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Housing Element 
The Township of Hamilton, Mercer County, has prepared this Housing Element and 
Fair Share Plan as an amendment to the municipal master plan in accordance with 
the New Jersey Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.) and the New Jersey 
Fair Housing Act 2 (N.J.S.A. 52:27D-301 et seq.). 

The Municipal Land Use Law requires that a municipal master plan include a housing 
element to enable the municipality to exercise the power to zone and regulate land 
use. The housing element is adopted by the municipal planning board and endorsed 
by the municipal governing body, and is drawn to achieve the goal of meeting the 
municipal obligation to provide for a fair share of the regional need for affordable 
housing. 

This Housing Element and Fair Share Plan amends the Township’s master plan to 
address affordable housing planning requirements for the time period known as 
Round 4, which includes the decade between July 2025 and July 2035.  It addresses 
the Township’s cumulative fair share obligation for the period from 1987 through 
2035.  The Township last adopted a Round 3 Housing Element on January 23, 2020. 
This plan will replace the 2020 Round 3 plan. 

Affordable Housing in New Jersey 

The Mt. Laurel II doctrine requires that all municipalities provide a realistic 
opportunity for their fair share of low and moderate income housing. The Hamilton  
Fair Share Plan is the Township’s proposal for satisfying its share of the regional 
affordable housing needs under applicable affordable housing regulations.  

This Plan provides the Township’s fair share obligation and details its strategies for 
addressing its present, prior, and prospective housing needs. The New Jersey Fair 
Housing Act established the New Jersey Council on Affordable Housing (COAH). COAH 
was responsible for developing rules and regulations on affordable housing, as well 
as approving municipalities’ submitted affordable housing plans. The COAH approval 
process was known as Substantive Certification.  

COAH adopted its first set of rules, known as ‘Round 1,’ for the period of 1987 through 
1993. COAH ‘Round 2’ covered the 1993 to 1999 time period. These rounds are now 
combined and collectively referred to as the ‘Prior Round,’ which covers the 1987 to 
1999 time period. 

COAH adopted its first Round 3 rules in 2005. The Round 3 rules included a new 
methodology for calculating affordable housing, known as Growth Share. These rules 
were challenged, and the Appellate Division invalidated the Round 3 rules in 2007.  
COAH then adopted its second set of Round 3 rules in 2008; these rules also used the 
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Growth Share methodology and were found invalid by the Appellate Division in 2010. 
COAH was directed to prepare new rules that used the Prior Round methodologies of 
establishing the statewide and regional affordable housing obligation and assigning 
municipalities their fair share of the regional affordable housing obligations. 

COAH prepared new rules in 2014, but failed to adopt them. In response, a motion 
was filed with the New Jersey Supreme Court to enforce litigant’s rights in response 
to COAH’s lack of action. On March 10, 2015 the Supreme Court issued its decision to 
enforce litigant’s rights and established a procedure for municipalities to transition 
their COAH applications to the Courts. 

The Supreme Court established a new procedure that requires participating towns, 
such as Hamilton, to submit a Declaratory Judgment action. The Township of 
Hamilton filed its action of Declaratory Judgment with the Court on or about July 8, 
2015.  
 
Fair Share Housing Center (FSHC), a nonprofit affordable housing advocacy group, 
was considered an “interested party” in all municipal Declaratory Actions.  The 
Township and FSHC settled its affordable housing litigation as memorialized in a 
settlement agreement dated December 19, 2016.  
 
Round 4 Affordable Housing 
On March 20, 2024 Governor Murphy signed new legislation known as P.L.2024, c.2 
that amended the state’s Fair Housing Act and changed the affordable housing 
process in New Jersey.  
 
The Fair Housing Act (FHA) Amendment (“FHA 2” or the “Act”) eliminated the Council 
on Affordable Housing (COAH), directed the Department of Community Affairs (DCA) 
to prepare nonbinding affordable housing obligations, changed certain aspects of the 
vacant land process, eliminated and revised available bonus credits, and imposed 
strict deadlines on municipalities.   
 
Pursuant to the FHA 2, municipalities must adopt a Housing Element and Fair Share 
Plan by June 30, 2025.  This plan conforms to the requirements established in the 
legislation and FHA 2 and addresses Hamilton’s Prior Round, Round 3 and Round 4 
affordable housing obligations.  
 
Mandatory Contents of the Housing Element 
 
Pursuant to the New Jersey Fair Housing Act (FHA 2), “a municipality’s housing 
element shall be designed to achieve the goal of access to affordable housing to meet 
present and prospective housing needs, with particular attention to low-and 
moderate-income housing.”  The essential plan components are: 



Housing Element and Fair Share Plan 
Township of Hamilton — Prepared: June 13, 2025 

 

   
Page 3 

 

• 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; 

• 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; 

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

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

• 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); and, 

• 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; 

• 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);  

• 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 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 P.L. 2024, 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  

• 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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This Housing Element and Fair Share Plan Amendment addresses the above 
requirements. 

Analysis of Demographic, Housing, and Employment 
Characteristics 

As required by N.J.S.A. 52:27D-310, all housing elements must contain a discussion of 
the municipality’s demographic, housing, and economic characteristics. The 
following subsections fulfill this requirement by providing a profile of the Township 
of Hamilton with information from the US Census Bureau, the New Jersey 
Department of Labor and Workforce Development, and the Delaware Valley 
Regional Planning Commission. 

Population Characteristics 

Table 1 shows the population trends for the Township of Hamilton and 
Mercer County from 1930 to 2020. As shown, Hamilton’s population 
increased by approximately 65,176 residents during this period. The greatest 
increases occurred in the periods from: 1940 to 1950, when the Township’s 
population increased by approximately 36.2 percent; 1950 to 1960, when 
there was an increase of approximately 58.0 percent; and between 1960 to 
1970, when population increased by approximately 22.4 percent. After 1970, the 
Township’s population increased at much lower rates, which ranged from a high 
of approximately 4.5 percent between 1980 and 1990 to a low of about 0.6 percent 
between 1990 and 2000.  

Mercer County’s population also increased over the period from 1930 to 
2020. Indeed, the County’s population increased by 200,197 residents over this 
period, with the greatest increases occurring in the periods from: 1940 to 1950, 
when population increased by about 16.5 percent; 1950 to 1960, when population 
increased by about 15.9 percent; and 1960 to 1970, when population increased by 
about 14.2 percent. Like in the Township, the County’s population grew by single-
digit percentages in the period from 1970. 
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Table 1 
POPULATION CHANGE, 1930 – 2020 

Township of Hamilton & Mercer County 
 

Township of Hamilton 
  Change 

Year Population Number Percent 
1930 27,121 ------ ------ 
1940 30,219 3,098 11.4 
1950 41,156 10,937 36.2 
1960 65,035 23,879 58.0 
1970 79,609 14,574 22.4 
1980 82,801 3,192 4.0 
1990 86,553 3,752 4.5 
2000 87,109 556 0.6 
2010 88,464 1,355 1.6 
2020 92,297 3,833 4.3 

 
Mercer County 

  Change 
Year Population Number Percent 
1930 187,143 ------ ------ 
1940 197,318 10,175 5.4 
1950 229,781 32,463 16.5 
1960 266,392 36,611 15.9 
1970 304,116 37,724 14.2 
1980 307,893 3,777 1.2 
1990 325,824 17,931 5.8 
2000 350,761 24,937 7.7 
2010 366,513 15,752 4.5 
2020 387,340 20,827 5.7 

 
Sources:  

1930 - 1950: “Number of Inhabitants, New Jersey.” 
https://www2.Census.Gov/library/publications/decennial/1950/population-volume-
2/23024255v2p30ch1.pdf. U.S. Census Bureau, 1950. 
1940 - 2000: “New Jersey Population Trends 1790 to 2000.” . Division of Labor Market and 
Demographic Research New Jersey State Data Center, August 2001. Accessed February 4, 
2025. 
https://www.nj.gov/labor/labormarketinformation/assets/PDFs/census/2kpub/njsdcp3.pdf. 
2010: 2010 U.S. Census (Table P3) 
2020: 2020 U.S. Census (Table DP1) 

  



Housing Element and Fair Share Plan 
Township of Hamilton — Prepared: June 13, 2025 

 

   
Page 6 

 

Population Composition by Age 
 
Table 2 shows population by age cohort in the Township of Hamilton during 2010 
and 2020. As can be seen, the population increased by 3,833 residents or 4.3 percent 
between 2010 and 2020. The age cohorts with the largest increases were: 65-74, 
which increased by 3,412 residents or 50.4 percent; 25-34, which increased by 1,825 
residents or 17.6 percent; 55-64, which increased by 1,505 residents or 12.5 percent; 
and 85+, which increased by 175 residents or 7.6 percent. The age-cohort with the 
largest decrease was 45-54, which decreased by 2,258 residents or 15.9 percent. The 
change in all other age cohorts was less than ± 5.0 percent.  
 
 

Table 2 
POPULATION BY AGE 
Township of Hamilton 

 

 
2010 Population 2020 Population Change 2010-2020 

Persons Percent Persons Percent Persons Percent 

       
Under 5 4,585 5.18 4,516 4.89 -69 -1.5 
5-14 10,486 11.85 9,985  10.82 -501 -4.8 
15-24 10,816 12.23 10,594  11.48 -222 -2.1 
25-34 10,454 11.82 12,289  13.31 1,835 17.6 
35-44 11,971 13.53 11,691  12.67 -280 -2.3 
45-54 14,197 16.05 11,939  12.94 -2,258 -15.9 
55-64 11,999 13.56 13,504  14.63 1,505 12.5 
65-74 6,771 7.65 10,183  11.03 3,412 50.4 
75-84 4,889 5.53 5,125  5.55 236 4.8 
85+ 2,296 2.60 2,471  2.68 175 7.6 
TOTALS 88,464 100 92,297 100 3,833 4.3 

 
Sources:  

2010: 2010 U.S. Census (Table PCT12) 
2020: 2020 U.S. Census (Table DP1) 

 
As has been shown in Table 2, there has been considerable growth in the 85+, 65-74, 
55-65, and 25-34 age cohorts. The effects of the change in the distribution of 
Hamilton’s population among age cohorts can be summarized in the change in the 
median age of the Township’s population, which increased by approximately 0.6 
years, from 41.8 years to 42.4 years, in the period from 2010 to 2020. This represents 
an increase of about 1.4 percent. By comparison, the median age of Mercer County’s 
population increased by approximately 0.7 years, from 37.8 years to 38.5 years, 
which equates to an increase of about 1.7 percent. Table 3 summarizes the 
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distribution of the Township’s and County’s populations among age cohorts, as well 
as the change in the median age of said populations. 
 
 

Table 3 
PERCENTAGE POPULATION DISTRIBUTION, 2010 & 2020 

Township of Hamilton & Mercer County 
 

Age Group 
2010 Percentage of Population 2020 Percentage of Population 
Township of 

Hamilton Mercer County Township of 
Hamilton Mercer County 

Under 5 5.2 5.9 4.9 5.1 
5-14 11.9 12.7 10.8 12.2 

15-24 12.2 15.0 11.5 14.9 
25-34 11.8 12.8 13.3 13.1 
35-44 13.5 14.1 12.7 13.0 
45-54 16.0 15.2 12.9 13.2 
55-64 13.6 11.7 14.6 13.0 
65+ 15.8 12.6 19.3 15.4 

TOTALS 100 100 100 100 

     
Median Age 41.8 37.8 42.4 38.5 

 
Sources:  

2010: 2010 U.S. Census (Tables PCT12, P13) 
2020: 2020 U.S. Census (Tables DP1, P13) 
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Existing Housing Characteristics 

Type of Household 

A household is a group of people who occupy a housing unit as their usual place of 
residence. As shown in Table 4, there were 36,125 households in the Township of 
Hamilton in 2020. The majority, or approximately 72.6 percent, of households 
consisted of two or more persons. The remaining 27.4 percent of households 
consisted of one person. Table 4 provides additional details on the types of 
households in Hamilton Township during 2020. 
 
 

Table 4 
TYPES OF HOUSEHOLDS, 2020 

Township of Hamilton 
 

Type of Households Total 
Number in 
Subgroup 

Percent of 
Total 

      
TOTAL HOUSEHOLDS   36,125  
      
One Person  9,882 27.4 

 Male Householder 4,080  11.3 

  65 years or older 1,469  4.1 

 Female Householder 5,802  16.1 
  65 years or older 3,333  9.2 

      
Two or More Persons  26,243 72.6 
Married Couple Families 17,474  48.4 

 With Own Children Under 18 6,245  17.3 
Cohabitating Couple 2,201  6.1 
 With Own Children Under 18 719  2.0 
Male Householder Not living alone 1,935  5.4 

 With Own Children Under 18 418  1.2 
Female Householder Not living alone 4,633  12.8 
 With Own Children Under 18 1,583  4.4 

 
Source: 2020 U.S. Census (Table DP1) 
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Household Size 

Table 5 provides further details on household size in the Township of Hamilton 
during 2020. As shown, the most frequent household size was two people, which 
accounted for 31.7 percent of all households in Hamilton and 29.0 percent of all 
households in Mercer County. The average household size in Hamilton was 
2.54, which is 0.10 less than the average household size of 2.64 in Mercer County 
during 2020.   

Table 5 
HOUSEHOLD SIZE, 2020 

Township of Hamilton & Mercer County 

Township of Hamilton Mercer County 
Household Size Number Percent Number Percent 
1 Person 9,882 27.4 37,042 26.6 
2 Persons 11,453 31.7 40,482 29.0 
3 Persons 6,181 17.1 24,317 17.4 
4 Persons 5,090 14.1 21,923 15.7 
5 Persons 2,259 6.3 9,311 6.7 
6+ Persons 1,260 3.5 6,286 4.5 
TOTALS 36,125 100.0 139,361 100.00 
Average Household Size 2.54 2.64 

Source: 2020 U.S. Census (Table H12) 
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Per Capita and Household Income 
 
Table 6 displays the per capita income, median household income, and population 
poverty status of Hamilton, Mercer County and the State of New Jersey. This data is 
derived from the 2023 American Community Survey Five-Year Estimates and 
represents estimated average conditions over the five-year period ending in 2023. 
 
As shown in Table 6, Hamilton had a lower per capita income at $46,143 than in 
Mercer County and New Jersey, where the per capita incomes were $52,101 and 
$53,118, respectively. On the other hand, Hamilton’s median household income of 
$97,481 was slightly higher than Mercer County’s median household income of 
$96,333, but lower than the State of New Jersey’s median household income of 
$101,050. However, despite the fact that Hamilton had a lower per capita income than 
in Mercer County and New Jersey, and that it had a lower median household income 
than in New Jersey, the percentage of population living below poverty status was 
significantly lower in Hamilton at 6.8 percent than in Mercer County and New Jersey, 
where 11.1 and 9.8 percent of the population lived below poverty status, respectively. 
 
 

Table 6 
PER CAPITA AND HOUSEHOLD INCOME; POVERTY STATUS 2023 

Township of Hamilton, Mercer County & New Jersey 
 

 Per Capita Income Median Household 
Income 

Percentage of Population 
Below Poverty Status  

Township of Hamilton $46,143 $97,481 6.8 
Mercer County $52,101 $96,333 11.1 
New Jersey $53,118 $101,050 9.8 

 
Source: 2023 American Community Survey 5-Year Estimates (Tables BP19301, S1901 and S1701) 
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Family Income Distribution 
 
Table 7 details family income for the Township and County as represented by 2023 
American Community Survey Five-Year Estimates. Nearly three-quarters (72.4 
percent) of Hamilton’s families earned $75,000 or more. By comparison, 
approximately 71.3 percent of Mercer County’s families earned $75,000 or more. 
 
 

Table 7 
FAMILY INCOME DISTRIBUTION, 2023 

Township of Hamilton & Mercer County 
 

 Township of Hamilton Mercer County 
Income Levels Number Percent Number Percent 

     
Less than $10,000 440 1.8 2,754 3.0 
$10,000 - $14,999 202 0.8 1,703 1.8 
$15,000 - $24,999 565 2.3 2,326 2.5 
$25,000 - $34,999 652 2.7 3,043 3.3 
$35,000 - $49,999 1,694 6.9 6,944 7.5 
$50,000 - $74,999 3,239 13.2 9,890 10.6 
$75,000 - $99,999 3,440 14.0 11,158 12.0 
$100,000 - $149,999 6,555 26.6 17,472 18.8 
$150,000 - $199,999 3,679 15.0 12,266 13.2 
$200,000 or more 4,137 16.8 25,410 27.3 
TOTALS 24,603 100.0 92,966 100.0 

 
Source: 2023 American Community Survey 5-Year Estimates (Table DP03) 
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Housing Affordability 

Table 8 identifies the maximum income limits for low, very low- and moderate-
income households in Housing Region 4. All of Mercer, Ocean and Monmouth counties 
are in Housing Region 4. 

