance, Ultimate – means the total existing or proposed area of disturbance of a lot, parcel, 
or other legally designated (or otherwise legally recognized) tract or subdivision of land, for the 
purpose of, and in connection with, any human activity, property improvement, or development, 
including the surface area of all buildings and structures, all impervious surfaces, and all associated 
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land disturbances such as excavated, filled, and graded areas, and all lawn and landscape areas. 
Ultimate disturbance shall not include areas of prior land disturbance which at the time of 
evaluation: a) contain no known man-made structures (whether above or below the surface of the 
ground) other than such features as old stone rows or farm field fencing; and b) consist of exposed 
rock outcroppings, or areas which, through exposure to natural processes (such as weathering, 
erosion, siltation, deposition, fire, flood, growth of trees or other vegetation) are no longer 
impervious or visually obvious, or ecologically restored areas which will henceforth be preserved as 
natural areas under conservation restrictions. 

Forest – means a biological community as determined by the method set forth under the NJDEP 
Highlands Rules, at N.J.A.C. 7:38-3.9. 

Highlands Council – means the New Jersey Highlands Water Protection and Planning Council.  

Highlands Act – means the Highlands Water Protection and Planning Act, P.L. 2004, c.120, as 
amended, codified in part at N.J.S.A. 13:20-1 et seq. 
Highlands Area – means that portion of the municipality for which the land use planning and 
regulation are, or are intended or proposed to be, in conformance with the Highlands Regional 
Master Plan. 

Highlands Open Waters – means all springs, streams including intermittent streams, wetlands, and 
bodies of surface water, whether natural or artificial, located wholly or partially within the 
boundaries of the Highlands Region, but not including swimming pools. Highlands Open Waters 
include seeps, lakes, ponds, and vernal pools; all categories (including springs, streams, and wetlands) 
as described and identified in Exhibit 3, entitled “Washington Borough Open Water Buffers,” or 
subsequently identified or modified by a Letter of Interpretation issued by the New Jersey 
Department of Environmental Protection. 

Highlands Region – means all that area within the boundaries of the municipalities listed in 
subsection a. of section 7 of the Highlands Act. 

Highlands Resource Area Determination (HRAD) – means a formal determination issued by 
the NJDEP that confirms the presence or absence of a Highlands Resource Area on a site, and if 
present, its location and applicable boundary lines. A person may apply for an HRAD only, or in 
connection with an application for an HPAA. 

Impervious Surface – means any structure, surface, or improvement that reduces or prevents 
absorption of stormwater into land, including, but not limited to, porous paving, paver blocks, 
gravel, crushed stone, decks, patios, elevated structures, and other similar structures, surfaces, or 
improvements.  

Impervious Surfaces, Cumulative – means the total area of all existing or proposed impervious 
surfaces situated or proposed to be situated within the boundary lines of a lot, parcel, or other legally 
recognized subdivision of land, expressed either as a measure of land area such as acreage, or square 
feet, or as a percentage of the total lot or parcel area. 

Major Potential Contaminant Sources (PCS) – means land uses and activities determined by the 
Highlands Council to pose a major risk of ground water contamination (see Appendix A).  

Minor Potential Contaminant Sources (PCS) – means land uses and activities determined by the 
Highlands Council to pose a minor risk of ground water contamination (see APPENDIX B). 



Washington Borough, Warren County – Highlands Conformance Ordinance Adopted 12-17-2024 

-13- 
 

Municipal Land Use Law (MLUL) – means the New Jersey Municipal Land Use Law, N.J.S.A. 
40:55D-1 et seq. 

NJDEP – means the New Jersey Department of Environmental Protection 

NJDEP Highlands Area Rules – means the regulations established by the NJDEP to implement 
requirements of the Highlands Act, titled “Highlands Water Protection and Planning Act Rules,” 
and codified at N.J.A.C. 7:38-1 et seq. 

Planning Area – means lands within the Highlands Region not within the Preservation Area 
(N.J.S.A. 13:20-7). 

Plan Conformance – means the process by which a municipality revises the master plan, 
development regulations and other regulations related to the development and use of land to 
conform them with the goals, requirements, and provisions of the Regional Master Plan in 
accordance with the Highlands Plan Conformance Procedures. 

Prime Ground Water Recharge - means those lands designated in the Regional Master Plan as 
being within a HUC14 subwatershed that most efficiently provide, in the aggregate, 40 percent of 
total drought recharge volume for the HUC14 subwatershed.  

Qualified Environmental Professional - means someone who possesses sufficient specific 
education, training, and experience necessary to exercise professional judgment to develop opinions 
and conclusions. 

Regional Master Plan (RMP) – means the Highlands Regional Master Plan or any revision thereof 
adopted by the Highlands Council pursuant to N.J.S.A. 13:20-8. 

Residential Development – means development dedicated to the creation of new dwelling units or 
the improvement or expansion of existing dwelling units, whether by new construction or 
conversion of existing building areas or portions thereof, to dwelling use, including any type of 
residential structure whether a single-family home (including group home), duplex, townhouse, 
apartment or any other form of multi-family housing construction. For purposes of this ordinance, 
residential development shall include property improvements associated with and either, required in 
support of or customarily accessory to, the residential use, including but not limited to porches, 
patios, decks, driveways, garages, storage sheds, swimming pools, tennis courts, drywells, utility 
facilities, septic systems, yard grading and retaining walls. 

Riparian Area - means areas adjacent to and hydrologically interconnected with Highlands Open 
Waters rivers and streams consisting of flood prone areas, wetlands, soils that are hydric, alluvial, or 
have a shallow depth to ground water, and including wildlife passage corridors within 300 feet of 
surface Highlands Open Waters features. 

Slopes, Moderately Constrained – means all forested non-Riparian Area lands having a slope of 
15% to less than 20%. 

Slopes, Severely Constrained – means all lands having slopes of 20% or greater and all lands 
within Riparian Areas having slopes of 10% and greater. 

Structure – means a combination of materials to form a construction for occupancy, use or 
ornamentation whether installed on, above, or below the surface of a parcel of land. 

Vernal Pool - means a NJDEP-certified vernal pool plus a 300-meter-wide protection buffer 
surrounding the perimeter of each such pool. Vernal Pools consist of confined, ephemeral wet 
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depressions that support distinctive, and often endangered, species that are specially adapted to 
periodic extremes in water pool levels. 

 

 
 
 



Washington Borough, Warren County – Highlands Conformance Ordinance Adopted 12-17-2024 

-15- 
 

Appendix A:  MAJOR POTENTIAL CONTAMINANT SOURCES 
Land uses and activities determined by the Highlands Council (based on New Jersey Safe 
Drinking Water Act regulations at N.J.A.C. 7:10 and NJDEP regulations) to be Major Potential 
Contaminant Sources include those listed below. 

1. Underground fuel and chemical storage and oil tanks regulated by NJDEP under 
provisions of the Underground Storage of Hazardous Substances Act (N.J.S.A. 58:10A-
21 et seq.).  

2. Above-ground storage facility for a hazardous substance or waste with a cumulative 
capacity greater than 2,000 gallons.  

3. Automotive service center (repair & maintenance).  
4. Dry cleaning processing facility.  
5. Road salt storage facility.  
6. Cemetery.  
7. Highway maintenance yard.  
8. Truck, bus, locomotive maintenance yard.  
9. Site for storage and maintenance of heavy construction equipment and materials.  
10. Site for storage and maintenance of equipment and materials for landscaping, excluding 

household storage and maintenance of such equipment.  
11. Livestock operation containing 300 or more Animal Units (AU) [1 AU= 1000 pounds of 

live animal weight] as defined by the NJ Department of Agriculture in its Criteria and 
Standards for Animal Waste Management, at NJAC 2:91.  

12. Quarrying and/or mining facility.  
13. Asphalt and/or concrete manufacturing facility.  
14. Junkyard/auto recycling and scrap metal facility.  

15. Residential or agricultural motor fuel in NJDEP exempted underground storage tanks 
(i.e., under 1,000 gallons). 

 



Washington Borough, Warren County – Highlands Conformance Ordinance Adopted 12-17-2024 

-16- 
 

Appendix B:  MINOR POTENTIAL CONTAMINANT SOURCES 
Land uses and activities determined by the Highlands Council (based on New Jersey Safe Drinking 
Water Act regulations at N.J.A.C. 7:10 and NJDEP regulations) to be Minor Potential Contaminant 
Sources include the following: 

1. Underground storage of hazardous substances or waste of less than 50 gallons.  
2. Underground heating oil storage tank with a capacity of less than 2,000 gallons.  
3. Sewage treatment facility regulated by a NJPDES permit granted under NJAC 7:14A.  
4. Industrial waste line. 
5. Septic system disposal field.  
6. Facility requiring a ground water discharge permit issued by the NJDEP pursuant to 

N.J.A.C 7:14A et seq.  
7. Stormwater retention-recharge basin on an industrial property receiving runoff from 

surfaces other than roof areas.  
8. Dry well on an industrial property receiving runoff from surfaces other than roof areas. 
9. Waste oil collection, storage and recycling facility.  
10. Agricultural chemical bulk storage and mixing or loading facility including crop dusting 

facilities.  
11. Above-ground storage of hazardous substances or waste in quantities of less than 2,000 

gallons.  
12. Livestock operation containing 8 or more Animal Units (AU) [1 AU= 1000 pounds of 

live animal weight] or those receiving 142 or more tons of animal waste per year as 
defined by the NJ Department of Agriculture pursuant to its Criteria and Standards for 
Animal Waste Management, at NJAC 2:91. 

 
Adopted: December 17, 2024  

Recoverable Signature

X
Laurie A. Courter
Borough Clerk
Signed by: e6b8ace5-a628-410e-a933-111f1ec968b9  

Distribution: 
Land Use Board 
Planner 
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Conformance Ordinance Consistent and Complete 
  



PHILIP D. MURPHY
Governor

TAHESHA L. WAY
Lieutenant Governor

HIGHLANDS WATER PROTECTION AND PLANNING COUNCIL
100 North Road (Route 513)

Chester, New Jersey 07930-2322
(908) 879-6737

(908) 879-4205 (fax)
www.nj.gov/njhighlands CARL J. RICHKO

Chairman

BENJAMIN L. SPINELLI, ESQ.
Executive Director

New Jersey Is an Equal Opportunity Employer 

March 20, 2025

VIA EMAIL ONLY:
The Honorable Louann Cox
Washington Borough 
100 Belvidere Avenue
Washington, NJ  07882-1426

Subject: Task 6: Highlands Municipal Ordinance Adoption
Amended Plan Conformance Grant #21-033-011-2121

Dear Mayor Cox:

On behalf of the Highlands Water Protection and Planning Council (Highlands Council), I am pleased to advise 
you that the Borough of Washington has provided all deliverables required under the Plan Conformance Grant 
for the completion and adoption of Highlands Municipal Ordinance Adoption (Task 6).  The submitted 
deliverables have been deemed technically complete and consistent with the Highlands Regional Master Plan.  
As such, the Highlands Council would like to invite the Borough to submit all corresponding invoices at this 
time.  The available balance for the completion of the study is $10,000.  

