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EXECUTIVE SUMMARY 

This Fourth Round Housing Element and Fair Share Plan (HEFSP) has been prepared pursuant to the 
Amended Fair Housing Act (“FHA”) which was signed into law in March 2024.  The Borough is required to 
adopt a Fourth Round HEFSP by June 30, 2025 in accordance with the FHA. 

The HEFSP is a plan that addresses the affordable housing obligation as set forth by the FHA.  There have 
been two (2) previous rounds of affordable housing in the State, the Prior Round which covered a time 
period from 1987 to 1999 and a Third Round which covered a time period from 1999-2025.   

Chatham Borough received a Judgment of Compliance from Superior Court of the Third Round HEFSP 
originally on September 29, 2016 and then on December 5, 2022 for a 2022 Amended HEFSP.  The Third 
Round obligation totaled 337 units of which 71 units were the Realistic Development Potential (RDP) 
obligation and the remaining 266 units were the Unmet Need obligation.  The Borough is currently 
compliant with the Court approval providing  45 occupied affordable housing units and up to 15 units that 
are zoned for affordable housing towards the RDP.  The Borough also received 17 bonus credits towards 
the RDP obligation.  In addition, the Borough has a 100% affordable housing project located on Bowers 
Lane that is currently under construction for fifteen (15) family rental units that is credited towards the 
Unmet Need obligation.  

The Fourth Round obligation, as approved by the Superior Court Order dated April 24, 2025, is eight (8) 
units for the present need (rehabilitation) and 181 affordable housing units for the prospective need (new 
construction). The Fourth Round period is a 10-year obligation period running from July 1, 2025 to June 
30, 2035.  As detailed in the Fourth Round HEFSP, the Borough has a five (5) unit RDP with 176 units of 
Unmet Need. The Borough is satisfying the RDP with a 100% family rental project on Borough owned 
property and two inclusionary developments.  The Borough is also satisfying the Unmet Need obligation 
through a new overlay zoning district within the B-3 and B-5 zoning district.   

INTRODUCTION & BACKGROUND 

Since the 1975 New Jersey Supreme Court decision known as “Mount Laurel I”, New Jersey municipalities 
have had a constitutional obligation to provide opportunities for the 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 a specific number of affordable housing units that must be 
created or planned to “satisfy” their constitutional obligation, commonly referred to as their affordable 
housing obligation. The purpose of this Fourth Round Housing Element and Fair Share Plan is to present 
how Chatham Borough will address its affordable housing 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, with limited exceptions, 
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must remain reserved for very-low-, low- and moderate-income households for a minimum of 30 years 
and for rental units, 40 years, and it is typically enforced by a deed restriction. Each affordable unit is 
eligible for one “credit” against the obligation and certain units are eligible for “bonus credits”. In addition 
to providing the minimum number of credits, municipalities must ensure diversity in the level of 
affordability – meaning very-low-, low- and moderate-income units – and diversity in the size of affordable 
units – meaning 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, our laws heavily incentivize voluntary compliance. 
Municipalities that do not voluntarily comply may be vulnerable to “builder’s remedy” litigation.  A 
builder’s remedy is a litigation tool to compel the municipality to include a builder’s site in the Fair Share 
plan. However, to secure such a remedy, the developer must “succeed in litigation”, provide a 
“substantial” affordable housing set-aside and the developer’s “proposed project” must not clearly violate 
“sound land use planning”. The Supreme Court’s desire to ensure that developers who provide affordable 
housing do so in accordance with sound planning, which is a pillar of the Mount Laurel doctrine.  

The Housing Element and Fair Share Plan 

In accordance with the Fair Housing Act (as amended) this Housing Element and Fair Share Plan includes 
the following: 

a. An inventory of the municipality’s housing stock by age, condition, purchase or rental 
value, occupancy characteristics, and type, including the number of units affordable to 
low- and moderate-income households and substandard housing capable of being 
rehabilitated;  

b. A projection of the municipality’s housing stock, including the probable future 
construction of low and moderate income housing for the next ten (10) years, taking into 
account, but not necessarily limited to, construction permits issued, approvals of 
applications for development, and probable residential development of lands; 

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

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

e. A determination of the municipality’s present and prospective fair share of low- and 
moderate-income housing and its capacity to accommodate its present and prospective 
housing needs, including its fair share of low- and moderate-income housing;  

f. A consideration of the lands most appropriate for construction of low- and moderate-
income housing and of the existing structures most appropriate for conversion to, or 
rehabilitation for, low- and moderate-income housing, including a consideration of lands 
of developers who have expressed a commitment to providing low and moderate income 
housing; 
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g. An analysis of the extent to which municipal ordinances and other local factors advance 
or detract from the goal of preserving multigenerational family continuity as expressed in 
the recommendations of the Multigenerational Family Housing Continuity Commission, 
adopted pursuant to paragraph (1) of subsection f. of section 1 of P.L.2021, c. 273 
(C.52:27D-329.20); and  

h. An analysis of consistency with the State Development and Redevelopment Plan, 
including water, wastewater, stormwater, and multi-modal transportation based on 
guidance and technical assistance from the State Planning Commission. 

Items (a) through (d) are included as an appendix item and items (e) through (h) are included in the body 
of this Fair Share Plan. 

AFFORDABILITY REQUIREMENTS 

Affordable housing is defined under New Jersey’s FHA as a dwelling, either for sale or rent, which is within 
the financial means of households of very-low-, low-, or moderate-income, as is measured within each 
housing region. Chatham Borough is in Region 2, which includes Essex, Morris, Union and Warren 
counties. Moderate-income households are those with annual incomes greater than 50%, but less than 
80% of the regional median income.  Low-income households are those with annual incomes that are 50% 
or less than the regional median income. Very-low-income households are a subset of “low-income” 
households and are defined as those with incomes 30% or less than the regional median income. 

The regional median income uses 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. It is from these income limits that the rents and sale prices for affordable 
units are derived.  

For 2025, New Jersey Housing and Mortgage Finance Agency (NJHMFA) updated income limits for all 
housing regions in New Jersey. These income limits for Region 2 will be utilized for Chatham. See Table 1 
for 2025 income limits for Region 2. 

