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INTRODUCTION & EXECUTIVE SUMMARY

Since the 1975 New Jersey Supreme Court decision known as “Mount Laurel I,” New Jersey municipalities
have a constitutional obligation to provide opportunities for creation of low and moderate housing units.
This 1975 decision led to a body of case law, legislative changes and rulemaking by a state agency that,
collectively, is now referred to as the “Mount Laurel Doctrine”. Through these actions, New Jersey
municipalities have been assigned their fair share of the region’s affordable housing need for each
compliance period and mechanisms must be created to address that need to have “satisfied” their
constitutional obligation. The purpose of this Housing Element and Fair Share Plan (hereinafter the “Plan”)
is to detail how Delaware will satisfy its constitutional obligation.

Affordable housing in New Jersey is defined as housing units which are reserved for households with
incomes not more than 80% of the regional median income. Each affordable unit, depending on the age
and type of housing, must remain reserved for low and moderate income households for up to 40 years,
a requirement enforced by deed restriction. Each affordable unit is eligible for one “credit” against the
obligation and certain units are eligible for “bonus credits,” which potentially provide more than one
credit per unit. In addition to providing the minimum number of credits, municipalities must ensure
diversity in the unit type (at least half of the units must be available to families and the remaining may be
reserved for seniors and those with special needs), diversity in the level of affordability (very low, low and
moderate income units), and diversity in the size of affordable units (one, two and three bedroom units).

Participation in this process, and therefore satisfaction of the affordable housing obligation, can be
achieved voluntarily or involuntarily, however, voluntary compliance is heavily incentivized. Municipalities
that do not successfully participate may be vulnerable to exclusionary zoning litigation or a builder’s
remedy, which is a litigation tool that can grant a developer the right to construct what is typically
multifamily development on land that was not zoned to permit that use or density.

This Housing Plan addresses the Township of Delaware’s newly assigned fourth round affordable housing
obligation consisting of a present need (rehabilitation) of 0 units and a prospective need (new
construction) of 60 units. As the Township did not participate in the third round process and never
received a judgment of compliance relative to that obligation, this plan addresses the third round
obligation determined in accordance with the methodology established in the 2018 unpublished decision
of Judge Mary C. Jacobsen, A.J.S.C., In the Matter of the Application of the Municipality of Princeton and
In the Matter of West Windsor Township. Although only relevant to West Windsor and Princeton at the
time of the decision, the methodology outlined in that decision has since been applied to municipal
settlement agreements with Fair Share Housing Center and is the most logical method to establishing an
obligation in the absence of a settlement agreement.

Although the Township has centralized water and sewer in Sergeantsville, the sewer system has a
permitted capacity of 65,000 gallons per day and serves the village proper, including the Township school.
Although there is technically capacity remaining as compared to the permitted flow, significant inflow
and infiltration (I and 1) issues plague this older plant, constructed in the 1960’s, and significant storm
events, which have grown more common, bring the plant to its limit. Given this fact, the Township relies
upon a durational adjustment to address a portion of the third round obligation and all of the fourth round
obligation. Consistent with the regulations addressing durational adjustments, the Township is not
required to adopt zoning or take other actions at this time to satisfy the obligation. In fact, the Township
is unable to incorporate the most common strategies in its Housing Plan (excluding those that are small)
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—100% affordable housing developments and inclusionary development — because of the lack of available
water and sewer.

This Housing Plan does not propose new zoning or other affordable housing strategies. Doing so is
unnecessary given the first, second and a portion of the third round obligations are satisfied with
constructed/approved or planned development, and the remainder of the third and the fourth round
obligation is addressed with the durational adjustment.

This Plan supersedes all previously adopted housing plans and will serve as the foundation for the
Township’s filing with the New Jersey Affordable Housing Dispute Resolution Program and a request for
Compliance Certification.

As detailed in this Plan, the Township — like all New Jersey municipalities — has four components of its
affordable housing obligation. Each component of the Township’s obligation is identified below and
further detail is provided in a later section.

= Rehabilitation Obligation: 0 units
The rehabilitation obligation can be defined as an estimate of the number of deteriorated housing
units existing in Delaware that are occupied by low- and moderate-income households. This

component is also referred to as “present need”.

= First & Second Rounds Obligation: 23 units
The first and second round obligations can be defined as the cumulative 1987 through 1999 new
construction affordable housing obligation. This component is often referred to as the “prior
round” obligation.

= Third Round Obligation: 128 units
The third round obligation can be defined as the 1999 through 2025 new construction affordable
housing obligation.

=  Fourth Round Obligation: 60 units
The fourth round obligation can be defined as the 2025-2035 new construction affordable housing
obligation. The current round of affordable housing, now the fourth round, is also referred to as
the “prospective need”.
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AFFORDABLE HOUSING IN NEW JERSEY

In its landmark 1975 decision, now referred to as “Mount Laurel I,” the NJ Supreme Court ruled that
developing municipalities have a constitutional obligation to provide variety and choice of housing types
affordable to low- and moderate-income households. In its 1983 “Mount Laurel II” decision, the NJ
Supreme Court extended the regional fair share obligation to all municipalities with any “growth area” as
designated in the State Development Guide Plan (NJDCA 1978) and determined that each municipality
would have to establish its fair share obligation and provide zoning strategies to create a realistic
opportunity for fulfilment of the fair share obligation. Mount Laurel Il also gave developers, under
appropriate circumstances, the opportunity to secure a builder’s remedy. A builder’s remedy is a litigation
tool that grants a developer the right to develop what is typically a multi-family development on land that
was not zoned to permit the use or the residential density desired by the developer, provided a
“substantial” percentage of the units are reserved for low and moderate income households. Delaware
seeks to avoid this possibility and has already taken substantial steps to do so by fully complying with its
first, second and a portion of its third round obligations.

In 1985, the Legislature enacted the Fair Housing Act in response to Mount Laurel Il. The Fair Housing Act
created the Council on Affordable Housing (hereinafter “COAH”) as an administrative alternative to
compliance in a court proceeding. The Legislature conferred “primary jurisdiction” on COAH and charged
COAH with promulgating regulations to establish housing regions, to estimate the state’s low- and
moderate-income housing needs, set criteria and guidelines for municipalities to determine and satisfy
their affordable housing obligation, and to create a process for the review and approval of appropriate
housing elements and fair share plans. Approval of a municipal housing element and fair share plan by
COAH was referred to as “substantive certification” and it provided protection from builder’'s remedy
litigation during the period which the housing element and fair share plan addresses (i.e. the round).

COAH created the criteria and guidelines for municipalities to determine and address their respective
affordable housing obligation. COAH originally established a formula for determining municipal affordable
housing obligation for the six-year period between 1987 and 1993 (N.J.A.C. 5:92-1 et seq.), which became
known as the “first round.” These rules established the first round rehabilitation obligation (also referred
to as the “present need”) and the first round new construction obligation.

The first round formula was superseded by COAH regulations in 1994 (N.J.A.C. 5:93-1.1 et seq.). The 1994
regulations recalculated a portion of the first round 1987-1993 affordable housing obligations for each
municipality and computed the additional municipal affordable housing need from 1993 to 1999 using
1990 U.S. Census data. The regulations COAH adopted in 1994 to identify a municipality’s “cumulative”
obligations for the first and second rounds are known as “the second round” regulations. Under
regulations adopted for the third round, the obligation of municipalities to create new affordable housing
for the first and second rounds was referred to as the “prior round” obligation.

On December 20, 2004, COAH’s first version of the third round rules became effective some five years
after the end of the second round in 1999. At that time, the third round was defined as the time from
1999 to 2014 but condensed into an affordable housing delivery period from January 1, 2004 through
January 1, 2014. The third round rules marked a significant departure from the methods utilized in COAH’s
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earlier rounds by creating a “growth share” approach that linked the production of affordable housing to
residential and non-residential development within a municipality.

The growth share approach and the rules under which it was created was the subject of significant
litigation and ultimately overturned by the New Jersey Appellate Court. On January 25, 2007, the New
Jersey Appellate Court decision, In re Adoption of N.J.A.C. 5:94 and 5:95, 390 N.J. Super. 1, invalidated key
elements of the first version of the third round rules, including the growth share approach. COAH issued
revised rules on June 2, 2008 (as well as a further rule revision effective on October 20, 2008). Included in
the 2008 rules was a recalculation of the cumulative first and second rounds obligation to account for
updated data addressing secondary sources (filtering, demolitions, and residential conversions). Just as
various parties challenged COAH’s initial third round regulations, parties challenged COAH’s 2008 revised
third round rules. On October 8, 2010, the Appellate Division issued its decision, In re Adoption of N.J.A.C.
5:96 and 5:97, 416 N.J. Super. 462, with respect to the challenge to the second iteration of COAH’s third
round regulations. The Appellate Division upheld the COAH regulations that assigned rehabilitation and
first and second rounds obligations to each municipality but invalidated the regulations by which the
agency assigned housing obligations in the third round, finding that the Agency continued to utilize a

growth share approach, albeit an amended one.

COAH sought a stay from the NJ Supreme Court of the deadline to issue new third round housing rules set
forth by the Appellate Division. Additionally, there were various challenges to the Appellate Division’s
2010 decision. On September 26, 2013, the NJ Supreme Court upheld the Appellate Court decision in_In
re Adoption of N.J.A.C. 5:96 and 5:97 by New Jersey Council On Affordable Housing, 215 N.J. 578 (2013),
and ordered COAH to prepare the necessary rules. Subsequent delays in COAH’s rule preparation and
ensuing litigation led to the NJ Supreme Court, on March 14, 2014, setting forth a schedule for adoption.

Although ordered by the NJ Supreme Court to adopt revised new rules on or before October 22, 2014,
COAH deadlocked 3-3 at its October 20th meeting and failed to adopt the draft rules it had issued on April
30, 2014. In response, Fair Share Housing Center (hereinafter “FSHC”) filed a motion in aid of litigant’s
rights with the NJ Supreme Court.

On March 10, 2015, the NJ Supreme Court issued a ruling on the Motion In Aid of Litigant’s Rights (In re
Adoption of N.J.A.C. 5:96 & 5:97, 221 NJ 1, aka “Mount Laurel IV”). This long-awaited decision provided a
new direction for how New Jersey municipalities were to comply with the constitutional requirement to
provide their fair share of affordable housing. The Court transferred responsibility to review and approve
housing elements and fair share plans from COAH to designated Mount Laurel trial judges. The implication
was that municipalities were required to apply to Superior Court with a Declaratory Judgement Action,
instead of to COAH, if they wished to be protected from exclusionary zoning litigation, including builder’s
remedy. These trial judges, with the assistance of an appointed Special Adjudicator to the Court, reviewed
municipal plans much in the same manner as COAH previously did.

While the NJ Supreme Court’s decision set a process in motion for Townships to address their third round
obligations, it did not assign those obligations. Instead, the task was completed by the trial courts.
However, the NJ Supreme Court did direct that the method of determining municipal affordable housing
obligations were to be “similar to” the methodologies used in the first and second round rules and
municipalities should rely on COAH’s 1993 second round rules (N.J.A.C. 5:93) and certain components of
COAH’s 2008 regulations that were specifically upheld, as well as the Fair Housing Act (N.J.S.A. 52:27D —
301 et seq.), in their preparation of third round housing elements and fair share plans.
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FSHC, the only public interest advocacy organization in New Jersey devoted exclusively to promoting the
production of housing affordable to low and moderate income households, was permitted to serve as an
interested party in every municipal Declaratory Judgment Action. In this role the organization calculated
municipal affordable housing obligations and offered to settle with municipalities. Such settlements
addressed the municipal affordable housing obligation, compliance strategies and other terms intended
to promote affordable housing production. Most municipalities that filed a Declaratory Judgment Action
settled with FSHC, finding it to be in their best interest. The typical alternative to settlement with FSHC
was conducting a trial in Superior Court to determine the municipal affordable housing obligation.

In addition to the State agency activity and judicial decisions through 2015, the New Jersey Legislature
amended the Fair Housing Actin 2008 (P.L. 2008, c. 46, often referred to as the “Roberts Bill”, or “A500”).
This amendment established a statewide 2.5% nonresidential development fee, prohibited new regional
contribution agreements (hereinafter “RCAs”), required that 13% of all new affordable housing units be
restricted to very low income households (30% of median income), and added a requirement that
municipalities had to commit to spend development fees within four (4) years of the date of collection.
Additionally, the Fair Housing Act was amended in 2013 (P.L. 2013, c. 6) to permit municipalities to enter
into an agreement with a developer or development owner to provide a preference for veterans who
served in time of war or other emergency to occupy up to 50% of the affordable units in a particular
development. The preference is applicable to the first 90 of the 120 days of initial marketing and
thereafter may veterans may be placed on a special waiting list for future available affordable units in the
development. These amendments to the Fair Housing Act are not promulgated in any valid COAH
regulations.

On March 20, 2024, an amendment to the Fair Housing Act was adopted (P.L. 2024, c.2.). This amendment
creates significant changes to the fourth round of affordable housing, and all subsequent rounds. Such
changes include the process in which municipalities obtain protection from builder’s remedy litigation —
including but not limited to the elimination of COAH and the creation of the Affordable Housing Dispute
Resolution Program, the methodology to calculate municipal prospective need obligations, and the
administration of affordable housing units. However, the Fair Housing Act does not create or direct the
creation of new rules that would provide further guidance, instead it states municipalities shall rely on
rules adopted by COAH, unless contradicted by statute or binding court decisions, for municipal crediting,
adjustments and compliance strategies. One notable example of contradiction is the generation of and
use of bonus credits. See the sections that follow for additional information regarding this amendment to
the Fair Housing Act.

The Affordable Housing Dispute Resolution Program (hereinafter the “Program”) is a program within the
judiciary made up of an odd number of Judges with a minimum of 3 and not more than 7. The Program,
in its discretion and in accordance with Rules of Court, may consult or employ services of one or more
special adjudicators or staff to assist it in rendering determinations, resolving disputes, and facilitating
communication among municipalities and interested partes. The Program is responsible for reviewing
municipal affordable housing obligations, housing plans, and conducting mediation. However, final
determinations of compliance, disputes, and other issues, as well as Court orders may only be issued by a
County-level housing judge.

In addition to changes addressing the compliance process and elimination of COAH, the amendment also
revised minimum affordability controls for rental units from 30 years to 40 years and those for extension
of affordability controls from 30 years to as little as 20 years, provided the total control period is not less

TOWNSHIP OF DELAWARE, HUNTERDON COUNTY

FOURTH ROUND HOUSING PLAN
JUNE 12, 2025




HNT-L-000018-25 06/25/2025 8:35:33 AM Pg 10 of 176 Trans ID: LCV20251844198

than 60 years. It also created new roles for the Department of Community Affairs (hereinafter “DCA”),
including calculation of non-binding rehabilitation and prospective need affordable housing obligations,
oversight and adoption of rules regulating municipal affordable housing trust funds, municipal housing
liaisons and affordable housing administrative agents, as well as oversight of affordable unit
administration. The amendment also directed the New Jersey Housing and Mortgage agency to revise the
Uniform Housing Affordability Control Rules (N.J.A.C. 5:80-26.1 et seq.).

The Compliance Process

The first step in a municipality’s compliance process is to establish the affordable housing obligation. The
first, second and third round obligations are already established by COAH or Superior Court, respectively.
Only the rehabilitation obligation and current prospective need, constituting the fourth round obligation,
are subject to the determination.