Hamilton is in Housing Region 4. As of 2025, the median household income for a 
three-person household in Housing Region 4 was $121,200. A three-person moderate 
income household, defined as a household with an income in excess of 50 percent but 
less than 80 percent of the median income, would have an income that does not 
exceed $96,960. A four-person low-income household, defined as a household with 
income equal to or less than 50 percent but more than 30 percent of the median 
income, would have an income that does not exceed $67,300. A two-person very low-
income household, defined as a household with an income equal to 30 percent or less 
of the median income, would have an income that does not exceed $32,310. 
Finally, the 1.5 person, three-person and 4.5-person columns are used for 
calculating the pricing for one-, two- and three-bedroom affordable units.  

Table 8 
2025 REGIONAL INCOME LIMITS 

HOUSING REGION 4 

Household Size Median Income Moderate Income Low Income Very Low Income 

1 Person $94,300 $75,440 $47,150 $28,290 
1.5 Person $101,000 $80,800 $50,500 $30,300 
2 Person $107,700 $86,160 $53,850 $32,310 
2.5 Person $114,450 $91,560 $57,225 $34,335 
3 Person $121,200 $96,960 $60,600 $36,360 
4 Person $134,600 $107,680 $67,300 $40,380 
4.5 Person $140,000 $112,000 $70,000 $42,000 
5 Person $145,400 $116,320 $72,700 $43,620 
6 Person $156,200 $124,960 $78,100 $46,860 
7 Person $167,000 $133,600 $83,500 $50,100 
8 Person $177,700 $142,160 $88,850 $53,310 

Source: 2025 Affordable Housing Regional Income Limits by Household Size, Prepared by 
Affordable Housing Professionals of New Jersey (AHPNJ) – May 16, 2025 
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Housing Unit Data 
 
In 2020, there were 37,716 housing units in Hamilton, of which 36,125 were 
occupied. By comparison, the County had 150,442 housing units, of which 139,361 
were occupied.  
 
As shown in Table 9, owner-occupied housing stock comprised a greater percentage 
of the Township’s housing stock than in the County’s housing stock. In 2010, 
approximately 69.9 percent of the Township’s housing stock, versus 59.5 percent of 
the County’s housing stock, was owner-occupied. 
 
 

Table 9 
HOUSING UNIT DATA, 2020 

Township of Hamilton, Mercer County 
 

 Township of Hamilton Mercer County 

 Number Percent Number Percent 
     

Unit Type     
Occupied 36,125 95.8 139,361 92.6 
Vacant, Seasonal & Migratory 1,591 4.2 11,081 7.4 
Total 37,716 100.0 150,442 100.0 

     
Owner vs Renter Occupied Units     
Owner Occupied 25,238 69.9 82,899 59.5 
Renter Occupied 10,887 30.1 56,472 40.5 
Total Occupied Units 36,125 100.0 139,361 100.0 

 
Source: 2020 U.S. Census (Table DP1) 
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Year Householder Moved into Unit 
 
Table 10 provides the year the current householders moved into the Hamilton and 
Mercer County homes. As shown, 71.1 percent of the Township’s households moved 
into their current residences after 2000, compared to 76.7 percent countywide. 
Approximately 28.9 percent of the Township’s households and 23.3 percent of the 
County’s households moved into their residences before 2000. 
 
 

Table 10 
YEAR HOUSEHOLDER 

MOVED INTO UNIT, 2023 
Township of Hamilton & Mercer County 

 
 Township of Hamilton Mercer County 
Year Householder Moved 
into Unit Number Percent Number Percent 

     
2021 or later 2,736 7.6 12,867 9.1 
2010 - 2020 15,156 42.3 69,041 48.8 
2000 - 2009 7,603 21.2 26,607 18.8 
1990 - 1999 4,715 13.2 15,501 11.0 
1989 or earlier 5,643 15.7 17,448 12.3 
Total 35,853 100.0 141,464 100.0 

 
Source: 2023 American Community Survey 5-Year Estimates (Table DP04) 
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Housing Unit Information 
 
Table 11 includes a variety of information from the American Community Survey on 
the Township of Hamilton and Mercer County housing stocks, including when the 
housing unit was built, the number of units per structure, and the number of rooms 
and bedrooms per unit. 
 
As shown, approximately 64.3 percent of the Township’s housing stock consists of 
single-family detached structures. In contrast, single-family detached homes 
comprise approximately 47.5 percent of the County’s housing stock. 
 
As shown in Table 11, the Township’s housing stock contains more rooms than the 
County’s housing stock. In 2023, almost 59.2 percent of Hamilton’s housing units 
contained six (6) or more rooms, while approximately 54.2 percent of the County’s 
housing stock recorded the same number of rooms. On the other hand, about 25.0 
percent of the Township’s housing units contain four or more bedrooms, compared 
with approximately 26.1 percent of the County’s housing stock. 
 
Finally, approximately 75.8 percent of the Township’s housing stock was built before 
1980, Similarly, about 65.6 percent of the County’s housing stock was built before 
1980. 
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Table 11 
HOUSING UNIT INFORMATION, 2023 

Township of Hamilton & Mercer County 
 

 Township of Hamilton Mercer County 

 Number Percent Number Percent 

     
Total Units 37,027  150,600  
     
Units in Structure     
One (Single Family Detached) 23,795 64.3 71,470 47.5 
One (Single Family Attached) 3,771 10.2 30,988 20.6 
Two+ Units 9,221 24.9 47,421 31.5 
Mobile Home, Trailer Other 240 0.6 721 0.5 

     
Number of Rooms     
1 Room 564 1.52 3,748 2.5 
2 or 3 Rooms 3,290 8.9 17,338 11.5 
4 or 5 Rooms 11,239 30.4 47,815 31.7 
6 or 7 Rooms 13,246 35.8 42,942 28.5 
8+ Rooms 8,691 23.5 38,757 25.7 

     
Number of Bedrooms     
No Bedroom 658 1.8 4,164 2.8 
1 Bedroom 4,631 12.5 20,403 13.5 
2 or 3 Bedrooms 22,471 60.7 86,758 57.6 
4+ Bedrooms 9,267 25.0 39,275 26.1 

     
Year Structure Built     
2020 - later 167 0.5 691 0.5 
2010 - 2019 1,017 2.7 7,270 4.8 
2000 - 2009 2,100 5.7 12,769 8.5 
1990 - 1999 1,834 5.0 12,515 8.3 
1980 - 1989 3,861 10.4 18,569 12.3 
1960 - 1979 11,422 30.8 37,490 24.9 
1940 - 1959 11,359 30.7 32,722 21.7 
1939 or earlier 5,267 14.2 28,580 19.0 

 
Source: 2023 American Community Survey 5-Year Estimates (Table DP04) 
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Housing Conditions 
 
Housing conditions in Hamilton are good. As shown in Table 12, only 0.25 percent of 
the Township’s housing units lack complete plumbing facilities, compared to 0.29 
percent of the County’s housing units; only 0.53 percent of the Township’s housing 
units lack kitchen facilities, compared to 0.74 percent of the County’s housing units; 
and only 0.82 percent of the Township’s housing units lack telephone service, 
compared to 1.28 percent of the County’s housing units. 

In addition to the above, only about 1.56 percent of the Township’s housing stock has 
more than one person per room, compared to about 3.01 percent of the County’s 
housing stock. Having more than one person per room in an indicator of 
overcrowding. 
 
 

Table 12 
INDICATORS OF HOUSING CONDITIONS, 2023 

Township of Hamilton & Mercer County 
 

 Township of Hamilton Mercer County 

 Number Percent Number Percent 

     
Total Occupied Units 35,853  141,464  
Units Lacking Complete Plumbing 88 0.25 415 0.29 
Units Lacking Kitchen Facilities 191 0.53 1,041 0.74 
No telephone service 294 0.82 1,807 1.28 

     
Persons per Room, Occupied Units     
1.00 or less 35,292 98.44 137,202 96.99 
1.01 to 1.50 416 1.16 3,051 2.16 
1.51 or more 145 0.40 1,211 0.86 
Total Occupied Units 35,853 100.00 141,464 100.00 

 
Source: 2023 American Community Survey 5-Year Estimates (Table DP04) 
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Housing Values 
 
Table 13 shows 2023 housing values for the Township of Hamilton and Mercer 
County. As indicated, approximately 49.9 percent of the Township’s owner-occupied 
housing units are valued at over $300,000. This is less than in the County, where 
about 58.9 percent of the owner-occupied housing units are valued at over $300,000. 
This higher percentage of units is reflected in the fact that the median value of owner-
occupied units in Mercer County is greater than in the Township. Indeed, the median 
value of owner-occupied units is $351,000 in Mercer County, but $299,600 in 
Hamilton Township. 

 

Table 13 
OWNER-OCCUPIED HOUSING VALUES, 2023 

Township of Hamilton & Mercer County 
 

 Township of Hamilton Mercer County 
Housing Value Number Percent Number Percent 
Less than $50,000 395 1.5 2,100 2.4 
$50,000 - $99,999 599 2.3 4,184 4.8 
$100,000 - $149,999 967 3.8 4,813 5.5 
$150,000 - $199,999 1,982 7.7 6,107 7.0 
$200,000 - $299,999 8,966 34.8 18,766 21.4 
$300,000 - $499,999 10,515 40.9 25,913 29.6 
$500,000 - $999,999 2,176 8.5 20,329 23.2 
$1,000,000 or more 130 0.5 5,342 6.1 
TOTAL 25,730 100.0 87,554 100.0 

     
Median Value $299,600  $351,000  

 
Source: 2023 American Community Survey 5-Year Estimates (Table DP04) 
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Contract Rents 
 
Table 14 details the gross rents for renter-occupied units in Hamilton and Mercer 
County. As shown, the median monthly rent in Hamilton was $1,551, which was 
slightly higher than the median rent of $1,515 in Mercer County. In Hamilton, 53.5 
percent of all cash rents were more than $1,500, whereas in Mercer County 50.8 
percent of all cash rents were more than $1,500. 
 
 

Table 14 
GROSS RENTS, 2023 

OCCUPIED UNITS PAYING RENT 
Township of Hamilton & Mercer County 

 
 Township of Hamilton Mercer County 
Contract Rents Number Percent Number Percent 
Less than $500 156 1.6 4,571 8.7 
$500 - $999 969 9.8 5,399 10.3 
$1,000 - $1,499 3,459 35.1 15,880 30.2 
$1,500 - $1,999 3,398 34.5 14,419 27.4 
$2,000 - $2,499 1,305 13.2 6,130 11.7 
$2,500 - $2,999 308 3.1 2,743 5.2 
$3,000 or more 261 2.6 3,449 6.6 
TOTALS 9,856 100.00 52,591 100.00 

     
Median Rent $ 1,551  $ 1,515  

 
Source: 2023 American Community Survey 5-Year Estimates (Table DP04) 
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Employment Data 
 
Data from the New Jersey Department of Labor indicates that there was an average 
total of 30,615 private sector jobs located in Hamilton during 2023. This represents 
jobs located in Hamilton, not the occupational characteristics of Hamilton’s residents.  
 
Table 15 details the occupational characteristics of Hamilton residents as indicated 
by 2023 American Community Survey Five-Year Estimates. As indicated, the largest 
occupational group among Hamilton residents aged 16 years and over engaged in the 
civilian labor force is “Management, Business Science & Arts” with about 41.7 percent. 
This was also the largest occupational group in Mercer County with about 49.0 
percent of County residents aged 16 years and over engaged in the civilian labor force. 
The second largest occupational group was “Sales & Office Occupations,” which 
accounted for 21.9 percent and 17.6 percent of the Township and County residents 
aged 16 years and over engaged in the civilian labor force, respectively. The third 
largest occupational group was “Service Occupations,” which accounted for 16.9 
percent of the Township residents and 15.7 percent of the County residents aged 16 
years and over engaged in the civilian labor force. In total, these three occupational 
groups accounted for 80.6 percent of the Township residents and 82.3 percent of the 
County residents aged 16 years and over engaged in the civilian labor force. 
 
With regard to the industry of employment, it is noted that the top-three industries 
of employment among Township residents aged 16 years and over and engaged in 
the civilian labor force were “Educational Services, Health Care/Social Assist.” with 
25.1 percent; “Professional, Scientific, Management” with 11.3 percent; and “Public 
Administration” with 10.1 percent. Among County residents, the top-three industries 
of employment were “Educational Services, Health Care/Social Assist.” with 26.7 
percent; “Professional, Scientific, Management” with 14.9 percent; and “Retail Trade” 
with 8.9 percent.  
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Table 15 
OCCUPATIONAL CHARACTERISTICS, 2023 
Township of Hamilton & Mercer County 

 
 Township of Hamilton Mercer County 
Occupation Group Number Percent Number Percent 
Management, Business, Science & Arts 19,506 41.7 91,115 49.0 
Service Occupations 7,909 16.9 29,283 15.7 
Sales & Office Occupations 10,261 21.9 32,796 17.6 
Natural Resources, Construction & Maintenance 3,647 7.8 11,634 6.3 
Production, Transportation & Material 5,435 11.6 21,257 11.4 
TOTALS 46,758 100.0 186,085 100.0 

     
Industry     
Agriculture, Forestry, Fishing 128 0.3 639 0.3 
Construction 2,970 6.4 9,661 5.2 
Manufacturing 2,898 6.2 14,154 7.6 
Wholesale Trade 1,610 3.4 5,897 3.2 
Retail Trade 4,684 10.0 16,510 8.9 
Transportation and Warehousing 3,157 6.8 10,934 5.9 
Information 888 1.9 4,073 2.2 
Finance, Insurance, Real Estate 2,929 6.3 14,975 8.0 
Professional, Scientific, Management 5,305 11.3 27,724 14.9 
Educational Services, Health Care/Social Assist. 11,743 25.1 49,721 26.7 
Arts, Entertainment, Recreation, Food Services 3,467 7.4 12,567 6.8 
Other Services, Except Public Administration 2,245 4.8 7,662 4.1 
Public Administration 4,734 10.1 11,568 6.2 
TOTALS 46,758 100.0 186,085 100.00 

 
Source: 2023 American Community Survey 5-Year Estimates (Tables S2401, S2405) 
 
Table 16 provides data on the sector of employment of 30,615 jobs located within the 
Township of Hamilton. Of these jobs, 6,522 or 21.3 percent were classified as 
“Health/Social.” An additional 4,481 jobs or 14.6 percent were classified as “Retail 
Trade,” and an additional 3,615 jobs or 11.8 percent were classified as 
“Professional/Technical.” Finally, a total of 2,847 jobs or 9.3 percent were classified 
as “Accommodations/Food.” These four employment sectors account for 57 percent 
of all jobs located within the Township of Hamilton. 
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Table 16 
PRIVATE EMPLOYMENT BY SECTOR, 2023 

Township of Hamilton  
 

 Township of Hamilton 
Employee Sector Number Percent 
Agriculture 49 0.2 
Mining Unreported Unreported 
Utilities Unreported Unreported 
Construction 1,987 6.5 
Manufacturing 2,409 7.9 
Wholesale Trade 735 2.4 
Retail Trade 4,481 14.6 
Transp./Warehousing 2,316 7.6 
Information 223 0.7 
Finance/Insurance 1,382 4.5 
Real Estate 466 1.5 
Professional/Technical 3,615 11.8 
Management 253 0.8 
Admin/Waste Remediation 1,086 3.5 
Education 271 0.9 
Health/Social 6,522 21.3 
Arts/Entertainment 374 1.2 
Accommodations/Food 2,847 9.3 
Other Services 1,486 4.9 
Unclassified 87 0.3 

   
TOTAL 30,615 100.0 

 
Source: New Jersey Department of Labor and Workforce Development  
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Residential Construction 
 
Table 17 contains data on dwelling units authorized by building permit and 
demolished with a demolition permit from 2012 through 2023. This data has been 
obtained from the New Jersey Department of Community Affairs. 
 
In the reported period, a total of 1,016 new units were created and 594 units were 
demolished, resulting in a net increase of 422 units. The average annual net change 
in the reported period was slightly less than 35.2 units. 
 
 

Table 17 
NEW DWELLING UNITS AUTHORIZED BY 

BUILDING PERMIT & HOUSING UNITS DEMOLISHED 
2012 - 2023 

Township of Hamilton  
 

Year New Units Demolitions Net Change 
2012 44 17 27  
2013 101 40 61  
2014 141 33 108  
2015 26 75 -49 
2016 194 98 96  
2017 81 115 -34 
2018 21 24 -3 
2019 36 32 4  
2020 60 30 30  
2021 171 39 132  
2022 60 33 27  
2023 81 58 23  

TOTALS 1,016 594 422 
 

Source: “Development Trends Viewer.” State of New Jersey Department of Community Affairs, 
September 16, 2024. Accessed February 4, 2025. 
https://www.nj.gov/dca/codes/reporter/Development_Trend_Viewer.xlsb. 
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Population and Household Projection 
 
As has been previously mentioned, the Township of Hamilton’s population was 
92,297 at the time of the 2020 United States Census. 
 