 

Table 1:  2025 Income Limits for Region 2 

Household 
Income 
Levels 

1-Person 
Household 

2-Person 
Household 

3-Person 
Household 

4-Person 
Household 

5-Person 
Household 

Median $94,800 $108,300 $121,800 $135,300 $146,200 

Moderate $75,840 $86,640 $97,440 $108,240 $116,960 

Low $47,400 $54,150 $60,900 $67,650 $73,100 
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Table 1:  2025 Income Limits for Region 2 

Household 
Income 
Levels 

1-Person 
Household 

2-Person 
Household 

3-Person 
Household 

4-Person 
Household 

5-Person 
Household 

Very Low $28,440 $32,490 $36,540 $40,590 $43,860 

Source: New Jersey Housing and Mortgage Finance Agency 

 

PRESENT AND PROSPECTIVE NEED OBLIGATION  

The fair share affordable housing obligation consists of a rehabilitation component (present need) and a 
new construction component (prospective need). Pursuant to the Amended Fair Housing Act (FHA), the 
NJ State Department of Community Affairs (DCA) was required to calculate the present need and 
prospective need obligations for municipalities within the State.  The methodology to calculate the 
municipality’s obligation was based on three main factors including the median household income as 
compared to the Region 2 median household income, the total municipal nonresidential property 
valuation as compared to the total Region 2 nonresidential property valuation and municipality’s total 
developable land as compared to the developable land in Region 2. 

The FHA entitled municipalities to adjust the obligation if the information used in the DCA calculation was 
outdated or in error.  After reviewing the DCA methodology for the present and prospective need 
obligations, the Borough determined that the DCA calculation for the present and prospective need was 
correct, and the Borough Council adopted a binding resolution accepting the obligations (Resolution 25-
87) on January 27, 2025.  The resolution and supporting report were submitted to Superior Court on 
January 28, 2025.   

The Borough’s obligation for the Fourth Round is as follows  

 Present Need (Rehabilitation): 8 units.  The rehabilitation obligation can be defined as an estimate 
of the number of deteriorated housing units, based on 2020 US Census data, existing in Chatham 
Borough occupied by low- and moderate-income households. 

 Prospective Need: 181 units.  The prospective need obligation can be defined as the cumulative 
July 1, 2025, through June 30, 2035, new construction affordable housing obligation. 

Rehabilitation (Present Need) Obligation: 8 
Chatham Borough’s rehabilitation obligation (present need) is eight (8) units.  The rehabilitation 
obligation is not cumulative but is a recalculation based on the most recent census data.   
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The Borough will address the 8-unit rehabilitation obligation through participation in the Morris County 
Housing Rehabilitation Program to identify units in need of rehabilitation and assist income qualified 
homeowners with funding for the repair of their homes.   

All rehabilitated units will comply with the definition of a substandard unit in N.J.A.C. 5:93-5.2(b), which 
states, “a unit with health and safety code violations that require the repair or replacement of a major 
system.” Major systems include weatherization, roofing, plumbing, heating, electricity, sanitary 
plumbing, lead paint abatement and/or load bearing structural systems. All rehabilitated units shall meet 
the applicable construction code. Additionally, all rehabilitated units shall be occupied by very-low, low- 
or moderate-income households and subject to 10-year affordability controls, which shall be placed on 
the property in the form of a lien or deed restriction. The average hard cost for the rehabilitation of a 
major system will be at least $10,000. 

 

Prospective Need Obligation: 181 units 

Vacant Land Adjustment and Realistic Development Potential (RDP) Analysis 

If there is a lack of sufficient land to meet the new construction obligation, a municipality is entitled to 
rely on COAH regulations to adjust the new construction obligation downward pursuant to N.J.S.A 52:27D- 
311 (m). The adjusted number is known as the realistic development potential (RDP). The RDP represents 
the portion of the new construction affordable housing obligation that can theoretically be addressed 
with inclusionary development (defined as a mix of market and affordable units) on lots identified as being 
suitable in the Vacant Land Analysis (“VLA”). The portion of the new construction obligation for which 
there is insufficient land is known as the “unmet need”. The unmet need is calculated as the difference 
between the total obligation and the RDP.  

The Borough undertook a current vacant land analysis which supports an RDP of five (5) units  as shown 
in Table 2. 

Parcel 
ID 

Address Block/Lot Gross 
Lot 

Area 

Net 
Lot 

Area 

RDP 
Density 

Du/acre 

Total 
Units 

20% AH 
Setaside 

RDP 

Notes 

1 58 N 
Passaic 

56/14 0.284 0.284 20 6 1 Borough owned 
lot 

2 16 
Walnut 

86/35 0.62 0.62 12 7 1 Borough owned 
lot 

3 589 Main 
Street 

29/2 0.3 0.3 - - 2 Proposed 
inclusionary 
development 



 

6 
 

 

 

Unmet Need Determination 

The Borough’s prospective need obligation is 181 units and with a five (5) unit RDP, the Unmet Need is 
176 units (181-5=176). The Amended FHA requires a municipality that receives an adjustment of the 
prospective need to identify sufficient parcels that are likely to redevelop during the Fourth Round to 
address 25 percent of the adjusted prospective need with realistic or meaningful zoning. While there are 
questions related to the interpretation of whether the “adjusted prospective need” refers to RDP or 
Unmet Need obligations,  the Borough will provide meaningful zoning on parcels it believes are likely to 
redevelop over the next ten (10) years to address a minimum of 44 affordable housing units toward the 
unmet need (176 x 0.25 = 44).  

FAIR SHARE PLAN 

Third Round Compliance Status 
Pursuant to the Amended FHA, the Fourth Round Fair Share Plan is required to provide an assessment of 
the degree to which the prior rounds fair share obligations have been met as established by prior court 
approval.  The municipality is required to determine to what extent the obligation is unfulfilled or whether 
the municipality has excess credits.  If a prior round obligation remains unfulfilled the municipality shall 
address the prior round unfulfilled obligation in this Fourth Round Fair Share Plan. In addressing the status 
of the prior round projects, the municipality must demonstrate how any sites that were not built in the 
prior rounds continue to present a realistic opportunity.  The Third Round Obligation totaled 337 units, 
which was divided between a 71-unit RDP and 266 Unmet Need.  The following table provides the status 
of the projects that addressed the RDP obligation: 

Parcel 
ID 

Address Block/Lot Gross 
Lot 

Area 

Net 
Lot 

Area 

RDP 
Density 

Du/acre 

Total 
Units 

20% AH 
Setaside 

RDP 

Notes 

4 311 Main 
Street 

85/9 0.4 0.4 - - 1 Proposed 
inclusionary 
development 

Total RDP 5  
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Table 3: Status of Prior Round Projects 

Program/Project Unit Type Status Units 

River Road 
Redevelopment 

The Ivy 

Family Rental Occupied 37 

Schindler Court Extension of Controls Completed 8 

AFD-4 Zoning District Inclusionary Zoning Zoned 5-7  

4 Watchung Avenue Inclusionary Zoning Zoned 6-8 

Total 56-60 

Bonus Credits 17 

Total 73-77 

Surplus toward Unmet Need 2-6 

The Bowers Avenue 100% affordable housing project of fifteen (15) family rental units was applied to the 
Third Round Unmet Need.  However, it is reasonable to take these credits and apply them to the Third 
Round RDP and applying the AFD-4 and 4 Watchung Avenue zoning districts toward the Third Round 
Unmet Need obligation.  In doing so, the Borough would have 77 units that are either occupied or under 
construction toward the Third Round RDP.   

