
 

AMENDMENT TO THE FOURTH ROUND HOUSING ELEMENT AND FAIR 
SHARE PLAN 

BOROUGH OF SOUTH PLAINFIELD, MIDDLESEX COUNTY, NEW JERSEY 

 

 

FEBRUARY 24, 2026 

 

ADOPTED BY THE PLANNING BOARD:  

MARCH 10, 2026 

 

 

 

Prepared By: 

 

____________________________ 

M. McKinley Mertz, PP, AICP, LEED Green Associate 
License #636800 

 
Atlantic Highlands, NJ 

 

 

 

 
 

 

                                                                                                                                                                                               MID-L-000458-25   04/23/2026 1:46:50 PM   Pg 1 of 36   Trans ID: LCV20261095684 



 

Page 2 of 13 

 

-------------------------------------------------------------------------------------------------------------------------------------------------------- 
South Plainfield Borough, Middlesex County  February 24, 2026 
Amendment to Fourth Round Housing Element and Fair Share Plan 

Contents 
INTRODUCTION ....................................................................................................................................... 3 
Addressing Fourth Round Prospective Need ............................................................................................... 3 

2025 Vacant Land Adjustment ............................................................................................................... 3 
Mechanisms to Address the Fourth Round RDP of 37 Units ...................................................................... 4 

Durham Plaza .................................................................................................................................... 4 
Proposed AH-6 Zone .......................................................................................................................... 5 

Mechanisms to Address the Fourth Round Unmet Need of 169 Units ....................................................... 5 
OBC-1 Affordable Housing Overlay Zone Expansion ............................................................................. 5 
Proposed AH-6 Zone .......................................................................................................................... 5 
Proposed OBC-3 Affordable Housing Overlay Zoning ........................................................................... 5 
Additional Unmet Need Measures ...................................................................................................... 6 

Fourth Round Summary ......................................................................................................................... 7 
 

Appendices 

Appendix A: Mediation Agreement before the Affordable Housing Resolution Dispute Program 

Appendix B: Durham Plaza, LLC Planning Board Resolution of Approval  

 

 

 

                                                                                                                                                                                               MID-L-000458-25   04/23/2026 1:46:50 PM   Pg 2 of 36   Trans ID: LCV20261095684 



 

Page 3 of 13 

 

-------------------------------------------------------------------------------------------------------------------------------------------------------- 
South Plainfield Borough, Middlesex County  February 24, 2026 
Amendment to Fourth Round Housing Element and Fair Share Plan 

INTRODUCTION 
The following constitutes an amendment to the Fourth Round Housing Element and Fair Share Plan (“HEFSP”) 
of the Borough of South Plainfield in Middlesex County, New Jersey. The original Fourth Round HEFSP was 
prepared by Heyer, Gruel & Associates, and the Borough’s Planning Board adopted the plan on June 24, 2025. 
The Borough filed the HEFSP with the Affordable Housing Dispute Resolution Program on June 26, 2025, in 
accordance with the amended Fair Housing Act (“FHA”) (P.L. 2024, c.2).  

The amended FHA identified an August 31, 2025 deadline for any interested parties to object to the efforts of 
municipalities to secure approval of their HEFSPs. Fair Share Housing Center (“FSHC”) filed a challenge to the 
Borough’s HEFSP on August 20, 2025. 

The Borough and FSHC entered into negotiations and agreed to amicably resolve the issues. The parties 
executed a mediation agreement in December 2025 (attached as Appendix A). The following document 
constitutes an amendment to the June 2025 HEFSP and is written to reflect the terms agreed to in the 
December 2025 mediation agreement with FSHC. The Prior and Third Round mechanisms in the June 2025 
HEFSP remain unchanged. The section associated with Fourth Round Prospective Need mechanisms are 
replaced by the following document. As fixed in the April 5, 2025 Decision and Order Fixing South Plainfield’s 
Obligations, South Plainfield has a Prospective Need of 206 units.   