The methodology and formulas each municipality must rely upon to determine its rehabilitation and
fourth round obligation (as well as subsequent round obligations) are set forth within N.J.S.A. 52:27D-
304.1 thru -304.3 of the Fair Housing Act. The March 8, 2018 unpublished decision of the Superior Court,
Law Division, Mercer County, In re Application of Municipality of Princeton (“Jacobson Decision”) is also
to be referenced as to datasets and methodologies that are not explicitly addressed in N.J.S.A. 52:27D-
304.3. Notwithstanding the methodology set forth in the Fair Housing Act, the Act also required the DCA
to release a non-binding report calculating obligations for each municipality in the State.

The following provides an overview of the process and deadlines associated with fourth round
compliance.

= Establishing the Affordable Housing Obligation
=  QOctober 20, 2024: DCA Regional and Municipal Fair Share Obligation Report Issued.

= January 31, 2025: Deadline for municipalities to adopt a binding resolution committing
to the affordable housing obligation and seeking a Compliance Certification through
participation in the Program.

=  February 28, 2025: Deadline for an interested party to challenge the municipality’s
determination of its obligation to the Program. It shall apply “an objective assessment
standard”.

= March 1, 2025: The municipality’s determination of its obligation will be established by
default if no challenge.

= March 31, 2025: The Program must issue a decision on the obligation challenge.
= Obtaining a Compliance Certification

= June 30, 2025: Municipality shall adopt a Housing Plan and propose drafts of ordinances
and resolutions to implement the plan. If a municipality does not adopt a Housing Element
and Fair Share Plan by June 30, 2025, the Rules of Court may permit the Program or
County Level Judge to allow the municipality to secure a grace period. If a municipality
does not adopt a Housing Plan by June 30, 2025 and does not secure a grace period, the
municipality will have its immunity revoked.
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= August 31, 2025: Deadline for an interested party to file a challenge to the Housing Plan
with the Program. If there is no challenge by this date the Program will begin review of
the Housing Plan for consistency with the FHA.

= December 31, 2025: Deadline for a municipality to settle any challenge or provide an
explanation as to why it will not make all, or some of the changes brought by the
challenge.

=  March 15, 2026: Municipality to amend the Housing Plan and implement the agreed upon
revisions resulting from a challenge and adopt all pertinent ordinances. The Housing Plan
and adopted ordinances shall be immediately filed with the Program.

= Ongoing Compliance

= Midpoint (2030): Action by municipality or interested party filed to seek a realistic
opportunity review of any developments that have not moved forward.

Affordability Requirements

Affordable housing is defined under New Jersey’s Fair Housing Act as a dwelling, either for sale or rent,
that is within the financial means of households of low- or moderate-income, which is measured within
each of the State’s six housing regions. Delaware is in Region 3, which includes Hunterdon, Middlesex and
Somerset counties. Moderate-income households are those with annual incomes greater than 50% but
less than 80% of the regional median income while low-income households are those with annual incomes
that are 50% or less of the regional median income. Very low-income households are a subset of “low-
income” households and are defined as those with earning 30% or less of the regional median income.

The Uniform Housing Affordability Controls (hereinafter “UHAC”) at N.J.A.C. 5:80-26.3(d) and (e) requires
that the maximum rent for a qualified unit be affordable to households with incomes 70% or less than the
median income for the region, provided the development includes 13% or more very low income units.
The number of units priced at 70% of regional median income cannot exceed the number of very low
income units plus one additional unit. The average rent must be affordable to households with incomes
no greater than 52% of the median income. The maximum sale prices for affordable units must be
affordable to households with incomes 70% or less than the median income. The average sale price must
be affordable to a household with an income of 55% or less than the median income.

The regional median income is defined using the federal income limits established by Department of
Housing and Urban Development (hereinafter “HUD"”) on an annual basis. In the spring of each year, HUD
releases updated regional income limits, and it is from these income limits that the rents and sale prices
for affordable units are derived. The table on the following page reflects the 2024 affordable housing
regional income limits for Region 3, prepared by Affordable Housing Professionals of New Jersey (AHPNJ).
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Household

2025 Income Limits for Region 3

Income 1-Person 2-Person 3-Person 4-Person 5-Person
Levels Household Household  Household Household Household
Median $102,340 $109,650 $131,580 $146,200 $157,896
Moderate $81,872 $93,568 $105,264 $116,960 $126,317
Low $51,170 $58,480 $65,790 $73,100 578,948
Very Low $30,702 $35,088 $39,474 $43,860 $47,369
Source: 2025 Income Limits prepared by New Jersey Housing and Mortgage Finance Agency, effective May 16, 2025.

Overview of Compliance Requirements

There are extensive requirements that municipalities must meet to ensure their affordable housing
strategies result in a Compliance Certification. Furthermore, those requirements vary by round. The
following provides a brief and summarized overview of the requirements.

= Rental Obligation. Not less than 25% of affordable units addressing the obligation of a round must
be rental housing units.

= Family Obligation. Not less than 50% of affordable units addressing the obligation of a round must
be available to families, meaning they are not restricted to a particular population. This obligation
does not apply to the first and second rounds.

= Family Rental Obligation. Not less than 50% of the units meeting the rental obligation of a round
must be available to families, meaning they are not restricted to a particular population. This
obligation does not apply to the first and second rounds.

= Senior Maximum. Up to 30% of affordable units addressing the obligation of a round may be
reserved for seniors. The maximum was 25% for the first, second and third rounds.

= |ncome Distribution of Affordable Units

= Very Low Income Obligation. Not less than 13% of affordable units created or approved
on or after July 1, 2008 must be reserved for very low income units (30% or less than the
regional median income). Very low income units are a subset of low income units.

= Family Very Low Income Obligation. Not less than 50% of the units meeting the very low
income obligation must be available to families, meaning they are not restricted to a
particular population.

= Low Income Obligation. Not less than 50% of affordable units in any development must
be reserved for low income households (50% or less than the regional median income,
which includes very low income units). The remaining may be available to moderate
income households (51-80% of regional median income).
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=  Bedroom Distribution of Affordable Units

The total bedrooms within the affordable units in any development must be not less than
twice the number of affordable units. This requirement does not apply to the first, second
or third round.

Studio and 1-bedroom Units. Not more than 20% of units in any development.
2-bedroom Units. Not less than 30% of units in any development.

3-bedroom Units. Not less than 20% of units in any development.

The above requirements do not apply to special needs housing or senior housing.

Senior developments are subject to a modified bedroom distribution such that the total
bedrooms within the affordable units must be not less than the number of affordable
units.

Senior and supportive housing developments with 20 or more affordable units shall have
not less than 5% 2-bedroom and 3-bedroom affordable units. This requirement does not
apply to the first, second or third round.

=  Bonus Credits

No more than 25% of the obligation for each round.
Only one type of bonus credit may be applied to a unit.
Rental bonus credits (1.0) are only applicable to the first, second and third rounds.
The following unit types are eligible for 1.0 bonus credit in the fourth round.
=  Supportive and special needs bedrooms.
= Market to affordable (conversion of a market rate unit to an affordable unit).

= 100% affordable developments: Units within 100% development provided the
municipality supplies the land or a minimum of 3% of the development costs.

The following unit types are eligible for 0.5 bonus credit in the fourth round.
=  Partnership with non-profit.
=  Proximity to transit: units within % mile of transit (rail, bus, ferry).

= Senior: limited to 10% of the affordable age-restricted units proposed but capped
at 30% of the obligation.

=  Units with at least three bedrooms above the minimum number required by the
bedroom distribution.

= Redevelopment for units on land previously utilized for retail, office or
commercial use.

= Extension of affordability controls on rental housing only, provided the
municipality funds the cost for extension.

= Very Low-Income units above the 13% required.
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AFFORDABLE HOUSING IN DELAWARE

The Township adopted its first housing plan, addressing its obligation from 1987 to 1993, early in 1987
and that plan was certified by COAH on May 20, 1987. COAH granted an interim certification to extend
the initial certification to March 6, 1995. In December of 1994, the Township prepared a plan addressing
its obligations from 1993 to 1999, a plan granted substantive certification by COAH on January 10, 1996.
That certified plan was amended on December 6, 2000 and the Township was granted extended
certification on July 27, 2005. Both plans relied on small-scale mechanisms to provide affordable housing,
including rehabilitation of units, accessory apartments, senior citizen housing, supportive housing and
rental bonuses, consistent with the lack of centralized sewer. Efforts were focused on Sergeantsville and
utilized what capacity was remaining at the sewer plant at that point in time.

In November of 2005, a housing plan addressing the Township’s third round obligation from 1987 to 2014
was adopted based on the growth share approach in COAH’s rules at the time. An amended plan was
subsequently prepared in December 2008 addressing the obligation from 1987 to 2018 and the Township
re-petitioned for substantive certification. The amended plan was never certified by COAH and as noted
previously, litigation on the third round rules delayed the process until the Supreme Court’s decision in
March of 2015. The Township never completed a third round plan and never received a judgment of
compliance and repose from the courts.

CONSIDERATION OF LANDS MOST APPROPRIATE FOR AFFORDABLE HOUSING

Delaware Township is a rural municipality ST—
characterized by rolling farmland, high-quality  Preserved Farms
Category One streams and generally low density :‘:an::r:li:::::::nat‘:aNrZwlersey
single-family homes. This is reflected in the
designation of the Township as PA-4, PA-4B and
PA-5 in the NJ State Development and
Redevelopment Plan, the planning areas that are
the most rural and environmentally sensitive.
The village of Sergeantsville and the hamlet of
Rosemont are the two notable departures, and
both are listed in the National and State registers
of historic places. Sergeantsville is the historical
center of the Township and supported the
largely agrarian economy of the past. Today it
remains the center of activity and is home to
commercial businesses, municipal facilities and
the post office as well as some of the Township’s
affordable housing projects.

The Township has worked with the County and

Legend

PPNy I Open Space I
SADC to preserve a significant number of farms ~ ggo=== h KMA__
through easement purchase, with a total of  wweo e D -

kyleme manus.co

12,909 acres preserved to date. In addition, e
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2,411 acres have been permanently preserved as open space comprised of municipal, county and state
parks. Altogether approximately 65% of the Township’s total area of 23,703 acres has been preserved
(see map on the previous page), and efforts to preserve farmland and open space will continue.

Over the last approximately 40 years, the Township’s ability to provide opportunity for affordable housing
has been limited and has focused on small-scale mechanisms such as supportive housing bedrooms. The
sole inclusionary project was constructed in the village of Sergeantsville and resulted in 6 family rental
units. Given that Delaware is entirely within PA-4, PA-4B and PA-5 as mapped in the New Jersey State
Development and Redevelopment Plan, this is not surprising. Although the Township has sewer in
Sergeantsville, that plant is at capacity due to inflow and infiltration issues, which limits the extent to
which traditional inclusionary zoning can be used. The State Plan specifically discourages the extension
of sewer infrastructure into these planning areas, further limiting available options.

The Township will continue to pursue mechanisms that are compatible with its rural nature, with the goal
of locating future affordable housing in Sergeantsville, which is the most appropriate location. Should
inflow and infiltration issues be resolved and peak flows managed, affordable housing can be
accommodated in the future.

OPPORTUNITY FOR MULTIGENERATIONAL HOUSING

The Fair Housing Act requires “an analysis of the extent to which municipal ordinances and other local
factors advance or detract from the goal of preserving multigenerational family continuity as expressed
in the recommendations of the Multigenerational Family Housing Continuity Commission”. As of the date
of this Housing Plan, there have been no recommendations by the Multigenerational Family Housing
Continuity Commission on which to provide the required analysis. However, the Commission has the
primary goal of enabling senior citizens to reside at the homes of their extended families, thereby
preserving and enhancing multigenerational family continuity. Township land use policies are not in
conflict with this goal and much of the Township’s housing stock is large enough to accommodate
multigenerational living. Nothing in the zoning prohibits creation of additional living space consisting of
a bedroom and bathroom, but inclusion of separate kitchen facilities would constitute a second dwelling
unit, which is not permitted but is also not necessary to permit multigenerational living. The Zoning Board
of Adjustment has approved a number of applications permitting accessory dwelling units, many of which
were to accommodate multigenerational living arrangements although none were deed restricted as
affordable units. The Township Committee and Planning Board should review the issue of accessory
dwelling units outside of those permitted to address Delaware’s affordable housing obligation and
determine if they should be permitted more widely.

DEMOGRAPHIC, HOUSING & EMPLOYMENT ANALYSIS

See Appendix 1 for this analysis.

TOWNSHIP OF DELAWARE, HUNTERDON COUNTY

FOURTH ROUND HOUSING PLAN PAGE 11
JUNE 12, 2025




HNT-L-000018-25 06/25/2025 8:35:33 AM Pg 16 of 176 Trans ID: LCV20251844198

AFFORDABLE HOUSING OBLIGATION & SATISFACTION

Fourth round housing plans must address four components of a municipality’s affordable housing
obligation. These include the rehabilitation obligation to improve substandard housing occupied by low-
and moderate-income households, the first and second round obligation of new construction from 1987
to 1999, third round obligation of new construction from 1999 to 2025, and the fourth round obligation
of new construction from 2025 to 2035.

Rehabilitation Obligation: 0 units

The rehabilitation obligation can be defined as an estimate of the number of deteriorated housing units
existing in Delaware that are occupied by low- and moderate-income households. The Fair Housing Act,
N.J.S.A.52:27D-304.3.b., describes present need as being determined by “estimating the existing deficient
housing units currently occupied by low- and moderate-income households within the municipality,
following a methodology comparable to the methodology used to determine third round present need,
through the use of datasets made available through the federal decennial census and the American
Community Survey, including the Comprehensive Housing Affordability Strategy dataset thereof.” The
DCA calculated municipal present need obligations in Affordable Housing Obligations for 2025-2035
(Fourth Round) Methodology and Background, released on or about October 18, 2024. This DCA Report
calculated a rehabilitation obligation of 0-units for the Township, which was accepted in the Township's
binding resolution adopted in conformance with the requirements of the law.

As the Township has no rehabilitation obligation, it need not provide any compliance mechanisms.

First & Second Rounds Obligation: 23 units, Fully Satisfied

Delaware Township’s first and second round obligation, also referred to as the prior round obligation, is
23 units. This obligation is defined as the cumulative new construction obligation from 1987 through 1999
(1987-1993 is the first round; 1993-1999 is the second round). The Township’s obligation was published
by COAH in 2008 and originally calculated in 1993-1994 pursuant to N.J.A.C 5:93 and was part of the
Township’s second round plan that was granted substantive certification on January 10, 1996, amended
in 2000 and certified by COAH on December 6, 2000. This 23-unit obligation is satisfied with the projects
identified in the table below, and a description of each mechanism is included below the table.

Satisfaction of the 23-unit Prior Round Obligation

Program Units Bonus Credits Total Credits
RCA — Lambertville 5 0 5
ARC Group Home 6 0 6
Raven Rock 1 1 2

Allies Group Home —
Block 13, Lot 10
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Satisfaction of the 23-unit Prior Round Obligation

3
Total 23

RCA - Lambertville

The Township completed a 5-unit Regional Contribution Agreement with the City of Lambertville. COAH
reviewed the RCA and approved it as part of the second round plan.