In addition, there has been one project, located at 246 Main Street,  which produced three (3) affordable 
housing units through the Mandatory Setaside Ordinance requirement. The Borough believes that the 
Third Round projects continue to provide a realistic opportunity for the construction of affordable 
housing.  Therefore, there are no unfulfilled units that need to be accounted for from the Third Round in 
the Fourth Round Fair Share Plan.   

The Fourth Round Compliance Process 
On March 20, 2024, Governor Murphy signed an amendment to the Fair Housing Act into law (“Amended 
FHA”) that created new procedures and laws. The municipality must file a Housing Element and Fair Share 
Plan with the Court and Program by June 30, 2025, and comply with a series of other requirements to 
continue to have immunity from builder’s remedy lawsuits and remain compliant with the Amended FHA. 
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The Borough took the necessary steps required by the Amended FHA by adopting a binding resolution 
and filing the declaratory relief action to establish the Fourth Round obligation. The Borough and the 
Planning Board will adopt, endorse and submit this Housing Element and Fair Share Plan with the Court 
and the Program prior to June 30, 2025, to comply with the Amended FHA deadline. 

Consideration of Affordable Housing Options 
The Borough received four proposals from developers for developments that include affordable housing 
units.  A non-profit developer is proposing to work with the Borough and construct and manage four (4) 
family rental units on Borough owned property.  The Borough is including this project in the HEFSP.  Three 
developers proposed inclusionary housing projects.  Two of which are included in the HEFSP, 589 Main 
Street and 311 Main Street.  One additional developer proposed a 43-unit inclusionary development 
located at 23-33 South Passaic Avenue which would have provided six (6) units of affordable housing.   The 
proposed development would have required off-site improvements and use of Borough streets and 
sidewalks as well as an increase in building height exceeding the ordinance requirements.  As such, the 
Borough was not in favor of a project that was not consistent with the overall downtown land use goals 
and objectives. 

The Borough believes that the zoning proposed in this Fair Share Plan represents the best options for 
affordable housing in the Borough.  The mechanisms within this Fourth Round Fair Share Plan satisfy the 
Borough’s affordable housing obligation as adjusted. While the Borough recognizes that developers may, 
in the future, present sites that possess characteristics that could lend themselves to affordable housing 
development, additional sites are not needed to satisfy the obligation at this time.  

Satisfaction of the Fourth Round Affordable Housing Obligation 

Realistic Development Potential:  5 units 

The Borough is addressing an RDP obligation of five (5) units with a 100% family rental project and two 
small inclusionary infill developments, one of which is on a parcel that contains a vacant bank and the 
other is located on a vacant parcel. 

The affordable housing rules require municipalities to designate sites that are “suitable, approvable, 
available and developable”, as defined in N.J.A.C. 5:93-1.  These terms are defined as follows: 

 Suitable site means a site that is adjacent to compatible land uses, has access to appropriate 
streets and is consistent with the environmental policies delineated in N.J.A.C. 5:93-4. 

 Approvable site means a site that may be developed for low and moderate income housing in 
a manner consistent with the rules and regulations of all agencies with jurisdiction over the 
site.  A site may be approvable although it is not currently zoned for low and moderate income 
housing. 

 Available site means a site with clear title, free of encumbrances which preclude development 
for low and moderate income housing. 
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 Developable site means a site that has access to appropriate water and sewer infrastructure 
and is consistent with the applicable areawide water quality management plan (including the 
waste management plan) or is included in an amendment to the areawide water quality 
management plan submitted to and under review by the NJ Department of Environmental 
Protection. 

100% MUNICIPALLY SPONSORED AFFORDABLE HOUSING - PROPOSED 

AH-1 Zoning District: - 4 family rental units + 1 bonus credit  

The Borough will zone Block 56, Lot 14, which is 0.29 acres in size with frontage on North Passaic Avenue, 
to permit a 100% municipally sponsored affordable housing project consisting of four (4) family rental 
units. The Borough owns the parcel which is vacant and not otherwise encumbered or used for a public 
purpose, to a non-profit developer that will construct and manage the development.  The Borough is 
eligible for one (1) bonus credit (25% of the RDP or 5 = 1).  The FHA permits the Borough to apply one full 
bonus credit for each unit that is in a 100% affordable housing development while not exceeding 25% of 
the RDP provided the Borough, at a minimum, either donates the parcel to the non-profit developer or 
contributes 3% of the project cost.   

COAH’s Second Round rules at N.J.A.C. 5:93-1.3 and N.J.A.C. 5:93:5.5 for 100% affordable projects are 
addressed as follows: 

 Site Control – The Borough owns the parcel. 

 Suitable Site – The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-1.3, which indicates 
that a suitable site is one in which it is adjacent to compatible uses, has access to appropriate streets 
and is consistent with environmental policies in N.J.A.C. 5:93-4.  

 The site has a clear title and is free of encumbrances that preclude development of affordable 
housing. To our knowledge, the site has a clear title and no legal encumbrances that would 
preclude its development for affordable family rental housing.   
 

 The site is adjacent to compatible land uses and has access to appropriate streets. Memorial Park, 
a Borough owned park, is located to the south and west of the site and single-family detached 
units are located to the east and north of the site.    The site has approximately 50 feet of frontage 
on North Passaic Avenue.  North Passaic Avenue is a County owned road and classified as a minor 
arterial road, which is an appropriate road to provide access to a small 100% AH project. 
 

 Adequate sewer and water capacity is available. The site is within the Borough sewer service area 
and the Borough Engineer has confirmed that adequate sewer and water capacity is available to 
service the four (4) unit development.  
 

 The site can be developed in accordance with R.S.I.S. Development of the site will be consistent 
with the Residential Site Improvement Standards, N.J.A.C. 5:21-1 et seq. 
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 The site is located in a “Smart Growth Planning Area.” The 2001 Adopted State Plan Map and the 

proposed updated Preliminary State Plan Map, which is currently in the cross acceptance process, 
designates the property as being in Metropolitan Planning Area (PA 1). Among the intentions of 
the Metropolitan Planning Area are to provide for much of the state’s future redevelopment; 
promote growth in compact forms; and redesign areas of sprawl. It is a preferred location for 
affordable housing development. 
 

 The development is not within the jurisdiction of a Regional Planning Agency or CAFRA. The site is 
outside of the Pinelands, Highland, CAFRA and Meadowlands planning areas.  
 