The Delaware Valley Regional Planning Commission has released a population 
projection of 94,010 for 2035. This represents an increase of 1.9 percent over the 
Township’s 2020 population. 
 
The Delaware Valley Regional Planning Commission has not provided household 
projections to accompany their population projections. However, a basic projection 
of the number of households can be derived when the population projection is 
divided by the proportion of population to households represented by 2020 United 
States Census information (derived by the following formula: 2020 population of 
92,297 ÷ 2020 households of 36,125 = 2.5549). When this is done, a 2035 household 
projection of 36,795 results. This is 632 households or 1.7 percent more than the 
36,125 households represented by 2020 United States Census information. 
 
 

Table 18 
POPULATION AND HOUSEHOLD PROJECTION, 2035 

Township of Hamilton  
 

2020 Census Population 2035 Population Projection 
 

92,297 94,010 

 
2020 Census Households 2035 Household Projection 

 
36,125 36,795 

 
Sources:  

2020: United States Census  
2035: Calculated by T&M 
 

It is noted that the foregoing 2035 Household Projection of 36,795 is 143 households 
or approximately 0.4 percent more than would result if the average annual net change 
of slightly less than 35.2 units that is reflected data of Table 17 were used to prepare 
the 2035 Household Projection.  
 
The foregoing information has been provided for informational purposes only and in 
response to N.J.S.A. .52:27D-310.b 
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Employment Projection 
 
The Delaware Valley Regional Planning Commission (DVRPC) has released 
employment projections for the Township of Hamilton, which show an annualized 
increase of approximately 297.9 over the period from 2020 through 2035. While the 
number of jobs that is projected by the DVRPC is much higher than can reasonably be 
supported by the Township’s 2023 average total of 34,465 public and private sector 
jobs (includes: 30,615 private sector jobs; 53 federal government jobs; 636 state 
government jobs; and 3,162 local government jobs), an adjusted 2035 projection can 
be obtained if the annualized change projected by the DVRPC is applied to the 2023 
average total of 34,465 public and private sector jobs. When this is done, an adjusted 
2035 projection of 38,040 jobs results. This is summarized in Table 19. 
 
 

Table 19 
EMPLOYMENT PROJECTION, 2015 - 2050 

Township of Hamilton  
 

2023 Public and Private Employment 2035 Adjusted Employment Projection 

  
34,465 38,040 

 
Source:  
2023: New Jersey Department of Labor and Workforce Development  
2035: Calculated by T&M based on annualized raw change projected by the Delaware Valley 
Regional Planning Commission from 2020 through 2035. 
 
Note: 2023 average of 34,465 public and private sector jobs + (297.9 annual increase projected by 
Delaware Valley Regional Planning Commission × 12 years) = 38,040 jobs in 2035. 
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Fair Share Plan 

Affordable Housing Obligation 

A municipality’s affordable housing obligation is made up of both a present need 
(rehabilitation obligation) and a prospective need obligation.  Obligations are 
calculated in time periods known as “rounds.”  

Previous Round obligations have either been determined by the New Jersey Council 
on Affordable Housing (COAH), or by Court decisions.  However, pursuant to  FHA 2, 
for Round 4 and subsequent rounds, the Department of Community Affairs (DCA) was 
directed to provide a non-binding calculation of regional need and municipal present 
and prospective need obligations in accordance with the formula contained in the Act. 

DCA calculated a Round 4 present need obligation of 186 units and a prospective need 
obligation of 546 units for the Township of Hamilton. The Township analyzed the data 
that resulted in the obligation and, as permitted under the FHA 2, calculated a 
prospective need obligation of 504 units.  The Township adopted a binding resolution 
stipulating its Round 4 affordable housing obligations on January 21, 2025. 

The New Jersey Builders Association (NJBA) objected to the Township’s asserted 
prospective need obligation. A settlement was reached between the parties for a 
prospective need obligation of 520 units, as memorialized in a settlement agreement 
dated April 8, 2025.   

Hamilton Township’s  affordable housing obligations are as follows: 

• Prior Round (Rounds 1 & 2, from 1987-1999) Obligation: 705 units 
• Round 3 (from 1999-2025) Prospective Need Obligation: 521 Units 
• Round 4 (from 2025-2035) Present Need (Rehabilitation Oblig.):  186 units 
• Round 4 (from 2025-2035) Prospective Need Obligation: 520 Units 

The Township’s affordable housing obligation and the manner in which it has met and 
intends to meet it, is described in the following subsections.  
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Prior Round Obligation 

Hamilton fully satisfied its Prior Round Obligation of 705 units with a variety of 
special needs housing, inclusionary development and 100% affordable 
developments, as follows: 

• Society Hill 1 & 11:  80 units 
• Credits Without  Controls: 45 units 
• Mercer ARC – Cedar Lane*: 6 units 
• Mercer ARC – Route 156*: 6 units 
• RCA with Trenton, First Round: 69 units 
• RCA with Trenton, Second Round: 239 units 
• Community Options Group Home: 5 units and 5 bonus credits 
• Enable Group Home Gallavan Way*: 4 units and 4 bonus credits 
• Enable Group Home Flock Rd.*: 3 units and 3 bonus credits 
• Options Group Home: 4 units and 4 bonus credits 
• Mercer ARC, Murray Ave.: 4 units and 4 bonus credits 
• Mercer ARC, Compton Way: 3 units and 3 bonus credits 
• Mercer ARC, Phaeton Drive: 4 units and 4 bonus credits 
• Mercer County Veterans Center: 5 units and 5 bonus credits 
• Project Freedom, Kuser Road: 32 units and 32 bonus credits 
• VOCA: 3 units and 3 bonus credits 
• Visitation Homes:  4 units and 4 bonus credits 
• Visitation Homes: 5 units and 5 bonus credits 
• Visitation Homes: 6 units and 6 bonus credits 
• Allies, Redfern Ave.: 3 units and 3 bonus credits 
• Allies, Wilfred Ave.: 3 units and 3 bonus credits 
• SERV, Lohli Drive: 5 units and 5 bonus credits 
• SERV, Bainbridge Court: 5 units and 5 bonus credits 
• SERV, Colonial Ave.: 4 units and 4 bonus credits 
• Eden, Blue Devil Lane: 4 units and 4 bonus credits 
• Eden, Princeton Ave.: 4 units and 4 bonus credits 
• Homefront II: 8  units and 8 bonus credits 
• Homefront IV, Moffat Ave.: 4 units and 4 bonus credits 
• Homefront IV, Francis Ave.: 4 units and 4 bonus credits 
• Homefront Transitional: 4 units and 4 bonus credits 

 

The projects above marked with an asterisk (*) are known to have an expired deed 
restriction. The Township continues to work with the owners/developers to extend 
the deed restrictions through the end of the Round 4 time period.  
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Round 3 Prospective Need 

The Township of Hamilton’s Round 3 prospective need obligation is 521 units.  
The Township fully addressed its obligation with a variety of inclusionary housing, 
100% affordable development and special needs housing, as follows: 

• Mercer ARC: 4 units 
• Project Freedom, Kuser Road: 18 units and 18 bonus credits 
• Project Freedom, Sam Alito Drive: 54 units and 54 bonus credits 
• Project Freedom, Sam Alito Drive: 24 units and 24 bonus credits 
• Homefront IV, Newkirk Ave.: 4 units and 4 bonus credits 
• Homefront IV, Francis Ave.:  4 units and 4 bonus credits 
• Homefront IX: 8 units and 8 bonus credits 
• Homefront X, Greenwood: 4 units and 4 bonus credits 
• Homefront XI, Moffat Ave.: 4 units and 4 bonus credits 
• Homefront, Moffat Ave.: 4 units and 4 bonus credits 
• Homefront XVI, Connecticut Ave.: 16 units and 7 bonus credits 
• Capstone Infill: 13 units 
• Twin Ponds: 18 units 
• Brandywine Woods: 60 units 
• Enchantment Villas: 28 units 
• The Homestead: 5 units 
• Vintage Court: 4 units 
• Hamilton Senior Living: 11 units 
• Red Oak Apartments: 59 units 
• Extension of Controls: 48 units 

 

Round 4 Present Need 

The present need is a measure of overcrowded and deficient housing that is occupied 
by low- and moderate-income households. The present need has previously been 
called “rehabilitation share.”  Hamilton’s Round 4 present need obligation is 186 
units.  

The Township has established a successful rehabilitation program.  During the Round 
3 time period, almost 90 units were rehabilitated, as shown in the Rehabilitation Log 
contained in Appendix A. 
 
Hamilton proposes to address its Round 4 present need obligation via: the Hamilton 
Township Housing Authority Housing Rehabilitation Program and the Hamilton 
Housing Rehabilitation Program (administered by Isles). The Township’s 
rehabilitation program will be expanded to be available to renter-occupied as well as 
owner-occupied properties. 
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The Township’s Administrative Agent or municipal staff members will administer the 
Housing Authority Housing Rehabilitation Program with a maximum forgivable loan 
up to $15,000. Isles, hired as a consultant, will administer the Hamilton Housing 
Rehabilitation Program with a maximum forgivable loan up to $30,000. All 
rehabilitated units will comply with the definition of a substandard unit in N.J.A.C. 
5:93-5.2(b), which states, “a unit with health and safety code violations that require 
the repair or replacement of a major system.” Major systems include weatherization, 
roofing, plumbing, heating, electricity, sanitary plumbing, lead paint abatement 
and/or load bearing structural systems. All rehabilitated units shall meet the 
applicable construction code. Additionally, all rehabilitated units shall be occupied by 
low- or moderate-income households and subject to 10-year affordability controls, 
which shall be placed on the property in the form of a lien or deed restriction. It is 
anticipated that the average hard cost will be at least $10,000. 
 
Round 4 Prospective Need 
 

Hamilton’s Round 4 prospective need obligation is 520 units.  The Township will 
fully meet its obligation.   

It is noted that several of Hamilton’s proposed affordable housing mechanisms will 
be eligible for bonus credits, pursuant to the following requirements from FHA 2.  
 

Bonus Credits 

Pursuant to C.52:27D-311(k), the Act allows for 25% of a municipality’s obligation to 
be addressed via bonus credits.  Bonus credits are available in either  one unit or one-
half unit credits, as follows: 

1. One (1) unit of bonus credit: each unit of housing for special needs or 
permanent supportive housing; 

2. One (1) unit of bonus credit: each unit of housing in a 100% affordable housing 
project where the municipality contributes toward the cost of the project, 
subject to certain requirements; 

3. One (1) unit of bonus credit: each market rate unit that is converted to an 
affordable housing unit;  

4. One-half (0.5) unit of bonus credit: affordable housing created in partnership 
with a non-profit housing developer; 

5. One-half (0.5) unit of bonus credit: affordable housing within a one-half  mile 
radius of a NJ Transit or Port Authority rail, bus or ferry station; 

6. One-half (0.5) unit of bonus credit: age restricted affordable housing, to a 
maximum of 10% of the number of age-restricted units; 

7. One-half (0.5) unit of bonus credit: for each affordable three-bedroom unit 
that is above the minim number of three-bedroom units required;  
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8. One-half (0.5) unit of bonus credit: affordable housing constructed on land 
that is or was previously developed and utilized for retail, office or commercial 
space; 

9. One-half (0.5) bonus credit: extension of affordability controls; 
10. One-half (0.5) unit of bonus credit: for each very low income affordable 

housing unit provided above the required 13%; 

Hamilton Township’s Round 4 affordable housing sites and mechanisms are listed 
below. These properties meet the affordable housing rules for being approvable 
available, developable and suitable.  Their locations are shown on a map located in 
Appendix B.  

 
Age Restricted Development  
 
St.  Raphael – Holy Angels Age-Restricted Development. 

This property is located  at Block 2542, Lot 30, otherwise known as 3500 South Broad 
Street.  Lot 30 contains 12.22 acres and is situated in the R-10 Single-family 
Residential Zone District.  

The property is owned by St Raphael - Holy Angels Roman Catholic Church. The site 
is improved with four (4) structures, including a church and a school. Senior citizen 
housing subsidized by the federal and/or state government is a permitted conditional 
use pursuant to Land Development Ordinance Section 550-74C(5). 

Therefore, this site provides Round 4 credit for 70 units of age-restricted 
affordable housing, as well as seven (7) bonus credits.  

 

The Church of Our Lady of Sorrows (OLS) Age-Restricted Development 

Our Lady of Sorrows (OLS) is located at Block 1666, Lot 80, otherwise known as 3710 
East State Street. 

Lot 80 was determined to be a non-condemnation Area in Need of Redevelopment by 
the Township Council via Resolution No. 25-220. The site contains 11.834 acres and 
is presently situated in the R-10 Single-family Residential Zone District. The property 
is owned by Our Lady of Sorrows LLC and is improved with a convent building, school, 
church, and detached garage. The Township is considering adoption of a 
redevelopment plan that would permit an age-restricted development consisting of 
fifty (50) affordable residential units.  The redevelopment plan references the 
affordable units as “apartments;” therefore, it is anticipated that these would be 
rental units.  A draft of the redevelopment plan is included in Appendix C.  The 
Township Council is expected to consider adoption of the plan at a public hearing in 
July 2025.  



Housing Element and Fair Share Plan 
Township of Hamilton — Prepared: June 13, 2025 

 

   
Page 31 

 

Therefore, this site provides Round 4 credits for fifty (50) units of age-restricted 
housing, as well as five (5) bonus credits. 

 
Family Units 
 
Hamilton Gardens/Red Oaks Apartments 
 
Red Oak Apartments, also known as Hamilton Gardens, is a housing development 
consisting of 139 units. The 7.08-acre property is located at 2300 South Broad Street 
( Block 2378, Lot 7) and was completed in 1941. While the project pre-dates the Fair 
Housing Act, COAH and UHAC, it was developed such that the units were affordable 
to low- and moderate-income households. 
 
The project received an allocation 4% LIHTCs in 2001, which financed the renovation 
of the buildings. As part of this funding, 30-year affordability controls were placed on 
139 units to deed restrict them as moderate income affordable family rental units. 
Pursuant to the 2009 amendment to the Fair Housing Act (C. 45:22A-46.16), projects 
financed in whole or in part through the allocation of federal LIHTCs shall be eligible 
for affordable housing credits from COAH. The Township will pursue deed restriction 
extensions at the allowable time.  
 
Fifty-nine (59) of the 139 units contributed toward the Township’s third round 
obligation. The remaining 80 units will provide credit towards the current fourth 
round obligation. This project provides Round 4 credit for eighty (80) affordable 
family rental units.  
 
 
Redevelopment of the Train Station and Surrounding Properties.  
 
The Redevelopment Plan adopted in December 2003 includes Block 1505, Lots 10 
and 12 (former American Standard Property) and Block 1518, Lots 5, 6, 6.01, 7, 8, and 
9 (Train Station). The Township is currently preparing an amended redevelopment 
plan to provide for sixty-eight affordable units.  

Therefore, this proposal provides Round 4 affordable housing credits for sixty-eight 
(68) units of family rental housing, as well as thirty-four (34)  bonus credits due 
to the proximity of the train station.   

 

Village at Hamilton Green (Klockner Road)  

The Village development is located at Block 1922, Lots 26, 27, and 34, otherwise 
known as 1531-1651 Klockner Road. Applications No. 21-09-036 and 21-09-036A 
received site plan approval from the Planning Board for a 388-unit multi-family 
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development, of which seventy-eight (78) units are affordable. The bedroom 
distribution includes 15 one-bedroom units, 46 two-bedroom units, and 17 three-
bedroom units, all of which will be deed restricted for 30 years. The project is 
currently under construction. The Planning Board resolutions approving the 
development are included in Appendix D.  

Sixty (60) of the seventy-eight (78) affordable units provided credit toward the 
Township’s Round 3 obligation. The remaining eighteen (18) units will provide 
affordable rental credit towards the Township’s Round 4 obligation.  

 

Bromley/East State Street:  

The Township has acquired Block 1637, Lots 5-18 and 69 on East State Street for the 
provision of affordable housing. The Township has developed a concept plan for four 
(4) duplex structures on the subject property, totaling eight (8) affordable family 
rental units. The Township will partner with an affordable housing developer for 
these affordable units.  A concept plan is provided in Appendix E.  

Therefore, this proposal provides Round 4 credits for eight (8) units of family rental 
housing, as well as eight (8) bonus credits because the Township is donating the 
property.  

 

Borden Avenue  

Block 2328, Lots 11-21 are Township-owned properties located within the R-7/ 
Single-Family Residential Zone District. The Township has developed a concept plan 
to create three (3) conforming lots, each containing one (1) affordable single-family 
detached dwelling. The Township will partner with an affordable housing developer 
for development of these affordable units.  A concept plan is provided in Appendix F.  

Therefore, this proposal provides credits for Round 4 credits for three (3) units of 
family housing, as well as three (3) bonus credits because the Township is 
donating the property.  