Addressing Fourth Round Prospective Need 
The Borough of South Plainfield will meet its Fourth Round obligation through a Vacant Land Adjustment that 
establishes a realistic development potential and an unmet need. Pursuant to the terms of the December 2025 
mediation agreement, the Borough will address its RDP in full and will implement overlay zoning to address its 
unmet need. 

2025 Vacant Land Adjustment 

New Jersey municipalities are permitted to seek a reduction in their affordable housing obligation if they can 
determine that there is an inadequate supply of vacant or developable land within their borders. Pursuant to 
N.J.A.C. 5:93-4 and the Fair Housing Act, a municipality may file a Vacant Land Adjustment (VLA), which 
evaluates properties that could reasonably accommodate development. The VLA process establishes the 
Borough’s Realistic Development Potential (RDP) for additional affordable housing. Any portion of the 
obligation not accounted for in the RDP is identified as the “unmet need.” 

The Borough completed a Vacant Land Adjustment as part of its Third Round compliance process. The Third 
Round VLA identified 29 parcels considered suitable for development, resulting in an RDP of 30 units. 
Subsequent settlement agreements with intervenors introduced additional sites, increasing the RDP to 314 
units. The Borough then applied 105 allowable rental bonus credits, bringing the final Third Round RDP to 419 
units. This RDP and the remaining unmet need were addressed in the Borough’s Third Round HEFSP. 

For the Fourth Round obligation, an updated VLA was prepared by Heyer, Gruel & Associated in May 2025 (see 
Appendix H of the June 2025 HEFSP). This analysis identified three developable parcels that had not been 
included in the Third Round RDP. These new sites generated an initial Fourth Round RDP of 9 units, resulting in 
a remaining unmet need of 197 units. As a result of negotiations with FSHC, the Fourth Round RDP has 
increased from 9 to 37 units with a final Fourth Round unmet need of 169 units. 
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The amended Fair Housing Act provides that a municipality requesting a VLA must designate enough properties 
likely to redevelop during the present housing round to accommodate at least 25% of its prospective need 
obligation, as adjusted. However, the statute does not expressly clarify what constitutes the “adjusted” 
obligation, since both the RDP and the unmet need already reflect adjustments to the municipality’s total 
obligation.  

This Plan addresses a minimum of 25% of both components and therefore remains neutral with respect to any 
future interpretation of how the “adjusted” obligation must be satisfied.  

Mechanisms to Address the Fourth Round RDP of 37 Units 

The Borough will address it’s RDP of 37 units through an approved inclusionary development and a new 
affordable housing zone.  

Durham Plaza 

On March 2, 2022 Durham Plaza, LLC submitted a motion seeking to vacate the Borough’s Third Round Final 
Judgment. To settle the matter, the Borough and Durham Plaza, LLC executed a Settlement Agreement dated 
December 16, 2022, which led to the creation of the AH-5 Affordable Housing Zone. The Borough formally 
adopted the AH-5 Zone on April 17, 2023 through Ordinance 2263. The zone applies to Block 541, Lot 10.02, a 
3.399-acre parcel owned by Durham Plaza, LLC. 

The AH-5 Zone allows for the construction of a 95-unit inclusionary multifamily residential development, 
requiring a 20% affordable housing set-aside. Preliminary and Final Site Plan approval for the development was 
granted by the Borough’s Planning Board on August 12, 2025 (see Appendix B). The site will produce 19 
affordable units, consisting of three studio apartments, twelve two-bedroom units, and four three-bedroom 
units. Of these, two units will be reserved for very low-income families, eight for low-income families, and nine 
for moderate-income households. In addition to the 19 affordable units, the Borough will receive bonus credits 
of 0.5 per unit, (10 bonus credits total) because the project is being developed on a commercial property.  

All 19 affordable units plus 10 bonus credits shall be applied to the Borough’s Fourth Round RDP. A map of the 
site is included at the end of this Plan.  