For questions regarding grant funding or reimbursement of expenditures, please contact Herbert August, 
Manager of Grants Administration (herbert.august@highlands.nj.gov).  For all other issues related to plan 
conformance, please contact your Highlands liaison, Corey Piasecki (corey.piasecki@highlands.nj.gov).  Should 
you or other Borough officials wish to discuss any other Highlands-related matter, I remain available to you as 
well and can be reached by e-mail at ben.spinelli@highlands.nj.gov.  We look forward to continued collaboration 
with you in the important efforts to protect and preserve the Highlands Region. 

Sincerely, 

Benjamin L. Spinelli, Esq.
Executive Director 

c: Brian Bond, Borough Manager
Natasha Turchan, Borough CFO
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RESOLUTION 2021-27 
OF THE COUNCIL OF THE  

BOROUGH OF WASHINGTON, COUNTY OF WARREN 
STATE OF NEW JERSEY 

APPOINTING HEYER, GRUEL AND ASSOCIATES AS THE ADMINISTRATIVE  
AGENT FOR THE BOROUGH OF WASHINGTON 

 
 

WHEREAS, under authorization of the New Jersey Fair Housing Act (N.J.S.A. 52:27D-
301, et seq., the Borough of Washington is implementing a program to provide affordable housing 
units to very low, low- and moderate-income households within the Borough; and 

 
WHEREAS, the Borough’s Affordable Housing Ordinance sets forth the duties of the 

administrative agent pursuant to N.J.A.C. 5:80-26.14 et seq. that requires the affordability controls 
of affordable housing units be administered by an administrative agent acting on behalf of a 
municipality; and 

 
WHEREAS, the Borough of Washington has selected Heyer, Gruel & Associates to be 

the administrative agent for the purposes of providing affordability control services for all 
affordable housing within the Borough. 

 
NOW THEREFORE BE IT RESOLVED, by the Mayor and Council of the Borough of 

Washington in the County of Warren, and the State of New Jersey that Heyer, Gruel & Associates 
is hereby appointed by the Borough Council of Washington as the Administrative Agent for the 
administration of the affordability controls of the Borough’s housing program.  
 
Certification 
I, Laurie A. Barton, Clerk of the Borough of Washington, County of Warren, State of New Jersey, do hereby certify 
that the foregoing Resolution is a true and exact copy of a Resolution adopted by the Borough Council of The Borough 
of Washington on January 19, 2021 

 
 

Recoverable Signature

X
Laurie A. Barton, RMC
Borough Clerk
Signed by: 8c4b9517-0c3e-44f0-bd31-3e56b3cad3f3  

 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the corporate seal of the Borough this  

19th day of   January  , 2021.   
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RESOLUTION 2020-99 
BOROUGH COUNCIL – BOROUGH OF WASHINGTON 

WARREN COUNTY, NEW JERSEY 
 

RESOLUTION ADOPTING THE ‘AFFIRMATIVE MARKETING PLAN’ 
FOR THE BOROUGH OF WASHINGTON 

 
 
 WHEREAS, in accordance with the New Jersey Uniform Housing Affordability Controls 
pursuant to N.J.A.C. 5:80-26-1, et seq., the Borough of Washington is required to adopt an 
Affirmative Marketing Plan to ensure that all affordable housing units created, including those 
created by the rehabilitation of rental housing units within the Borough of Washington, are 
affirmatively marketed to low- and moderate-income households within Housing Region 2, the 
COAH Housing Region encompassing the Borough of Washington.  
 
 BE IT RESOLVED, that the Borough Council of the Borough of Washington in the 
County of Warren, and the State of New Jersey does hereby adopt the following Affirmative 
Marketing Plan: 
 

Affirmative Marketing Plan 
 
 
A. All affordable housing units in the Borough of Washington shall be marketed in 

accordance with the provisions herein.   
 
B. This Affirmative Marketing Plan shall apply to all developments that contain or will 

contain very low-, low- and moderate-income units, including those that are part of the 
Borough’s prior round Fair Share Plan and its current Fair Share Plan and those that may 
be constructed in future developments not yet anticipated by the Fair Share Plan. This 
Affirmative Marketing Plan shall also apply to any rehabilitated rental units that are 
vacated and re-rented during the applicable period of controls for rehabilitated rental units. 

 
C. The Affirmative Marketing Plan shall be implemented by one or more Administrative 

Agent(s) designated by and/or under contract to the Borough of Washington.  All of the 
costs of advertising and affirmatively marketing affordable housing units shall be borne by 
the developers/sellers/owners of affordable unit(s), and all such advertising and affirmative 
marketing shall be subject to approval and oversight by the designated Administrative 
Agent.   

 
D. In implementing the Affirmative Marketing Plan, the Administrative Agent, acting on 

behalf of the Borough of Washington, shall undertake, at the minimum, all of the following 
strategies: 
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1. Publication of an advertisement in one or more newspapers of general circulation 
within the housing region. 

 
2. Posting of an advertisement on the Borough of Washington’s official municipal 

website. 
 

3. At least one additional regional marketing strategy using one of the other sources 
listed below. 

 
E. The Affirmative Marketing Plan is a regional marketing strategy designed to attract buyers 

and/or renters of all majority and minority groups, regardless of race, creed, color, national 
origin, ancestry, marital or familial status, gender, affectional or sexual orientation, 
disability, age or number of children to housing units which are being marketed by a 
developer or sponsor of affordable housing. Pursuant to N.J.S.A. 40:37A-114.1, preference 
for affordable housing within a housing project may be provided to homeless veterans, 
disabled veterans, and family members who are the primary residential caregivers to 
disabled veterans residing with them. The Affirmative Marketing Plan is also intended to 
target those potentially eligible persons who are least likely to apply for affordable units 
in that region. It is a continuing program that directs all marketing activities toward the 
COAH Housing Region in which the municipality is located and covers the entire period 
of the deed restriction for each restricted housing unit. The Borough of Washington is 
located in COAH Housing Region 2, consisting of Essex, Morris, Union, and Warren 
Counties.   

 
F. The Affirmative Marketing Plan is a continuing program intended to be followed 

throughout the entire period of restrictions and shall meet the following requirements: 
 

1. All newspaper articles, announcements and requests for applications for very low, 
low- and moderate-income units shall appear in the Star Ledger, Star Gazette, and 
Express Times. 

 
2. The primary marketing shall take the form of at least one press release and a paid 

display advertisement in the above newspapers once a week for four consecutive 
weeks.  Additional advertising and publicity shall be on an "as needed" basis.  The 
developer/owner shall disseminate all public service announcements and pay for 
display advertisements. The developer/owner shall provide proof of all 
publications to the Administrative Agent.  All press releases and advertisements 
shall be approved in advance by the Administrative Agent.   

 
3. The advertisement shall include a description of the: 

 
a. Location of the units;  
 
b Directions to the units;  
 
c. Range of prices for the units;  
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d. Size, as measured in bedrooms, of units;  
 
 e. Maximum income permitted to qualify for the units;  
 
f. Location of applications;  
 
g. Business hours when interested households may obtain an application; and 
 
h. Application fees. 

 
 
 

4. The developer must provide satisfactory proof of public dissemination. See 
“Attachment A” COAH’s Affirmative Fair Housing Marketing Plan for 
Affordable Housing in Region 2 (attached to and hereby made part of this 
Resolution). 
 

G. Applications, brochure(s), sign(s) and/or poster(s) used as part of the affirmative marketing 
program shall be available/posted in the following locations: 

 
1. Borough Hall of Washington Borough 

 
2. Washington Borough Web Site 
 
3. Morris County Administration Building 
 
4. Essex County Administration Building 
 
5. Union County Administration Building 
 
6. Warren County Administration Building 
 
7. Morris County Library. 
 
8. Essex County Library  
 
9. Union County Library  
 
10.  Warren County Library  
 
Applications shall be mailed by the Administrative Agent and Municipal Housing Liaison 
to prospective applicants upon request. Also, applications shall be available at the 
developer’s sales/rental office and multiple copies of application forms shall be mailed to 
Fair Share Housing Center (510 Park Boulevard, Cherry Hill, NJ  08002), the New Jersey 
State Conference of the NAACP, the New Brunswick, Plainfield Area, Perth Amboy, 
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Warren/Sussex, and Metuchen/Edison branches of the NAACP, the Latino Action 
Network (P.O. Box 943, Freehold, NJ  07728), NORWESCAP, the Supportive Housing 
Association, and the Central Jersey Housing Resource Center for dissemination to their 
respective constituents.  
 

H. The Administrative Agent shall develop, maintain and update a list of community contact 
person(s) and/or organizations(s) in Morris, Essex, Union, and Warren Counties that will 
aid in the affirmative marketing program with particular emphasis on contacts that will 
reach out to groups that are least likely to apply for housing within the region, including 
major regional employers identified in Attachment A, Part III, Marketing, Section 3d of 
COAH’s Affirmative Fair Housing Marketing Plan for Affordable Housing in Region 
2 (attached to and hereby made part of this Resolution) as well as the following entities:  
Fair Share Housing Center, the New Jersey State Conference of the NAACP, the New 
Brunswick, Plainfield Area, Perth Amboy, Warren/Sussex, and Metuchen/Edison branches 
of the NAACP, the Latino Action Network, NORWESCAP, the Supportive Housing 
Association, and the Central Jersey Housing Resource Center. 
 
1. Quarterly informational flyers and applications shall be sent to each of the 

following agencies for publication in their journals and for circulation among their 
members: 

 
Morris County Board of Realtors 
Essex County Board of Realtors 
Union County Board of Realtors 
Warren County Board of Realtors 

 
2. Quarterly informational circulars and applications shall be sent to the 

administrators of each of the following agencies within the counties of Morris, 
Essex, Union, and Warren: 

 
  Warren County Division of Temporary Assistance and Social Services 
  New Jersey Rental Assistance Program 
  New Jersey Division of Aging Services 
  Warren County  Division of Aging and Disability Services 
  Warren Housing Authority 
   

 
3. Quarterly informational circulars and applications shall be sent to the chief 

personnel administrators of all of the major employers within the region, as listed 
on Attachment A, Part III, Marketing, Section 3e. 

 
4. In addition, specific notification of the availability of affordable housing units in 

Washington (along with copies of the application form) shall be provided to the 
following entities:  Fair Share Housing Center (510 Park Boulevard, Cherry Hill, 
NJ  08002), the New Jersey State Conference of the NAACP, the New Brunswick, 
Plainfield Area, Perth Amboy, Warren/Sussex, and Metuchen/Edison branches of 
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the NAACP, the Latino Action Network (P.O. Box 943, Freehold, NJ  07728), 
NORWESCAP, the Supportive Housing Association, and the Central Jersey 
Housing Resource Center (600 First Avenue, Suite 3, Raritan, NJ  08869). 