 

Gropp Townhomes  

The Gropp Townhome development is located at Block 2527, Lot 17, otherwise 
known as 3332 South Broad Street. Applications No. 21-06-023 and 21-06-023A 
received site plan and use variance approval from the Zoning Board for a twenty-two 
(22)-unit townhome development throughout six (6) buildings. The four (4) 
affordable units will be deed restricted for sale units.  Of the four (4) affordable units, 



Housing Element and Fair Share Plan 
Township of Hamilton — Prepared: June 13, 2025 

 

   
Page 33 

 

two (2) will be moderate-income, one (1) will be low-income, and one (1) will be a 
very-low-income unit. The Zoning Board resolutions approving the development are 
included in Appendix G. 

Therefore, this proposal provides Round 4 credits for four (4) units of family 
housing, as well as two (2) bonus credits because the property was previously 
utilized for nonresidential use.  

 

Homefront/Amaris 

Located at Block 2542, Lot 32, or 3500 South Broad Street, the site contains 58,370 
square feet or 1.34 acres and is situated in the R-10 Single-family Residential Zone 
District. The property is owned by the adjacent Saint Raphael - Holy Angels Roman 
Catholic Church and is currently unimproved. The Township has a concept site plan 
for a four (4) lot subdivision, where each lot would contain a two-story duplex 
structure. The concept site plan anticipates a total of eight (8) units, all of which would 
be affordable.  The concept plan and draft ordinance are included in Appendix H.   

Therefore, this proposal provides Round 4 affordable housing credits for eight (8) 
units of family housing, as well as eight (8)  bonus credits because the Township 
is contributing toward the cost of the development.  

 

Homefront/Zachary Arms: 

Located on Church Street at Block 2663, Lot 16, the site contains approximately 1 acre 
and is situated in the R-10 Single-family Residential Zone District. The Township has 
a concept site plan that anticipates six (6) duplex structures, for a total of twelve (12) 
units, all of which would be affordable. The concept plan and draft ordinance are 
included in Appendix I.   

Therefore, this proposal provides Round 4 credits for twelve (12) units of family 
housing, as well as twelve (12) bonus credits because the Township is 
contributing toward the cost of the development.  

 

Vernon Route 130 

Located at 1080 Route 130 or Block 2596, Lots 10 and 26, the site contains 947,866 
square feet or 21.76 acres and is situated in the RD Research Development Zone 
District. The property is owned by 1080 Route 130, LLC and is currently unimproved 
with areas of wetlands. On February 9, 2021, the Hamilton Zoning Board of 
Adjustment approved Application No. 20-10-040. The property owner received 
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bifurcated use variance approval for 150 multi-family apartment units located 
throughout eight (8) buildings. A requirement of the application was for twenty (20) 
percent or thirty (30) of the proposed units to be affordable units.  The Zoning Board 
resolution approving this development is included in Appendix J.  

Therefore, this site provides thirty (30) units of affordable housing credit toward 
Round 4.  

 

ARC Mercer – 6 Kim Valley Road 

Located at 6 Kim Valley Road or Block 2614, Lot 128, the site contains 
approximately 13,373 square feet or 0.31 acres and is situated in the R-7 Single-
family Residential Zone District. On April 16, 2024, the Township Council adopted 
Resolution No. 24-186 to authorize the commitment of affordable housing trust 
monies to ARC Mercer to purchase the three-bedroom single-family dwelling and 
convert it into a four-bedroom dwelling to provide housing for developmentally 
disabled adults. The property will also be deed restricted for 30 years.  The 
Township Council resolution is included in Appendix K.  

This ARC Mercer property provides Round 4 credits for four (4) units of 
supportive housing, as well as four (4) bonus credits due to the site providing 
special needs housing.  

 

ARC Mercer – 61 Pope Avenue 

Located at 61 Pope Avenue or Block 1915, Lot 1, the site contains approximately 
18,748 square feet or 0.43 acres and is situated in the R-10 Single-family Residential 
Zone District. On April 16, 2024, the Township Council adopted Resolution No. 24-
185 to authorize the commitment of affordable housing trust monies to Arc Mercer 
to purchase the three-bedroom single-family dwelling and convert it into a five-
bedroom dwelling to provide housing for developmentally disabled adults. The 
property has been constructed and is currently occupied. Additionally, the property 
will be deed restricted for 30 years.  A Certificate of Occupancy (CO) has been issued 
for this property and is included in Appendix L.  

This ARC Mercer property provides Round 4 credits for five (5) units of 
supportive housing, as well as five (5) bonus credits due to the site providing 
special needs housing. 
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Special Needs - General 

The Township anticipates partnering with special needs providers throughout 
Round 4.  In particular, the Township is planning for an additional 48 units of  
special needs dwellings or group homes for future credit.  

This special needs housing would provide 48 units of credit and 48 bonus 
credits.  

 

The Township’s Round 4 Compliance Plan is provided here.  

Table 20 
Round 4 Compliance Mechanisms 

Township of Hamilton, Mercer County 

Development Senior Family Special 
Needs Bonus Total 

St. Raphael Senior 70 0 0 7 77 
OLS Redevelopment 50 0 0 5 55 

Hamilton Gdn/Red Oaks 0 80 0 0 80 
Trains Station Redev. 0 68 0 34 102 

Village at  
Hamilton Green 

0 18 0 0 18 

Bromley/East State St. 0 8 0 8 16 
Borden Ave. 0 3 0 3 6 

Gropp Townhouses 0 4 0 2 6 
Homefront Amaris 0 8 0 8 16 

Homefront/ 
Zachary Arms 

0 12 0 12 24 

Vernon Rt. 30 0 30 0 0 30 
ARC – 6 Kim Valley 0 0 4 4 8 
ARC – 61 Pope Ave.  0 0 5 5 10 

Special Needs General 0 0 48 42 90 
TOTALS 120 231 57 130 538 

 

Consideration of Lands Appropriate for Affordable Housing  

The Township has provided a variety of affordable housing options within the current 
plan, including  special needs and age-restricted housing units, as well as inclusionary 
development and 100% affordable development.   

All property owners that came forward to express a commitment to provide 
affordable housing in Round 4 are represented in the current plan.  
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Consistency with the State Development and Redevelopment Plan 

The 2001 New Jersey State Development and Redevelopment Plan (SDRP) contains a 
series of smart growth goals and policies, and mapping that reflects desired growth 
patterns within a series of state planning areas. 

As demonstrated on the State Plan Policy Map of the SDRP, all Round 4 affordable 
housing sites are located within Planning Area 1, with the exception of the Vernon 
Route 130 site, which is located in Planning Area 2. 

Planning Area 1 
The SDRP’s intention in Planning Area 1, which is also known as the Metropolitan 
Planning Area, is to: 

• Provide for much of the State’s future redevelopment; 
• Revitalize cities and towns; 
• Promote growth in compact forms; 
• Stabilize older suburbs; 
• Redesign areas of sprawl; and 
• Protect the character of existing stable communities. 

Additionally, it is noted that the 2001 SDRP outlines several policy objectives for the 
Metropolitan Planning Area, including: 

• Land Use: Promote redevelopment and development in cores and 
neighborhoods of centers and in nodes that have been identified through 
cooperative regional planning efforts. Promote diversification of land uses, 
including housing where appropriate, in single-use developments and 
enhance their linkages to the rest of the community. Ensure efficient and 
beneficial utilization of scarce land resources throughout the Planning Area to 
strengthen its existing diversified and compact nature. 

• Housing: Provide a full range of housing choices through redevelopment, new 
construction, rehabilitation, adaptive reuse of nonresidential buildings, and 
the introduction of new housing into appropriate nonresidential settings. 
Preserve the existing housing stock through maintenance, rehabilitation and 
flexible regulation. 

Execution of this Housing Element and Fair Share Plan and, therewith, promotion of 
affordable housing development in the Metropolitan Planning Area would be 
consistent with the intent and aforementioned policy objectives of said planning area.  

Planning Area 2 
The SDRP’s intention in Planning Area 2, which is also known as the Suburban 
Planning Area, is to: 

• Provide for much of the State’s future redevelopment; 
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• Promote growth in Centers and other compact forms; 
• Protect the character of existing stable communities; 
• Protect natural resources; 
• Redesign areas of sprawl;  
• Reverse the current trend toward further sprawl; and, 
• Revitalize cities and towns. 

Additionally, it is noted that the 2001 SDRP outlines several policy objectives for the 
Suburban Planning Area, including: 

• Land Use: Guide development and redevelopment into more compact forms—
Centers and former single-use developments that have been retrofitted or 
restructured to accommodate mixed-use development, redevelopment, 
services and cultural amenities. Plan and zone for a wide range of land uses 
and users, in order to achieve more balanced communities. Seek to better 
integrate different land uses, and remove or mitigate physical barriers 
between them. Encourage densities capable of supporting transit. Preserve 
the Environs as park land, farmland, or partially developed low-density uses 
without compromising the Planning Area’s capacity to accommodate future 
growth. 

• Housing: Provide a full range of housing choices primarily in Centers at 
appropriate densities to accommodate the area’s projected growth. Ensure 
that housing in general—and in particular affordable, senior citizen, special 
needs and family housing—is developed with maximum access to a full range 
of commercial, cultural, educational, recreational, health and regional services 
and facilities. Focus multi-family and higher-density, single-family housing in 
Centers. Any housing in the Environs should be planned and located to 
maintain the existing character. 

Finding 
Execution of this Housing Element and Fair Share Plan and, therewith, promotion of 
affordable housing development in the Metropolitan and Suburban planning areas 
would be consistent with the intent and aforementioned policy objectives of said 
planning area.  

SDRP Update 
It is noted that as of the preparation of this Housing Element and Fair Share Plan, the 
State of New Jersey was in the process of updating the SDRP. While a draft of an 
updated SDRP was released for public review and comment in December 2024, its 
finalization and adoption are not anticipated to occur before late 2025 or early 2026. 
Thus, the 2001 SDRP remained in effect as of the preparation and adoption of this 
Housing Element and Fair Share Plan. 
 
Notwithstanding the above, it is noted that the draft SDRP incorporates the same 
planning areas as the 2001 SDRP and associated mapping indicates that the extent of 
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current planning areas would remain relatively unchanged throughout the State of 
New Jersey. 

In addition to the above, it is noted that the draft SDRP includes several “State 
Planning Goals.” One of these goals relates to housing and includes the following core 
objectives: 

• Increase the Construction of Diverse Housing Types and the Amount of 
Affordable Housing: Promote varied housing options for all income levels, 
including rentals, starter homes, senior housing, and market-rate units in 
transit-rich and mixed-income communities. 

• Focus on Retaining Residents and Increasing Sustainability: Support 
inclusionary zoning, green building standards, and Transit-Oriented 
Development, while reinforcing fair housing practices and preventing the 
displacement of residents. 

• Address Housing Needs of Diverse Demographics: Facilitate multi-
generational households, senior housing, and adaptable options to ensure all 
residents can age in place and access affordable housing. 

• Promote Regional Housing Balance: Encourage diverse housing development 
in areas with strong job markets, educational opportunities, and other 
amenities which support socio-economic mobility and integrate communities. 

Based on its continuation of the same planning areas as outlined in the 2001 SDRP 
and its promotion of affordable housing, it is concluded that this Housing Element and 
Fair Share Plan is generally consistent the draft SDRP. 

Minimums & Maximums 

The FHA2 stipulates certain requirements within C.52:27D-311.k(10)1 which the 
Hamilton plan meets.  The following is noted: 

• A maximum of 30% of the affordable housing units, exclusive of any bonus 
credits, to address its prospective need affordable housing obligation, may be 
addressed with age restricted housing.  The Township’s plan conforms with 
the provisions of 120 age-restricted units, which is less than the maximum 
permitted of 122 units.   

• A minimum of 50% of the actual affordable housing units, exclusive of bonus 
credits, created to address its prospective need obligation must be satisfied 
with the creation of housing available to families with children.  Within the 
Township’s Plan, 231 of 408 total units of housing will be available to families, 
which exceeds to the minimum requirement. 

• A minimum of 25% of the actual affordable housing units, exclusive of bonus 
credits, created to address its prospective need obligation, must be satisfied 
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with the creation of rental housing.  The Township’s plan exceeds the 102 units 
required for rental housing.  

Multigenerational Housing Continuity 

In 2021, the New Jersey Senate and General Assembly of the State of New Jersey 
enacted C.52:27D-329.20, which established the Multigenerational Family 
Housing Continuity Commission. 

The commission’s responsibilities include preparing and adopting recommendations 
on how to best advance the goal of “enabling senior citizens to reside at the homes of 
their extended families, thereby preserving and enhancing multigenerational family 
continuity, through the modification of State and local laws and policies in the areas 
of housing, land use planning, parking and streetscape planning, and other relevant 
areas.”  The commission members and associated staff shall conduct research, 
obtaining public input, and adopt recommendations on how to most effectively 
advance the goal of enhancing multigenerational family housing continuity. 

We note that the Township’ s Round 4 Housing Element includes diverse housing 
options, including senior units and inclusionary development. The Township’s 
Senior Center is located at 409 Cypress Lane and sponsors social, educational and 
fitness activities. Therefore, the Township’s ordinances advance the goals of 
preserving multifamily generational continuity.

Conclusion 

Hamilton has historically provided for its fair share of affordable housing and will 
continue to do so during Round 4. The Township’s plan offers a variety of affordable 
housing options for all demographics.

All affordable units will conform to necessary rules, legislation and regulations, 
including but not limited to bedroom distribution and income distribution.  At least 
13% of all affordable housing units will be available to very low income households. 
This plan addresses Hamilton’s affordable housing obligation within the confines of 
sound planning, and while respecting its built environment and development 
characteristics.
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3710 East State Street 
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Redevelopment Plan Consistent with the 

New Jersey Local Redevelopment and Housing Law 

N.J.S.A. 40A:12A –1 et seq. 
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The Hamilton Township Governing Body on February 4, 2024 adopted  Resolution 25-105 

authorizing and directing the Planning Board to prepare the Our Lady of Sorrows Site 

Redevelopment Plan subsequent to approval of the preliminary investigation, pursuant to the 

criteria set forth in the Local Redevelopment and Housing Law (“LRHL”), N.J.S.A. 40A:12A-1 et 

seq. 
 

The Planning Board, following a public hearing conducted on April 10th, 2025, adopted by 

Resolution April 24th, 2025, recommended the Study Area to be a Non-condemnation Area in 

Need of Redevelopment. 

 

The Governing Body adopted Resolution No. 25-220, dated April 15, 2025, determining that the 

Study Area be designated as a Non-condemnation Area in Need of Redevelopment. 

 

The Governing Body serves as the Redevelopment Entity. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 The document original was signed and sealed in accordance with NJAC 13:41-1.3 
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Hamilton Township  

OLS Redevelopment Plan  

Block 1666; Lot 80 

June, 2025 
 

1. REDEVELOPMENT PLAN 

 

1.1. Redevelopment Plan Process and Overview; Terms and Definitions;  

Redevelopment Entity 

 

Hamilton Township intends to implement this Redevelopment Plan for the Our 

Lady of Sorrows Redevelopment property comprised of Block 1666; Lot 80 

(hereinafter, the “Property” and “Our Lady of Sorrows site”). The Property is 

zoned R-10 Single Family Residential district. This Redevelopment Plan 

designates redevelopment objectives, uses, and bulk requirements, design 

standards and performance criteria. Only those uses listed in Section 1.8.1 upon 

adoption of this Redevelopment Plan shall be permitted. 

 

Hamilton Township continues to advance its redevelopment planning and 

implementation initiative with this redevelopment effort. Regular and ongoing 

open discussions among Township Council, Planning Board, and the public help 

facilitate identification of underutilized land and blighted conditions within the 

Township. This study area is within N.J. Planning Area 1 (metropolitan), where 

redevelopment is encouraged as recommended in the New Jersey State 

Development and Redevelopment Plan. 
 

The Redevelopment Plan Area includes the following property: Block 1666, 

Lot 80. This Redevelopment Plan is prepared in accordance with the requirements 

of N.J.S.A. 40A:12A-1 et. seq., and specifically is in accordance with non-

condemnation rules (40A:12A-6.a.). This Redevelopment Plan is specific to age-

restricted and income restricted rental apartments intended to partially satisfy  the 

Township’s Fourth Round Affordable Housing obligation, and to respond to a 

need for such housing in the community. A subdivision of Lot 80 is required as 

part of this Redevelopment Plan to create a new lot for the proposed senior 

affordable housing, and a remainder lot that will contain the existing OLS school 

and church operations.   
 

This Redevelopment Plan constitutes an overlay to permit redevelopment of the 

designated area as set forth  herein. The R-10 Zone District remains applicable as 

the underlying zone when no redeveloper has been appointed by the Township 

Council. 