 The site will comply with all applicable environmental regulations. There are no Category One 
streams, wetlands or known contaminated sites located on the property.   
 

 The site will not affect any historic or architecturally important sites and districts. There are no 
historic or architecturally important sites or buildings on the property or in the immediate vicinity 
that will affect the development of affordable housing. 

 Developable Site – In accordance with N.J.A.C. 5:93-1.3, a developable site has access to appropriate 
sewer and water infrastructure and is consistent with the area wide water quality management plan.  

 Approvable Site – Pursuant to N.J.A.C. 5:93-1.3, an approvable site may be developed for low- and 
moderate-income housing in a manner consistent with the rules or regulations of all agencies with 
jurisdiction over the site. The site will be zoned for a 4-unit 100% family rental affordable project 
providing the zoning necessary for the proposed affordable housing development. 

  Administrative Entity – The future developer will own and operate the affordable units pursuant to 
the applicable state regulations. For the proposed Fourth Round affordable units,  the developer will 
affirmatively market the units, income qualify applicants, place a minimum of 40-year affordability 
control deed restrictions on the units and provide long-term administration of the units in accordance 
with COAH’s rules at N.J.A.C. 5:93 et seq. and UHAC rules per N.J.A.C. 5:80-26.1, or any successor 
regulation, with the exception that in lieu of 10% affordable units in rental projects being required to 
be at 35% of median income, 13% of affordable units in such projects shall be required to be at 30% 
of median income.  

 Low/Moderate Income Split – At least half of all the affordable units developed at the site will be 
affordable to low-income households (13% of all affordable units will be very low-income) and an odd 
number of affordable units will always be split in favor of the low-income unit per N.J.A.C. 5:80-26.1.  

 Affirmative Marketing – The developer will affirmatively market the units in accordance with UHAC 
per N.J.A.C. 5:80-26.1. 
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 Controls on Affordability – The Borough’s developers’ agreement and zoning ordinance will require a 
minimum 40-year affordability control deed restrictions on the units in accordance with N.J.A.C. 5:93 
et seq. and N.J.A.C. 5:80-26.1. 

 Bedroom Distribution – The units will be required to be developed in accordance with UHAC bedroom 
distribution requirements in accordance with N.J.A.C. 5:80-26.3. 

 Funding –The developer will pursue funding from Federal, State, and County agencies for support in 
the funding of the project.  In addition, the municipality will utilize Affordable Housing Trust Funds to 
aid in a gap in funding, if necessary. 

 Construction Schedule – The developer will begin construction of the affordable family rental units 
within two (2) years of the Borough receiving a Final Judgment of Compliance from Superior Court.  
The developer will be responsible for monitoring the construction and overall development activity. 

 

INCLUSIONARY DEVELOPMENT – PROPOSED  

589 Main Street: 2 family rental units 

The developer is proposing to construct nine (9) family rental units with two (2) units deed restricted for 
affordable housing on Block 29, Lot 2, which is a 0.3 acre vacant parcel located at the western edge of the 
Borough.  Surrounding uses include a mix of multi-family housing and commercial uses.    

The site is suitable. The site is suitable as it is adjacent to compatible land uses, has access to 
appropriate streets and is consistent with the environmental policies delineated in N.J.A.C. 5:93-4. 
Commercial uses are located to the north and west, a commuter parking lot to the east and multi-
family residential units to the south.  The site has approximately 80 feet of frontage on Main Street 
(Route 124), which is a state highway, providing access to an appropriate street for this small infill 
inclusionary development.  In addition, there are no wetlands, Category One streams, steep slopes or 
known contamination on the property.   

The site is approvable. The site will be developed in a manner consistent with the rules and 
regulations of all agencies with jurisdiction over the site which includes the Borough, NJ Department 
of Transportation and Morris County. The site is outside of the Pinelands, Highlands, CAFRA and 
Meadowlands planning areas.  The Borough will zone the site for a maximum of nine (9) multi-family 
residential rental units including two (2) units deed restricted as affordable housing. Draft ordinances 
and concept plans are in the appendix to this Plan. The site will be developed consistent with the 
Residential Site Improvement Standards, N.J.A.C. 5:21-1 et seq. The Borough will require minimum 
40-year affordability control deed restrictions on the affordable housing units in accordance with 
UHAC. 

The site is available. The site has no known legal encumbrances or deed restrictions that would 
preclude the development of affordable housing, and there are no known historic or architecturally 
important sites or buildings on the property that will affect the development of affordable housing.  



 

12 
 

The site is developable. The site has access to appropriate water and sewer infrastructure and is 
consistent with the applicable areawide water quality management plan.  The site is within the 
Borough’s sewer service area (Madison Chatham Joint Meeting Sewer Treatment Plant) and the 
Borough Engineer has indicated that adequate sewer capacity and infrastructure are available and 
accessible. 

 

311 Main Street: 1 family rental unit and in-lieu contribution 

The developer is proposing to construct nine (9) townhouse units with one (1) unit deed restricted for 
affordable housing with an in lieu contribution (fractional unit option in accordance with the Borough’s 
ordinance) on Block 85, Lot 9, which is a 0.4-acre vacant parcel located in the center of the Borough’s 
downtown.   

The site is suitable. The site is suitable as it is adjacent to compatible land uses, has access to 
appropriate streets and is consistent with the environmental policies delineated in N.J.A.C. 5:93-4. 
Surrounding uses include mostly office and commercial uses to the east, north and west and the NJ 
Transit rail line is located to the south.   The site has approximately 100 feet of frontage on Main Street 
(Route 124) which is a state highway and 250 feet along Railroad Plaza Road which is a Borough owned 
roadway, both roads deemed to be appropriate streets for access to this small infill inclusionary 
development.  In addition, there are no wetlands, Category One streams, steep slopes or known 
contamination on the property.   

The site is approvable. The site will be developed in a manner consistent with the rules and 
regulations of all agencies with jurisdiction over the site which includes the Borough, State DOT and 
Morris County. The site is outside of the Pinelands, Highlands, CAFRA and Meadowlands planning 
areas.  The Borough will zone the site for a maximum of nine (9) townhouse units including one (1) 
unit deed restricted as affordable housing. Draft ordinances and concept plans are in the appendix to 
this Plan. The site will be developed consistent with the Residential Site Improvement Standards, 
N.J.A.C. 5:21-1 et seq. The Township will require a minimum 40-year affordability (rental units) 
controls (deed restrictions) on the affordable housing unit in accordance with UHAC. 

The site is available. The site has no known legal encumbrances or deed restrictions that would 
preclude the development of affordable housing, and there are no known historic or architecturally 
important sites or buildings on the property that will affect the development of affordable housing. 
While the site is located in the locally designated Main Street Historic District the existing building on 
site is not considered a contributing structure and as such the proposed project will not have a 
significant impact on the Main Street Historic District.  