 
I. A random selection method to select occupants of very low, low- and moderate-income 

housing will be used by the Administrative Agent, in conformance with N.J.A.C. 5:80-
26.16 (l).  The Affirmative Marketing Plan shall provide a regional preference for very 
low, low- and moderate-income households that live and/or work in COAH Housing 
Region 2, comprised of Morris, Essex, Union and Warren Counties.  Pursuant to the New 
Jersey Fair Housing Act (N.J.S.A.52:27D-311), a preference for very low, low- and 
moderate-income veterans duly qualified under N.J.A.C. 54:4-8.10 may also be exercised, 
provided an agreement to this effect has been executed between the developer or landlord 
and the Borough prior to the affirmative marketing of the units.  

 
J. The Administrative Agent shall administer the Affirmative Marketing Plan.  The 

Administrative Agent has the responsibility to income qualify very low, low and moderate 
income households; to place income eligible households in very low, low and moderate 
income units upon initial occupancy; to provide for the initial occupancy of very low, low 
and moderate income units with income qualified households; to continue to qualify 
households for re-occupancy of units as they become vacant during the period of 
affordability controls; to assist with outreach to very low, low and moderate income 
households; and to enforce the terms of the deed restriction and mortgage loan as per 
N.J.A.C 5:80-26-1, et seq.   

 
K. The Administrative Agent shall provide or direct qualified very low, low- and moderate-

income applicants to counseling services on subjects such as budgeting, credit issues, 
mortgage qualifications, rental lease requirements and landlord/tenant law and shall 
develop, maintain and update a list of entities and lenders willing and able to perform such 
services. 

 
L. All developers/owners of very low, low- and moderate-income housing units shall be 

required to undertake and pay the costs of the marketing of the affordable units in their 
respective developments, subject to the direction and supervision of the Administrative 
Agent. 

 
M. The implementation of the Affirmative Marketing Plan for a development that includes 

affordable housing shall commence at least 120 days before the issuance of either a 
temporary or permanent certificate of occupancy.  The implementation of the Affirmative 
Marketing Plan shall continue until all very low, low- and moderate-income housing units 
are initially occupied and for as long as the affordable units remain deed restricted such 
that qualifying new tenants and/or purchasers continues to be necessary. 

 
N. The Administrative Agent shall provide the Affordable Housing Liaison with the 

information required to comply with monitoring and reporting requirements pursuant to 
N.J.A.C.5:80-26-1, et seq. 
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CERTIFICATION 
I Laurie A. Barton, Borough Clerk for the Borough of Washington hereby certified the foregoing 
resolution was duly adopted at the regular meeting of the Borough Council on June 16, 2020. 
 

Recoverable Signature

X
Laurie A. Barton, RMC
Borough Clerk
Signed by: 8c4b9517-0c3e-44f0-bd31-3e56b3cad3f3  
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ATTACHMENT A 
 
 

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 
 
 
 
 

1b. Development or Program Name, Address 
 
 
 
 

1c.  
Number of Affordable Units:  
 
Number of Rental Units:         
 
Number of For-Sale Units:      

1d. Price or Rental Range 
 
From   
      
To             

1e. State and Federal Funding 
Sources (if any) 
 

 

1f.   
        □  Age Restricted 
 
        □  Non-Age Restricted 

1g. Approximate Starting Dates 
 
Advertising:                                          Occupancy:       

1h. County 
Essex, Morris, Union, Warren 

1i. Census Tract(s): 
 

1j. Managing/Sales Agent’s Name, Address, Phone Number 
 
 
 
 
1k. Application Fees (if any): 
 

 
(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.) 
 
II. RANDOM SELECTION 
 

2. Describe the random selection process that will be used once applications are received. 
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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    □ 
        
 
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  Star-Ledger  

□ 
 New York Times  

 
 
TARGETS PARTIAL HOUSING REGION 2 
Daily Newspaper 

□  Daily Record Morris 

x  Express Times Warren 

Weekly Newspaper 
□  Belleville Post Essex 

□  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 
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□  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 

□  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 
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□  Record-Press Union 

□  Scotch Plains Times (Fanwood 
Times) Union 

□  Spectator Leader Union 

x  Star Gazette Warren 

□  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 

 

□ 
 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. 
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□ 
 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 

□ 
 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 
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□ 
 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 

□  Cablevision of Oakland Partial Essex, Morris 

□  Cable Vision of Morris Partial Morris 

□  Comcast of Northwest NJ Partial Morris, Warren  

□  Patriot Media & Communications Partial Morris  

□  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 
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□  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 
 

□  WKXW-FM 101.5 
 

□  WQCD 101.9 
 

□  WNEW 102.7 
 

□  WKTU 103.5 
 

□  WAXQ 104.3 
 

□  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 
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□  
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 

□  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 
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□  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 

□  Sino Monthly North Jersey/NYC area Chinese-American 
 
 
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 Spanish-Language 
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Rutherford, Elizabeth, 
Fort Lee, Greeebrook, 
Linden, Lyndenhurst, 
Newark, North 
Plainfield, Orange, 
Passaic, Paterson, 
Plainfield, Roselle, 
Scotch Plains, Union, 
Union City, West NY 

□  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 

□  United Airlines 1 Newark Airport, Newark, NJ 

□ 
 University of Medicine/Dentistry 

Office of Marketing & Media 
Relations 
150 Bergen Street Room D347 
Newark, NJ 07103 

□  Public Service Enterprise Group 80 Park Plz Newark, NJ 07102 

□  Prudential Insurance 
751 Broad Street, Newark, NJ 
07102-3777 

□  
Horizon Blue Cross & Blue Shield 
of NJ 

3 Raymond Plz W Newark, NJ 
07102 

□ 
 

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 

□ 
 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 

□ 
 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 

□  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  
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□  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 

□  A.J. Seabra inc, 574 Ferry St Newark 

□  
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 

□  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 

□  
Union County College 
 1033 Springfield Ave Cranford,NJ 

 
Warren County 
□  Masterfoods USA 800 High Street Hackettstown, NJ 

□  Warren Hospital 185 Roseberry St Phillipsburg, NJ 

□  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 

    
    
    

 
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 

□ 
Morris County Library 30 East Hanover Avenue, Whippany, NJ 07981 

□ 
Warren County Library Headquarters 199 Hardwick Street, Belvidere, NJ 07823 

□ 
Essex County/Hall of Records 465 Dr. Martin Luther King, Jr. Blvd, Newark, NJ 

07102 (973)621-4400 

□ 
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) 

 

 
4c. Sales/Rental Office for units (if applicable) 
 
 

 
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 Q4 

Washington Borough Council Resolution Adopting 

For-Sale and Rental Operating Manuals +  

Operating Manuals 

  



 

00401628  

RESOLUTION  2021-22 

A RESOLUTION OF THE BOROUGH COUNCIL OF THE BOROUGH OF WASHINGTON, IN 
THE COUNTY OF WARREN, STATE OF NEW JERSEY AUTHORIZING AND ADOPTING 
THE ‘FOR-SALE OPERATING MANUAL’; ‘RENTAL OPERATING MANUAL’, ‘MARKET TO 
AFFORDABLE PROGRAM OPERATING MANUAL’, AND ‘REHABILITATION PROGRAM 
OPERATING MANUAL’ FOR THE BOROUGH OF WASHINGTON 

 WHEREAS, in accordance with the Fair Housing Act and the New Jersey Uniform Housing 
Affordability Controls (N.J.A.C. 5:80-26-1, et seq.), the Borough of Washington is required to adopt all 
program operating manuals, which set forth the procedures for administering the programs and their 
associated affordability controls for affordable housing units created within the Borough of Washington; 
and 

 WHEREAS, the Borough of Washington Planner and the Borough of Washington Mayor and 
Council reviewed and supports the four (4) proposed manuals, For-Sale Operating Manual; Rental 
Operating Manual; Market to Affordable Program Manual; and Rehabilitation Program Manual, a copy of 
each of which is incorporated herein as if set forth at length. 

 NOW, THEREFORE, BE IT RESOLVED, by the Borough of Washington Mayor and Council, 
County of Warren, State of New Jersey, that the Borough does hereby authorize and adopt the following 
four (4) operating manuals, subject to final approval as to form by the Borough Planner and Attorney: 

1. For-Sale Operating Manual 
2. Rental Operating Manual 
3. Market to Affordable Program Manual 
4. Rehabilitation Program Manual 

BE IT FURTHER RESOLVED, that this Resolution shall take effect immediately. 

Certification 
I, Laurie A. Barton, Clerk of the Borough of Washington, County of Warren, State of New Jersey, do hereby certify 
that the foregoing Resolution is a true and exact copy of a Resolution adopted by the Borough Council of The Borough 
of Washington on January 19, 2021 

 
 

Recoverable Signature

X
Laurie A. Barton, RMC
Borough Clerk
Signed by: 8c4b9517-0c3e-44f0-bd31-3e56b3cad3f3  

 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the corporate seal of the Borough this  

19th day of   January  , 2021.   
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INTRODUCTION 
The purpose of this Operating Manual is to describe the policies and procedures of the 

Borough of Washington’s Affordable Housing For-Sale Program. It will serve as a guide to 

the program staff and the public alike. This manual describes the basic content and 

operation of the various affordability assistance program components. This manual may 

be periodically revised to reflect changes in local, state, and federal policies and 

regulations relative to implementation of the affordable housing programs described 

herein. 

Implementation of any procedure, even if it is not included in this Operating Manual, 

shall be in accordance with the Federal Fair Housing Act and Equal Opportunities laws1, 

the Uniform Housing Affordability Controls (UHAC) N.J.A.C. 5:80-26.1 et seq.2, the 

substantive rules of the Council on Affordable Housing N.J.A.C. 5:93 as revised and the 

affordable housing regulations of the Borough of Washington (hereafter referred to as 

the “Regulations”). The responsibilities of the administrative agent are outlined in 

Ordinance Section §94-87.18. In accordance with the Federal Fair Housing Act and Equal 

Opportunities laws it is unlawful to discriminate against any person making application to 

buy or rent a home with regard to age, race, religion, national origin, sex, handicapped 

or familial status.   

AFFIRMATIVE MARKETING 
OVERVIEW OF THE REQUIREMENTS OF AN AFFIRMATIVE MARKETING PLAN 
All affordable units are required to be affirmatively marketed using the Borough of 

Washington’s Affirmative Marketing Plan. An Affirmative Marketing Plan is a regional 

marketing strategy designed to attract households of all majority and minority groups, 

regardless of race, creed, color, national origin, ancestry, marital or familial status, 

gender, affectional or sexual orientation, disability, age, or number of children to housing 

units which are being marketed by an administrative agent or a developer, sponsor, 

owner or property manager of affordable housing.  The primary objectives of an 

Affirmative Marketing Plan are to target households who are least likely to apply for 

affordable housing, and to target households throughout the entire housing region in 

 

1 http://www.hud.gov/offices/fheo/FHLaws/index.cfm    

2 http://www.nj.gov/dca/affiliates/coah/regulations/uhac.html  
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which the units are located. The Borough of Washington’s Affirmative Marketing Plan can 

be found in Appendix A. 