 

All terms not otherwise defined herein shall have the same meaning as those set 

forth in the Hamilton Township Land Use Code, the Municipal Land Use Law, 

N.J.S.A. 40:55D-1 et seq., or the Local Redevelopment and Housing Law, 
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N.J.S.A. 40A:12A-1 et seq. All other terms not expressly defined in those statutes 

are left to their common definitions. 

 

The Mayor and Council shall serve as the Redevelopment Entity. 
 

1.2. Redevelopment Plan Consistency with and advancing the Township Master 

Plan. 

 

The goals and objectives established in the Hamilton Township 

2011 Master Plan guide municipal redevelopment efforts. This 

Redevelopment Plan advances the fulfillment of an identified 

municipal need. The design standards within this Plan ensure that 

new projects follow the intent of the Township Master Plan and 

seek to fulfill the goals and objectives therein. This redevelopment 

plan provides a redevelopment option within a heavily developed 

area of Hamilton Township, consistent with the Township’s smart 

growth objectives.  

 

Hamilton Master Plan Goals and Objectives Applicable to 

Redevelopment: 

 

• Achieve a proper balance in the distribution and location of various land 

uses to provide a varied and healthful environment of people who live and 

work in the township 

 

• Focus the Township’s remaining development potential on lands that can 

support compact development, are well served by transportation and other 

utility (sewer and water) infrastructure and are in proximity to 

employment and service centers. Direct new development away from 

productive agricultural lands, stream corridors, wildlife corridor, and other 

environmentally sensitive lands.  

 

• Provide realistic opportunities for a variety of housing types and sizes 

which are affordable to households at a variety of income levels. 

 

• Support the Township retail, office, and industrial districts so that the 

Township may strengthen its position as a major economic engine in 

Mercer County. 

 

The Our Lady of Sorrows tract and area infrastructure is in the midst of a dense 

residential neighborhood, and in its current condition is not being utilized to its 

full potential. Ensuring the site is contributing to the public health, safety, and 

overall welfare of the community is of great importance to the Township.   
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1.3. Overview of Our Lady of Sorrows Site Redevelopment and Property Records 

Property Identified “Our Lady of Sorrows” 

Block 1666, Lot 80 
 

The Hamilton Planning Board, authorized by Mayor and Council is tasked with 

preparing the Redevelopment Plan for the Our Lady of Sorrows Site. The 

Planning Board has conclusively determined the property is in need of 

redevelopment, that consistency requirements in LRHL have been met, and the 

redevelopment effort is consistent with the Township Master Plan, the Township 

Zone Plan, and Township Zoning Ordinances. 

 

The Redevelopment Area consists of 11.834 acres of land situated on the 

Northern side of East State Street, near the intersection of East State Street and 

Nottingham way. While the frontage of the property is on East State Street, the 

rest of the property is bounded by a number of residential properties; Block 1666 

Lots 1-8, and Lots 51-79. The site currently contains a former convent building 

(vacant), the Our Lady of Sorrows School (operational), the Church of Our Lady 

of Sorrows (operational) and a rectory and associated detached garage 

(operational). There are several access points (both pedestrian and vehicle) along 

East State Street. The entire front of the property has a sidewalk that runs along 

East State Street.  

 

According to the data available from the NJDEP as well as FEMA, the site has no 

flood hazard area. Appendix mapping presents the nearest flood zone as mapped 

by FEMA. 

 

The property identified as Our Lady of Sorrows is located within the vicinity of 

Route 33, a short distance from US Route 1, which provides regional access from 

the site. Additionally, Route 295 is approximately 2,500 feet from the site (as the 

crow flies), which provides even greater access to the region. Both the 

Philadelphia and Newark Airports are within a 1–2-hour drive from the site, with 

even closer proximity to the Trenton-Mercer Airport. The property is within 

Hamilton’s R-10 Single Family Residential zone. Major utilities including water, 

sewer, gas, electric, and cable are available at the site. 

 

REAL PROPERTY TAX RECORDS Lot 80 

Owner: Church of Our Lady of Sorrows 

Land Use:   Urban (Commercial/Services & Athletics Fields) 

Zone: R-10 Single Family Residential 

Lot Area: 11.834 Acres (515,489.04 SF) 

Flood Zone: N/A 
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1.4. Public Transportation Serving the Redevelopment Area 
 

• Nearby Route 33 has multiple NJ Transit bus stops within walking 

distance of the study area 

 

• Study area within 5-minute drive of the Hamilton Train Station 

 

1.5. Public Utilities: Water, Sewer, Gas, Electric and Communications 

 

The Redevelopment Area is serviced by: 

 

Water: Trenton Water Works 

Sewer: Hamilton Township WPCF Natural 

Gas and Electric: PSE&G 

Communications: Verizon, CSC Holdings 

Fiber Optic: Cable 

 

1.6. Pedestrian and Bicycle Access 

 

• Sidewalk along whole of the property front on East Sate Street continues  

along East State Street and Route 33. Pedestrian access to Route 33  

commercial corridor. 

 

• Two signalized crosswalks along the front of the property, as well as a  

signalized intersection at the south end of the site (East State Street and 

 Route 33) 

 

1.7. Hamilton Township Stormwater Management Plan Applicability 

 

As directed by the Township Engineer, the Municipal Stormwater Management 

Plan (MSWMP) and implementing ordinance as required by N.J.A.C. 7:14A-25 

will be utilized to review development applications within the redevelopment 

area, as may be applicable to retrofit and upgrade this existing development site. 

The MSWMP addresses flood damage mitigation, stormwater runoff control, soil 

erosion reduction, maintaining groundwater recharge, control of non-point source 

pollution, minimization of pollutants in stormwater runoff from new and existing 

developments, and protection of public safety through proper design and 

operation of stormwater basins by incorporating specific stormwater design and 

performance standards, including both preventative and corrective maintenance 

strategies for new and existing developments. The goals of the MSWMP are 

incorporated into this redevelopment plan with a particular emphasis on the 

“Prevention of increased nonpoint source pollution” and “Protection of public 

safety through proper design and operation of stormwater basins”.  
  



Our Lady of Sorrows Redevelopment Plan             Hamilton Township 

5 | P a g e 

 

              Alaimo Group  

 

1.8. Land Use: Design Standards, Bulk Requirements, Performance Criteria and 

Development Regulations 

 

This Redevelopment Plan sets forth design standards, performance criteria, 

development regulations; and designates permitted uses, and bulk requirements 

for the designated Redevelopment Area. Bulk requirements and design standards 

as set forth herein supersede the existing zoning controls of the underlying R-10 

Zone on the Property when a redeveloper has been appointed by the Township 

Council or has entered into a Redevelopment Agreement with Township Council 

in accordance with N.J.S.A. 40A:12A-8. Where no redeveloper has been 

appointed and/or no redevelopment agreement has been authorized, the permitted 

and conditional uses, bulk requirements and design standards provided in the R-

10 Zone remain applicable. 

 

To implement the intent of this Redevelopment Plan, a subdivision of Lot 80 is 

required  to create a new lot containing the existing vacant convent building and 

space for the proposed expansion to accommodate senior affordable housing.  The 

remainder lot will contain the existing OLS school and church operations. The 

standards below apply  to the newly created lot for the proposed senior affordable 

housing.  The Redevelopment Plan may be amended in the future to provide 

additional standards for the remaining church lot. 

 

1.8.1 Land Use 

 

a. Permitted Principal Uses: 

 

• Age-restricted multi-family residential apartments.  The 

maximum number of residential units shall not exceed fifty 

(50). 

 

• All residential units shall be affordable to very low-, low-, 

and moderate-income households and shall be restricted to 

persons 55 years or older. 

 

b. Permitted Accessory Uses: 

 

• Off-street Parking and Loading; Bicycle Racks 

 

• Electric Vehicle Recharging Facilities 

 

• Stormwater Management Facilities 

 

• Utility Infrastructure 

 

• Waste and Recycling Facilities 

 

• Signage 
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• Mailbox Cluster 

 

• Patios 

 

• Community Room 

 

• Ground Maintenance Storage Buildings 

 

• Enclosures for dumpsters or compactors for trash and 

recyclable materials 

 

• Indoor and Outdoor Recreation Facilities 

 

• Fitness Center 

 

• Fire Pit 

 

• Sidewalks and Pathways 

 

• Other accessory uses and amenities customarily incidental 

to the principal permitted use as approved by the Planning 

Board. 

 

1.8.2 Site Area and Bulk Requirements 

 

• Minimum Lot Area   1.5 Acres 

 

• Minimum Frontage   200 feet 
 

• Minimum Front Yard Setback 40 feet 
 

• Minimum Side Yard Setback  5 feet to east (internal)  

property line 

 

25 feet to external property 

 line or redevelopment area 

 boundary 

 

• Minimum Rear Yard Setback   25 feet 
 

 

• 1Maximum Building Height  45 feet 
 

• Maximum Building Coverage  35% 
 

 
1 See 1.8.2.c 
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• Maximum Impervious Coverage 65% 
 

• Minimum Parking and Driveway  

Setback    10 feet 

0 feet to internal property line 
 

• Minimum Buffer to Residential 10 feet 
 

a.  Stormwater management basins, green infrastructure 

improvements, utilities, mailbox clusters, fencing and walls are 

permitted within the buffer area and setback areas for the site as 

developed under this Redevelopment Plan.   

 

b. Fences or walls constructed shall be a maximum of eight feet (8’) 

where necessary for screening and reducing noise perception 

beyond the lot, or as may be required by the Planning Board.   

 

The standards above anticipate that a subdivision will be required.  

Overall, the standards are intended to apply to the redevelopment 

area overall.  The “internal” lot line standards are provided to 

acknowledge the subdivision that will take place and to ensure that 

the lots within the designated redevelopment area are redeveloped 

in harmony and with consideration for existing improvements that 

may remain. 

 

c. Rooftop mechanical equipment may exceed the maximum 

permitted building height by five feet (5’). If visible to the public 

from street level, roof mounted equipment shall be screened by 

appropriate architectural features.  

 

1.8.3 Design Standards, Parking, Lighting, Demolition, and Road 

Widening/Easements 

 

a. Any provision of the Township Code inconsistent with the intent 

of this redevelopment plan shall not be applicable.  All design and 

performance standards set forth in the Township Code that are not 

addressed remain applicable.  

 

b. Parking Requirements. The following parking standards for the 

Property have been formulated to maximize available parking 

given site limitations and shall supersede the parking standards and 

requirements set forth in the Township Code. 

 

i. Dimensions of parking spaces 
 

1. Parking spaces on the property shall be a minimum 

of nine feet (9’) x eighteen feet (18’), except for 

those designated as accessible parking spaces. 
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2. Accessible parking spaces in the quantity required 

to comply with State regulations governing 

accessible parking spaces shall be provided and 

shall comply with the dimensional requirements set 

forth by State regulations governing accessible 

parking spaces.   

 

3. All parking and drive  aisles shall be a minimum of 

twenty-four feet (24’) in width. 

 

ii. Parking for the age-restricted residential units shall be as 

follows: 
 

(a) .8 parking space is required for each 1- or 2- 

bedroom unit. 
 

iii. Electric vehicle parking spaces shall be provided as 

follows: 

 

(a) Prepare as make-ready parking spaces at least 

fifteen percent (15%) of the required off-street 

parking spaces, and install EVSE in at least one-

third of the fifteen percent (15%) of make-ready 

parking spaces; 

 

(b) Throughout the installation of EVSE in the make-

ready parking spaces, at least five percent (5%) of 

the electric vehicle supply equipment shall be 

accessible for people with disabilities. 

 

(c) Locations of make-ready parking spaces shall be 

approved by the Planning Board as part of site plan 

review. 
 

(d) Redeveloper at its option may install electric 

vehicle supply equipment in all make-ready parking 

spaces prior to issuance of the initial certificate of 

occupancy, or may phase installation in such a 

manner that electric vehicle supply equipment is 

installed to serve “make-ready” parking spaces at 

not less than the rate of one third prior to issuance 

of the initial certificate of occupancy, one third 

within three (3) years of issuance of the initial 

certificate of occupancy, and one third within six (6) 

years of issuance of the initial certificate of occupancy. 
 

iv. Should the applicant demonstrate conformance with 

parking generation rates as specified in the most recent ITE 

Parking Generation Manual and the Planning Board deems 

these parking requirements to be reasonable, relief may be 
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requested. 
 

v. Parking for tractor trailers and delivery trucks shall not be 

permitted.  
 

 

vi. Exterior storage of any boat, motorhome, travel trailer, 

camper, recreational or commercial vehicle is prohibited. 

 

c. Lighting Design Standards. Luminaire height may not exceed 

twenty feet (20’). Luminaire height to be measured from grade 

level to center line of fixture. LED lighting with a maximum color 

temperature of 3000K with sharp cutoff luminaires shields is 

required. The measure of lighting intensity at the boundary of the 

property shall not exceed 0.1 foot-candles. All parking areas and 

walkways thereto and appurtenant passageways and driveways 

serving the site shall be adequately illuminated for security and 

safety purposes. The lighting plan in and around the parking areas 

shall provide for nonglare color-corrected lights focused 

downward. The light intensity provided at ground level shall be a 

minimum of 0.5 footcandle anywhere in the area to be illuminated, 

shall average a minimum of 1.0 footcandle over the entire area, 

measured from the ground level to the center line of the light 

source. Any other outdoor lighting, such as building and sidewalk 

illumination, driveways with no adjacent parking, the lighting of 

signs and ornamental lighting, shall be shown on the lighting plan 

in sufficient detail to allow determination of the effects to adjacent 

properties, traffic safety and overhead sky glow. The objective of 

these specifications is to minimize undesirable off-premises 

effects. No light shall shine into windows or onto streets and 

driveways in such manner as to interfere with or distract driver 

vision. To achieve these requirements, the intensity of such light 

sources, the light shielding and similar characteristics shall be 

subject to site plan approval. Suitable security and convenience 

lighting shall be provided as necessary along all walks, interior 

roads and off-street parking areas.  

 

d. Adequate access and on-site circulation for emergency vehicles 

shall be provided at the reasonable discretion  of the Fire Marshal. 

 

e. Existing obsolete improvements are to be demolished and disposed 

of in accordance with all governing regulations. 

 

1.8.4 Signage 
 

a. Entry signs may be monument style and illuminated backlit or 

direct LED with no light spillage. 

 

b. Entry signs shall be monument style, not exceed thirty-six (36) s.f. 

in area nor six feet (6’) in height including the base and located 
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outside of any sight triangle areas.  

 

c. Entry signs are to be set back a minimum of ten feet (10’) from the 

right-of-way. 

d. Directional and information signs are permitted, not to exceed 

eighteen (18) s.f. in area. 

e. Temporary signage, including freestanding ground signs, flag 

signs, banner signs, contractor signs, or other signs advertising the 

availability  of the residential units and/or directing the public to 

the development are permitted until the development reaches 100% 

occupancy. 

 

f. ADA Parking signs shall be provided consistent with N.J. State 

and Federal requirements. 

 

1.8.5 Performance Criteria and Standards 

 

a. Extend sidewalk from parking area and building to connect to 

existing sidewalk on E State Street 

 

b. Promote energy conservation in redevelopment construction 

design. 

 

c. Control adverse development impacts including noise and light. 

 

d. Utility improvements including electric and other utility wires shall 

be underground wherever possible for safety, efficiency and 

aesthetics. 

 

e. On-site solar electric generation is recommended to advance 

municipal green initiatives. 

 

 

f. Provide ample buffering/screening so to screen views and reduce 

noise perception off-site.  

 

g. Stormwater Management Facilities may be located and integrated 

within the buffer/screening areas, subject to meeting screening 

criteria as required by the Planning Board.   

 

h. Redevelopment projects shall be designed with stormwater 

management facilities pursuant to the design requirements of 

RSIS, NJDEP Green Infrastructure, NJAC 7:8 Stormwater 

Management Rules, Hamilton Township ordinances and the 

Standards for Soil Erosion and Sediment Control in New Jersey.  

Proposed stormwater management facilities are required only for 

the proposed improvements associated with the redevelopment 

project.   
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i. Buildings (new construction only) are to include architectural 

design upgrades that add visual interest to the residential buildings 

and complement the existing convent building.   
 

j. As visible to the public, roof mounted or ground placed equipment  

shall be screened by appropriate architectural landscape design 

features. 

 

k. Lighting performance criteria include provision for residential 

level security, safety, and adequate (not excessive) illumination, 

while providing for control of offsite glare and uplighting.  

Lighting fixture designs shall complement building architecture.  

 

1.8.6 Development Regulations 

 

a. Redevelopment area construction shall be in accordance with the 

requirements of the Township Code, except as set forth and intended 

herein. 

 

b. Submission Waivers. The Planning Board, considering the advice 

of the Board Planner and Engineer, will consider waivers from the 

submission requirements within this redevelopment area for 

efficiency in development costs without compromising health, 

safety, and welfare. 