Block 541 Lot 10.02 is appropriate for the development of affordable housing as it is available, approvable, 
developable, and suitable: 

• Available: The property owner intends to develop the site with inclusionary housing. The site has no 
easements or title issues preventing development.  

• Approvable: The site is within the AHO-5 Affordable Housing Overlay 5 Zone, which permits multifamily 
inclusionary development. Site plan approval was secured from the Planning Board in a resolution 
dated August 12, 2025 consisting of a development that takes advantage of the AHO-5 provisions for 
inclusionary development.  

• Developable: The site is not significantly restrained by environmental features that would meaningfully 
impact the site’s development. The NJDEP issued an LOI in April 2023 verifying the extent of wetlands 
on, which have a 50-foot transition area. The extent of these wetlands does not hinder the site’s 
development. There is an existing underground stormwater retention system that is proposed to 
remain, and a pump station will connect to an existing sanitary sewer force main on Main Street.  
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• Suitable: The approved inclusionary development is consistent with the AHO-5 Zone. The site is along 
a major thoroughfare, which provides safe access to and from the property. The site is within Planning 
Area 1: Metropolitan Planning Area, which is a preferred location for municipalities to address their fair 
share obligation.  

Proposed AH-6 Zone 

The remainder of the Borough’s Fourth Round RDP will be met through the rezoning of underutilized parcels 
along Durham Avenue in its proximity to its intersection with Hamilton Boulevard: Block 541, Lots 1, 2, 3, 4, 5, 
6.01, 13, and 21; and Block 478, Lots 1, 1.02, 2, 3, and 4.01. The properties are either vacant (Lots 1, 1.02, 2, 
and 3) or currently developed with a mixture of small-scale commercial.  

Combined, the properties measure approximately 8.3 acres in size, and pursuant to the December 2025 
mediation agreement the new zoning will be permitted to be developed with inclusionary residential 
development at a density of 10 units per acre with a required 20% affordable set-aside. The zone is designed to 
yield no less than 17 total affordable housing units; 8 of which will be applied to the Fourth Round RDP. A draft 
zoning ordinance is attached to this Plan as Appendix C and a map of the proposed zone is found at the end of 
this section.  

Mechanisms to Address the Fourth Round Unmet Need of 169 Units 

The Borough will implement the following mechanisms that will provide realistic redevelopment potential to 
address at least 25% of the 169-unit unmet need, which equals 43 units.  

OBC-1 Affordable Housing Overlay Zone Expansion 

As part of South Plainfield’s Third Round compliance mechanisms, the Council adopted overlay zones over 
portions of the Borough, including lots in the OBC-1 Local Business Zone. The OBC-1 Affordable Housing 
Overlay was established via Ordinance 2086 in 2017. The Borough will expand the boundaries of the OBC-1 
Affordable Housing Overlay Zone to include additional properties within the underlying OBC-1 Zone. The 
expanded overlay will include Block 91, Lots 26, 27, and 28 and Block 188, Lots 55, 56, and 57. Under the 
expanded overlay zoning, these properties will be permitted to be developed with inclusionary residential 
development at 20 dwelling units per acre with a mandatory 20% affordable housing set-aside.  A map of the 
proposed overlay expansion is found at the end of this section.  

At this density, the subject properties will produce no less than 34 affordable housing units to be attributed to 
the Fourth Round unmet need. This Plan notes that future bonus credits may be available once development 
is realized.  

Proposed AH-6 Zone 

The remaining 9 units that will result from the rezoning of the AH-6 Zone will be attributed to the Fourth Round 
unmet need. This Plan notes that future bonus credits may be available once development is realized. 

Proposed OBC-3 Affordable Housing Overlay Zoning  

The Borough will enact new overlay zoning over Block 254 Lot 1.04. This site measures approximately 2.58 acres 
in size and is located on Case Drive, adjacent to the Golden Acres Shopping Center on Oak Tree Avenue. The 
site is currently a surface parking lot, with impervious surface covering the majority of the lot.   
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The overlay zoning will permit either inclusionary or 100% affordable residential development at a density of 16 
dwelling units per acre. For inclusionary projects, a mandatory set-aside of 20% will be provided. Units 
produced from this overlay will go above and beyond the requirement to plan for 25% of the unmet need. A map 
of the proposed overlay expansion is found at the end of this section. 