Before any sale or re-sale of an affordable unit, the unit shall be affirmatively marketed 

by the Borough’s Affordable Housing Administrative Agent to households throughout 

Affordable Housing Region 2 (consisting of Essex, Union and Warren Counties) in a 

manner consistent with the affirmative marketing requirements of the Uniform Housing 

Affordability Controls (UHAC) N.J.A.C. 5:80-26.1 et seq. The Borough has determined that 

households that live or work in Affordable Housing Region 2 shall be selected for an 

affordable housing unit before households from outside this region. Units that remain 

unoccupied after households who live or work in the region are exhausted, may be 

offered to households outside the region. 

Advertisements must contain the following information for each affordable housing 

opportunity: 

 The location of and directions to the units 

 A range of prices for the housing units 

 The bedroom size(s) of the units 

 The maximum income permitted to qualify for the housing units 

 The locations of applications for the housing units 

 The business hours when interested households may obtain an application for a 

housing unit 

 Application fees, if any 

IMPLEMENTATION OF THE AFFIRMATIVE MARKETING PLAN 

The affirmative marketing process for affordable units shall begin at least four (4) months 

prior to expected occupancy. In implementing the marketing program, the 

administrative agent shall undertake all of the strategies outlined in the Washington 

Borough Affirmative Marketing Plan. Advertising and outreach shall take place during the 

first week of the marketing program and each month thereafter until all the units have 

been sold. Applications for affordable housing shall be available in several locations in 

accordance with the Affirmative Marketing Plan.  The time period when applications will 

be accepted will be posted with the applications.  Applications shall be mailed to 

prospective applicants upon request. 

An applicant pool will be maintained by the administrative agent for re-sales. When a re-

sale affordable unit becomes available, the administrative agent will select applicants 
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from the applicant pool and, if necessary, the unit will be affirmatively marketed as 

described above. The selection of applicants from the applicant pool is described in 

more detail in this manual under Random Selection & Applicant Pools. 

DEVELOPER, AFFORDABLE HOUSING SPONSOR, LANDLORD, PROPERTY MANAGER 

If permitted by the Borough, the developer, affordable housing sponsor, landlord or 

property manager may be responsible for advertising the affordable housing in 

accordance with the Borough’s adopted Affirmative Marketing Plan.  Prior to publication 

or broadcast, draft copies of the marketing material must be submitted to the municipal 

housing liaison for approval.  Proof of publication must be submitted, including a copy of 

the final advertisements with a copy of the paid bill. Public Service Announcements shall 

be submitted by the Borough.  

RANDOM SELECTION & APPLICANT POOLS 
Ordinance §94-87.1 defines the “random selection process” as a process by which 

currently income-eligible households are selected for placement in affordable housing 

units such that no preference is given to one applicant over another except for purposes 

of matching household income and size with an appropriately priced and sized 

affordable unit (e.g., by lottery).  The Borough will employ the randomization after 

certification process. 

Applicants will be required to file a pre-application and specify the number of bedrooms 

needed. After preliminary income-eligibility is determined, the applicants will submit all 

documentation required for income verification. Once applicants are notified of 

income-eligibility, households will be categorized based on the number of bedrooms 

needed and placed into applicant pools. When a unit becomes available, the applicant 

pool of that bedroom category will be randomized using a random number generator. 

Applicant pools will be re-randomized each time a unit becomes available. 

RANDOMIZATION AFTER CERTIFICATION  

Random selection is conducted when a unit is available, and only certified households 

seeking the type and bedroom size of the available unit are placed in the lottery.  The 

process is as follows: 

 After advertising is implemented, applications are accepted for 90 days. 

 All applications are reviewed, and households are either certified or informed of 

non-eligibility. The certification is valid for 180 days and may be renewed by 

updating income-verification information. Eligible households are placed in 

applicant pools based upon the number of bedrooms needed (and any other 
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special requirements, such as regional preference or the need for an accessible 

unit). 

 When a unit is available, only the certified households in need of that type of unit 

are selected for a lottery. 

 Households are informed of the date, time, and location of the lottery and invited 

to attend. A municipal representative will also be in attendance for the lottery. 

 After the lottery is conducted, the first household selected is given 60 days to 

express interest or disinterest in the unit.  If the first household is not interested in 

the unit, this process continues until a certified household selects the unit. 

 Applications are accepted on an ongoing basis, certified households are added 

to the pool for the appropriate household income and size categories, and 

advertising and outreach is ongoing, according to the Affirmative Marketing 

Plan. 

MATCHING HOUSEHOLDS TO AVAILABLE UNITS 

In referring certified households to specific restricted units, to the extent feasible, and 

without causing an undue delay in occupying the unit, the administrative agent shall 

strive to implement the following policies: 

 Provide an occupant for each unit bedroom;   

 Provide children of different sex with separate bedrooms;  

 Prevent more than two persons from occupying a single bedroom; 

 Require that all the bedrooms be used as bedrooms; and 

 Require that a couple requesting a two-bedroom unit provide a doctor’s note 

justifying such request. 

The administrative agent cannot require an applicant household to take an affordable 

unit with a greater number of bedrooms, as long as overcrowding is not a factor. A 

household can be eligible for more than one (1) unit category and should be placed in 

the applicant pool for all categories for which it is eligible. 

HOUSEHOLD ELIGIBILITY & CERTIFICATION 
Before any household can purchase a restricted unit, the administrative agent must 

certify the household as income-eligible. Certification of a household involves the 

verification of two critical pieces of data: 1) household size and composition, including 

gender; and 2) the total income and assets for all household members over 18 years of 

age. The certification process begins with the applicant completing an application in its 

entirety and providing the required backup documentation. Once eligibility documents 
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and data have been collected, the administrative agent can begin the process of 

calculating the household’s income for verification. Please note that preliminary eligibility 

is based solely on self-reported information by the applicant and is in no way a 

guarantee of eligibility. The current income limits are attached as Appendix B of this 

manual. 

PROCEDURE FOR INCOME-ELIGIBILITY CERTIFICATION 
The administrative agent shall require each member of an applicant household who is 18 

years of age or older to provide documentation to verify their income. 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:  

 Four (4) current consecutive pay stubs (including both the check and the stub), 

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. 

 Copies of Federal and State income tax returns for each of the preceding three 

tax years - a Form 1040 Tax Summary for the past three (3) tax years can be 

requested from the local Internal Revenue Service Center or by calling 1-800-829-

1040. 

 A letter or appropriate reporting form verifying monthly benefits such as 

o Social Security or SSI – Current award letter or computer printout letter 

o Unemployment – verification of Unemployment Benefits  

o Welfare -TANF3 current award letter 

o Disability - Worker’s compensation letter or 

o Pension income (monthly or annually) – a pension letter 

 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 or education scholarship/stipends – 

current award letter. 

 Current reports of savings and checking accounts (bank statements and 

passbooks) and income reports from banks or other financial institutions holding 

or managing trust funds, money market accounts, certificates of deposit, stocks 

 
3 TANF – Temporary Assistance for Needy Families 
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or bonds (in brokerage accounts – most recent statements and/or in certificate 

form – photocopy of certificates).  

 Evidence or reports of income from directly held assets, such as real estate or 

businesses. 

 Interest in a corporation or partnership – Federal tax returns for each of the 

preceding three tax years. 

 Current reports of assets – Market value appraisal or realtor comparative market 

analysis and bank/mortgage company statement indicating current mortgage 

balance. For rental property, attach copies of all leases.  

Administrative agents must notify applicant households of their eligibility within 20 days of 

the administrative agent’s determination.   

Households with a verified total household income that exceeds 80 percent of the 

regional income limit for the appropriate family size are ineligible for purchase or rental of 

restricted units. A letter rejecting the household’s application shall be mailed to the 

household.  

Similarly, households with a verified total household income that is within the income 

limits, but too low to afford any of the units administered by the administrative agent shall 

be sent a letter rejecting the household’s application, and/or referring them to housing 

counseling or the Affordability Assistance Program, if applicable. 

Households with a verified total household income of less than 80 percent shall be issued 

a letter certifying eligibility. This certification is valid for 180 days. If the administrative 

agent is unable to place the household in a restricted unit at the conclusion of 180 days, 

an extension may be granted once the household’s eligibility is verified. Pursuant to 

N.J.A.C. 5:80-26.16(b), certifications may be renewed in writing at the request of a 

certified household for an additional period of 180 days at the discretion of the 

administrative agent. 

Once the applicant is certified and matched to an available unit, the administrative 

agent must secure from the applicant a signed and notarized acknowledgement of their 

requirements and responsibilities in owning a restricted unit. UHAC’s Disclosure Statement 

(Appendix J of UHAC and Appendix D of this manual) shall be forwarded to the 

applicants. 

In addition to non-eligibility based on income, the administrative agent may deny a 

certification because of the household’s failure or inability to document household 
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composition, income, assets, sufficient funds for down payment, or any other required 

facts and information.  A household may also be denied certification if the administrative 

agent determines that there was a willful or material misstatement of fact made by the 

applicant. 

DISMISSAL OF APPLICATIONS 

Applications can be dismissed for the following reasons: 

1. The application is not signed or submitted on time. 

2. The applicant commits fraud, or the application is not truthful or complete. 

3. The applicant cannot or does not provide documentation to verify their income 

or other required information when due. 

4. The household income does not meet the minimum or maximum income 

requirements for a particular property. 

5. The applicant owns assets that exceed the Asset Limit.  

6. The applicant fails to respond to any inquiry in a timely manner. 

7. The applicant is non-cooperative or abusive with the staff, property manager, 

landlords or the Sellers of affordable units. 

8. The applicant changes address or other contact information without informing 

the administrative agent in writing. 

9. The applicant is unable to obtain suitable and legitimate financing for a sale unit 

or fails to verify attendance in a homebuyer credit counseling program when 

required to do so by the program rules. 

10. The applicant does not respond to periodic update inquiry in a timely fashion. 

11. The applicant fails to sign the Compliance Certification, Certificate for Applicant, 

Contract for Sale, Deed Restriction as may be required. 

12. The applicant, once approved, fails to close on a sale in a timely manner. 

Applicants will also be removed from all lists held by the administrative agent once they 

have been approved for an affordable unit.  However, these applicants may re-apply for 

other opportunities in that municipality once they have occupied their unit. 

Applicants who are dismissed may re-apply.  A minimum time period of six (6) months 

applies in most situations where the applicant has been withdrawn for fraud, poor credit, 

uncooperative behavior or other serious matters. 