The site is developable. There are no wetlands, Category One streams or known contaminated sites 
on the property. The site is within the Borough’s sewer service area (Madison Chatham Joint Meeting 
Sewer Treatment Plant) and the Borough Engineer has indicated that adequate sewer capacity and 
infrastructure are available and accessible. 
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Table 3: Satisfaction of the Fourth Round 5 Unit RDP 

Project Unit Type Status Units Bonus Credits Total Credits 

58 North Passaic 

ESHIN 

100% Municipally Sponsored 

Family For Rent 
Proposed 4 1 5 

589 Main Street 
Inclusionary Development 

Family For Rent 
Proposed 2 - 2 

311 Main Street 
Inclusionary Development 

Family For Rent/Sale 
Proposed 1 - 1 

Total  7 1 8 

Surplus Credits 3 units toward Unmet Need 

 

OBLIGATION MICRO-REQUIREMENTS 

Per the Amended FHA, the Borough must address a variety of minimum or maximum credits in satisfying 
its Fourth Round fair share obligation.  The Borough must meet a rental obligation, total family unit 
obligation, the very low-income obligation and not exceed the maximum senior unit cap.  The micro-
requirements are based on the RDP of five (5) units. 

Maximum Bonus Credits = 1 unit 

.25 (Obligation) = 1 unit   |   .25 (5) = 1.25 (round down to 1) 

The Borough does not exceed the maximum number of bonus credits and is requesting bonus credits for 
one (1) unit from the 100% Municipally Sponsored Affordable Housing project in which the Borough will 
donate the parcel to the non-profit developer.    

Minimum Rental = 2 units  

.25 (Obligation) = 2 units   |   .25 (5) = 1.25, round up to 2 units 

This obligation is satisfied with a total of 7 credits associated with 58 North Passaic (4), 589 Main Street 
(2) and 311 Main Street (1 unit).  
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Maximum Senior = 1 unit  

.30 (Obligation) = 1 unit   |   .30 (5) = 1.5, round down to 1 unit 

This maximum senior units are not exceeded as no senior units are proposed.   

Minimum Family = 2 units  

.50 (Obligation-bonus) = 2 units   |   .50 (5-1=4) = 2 units 

This obligation is satisfied with a total of 7 credits associated with 58 North Passaic (4), 589 Main Street 
(2) and 311 Main Street (1 unit).  

Minimum Family Rental: 1 unit 

.50 (rental obligation) =  1 unit   |   .50 (2) = 1 

This obligation is satisfied with a total of 5 credits associated with 58 North Passaic (4) and 589 Main Street 
(2).  

Minimum Very Low Income =   1 unit 

.13 (AH units)= 1 unit  |   .13 (5) = 0.65, round up to 1 unit 

This obligation is satisfied with credits including one (1) credit from the 58 North Passaic Avenue 100% 
affordable housing project.   

 

Unmet Need:  44 units (25% of 176 units) 

Unmet Need Proposed:  44 units 

RDP Surplus Units: 3 units 

Overlay Zone:  Business-Affordable Housing Overlay District (B-AHO): 41 credits   

The remaining obligation is known as the Fourth Round Unmet Need.  The Amended FHA requires 
a municipality that receives an adjustment of the prospective need to identify sufficient parcels 
that are likely to redevelop during the Fourth Round to address 25 percent of the adjusted 
prospective need with realistic or meaningful zoning.  The Borough will address the Unmet Need 
Obligation through an overlay district permitting multi-family inclusionary residential housing at 
a density of 21.1 dwelling units per acre on the following parcels that are in the Business-3 (B-3) 
and Business-5 (B-5) zoning districts: 
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 Block 49, Lot 1 (0.48 acres) 
 This parcel contains several business uses within a structure that presents as a single 

family structure.  The improvement to land value is 0.45, which means the building is 
worth significantly less than the land. 

 Block 49, Lot 2 (4.03 acres) 
 This parcel contains an office building with a large parking lot at the rear of the parcel.  

The improvement to land value is 1.22 which means the building is worth slightly 
more than the land value. 

 Block 49, Lot 3 (1.27 acres) 
 This parcel contains an office building that is occupied as condominium units.  The 

improvement to land value is 1.77 which means the building is worth more than the 
land value. While the property is located in a State designated historic district, the 
building is not a contributing resource within the historic district. 

 Block 129, Lot 1 (2.92 acres) 
 This parcel contains an office building with garage and surface parking areas.  The 

improvement to land value is 2.7 which means the building is worth significantly 
more than the land.   

 Block 129, Lots 3 & 4 (1.0 acres) 
 The parcels contain two separate office buildings with parking in the rear yard.  The 

improvement to land value for Lot 3 is 2.2 and for lot 4 it is 1.8. 

This area within the Borough represents a concentration of office uses that have varying 
improvement to land value ratios which value and could be a signal that the property is more 
apt for future redevelopment.  In addition, most of the office buildings are currently 
experiencing some vacancies. The Borough believes this area presents the best option to create 
a meaningful opportunity to capture affordable housing as office space continues to struggle to 
remain viable in a region that is experiencing higher remote working rates. 

An overlay zone is a zoning option that allows a property owner to develop at higher densities for 
residential development provided they set aside at least 20% of the units as affordable housing 
available to low-and moderate-income households.  This type of zoning is known as inclusionary 
zoning. The property owner is not required to develop pursuant to the overlay zone and may 
continue the use or apply for an expansion or change in use in conformance with the underlying 
B-3 and B-5 zoning standards.   

The proposed ordinance amendment is included in the appendix and represents a meaningful 
zoning option for future affordable housing opportunities.  The total overlay zone area is 9.7 acres 
and at a density of 21.1 units per acre a total of 206 units may be possible to develop and with a 
set aside of 20% for affordable housing, 41 affordable housing units may be achieved which 
satisfies most of the 44-unit Unmet Need requirement. 
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PRESERVATION OF MULTIGENERATIONAL FAMILY CONTINUITY 

The 2024 FHA requires an analysis of the extent to which municipal ordinances and other local factors 
advance or detract from the goal of preserving multigenerational family continuity as expressed in the 
recommendations of the Multigenerational Family Housing Continuity Commission, adopted pursuant to 
paragraph (1) of subsection f. of section 1 of P.L.2021, c. 273 (C.52:27D-329.20).  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.  A review of the Borough’s ordinance 
indicates that there are no ordinances that would specifically create a detraction from meeting the 
Commission’s goal of enabling senior citizens to reside at the homes of their extended families. In fact, 
the Borough defines a family that is permitted to live in a single family dwelling in such a way that a 
senior citizen may live in that single family dwelling unit with their extended family which is a permitted 
use in the residential zoning districts.  The Chatham Borough ordinances advance the multigenerational 
family continuity goal. 