 

c. This redevelopment area shall be governed by the procedural and 

performance requirements further set forth under the Land 

Development section of the Hamilton Township code and 

applicable provisions of the M.L.U.L. with the following 

modifications: 

 

i. Redevelopment activities shall be in conformance with this 

Redevelopment Plan, which may be amended in accordance 

with the requirements of the Local Redevelopment and 

Housing Law, N.J.S.A. 40A:12A-1 et seq.; 

 

ii. Deviations from the terms hereof shall be addressed by way 

of an application submitted to the Planning Board. A 

deviation shall be granted where: 

 

1. An applicant can demonstrate that the proposed 

deviation is more beneficial for the Township than 

compliance with the terms required by the 

Township Code or otherwise required by this 

Redevelopment Plan, and 

 

2. The proposed deviation furthers the intent and 

purposes of the Township Master Plan and this 

Redevelopment Plan. 
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1.9 Redevelopment Plan Landscape Buffer Requirements 

 

The site plan submitted to the Planning Board for approval in accordance with 

N.J.S.A. 40A:12A-13 shall include a landscape plan prepared by or under the 

supervision of a Landscape Architect licensed in New Jersey (LA). 

 

a. A minimum ten-foot (10’) landscape buffer around the tract boundary of 

the redeveloped area.  The landscape buffer area shall include  a mix of 

berms, staggered native evergreens, shade trees, and shrubs to provide an 

aesthetically pleasing site entry and buffer. The site access drive may pass 

through this landscape area. Existing, healthy  trees in the front yard should 

be preserved to the greatest extent possible.  

 

b. A post landscape installation inspection is required to confirm landscape 

performance objectives are met. Additional landscape materials and 

plantings may be required. 

 

c. A six-to-eight-foot high solid fence is required along the lot line adjacent 

to residential to the north to screen views of the parking area and attenuate 

noise.  

 

d. The primary performance objective of buffer areas is to screen views of 

surface parking (not the building) and attenuate noise beyond the Property. 

Buffers shall include a mix of primarily native plantings, berms, and 

fences to provide effective screening while also providing visibility for 

safe site access and wayfinding, 

 

e. Headlight glare is best initially screened with berms, fencing and/or dense 

evergreen shrubs internally along parking lots and drive areas. 

 

f. Potential off-site glare from parking lot and drive area lighting is to be 

mitigated using LED lights with sharp cutoff luminaires and/or shields, 

and Kelvin temperature (3000K maximum) so to provide lighting 

attenuation benefits. 

 

g. Applying combinations of screening designs as outlined (evergreen and 

deciduous trees and shrubs; berming; fencing; LED lighting designs, 

height and Kelvin temperature limits; parking lot and drive area layouts; 

and depth of buffer distance and building setback) provide greater design 

accountability toward achieving stated performance objectives. 

 

h. Hamilton Township and State tree ordinances shall be met. 

 

1.10 Acquisition and Relocation (Non-Condemnation) 

 

This Redevelopment Plan does not propose acquisition of property. There are no 

current residents within the area anticipated to be redevelopment.  Therefore, no 

residents or businesses will be temporarily or permanently displaced. 
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1.11 Consistency with State, County, Regional, and Nearby 

Municipal Plans 

 

1. New Jersey State Development and Redevelopment Plan (SDRP) 

 

This Redevelopment Area is located within PA1. The SDRP policies 

support and encourage development and redevelopment within PA1. 

 

The SDRP recognizes the following general characteristics of 

municipalities and communities located within PA1: 

 

• High population densities 

 

• Existing public water and sewer systems, or physical accessibility 

to those systems 

 

• Access to public transit 

 

• Near commercial/industrial employment nodes 

 

• Redevelopment areas totally surrounded by land use meeting the 

criteria of PA1 Planning Area are geographically interrelated with 

the metropolitan planning area and meet the intent of the local 

redevelopment and housing law and metropolitan planning area 

 

The intention of the SDRP for PA1: 

 

• Provide for much of the State’s future growth; 

• Revitalize cities and towns; 

 

• Address existing legacy issues (air pollution, urban heat, 

contamination, etc.); 

 

• Prevent displacement and gentrification; 

 

• Promote growth in compact forms; 

 

• Rebalance urbanization with natural systems; 

 

• Promote increased biodiversity and habitat restoration; 

 

• Stabilize and enhance older inner ring suburbs; 

 

• Redesign and revitalize auto oriented areas; 

 

• Protect and enhance the charter of existing stable communities; 
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Hamilton Township’s 2011 Township Master Plan supports the 

remediation and redevelopment of sits instead of new construction on 

undeveloped land.  

 

2. Mercer County 

 

Mercer County’s regional development efforts include: 

 

a. Enhancing cyclist and pedestrian safety 

 

b. Enhancing “complete streets” 

 

c. Promoting equitable access to transportation 

 

d. Enhancing vehicular safety 

 

e. Promoting multi model transportation choices 

 

f. Enhancing public transportation infrastructure 

 

g. Enhancing mobility and reducing traffic congestion 

 

h. Enhancing integration of transportation and land us policies 

 

i. Enhance freight transportation improvements 

 

j. Enhancing and protecting natural environments when improving 

transportation facilities 

 

k. Enhancing resilience of transportation assets to natural and made 

disasters 

 

l. Promote public, private and not-profit coordination on 

transportation 

 

m. Improve economic vitality and increase access to jobs and business 

 

n. Maintain a state of good repair and enhance longevity of 

infrastructure 

 

In conjunction with regional redevelopment efforts by Mercer County, 

Hamilton Township continues to identify sites that are suitable for smart 

growth based redevelopment. 

 

3. Delaware Valley Regional Planning Commission 

 

Hamilton Township actively participates with the efforts of DVRPC to 

improve and redevelop existing urban centers/older communities that are 

in need of redevelopment, rather than developing open space and farmland 
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into suburban sprawl. Efforts include accommodation of vehicles and 

pedestrians, improved access to alternative modes of transportation, 

economic revitalization of corridors, landscaping and streetscape 

improvements along corridors, and the provision of bicycle/pedestrian 

access ways and facilities. Hamilton Township’s bicycle/pedestrian access 

and redevelopment planning efforts further these overall regional 

objectives. Our Lady of Sorrows Redevelopment maintains consistency 

with Smart Growth goals and policies. 

 

These smart growth goals and policies are consistent with the New Jersey 

State Development and Redevelopment Plan and the New Jersey 

Department of Transportation so to ensure regionally consistent land use 

plans. 

 

Hamilton Township’s redevelopment efforts support and encourage 

investment in existing infrastructure, advance support for existing and new 

businesses, and promote environmentally sensitive design. 

 

1.12 New Jersey Department of Transportation and Mercer County 

Requirements 

 

a. All requirements directed by N.J. State and County government agencies 

shall be met. 

 

1.13 Redevelopment Program and Process Schedule 

 

a. Establish a general schedule for redeveloping Our Lady of Sorrows 

consistent with the objective to achieve buildout of the entire 

Redevelopment Area in accordance with a Redevelopment Agreement 

between the Township and Redeveloper. 

 

b. Finalize Redevelopment Plan; present to Planning Board for review, 

comment, and recommendation to Mayor and Council by Resolution. 

 

c. The Redevelopment Plan is to be initially reviewed and recommended by 

the Planning Board then adopted by Municipal Ordinance. The 

redeveloper is to be designated by Mayor and Council. The governing 

body will execute a Redevelopment Agreement and serve as the 

Redevelopment Entity. 

d. Applicant to formally submit a complete site plan application for review 

and approval by the Planning Board consistent with this Redevelopment 

Plan and municipal ordinances as required. 
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TOWNSHIP OF HAMILTON

COUNTY OF MERCER, NEW JERSEY

RESOLUTION No.   25- 220

APPROVED AS TO FORM AND LEGALITY FACTUAL CONTENTS TIFIED TO BY

TOWNSHIP ATTORNEY TITLE

A RESOLUTION DETERMINING THAT THE PROPERTY IDENTIFIED AS BLOCK
1666, LOT 80 LOCATED AT 3816 EAST STATE STREET BE DESIGNATED AS A
NON-CONDEMNATION REDEVELOPMENT AREA IN ACCORDANCE WITH THE
LOCAL REDEVELOPMENT AND HOUSING LAW,  N. J. S. A.  40A: 12A- 1 ET SEQ.,
AND AUTHORIZING PREPARATION OF A REDEVELOPMENT PLAN

Whereas the Local Redevelopment and Housing Law,  N. J. S.A.  40A:12A- 1 et seq.
Redevelopment Law"), authorizes municipalities to determine whether certain parcels

of land located therein constitute areas in need of redevelopment; and

Whereas on February 4,  2025, the Council of the Township of Hamilton (" Township
Council") adopted Resolution No. 25- 105 authorizing and directing the Planning Board
of the Township (" Board") to conduct a preliminary investigation to be made pursuant to
the New Jersey Local Redevelopment and Housing Law, as to whether a certain area in
the Township qualifies as a " non- condemnation area in need of redevelopment" ( Block
1666 Lot 80); and

Whereas the Board conducted a preliminary investigation of the Study Area to
determine whether it should be designated as a Non- Condemnation Redevelopment

Area in accordance with the criteria and procedures set forth in N. J. S. A. 40A:12A- 5 and
40A: 12A- 6; and

Whereas as part of its preliminary investigation, the Board considered a report prepared
by Richard Hunt,  PP, AICP and Joseph S. Augustyn,  PP, AICP, from Alaimo Group,
dated April 2024; and

Whereas in addition to the foregoing, Mr. Hunt prepared a map showing the boundaries
of the proposed redevelopment area and locations of the parcels of property included
therein, along with a statement setting forth the basis for its investigation in accordance
with N. J. S. A. 40A: 12A- 6( b)( 1); and

Whereas a public hearing was conducted by the Board on April 11, 2025, with notice
having been properly given pursuant to N. J. S. A. 40A: 12A- 6( b)( 3); and

Whereas at the public hearing, the Board reviewed the preliminary investigation, the
map and associated documents, and heard testimony from employees of Alaimo Group;
and

Whereas at the public hearing,  members of the general public were given an
opportunity to be heard and to address questions to the Board concerning the potential
designation of the Study Area as a Non- Condemnation Redevelopment Area; and



TOWNSHIP OF HAMILTON

COUNTY OF MERCER, NEW JERSEY

RESOLUTION No. 25-220

A RESOLUTION DETERMINING THAT THE PROPERTY IDENTIFIED AS BLOCK

1666, LOT 80 LOCATED AT 3816 EAST STATE STREET BE DESIGNATED AS A
NON-CONDEMNATION REDEVELOPMENT AREA IN ACCORDANCE WITH THE

LOCAL REDEVELOPMENT AND HOUSING LAW,  N. J. S. A.  40A: 12A-1 ET SEQ.,
AND AUTHORIZING PREPARATION OF A REDEVELOPMENT PLAN

Whereas after completing its investigation and public hearing on this matter, the Board
concluded that there was sufficient credible evidence to support findings that satisfy the
criteria set forth in the Redevelopment Law, particularly at N. J. S. A. 40A:12A-5 et seq.,
for designating the Study Area as a Non- Condemnation Redevelopment Area and that
said designation is necessary for the effective redevelopment of the area comprising the
Study Area; and

Whereas in accordance with the Redevelopment Law and as memorialized by Notice of
Decision,  dated April 11,  2025,  the Board voted unanimously to recommend to the
Township Council that Block 1666,  Lot 80 be designated as a Non- Condemnation
Redevelopment Area; and

Whereas a resolution memorializing said vote will be adopted at the Board' s next
regularly scheduled meeting; and

Whereas the planner in particular focused on the former vacant convent building at the
western portion of the lot; and

Whereas the convent was found amongst other findings to be obsolescent with a total

lack of proper utilization ( N. J. S. A. 40A: 12A-5( a)( d)( e)); and

Whereas the planning board found the designation of the delineated area is consistent
with smart growth planning principles ( N. J. S.A. 40A: 12A- 5( h)); and

Whereas the Township Council has considered the Board's recommendation at its
regularly scheduled public meeting on April 15, 2025; and

Whereas at the Township Council' s public meeting, members of the general public were
given an opportunity to be heard and to address questions concerning the potential
designation of the Study Area as a Non- Condemnation Redevelopment Area; and

Whereas the Township Council accepts the recommendation of the Planning Board to
declare Block 1666, Lot 80 as a Non- Condemnation Redevelopment Area; and

Whereas in order to effectuate the Township Council' s designation of the Study Area as
an Area in Need of Redevelopment,  the preparation of a Redevelopment Plan and
presentation to the Planning Board and Mayor and Council is required;

Now,  Therefore,  Be It Resolved by the Council of the Township of Hamilton,  in the
County of Mercer and State of New Jersey,  that the Council of the Township of
Hamilton accepts the recommendation from the Planning Board of the Township of
Hamilton and finds that Block 1666,  Lot 80,  as shown on the official tax map of the
Township of Hamilton be and is hereby deemed to be a Non- Condemnation
Redevelopment Area pursuant to the Local Redevelopment and Housing Law, N. J. S. A.
40A: 12A- 1 et seq.



TOWNSHIP OF HAMILTON

COUNTY OF MERCER, NEW JERSEY

RESOLUTION No. 25-220

A RESOLUTION DETERMINING THAT THE PROPERTY IDENTIFIED AS BLOCK
1666, LOT 80 LOCATED AT 3816 EAST STATE STREET BE DESIGNATED AS A
NON- CONDEMNATION REDEVELOPMENT AREA IN ACCORDANCE WITH THE
LOCAL REDEVELOPMENT AND HOUSING LAW,  N. J.S. A.  40A: 12A-1 ET SEQ.,
AND AUTHORIZING PREPARATION OF A REDEVELOPMENT PLAN

Be It Further Resolved that the designation of Block 1666,  Lot 80 as a Non-

Condemnation Redevelopment Area shall not authorize the Township of Hamilton to
exercise the power of eminent domain to acquire any property in the Study Area.

Be It Further Resolved that the Township of Hamilton hereby reserves all other authority
and powers granted to it under the Redevelopment Law.

Be It Further Resolved that the Clerk of the Township of Hamilton shall forthwith
transmit a copy of the within Resolution to the Commissioner of the Department of
Community Affairs for review.

Be It Further Resolved that within ten ( 10) days of the Township Council' s adoption of
the within Resolution, the Clerk of the Township of Hamilton shall serve notice of the
Township Council' s determination and the within Resolution upon all record owners of
property within the Non- Condemnation Redevelopment Area, those whose names are
listed on the tax assessor's records, and upon each person who filed a written objection
thereto and stated, in or upon the written submission, an address to which notice of the

determination and Resolution may be sent and upon the Commission of the New Jersey
Department of Community Affairs.

Be It Further Resolved that this Resolution shall take effect immediately.

ADOPTED BY COUNCIL ON APRIL 15, 2025

DATE

iL
PRESID MUNICIPAL CLERK

RECORD OF VOTE

COUNCIL AYE NAY N.V. A. B.  RES. SEC.

ANTHONY P. CARABELLI, JR.

NANCY PHILLIPS

CHARLES F. WHALEN

PASQUALE" PAT" PAPERO, JR.  

1RICHARDL. TIGHE, JR.

X- Indicates Vote A. B. — Absent N. V. —Not Voting RES. - Moved SEC. — Seconded
C'\ users\ jeugene\ ND Office Echo\ VAU LT. HDXBV64K\ DesignateNon- CondemnationRedevelOpmeutArea. OurLadydfSorrow 4930- 9816- 4534 v. t doc
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Item # CA29. 

TOWNSHIP OF HAMILTON

COUNTY OF MERCER, NEW JERSEY

RESOLUTION No. 25- 105

APPROVED AS To FORM AND LEGALITY FACTUAL CONTENTS CTIFIED TO BY T6W-

NSHIP ATTORNEY TITLE RESOLUTION

AUTHORIZING AND DIRECTING HAMILTON TOWNSHIP PLANNING BOARD
TO UNDERTAKE A PRELIMINARY INVESTIGATION TO BE MADE PURSUANT
TO THE NEW JERSEY LOCAL REDEVELOPMENT AND HOUSING LAW, AS
TO WHETHERA CERTAIN AREA IN THE TOWNSHIP QUALIFIES AS A "NON - CONDEMNATION
AREA IN NEED OF REDEVELOPMENT" ( Block 1666 Lot 80) Whereas

the New Jersey Local Redevelopment and Housing Law, N.J. S. A. 40A: 12A-1 et
seq., ("the Act") allows municipalities toidentify certain areas within their geographical boundaries
as "Areas in Need of Redevelopment", one of the purposes for which, among others, 

is to encourage private investment in certain properties through, for example, the demolition, 
clearance, or removal of deteriorated or unused site improvements and buildings, 
the rehabilitation of existing buildings, the constructionof new buildings, the extension
of infrastructure, the provision of affordable housing, the creation of new job opportunities
and ratables within municipalities, etc.; and Whereas

the Act empowers municipalities to authorize and direct their Municipal Planning Boards

to cause preliminary investigations to be made to determine whether areas exist within
the municipality that are "in need of redevelopment", N.J.S. A. 40A: 1 2A-6; and Whereas

the Township of Hamilton intends to utilize the tools available to municipalities under
the Act to encourage and facilitate private redevelopment of underutilized and challenged
properties, and to transform such properties in a manner that is responsive to market
demands, provides an opportunities for housing, raises the standard for design, and
increases community value; and Whereas

the Township believes the subject parcel is potentially valuable for contributing to, 
serving, and protecting the public health, safety and welfare and for the promotion of smart
growth and a balanced land use plan within the Township; and Whereas

Lot 80 in Block 1666 is located at 3816 East State Street; and Whereas

if determined to be a Redevelopment Area, the Area shall be a "Non - Condemnation

Redevelopment Area" which designation shall not authorize the municipality

to exercise the power of eminent domain to acquire the property; and Now, 

Therefore, Be It Resolved by the Mayor and Council of the Township of Hamilton, that
the Planning Board be and is hereby authorized and directed to cause a preliminary investigation
to be made pursuant to the New Jersey Redevelopment and Housing Law as
to whether Lot 80 in Block 1666 located at 3816 East State Street, is in need of redevelopment

within the meaning, intent and criteria as set forth in N. J. S. A. 40A: 1 2A- 1, et
seq.; and



Item # CA21. 