ARC Group Home

Delaware received credit for a 6 bedroom group home operated by the ARC of Hunterdon County.
Opened in 1982, the facility was eligible for prior cycle credits applied to the first and second round
obligations. It is located in Sergeantsville at Block 23, Lot 6.01.

Raven Rock

This single family home, located at 82 Raven Rock Road, was owned by Hunterdon County and leased to
the Hunterdon County Housing Corporation as a deed restricted family rental unit. It is eligible for one
unit of credit plus one bonus credit.

Allies Group Home

Allies operates a 3 bedroom group home on Block 13, Lot 10, which is eligible for credit along with 3 rental
bonus credits. This supportive housing facility has been operating since approximately 2009 and is
currently occupied by residents with developmental disabilities.

Accessory Apartments

The Township received credit in its prior round plan for 3 proposed accessory apartments.

Third Round Obligation: 128 Units, Partially Satisfied

As noted previously, the Township did not receive court approval of a third round plan. As an obligation
was never agreed to through the declaratory judgment process and settlement with Fair Share Housing
Center, Delaware relies on the March 18, 2018 report prepared by Econsult Solutions, Inc. (ESI) which
calculated statewide obligations based on the methodology outlined in the Jacobsen decision. As
calculated by ESI, Delaware Township’s third round obligation included a gap present need of 54 units and
a prospective need of 74 units for a total of 128 units. The Township has provided the below mechanisms,
consisting of existing and proposed affordable units and those proposed as part of the continuing
accessory apartment program plus 8 bonus credits to meet 39 units of the 128 unit obligation. A
durational adjustment is applied to 89 units of the third round obligation.
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Satisfaction of the 128 Unit Third Round Obligation

Program Units Bonus Credits Total Credits
Allies — Block 3, Lot 4 4 0 4
Allies — Block 39, L
es 10?51 39, Lot 4 0 4
Perimeter 6 6 12
Locandro Subdivision 2 0 2
ARC Group Home — 6 1 7
Extension of Controls
Accessory Apartments 10 0 10
Durational Adjustment 89 89
Total 128

Allies — Block 3, Lot 4

Allies operates a group home that contains 4 bedrooms, each eligible for credit. This facility has been
operating since approximately 2014.

Allies — Block 39, Lot 10.01

Allies operates a group home that contains 4 bedrooms, each eligible for credit. This facility has been
operating since approximately 2014.

Perimeter

This site was developed with a total of 16 units, 6 of which are family rentals deed restricted to low and
moderate income households and is located in Sergeantsville. Deed restrictions of 30 years are in place
and documentation was previously provided and the units are in the CTM system. These units are also
eligible for 6 bonus credits, which are applied to the third round obligation.
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Locandro Subdivision

This site was granted preliminary and final subdivision approval along with use variance approval by the
Zoning Board to permit a single-family subdivision but includes a duplex unit that will contain 2 affordable
family rental units. The developer has extended the approval and is in the process of finalizing outside
agency approvals, which is expected to conclude in the near future.

ARC Group Home - Extension of Expiring Controls

This supportive housing project, operated by the ARC of Hunterdon County, was constructed and first
occupied in 1982. Prior cycle credits were part of the Township’s first round plan, which received
substantive certification from COAH in May of 1987. As part of the third round plan that was never acted
upon by COAH, an agreement was reached with ARC to extend the controls an additional 30 years, through
2038, making them eligible for 6 credits in the fourth round along with one bonus credit.

Accessory Apartments

Delaware Township will continue its accessory apartment program, and such apartments are permitted
in any zone district that permits residential uses under §230-12 of the Land Use Ordinance. The ordinance
will be updated consistent with the draft in Appendix 2 to note the minimum required Township subsidy
to assist with creation of units. The Township will utilize development fees to fund the program as
outlined in the spending plan in Appendix 3.

Durational Adjustment

The Township is entitled to a durational adjustment for a portion of the third round obligation as sewer
capacity in Sergeantsville, the only area of the Township with sanitary sewer, is extremely limited at this
point and substantial new development cannot be supported. While there would appear to be capacity
based on average monthly flows as reported in conjunction with the NJPDES permit, the system is subject
to significant inflow and infiltration (1 and I), which often causes peak flows to reach the permitted capacity
of 65,000 gallons per day. Were additional connections made, the plant would exceed its permitted
capacity during significant rain events, which occur more often in recent years.

Delaware will comply with the applicable COAH rules regarding durational adjustments to satisfy the third
round obligation. This means, as set forth in N.J.A.C. 5:93-4.3(c), the requirement to address a portion of
the third round obligation of 89 units is deferred until adequate water and/or sewer are made available.
As such, the Township commits to complying with the following, which is stated in N.J.A.C. 5:93-4.3:

1. Notwithstanding the lack of adequate water and/or sewer at the time a municipality petitions for
substantive certification, the municipality shall reserve and set aside new water and/or sewer
capacity, when it becomes available, for low and moderate income housing, on a priority basis.

2. Municipal officials shall endorse all applications to the DEP or its agent to provide water and/or
sewer capacity. Such endorsements shall be simultaneously submitted to the Council.

3. Where the DEP or its designated agent approves a proposal to provide infrastructure to a site for
the development of low and moderate income housing identified in the housing element, the
municipality shall permit such development; and

4. Where a municipality has designated sites for low and moderate income housing that lack
adequate water and/or sewer and where the DEP or its designated agent approves a proposal to
provide water and/or sewer to a site other than those designated for the development of low and
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moderate income housing in the housing element, the municipality shall amend its housing
element and fair share housing ordinance to permit development of such site for low and
moderate income housing. The amended housing element and fair share housing ordinance shall
be submitted to the Council within 90 days of the site’s approval by the DEP or its agent.

Third Round Minimum Requirements

In addition to meeting the total 128 unit obligation, the Township must also meet minimum and maximum
requirements related to the rental obligation, maximum number of age-restricted units, minimum family
unit obligation, and the minimum very low income unit obligation of 13%. Given the durational
adjustment sought for the third round, these requirements detailed below are based on the 32 units of
credit provided, not the 128 unit obligation. Should additional units be realized, these requirements will
be applied appropriately.

Minimum Rental Obligation = 8 units

.25 (obligation) = Minimum # rental units or .25 (32) = 8 units
This obligation is satisfied with the Perimeter and Allies projects.

Maximum Senior Units = 8 units

.25 (obligation) = Maximum # age-restricted units or .25 (32) = 8 units
None of the credits proposed are age-restricted.

Minimum Family Unit Obligation = 16 units

.50 (obligation) = Minimum # family units or .50 (32) = 16 units

This obligation is satisfied with the Perimeter, Locandro Subdivision and accessory apartments,
totaling 18 units.

Minimum Family Rental Obligation= 8 units

.50 (rental obligation) = Minimum # Family Rental Units or .50 (16) = 8 units.
This obligation is satisfied with the Perimeter and Locandro Subdivision, totaling 9 units.

Minimum Very Low Income Unit Obligation = 5 units

.13 (units created or approved on or after July 1, 2008) = Minimum # very low income units or
.13 (32) =4.16, rounded up to 5 units

This obligation is satisfied with the 2 Allies group homes, totaling 7 units.

Fourth Round Obligation

Present Need (Rehabilitation Share)

As calculated by DCA, Delaware’s present need for the fourth round is zero (0) units. As such, no
rehabilitation program is required.
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Prospective Need

Delaware’s fourth round obligation (also referred to as the prospective need) is 60 units. This obligation
is defined as the new construction obligation for 2025-2035. The Fair Housing Act, N.J.S.A. 52:27D-
304.3.b., describes the obligation as a “projection of housing needs based on development and growth
which is reasonably likely to occur in a region or a municipality, as the case may be, as a result of actual
determination of public and private entities. Prospective need shall be determined by the methodology
set forth pursuant to sections 6 and 7 of P.L.2024, c. 2 (C.52:27D-304.2 and C.52:27D-304.3) for the fourth
round and all future rounds of housing obligations”.

The methodology to calculate the obligation begins with determining the need for affordable housing in
which the municipality is located. That regional need is then allocated to each municipality in the region,
excluding qualified urban aid municipalities, based on an average of three factors: 1) equalized
nonresidential valuation factor, which serves as a proxy for the municipal share of the region’s change in
employment during the previous affordable housing round, 2) income capacity factor, which is the
municipal share of the region’s median household income, and 3) land capacity factor, which is the
municipal share of the region’s developable land.

The DCA calculated municipal fourth round obligations in Affordable Housing Obligations for 2025-2035
(Fourth Round) Methodology and Background, released on or about October 18, 2024. This DCA Report
calculated a fourth round obligation of 60 units, which the Township agreed with and such obligation was
set in an order signed by Judge William G. Mennen, J.S.C. on March 27, 2025.

Potential Fourth Round Strategies

While the Township’s eligibility for a durational adjustment limits compliance actions required at this time,
the Township nonetheless seeks opportunities to create affordable housing units where possible. The
following provides a summary of potential mechanisms to be utilized:

= Mandatory setaside ordinance: Given that small-scale residential projects are possible in the
future, the Township will adopt a mandatory setaside ordinance and require that when 5 units
are approved, a 20% affordable housing setaside must be provided. The draft mandatory setaside
ordinance is provided in Appendix 5.

=  Continuation of the accessory apartment program: While this program has seen somewhat
limited success in the past, the Township will increase the subsidy to entice homeowners to
participate.

Durational Adjustment

The Township is entitled to a durational adjustment for a portion of the third round obligation as sewer
capacity in Sergeantsville is extremely limited at this point and substantial new development cannot be
supported. While there would appear to be capacity based on average monthly flows, the system is
subject to significant inflow and infiltration, which often causes peak flows to rise to the permitted
capacity of 65,000 gallons per day. Were additional connections made, the plant would exceed its
permitted capacity during significant rain events.

Delaware will comply with the applicable COAH rules regarding durational adjustments to satisfy the
fourth round obligation. This means, as set forth in N.J.A.C. 5:93-4.3(c), the requirement to address the
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fourth round obligation of 60 units is deferred until adequate water and/or sewer are made available. As
such, the Township commits to complying with the following, which is stated in N.J.A.C. 5:93-4.3:

1.

Notwithstanding the lack of adequate water and/or sewer at the time a municipality petitions for
substantive certification, the municipality shall reserve and set aside new water and/or sewer
capacity, when it becomes available, for low and moderate income housing, on a priority basis.

Municipal officials shall endorse all applications to the DEP or its agent to provide water and/or
sewer capacity. Such endorsements shall be simultaneously submitted to the Council.

Where the DEP or its designated agent approves a proposal to provide infrastructure to a site for
the development of low and moderate income housing identified in the housing element, the
municipality shall permit such development; and

Where a municipality has designated sites for low and moderate income housing that lack
adequate water and/or sewer and where the DEP or its designated agent approves a proposal to
provide water and/or sewer to a site other than those designated for the development of low and
moderate income housing in the housing element, the municipality shall amend its housing
element and fair share housing ordinance to permit development of such site for low and
moderate income housing. The amended housing element and fair share housing ordinance shall
be submitted to the Council within 90 days of the site’s approval by the DEP or its agent.

As reflected above, the Township is not proposing a waiver from durational adjustment provisions, such
as the requirement to endorse applications to DEP or its agent to provide water and/or sewer capacity.

Distribution of Fourth Round Units

In addition to meeting the total 60 unit fourth round obligation, the Township must also meet the
minimum rental obligation, maximum number of senior units, minimum family unit obligation, minimum
very low income obligation, and maximum bonus credits, as set forth in the Fair Housing Act. Compliance
with these requirements is noted prospectively and will be applied should development occur.

Maximum Bonus = 15 credits

Maximum bonus credits = 25% (obligation) | 25% (60) = 15 units.

Satisfaction is deferred, consistent with the durational adjustment.

Minimum Rental = 15 units

Minimum rental units = 25% (of units meeting the obligation) | 25% (60) = 15 units

Satisfaction is deferred, consistent with the durational adjustment.

Maximum Senior = 18 units

Maximum age-restricted units = 30% (units meeting the obligation) | 30% (60) = 18 units

Satisfaction is deferred, consistent with the durational adjustment.

Minimum Family = 22 units

Minimum family units = 50% (units meeting the obligation) | 50% (45) = 22.5
units, rounded down to 22 units.

Satisfaction is deferred, consistent with the durational adjustment.
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Minimum Family Rental = 8 units
= Minimum family rental = 50% (rental obligation) | 50% (15) = 7.5 units round up to 8 units
= Satisfaction is deferred, consistent with the durational adjustment.

Minimum Very Low Income = 6 units

=  Minimum very low income units = 13% (fourth round units created or approved on or after July
1, 2008) | 13% (45) = 5.85, rounded up to 6 units

= Satisfaction is deferred, consistent with the durational adjustment. Assumes maximum 25%
bonus credits can be achieved.

Minimum Family Very Low Income = 1 unit

= Minimum family very low income units = 50% (very low income obligation) | 13% (6) = 0.78 units
rounded up to 1 unit.

= Satisfaction is deferred, consistent with the durational adjustment.

Affordability Assistance

As required, the Township will undertake a variety of affordability assistance activities to render units
more affordable. These strategies are outlined in the spending plan (Appendix 3) and the affordability
assistance program manual is provided in Appendix 6.

CONSISTENCY WITH THE STATE DEVELOPMENT AND REDEVELOPMENT PLAN

While the New Jersey State Development and Redevelopment Plan is currently being amended, the cross-
acceptance process has not concluded and the 2001 Plan is still in effect. This consistency analysis is
based on the 2001 Plan, although amendments proposed with the new Plan don’t substantially alter policy
and planning areas as mapped in the Township are not expected to change.

Delaware Township is classified as Planning Areas 4 (Rural), 4B (Rural/Environmentally Sensitive), 5
(Environmentally Sensitive) and State Park. Planning Area 4 covers 5,042 acres (21.5%), 4B covers 17,302
acres (73.7%), 5 covers 852 acres (3.6%) and State Park covers 290 acres (1.2%) as shown on the map on
the following page.

General housing policies in the 2001 Plan include locating more dense housing within walking distance of
schools, services, transit, civic and employment opportunities, preservation of existing, sound affordable
housing, promoting public/private partnerships for housing development and redevelopment, providing
for nonprofit and special needs housing, utilizing development fees for affordable housing and promoting
mixed-income neighborhoods. The Township’s approach to affordable housing over the last 40 years is
consistent with these policies as they have focused on providing supportive housing opportunities and
concentrating affordable housing in the village, which is walkable, has access to services and contains the
municipal building and Delaware Township School.

The State Plan sets forth general policies for the Planning Areas. For PA-4 and 4B, the plan seeks to
“Maintain the Environs as large contiguous areas of farmland and other lands; revitalize cities and towns;
accommodate growth in centers; promote a viable agricultural industry; protect the character of existing
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stable communities; and confine programmed sewers and public water services to centers.” For PA-5,
the plan seeks to “Protect environmental resources through the protection of large contiguous areas of

land; accommodate growth in center; protect the character of existing stable communities; confine
programmed sewers and public water services to centers; and revitalize cities and towns.”

As indicated in the policy objectives for
PA-4, PA-4B and PA-5, the goal is to
preserve agriculture and open space,
protect fragile natural resources and
limit the extension of water and sewer
infrastructure into these rural areas. The
Plan notes “These areas, along with the
environmentally sensitive planning area,
serve as the greensward for the larger
region and are not currently nor are they
intended to be urban or suburban in
nature.” The efforts the Township has
taken to locate affordable housing
opportunities in  Sergeantsville is
consistent with the State Plan, as while
not designated as a center in the Plan,
Sergeantsville is the historical hub of the
Township. It is the only part of the
Township with public sewer and water,
although those systems are at their limits
and cannot support any substantial
development at this time.