Additional Unmet Need Measures 

Borough-Wide Mandatory Affordable Set-Aside  

In 2017, via Ordinance 2098, South Plainfield established a Borough-wide mandatory affordable set-aside 
requirement for multifamily developments producing five or more units at a density of at least 6 units per acre. 
Ordinance 2098 established a required 15% set-aside for rental developments and a 20% set-aside for for-sale 
development. These set-asides were set in accordance with best practices for Prior and Third Round set-aside 
ordinances. The amended Fair Housing Act along with the amended Uniform Housing and Affordability 
Controls now requires a set-aside ordinance to establish a 20% set-aside for all projects. The Borough will 
adopt a new Affordable Housing Ordinance and Development Fee Ordinance in association with the new 
standards, including the 20% set-aside. 

Priority Sites in the HDD Affordable Housing Overlay 

The December 2025 mediation agreement states that additional lots within the existing HDD Affordable 
Housing Overlay District (over the HDD Historic Downtown District Zone) are appropriate to target for future 
inclusionary or 100% affordable development. These specific sites are located at Block 254.06 Lots 49-52 and 
Block 258 Lots 1-6, 6.01, 7, 9, and 11. They are already within the existing HDD Affordable Housing Overlay 
Zone that permits affordable development at a density of 20 dwelling units per acre in four-story buildings. The 
Overlay Zone was adopted in 2017 via Ordinance 2086 and the zone standards are found at Section 540-52.1 
of the Borough’s Code.  

While the entire HDD Overlay allows for residential development with an affordable set-aside, these lots are 
currently developed with single- to two-story commercial and mixed-use structures and are appropriate to 
target as priority sites for mixed-use buildings with an affordable housing component. A map of the existing 
HDD Overlay and the subject properties is attached at the end of this Plan.  
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Fourth Round Summary 

Summary of South Plainfield’s Fourth Round Obligation of 206 
RDP 37 

 Affordable 
Units 

Bonus 
Credits 

Durham Plaza (AH-5 Zone) – Inclusionary 
Development 

Block 541, Lot 10.02 
19 10 

Proposed AH-6 Zone – Inclusionary Development 
Block 541, Lots 1, 2, 3, 4, 5, 6.01, 13, and 21; and 
Block 478, Lots 1, 1.02, 2, 3, and 4.01 (Durham Ave / 
Hamilton Blvd) 

8 TBD 

Subtotals  27 10 
Round Four RDP Total 37 

 

Unmet Need: 169 
25% Requirement: 43 

 Affordable 
Units 

Bonus 
Credits 

Proposed OBC-1 Overlay Expansion – Inclusionary  
Development 

Block 91, Lots 26, 27, and 28 and Block 188, Lots 55, 
56, and 57 

34 TBD 

Proposed AH-6 Zone – Inclusionary Development 
Block 541, Lots 1, 2, 3, 4, 5, 6.01, 13, and 21; and 
Block 478, Lots 1, 1.02, 2, 3, and 4.01 (Durham Ave / 
Hamilton Blvd) 

9 TBD 

Proposed OBC-3 Overlay Zone – Inclusionary or 
100% Affordable 

Block 254 Lot 1.04 
TBD TBD 

Mandatory Borough-Wide Affordable Set-Aside 
Ordinance 

20% requirement for multifamily developments 
producing five or more units at a density of at least 6 
units per acre 

TBD TBD 

HDD AH Overlay Priority Sites – Inclusionary 
Mixed-Use 

Block 254.06 Lots 49-52 and Block 258 Lots 1-6, 6.01, 
7, 9, and 11 

TBD TBD 

Subtotals  43+ TBD 
Round Four Unmet Need Total 43+ 
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