Applicants are not automatically removed from sales lists if they do not respond to a 

Notice of Availability. 
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Applications may be held in abeyance for a period not to exceed 60 days if there is an 

error on the credit report, so that the applicant can correct the error and re-apply.  Units 

will not be held open for that applicant.  However, once the credit report is corrected, 

the applicant will be given a priority for the next opportunity at that property. 

APPEALS 

Appeals from all decisions of an administrative agent shall be filed in writing with the 

Court.  

DETERMINING AFFORDABLE SALES PRICES 
To determine the affordable sales prices, the administrative agent uses the most recently 

updated calculators provided by the Affordable Housing Professionals of New Jersey 

(AHPNJ), located at: https://ahpnj.org/resources/2019-coah-calculators. 

DEVELOPMENT CONSIDERATIONS AND COMPLIANCE ISSUES 

There are several regulations that must be considered from the development 

perspective before the sales prices of individual units can be calculated. These 

requirements should be discussed at the first meeting between the Municipal Housing 

Liaison/Administrative Agent and developer or affordable housing sponsor. The following 

is a summary of the requirements for ownership projects.  

Bedroom Distribution. The standards on the distribution of unit sizes for affordable 

developments require that:  

 The combined number of efficiency and one-bedroom units may be no greater 

than 20 percent of the total low- and moderate-income units;  

 At least 30 percent of all low- and moderate-income units must be two-bedroom 

units;  

 At least 20 percent of all low- and moderate-income units are three-bedroom 

units; and  

 The remainder, if any, may be allocated at the discretion of the developer. 

Age-restricted Units. In determining the initial sales prices and rents for compliance with 

the affordability average requirements for restricted units in assisted living facilities and 

age-restricted developments, the following standards shall be used: 

 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; and 
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 A two-bedroom unit shall be affordable to a two-person household or to two one-

person households. 

 The initial purchase price for all restricted ownership units shall be calculated so 

that the monthly carrying cost of the unit, including principal and interest (based 

on a mortgage loan equal to 95 percent of the purchase price and the Federal 

Reserve H.15 rate of interest), taxes, homeowner and private mortgage insurance 

and condominium or homeowner association fees do not exceed 28 percent of 

the eligible monthly income of the appropriate size household as determined 

under N.J.A.C. 5:80-26.4, as may be amended and supplemented; provided, 

however, that the price shall be subject to the affordability average requirement 

of N.J.A.C. 5:80-26.3, as may be amended and supplemented. 

Pricing by Household Size. Initial sales prices are based on targeted “model” household 

sizes for each size home as determined by the number of bedrooms. Initial sales prices 

and rents must adhere to the following rules. These maximum sales prices are based on 

the Affordable Housing Regional Income Limits at the time of occupancy:  

 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 sales prices.  They are not guidelines 

for matching household sizes with unit sizes. The pricing of age-restricted units may not 

exceed affordability based on a two-person household. 

DETERMINING MAXIMUM INITIAL SALES PRICES 

The maximum sales price for an ownership unit is determined by first calculating the 

amount that an appropriately sized household can afford for housing expenses at 

various income ranges.  Several related expenses (homeowner insurance, private 

mortgage insurance (PMI), association fees and taxes) must then be subtracted from the 

household’s maximum monthly contribution toward housing expenses to arrive at the 

Size of Unit 
Household Size  

Used to Determined  
Max Sales Price 

Studio/Efficiency 1 
1 Bedroom 1.5 
2 Bedrooms 3 
3 Bedrooms 4.5 
4 Bedrooms 6 
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maximum monthly mortgage payment. The calculated mortgage amount, a five (5%) 

percent down payment, and the current lending rate must be used to arrive at the 

maximum sales price.  

ADDITIONAL REGULATIONS FOR AN OWNERSHIP DEVELOPMENT 

In addition to the regulations in the previous Section entitled Development 

Considerations and Compliance Issues, ownership developments must also comply with 

the following regulations: 

Division of Units: Low- and Moderate-income. In each affordable ownership 

development, at least 50 percent of all affordable units must be affordable to low-

income households. The remaining affordable units must be affordable to moderate-

income households.   

Affordability Average. Each affordable development must achieve an affordability 

average of no more than 55 percent of the regional median income for restricted 

ownership units. In achieving this affordability average, moderate-income ownership 

units must be available for at least three (3) different prices for each bedroom type, and 

low-income ownership units must be available for at least two different prices for each 

bedroom type.  

Maximum Initial Sales Price. The maximum initial sales price of restricted ownership units 

within each affordable development shall be affordable to households earning no more 

than 70 percent of the regional median income.  

Condominium/Homeowner Association Fees. Owners of affordable units and owners of 

market-rate units must be charged identical condominium or homeowner fees and/or 

special assessments. 

DETERMINING RESALE PRICES 

Calculating the maximum resale price (MRP) for an ownership unit involves applying the 

annual percentage increase corresponding with each calendar year since the Seller 

bought the house. No increase is permitted during the balance of the calendar year 

immediately after the sale. A Resale Price Calculator is available on AHPNJ’s website. By 

selecting the proper county and inputting the year the home was purchased, along with 

the price the current owner paid for the home, the calculator will determine the MRP for 

the home. The spreadsheet also includes a calculation to determine the maximum 

amount a homeowner may refinance, which requires the approval of the administrative 

agent.  
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REQUESTS FOR INCREASES IN MAXIMUM SALES PRICE 

Pursuant to Ordinance Sections §94-87.9 and §94-87.12 of the Borough code, an owner 

of a restricted unit may ask the administrative agent to increase the sales price of their 

home beyond the maximum sales price on the basis of approved capital improvements. 

Only those improvements that render the unit suitable for a larger household or that add 

an additional bathroom can increase the calculated maximum sales price. In no event 

shall the maximum sales price of an improved housing unit exceed the limits of 

affordability for the larger households.   

Additionally, the purchase of a central air conditioning system installed subsequent to 

the initial sale and not included in the initial sales price may be made a condition of the 

resale provided the price, subject to a 10-year straight-line depreciation, for example, a 

10 percent reduction in value each year since installation, may be approved by the 

administrative agent.  In this instance, the approved value of the central air conditioning 

does not increase the resale price but is listed as a separate item on the HUD 1 form. 

Options or upgrades purchased at the time of the initial sale are not considered part of 

the initial sales price and therefore do not affect the value or sales price at the time of 

resale.  Unless otherwise approved by the administrative agent, the purchase of any 

property other than central air conditioning shall not be made a condition of the unit 

resale.   

DETERMINING THE RECAPTURE MORTGAGE AMOUNT  

The amount that the Mortgage Note recaptures is the difference between the fair 

market value and the restricted maximum sales price.  Fair market value is based on 

either an appraisal of its unrestricted price or the unit’s equalized assessed value of its 

unrestricted price, at the time of each purchase.  For example, if the restricted sales price 

of the unit is $110,000 and the appraised unrestricted market value of the unit is $200,000, 

the Recapture Mortgage Note would be for $90,000. The Borough has determined to use 

the equalized assessed value to establish the amount of the Recapture Mortgage.  

PROCEDURES FOR MAINTAINING LONG-TERM CONTROLS 
Pursuant to N.J.A.C. 5:80-26.14(a)8, N.J.A.C. 5:80-26.15(c) and N.J.A.C. 5:80-26.17 current 

records must be maintained by the administrative agent and outdated records must be 

given to the Borough for safe-keeping. A file must be created and maintained on each 

restricted unit for its control period. The administrative agent maintains detailed records 

on all marketing initiatives. A comprehensive list of the administrative agent duties is 

provided in Ordinance Section §94-87.18. 
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FILES TO BE MAINTAINED ON EVERY APPLICANT 

The administrative agent will maintain files on every applicant.  All files will contain a 

preliminary application.  If an applicant’s preliminary application is approved, and the 

applicant files a formal application, the file will contain at a minimum: 

 Application Form 

 Income Verification  

 Letter of Certification of Eligibility or Letter of Determination of Ineligibility. 

Individual files will be maintained throughout the process and submitted to the Borough 

upon termination of the program. 

FILES TO BE MAINTAINED ON EVERY UNIT 

The administrative agent will maintain files on every unit for the length of the affordability 

controls.  The unit file will contain at a minimum: 

 Base sales prices 

 Identification as low- or moderate-income 

 Description of number of bedrooms and physical layout 

 Floor plan 

 Original deed restriction 

 Affordability control documents, including Declarations of Covenants, Conditions 

and Restrictions, Mandatory Deed Restrictions for Ownership Units (Appendix C), 

Deeds, Recapture Mortgages, Recapture Mortgage Notes, Disclosure Statement 

(Appendix D) 

 Application materials, verifications and certifications of all present owners, 

pertinent correspondence, any documentation of home improvement, hardship 

or income waivers or other approvals granted by an administrative agent, 

certificate of exemption 

FILES TO BE MAINTAINED ON EVERY PROJECT 
The administrative agent will maintain files on every project for the length of the 

affordability controls. The project file will contain at a minimum: 

 Condominium Master Deed 

 Condominium Public Offering 

 Crediting Information 

FILES TO BE MAINTAINED ON THE APPLICANT POOL 

 Any changes to the applicant pool 

 Any action taken with regard to the applicant pool 
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 Any activity that occurs that affects a particular applicant 

 Current applications for all applicants whose status is active in the applicant pool 

 The application, the initial rejection notice, the applicant’s reply to the notice, a 

copy of the administrative agent’s final response to the applicant, and all 

documentation of the reason the applicant’s name was removed from the 

applicant pool. 

ENFORCEMENT 
Ordinance Section §94-87.20 outlines the requirements pertaining to the enforcement of 

affordable housing regulations. 

WAIVERS AND EXEMPTIONS 

Hardship and Income Waivers 

An owner may not rent out their unit to any other person, not even to members of the 

owner’s family.  The administrative agent may grant a Hardship Waiver for the following 

extenuating circumstances: 

 The owner’s employer is temporarily sending the owner to a work place a great 

distance from the owner’s home 

 The owner is called up for military service 

An owner of a low-income unit may request that the unit be sold to a household whose 

income exceeds the established income eligibility criteria for a low-income household by 

submitting a written request for an Income Waiver to the administrative agent.  The 

owner must demonstrate that this request is consistent with the following reasons for an 

Income Waiver: 

 The owner has made a good faith effort to sell the unit to a certified household 

for 180 days in accordance with procedures required by the administrative agent 

and no certified household has made a “reasonable” offer during the 180-day 

period.  A” reasonable” offer is any offer at or above the maximum sale price for 

a new unit at the original range of affordability at the time of the current sale. 

 The owner has demonstrated a willingness to consider price offers lower than the 

maximum allowable resale price, taking into account current market conditions 

and the marketability of the unit. 