STATE DEVELOPMENT AND REDEVELOPMENT PLAN CONSISTENCY 

The Fourth Round Housing Element and Fair Share Plan is consistent with the 2001 State Development 
and Redevelopment Plan (SDRP) and draft SDRP as the proposed 100% affordable housing parcel, 
inclusionary development parcels and overlay zoning district are within a PA-1 (Metropolitan Planning 
Area).  The development of affordable housing in a PA-1 is consistent with the overall State Development 
and Redevelopment Plan goal to direct redevelopment and growth into Metropolitan Planning Areas 
where the intentions of the Metropolitan Planning Area are to provide for much of the state’s future 
redevelopment; promote growth in compact forms; and redesign areas of sprawl. It is a preferred location 
for affordable housing development.  

AFFORDABLE HOUSING ADMINISTRATION & AFFIRMATIVE MARKETING 

Chatham Borough adopted an Affordable Housing Ordinance in accordance with COAH’s substantive rules 
and UHAC. The Affordable Housing Ordinance governs the establishment of affordable units in the 
Borough as well as regulating the occupancy of such units. The Borough’s Affordable Housing Ordinance 
covers 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.  The Borough will update the Affordable Housing Ordinance as needed and determined 
by the Program or Court. 
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The Borough also established the position of the Municipal Housing Liaison and appointed a staff member 
to the position. The Borough relies on their affordable housing administrator to conduct the 
administration and affirmative marketing of its affordable housing sites. The affirmative marketing plans 
are 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 Borough. Additionally, the 
affirmative marketing plan is intended to target those potentially eligible people who are least likely to 
apply for affordable units and who reside in the Borough’s housing region, Region 2, consisting of Morris, 
Essex, Union and Warren counties.  The Borough will continue to rely on the Affirmative Marketing Plan 
adopted in the Third Round and will update it as required by new permanently adopted Uniform Housing 
Affordability Controls provided by the Department of Community Affairs. 

The administrative agent, who is a consultant to the Borough, is responsible for the marketing, the setting 
of sale and rental prices for affordable units, income certification of applicants, creation of a waiting list 
of income certified applicants and the initial random selection process for new affordable housing units.  
The Borough’s Operating Manual, which describes the policies and procedures used to create affordable 
housing units and fill them with income-eligible families, is available on the Borough’s website. 

The existing affirmative marketing plan includes regulations for qualifications 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. All newly created affordable units will comply with the 30-year 
affordability control required by UHAC, N.J.A.C. 5:80-26.5 and 5:80-26.11. 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. 

AFFORDABLE HOUSING TRUST FUND  

A development fee ordinance was adopted to create a dedicated revenue source for affordable housing. 

The future Spending Plan will cover anticipated revenues, collection of revenues, and the use of revenues, 
which will be prepared in accordance with COAH’s applicable substantive rules. All collected revenues will 
be placed in the Borough’s Affordable Housing Trust fund and may be dispensed for the use of eligible 
affordable housing activities including, but not limited to:  

▪ New construction of affordable housing units and related development costs;  

▪ Extensions or improvements of roads and infrastructure directly serving affordable housing 
development sites;  

▪ Acquisition and/or improvement of land to be used for affordable housing; 
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▪ Purchase of affordable housing units for the purpose of maintaining or implementing affordability 
controls,  

▪ Maintenance and repair of affordable housing units; 

▪ Repayment of municipal bonds issued to finance low- and moderate-income housing activity; and 

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

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. 

MONITORING 

The Borough will comply with monitoring provisions consistent with those required by the FHA. The 
monitoring requires regular tracking of progress toward meeting the Borough’s affordable housing 
obligation and ensuring the affordable units and the Affordable Housing Trust fund are administered 
properly as follows: 

▪ On or before February 1st of each year, the Borough will provide annual reporting of the status of 
all affordable housing activity within the municipality and the Affordable Housing Trust fund 
accounting through posting on the municipal website  and on the DCA website.   

▪ Midpoint Review. The Borough will post on the municipal website and submit to the DCA website 
a status report as to its implementation of its Plan and an analysis of whether any unbuilt sites or 
unfulfilled mechanisms continue to present a realistic opportunity. Such posting shall invite any 
interested party to submit comments to the Program and Superior Court, regarding whether any 
sites no longer present a realistic opportunity and should be replaced. Any interested party may 
by motion request a hearing before the Court regarding these issues.  

COST GENERATION 

The Borough’s Land Development Ordinance has been reviewed to eliminate unnecessary cost generating 
standards.  The Borough will adopt, if needed, Planning Board rules for expediting the review of 
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development applications containing affordable housing. Such expedition may consist of, but is not 
limited to, scheduling pre-application conferences and special monthly public hearings. Furthermore, 
development applications containing affordable housing shall be reviewed for consistency with the Land 
Development Ordinance, Residential Site Improvement Standards (N.J.A.C. 5:21-1 et seq.) and the 
mandate of the FHA regarding unnecessary cost generating features. Chatham Borough shall comply with 
COAH’s requirements for unnecessary cost generating requirements, N.J.A.C. 5:93-10.1, procedures for 
development applications containing affordable housing, N.J.A.C. 5:93-10.4, and requirements for special 
studies and escrow accounts where an application contains affordable housing.  
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DEMOGRAPHIC ANALYSIS 

The largest population increases in the history of Chatham Borough occurred in the middle of the 
twentieth century. In the 1940s, the number of residents jumped by 2,503 persons, increasing by 51.2%. 
New residents continued arrive in the 1950s, when the population of the community rose to 9,517 
persons, a 28.8% increase. The years of torrid growth came to an abrupt end in the 1960s, when the 
population inched up by only 0.5%, reaching 9,566 persons in 1970. The community’s 1970 population 
remains its peak historical population.  The number of residents actually declined in each of the next two 
decades, with population dropping by 10.8% during the 1970s and 6.2% in the 1980s. Population levels 
recovered somewhat in the 1990s, when it rebounded by 5.7%, followed by a similar 5.9% increase in the 
2000s. Having climbed by 2.8% in the 2010s, the number of residents stood at 9,212 persons by 2020. 
 
It should be noted here that, although the total population data in Table 1 is drawn from the Decennial 
U.S. Census survey, all subsequent Census Bureau data contained herein comes from the 2019-2023 
American Community Survey (ACS), which is calculated as a 5-year estimate. 
 