The State Plan espouses the use of a
number of planning and equity tools that
the Township has employed in its
municipal planning process over the
years, including clustering, capacity-

Planning Area Boundaries
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based planning, purchase of development rights and right to farm laws. It also notes that the environs of
centers, which in the case of Delaware Township would be those areas outside of Sergeantsville and
Rosemont, “should be protected from the impacts of center development and should be maintained as
open land, either in cultivation or a natural state.”

Consistency with the policies of the State Plan, particularly those related to the planning areas covering
the Township, demands that development be confined to centers. As noted previously, there is limited

sewer capacity in Sergeantsville to support additional development in the Township’s center, which lends
support to the Township’s durational adjustment for a portion of the third round and the fourth round

obligation.
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AFFORDABLE HOUSING ADMINISTRATION & AFFIRMATIVE MARKETING

Delaware Township’s Affordable Housing Ordinance is consistent with the Fair Housing Act , the Uniform
Housing Affordability Control Rules, N.J.A.C. 5:80-26.1 et seq., and the Division of Local Planning Services
Fair Housing Act Rules, N.J.A.C. 5:99. As of the adoption of this Housing Plan, the latter is in the process
of being amended, therefore the draft ordinance will be relied upon until such time as those regulations
are finalized. Ordinances adopted by March of 2026 will reflect appropriate requirements. The
Township’s affordable housing ordinance is provided in Appendix 7.

The Township’s Affordable Housing Ordinance, Chapter 107, governs the establishment of affordable
units in the Township as well as regulating the occupancy of such units. The Township’s Affordable
Housing Ordinance addresses the phasing of affordable units, the low/moderate income split, bedroom
distribution, occupancy standards, affordability controls, establishing rents and prices, affirmative
marketing, income qualification, etc. All newly created affordable units, with limited exceptions, will
comply with the affordability control period of 30 years for sale units or 40 years for rental units, as
required by the Fair Housing Act and the Uniform Housing Affordability Control Rules.

The Township has established the position of the Municipal Housing Liaison and appointed Danene
Gooding to the position. However, the Township will likely rely on its affordable housing administrator to
conduct the administration and affirmative marketing of its affordable housing sites that will not be
administered by the developers and for the rehabilitation and extension of expiring controls programs. It
is expected that all developers will administer their own affordable housing units.

The Township’s affirmative marketing plan is designed to attract buyers and/or renters of all majority and
minority groups, regardless of race, creed, color, national origin, ancestry, marital or familial status,
gender, affectional or sexual orientation, disability, age or number of children to the affordable units
located in the Township. Additionally, the affirmative marketing plan is intended to target those
potentially eligible persons who are least likely to apply for affordable units and who reside in the
Township’s housing region (Region 3), consisting of Hunterdon, Somerset and Middlesex counties.

The affirmative marketing plans include regulations for qualification of income eligibility, price and rent
restrictions, bedroom distribution, affordability control periods, and unit marketing in accordance with
N.J.A.C. 5:80-26.1 et seq. This plan must be adhered to by all private, non-profit, and municipal developers
of affordable housing units and must cover the period of deed restriction or affordability controls on each
affordable unit. A copy of the affirmative market plan is provided in Appendix 8.

AFFORDABLE HOUSING TRUST FUND

Delaware has a development fee ordinance, which is included in Appendix 9. The Township has prepared
a new Spending Plan, provided in Appendix 3, which discusses anticipated revenues, collection of
revenues, and the use of revenues, and it has been prepared in accordance with currently applicable rules.
It should be noted, however, that N.J.A.C. 5:99, the Fair Housing Act Rules, which set forth requirements
related to spending plans, are not yet finalized. All collected revenues will be placed in the Township’s
Affordable Housing Trust fund and will be dispensed for the use of eligible affordable housing activities
including, but not limited to:
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=  Affordability assistance program; and
= Extension of expiring controls program; and

= Any other activity as specified in the approved spending plan.

The Township is required to fund eligible programs in a Court-approved Housing Element and Fair Share
Plan, as well as provide affordability assistance. At least 30% of collected development fees, excluding
expenditures made since July 17, 2008, when affordability assistance became a statutory requirement in
the Fair Housing Act, shall be used to provide affordability assistance to low- and moderate-income
households in affordable units included in a municipal Fair Share Plan. At least one-third (1/3) of the
affordability assistance must be expended on very-low income units. Additionally, no more than 20% of
the revenues collected from development fees each year shall be expended on administration, including,
but not limited to, salaries and benefits for municipal employees or consultant fees necessary to prepare
or implement a rehabilitation program, a new construction program, a housing element and fair share
plan, and/or an affirmative marketing program. The spending plan prepared reflects these requirements,
but once amendments to N.J.A.C. 5:99 are finalized, the Township reserves the right to amend its spending
plan related to affordability assistance requirements, which are proposed to change.
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DEMOGRAPHIC ANALYSIS

The population of the Township of Delaware (“Delaware” or the “Township”) grew steadily during the
latter half of the twentieth century (Table 1). From 1940 to 2000, the number of Delaware residents rose
from 1,756 to 4,478 persons, a pace well under the comparable figures for Hunterdon County and New
Jersey. The period of greatest growth occurred between 1960 and 1970, when the township’s population
increased by 30.7%. People continued to come to Delaware during the rest of the twentieth century,
particularly in the 1980s, when the population grew by 18.2%. If the twentieth century was marked by
moderate population growth, the twenty-first century is distinguished by a minimal population increase
and even negative growth during the 2010s. To be precise, the population of Delaware increased by only
1.9% in the 2000s and decreased by 0.1% in the 2010s. Population growth from 2000 through 2020 lagged
Hunterdon County’s rate of growth over the same period. In the 2010s, the population of the Garden
State increased at a rate of 5.7%, greatly exceeding the Township of Delaware, which was slightly negative
as previously noted. It should be noted here that although the total population data in Table 1 is drawn
from various U.S. Census Bureau (“Census Bureau”) decennial censuses, all subsequent Census Bureau
data contained herein comes from the 2019-2023 American Community Survey (“ACS”), which is
calculated as a 5-year estimate, unless otherwise noted.

Table 1: Population Trends (1940-2020)

Delaware Hunterdon County New Jersey
Total % Change, Total % Change, ' % Change,
Population Decade- Population Decade-  Total Population Decade-
on-Decade on-Decade on-Decade
1940 1,756 - 36,766 - 4,160,165 -
1950 2,031 15.7% 42,736 16.2% 4,835,329 16.2%
1960 2,485 22.4% 54,107 26.6% 6,066,782 25.5%
1970 3,249 30.7% 69,718 28.9% 7,171,112 18.2%
1980 3,816 17.5% 87,361 25.3% 7,364,823 2.7%
1990 4,512 18.2% 107,776 23.4% 7,730,188 5.0%
2000 4,478 -0.8% 121,989 13.2% 8,414,350 8.9%
2010 4,563 1.9% 128,349 5.2% 8,791,894 4.5%
2020 4,560 -0.1% 128,947 0.5% 9,288,944 5.7%

Source: U.S. Census Bureau, Various Decennial Censuses; N.J. Department of Labor and Workforce Development

Table 2 shows the population cohorts in Delaware as of 2023. The distribution is relatively balanced, with
an almost even split between males (50.1%) and females (49.9%) within the community. The largest age
group overall is people 65 years of age or older, which makes up 27% of the population. The 55 to 64 years
age group has the second-highest share of the population (22.5%) and the greatest disparity between
genders as a proportion of the respective population. Strikingly, only two percent of the population is
under the age of five, suggesting a birth rate that is unsubstantial. The community has a median age of
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54.8, which is 18.6% higher than the median age of 46.2 for Hunterdon County and 36.7% higher than the

median age of 40.1 for New Jersey.

Table 2: Population by Age and Sex

Total Population Male Female
Age Group Number % Of. Number % Of_ Number % Of.
Population Population Population

Under 5 years 89 2.0% 80 3.5% 9 0.4%
5to 19 years 583 12.8% 329 14.4% 254 11.2%
20 to 34 years 635 13.9% 315 13.8% 320 14.1%
35 to 54 years 998 21.9% 510 22.3% 488 21.4%
55 to 64 years 1025 22.5% 499 21.8% 526 23.1%
65 years and over 1233 27.0% 553 24.2% 680 29.9%
Total 4,563 100.0% 2,286 100.0% 2,277 100.0%
Median Age (years) 54.8 52.6 55.7

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

The population of Delaware is growing older, but not by much overall. Table 3 illustrates the changes
among the various cohorts between 2013 and 2023. During that time, the two oldest cohorts increased
by 536 persons, the “20 to 34 years” cohort gained 87 persons, and the youngest cohort added 27 persons,
which is the largest increase for a cohort by percentage. At the same time, the rest of the population
decreased by 638 people, resulting in a negligible increase of 12 people. While the community’s
composition is certainly changing to one of retirees, it appears that the large gain in the youngest category
and the moderate increase of 15.9% for the “20 to 34 years” cohort, indicate that Delaware is also
positioned to become one of families.

Table 3: Population Change by Age (2013-2023)

2013 2023

Change, 2013 to 2023

Age Group Total

Change

%, Total
Population

%, Total

Number .
Population

Number % Change

Under 5 years 62 1.4% 89 2.0% 27 43.5%
5 to 19 years 826 18.1% 583 12.8% -243 -29.4%
20 to 34 years 548 12.0% 635 13.9% 87 15.9%
35 to 54 years 1393 30.6% 998 21.9% -395 -28.4%
55 to 64 years 793 17.4% 1025 22.5% 232 29.3%
65 years and over 929 20.4% 1233 27.0% 304 32.7%

Source: U.S. Census Bureau, 2009-2013 and 2019-2023 American Community Survey 5-Year Estimates

A household is defined by the Census Bureau as those persons who occupy a single room or group of
rooms that constitute a unit of housing, and that these persons may or may not be related. A family is
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identified as a group of persons including a householder and one or more persons related by blood,
marriage or adoption, who live in the same household.

Table 4 shows the frequency of household size types for both family and nonfamily households. Delaware
has a small population of persons living alone. One-person households account for one in ten households
in the municipality. This rate is approximately half that of the rest of the county where 22.3% of
households consist of only one person. Despite the drop in the school-age population shown above in
Table 3, Delaware still has several larger households. Of all households in the community, 7.4% consist of
five or more persons. Two-person households are the most common household size in Delaware,
representing 47% of households in all. The second most common is the four-person household at 19.8%.

Table 4: Household Size

. Delaware Hunterdon County New Jersey ‘
Household Size
Total % Total % Total %

1-person 177 10.5% 11,214 22.3% 918,897 26.4%
2-person 795 47.0% 19,316 38.4% 1,081,842 | 31.1%
3-person 335 19.8% 8,559 17.0% 594,946 17.1%
4-person 260 15.4% 7,323 14.6% 530,520 15.3%
5-person 31 1.8% 2,842 5.6% 218,492 6.3%
6-person 47 2.8% 721 1.4% 79,678 2.3%
7-or-more person 47 2.8% 347 0.7% 53,980 1.6%
Households, Total 1,692 100.0% 50,322 100.0% | 3,478,355 | 100.0%
Average Household Size 2.93 2.52 2.61

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Census Bureau data on families and household types contain insights into the community’s household
trends. As shown in Table 5, married couples live in 70.3% of households, a number slightly above
Hunterdon County (61.9%) and significantly more than the rest of the state, where only one in two
households includes a married couple. Delaware maintains its status as a locale for families, with a quarter
of households having at least one member under the age of 18. At the opposite end of the age spectrum,
47.3% of households have at least one person over the age of 65 years old. This figure substantially
outpaces the county and state figures of 35.8% and 32.5%, respectively. Given the number of larger
households, it is possible that a sizable number of aging residents live with adult children who can take
care of them and help maintain their properties. The aging of the population should be kept in mind as
future housing needs and senior services are planned.
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Table 5: Household and Family Types

H [\

Household Type Delaware unterdon ew

County Jersey

Married couple 70.3% 61.9% 50.0%
Cohabitating couple 3.6% 5.6% 6.6%
Male householder, no spouse/partner present 8.4% 13.0% 16.1%
Female householder, no spouse/partner present 17.7% 19.5% 27.3%
Household with at least one person under 18 24.9% 28.7% 31.4%
Household with at least one person over 65 47.3% 35.8% 32.5%
Average Household Size 2.69 2.52 2.61
Average Family Size 2.93 2.98 3.19

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Regarding race and ethnicity, persons considered by the Census Bureau as “Not Hispanic or Latino, White
alone” make up an overwhelming share of Delaware residents, or 90.6% (Table 7). This racial and ethnic
group represents 81.1% of the Hunterdon County population and just over one-half of all New Jerseyans.
Six percent of the community is Hispanic or Latino, a relatively small amount considering the statewide
figure is 21.9%. Of other minorities, Asian is 0.5%, which is well below the county figure of 4.4% and the
state figure of 9.8%, while the “Black or African American alone” population in either ethnic grouping is
recorded as zero percent.

Table 6: Race and Ethnicity

Hunterdon

Race and Ethnicity Delaware New Jersey
County
Not Hispanic or Latino 93.9% 91.2% 78.1%
White alone 90.6% 81.1% 51.9%
Black or African American alone 0.0% 2.4% 12.3%
Asian alone 0.5% 4.4% 9.8%
Other races alone 1.7% 0.5% 0.8%
Two or more races 1.1% 2.8% 3.2%
Hispanic or Latino: 6.1% 8.8% 21.9%
White alone 1.8% 2.6% 5.0%
Black or African American alone 0.0% 0.2% 0.7%
Other races alone 0.8% 1.9% 8.9%
Two or more races 3.6% 4.1% 7.4%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates
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ANALYSIS OF SOCIOECONOMIC CHARACTERISTICS

Delaware is a moderately wealthy community. According to the most recent ACS data reproduced in Table
7, 40.2% of households have an income of at least $200,000. The median household income is well below
that demarcation at $160,735. Looking at a different metric, the mean income for Delaware households
is $250,499. Given the upward skew of the mean, it is reasonable to conclude that Delaware is home to a
small number of high-earning households. In all, 77.0% of Delaware households have an income of
$100,000 or higher. As for those with fewer means, just nine percent of households have an income of
less than $50,000. This is less than Hunterdon County’s rate of 14.9%, and is substantially less than New
Jersey as a whole, where 25.2% of households have an income under $50,000.

Table 7: Household Income

Household Income Delaware Hunterdon New Jersey
County
Less than $25,000 2.8% 6.3% 11.9%
$25,000-550,000 6.2% 8.6% 13.3%
$50,000-$100,000 14.0% 19.8% 24.3%
$100,000-$200,000 36.8% 33.8% 29.7%
More than $200,000 40.2% 31.4% 20.7%
Median Household Income $160,735 $139,453 $101,050
Mean Household Income $250,499 $182,668 $140,299

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Even though the community is wealthy, it is necessary to note the presence of people with limited
resources. To that end, the overall poverty rate in Delaware is 2.3%, as shown in Table 8. That is just under
half the rate for Hunterdon County, or 3.8%. The statewide figure, however, is more than four times
higher, or 9.8%. The poverty rate for seniors is 3.9%, about one percent lower than the rate for the rest
of the county. This rate stands in stark contrast to the poverty rate for seniors in New Jersey overall, which
is 9.5%. Poverty is nonexistent for children according to the most recent ACS.