 The owner has advertised the unit’s availability in newspapers and other locations 

likely to be noticed by potential purchasers. 
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The administrative agent may grant an Income Waiver upon demonstration that the 

owner has made a good faith effort to sell the unit and subject to DCA determining that 

there is an insufficient number of low-income purchasers in the market to permit prompt 

occupancy of the unit. 

Upon receipt of a request for an Income Waiver, the Borough shall have first option to 

purchase the unit at the approved resale price and holding, renting or conveying it to a 

certified household. The Borough shall have 30 days in which to exercise this option. 

The administrative agent shall approve or deny a Hardship Waiver in writing within 30 

days of receipt all requested verification.   

The administrative agent shall approve or deny an Income Waiver in writing within 10 

days of receipt of all requested verification from the owner and a determination by DCA 

that there are an insufficient number of low-income purchasers in the market to permit 

prompt occupancy of the units.  The Income Waiver shall be provided to the owner with 

a copy to the Buyer at the time of closing.  The original shall be filed with the Deed.  The 

Income Waiver is only valid for the designated resale transaction.  All future resales will be 

in accordance with the deed restrictions and sold to income eligible households for no 

more than the approved indexed resale price. 

The approval of an Income Waiver for a particular resale does not guarantee receipt of 

the maximum resale price to the owner. 

If the administrative agent denies a Hardship Waiver or Income Waiver, the owner may 

appeal the decision of the administrative agent within 30 days from the date of 

notification of the decision of the administrative agent (see Appeals). If a written request 

has not been received within 30 days following the household’s receipt of notification, 

the denial will be final. Owners shall be required to produce documentation to support 

their claim.   

EXEMPT TRANSACTIONS 

The following title transactions shall be deemed “non-sales” and the administrative agent 

shall provide the owner receiving title with written confirmation of the exemption to those 

restrictions that determine occupancy of the unit. 

 Transfer of ownership between former spouses ordered as a result of a judicial 

decrees of divorce or judicial decree of separation (but not including sales to 

third parties); 

 Transfer of ownership between family members by will or intestate succession; 
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 Transfer of ownership through an Executor’s Deed to a Class A beneficiary; and 

 Transfer of ownership by Court Order. 

An exempt transfer of ownership does not terminate the resale restrictions or existing liens 

on the property.  All liens must be satisfied in full prior to subsequent resale and all 

subsequent resale prices must be calculated using the resale price index in compliance 

with the term of the affordable housing regulations. 

The exempt transaction shall not be considered as a recorded transaction in calculating 

subsequent resale prices. 

The owner shall notify the administrative agent in writing of any proposed transaction 

that requires approval as an exempt transaction.  The owner shall supply the 

administrative agent with all necessary documentation to demonstrate that the 

transaction qualifies as an exemption as defined above.  The administrative agent shall 

approve or deny in writing a request for a Certificate of Exemption within 15 days of the 

receipt of the request. 

If the administrative agent denies the exemption, the owner may appeal the decision of 

the administrative agent within 30 days from the date of notification of the decision of 

the administrative agent (see Appeals). If a written request has not been received within 

30 days following the household’s receipt of notification, the denial will be final. Owners 

shall be required to produce documentation to support their claim.   

A Certificate of Exemption shall be filed with the Deed at the time of transfer of title. 

VIOLATIONS, DEFAULTS AND REMEDIES 
In the event of a threatened breach of any of the regulations governing the affordable 

unit by an owner, the administrative agent shall have all the remedies provided at law or 

equity, including the right to seek injunctive relief or specific performance, it being 

recognized by both parties that it will cause irreparable harm to the Borough, in light of 

the public policies set forth in the Fair Housing Act and the obligation for the provision of 

low- and moderate-income housing. 

Upon the occurrence of a breach of any of the regulations governing the affordable unit 

by an owner, the Borough shall have all remedies provided at law or equity, including 

but not limited to foreclosure, acceleration of all sums due under a mortgage, 

recoupment of any funds from a sale in the violation of the regulations, injunctive relief to 

prevent further violation of the regulations, entry on the premises, and specific 

performance. 
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PROCEDURES FOR MAINTAINING LONG-TERM CONTROLS 
Pursuant to N.J.A.C. 5:80-26.14(a)8, N.J.A.C. 5:80-26.15(c) and N.J.A.C. 5:80-26.17 current 

records must be maintained by the administrative agent and outdated records must be 

given to the Borough for safe-keeping. A file must be created and maintained on each 

restricted unit for its control period. Administrative agents maintain detailed records on all 

marketing initiatives.  

MONITORING 

The current annual monitoring information required to be maintained and reported 

annually to the municipal housing liaison can be found on the DCA website at:  

https://www.nj.gov/dca/affiliates/coah/upcoming/ctmproject.html  

The information required for each unit includes but is not limited to: 

 Street Address 

 Block/Lot/Qualifier/Unit Number 

 Housing Type 

 Income:  Very Low/Low/Moderate 

 Initial Rental Price 

 % of affordability 

 Bedroom Type 

 Age-restricted 

 Handicap accessible/adaptable 

 CO #, date 

 Effective date of affordability controls 

 Length of affordability controls (years) 

 Date Affordability controls removed 

RELEASING UNITS 

The procedure for releasing restricted units is outlined in Ordinance Section §94-87.8. The 

Release (Quitclaim Deed) for Restricted Units can be found in Appendix E. 
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FOR-SALE HOUSING PROGRAM AUDIT CHECKLIST 
UP-TO-DATE OPERATING MANUAL 

Income Limits 
Sample Forms and Letters 

AFFIRMATIVE MARKETING 
Copies of Display Ads 
Copies of PSA Requests 
Copies of Marketing Requests 

RANDOM SELECTION 
Log of Applications Received 
Log of Random Selection Results 
Database of Referrals 

MAINTENANCE OF RECORDS  
Files to Be Maintained on Every Applicant 
Preliminary Application 
Application Form 
Income Verification, including spreadsheet to calculate applicant’s income 
Letter of Certification of Eligibility or Letter of Determination of Ineligibility 
Files to Be Maintained on Every Unit 
Base sales prices 
Identification as low- or moderate-income 
Description of number of bedrooms and physical layout 
Floor plan 
Original deed restriction 
Affordability control documents, including Declarations of Covenants, Conditions and 
Restrictions, Deed Restrictions, Deeds, Recapture Mortgages, Recapture Mortgage 
Notes, Disclosure Statement  

Application materials, verifications and certifications of all present owners, pertinent 
correspondence, any documentation of home improvement, hardship or income 
waivers or other approvals granted by an AA, certificate of exemption 

Files to Be Maintained on Every Project 
Condominium Master Deed 
Condominium Public Offering 
Crediting Information 

MONITORING INFORMATION  
Complete Monitoring Reporting Forms 
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INTRODUCTION 
The purpose of this Operating Manual is to describe the policies and procedures of the 

Borough of Washington’s Affordable Housing Rental Program. It will serve as a guide to 

the program staff and the public alike. This manual describes the basic content and 

operation of the various affordability assistance program components. This manual may 

be periodically revised to reflect changes in local, state, and federal policies and 

regulations relative to implementation of the affordable housing programs described 

herein. 

Implementation of any procedure, even if it is not included in this Operating Manual, 

shall be in accordance with the Federal Fair Housing Act and Equal Opportunities laws1, 

the Uniform Housing Affordability Controls (UHAC) N.J.A.C. 5:80-26.1 et seq.2, the 

substantive rules of the Council on Affordable Housing N.J.A.C. 5:93 as revised and the 

affordable housing regulations of the Borough of Washington (hereafter referred to as 

the “Regulations”). The responsibilities of the administrative agent are outlined in 

Ordinance Section §97-84.17. In accordance with the Federal Fair Housing Act and Equal 

Opportunities laws, it is unlawful to discriminate against any person making application to 

buy or rent a home with regard to age, race, religion, national origin, sex, handicapped 

or familial status.   

AFFIRMATIVE MARKETING 
OVERVIEW OF THE REQUIREMENTS OF AN AFFIRMATIVE MARKETING PLAN 
All affordable units shall be affirmatively marketed in accordance with the Borough of 

Washington’s Affirmative Marketing Plan. An Affirmative Marketing Plan is a regional 

marketing strategy designed to attract households of all majority and minority groups, 

regardless of race, creed, color, national origin, ancestry, marital or familial status, 

gender, affectional or sexual orientation, disability, age, or number of children to housing 

units which are being marketed by an administrative agent or a developer, sponsor, 

owner or property manager of affordable housing.  The primary objectives of an 

Affirmative Marketing Plan are to target households who are least likely to apply for 

affordable housing, and to target households throughout the entire housing region in 

 
1 http://www.hud.gov/offices/fheo/FHLaws/index.cfm    

2 http://www.nj.gov/dca/affiliates/coah/regulations/uhac.html  



Borough of Washington   July 2020 
Affordable Housing Rental Operating Manual      

 3 

which the units are located. The Borough's Affirmative Marketing Plan is attached as 

Appendix A to this document.  

Before any rental or re-rental of an affordable unit, the unit shall be affirmatively 

marketed by the Borough’s Affordable Housing Administrative Agent to households 

throughout Affordable Housing Region 2 (consisting of Warren, Camden and Gloucester 

Counties) in a manner consistent with the affirmative marketing requirements of the 

Uniform Housing Affordability Controls (UHAC) N.J.A.C. 5:80-26.1 et seq. The Borough has 

determined that households that live or work in Affordable Housing Region 2 shall be 

selected for an affordable housing unit before households from outside this region. Units 

that remain unoccupied after households who live or work in the region are exhausted, 

may be offered to households outside the region. 

Advertisements must contain the following information for each affordable housing 

opportunity: 

 The location of and directions to the units 

 A range of prices for the housing units 

 The bedroom size(s) of the units 

 The maximum income permitted to qualify for the housing units 

 The locations of applications for the housing units 

 The business hours when interested households may obtain an application for a 

housing unit 

 Application fees, if any 

IMPLEMENTATION OF THE AFFIRMATIVE MARKETING PLAN 

The affirmative marketing process for affordable units shall begin at least four (4) months 

prior to expected occupancy. In implementing the marketing program, the 

administrative agent shall undertake all of the strategies outlined in the Borough’s 

Affirmative Marketing Plan. Advertising and outreach shall take place during the first 

week of the marketing program and each month thereafter until all the units have been 

sold. Applications for affordable housing shall be available in several locations in 

accordance with the Affirmative Marketing Plan.  The time period when applications will 

be accepted will be posted with the applications.  Applications shall be mailed to 

prospective applicants upon request. 

An applicant pool will be maintained by the administrative agent for re-rentals. When a 

re-rental affordable unit becomes available, the administrative agent will select 
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applicants from the applicant pool and, if necessary, the unit will be affirmatively 

marketed as described above. The selection of applicants from the applicant pool is 

described in more detail in this manual under Random Selection & Applicant Pools. 