TOWNSHIP OF HAMILTON

COUNTY OF MERCER, NEW JERSEY

RESOLUTION No. . 25- 105

RESOLUTION AUTHORIZING AND DIRECTING HAMILTON TOWNSHIP PLANNING

BOARD TO UNDERTAKE A PRELIMINARY INVESTIGATION TO BE MADE , 

PURSUANT TO THE NEW JERSEY LOCAL REDEVELOPMENT AND HOUSING LAW, 
AS TO WHETHER A CERTAIN AREA IN THE TOWNSHIP QUALIFIES AS A " NON - 
CONDEMNATION AREA IN NEED OF REDEVELOPMENT" ( Block 1666 Lot 80) 

Be It Further Resolved that the Planning Board is hereby directed to prepare a map
showing the boundaries of the potential area in need of redevelopment and location of
the parcels included therein, with a statement setting forth the basis for the investigation
appended to the map; to specify a date for a public hearing for the purpose of hearing
persons who are interested in, or would be affect by, the determination that the delineated
area is an area in need of redevelopment; to give notice of said hearing pursuant to the
hearing notice requirements set by statute; to hear and receive into the record any
objection to such a determination that the proposed property be designated an area in
need of redevelopment; and

Be It Further Resolved that a certified copy of this Resolution be sent to the Chairperson
and Secretary of the Hamilton Planning Board, and to the Mercer County Office of Land
Use Planning, within ten ( 10) days of adoption, and that the Planning Board be urged to
complete its preliminary investigation, complete its hearing on the matter, and file its
written report with the Mayor and Township Council upon completion of same; and

Be it Further Resolved that this resolution shall take effect immediately. 

ADOPTED BY COUNCIL ON FEBRUARY a 2025

DATE

PRESIDENT
OkUNICIPAL CLERK

RECORD OF VOTE

CIL

A7NTH0NYP. 0CUARAIJELU, 
AYE NAY N. V. A. B. RES. SEC. 

JR. 

NANCY PHILLIPS

CHARLES F. WHALEN

PASQUALE ° PAT° PAPERO, JR. 

RICHARD L. TIGHE, JR. 

X — Indicates Vote A.B.— Absent N.V. — Not Votin RES. - Moved SEC. — Seconded

C: WserMabrisaese% D office EchokVAULT- BGGSLTSNWes. HTPB Page 338 onCondemnationRedevArea. 2. 4- 25 4919- 9490- 3574 v. t. docx



Item # CA21. 

REQUEST FOR TOWNSHIP COUNCIL ACTION

DATE OF REQUEST: 1/ 21/ 2025

NAME & TITLE OF REQUESTER: Fred Dumont, Township Planner

INITIATING DEPTIDIV: CED/ Planning

SERVICE REQUESTED ( select one) FOR CONTRACTS & PSAS ( select one) 

Ordinance Request was made for Bids

X Resolution Request was made for Proposals/ Quotes

Item for Discussion ( explain) Request was made for Proposals/ Quotes for

Professional Services

SUBJECT MATTER: Resolution to designate 3710 E. State St. Our Lady of Sorrows an
area of redevelopment for senior (55+) affordable housing
apartments. 

LIST SUPPORTING DATA: Memo, email, and site plan
i.e. Memorandum; Invoice; 

Agifeement; etc. 

FUNDING AMOUNT: N/ A

If applicable

BUDGET ACCOUNT NAME: N/ A
i.e. Dept of Adm, Professional

Services

BUDGET ACCOUNT NO.( S): N/ A

Please specify account type: 
Grant( G); Trust( 7); Capital( c); Other

Expense( OE) 

i.e. OE 3- 01- 20- 120- 000- 280

APPROVED BY: - 4, 
Department Director Date

APPROVED BY: 

Business Administrator Date

APPROVED BY: 

Jeffrey S. Martin, Mayor Date

DEADLINE FOR SUBMISSION TO THE OFFICE OF THE BUSINESS ADMINISTRATOR FOR

REVIEW AND APPROVAL IS 3: 00 PM ON THE MONDAY OF THE WEEK PRECEDING THE

COUNCIL MEETING. 

PLEASE PREPARE THIS ITEM FOR Tl!— — 

280 ---- 

D, 202X TOWNSHIP COUNCIL AGENDA. 

Page



1 a

Our Lady of Sorrows - Senior Affordable Apartments

PROJECT NARRATIVE

Walters ispursuing the development ufonage- restricted rental community consisting nffifty (50) one -bedroom affordable
apartments b/belocated onasubdivided parcel that iacurrently part of the Our Lady of Sorrows Parrish
at371O East State 8Une, Hamilton, NJ ("the Project"). Each unit inthe apartment community will beage-

restricted ( 55+)and also income -restricted tothose households earning less than OOY6nfthe Mercer County Median

Income. |nparticular, the Project will breathe new life into the existing Our Lady of
Sorrows convent by creating 8 apartment units within the current structure, while also adding a new, but
visually compatible, 3-story addition that will offer another 42 apartment units. We are presently planning
on constructing all 1-bedroom unhm, hovwmer, our final space plan in the convent may
be able to accommodate e few two - bedroom unito. Neighborhood The site iswell- situated nnState Street; alocation
that boasts

anumber

ufnearby commercial uses. Residents will have immediate access huunumber ofshopping and dining options along tbegouha33nbrridor. indudinganumborofsuparmarketaeuohooA|di.
Aomn. andGhnpRite. The community's location will offer residents excellent access to green space, 
inthe form of Veterans

Park and Mercer County Park, The site also has excellent transportation access, just a half -mile

from 1'295 and about two miles from Hamilton' s NJ Transit train staUnn, which
offers access tomany regional stops, including New York City, Need There isatremendous need for affordable housing throughout Mercer

County, otrend that is only growing more acute. According

to

the latest ACS data, 53.5% ofrenters in Mercer County and an almost identical
53.496 of renters in Hamilton are rent bun1emed, paying more than 3096 of their income each

month for housing alone,' Genium, in part)cu| sr, are particularly impacted by unoffbdab| erent burdens. The
community will offer future residents the ability toage inplace in a fully accessible setting, coupled with
a full suite of programming and services, where they may not have had the same opportunity inotraditional
single family home. Design and Impac The development will consistof the rehabilitation ofthe existing three-

story brick convent, as well aoathree- story wood -frame corridor style

wing. Both components

willbe served by elevators for full accessibility and offer on -site amenities such as a
community room with warming kitchen, a fitness center, computer stations, a new dedicated parking lot, 
and associated site improvements. Census Bureau. (2023).Selected Housing Characteristics. American Community Survey, ACSswar Estimates Data

Profiles, Table DP04. Retrieved Jan 17, 2025, from: Page I"f2EE



1= 1

The building will have management nffine and offer full time management and maintenance

personnel. Wewill also seek to construct a small patiowith agrill station and a community garden. 
All units will have an in -unit washer & dryer, dishwasher, controlled heating and central air, and

a host of advanced features. Energy star appliances will be utilized throughout. The development
imbeing designed with a LEEDGo|d Certification goat to help minimize our residents' heating and
cooling bills. The

programming will be designed in conjunction with our partner, Catholic Charities of the Diocese
nfTrenton. Service and program offerings will betailored to the needs and desires nf the
resident population. Based on the offerings at our existing senior communities, we anticipate that

this programming will include the provision of a visiting nurse who will be available for naQu|
er|y'snhmdu| md consultations in o private nurses suite within the building. We also offer shuttle
bus service that will connect residents nf the Project tonearby amenities such aogrocery stores, shopping
centers, medical offices, recreational activities, and regional transit. We find that this iaenespecially
valuable offering tothose residents who nolonger drive, Unit Matrix and Affordabi0» Levels

We anticipate funding the Project

through the New Jersey Housing and Mortgage Finance Agency' s Low Income Housing

Tax Credit Program. In line with program guidelines, the site will bedeed restricted for affordable occupancy. 
Based oncurrent 2U24published rent levels, rents will range from approximately $ 5OO'$1.2DO. 1

Bedroom Total Totalso so Mercer County

Area Median Income

Page znfz Page

znfz
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From: Kevin Dowd < kdowd@wmbeo- gmupzum> 
Sent: Monday, January 70, 20DsuUsAM

To: Fred Dumont <fdumvnt@hamihonnj. com> 
Subject: RE: oLs- senior affordable

WARNING: This email originated from outside your organization. Please use extreme caution before
opening any links orattachments. 

Also, I noticed in your email signature that Hamilton is a leader when it comes to recognizing veterans. 

One thing we have done in the past is set aside a portion of units with a ' veteran preference', meaning those who have
served inthe armed forces would receive priority on the waitlist ( they would still have to income qualify). Let me know if that
iosomething the Township would beinterested in. Thanks, Kevin Dowd

waUters

zzEast Euclid

Ave, 
svuezuu Haddonfield, m/0uoos

p»: 

856- 354' 2100x1207

pax: as6- ss4- a2so



Item # CA29_ 

REQUEST FOR TOWNSHIP COUNCIL ACTION

r
DATE OF REQUEST: 1/ 21/ 2025

NAME & TITLE OF REQUESTER: Fred Dumont, Township Planner
r' INITIATING DEPTIDIV: CED/ Planning

SERVICE REQUESTED ( select one) FOR CONTRACTS & PSAS ( select one) 

Ordinance Request was made for Bids

X Resolution Request was made for Proposals/ Quotes

Item for Discussion ( explain) Request was made for Proposals/ Quotes for
Professional Services

SUBJECT MATTER: Resolution to designate 3710 E. State St. Our Lady of Sorrows an
area of redevelopment for senior ( 55+) affordable housing
apartments. 

LIST SUPPORTING DATA: 
i.e. Memorandum; Invoice; 

Agreement; etc. 

FUNDING AMOUNT: 
If applicable

Memo, email, and site plan

N/ A

BUDGET ACCOUNT NAME: N/ A
I, a. Dept of Adm, Professional

Services

BUDGET ACCOUNT NO.( S): N/ A

Please specify account type: 
Grant( G); Trust( 7); Capital( C); Other

Expense( OE) 

i. e. OE 3- 01- 20- 120- 000- 280

APPROVED BY: 

APPROVED BY: 

APPROVED BY: 

Department Director

Business Administrator

Jeffrey S. Martin, Mayor

Date

W

Date

DEADLINE FOR SUBMISSION TO THE OFFICE OF THE BUSINESS ADMINISTRATOR FOR

REVIEW AND APPROVAL IS 3: 00 PM ON THE MONDAY OF THE WEEK PRECEDING THE

COUNCIL MEETING. 

PLEASE PREPARE THIS ITEM FOR TH 2O2X TOWNSHIP COUNCIL AGENDA. 

Page 285

Page 344



Item # CA29_ 

MUNICIPAL CLERK' S OFFICE

INTEROFFICE MEMORANDUM

TO: FRED DUMONT, DIR. OF C. & E. D. ( W/ ATTACHMENT) 

FROM: ALISON SABO, MUNICIPAL CLERK

SUBJECT: PLANNING BOARD PRELIMINARY INVESTIGATION RES 25- 105

DATE: 2/ 6/ 2025

CC: ELISSA GRODD SCHRAGGER, ESQ., DIR. OF LAW
W/ O ATTACHMENT) 

MADISON NEBBIA, PLANNING BOARD SECRETARY
W/ ATTACHMENT) 

At the regular meeting of the Township Council held on February 4, 2025, Resolution
25- 105 was adopted which refers same to the Planning Board for a preliminary
investigation, a copy of which is attached. 

25- 105 - RESOLUTION AUTHORIZING AND DIRECTING HAMILTON TOWNSHIP

PLANNING BOARD TO UNDERTAKE A PRELIMINARY INVESTIGATION TO BE

MADE PURSUANT TO THE NEW JERSEY LOCAL REDEVELOPMENT AND
HOUSING LAW, AS TO WHETHER A CERTAIN AREA IN THE TOWNSHIP

QUALIFIES AS A " NON -CONDEMNATION AREA IN NEED OF REDEVELOPMENT" 
Block 1666 Lot 80) 

In accordance with N. J. S. A. 40: 55D- 26, the Planning Board shall, within ( 35) days after
the referral, provide a report to Council containing the Planning Board' s comments
regarding the proposed ordinance. It is requested that this proposed ordinance be
placed on the Planning Board' s agenda and that the Board provide their written report to
the Township Council. 

If you have any questions, please contact this office. Thank you. 

Page 345
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February 5, 2024

Atti J. Benner, Planning Division
Mercer County Planning Department
640 South Broad Street

PO Box 8068

Trenton, NJ 08650- 0068

Dear Ms. Benner: 

Item # CA21. 

xo,ry

Enclosed please find a copy of Resolution 25- 105 adopted by the Governing Body on February 4, 
2025: 

26- 105 - RESOLUTION AUTHORIZING AND DIRECTING HAMILTON TOWNSHIP

PLANNING BOARD TO UNDERTAKE A PRELIMINARY INVESTIGATION TO

BE MADE PURSUANT TO THE NEW JERSEY LOCAL REDEVELOPMENT

AND HOUSING LAW, AS TO WHETHER A CERTAIN AREA IN THE

TOWNSHIP QUALIFIES AS A " NON -CONDEMNATION AREA IN NEED OF
REDEVELOPMENT" ( Block 1666 Lot 80) 

If you should have any questions, please do not hesitate to contact this office. 

Sin rely, 

Al' o, RMC

Municipal Clerk

Enc. 

Office of the Municipal Clerk

2090 Greenwood Avenue
PO Box 00150

Hamilton, NJ 08690- 0150

609) 890-3622

120



Item # CA29_ 

HAMILTON TOWNSHIP PLANNING BOARD RESOLUTION

AUTHORIZING PRELIMINARY INVESTIGATION FOR
NONCONDEMNATION REDEVELOPMENT PLAN FOR

TAX BLOCK 1666, LOT 80

WHEREAS, pursuant to resolution No. 25- 105, adopted on February 4, 2025, the Township Council
authorized and directed the Hamilton Township Planning Board ( the " Board") to undertake a preliminary
investigation to determine whether a certain area in the Township ( Tax Block 1666, Lot 80) ( the " Study
Area"), qualifies as a non - condemnation area in need of redevelopment pursuant to N. J. S. A. 40A: I 2A- 5 and 6
and to conduct a hearing in accordance with N. J. S. A. 40: 12A- 6. 

NOW, THEREFORE, BE IT RESOLVED that the Board hereby directs its consulting planner, 
Alaimo Group, pursuant to its proposal dated February 5, 2025, to prepare a Preliminary Investigation to
determine whether the characteristics of the Study Area serve the public health, safety and welfare and will
advance smart growth planning principles for the community consistent with the criteria set forth in N. J. S. A. 
40A: I 2A- 5 and in accordance with the Township' s Master Plan; such study to be completed within forty- five
45) days of the date hereof. 

This action is pursuant to motion adopted by the Board at a public meeting held on February 20, 2025. 

To  I, 

Robert Calabro, Planning Board Chair an

I hereby certify that this is a true copy of the resolution adopted on March 6, 2025. 

mhubba
Madison Nebbia, Planning Board Secretary

04041903



Item # CA21. 