Table 1: Population Trends (1920-2020) 

Year Chatham Borough Morris County New Jersey 

1940 4,888 -- 125,732 -- 4,160,165 -- 
1950 7,391 51.2% 164,371 30.7% 4,835,329 16.2% 
1960 9,517 28.8% 261,620 59.2% 6,066,782 25.5% 
1970 9,566 0.5% 383,454 46.6% 7,171,112 18.2% 
1980 8,537 -10.8% 407,630 6.3% 7,365,011 2.7% 
1990 8,007 -6.2% 421,353 3.4% 7,730,188 5.0% 
2000 8,460 5.7% 470,212 11.6% 8,414,350 8.9% 
2010 8,962 5.9% 492,276 4.7% 8,791,894 4.5% 
2020 9,212 2.8% 509,285 3.5% 9,288,944 5.7% 

Source:  Census Bureau, Decennial Census; NJ Dept. of Labor and Workforce Development 
 
Table 2 shows the population cohorts for Chatham Borough as of 2023. The population is evenly balanced 
between the sexes, with men slightly outnumbering women. In all, men comprise 50.1% of the population 
while women total 49.9% of all residents.   Persons between the ages of 35 and 54 are the largest age 
group, representing 29.6% of residents in all. This cohort typically includes many parents and, 
unsurprisingly, those 5 to 19 years of age make up the second largest cohort, with 27.2% of residents. 
Children under the age of 5 constitute 7.2% of the population. For their part, young adults, those between 
the ages of 20 and 34 comprise 12.7% of community members. Relatively few seniors live in Chatham 
Borough, as persons 65 years of age and older make up just 11.1% of the population. Lastly, persons 55 
to 64 years of age accounted for 12.1% of resident. Overall, the municipality has a median age of 37.4 
years of age. 
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Table 2: Population by Age and Sex 

Age Group 

Total Population Male Female 

Number % of 
Population Number % of 

Population Number % of 
Population 

Under 5 years old 679 7.4% 318 6.9% 361 7.9% 
5 to 19 years of age 2,504 27.2% 1,388 30.0% 1,116 24.3% 
20 to 34 years of age 1,169 12.7% 578 12.5% 591 12.9% 
35 to 54 years of age 2,728 29.6% 1,334 28.9% 1,394 30.3% 
55 to 64 years of age 1,116 12.1% 544 11.8% 572 12.4% 
65 years of age and older 1,023 11.1% 460 10.0% 563 12.2% 
Total 9,219 100.0% 4,622 100.0% 4,597 100.0% 
Median age 37.4 35.9 39.2 

Source: Census Bureau, 2019-2023 5-Year American Community Survey 
 
Though they number less than a quarter of residents, persons 55 and older are the fastest growing part 
of the population. The number of persons 55 to 64 years of age soared by 36.8% while the population of 
seniors, those age 65 and older, climbed by 19.0% (Table 3). The only other age group to expand were 
persons between 5 and 19 years of age, which rose by 4.9%. The number of residents between 20 and 34 
years of age stayed level at 1,169 persons. Meanwhile, the number of children under the age of 5 fell by 
8.6% while the population of persons 35 to 54 years of age slipped by 8.6%. All told, the median age in 
the borough increased marginally from 36.6 to 37.4 years of age. 
 
Table 3: Population Change by Age, 2013 to 2023 

Age Group 
2013 2023 Change, 2013 to 2023 

2013 %, Total 
Population 2023 %, Total 

Population 
Total 

Change % Change 

Under 5 years old 769 8.6% 679 7.4% -90 -11.7% 
5 to 19 years of age 2,388 26.6% 2,504 27.2% 116 4.9% 
20 to 34 years of age 1,169 13.0% 1,169 12.7% 0 0.0% 
35 to 54 years of age 2,984 33.2% 2,728 29.6% -256 -8.6% 
55 to 64 years of age 816 9.1% 1,116 12.1% 300 36.8% 
65 years of age and 
older 860 9.6% 1,023 11.1% 163 19.0% 
Total 8,986 -- 9,219 -- 233 2.6% 
Median Age 36.6 37.4 0.8 2.2% 

Source: 2009-2013, 2019-2023 5-Year American Community Survey 
 
The municipality is home to 2,946 households in all. Households in Chatham Borough are relatively large 
compared to the rest of the state. The average household size for the community is 3.10 persons, eclipsing 
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the respective averages for Morris County and New Jersey, 2.61 persons respectfully (Table 4). Larger 
households, consisting of 5 persons or more, are unusually numerous, totaling 16.1% of households, 
compared to 8.9% of households in Morris County and 10.2% in the Garden State. Three- and four-person 
households also make up a relatively large portion of the community, 40.2% of households, significantly 
higher than the respective shares for the county and state, 34.3% and 32.4%. Two-person households 
make up 28.6% of households. Relatively few residents live alone, with one-person households 
constituting just 15.0% of households.  
 
Table 4: Household Size 

Household Size 
Chatham Borough Morris County New Jersey 
Total % Total % Total % 

1-person household 443 15.0% 47,475 24.7% 918,897 26.4% 
2-person household 842 28.6% 61,785 32.2% 1,081,842 31.1% 
3-person household 422 14.3% 33,893 17.7% 594,946 17.1% 
4-person household 762 25.9% 31,830 16.6% 530,520 15.3% 
5-person household 363 12.3% 11,634 6.1% 218,492 6.3% 
6-person household 114 3.9% 3,937 2.1% 79,678 2.3% 
7+-person household 0 0.0% 1,286 0.7% 53,980 1.6% 
Total households 2,946 100.0% 191,840 100.0% 3,478,355 100.0% 
Average Household Size 3.1 2.61 2.61 

Source: 2019-2023 5-Year American Community Survey 
 
Chatham Borough is a place rich in family, with family households accounting for 81.5% of all households 
in the borough (Table 5). Statewide, family households constitute only 67.8% of households. These 
households consist of 3.53 persons on average, well in excess of the respective state and county averages, 
3.19 and 3.17 persons. The average household size for nonfamily households in Chatham Borough consists 
of 1.19 persons, roughly on par with the average in Morris County, 1.20 persons.  
 
Table 5: Family and Nonfamily Households 

Household Type Chatham 
Borough 

Morris 
County New Jersey 

Total family households 81.5% 70.1% 67.8% 

Total nonfamily households 18.5% 29.9% 32.2% 
  

Average household size, family households  3.53 3.17 3.19 
Average household size, nonfamily households  1.19 1.20 1.22 

Source: 2019-2023 5-Year ACS 
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The community is exceedingly well-educated. Of all residents at least 25 years of age, a stunning 84.7% 
have at least a bachelor’s degree while 42.6% have a graduate or professional degree (Table 6). Hence, 
slightly more residents have a graduate or professional degree than a bachelor’s degree alone. Altogether, 
99.2% have earned a high school diploma. 
 