RANDOM SELECTION & APPLICANT POOLS 
Ordinance §94-87.1 defines the “random selection process” as a process by which 

currently income-eligible households are selected for placement in affordable housing 

units such that no preference is given to one applicant over another except for purposes 

of matching household income and size with an appropriately priced and sized 

affordable unit (e.g., by lottery).  The Borough will employ the randomization after 

certification process. 

Applicants will be required to file a pre-application and specify the household 

composition and number of bedrooms needed. After preliminary income-eligibility is 

determined, the applicants will submit all documentation required for income 

verification. Once applicants are notified of certified, households will be categorized 

based on the number of bedrooms needed and placed into applicant pools. When a 

unit becomes available, the applicant pool of that bedroom category will be 

randomized using a random number generator. Applicant pools will be re-randomized 

each time a unit becomes available. 

RANDOMIZATION AFTER CERTIFICATION  

Random selection is conducted when a unit is available, and only certified households 

seeking the type and bedroom size of the available unit are placed in the lottery.  The 

process is as follows: 

 After advertising is implemented, applications are accepted for 90 days. 

 All applications are reviewed, and households are either certified or informed of 

non-eligibility. The certification is valid for 180 days and may be renewed by 

updating income-verification information. Eligible households are placed in 

applicant pools based upon the number of bedrooms needed (and any other 

special requirements, such as regional preference or the need for an accessible 

unit). 

 When a unit is available, only the certified households in need of that type of unit 

are selected for a lottery. 

 Households are informed of the date, time, and location of the lottery and invited 

to attend. A municipal representative will also be in attendance for the lottery. 
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 After the lottery is conducted, the first household selected is given 60 days to 

express interest or disinterest in the unit.  If the first household is not interested in 

the unit, this process continues until a certified household selects the unit. 

 Applications are accepted on an ongoing basis, certified households are added 

to the pool for the appropriate household income and size categories, and 

advertising and outreach is ongoing, according to the Affirmative Marketing 

Plan. 

MATCHING HOUSEHOLDS TO AVAILABLE UNITS 

In referring certified households to specific restricted units, to the extent feasible, and 

without causing an undue delay in occupying the unit, the administrative agent shall 

strive to implement the following policies: 

 Provide an occupant for each unit bedroom;   

 Provide children of different sex with separate bedrooms;  

 Prevent more than two persons from occupying a single bedroom; 

 Require that all the bedrooms be used as bedrooms; and 

 Require that a couple requesting a two-bedroom unit provide a doctor’s note 

justifying such request. 

The administrative agent cannot require an applicant household to take an affordable 

unit with a greater number of bedrooms, as long as overcrowding is not a factor. A 

household can be eligible for more than one (1) unit category and should be placed in 

the applicant pool for all categories for which it is eligible. 

HOUSEHOLD ELIGIBILITY & CERTIFICATION 
Before any household can rent a restricted unit, the administrative agent must certify the 

household as eligible. Certification of a household involves the verification of two critical 

pieces of data: 1) Household size and composition, including gender; and 2) The total 

income and assets for all household members over 18 years of age. The certification 

process begins with the applicant completing an application in its entirety and providing 

the required backup documentation. Once eligibility documents and data have been 

collected, the administrative agent can begin the process of calculating the 

household’s income for verification. Please note that preliminary eligibility is based solely 

on self-reported information by the applicant and is in no way a guarantee of eligibility. 

The current income limits are attached as Appendix B of this manual. 
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PROCEDURE FOR INCOME-ELIGIBILITY CERTIFICATION 

The administrative agent shall require each member of an applicant household who is 18 

years of age or older to provide documentation to verify their income. 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:  

 Four (4) current consecutive pay stubs (including both the check and the stub), 

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. 

 Copies of Federal and State income tax returns for each of the preceding three 

(3) tax years – 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. 

 A letter or appropriate reporting form verifying monthly benefits such as 

o Social Security or SSI – Current award letter or computer printout letter 

o Unemployment – verification of Unemployment Benefits  

o Welfare -TANF3 current award letter 

o Disability - Worker’s compensation letter or 

o Pension income (monthly or annually) – a pension letter 

 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, 

recent original letters from the court or education scholarship/stipends or current 

award letter. 

 Current reports of savings and checking accounts (bank statements and 

passbooks) and income reports from banks or other financial institutions holding 

or managing trust funds, money market accounts, certificates of deposit, stocks 

or bonds.  

 Evidence or reports of income from directly held assets, such as real estate or 

businesses. 

 Interest in a corporation or partnership – Federal tax returns for each of the 

preceding three tax years. 

 
3 TANF – Temporary Assistance for Needy Families 
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 Current reports of assets – Market value appraisal or realtor comparative market 

analysis and bank/mortgage company statement indicating current mortgage 

balance. For rental property, attach copies of all leases.  

Administrative agents must notify applicant households of their eligibility within 20 days 

the administrative agent’s determination.   

Households with a verified total household income that exceeds 80 percent of the 

regional income limit for the appropriate family size are ineligible for purchase or rental of 

restricted units. A letter rejecting the household’s application shall be mailed to the 

household.  

Similarly, households with a verified total household income that is within the income 

limits, but too low to afford any of the units administered by the administrative agent shall 

be sent a letter rejecting the household’s application, and/or referring them to housing 

counseling or the Affordability Assistance Program, if applicable.   

Households with a verified total household income of less than 80 percent shall be issued 

a letter certifying eligibility. This certification is valid for 180 days. If the administrative 

agent is unable to place the household in a restricted unit at the conclusion of 180 days, 

an extension may be granted once the household’s eligibility is verified. Pursuant to 

N.J.A.C. 5:80-26.16(b), certifications may be renewed in writing at the request of a 

certified household for an additional period of 180 days at the discretion of the 

administrative agent. 

Once the applicant is certified and matched to an available unit, the administrative 

agent must secure from the applicant a signed and notarized acknowledgement of their 

requirements and responsibilities in renting a restricted unit. UHAC’s Disclosure Statement 

(Appendix K of UHAC and Appendix C of this manual) shall be forwarded to the 

applicants. 

In addition to non-eligibility based on income, the administrative agent may deny a 

certification because of the household’s failure or inability to document household 

composition, income, assets, sufficient funds for down payment, or any other required 

facts and information.  A household may also be denied certification if the administrative 

agent determines that there was a willful or material misstatement of fact made by the 

applicant. 
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DISMISSAL OF APPLICATIONS 

Applications can be dismissed for the following reasons: 

1. The application is not signed or submitted on time. 

2. The applicant commits fraud, or the application is not truthful or complete. 

3. The applicant cannot or does not provide documentation to verify their income 

or other required information when due. 

4. The household income does not meet the minimum or maximum income 

requirements for a particular property. 

5. The applicant owns assets that exceed the Asset Limit.  

6. The applicant fails to respond to any inquiry in a timely manner. 

7. The applicant is non-cooperative or abusive with the staff, property manager or 

landlord.  

8. The applicant changes address or other contact information without informing 

the administrative agent in writing. 

9. The applicant does not meet the credit standard or other requirement set forth 

by managers of rental properties. 

10. The applicant fails to verify attendance in a credit counseling program when 

required to do so by the program rules. 

11. The applicant does not respond to periodic update inquiry in a timely fashion. 

12. The applicant fails to sign the Compliance Certification, Certificate for Applicant, 

Lease Document, as may be required. 

13. The applicant, once approved, fails to sign the lease in a timely manner. 

14. Applicants will also be removed from all lists held by the administrative agent 

once they have been approved for an affordable unit.  However, these 

applicants may re-apply for other opportunities in that municipality once they 

have occupied their unit. 

Applicants who are dismissed may re-apply.  A minimum time period of six (6) months 

applies in most situations where the applicant has been withdrawn for fraud, poor credit, 

uncooperative behavior or other serious matters. Applicants are not automatically 

removed from rental lists if they do not respond to a Notice of Availability. Applications 

may be held in abeyance for a period not to exceed 60 days if there is an error on the 

credit report, so that the applicant can correct the error and re-apply.  Units will not be 

held open for that applicant.  However, once the credit report is corrected, the 

applicant will be given a priority for the next opportunity at that property. 
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APPEALS 

Appeals from all decisions of an administrative agent shall be filed in writing with the 

Court.  

DETERMINING AFFORDABLE RENTS 
To determine the affordable rents, the administrative agent uses the most recently 

updated calculators provided by AHPNJ, located at: 

https://ahpnj.org/resources/2019-coah-calculators. 

DEVELOPMENT CONSIDERATIONS AND COMPLIANCE ISSUES 

There are several regulations that must be considered from the development 

perspective before the rents of individual units can be calculated. These requirements 

should be discussed at the first meeting between the Municipal Housing Liaison/ 

Administrative Agent and homeowner.  

Bedroom Distribution. The standards on the distribution of unit sizes for affordable 

developments require that:  

 The combined number of efficiency and one-bedroom units may be no greater 

than 20 percent of the total low- and moderate-income units;  

 At least 30 percent of all low- and moderate-income units must be two-bedroom 

units;  

 At least 20 percent of all low- and moderate-income units are three-bedroom 

units; and  

 The remainder, if any, may be allocated at the discretion of the developer. 

Age-restricted Units. In determining the initial sales prices and rents for compliance with 

the affordability average requirements for restricted units in assisted living facilities and 

age-restricted developments, the following standards shall be used: 

 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; and 

 A two-bedroom unit shall be affordable to a two-person household or to two one-

person households. 

Pricing by Household Size. Initial rents are based on targeted “model” household sizes for 

each size home as determined by the number of bedrooms. Initial rents must adhere to 

the following rules. These maximum rents are based on the Affordable Housing Regional 

Income Limits at the time of occupancy:  
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 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.  They are not guidelines for 

matching household sizes with unit sizes. The pricing of age-restricted units may not 

exceed affordability based on a two-person household. 

DETERMINING INITIAL RENTS 

To determine the initial rents the administrative agent uses the HUD, Region 2 Rent and 

Income levels. 

Affordability Average. The average rent for all affordable units cannot exceed 52 

percent of the regional median income. At least one rent for each bedroom type must 

be offered for both low-income and moderate-income units.  

Maximum Rent. When including percentages in the rental calculator, the maximum rent 

for a moderate-income unit shall be affordable to households earning no more than 60 

percent of median income and the maximum rent for a low-income unit shall be 

affordable to households earning no more than 52 percent of median income. The 

maximum rent for a very low-income units shall be affordable to households earning no 

more than 30 percent of median income. 

DETERMINING RENT INCREASES 

Annual rent increases are permitted in affordable units. Rent increases are permitted at 

the anniversary of tenancy according to AHPNJ’s Annual Affordable Housing Regional 

Income Limits Chart, available on AHPNJ’s website. 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.   

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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The maximum allowable rent would be calculated by starting with the rent schedule 

approved as part of initial lease-up of the development and calculating the annual 

increase from the initial lease-up year to the present. Rents may not be increased more 

than once a year, may not be increased by more than one court-approved 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.  