The said Resolution was memorialized by the following vote: 

MOVED BY: Mr. Kasabach

SECONDED BY: Mr. Pattik

For Against Abstain Absent

Not

Qualified
to Vote

Robert Calabro, Chair x

Michael K. Maloney, Vice Chair, Mayor' s
Designee

x

Haig Kasabach x

Charles Whalen, Council Liaison x

Chris Lockett, Township Official x

Latoya Wilson x

Jennifer Coffey x

Ed Pattik x

Joseph Abbott x

Richard Conti ( Alt. # 1) x

4041903
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April 16, 2025

Jacquelyn Suarez, Commissioner

State of New Jersey Department of Community Affairs
101 South Broad Street

PO Box 800

Trenton, NJ 08620- 0800

Dear Ms. Suarez:

RE:  Block 1666, Lot 80— 3816 East State Street
Designation as a Non- Condemnation Redevelopment Area

Pursuant to the Local Redevelopment and Housing Law, N. J. S. A. 40A: 12A- I et seq. ( the " Redevelopment
Law"), municipalities arc authorized to determine whether certain parcels of land located therein constitute
areas in need of non- condemnation redevelopment. By Resolution 25- 105 adopted on February 4, 2025, the
Township Council of the Township of Hamilton authorized and directed the Hamilton Township Planning
Board to conduct a preliminary investigation to determine whether Block 1666, Lot 80— 3816 East State Street
meets the criteria set forth in the Redevelopment Law.

The Planning Board has conducted their preliminary investigation, and the public hearing was conducted on
Thursday, April 10, 2025, whereby the Board voted unanimously on the recommendation.

The Hamilton Township Council has received and approved this recommendation via Resolution 25- 220,
enclosed for your information.

If you should have any questions or comments, please do not hesitate to contact the Office of the Municipal
Clerk( 609) 890- 3622 or the Planning/ Zoning Board Office( 609) 890-3674.

S

ft'2 7

mKab., •   C

Municipal Clerk

Enc.

Cc: Church Our Lady of Sorrows

Office or the Municipal Clerk

2090 Greenwood Avenue

PO Box 00150

Hamilton, NJ 08690- 0150

609) 890- 3622



Appendix D - Village/Klockner Road Planning Board Resolutions of 
Approval 







 
 















 
 









 
 





 
 



Appendix E - Bromley/East State Street Concept Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

  

 

 

 

 



Appendix F - Borden Avenue Concept Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

  

 

 

 

 



Appendix G - Gropp Townhomes Zoning Board Resolutions of 
Approval 



















 
 











 
 

















 
 











Appendix H - Homefront Amaris Concept Plan and Draft Ordinance 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 



 

 

 

 

 

 

 

  

 



550-98    Special Housing Zone V  

A.  Permitted uses. 

(1) Multi-family, townhouses, single-family attached or detached homes that are affordable to 
households of low- and moderate-income and are eligible for affordable housing credit against the 
Township's affordable housing obligation. 

(2) Public parks, playgrounds, conservation areas and public purpose uses.  

 

B. Accessory uses. 

(1) Decks and patios which shall be uniform in size and materials and complement the 
architectural style and design of the dwelling unit and the overall design, as established during the 
site plan review and approval process. All decks and patios shall be constructed when the 
development is constructed. 

(2) Off-street parking, private garages and private roadways.  

(3) Fences and walls which shall be uniform in size and materials and complement the 
architectural style, type and design of the dwelling unit and the overall project design, as 
established during the site plan review and approval process. All fences and walls shall be 
constructed when the development is constructed. 

(4) Community amenities, such as but not limited to: pool, clubhouse, walking trails. 

(5) Signs. 

(6) Temporary sales or construction trailer(s). 

(a) The trailer(s) shall be located on the same lot as the principal permitted use and shall meet all 
setback requirements for principal buildings in the zone. 

(b) The trailer(s) shall be shown on the site plan for the principal permitted use and shall be 
reviewed by the administrative officer on an individual case basis in accordance with the 
performance standards in § 550-120. 

(c) The trailer(s) shall be permitted to remain only for the period of construction, renting or sale of 
the permitted use. 

(d) Only one sales trailer and two construction trailers are permitted per project. 

 

(7) Roof-mounted solar or photovoltaic energy-generating facility. 

(8) Electric vehicle supply/service equipment. 

 

C. Conditional uses. 

https://ecode360.com/33403030#33403030
https://ecode360.com/33403032#33403032
https://ecode360.com/33403035#33403035
https://ecode360.com/33403037#33403037
https://ecode360.com/33403038#33403038
https://ecode360.com/33403039#33403039
https://ecode360.com/33403041#33403041
https://ecode360.com/33403042#33403042
https://ecode360.com/33403043#33403043
https://ecode360.com/33403044#33403044
https://ecode360.com/33403045#33403045
https://ecode360.com/27525125#27525125
https://ecode360.com/33403046#33403046
https://ecode360.com/33403047#33403047
https://ecode360.com/33403048#33403048
https://ecode360.com/38385555#38385555
https://ecode360.com/33403049#33403049


(1) None. 

 

D. Area and yard requirements. 

(1) Tract development. 

(a) Minimum tract area: one (1) acre 

(b) Minimum tract frontage: 150 feet 

(c) Minimum number of affordable units:  16 

(d) Bulk requirements. 

1. Minimum yards (feet). 

a. Front: 25. 

b. Rear: 10. 

c. Side: 10. 

2. Maximum impervious coverage: 50%. 

3.  Maximum building coverage:  20%  

3. Maximum principal building height: 2 ½ stories, but not to exceed 35 feet. 

4. Maximum accessory building height: 15 feet. 

(e) Lot sizes and dimensions, yard sizes and building arrangement may be freely disposed and 
arranged, in accordance with the following standards: 

5. At least the first 10 feet adjacent to any street line shall not be used for parking and shall be 
planted and maintained in lawn area or ground cover or landscaped with evergreen shrubbery. 

6. Landscape buffer required to lot line: 5 feet. 

E. Natural features and critical areas, such as treed areas, scenic views; historic sites; natural 
terrain including steep slopes and open waters; wetlands and associated buffers; wildlife 
corridors; natural drainage lines; open space of high ecological value; and other community assets 
shall be preserved as much as practical. 

F. Architectural standards: 

(1) Building exteriors are encouraged to have vertical and/or horizontal offsets to create visual 
breaks on the exterior. 

(2) A variety of building heights is encouraged in a single development. 

(3) A variety of building setbacks, rooflines, color schemes, and elevations shall be required in the 
development to avoid a repetitious or monotonous streetscape to the extent practical. 

https://ecode360.com/33403050#33403050
https://ecode360.com/33403051#33403051
https://ecode360.com/33403052#33403052
https://ecode360.com/33403053#33403053
https://ecode360.com/33403054#33403054
https://ecode360.com/33403055#33403055
https://ecode360.com/33403056#33403056
https://ecode360.com/33403057#33403057
https://ecode360.com/33403058#33403058
https://ecode360.com/33403059#33403059
https://ecode360.com/33403060#33403060
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(4) The exteriors of all buildings in the development, including accessory buildings, shall conform 
architecturally and be constructed of materials of like character. 

(5) Each building and combined complex of units shall have a compatible architectural theme with 
variations in design to provide attractiveness to the development, which shall include 
consideration of landscaping techniques, building or orientation to the site and to other structures, 
topography, natural features and individual dwelling unit design, such as varying unit width, 
staggering unit setbacks, providing different exterior materials, changing rooflines and roof 
designs, altering building heights and changing types of windows, shutters, doors, porches, colors 
and vertical or horizontal orientation of the facades, singularly or in combination, for each unit. 

(6) In order to prevent the development of long and monotonous buildings and ridgelines, which 
serve to increase the sense of density, lack interest and liken the development to a barracks, 
overall structures of attached townhouses shall consist of no more than eight townhouse dwelling 
units. There shall be at least three different ridgeline heights in each overall structure of attached 
townhouses, which shall vary by at least three feet. In any overall structure of attached 
townhouses, no more than two adjacent dwelling units shall have the same setback. Setbacks 
shall vary by at least eight feet. 

(7) The monotony of long overall structures of attached townhouses is considerably diminished 
when such structures are sited on gently rolling lands. In such instances, the Planning Board may 
approve the construction of overall structures of attached townhouses containing nine or 10 
townhouse dwelling units. 

G. Each development shall provide for the removal of trash and garbage. Storage of trash and 
garbage shall be subject to Planning Board review and approval. 

H. Artificial lighting shall be provided along all walks, paths and interior roads and driveways and in 
all off-street parking areas with sufficient illumination for safety and convenience. 

I. Affordable units shall be provided in accordance with the following: 

(1) A developer's agreement is required to establish low/moderate apportionment, very-low-
income requirement per N.J.S.A. 52:27D-329.1, bedroom distribution, unit size, etc. 

(2) The affordable units shall be developed in accordance with the Council on Affordable Housing's 
(COAH's) regulations at N.J.A.C. 5:93[3] and the Uniform Housing Affordability Controls (UHAC), 
N.J.A.C. 5:80-26.1 et seq., which govern the administration and affordability controls of affordable 
units in New Jersey. 

(3) In addition to addressing the requirements of COAH and UHAC noted above, the affordable 
units shall be developed in accordance with the following: 

(a) The affordable units cannot be age-restricted units: 

(b) The bedroom distribution requirements pursuant to N.J.A.C. 5:93-7.3[4] and N.J.A.C. 5:80-
26.3(b). 

(c) The unit distribution requirements pursuant to N.J.A.C. 5:80-26.3.[5] 
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(d) The length of controls requirement and deed restrictions pursuant to N.J.A.C. 5:80-26.11, 
except that the length of the control period may be limited to 45 years. 

(e) The phasing requirements pursuant to N.J.A.C. 5:93-5.6(d).[6] 

(f) The accessibility and adaptability requirements pursuant to N.J.A.C. 5:97-3.14. 

J. In the Special Housing Zone V, a ground sign shall be permitted for the purpose of identifying a 
multifamily dwelling project. It shall not exceed 30 square feet in area and not more than one such 
sign shall be placed on a property unless such property fronts upon more than one street, in which 
instance a sign may be erected on each frontage. The sign shall not exceed the height of six (6) feet 
and shall not be located within ten (10) feet of a right-of-way line, parking area or driveway and shall 
in no way interfere with the safe function of any traffic control signal or directional device nor be 
located within an intersection sight triangle easement. 
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Appendix I - Homefront Zachary Arms Concept Plan and Draft 
Ordinance 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 



550-97    Special Housing Zone IV  

A.  Permitted uses. 

(1) Multi-family, townhouses, single-family attached or detached homes that are affordable to 
households of low- and moderate-income and are eligible for affordable housing credit against the 
Township's affordable housing obligation. 

(2) Public parks, playgrounds, conservation areas and public purpose uses.  

 

B. Accessory uses. 

(1) Decks and patios which shall be uniform in size and materials and complement the 
architectural style and design of the dwelling unit and the overall design, as established during the 
site plan review and approval process. All decks and patios shall be constructed when the 
development is constructed. 

(2) Off-street parking and private garages. 

(3) Fences and walls which shall be uniform in size and materials and complement the 
architectural style, type and design of the dwelling unit and the overall project design, as 
established during the site plan review and approval process. All fences and walls shall be 
constructed when the development is constructed. 

(4) Community amenities, such as but not limited to: pool, clubhouse, walking trails. 

(5) Signs. 

(6) Temporary sales or construction trailer(s). 

(a) The trailer(s) shall be located on the same lot as the principal permitted use and shall meet all 
setback requirements for principal buildings in the zone. 

(b) The trailer(s) shall be shown on the site plan for the principal permitted use and shall be 
reviewed by the administrative officer on an individual case basis in accordance with the 
performance standards in § 550-120. 

(c) The trailer(s) shall be permitted to remain only for the period of construction, renting or sale of 
the permitted use. 

(d) Only one sales trailer and two construction trailers are permitted per project. 

 

(7) Roof-mounted solar or photovoltaic energy-generating facility. 

(8) Electric vehicle supply/service equipment. 

 

C. Conditional uses. 
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(1) None. 

 

D. Area and yard requirements. 

(1) Tract development. 

(a) Minimum tract area: one (1) acre 

(b) Minimum tract frontage: 200 feet 

(c) Minimum number of affordable units:  12 

(d) Bulk requirements. 

1. Minimum yards (feet). 

a. Front: 10. 

b. Rear: 10. 

c. Side: 10. 

2. Maximum impervious coverage: 50%. 

3. Maximum building coverage: 20%  

4. Maximum principal building height: 2 ½ stories, but not to exceed 35 feet. 

5. Maximum accessory building height: 15 feet. 

(e) Lot sizes and dimensions, yard sizes and building arrangement may be freely disposed and 
arranged, in accordance with the following standards: 

6. At least the first 10 feet adjacent to any street line shall not be used for parking and shall be 
planted and maintained in lawn area or ground cover or landscaped with evergreen shrubbery. 

7. Landscape buffer required to lot line: 10 feet. 

E. Natural features and critical areas, such as treed areas, scenic views; historic sites; natural 
terrain including steep slopes and open waters; wetlands and associated buffers; wildlife 
corridors; natural drainage lines; open space of high ecological value; and other community assets 
shall be preserved as much as practical. 

F. Architectural standards: 

(1) Building exteriors are encouraged to have vertical and/or horizontal offsets to create visual 
breaks on the exterior. 

(2) A variety of building heights is encouraged in a single development. 

(3) A variety of building setbacks, rooflines, color schemes, and elevations shall be required in the 
development to avoid a repetitious or monotonous streetscape to the extent practical. 
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(4) The exteriors of all buildings in the development, including accessory buildings, shall conform 
architecturally and be constructed of materials of like character. 

(5) Each building and combined complex of units shall have a compatible architectural theme with 
variations in design to provide attractiveness to the development, which shall include 
consideration of landscaping techniques, building or orientation to the site and to other structures, 
topography, natural features and individual dwelling unit design, such as varying unit width, 
staggering unit setbacks, providing different exterior materials, changing rooflines and roof 
designs, altering building heights and changing types of windows, shutters, doors, porches, colors 
and vertical or horizontal orientation of the facades, singularly or in combination, for each unit. 

(6) In order to prevent the development of long and monotonous buildings and ridgelines, which 
serve to increase the sense of density, lack interest and liken the development to a barracks, 
overall structures of attached townhouses shall consist of no more than eight townhouse dwelling 
units. There shall be at least three different ridgeline heights in each overall structure of attached 
townhouses, which shall vary by at least three feet. In any overall structure of attached 
townhouses, no more than two adjacent dwelling units shall have the same setback. Setbacks 
shall vary by at least eight feet. 

(7) The monotony of long overall structures of attached townhouses is considerably diminished 
when such structures are sited on gently rolling lands. In such instances, the Planning Board may 
approve the construction of overall structures of attached townhouses containing nine or 10 
townhouse dwelling units. 

G. Each development shall provide for the removal of trash and garbage. Storage of trash and 
garbage shall be subject to Planning Board review and approval. 

H. Artificial lighting shall be provided along all walks, paths and interior roads and driveways and in 
all off-street parking areas with sufficient illumination for safety and convenience. 

I. Affordable units shall be provided in accordance with the following: 

(1) A developer's agreement is required to establish low/moderate apportionment, very-low-
income requirement per N.J.S.A. 52:27D-329.1, bedroom distribution, unit size, etc. 

(2) The affordable units shall be developed in accordance with the Council on Affordable Housing's 
(COAH's) regulations at N.J.A.C. 5:93[3] and the Uniform Housing Affordability Controls (UHAC), 
N.J.A.C. 5:80-26.1 et seq., which govern the administration and affordability controls of affordable 
units in New Jersey. 

(3) In addition to addressing the requirements of COAH and UHAC noted above, the affordable 
units shall be developed in accordance with the following: 

(a) The affordable units cannot be age-restricted units: 

(b) The bedroom distribution requirements pursuant to N.J.A.C. 5:93-7.3[4] and N.J.A.C. 5:80-
26.3(b). 

(c) The unit distribution requirements pursuant to N.J.A.C. 5:80-26.3.[5] 
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(d) The length of controls requirement and deed restrictions pursuant to N.J.A.C. 5:80-26.11, 
except that the length of the control period may be limited to 45 years. 

(e) The phasing requirements pursuant to N.J.A.C. 5:93-5.6(d).[6] 

(f) The accessibility and adaptability requirements pursuant to N.J.A.C. 5:97-3.14. 

J. In the Special Housing Zone IV, a ground sign shall be permitted for the purpose of identifying a 
multifamily dwelling project. It shall not exceed 30 square feet in area and not more than one such 
sign shall be placed on a property unless such property fronts upon more than one street, in which 
instance a sign may be erected on each frontage. The sign shall not exceed the height of six (6) feet 
and shall not be located within ten (10) feet of a right-of-way line, parking area or driveway and shall 
in no way interfere with the safe function of any traffic control signal or directional device nor be 
located within an intersection sight triangle easement. 
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Appendix J - Vernon Route 130 Zoning Board Resolution of Approval 





























 
 







 
 



Appendix K - ARC Mercer – 6 Kim Valley Road Township Council 
Resolution 





 



Appendix L - ARC Mercer – 61 Pope Avenue Certificate of Occupancy 

 

 

 



 

 



Appendix M - Resolutions Appointing the Municipal Housing 
Liaison and Administrative Agent



 



 



Appendix N - Affordable Housing Ordinance, Development Fee 
Ordinance and Mandatory Set-Aside Ordinance 
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