Table 8: Poverty Rate

Hunterdon

Delaware
County

Poverty Status

New Jersey

Percent below poverty level, 5 3% 3.8% 9.8%
overall

Percent below poverty level, 0.0% 3.9% 13.3%
under 18 years old

Percent below poverty level, 65 3.9% 4.9% 9.5%
years old and over

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Over the past decade, Delaware workers have fared slightly better than those in the county and
moderately better than those in the state when analyzing the unemployment data shown in Table 9.
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Annualized, the township’s unemployment rate during that period stayed almost entirely below 5%,
reaching a low of 2.5% in 2018 and again in 2019. The exception was the COVID pandemic year of 2020,
when the unemployment rate shot up to 6.2% before tapering back down to 4.6% in 2021. Even then, the
township absorbed COVID’s economic shock better than the rest of Hunterdon County and New Jersey,
where the unemployment rate increased to 7.1% and 9.5%, respectively.

Table 9: Unemployment Rate

Delaware Hunterdon New Jersey
County
2013 5.1% 6.0% 8.4%
2014 4.0% 4.8% 6.7%
2015 3.4% 4.2% 5.7%
2016 3.6% 3.8% 4.9%
2017 2.9% 3.5% 4.5%
2018 2.5% 3.1% 4.0%
2019 2.5% 2.7% 3.5%
2020 6.2% 7.1% 9.5%
2021 4.6% 5.0% 6.7%
2022 2.7% 3.0% 3.9%
2023 3.0% 3.4% 4.3%

Source: N.J. Department of Labor and Workforce Development

Delaware’s labor force tends to mirror Hunterdon County and New Jersey, particularly those employed
by for-profit businesses. Approximately 62.8% of the township’s workforce is in this category per Table
10, which is just below the shares for both the county and state. The portion of the local labor force for
not-for-profit employees and the portion for self-employed contractors are unremarkable when
compared regionally and statewide. Government workers make up a slightly smaller share of the labor
force (11.5%) when compared to the county and state, which are 14.7% and 14.2%, respectively. Self-
employed business owners make up 10.6% of the local labor force. This labor class is higher than the
county (6.1%) and much higher than the state (3.9%).

Table 10: Class of Worker

Hunterdon

Class of Worker Delaware New Jersey

County

For-profit company employee 62.8% 64.6% 69.2%
Not-for-profit employee 9.7% 8.5% 7.6%
Government worker 11.5% 14.7% 14.2%
Self-employed, business owner 10.6% 6.1% 3.9%
Self-employed, contractor

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates
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Delaware has a highly skilled workforce. This is supported in the occupation data listed in Table 11. Fully
56.3% of the employed population works in management, business, science, and arts. These are
individuals who work in occupations that demand a singular set of skills and knowledge. Relatively small
numbers of people who work in more menial occupations live in the township. While 5.4% and 11.3% of
Hunterdon County and New Jersey workers work in production, transportation, and moving, only 1.5% of
Delaware workers do. Likewise, only 5.3% of employed residents work in natural resources, construction,
and maintenance, compared to 6.8% and 6.9% in the county and state, respectively. The story differs for
service occupations, which is how 13.6% of Delaware residents earn their pay. This exceeds Hunterdon
County by almost 40%, but not New Jersey, where the rate is 14.8%. These data underline how
advantageously placed the labor force is compared to those in other municipalities.

Table 11 Occupation

. Hunterd
Occupation Delaware unterdon New Jersey
County
Management, business, science, and arts 56.3% 58.3% 46.9%
Service occupations 13.6% 9.8% 14.8%
Sales and office occupations 23.3% 19.6% 20.0%
Natural resources, construction, and maintenance 5 3% 6.8% 6.9%
occupations
Production, transportation, and material moving 1.5% 5.4% 11.3%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Township residents are employed in all the major industrial sectors listed in Table 12 and are especially
well-represented in the sector encompassing professional, scientificc and management, and
administrative and waste management services. Manufacturing is the next largest category, and it
employs a higher percentage of Delaware residents than those in the rest of the state and county. The
educational services sector, the finance, insurance, and real estate sector, and the health care and social
assistance sector also employ an ample share of workers. Many residents also work in the retail trade
sector and the arts and entertainment sector in roughly the same percentage. Fewer residents work in
construction, public administration, and wholesale trade. A small number work in the information or
agriculture sectors and none work in the transportation sector.

Table 12: Industry
Industry Delaware Hunterdon
County
Agriculture, forestry, fishing and hunting, and mining 1.1% 1.3% 0.3%
Construction 4.3% 6.6% 6.1%
Manufacturing 13.6% 12.6% 8.2%
Wholesale trade 2.4% 2.6% 2.9%
Retail trade 8.4% 10.3% 10.5%
Transportation and warehousing, and utilities 0.0% 3.2% 6.6%
Information 1.5% 3.0% 2.6%

TOWNSHIP OF DELAWARE, HUNTERDON COUNTY

HousING, DEMOGRAPHIC & EMPLOYMENT ANALYSIS
JUNE 3%, 2025




HNT-L-000018-25 06/25/2025 8:35:33 AM Pg 38 of 176 Trans ID: LCV20251844198

Hunterd \|
Industry Delaware unterdon ew

County Jersey
Finance and insurance, and real estate and rental and leasing 9.6% 8.8% 8.6%
Professional, scientific, and n?anagement, and administrative 25.9% 15.9% 14.3%
and waste management services
Educational services 10.6% 12.1% 10.5%
Health care and social assistance 9.4% 10.6% 13.7%
Arts, ente.rtamment, and recreation, and accommodation and 7 6% 5.1% 7 92%
food services
Other services, except public administration 1.5% 3.9% 4.2%
Public administration 4.0% 4.1% 4.4%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

The industry data included in the ACS is sometimes mirrored by the data tabulated in the Quarterly Census
of Employment and Wages (QCEW) found in Table 13, but the latter is based on data from surveys
administered by the U.S. Department of Labor’s Bureau of Labor Statistics that is analyzed by the N.J.
Department of Labor and Workforce Development. In addition, the surveys used to obtain the data in
each table have different methodologies. This accounts for the variation in the measurement of the
employed population percentage by industry sector. The wage data sheds light on Delaware workers by
showing, for example, that while the “Professional/Technical” sector has the highest average annual
income for private employment, aggregate wages comprise just 5.8% of total wages in township and it
only employs 5.7% of the workers. Conversely, the “Health/Social” sector accounts for 9.1% of wages and
10.3% of the workers, but the average annual income is lower at $57,739. The wage data also shows a
significant percentage of the population employed in government and that government employment is a
source of most wages in the township.

Table 13: Quarterly Census of Employment and Wages, 2023

Sector %, Emplo.yed %, Aggregate Average
Population Wages Annual Income

FEDERAL GOVT TOTALS 0.7% 0.7% $69,569
STATE GOVT TOTALS 1.0% 1.1% $71,260
LOCAL GOVT TOTALS 40.2% 41.4% $67,194
LOCAL GOVT EDUCATION 28.2% 30.4% $70,583
Construction 9.5% 8.8% $60,260
Professional/Technical 5.7% 5.8% $66,124
Admin/Waste Remediation 4.4% 2.7% $39,807
Health/Social 10.3% 9.1% $57,739

Source: N.J. Department of Labor and Workforce Development, QCEW
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ANALYSIS OF HOUSING STOCK

Delaware is mainly a community of homeowners, with 91.7% of housing units owner-occupied, and
rentals accounting for the remaining 8.3% of units (Table 14). This breakdown varies from the tenure data
for the county and state. In Hunterdon County, 84.8% of homes are owner-occupied, while 15.2% are
renter-occupied. Statewide, 63.7% of housing units are owner-occupied, while 36.3% are renter-occupied.

Table 14: Tenure

Hunterdon

Tenure Delaware New Jersey
County
Owner-Occupied 91.7% 84.8% 63.7%
Renter-Occupied 8.3% 15.2% 36.3%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

The housing stock includes comparatively few vacancies (Table 15). The township has a vacancy rate of
8.7%, which is more than double the 3.1% rate in Hunterdon County, and slightly above the 7.9% rate for
New Jersey.

Table 15: Occupancy Status

Occupancy Status Delaware Hunterdon New Jersey
County
Occupied 91.3% 96.9% 92.1%
Vacant 8.7% 3.1% 7.9%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

The strength of the housing market is evident when considering the housing unit count for a township the
size of Delaware. While 11.8% of the vacant units in Delaware are for seasonal, recreational, or occasional
use, compared to 13.6% for Hunterdon County and 43.7% for New Jersey, as shown in Table 16, the
breakdown of units tells a different story. Delaware only has 161 unoccupied units out of 1,853, or 8.7%
as shown in Table 15 above. Of them, just 19 are for seasonal use. Likewise, the breakdown of units
explains the seemingly large percentage of units for rent (34.8%), which greatly exceeds the figures for
the county (14.6%) and state (16%). Just 56 unoccupied units are for rent. Homes vacant for other reasons,
which can reflect economic distress, are behind over half of vacancies. Since the vacancy rate is low to
begin with, this is not a sign of widespread economic anguish. ACS data are estimates, so fluctuations
occur, and this can be especially true when the sample is small, as illustrated above.

TOWNSHIP OF DELAWARE, HUNTERDON COUNTY

HousING, DEMOGRAPHIC & EMPLOYMENT ANALYSIS
JUNE 3%, 2025




HNT-L-000018-25 06/25/2025 8:35:33 AM Pg 40 of 176 Trans ID: LCV20251844198

Table 16: Vacancy Status

Vacancy Status Delaware Hunterdon New Jersey
County
For rent 34.8% 14.6% 16.0%
Rented, not occupied 0.0% 2.3% 2.7%
For sale only 0.0% 21.5% 6.4%
Sold, not occupied 0.0% 10.4% 4.1%
For seasonal, recreational, or occasional use 11.8% 13.6% 43.7%
Other vacant 53.4% 37.5% 27.1%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Housing in Delaware Township is comprised almost entirely of single-family residences. To be precise,
89.9% of homes are detached one-family residences, with an additional 2.2% attached. The combined
figure of 92.1% for single-family houses slightly exceeds the 86.1% figure for Hunterdon County and
substantially eclipses the 62.7% figure for the Garden State. Those looking for homes that are not one-
family have few options. Two-family residences account for just 4.3% of homes while 2.9% are in buildings
with 3 or 4 dwelling units. As shown in Table 17, a mere 0.8% of housing is in buildings with 5 to 9 units,
which is the equivalent of 14 structures, and zero units are in any buildings with higher unit per structure
densities. To put these numbers in context, 21.7% of the housing stock statewide is in multifamily
buildings, which are typically defined as containing five units or more. While the rate for Hunterdon is
much lower at 7.8%, that statistic is also well above the rate for the Township. Mobile homes and boats,
RVs, vans, etc., are non-existent in the township according to the ACS.

Table 17: Units in Structure

Housing Type Delaware Hucrc\)tuer::ifn New Jersey
1-unit, detached 89.9% 73.9% 52.7%
1-unit, attached 2.2% 12.2% 10.0%
2 units 4.3% 2.8% 8.6%
3 or 4 units 2.9% 3.0% 6.1%
5 to 9 units 0.8% 2.7% 4.7%
10 to 19 units 0.0% 2.8% 4.9%
20 to 49 units 0.0% 1.2% 4.2%
50 or more units 0.0% 1.1% 7.9%
Mobile home 0.0% 0.2% 0.9%
Boat, RV, van, etc. 0.0% 0.1% 0.0%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Renting in structures other than single-family detached homes does not occur in Delaware according to
the most recent Census data. Table 18 indicates that this 100% rate is fourfold the 25% rate for Hunterdon
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County and seven and a half times greater than the 11.7% rate for New Jersey. It also demonstrates that
the township is an outlier compared to both the county and state as each region reports renters in
different kinds of structures.

Table 18: Tenure by Units in Structure

Delaware Hunterdon County New Jersey

Housing Type Owner- Renter- Owner- Renter- Owner- Renter-
Occupied Occupied | Occupied @ Occupied Occupied | Occupied

1-unit, detached 91.6% 100.0% 83.1% 24.4% 77.1% 11.7%
1-unit, attached 2.6% 0.0% 11.7% 14.8% 10.2% 8.4%
2 units 1.5% 0.0% 0.9% 13.0% 4.6% 15.5%
3 or 4 units 3.4% 0.0% 0.9% 14.2% 1.7% 13.8%
5 to 9 units 0.9% 0.0% 1.7% 8.4% 1.4% 10.6%
10 to 19 units 0.0% 0.0% 0.9% 13.8% 1.2% 11.4%
20 to 49 units 0.0% 0.0% 0.3% 4.8% 1.0% 9.7%
50 or more units 0.0% 0.0% 0.2% 6.5% 1.8% 18.4%
Mobile home 0.0% 0.0% 0.2% 0.3% 1.1% 0.4%
Boat, RV, van, etc. 0.0% 0.0% 0.1% 0.0% 0.0% 0.1%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

As mentioned above, most of Delaware’s population growth came in the second half of the twentieth
century, particularly from 1960 to 1970 and again in the 1980s. This history is reflected in Census Bureau
data reproduced in Table 19. Residential development began prior to 1940 but cooled off in the three
decades that followed. Pace picked up in the 1970s, when 9.2% of residences were erected. The township
experienced a surge in the 1980s, when 21.2% of the housing stock was developed. Growth continued at
a strong pace in the 1990s and 2000s, when 15.8% and 13.3% of residences were built, respectively.
Relative to those decades, housing construction has moderated in the twenty-first century. Homes built
between 2000 and 2009 form 13.3% of the housing stock, but homes built between 2010 and 2019 form
a miniscule 0.4% of the housing stock, and there was zero residential development in the 2020s. The
narrative is different at the county and state levels, where 13.5% and 15.5% of the housing stock was built
in the twenty-first century.
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Table 19: Year Structure Built

Year Structure Built Delaware Hunterdon New Jersey
County
Built 2020 or later 0.0% 0.3% 0.6%
Built 2010 to 2019 0.4% 3.1% 5.8%
Built 2000 to 2009 13.3% 10.0% 9.1%
Built 1990 to 1999 15.8% 15.0% 9.1%
Built 1980 to 1989 21.2% 20.0% 11.9%
Built 1970 to 1979 9.2% 14.0% 12.4%
Built 1960 to 1969 6.5% 9.0% 13.0%
Built 1950 to 1959 7.3% 7.7% 14.1%
Built 1940 to 1949 4.1% 3.6% 6.7%
Built 1939 or earlier 22.2% 17.3% 17.5%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

The housing stock is suited for a variety of households according to the data in Table 20. Homes with three
or more bedrooms account for most of Delaware’s housing. Units with four bedrooms are the most
numerous in Delaware and make up 38.9% of the housing stock. These unit types are less plentiful than
the county (34.1%), but greater than the state (19.7%). Units with three bedrooms are also plentiful in the
township at 33.1% of the stock, which nearly matches the figures for the county (32.9%) and state (31.8%).
Approximately 6.6% of housing units in the township have at least five bedrooms, which is slightly above
the county and state rates of 5.5% and 5.9%, respectively. Of the smaller homes, those with two bedrooms
account for 13.4% of the housing stock, which is lower than the countywide figure of 18.6% and statewide
figure of 25.5%. One-bedroom homes account for just 6.9% of inventory, which is less than the 8.1% rate
for the county and substantially lower than the 14.2% rate for the state.