The requirements pertaining to maximum increases in rents are established within §94-

87.5(D)(1)(e) of the Borough Code. 

PROCEDURES FOR MAINTAINING LONG-TERM CONTROLS 
Pursuant to N.J.A.C. 5:80-26.14(a)8, N.J.A.C. 5:80-26.15(c) and N.J.A.C. 5:80-26.17 current 

records must be maintained by the administrative agent and outdated records must be 

given to the Borough for safe-keeping. A file must be created and maintained on each 

restricted unit for its control period. The administrative agent maintains detailed records 

on all marketing initiatives. A comprehensive list of the administrative agent duties is 

provided in Ordinance Section §94-87.18. 

FILES TO BE MAINTAINED ON EVERY APPLICANT 

The administrative agent will maintain files on every applicant.  All files will contain a 

preliminary application.  If an applicant’s preliminary application is approved, and the 

applicant files a formal application, the file will contain at a minimum: 

 Application Form 

 Tenant Information Form  

 Income Verification  

 Letter of Certification of Eligibility or Letter of Determination of Ineligibility 

Individual files will be maintained throughout the process and submitted to the Borough 

upon termination of the program. 

FILES TO BE MAINTAINED ON EVERY UNIT 

The administrative agent will maintain files on every unit for the length of the affordability 

controls.  The unit file will contain at a minimum: 

 Base rent 

 Identification as low- or moderate-income 

 Description of number of bedrooms and physical layout 

 Floor plan 
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 Application materials, verifications and certifications of all present owners, 

pertinent correspondence 

 Copy of lease 

 Disclosure Statement (Appendix K of UHAC and Appendix C of this manual) 

FILES TO BE MAINTAINED ON EVERY PROJECT 

The administrative agent will maintain files on every project for the length of the 

affordability controls. The project file will contain at a minimum: 

• Condominium Master Deed 

• Condominium Public Offering 

• Crediting Information 

• Original deed restriction 

• Affordability control documents, including Declarations of Covenants, Conditions 

and Restrictions, Deed Restrictions (Appendix E-2 of UHAC and Appendix D of this 

manual), Deeds, Recapture Mortgages, Recapture Mortgage Notes, Disclosure 

Statement (Appendix K of UHAC and Appendix C of this manual) 

FILES TO BE MAINTAINED ON THE APPLICANT POOL 

 Any changes to the applicant pool 

 Any action taken with regard to the applicant pool 

 Any activity that occurs that affects a particular applicant 

 Current applications for all applicants whose status is active in the applicant pool 

 The application, the initial rejection notice, the applicant’s reply to the notice, a 

copy of the administrative agent’s final response to the applicant, and all 

documentation of the reason the applicant’s name was removed from the 

applicant pool. 

ENFORCEMENT 
Ordinance Section §94-87.20 outlines the requirements pertaining to the enforcement of 

affordable housing regulations. 

MONITORING 

The current annual monitoring information required to be maintained and reported 

annually to the municipal housing liaison can be found on the DCA website at:  

https://www.nj.gov/dca/affiliates/coah/upcoming/ctmproject.html  

The information required for each unit includes but is not limited to: 

 Street Address 
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 Block/Lot/Qualifier/Unit Number 

 Housing Type 

 Income:  Very Low/Low/Moderate 

 Initial Rental Price 

 % of affordability 

 Bedroom Type 

 Age-restricted 

 Handicap accessible/adaptable 

 CO #, date 

 Effective date of affordability controls 

 Length of affordability controls (years) 

 Date Affordability controls removed 

VIOLATIONS, DEFAULTS AND REMEDIES 
In the event of a threatened breach of any of the regulations governing the affordable 

unit by an owner of a rental development, the administrative agent shall have all the 

remedies provided at law or equity, including the right to seek injunctive relief or specific 

performance, it being recognized by both parties that it will cause irreparable harm to 

the Borough, in light of the public policies set forth in the Fair Housing Act and the 

obligation for the provision of low- and moderate-income housing. 

Upon the occurrence of a breach of any of the regulations governing the affordable 

units by an owner of a rental development, the Borough shall have all remedies provided 

at law or equity, including but not limited to foreclosure, acceleration of all sums due 

under a mortgage, recoupment of any funds from a sale in the violation of the 

regulations, injunctive relief to prevent further violation of the regulations, entry on the 

premises, and specific performance. 
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RENTAL HOUSING PROGRAM AUDIT CHECKLIST  
UP-TO-DATE OPERATING MANUAL 

Income Limits 
Sample Forms and Letters 

AFFIRMATIVE MARKETING 
Copies of Display Ads 
Copies of PSA Requests 
Copies of Marketing Requests 

RANDOM SELECTION 
Log of Applications Received 
Log of Random Selection Results 
Database of Referrals 

MAINTENANCE OF RECORDS  
Files to Be Maintained on Every Applicant 
Preliminary Application 
Application Form 
Tenant Information Form 
Income Verification 
Letter of Certification of Eligibility or Letter of Determination of Ineligibility 
Files to Be Maintained on Every Unit 
Base rent 
Identification as low- or moderate-income 
Description of number of bedrooms and physical layout 
Floor plan 
Application materials, verifications and certifications of all present tenants, pertinent 
correspondence 
Copy of lease 
Disclosure Statement  
Original deed restriction with length of controls 
Files to Be Maintained on Every Project 
Condominium Master Deed 
Condominium Public Offering 
Crediting Information 
Original deed restriction 
Affordability control documents, including Declarations of Covenants, Conditions 
and Restrictions, Deed Restrictions, Deeds, Recapture Mortgages, Recapture 
Mortgage Notes, Disclosure Statement 

MONITORING INFORMATION  
Complete Monitoring Reporting Forms 
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ORDINANCE NO. ____ 

BOROUGH OF WASHINGTON 

WARREN COUNTY, NEW JERSEY 

HIGHLANDS AFFORDABLE HOUSING ORDINANCE 

 

WHEREAS, the Borough of Washington is located in the Highlands Region with lands lying 

within the Planning Area, as defined by section 7 of the Highlands Act; and 

WHEREAS, the Governing Body of the Borough of Washington has, on behalf of the 

municipality, petitioned the Highlands Council for Plan Conformance with respect to Borough of 

Washington lands located within the Planning Area portion of the Highlands Region; and 

WHEREAS, the Petition filed with the Highlands Council contains proposed amendments to the 

municipal planning program, including amendments to the Environmental Resource Inventory, Master 

Plan, and Land Use Ordinance, which together are intended to achieve conformance with the Regional 

Master Plan and provide immediate protections to vital Highlands Resources located within the Borough 

of Washington; and 

WHEREAS, the Borough Council of the Borough of Washington adopted the Highlands 

Conformance Ordinance to become a fully conforming municipality under the Highlands Council; and 

WHEREAS, the Highlands Council requires that all conforming municipalities within the 

Highlands Region adopt the Highlands Affordable Housing Ordinance to implement the standards of the 

Fair Housing Act (C.52:27D-329.9);  

 NOW, THEREFORE, BE IT ORDAINED by the Borough Council of the Borough of 

Washington, County of Warren that the following is hereby adopted as an amendment to the Borough of 

Washington land use ordinances: 

SECTION 1.  Highlands Affordable Housing Ordinance 

1. Any development consisting of five or more newly constructed residential units shall reserve for 

occupancy at least 20 percent (20%) of the residential units constructed for low- or moderate-

income households.  

2. Development exempt from the Highlands Act is not exempt from the 20% reservation requirement.  
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3. A minimum of 13% of the affordable units shall be reserved for very low-income households 

pursuant to section 7 of P.L.2008, c.46 (C.52:27D-329.1).  

4. No density bonus or presumptive density increase over existing zoning shall be required to be 

granted by the municipality for the construction of the affordable housing units on site. Density 

bonuses or presumptive density increases may be provided through Fair Share Plans and 

implementing ordinances to address affordable housing needs of the municipality where 

inclusionary housing projects are selected as a compliance mechanism by the municipality.  

5. Municipalities shall provide for the local review of the required 20% set aside of affordable units 

to be provided by requiring the submission of an Affordable Housing Production Plan in 

accordance with the following:  

a. An Affordable Housing Production Plan shall detail all issues related to affordable units 

and must be submitted to the municipality’s Development Review Board at the time 

application is made for any development requiring affordable housing pursuant to this 

ordinance.  

b. The Affordable Housing Production Plan shall be a condition of the completeness 

determination and is hereby added to the submission requirements checklist for any new 

residential development or major residential subdivision proposing five or more new units.  

c. The Affordable Housing Production Plan shall include at a minimum the anticipated 

bedroom distribution, income split, anticipated administrative entity, tenure, maintenance 

obligations and any other information pertinent to the creation and long-term support of 

the affordable housing units.  

d. All Affordable Housing Production Plans shall be the subject of review by the 

municipality’s Planning, Zoning, or Land Use Board for consistency with these guidelines, 

the RMP, and the municipality’s certified Housing Element and Fair Share Plan.  

e. Compliance with the RMP, the Fair Housing Act and the Affordable Housing Production 

Plan shall be a condition of any local approval.  

f. Any approval shall be accompanied by a requirement for a development agreement 

between the applicant and the municipality. 

g. The development agreement shall detail the responsibilities of all parties and shall include 

the phasing plan for the construction and occupancy of the affordable housing units.  

SECTION 2.    At least three copies of said full Ordinance are on file in the Office of the Municipal 

Clerk for public examination and acquisition. Copies are available for inspection or acquisition during 

regular weekday working hours and arrangements have been made for the publication of said proposed 
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Ordinance in pamphlet or other similar form which will be available for purchase from the Borough 

Clerk. 

SECTION 3.    This ordinance shall take effect upon final passage and publication according to law. 

SECTION 4.    The Borough Clerk is hereby directed to give notice at least ten days prior to the 

hearing on the adoption of this Ordinance to the County Planning Board, and to all others entitled 

thereto pursuant to the provisions of N.J.S.A. 40:550-15. Upon adoption of this Ordinance, after 

public hearing thereon, the Borough Clerk is further directed to publish notice of passage thereof and 

file a copy of this Ordinance as finally  adopted with the County Planning Board as required by N.J.S.A. 

40:550-16, the Highlands Council, and the Borough Tax Assessor. 

SECTION 5.  All ordinances or parts of ordinances inconsistent herewith are hereby repealed. 

SECTION 6.  If any section, subsection, sentence, clause, phrase or portion of this ordinance is for 

any reason held invalid or unconstitutional by a court of competent jurisdiction, such portion shall be 

deemed a separate, distinct and independent provision, and such holding shall not affect the validity of 

the remaining portions. 

 

ATTEST       BOROUGH OF WASHINGTON 

 

____________________________________          _________________________________  

Borough Clerk             Mayor 

 

INTRODUCED:           ADVERTISED:   

 

PUBLIC HEARING:  

 

ADOPTED:            ADVERTISED:   

 