Table 20: Number of Bedrooms, Housing Stock

Total Bedrooms Delaware Hunterdon New Jersey
County
No bedroom 1.0% 0.9% 3.0%
1 bedroom 6.9% 8.1% 14.2%
2 bedrooms 13.4% 18.6% 25.5%
3 bedrooms 33.1% 32.9% 31.8%
4 bedrooms 38.9% 34.1% 19.7%
5 or more bedrooms 6.6% 5.5% 5.9%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

When accounting for the total number of rooms per unit, Table 21 illustrates that homes in Delaware have
a variety of offerings above the threshold of four rooms, which accounts for 97.4% of Delaware’s housing
stock. This is about the same value for Hunterdon County (93.7%) and substantially higher than New Jersey
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(84%). Taking a closer look, nearly half of the stock is comprised of 5-, 6-, 7-, and 8-bedroom thresholds,
with each level having nearly the same share of units. Examining the largest category reveals a stark
contrast with the rest of the county and state as 41% of homes in Delaware have 9 rooms or more,
compared to 28.7% for the county and 15.2% for the state. The data also reveal that the median number
of rooms per unit aligns more closely when comparing the township to the county. The median number
of rooms per unit is 7.9 for Delaware Township, 7.1 for Hunterdon County, and 5.7 for New Jersey.

Table 21: Total Rooms

Total Number of Rooms per Hunterdon
. . Delaware New Jersey
Housing Unit County

1room 1.0% 0.7% 2.7%
2 rooms 0.8% 1.7% 3.0%
3 rooms 0.8% 3.7% 10.5%
4 rooms 6.3% 8.8% 15.2%
5 rooms 11.9% 12.0% 15.8%
6 rooms 11.9% 14.4% 15.4%
7 rooms 12.1% 13.7% 12.0%
8 rooms 14.2% 16.1% 10.4%
9 rooms or more 41.0% 28.7% 15.2%
Median Number of Rooms 7.9 7.1 5.7

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Delaware’s prosperity can also be discerned in the housing quality data from the ACS (Table 22). This is
most apparent in the metric for overcrowding. The survey found that all housing units had an occupants
per room ratio of one or less. Given the bedroom and total rooms data, this is not surprising. No homes
in Delaware lack essential facilities. Most homes used fuel oil or kerosene for heating, while just 18.5%
are supplied with natural gas, which is in stark contrast with the county (45.2%) and state (73.3%). Bottled,
tank, or liquid petroleum gas comprised the third most popular heating source at 15.1%. A modest number
of homes, 6.5%, are heated through electricity, while 5.9% use wood.
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Table 22: Housing Quality Indicators

Home Heating Fuel Delaware Hunterdon New Jersey
County
Utility gas 18.5% 45.2% 73.3%
Bottled, tank, or LP gas 15.1% 8.9% 2.5%
Electricity 6.5% 10.1% 15.6%
Fuel oil, kerosene, etc. 55.0% 31.5% 6.8%
Coal or coke 0.0% 0.1% 0.0%
Wood 4.9% 2.6% 0.3%
Solar energy 0.0% 0.3% 0.2%
Other fuel 0.0% 1.0% 0.5%
No fuel used 0.0% 0.2% 0.8%
Lacking complete plumbing facilities 0.0% 0.3% 0.3%
Lacking complete kitchen facilities 0.0% 0.4% 0.8%
No telephone service available 0.0% 0.6% 0.9%

Occupants Per Room

1.00 or less 100.0% 99.2% 96.3%
1.01 to 1.50 0.0% 0.5% 2.4%
1.51 or more 0.0% 0.3% 1.3%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

ANALYSIS OF HOUSING AFFORDABILITY

As shown in Table 23, 67.5% of Delaware homeowners have a mortgage while 32.5% do not. These data
align with county and statewide data. Around 65% of homeowners in the county and state have a
mortgage.

Table 23: Mortgage Status

Hunterd
Mortgage Status Delaware unterdon New Jersey
County
With a mortgage 67.5% 65.9% 64.4%
Without a mortgage 32.5% 34.1% 35.6%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates
Delaware homes carry high values (Table 24). Approximately 30.7% of the homes in Delaware are in the

range of $300,000 to $499,999, which puts it on par with the rest of the county (35.2%) and state (33.8%).
Delaware lags Hunterdon by less than two percent for the share of homes valued between $500,000 and
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$749,999 but exceeds the state by just over ten percent. At the wealthiest end of the table, Delaware
reports a sizable number of homes above $750,000. In the range between $750,000 and $999,999 it is
14%, and 15.4% for over $1,000,000. At this end of the scale, Delaware eclipses its peers in the county
and the rest of the state. Looking at the share for the wider range of all homes valued above $500,000,
Delaware is around 63%, while the county is at 50% and the state is around 40%. Delaware also differs
from the county and state at the lower end of the scale. For the range of $299,000 or less, Delaware is
around 6%, while the county is at 15% and the state is at 28%. Looking at median home values, Delaware
measures $598,100 compared to $498,000 for the county and $427,600 for the state.

Table 24: Home Values

Home Value Delaware Hunterdon New Jersey
County
Less than $100,000 1.2% 1.6% 4.4%
$100,000 to $299,999 4.9% 13.4% 23.6%
$300,000 to $499,999 30.7% 35.2% 33.8%
$500,000 to $749,999 33.8% 35.4% 23.0%
$750,000 to $999,999 14.0% 9.8% 8.6%
$1,000,000 or more 15.4% 4.6% 6.6%
Median Home Value $598,100 $498,800 $427,600

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Data from the Division of Taxation of the New Jersey Department of Treasury in Table 25 generally
supports the home values reported to the Census. In the last two years, the sales price has outstripped
the median value of $598,100, as reported in Table 24 above. If anything, the price of homes sold has
steadily increased in the last four years, fueled in part by pandemic-related changes to the housing
market.

Table 25: Home Sales

Delaware Hunterdon County

Total Average Sales Total Average Sales

Sales Price Sales Price
2015 26 $515,596 1,198 $402,049
2016 22 $393,436 1,099 $395,437
2017 31 $493,887 1,206 $410,196
2018 40 $450,707 1,308 $406,396
2019 35 $397,704 1,193 $401,576
2020 40 $468,346 1,279 $404,419
2021 63 $532,659 1,742 $465,665
2022 43 $576,646 1,654 $504,068
2023 26 $595,169 1,038 $549,325
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Delaware Hunterdon County

Year Total Average Sales Total Average Sales

Sales Price Sales Price

Source: N.J. Department of Treasury, Division of Taxation

The spike in home values has not caused residential tax assessments to increase as shown in Table 26.
Since 2020, the average assessment has decreased from $418,262, in the first year of the pandemic, to
$401,962. This diverges from Hunterdon County as a whole, where the average residential assessment
increased to $404,835.

Table 26: Residential Tax Assessments

Delaware Hunterdon County
Total Lots Average Total Lots Average
Assessment Assessment
2016 1,807 $418,262 45,278 $364,805
2020 1,822 $420,524 45,724 $377,629
2024 1,391 $401,962 42,943 $404,835

N.J. Department of Treasury, Division of Taxation

Given the rise in home values, the cost of housing may become of increasing concern in the years to come.
Housing is generally considered to be affordable if the amount of rent, mortgage, and other essential costs
consume less than 30% of a household’s income. If a household spends more than 30% of its income on
housing, it is considered cost burdened. ACS data in Table 27 show that 15.2% of all Delaware households
spend 30% or more of their income on housing. This is substantially less than the figure of 26.8% for the
county and 35.8% for the state. No households report zero or negative income or no cash rent.

Table 27: Burden of Housing Costs, All Households

Housing Costs as % of Household Income Delaware Hunterdon New Jersey
County
Less than 20% of Household Income 57.5% 46.8% 39.4%
20 to 29% of Household Income 27.3% 24.2% 22.9%
30% or more of Household Income 15.2% 26.8% 35.8%
Zero or negative income 0.0% 0.9% 1.1%
No cash rent 0.0% 1.3% 1.1%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

The high income earned by Delaware’s owner-occupied households likely provides a buffer when bearing
the cost of housing, as only 14.5% must set aside at least 30% of their income to pay for housing, which is
below the respective percentages for the county and state, 24.2% and 28.6%. That said, Table 28 also
shows that 62.7% of homeowners spend less than 20% of their household income on housing, which is
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slightly higher than homeowners elsewhere across the county and state. Around 22.9% of homeowners
allot between 20% and 29% of their household income on housing, which is consistent with data for the
county and state.

Table 28: Burden of Housing Costs, Owner-Occupied Housing

Hunterdon

Housing Costs as % of Household Income Delaware New Jersey

County

Less than 20% of Household Income 62.7% 50.9% 48.1%
20 to 29% of Household Income 22.9% 24.1% 22.7%
30% or more of Household Income 14.5% 24.2% 28.6%
Zero or negative income 0.0% 0.8% 0.6%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

In terms of monthly costs, 51% of households with a mortgage pay $3,000 or more on housing according
to Table 29. This is in line with the comparable rate for Hunterdon County, 51.6%, and above the rate of
42.7% for New Jersey. This is indeed the tradeoff of living in a desired location. In Delaware, the median
monthly cost is $3,027. Steep housing costs are a deeply concerning issue for the entire state of New
Jersey, where the median monthly cost for homeowners with a mortgage is $2,787. More locally, the
median monthly cost in Hunterdon County is negligibly higher at $3,055.

Table 29: Monthly Costs, Homeowners with a Mortgage

Hunterdon

Delaware
County

Monthly Owner Costs

New Jersey

Less than $500 1.7% 0.3% 0.4%
$500 to $999 0.0% 1.0% 1.8%
$1,000 to $1,499 3.9% 4.3% 6.6%
$1,500 to $1,999 5.2% 9.8% 13.7%
$2,000 to $2,499 25.9% 15.4% 17.7%
$2,500 to $2,999 12.4% 17.6% 17.0%
$3,000 or more 51.0% 51.6% 42.7%
Median Monthly Housing Cost $3,027 $3,055 $2,787

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Table 30 supports the premise that monthly housing costs are necessarily lower for those households
without a mortgage. In total, 61.3% of households without a mortgage spend $1,000 or more on housing.
These expenditures go towards taxes, insurance payments, utilities, and other fees. In comparison, 77%
of households without a mortgage in Hunterdon County spend more than $1,000. Approximately 30% of
said Delaware households spend between $800 and $999 on housing while 8.4% spend under $800. The
latter figure lines up with the county, where 8.2% of households without a mortgage spend less than $800
a month on housing.
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Table 30: Monthly Costs, Homeowners without a Mortgage

Monthly Housing Costs Delaware Hunterdon New Jersey
County
Less than $250 4.6% 1.4% 1.9%
$250 to $399 0.0% 0.6% 2.6%
$400 to $599 0.0% 1.9% 5.0%
$600 to $799 3.8% 4.3% 8.8%
$800 to $999 30.4% 14.7% 14.6%
$1,000 or more 61.3% 77.0% 67.1%
Median Monthly Housing Costs 51,359 $1,356 51,205

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Housing costs put an even greater strain on renters in New Jersey, where 48.3% of renting households are
cost-burdened according to Table 31. Of the renting households in Delaware Township, 22.9% spend more
than 30% of their income on housing, which is almost half of Hunterdon County’s rate of 41%. No renters
spend less than 20% of their household income on housing costs, which contrasts with both the county
and state, as each has a share around 25%. Instead, the number of renters spending between 20 and 29%
of household income on housing costs is 77.1%, which greatly exceeds the county and state, with both
having shares around 25%.

Table 31: Burden of Housing Costs, Renter-Occupied Housing

Housing Costs as % of Household Income Delaware Hunterdon New Jersey
County
Less than 20% of Household Income 0.0% 24.8% 23.8%
20 to 29% of Household Income 77.1% 24.8% 23.1%
30% or more of Household Income 22.9% 41.0% 48.3%
Zero or negative income 0.0% 1.1% 1.9%
No cash rent 0.0% 8.5% 2.9%

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

Per Table 32, Delaware’s median rent of $2,073 exceeds Hunterdon County by $366 and New Jersey by
$420. Gross rent, however, does not exceed $2,500. This stands in contrast to the county and state, where
14.4% and 14.3% of rental units exceed $2,500 in gross rent, respectively. A significant number of renting
households, 58.6%, spends between $2,000 to $2,499 a month on housing, compared to 17.6% for the
county, and 15.9% statewide. At the lower end of the scale, 41.5% of households have a gross rent of less
than $2,000. In contrast, 63% of renting households in Hunterdon County and 63.5% in New Jersey have
a gross rent under $2,000.
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Table 32: Gross Rent

Gross Rent Delaware Hunterdon New Jersey
County
Less than $500 0.0% 4.9% 6.3%
$500 to $999 0.0% 4.9% 8.7%
$1,000 to $1,499 12.9% 27.4% 26.3%
$1,500 to $1,999 28.6% 30.7% 28.5%
$2,000 to $2,499 58.6% 17.6% 15.9%
$2,500 to $2,999 0.0% 7.6% 6.7%
$3,000 or more 0.0% 6.8% 7.6%
Median Rent $2,073 51,707 $1,653

Source: U.S. Census Bureau, 2019-2023 American Community Survey 5-Year Estimates

ANALYSIS OF CONSTRUCTION ACTIVITY & TRENDS

Delaware officials have issued few permits for new housing over the last decade. In fact, the number of
issued permits only reached five once in that span, during 2016, and in 2023, none were issued at all. This
lack of residential development means that approximately three homes are built per year on average.
Meanwhile, Hunterdon County municipalities have permitted 276 homes a year over the same period.
Housing production statewide, however, appears to be accelerating. Since 2018, the number of new
homes permitted annually in New Jersey has exceeded the 2013-2023 yearly average in five of six years,
reaching a peakin 2022, when 31,792 homes were permitted. It is important to note, though, that permits
slowed in 2023, when only 21,682 permits were issued.

Table 33: Housing Permits Issued Annually, 2013-2023

Delaware Hunterdon New Jersey
County
2013 4 76 18,795
2014 2 223 22,896
2015 1 164 19,503
2016 5 230 24,170
2017 3 121 25,961
2018 4 316 26,048
2019 1 439 30,770
2020 1 133 26,680
2021 4 844 30,044
2022 3 368 31,792
2023 0 121 21,682
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H
Year Delaware unterdon New Jersey
County

Average

Source: N.J. Department of Community Affairs, Division of Codes and Standards

Except for 2023, a year in which Delaware did not issue any residential permits, Delaware has only issued
permits for 1-family and 2-family residences since 2013. This means that the township has not issued
permits for multifamily dwellings or mixed-use development during that time. This deviates sharply from
regional and state-level building patterns, where development of all kinds occurs nearly every year, as
demonstrated in Table 34.

Table 34: Share of Housing Permits Issued by Type, 2013-2023

Delaware Hunterdon County New Jersey
1-2 Multi- | Mixed- 1-2 Multi-  Mixed- 1-2 Multi-  Mixed-
Units  family Use Units family Use Units family Use
2013 100.0% 0.0% 0.0% 100.0% | 0.0% 0.0% 51.4% | 47.9% 0.7%
2014 100.0% 0.0% 0.0% 65.0% | 35.0% 0.0% 46.6% | 52.0% 1.3%
2015 100.0% 0.0% 0.0% 85.4% | 14.6% 0.0% 48.6% | 51.2% 0.2%
2016 100.0% 0.0% 0.0% 41.7% | 57.4% 0.9% 36.8% | 63.0% 0.3%
2017 100.0% 0.0% 0.0% 100.0% 0.0% 0.0% 35.4% 62.2% 2.4%
2018 100.0% 0.0% 0.0% 52.2% | 47.8% 0.0% 34.7% | 64.5% 0.8%
2019 100.0% 0.0% 0.0% 36.0% 64.0% 0.0% 29.1% 70.7% 0.2%
2020 100.0% 0.0% 0.0% 71.4% | 28.6% 0.0% 32.5% | 67.3% 0.2%
2021 100.0% 0.0% 0.0% 15.4% | 84.6% 0.0% 349% | 64.8% 0.3%
2022 100.0% 0.0% 0.0% 24.5% | 75.5% 0.0% 28.8% | 68.9% 2.3%
2023 0.0% 0.0% 0.0% 99.2% 0.0% 0.8% 44.1% | 53.2% 2.7%
Annual Avg. | 100.0% 0.0% 0.0% 44.0% 55.9% 0.1% 37.3% 61.7% 1.0%

Source: N.J Department of Community Affairs, Division of Codes and Standards

A similar pattern can be seen in the certificate of occupancy data found in Table 35. As with building
permits, certificates of occupancy were issued for 1- and 2-family homes at a rate of 100% in nearly every
year in which a residential certificate of occupancy was issued. The lone exception was 2013, when the
township issued a single certificate of occupancy for a mixed-use unit. No new multifamily dwellings were
occupied in that span. This computes to an annual average of 94.7% for 1- and 2-family homes, 5.3% for
mixed-use units, and zero percent for multifamily dwellings. Countywide, 56.8% of certificates of
occupancy for homes were for 1- and 2-family homes while 42.5% were issued for 1- and 2-family at the
state level. Multifamily housing accounted for 42.8% and 56.8% of the residential certificates of occupancy
for the county and state, respectively. Mixed-use development accounts for less than one percent of
residential units for both the county and state.
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Table 35: Certificates of Occupancy, Residential, 2013-2023

Delaware Hunterdon County New Jersey
1-2 Multi- Mixed- 1-2 Multi- Mixed- 1-2 Multi- Mixed-
Units family Use Units family Use Units family Use
2013 83.3% 0.0% 16.7% 74.5% | 24.5% 1.0% 57.4% | 42.3% 0.3%
2014 100.0% 0.0% 0.0% 97.9% 2.1% 0.0% 61.5% 38.0% 0.4%
2015 100.0% 0.0% 0.0% 91.6% 5.9% 2.5% 54.0% | 45.5% 0.5%
2016 100.0% 0.0% 0.0% 68.7% 30.7% 0.6% 52.7% 47.1% 0.3%
2017 100.0% 0.0% 0.0% 343% | 65.7% 0.0% 44.9% | 53.5% 1.5%
2018 100.0% 0.0% 0.0% 100.0% | 0.0% 0.0% 41.4% | 56.9% 1.7%
2019 100.0% 0.0% 0.0% 88.4% | 11.0% 0.6% 31.6% | 66.1% 2.3%
2020 100.0% 0.0% 0.0% 35.8% | 63.9% 0.3% 36.8% | 62.8% 0.3%
2021 0.0% 0.0% 0.0% 81.8% 18.2% 0.0% 27.3% 72.6% 0.1%
2022 0.0% 0.0% 0.0% 25.6% | 74.4% 0.0% 32.7% | 66.8% 0.4%
2023 100.0% 0.0% 0.0% 245% | 75.5% 0.0% 37.6% | 62.3% 0.1%
Annual 1o, 20 | 00% | 53% | 56.8% | 42.8% | 0.4% | 42.5% | 56.8% | 0.7%
Average

Source: N.J. Department of Community Affairs, Division of Codes and Standards

Table 36 contains the data for demolition permits issued since 2013. Delaware approves an average of 0.3
demolition permits for houses annually. Countywide, an average of 29 homes are demolished every year
while 4,679 homes are demolished on average across the entire state.

Table 36: Demolition Permits, 2013-2023

Year Delaware Hunterdon New Jersey
County
2013 0 27 7,295
2014 0 39 5,232
2015 0 22 5,651
2016 0 21 5,457
2017 1 45 4,715
2018 1 41 4,252
2019 0 23 4,090
2020 1 14 3,599
2021 0 39 4,002
2022 0 18 3,837
2023 0 30 3,335
:Z: ZZL 0.3 29 4,679
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Hunterdon
Year Delaware New Jersey
County

Source: N.J. Department of Community Affairs, Division of Codes and Standards

Compared to Hunterdon County and the rest of the state, a paltry amount of office space, which is
classified as either “new” or “addition,” has been constructed in Delaware since 2004. As shown in Table
37, 2006 is the only year to have office growth, when the township issued construction permits for 798
square feet of additional space. No new office space retail space of any kind has been constructed during
the period of 2004 through 2023. This is unlike Hunterdon County, which has experienced office and retail
growth over the same period.

Table 37: Nonresidential Construction, Office and Retail, 2004-2023

Delaware Hunterdon County New Jersey
Office Retail Office Retail Office Retail
2004 0 0 389,526 40,101 12,219,068 | 4,911,257
2005 0 0 190,327 22,412 11,038,132 | 5,965,258
2006 798 0 234,858 32,859 11,113,555 | 5,186,662
2007 0 0 131,214 212,865 9,569,501 | 5,423,889
2008 0 0 166,270 369,186 | 7,962,998 | 5,557,101
2009 0 0 58,286 0 4,253,888 | 2,248,935
2010 0 0 43,106 0 5,496,579 | 2,192,231
2011 0 0 93,592 12,000 4,915,544 | 1,680,445
2012 0 0 52,399 14,838 7,395,704 | 2,088,658
2013 0 0 59,760 92,793 5,830,508 | 2,240,758
2014 0 0 50,140 7,526 5,426,729 | 3,536,522
2015 0 0 30,119 25,324 5,751,737 | 3,544,141
2016 0 0 8,205 128,245 7,183,084 | 2,913,461
2017 0 0 11,724 15,433 6,826,372 | 2,153,638
2018 0 0 202,177 0 5,316,607 | 3,122,448
2019 0 0 27,225 47,021 5,724,671 1,286,733
2020 0 0 20,065 11,840 5,525,377 | 2,023,918
2021 0 0 20,079 5,497 5,074,155 786,303
2022 0 0 3,351 10,152 7,716,195 | 622,440
2023 0 0 170,242 2,401 6,406,348 | 1,257,019
20-Year Avg. 40 0 98,133 52,525 7,037,338 | 2,937,091

Source: N.J. Department of Community Affairs, Division of Codes and Standards
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PLANNING PROJECTIONS

Hunterdon County is served by the North Jersey Transportation Planning Authority (NJTPA), one of New
Jersey’s three metropolitan planning organizations. NJTPA forecasts population and employment
projections to help anticipate the long-range planning needs of the North Jersey portion of the New York
metropolitan area.

The organization forecasts that Delaware will have higher population and household growth than
Hunterdon County for the period of 2015 through 2050. Specifically, Delaware is projected to have an
annualized growth of 0.3% for population and 0.5% for households, compared to respective rates of 0.1%
and 0.2% for the county. As projected by NJTPA, Delaware would have 4,993 residents and 2,123
households in 2050. Any realized population increase would mark a shift away from the population
declines that Delaware has experienced in the twenty-first century thus far. The forecast growth for
population and households is similar to what is projected for the state as a whole.

Table 38: Long-term Population, Household and Employment Forecasts

Delaware Hunterdon New

County Jersey
Population, 2015 4,479 126,250 | 6,688,013
Population, 2050 4,993 132,858 7,743,120

Annualized % Population Change 2015-2050 0.3% 0.1% 0.4%
Households, 2015 1,802 47,714 2,444,799
Households, 2050 2,123 51,416 2,868,943

Annualized % Household Change 2015-2050 0.5% 0.2% 0.5%
Employment, 2015 714 53,115 2,910,458
Employment, 2050 958 56,243 3,375,651

Annualized % Employment Change 2015-2050 0.8% 0.2% 0.4%
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Township of Delaware, NJ All zones.

Township of Delaware, NJ
Wednesday, October 5, 2022

Chapter 230. Land Use

Article lll. Zone Regulations

§ 230-12. All zones.

A.

Prohibited uses. All uses not specifically permitted in a zone are specifically prohibited in
that zone.

Use compliance. Except as hereinafter provided, no building or structure, or part thereof,
and no lot of land, or part thereof, shall be used except in conformity with the regulations
herein prescribed. Any lawfully established use that does not conform to the use
regulations of this chapter shall be deemed a nonconforming use.

Structure or building compliance. Except as hereinafter provided, no building or
structure, or part thereof, shall hereinafter be erected, structurally altered, enlarged or
rebuilt except in conformity with the lot dimension, yard, coverage, height and spacing
regulations herein prescribed. Any lawfully established building or structure that does
not conform to the building regulations of this chapter shall be deemed a nonconforming
structure.

Preexisting nonconforming use. Any lawfully established use of a building or structure,
lot of land, or part thereof, or subdivision, existing at the time of adoption of this chapter,
which use is nonconforming to the provisions of this chapter, may be continued, and
shall be subject to the provisions of § 230-26 of this article.

Lot area and yard required. The lot area and yard requirements for any new building or
use shall not include any part of a lot that is required by any other building or use. The
required lot or area for maximum permitted dwelling unit calculation shall not include the
area of any lot that has been deed restricted from future residential development.

Minimum lot size. Where a minimum lot size is specified, no primary building or use shall
be erected or established on any lot of lesser size than as specified within this chapter,
except as specified in Subsection G below.

Exceptions to minimum lot size and yard requirements.

(1) All residential lots of: 30,000 square feet or less shall not include any resource
protection areas within the required minimum lot area; and more than 30,000
square feet shall include a minimum contiguous area of 30,000 square feet of lot
area exclusive of resource protection areas. The minimum lot area or minimum
contiguous non-resource protection area shall permit a circle with a diameter of 100
feet to be inscribed within it. The building envelope shall be drawn to include the
area within the applicable building setbacks and to exclude resource protection
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areas. All buildings and septic disposal fields, except as otherwise provided for
single-family detached cluster development, shall be located within the building
envelope. Areas with trees on wooded lots [§ 230-116G(7)] shall not be treated as
"resource protection areas" for the purposes of applying this subsection only.
[Amended 9-26-2011 by Ord. No. 2011-11LU]

The provisions of this chapter shall not prevent the construction of a structure for a
permitted use on any lot that was lawful when created, that has been duly recorded
by plan or deed, and that, prior to the effective date of this chapter, was in separate
ownership, provided that:

(a) Within the A-1 Zone, those lots not served by public water and sewers shall
meet all requirements of the applicable regulatory agency, provided that there
is @ minimum lot area of 1 1/2 acres. Within the A-2 Zone, those lots not served
by public water and sewers shall meet all requirements of the applicable
regulatory agency, provided that there is a minimum lot area of three acres.

(b) In no case shall any front yard or rear yard setback be less than 25 feet.

(c) Where side yard setbacks are required, the side yards shall aggregate at least
40% of the total lot width or meet the normal requirements of the district in
which the lot is located, but in no case shall any side yard be less than 25 feet.

(d) In the case of an irregularly shaped lot, the required minimum lot width for the
applicable zoning district shall be provided along the front yard building setback
line, but the lot width at the street line may be reduced to not less than 75% of
the required minimum lot width.

Where two or more contiguous lots are in common ownership as of or subsequent
to the effective date of this chapter and a consolidation or resubdivision could
create one or more lots that would conform to the chapter, the provisions of this
Subsection G shall not apply.

H. Trailers, trailer coaches, or automobile trailers.

(1)

Except as hereinafter provided, all trailers, trailer coaches, or automobile trailers or
any vehicle or structure: designed to be mounted on wheels or used as a
conveyance or propelled or drawn by its own or other motive power even if its
wheels or other means of locomotion have been removed; and designed and
constructed in such manner as will permit occupancy thereof as sleeping quarters
for one or more persons, or the conduct of any business or profession, occupation
or trade, shall be prohibited in the Township. The Construction Official of the
Township shall not issue a construction permit, certificate of occupancy or other
permits or certificates which will permit said trailers, trailer coaches, automobile
trailers or other such vehicles to be located within the territorial limitations of the
Township. Nothing herein shall prohibit the use of manufactured homes as
permitted by N.J.S.A. 40:55D-100 et seq.

A building permit and a temporary certificate of occupancy may be issued for a
period not to exceed 12 months for the use of a trailer designed for occupancy by
one or more persons on a residential lot whereon the dwelling has been rendered
uninhabitable by fire or natural disaster, provided that proper connections to water,
sewer and electricity have been made and the necessary construction permits
obtained. The trailer must be removed within 30 days of the issuance of a certificate
of occupancy for the primary dwelling.
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(3) Recreational vehicles, recreational trailers, utility trailers, horse trailers, and boat
trailers shall be permitted to be parked on a lot if located thereon in such a manner
as to be unobtrusive under normal conditions.

(4) One temporary construction trailer for office use and storage shall be permitted on a
construction site, provided that the Construction Code Official has issued a
temporary permit therefor. Any temporary construction trailer shall comply with all
setback requirements for the lot on which it is sited. Any temporary construction
trailer shall be removed not later than 12 months after the start of construction or
two weeks after issuance of the last certificate of occupancy for the construction
project, whichever comes first.

(5) Business trailers shall be permitted to be parked on a lot if located thereon in such a
manner as to be unobtrusive under normal conditions, provided that:
[Added 2-25-2019 by Ord. No. 2019-01]

(a) For properties up to three acres, there shall be permitted no more than one
business trailer.

(b) For properties up to six acres, there shall be permitted not more than two
business trailers.

(c) For properties over six acres, there shall be no more than five business trailers.

(d) Under no circumstances shall any business trailer be permitted to park in the
front yard of any property other than in the driveway. No parking shall be
permitted in the side yard setback of any property.

I.  Tractor-trailers. All tractor-trailers, whose prime purpose is to sell, store, transport,
maintain, and/or repair goods, shall be prohibited from being parked or sited in the
Township except for a period of not more than 48 hours to permit making deliveries. The
Construction Code Official of the Township shall not issue permits or certificates that will
permit said tractor-trailers to be located within the Township. However, one tractor-trailer
vehicle, being both fully owned and operated by the resident as part of his business prior
to January 1, 1987, may be parked on a lot of no less than three acres, if located in such
a manner as to be unobtrusive under normal conditions.

J. Agricultural vehicles. Nothing in this chapter shall be construed as a limitation upon the
reasonable number, size or type of vehicles that may be used as accessory to an
agricultural use on a farm as defined in this chapter.

K. Frontage. No building or use will be permitted on a lot unless that lot has frontage on a
public street, a street for which improvements satisfactory to the Township Engineer
have been guaranteed by either cash or bond, or a private accessway that has been
suitably improved in accordance with Township standards.

L. Street frontage. All lots must have frontage on a public street or a private accessway
conforming to the standards and requirements set forth in § 230-135 of this chapter for
at least the minimum lot width requirement for their zones, except that lots on curved
streets, culs-de-sac or dead-end turnarounds must abut said right-of-way for at least
75% of the required minimum lot width for the zone.

M. Setbacks on streets that may be widened. Where a lot has frontage upon a street which
in the Master Plan or on the Official Map of Delaware Township is contemplated for
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right-of-way widening, the required front yard setback or area shall be measured from

such proposed future right-of-way lines.

N. Frontage on through lots. On any through lot, the front of such lot shall, for the purposes
of this chapter, be considered that frontage upon which the majority of the buildings in
the same block front. If there has been no clearly defined building frontage established,
the owner, when applying for a building permit, shall specify the lot line to be considered
the front lot line.

O. Existing buildings on new lots. Where a lot is formed from part of another lot, and
occupied by a building, such division shall be effected in such a manner as to meet all of
the requirements of this chapter with respect to the existing building or yards and open
spaces in connection therewith. No permit shall be issued for the erection of a new
building on a new lot thus created, unless the lot complies with all the provisions of this
chapter.

P. Setbacks and easement lines. Setbacks shall conform to easement lines when said
easements extend further into the lot than the minimum setbacks required for the zone.

Q. Sewage disposal within setback. All sewage disposal facilities shall be located within the
building envelope of a lot, subject to the following exceptions:
[Amended 4-28-2008 by Ord. No. 2008-08LU]

(1) In a single-family detached cluster development, sewage disposal facilities shall be
permitted as regulated by ordinance.

(2) If a sewage disposal system has failed, and the Board of Health has determined
that soil test results preclude locating the replacement system within the building
envelope, then the system shall be located at least 10 feet from the property line.

R. Displays in front yard. No outside display of wares for sale, vending machines, or
products manufactured on the site shall be permitted in the front yard of any lot, except
as otherwise permitted by this chapter.

S. Roof structures. Roof structures such as mechanical equipment, water towers, etc. shall
be screened from public view or designed in such a fashion as to complement the
architecture of the building.

T. Obstructions to vision at street intersections. At the intersection of two or more streets
other than county roads, or at the intersection of a private accessway or driveway with a
street, no wall, fence, hedge, or other structure shall be erected to a height in excess of
30 inches above curb level or center line grade, whichever is higher, nor shall any other
obstruction to vision be permitted within the triangular area formed by the intersecting
street or street and driveway or private accessway lines at points which are 25 feet
distant from the point of intersection, measured along the edge of the cartway. Trees
whose branches are trimmed away to a height of at least 10 feet above curb level or
center-line grade, whichever is higher, shall be permitted.

U. Abandoned vehicles. The abandonment or storage out-of-doors of any motor vehicle not
currently in use for transportation and not currently licensed or registered is prohibited.
Nothing herein contained shall be deemed to prohibit the placing, keeping or storage of
any motor vehicle, junk automobile or junk automobile body in a totally enclosed garage,
barn or other outbuilding.

V. Personal wireless communications service facilities.
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(1) Purpose. The purpose of this subsection is to provide sound land use policies for
the siting of personal wireless telecommunications facilities and their appurtenant
equipment within the municipal boundaries of the Township of Delaware for the
benefit of the public in accordance with the Federal Telecommunications Act of
1996, 47 U.S.C. § 332(c)(7). The goals and objectives of these policies are:

(@)

(f)
(9)
(h)

To protect the public health, safety and general welfare of the citizens of
Delaware Township.

To ensure that such development occurs in a manner to minimize adverse
effect to surrounding properties.

To encourage the location of such facilities in nonresidential areas.

To encourage providers of personal wireless communication services to locate
such facilities in areas where the adverse visual impact to the community will
be minimal.

To encourage providers of personal wireless communication services to design
their facilities in ways that minimize adverse visual impacts through the careful
use of siting, screening, and camouflaging techniques.

To minimize the number of such facilities throughout the community.
To promote the joint use of new and existing facilities.

To avoid damage to adjacent properties from structural failure of any facility.

Applicability. No PWSF shall be erected in the Township of Delaware unless
permitted herein or permitted as a conditional use subject to the regulations of
Article IV, § 230-43, or approved by grant of a variance therefor by the Zoning
Board of Adjustment. All new PWSFs shall be subject to this section and, where
applicable, to the regulations of § 230-43, with the following exceptions:

(@)

(b)

Amateur radio station antennas. This section shall not apply to any structure up
to 35 feet in total height that is either owned and operated by an amateur radio
station operator or supports a receive-only antenna.

Towers or antennas used solely for public safety purposes by governmental
agencies. This section shall not apply to towers or antennas used solely for
public safety purposes by governmental agencies.

Preexisting PWSFs. Preexisting PWSFs shall meet the requirements of
Subsection V(3)(f), (g) and (h), below, but all other requirements of this section
shall not apply to preexisting PWSFs unless an enlargement or structural
modification or the addition of antennas or structural members thereto is
proposed.

Guyed antenna support structures. Guyed antenna support structures are not
permitted.

Satellite dish antennas. This section shall not govern parabolic satellite
antenna dishes not used for personal wireless communications.

(3) General requirements for PWSFs.
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(a) Construction or installation of a PWSF shall require a construction permit. The
Township shall condition the issuance of any construction permit for a new or
relocated PWSF or for the installation of antenna(s) on an existing antenna
support structure on the posting of a bond or other suitable guarantee in a face
amount of not less than 150% of the estimated cost, as determined by the
Township Engineer, of removal of all facilities associated with the installation
covered by the construction permit and restoration of the property to a
predevelopment condition.

(b) Presence of other uses and structures on a lot. Notwithstanding any other
provisions of this Land Use Ordinance or any other ordinance of the Township
of Delaware, the presence of another use or structure on a lot shall not
preclude the installation of a PWSF on the same lot.

(c) Lot area and dimensions. For purposes of determining whether the installation
of a PWSF complies with the zoning regulations, including, but not limited to,
setback requirements, impervious coverage limitations, and other bulk
requirements, the area and dimensions of the entire lot shall control, even
though the PWSF may be located on a leased portion of the lot.

(d) Antenna support structures. Any new or replacement antenna support structure
shall be designed as a stealth structure using or simulating a type of man-made
or natural element normally found within the context of the site. A support
structure, not designed as a stealth structure, may be approved by the
municipal agency only after having determined that it will have minimal visual
obtrusiveness.

(e) Aesthetics. To reduce negative visual impacts, all new PWSFs shall comply
with the following:

[1]1 For any site at which one or more antenna(s) are to be erected, whether
on a new antenna support structure or on an existing building or other
structure, the design of all related equipment building(s), structure(s) or
cabinet(s) on a facilities site shall use materials, colors, textures, screening
and landscaping that will blend them into the natural setting and/or
surrounding buildings. Landscaping and screening shall be provided in
accordance with Subsection V(3)(I) below.

[2] The antenna(s) and exterior electrical and mechanical equipment must be
of a color that is identical to, or closely compatible with, the color of the
antenna support structure on which such facilities are mounted so as to
reduce their visual obtrusiveness.

(f) Lighting.

[11 Except for emergency lighting, PWSFs shall not be artificially lit, unless
required by the FAA. PWSFs shall not be located where they would
exceed FAA height standards that require lighting.

[2] In the event the lighting of a PWSF becomes required by applicable FAA
and FCC standards and regulations, the lighting method, design, and
intensity must be selected to minimize the disturbance to surrounding
properties and views and shall be approved by the municipal agency.

(g) State and federal requirements.
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[1] All facilities must continuously comply with all applicable standards and
regulations of the FAA, the FCC, and any other agency of the state or
federal government with the authority to regulate PWSFs. If such
standards and regulations are changed, the PWSF(s) to which such
standards and regulations apply shall be brought into compliance with
such revised standards and regulations within six months of the effective
date of such standards and regulations, unless a different compliance
schedule is mandated by the controlling state or federal agency. Failure to
bring a PWSF into compliance with such revised standards and
regulations within the specified time shall constitute grounds for removal of
the noncompliant facilities.

[2] All transmission facilities shall comply continuously with the "Radio
Frequency Protection Guides" in the American National Standards Institute
"Safety Levels with Respect to Human Exposure to Radio Frequency
Electromagnetic Fields, 300K to 100 GHz" (ANSI C95.1-1992). As a
condition of approval by the municipal agency and/or prior to the issuance
of a construction permit for any transmission facility, the service provider
shall consent, in writing, to document, at any time, upon receipt of a written
request therefor from the Township, the facility's continuing compliance
with ANSI C95.1-1992 standards.

[3] No certificate of occupancy shall be granted for any PWSF with
transmission capability without documentation from the applicant's
engineer to the Construction Official that all FCC regulations regarding
nonionizing electromagnetic radiation (NIER) will be satisfied and that
radio frequency levels will not exceed ANSI C95.1-1992 guidelines for
public safety.

[4] The responsibility for continuous compliance with this Subsection V(3)(g)
shall reside with each service provider using a PWSF. However, in the
event of noncompliance, the responsibility for removal of the noncompliant
PWSF related equipment shall reside with the owner of the property on
which such facilities are located, the terms of any lease or other private
agreement notwithstanding. If removal is not effected by the property
owner within 30 days of notification by the Construction Official to the
property owner, the municipality shall cause the removal of the non-
compliant facilities and the cost thereof shall be assessed against the
property owner and shall become a lien against the property.

(h) Construction codes; safety standards.

[11 To ensure their structural integrity, all PWSFs shall be constructed in
accordance with the manufacturer's specifications, and plans for their
installation shall be certified by an engineer licensed in the State of New
Jersey. The antenna support structure shall meet the requirements of the

Uniform Construction Code, as may be amended from time to time,["l with
respect to wind loads, and shall be engineered and positioned so that in
the event it falls, it will collapse entirely within the area to be owned or
leased by the service provider.

[1] Editor's Note: See Ch. 158, Construction Codes, Uniform.
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[2] All new support structures shall also meet the standards contained in the
American National Standards Institute's "Steel Antenna Towers and Steel
Supporting Structures" (ANSI EIA/TIA 222 E-1991). Each owner and/or
operator of a PWSF shall ensure that the antenna support structure is
maintained in compliance with the foregoing standards. If, upon inspection,
the Township of Delaware concludes that an antenna support structure
fails to comply with such standard and constitutes a danger to persons or
property, then, upon notice being provided to the facility operator, the
operator shall have 30 calendar days to bring such antenna support
structure into compliance with such standards. Failure to bring such
antenna support structure into compliance within said 30 calendar days
shall constitute grounds for the removal of the PWSF, as provided in
Subsection V(3)(g)[4], above.

(i) Franchises. Owners and/or operators of PWSFs shall certify that all licenses
and/or franchises required by law for the construction and/or operation of a
communications system within the Township of Delaware have been obtained
and shall file copies of such licenses and/or franchises with the Zoning Officer.

() Signs. Permitted signs at PWSF sites shall be limited to necessary safety
warnings and emergency contact signs not intended to be visible from off-
premises. No other advertising or identification signs shall be permitted on the
PWSF.

(k) Co-location. Any newly proposed support structure shall be designed to
accommodate not only the applicant's antenna(s) and ground equipment and
connections, but also comparable antennas and ground equipment and
connections for at least two additional providers of personal wireless
communications services. The support structure shall be designed to allow for
the future rearrangement of antennas, if necessary, and to accept antennas
mounted at varying heights.

() Landscaping and screening. The following requirements shall govern the
landscaping and screening of PWSFs:

[11 A landscaped buffer shall be provided around all new PWSF installations
and shall consist of a variety of native, drought-resistant evergreen plants
that will effectively screen the view at ground level of the PWSF-related
equipment from public view and from any property used or zoned for
residential purposes. The minimum landscaped buffer shall consist of a
landscaped strip at least 10 feet wide located outside the fenced perimeter
of the compound. Such screening shall have a height at time of planting of
at least 10 feet and an ultimate height of at least 12 feet. For a list of
preferred plantings, refer to § 230-111A(4)(c)[5]. For a list of plantings not
to be considered, refer to § 230-106G.

[2] In locations where the visual impact of the PWSF would be minimal due to
existing topography, vegetation or structures, the landscaped buffer
requirement may be reduced or modified with the approval of the municipal
agency.

[3] Existing mature tree growth, hedgerows and natural landforms on the
PWSEF site shall be preserved to the maximum extent possible. In certain
cases, such as where support structures are sited on large, wooded lots,
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the natural growth around the perimeter of the property may be deemed by
the municipal agency to be a sufficient buffer. The municipal agency may
require a conservation easement to be placed on existing wooded areas
that are needed to provide screening.

(m) Equipment buildings, structures, and cabinets.

[11 Related equipment including equipment buildings, structures and cabinets,
shall neither contain more then 200 square feet of gross floor area nor be
more than 10 feet high, regardless of where placed.

[2] No equipment shall be operated so as to produce noise in excess of the
limits set by the local noise ordinance, except when an emergency
situation requires the use of a backup generator.

[3] All equipment buildings, structures, and cabinets shall be unmanned
except for regular and emergency service and repairs visits.

[4] Equipment storage buildings or cabinets shall comply with applicable
Construction Code requirements.

[5] Ground-mounted equipment buildings, structures and cabinets shall be
sited no more than 50 feet from the base of the support structure of a
PWSF and in no case less than 50 feet from any adjoining property line.

[6] Emergency exterior lighting. Exterior lighting may be provided for and used
during emergencies only. Any exterior lighting shall be directed downward
and shielded to minimize undesirable off-premises effects. Emergency
lighting shall be limited to a maximum of 15 hours by use of a timer switch.

(n) Security fencing. All PWSFs, including related equipment building(s),
structure(s) or cabinet(s), shall be enclosed by security fencing not less than
eight feet in height, which shall also be equipped with appropriate anti-climbing
measures. Such fencing and anti-climbing measures shall be maintained in
good condition by the owner and/or operator of the PWSF for the life of the
PWSF. Electrified fence, barbed, or razor wire shall not be permitted. "No
trespassing" signs shall be posted on the security fencing.

[11 The Township shall condition the issuance of any construction permit for
security fencing on the posting of a maintenance bond or other suitable
guarantee in a face amount to be determined by the Township Engineer for
the maintenance of the fencing and related anti-climbing measures.

(o) Removal of abandoned PWSFs.

[11 The owner of a PWSF or related equipment shall provide notice to the
Township within 30 days of the cessation of operations of any PWSF or
related structure(s) and shall provide for the removal of the unused
equipment within 90 days of notification to the Township.

[2] Any PWSF not providing or supporting wireless communications and
transmission services to the public for a continuous period of six months
shall be declared by the Township to be abandoned by posting of a public
notice. The owner of the abandoned PWSF shall remove same within 90
calendar days of notice from the Township of Delaware of such
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abandonment. Failure of the owner of the abandoned PWSF to remove
same within said 90 calendar days shall be grounds for the Township to
cause the immediate removal of the same. The requirement for removal of
a PWSF antenna support structure shall not become effective until all
providers using the PWSF cease operations of facilities on the antenna
support structure.

[3] The Township shall condition the issuance of any construction permit for a
new or relocated PWSF or for the installation of antenna(s) on an existing
antenna support structure on the posting of a bond or other suitable
guarantee in a face amount of not less than 150% of the estimated cost,
as determined by the Township Engineer, of removal of all facilities
associated with the installation covered by the construction permit and
restoration of the property to a predevelopment condition.

[4] To facilitate compliance with this section, each provider shall, by January
31 of each year, notify the Construction Official in writing of the following:

[