Table 6: Educational Attainment  

Highest level of education Chatham 
Borough 

Morris 
County New Jersey 

Less than 9th grade 0.1% 2.3% 4.6% 
9th to 12th grade, no diploma 0.8% 2.6% 4.7% 
High school graduate (includes equivalency) 5.6% 19.0% 25.7% 
Some college, no degree 6.7% 12.8% 15.3% 
Associate's degree 2.1% 6.1% 6.7% 
Bachelor's degree 42.1% 33.6% 25.8% 
Graduate or professional degree 42.6% 23.7% 17.1% 
High school graduate or higher 99.2% 95.1% 90.7% 
Bachelor's degree or higher 84.7% 57.2% 42.9% 

Source: 2019-2023 5-Year ACS 
 
Four in five residents, 80.0%, is white but not Hispanic (Table 7). Given that 2.3% of the population is 
Hispanic and white, white residents total 82.3% of the population in all. Overall, Hispanic residents 
constitute 5.4% of the community, well below the share in Morris County and New Jersey, where 15.5% 
and 21.9% of persons are Hispanic. Asian residents make up 10.6% of the population, somewhat above 
the share statewide. A small percentage, 0.5%, of the population is Black, a fraction of the percentage for 
New Jersey as a whole, 13.0%. Multiracial persons in Chatham comprise 4.9% of the population. 
 
Table 7: Race and Ethnicity 

Race and Ethnicity Chatham 
Borough 

Morris 
County New Jersey 

Non-Hispanic 94.6% 84.5% 78.1% 
White 80.0% 66.9% 51.9% 
Black 0.5% 3.0% 12.3% 
Asian 10.6% 10.6% 9.8% 
Other Race Alone 0.4% 0.7% 0.8% 
Two or more Races 3.1% 3.3% 3.2% 

Hispanic (All Races) 5.4% 15.5% 21.9% 
Hispanic, White 2.3% 4.0% 5.0% 
Hispanic, Black 0.0% 0.3% 0.7% 
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Race and Ethnicity Chatham 
Borough 

Morris 
County New Jersey 

Hispanic, Other 1.2% 4.4% 8.9% 
Hispanic, Two or More Races 1.8% 6.7% 7.4% 

Source: 2019-2023 5-Year ACS 

SOCIOECONOMIC ANALYSIS 

Household incomes are relatively high compared to other communities. According to the most recent 
American Community Survey, 60.8% of households have an income of at least $200,000 (Table 8). The 
median household income in the borough is so high that the Census Bureau’s data application generated 
a default value, ‘$250,000+’ In comparison, the median income in Morris County is $134,929. The 
borough’s mean household income is $311,921. Households with an income between $100,000 and 
$199,999 compose 17.4% of households. All told, 78.2% of households have an income of $100,000 or 
greater. As for those with fewer means, 8.8% of households have an income less than $50,000, just over 
a third of the comparable share at the state level, 25.2%. 
 
Table 8: Household Income 

Household Income Chatham 
Borough 

Morris 
County New Jersey 

Less than $25,000 4.6% 7.0% 11.9% 
$25,000-$49,999 4.2% 9.3% 13.3% 
$50,000-$99,999 13.1% 20.2% 24.3% 
$100,000-$199,999 17.4% 32.3% 29.7% 
More than $200,000 60.8% 31.2% 20.7% 
Median Household Income $250,000+ $134,929 $101,050 
Mean Household Income $311,921 $181,402 $140,299 

Source: 2019-2023 5-Year ACS 
 
Even so, it’s necessary to note the presence of persons who have limited resources. To that end, the 
poverty rate in the community is 2.5% (Figure 9). That is just under half the Morris County rate, 5.1%. The 
poverty rate for seniors, however, is much higher, 10.5%, significantly above the countywide rate, 7.0%. 
The child poverty rate is 1.7%, a fraction of the child poverty rate in New Jersey, 13.3%. 
 
 



 

 
 

 
 

 
 

 
 
BOROUGH OF CHATHAM, MORRIS COUNTY  PAGE 8 
HOUSING, DEMOGRAPHIC & EMPLOYMENT ANALYSIS 

Table 9: Poverty Rate 

Indicator Chatham 
Borough 

Morris 
County New Jersey 

Poverty Rate, Overall 2.5% 5.1% 9.8% 
Poverty Rate, Under 18 years old 1.7% 5.6% 13.3% 
Poverty Rate, Seniors 10.4% 6.5% 9.5% 

Source: 2019-2023 5-Year ACS 
 
Over the past decade, workers have had an easier time finding jobs than workers who reside in other 
communities, with the unemployment rate remaining consistently below the rates for the county and 
state. The unemployment rate trended downward throughout the 2010s, reaching a low of 2.0% in 2019. 
The unemployment rate subsequently spiked in 2020, rising to 4.8%, with the advent of the pandemic, 
before falling to 3.7% in 2021 and 2.3% in 2022. Even then, Chatham Borough withstood the economic 
disruption from the pandemic far better than the rest of the county and state, where the unemployment 
rate spiked respectively to 7.5% and 9.4% in 2020. The data indicate that employment and, by extension, 
household finances are on firm footing. 
 
Table 10:  Unemployment Rate 

Year Chatham 
Borough 

Morris 
County New Jersey 

2013 4.9% 6.3% 8.4% 
2014 3.7% 5.0% 6.7% 
2015 3.3% 4.3% 5.7% 
2016 2.8% 3.9% 4.9% 
2017 2.6% 3.5% 4.5% 
2018 2.4% 3.1% 4.0% 
2019 2.0% 2.7% 3.5% 
2020 4.8% 7.5% 9.4% 
2021 3.7% 5.3% 6.7% 
2022 2.3% 3.2% 3.9% 
2023 3.1% 3.7% 4.4% 

Source: NJ Dept. of Labor and Workforce Development 
 
For-profit companies employ 75.8% of the borough’s working population, higher than the share at the 
state- or county-level (Table 11). An estimated 8.8% of workers are self-employed, slightly below the 
percentage statewide, 9.0%. The public sector employs 8.4% of working residents, a relatively low share, 
considering that government workers account for 14.2% of the employed population in New Jersey. Not-
for-profit employees make comprise 7.0% of workers residing in Chatham. 
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Table 51: Class of Worker 

Class of Worker Chatham 
Borough 

Morris 
County New Jersey 

For-profit company employee 75.8% 70.2% 69.2% 
Not-for-profit employee 7.0% 6.9% 7.6% 
Government Worker 8.4% 13.1% 14.2% 
Self-employed, business owner 3.6% 4.8% 3.9% 
Self-employed, contractor 5.2% 5.1% 5.1% 

Source: 2019-2023 5-Year ACS 
 
Occupational data further illustrates that residents tend to work in jobs that demand advanced skills. 
Irrespective of the industry, 74.3% of the employed population in the borough works in a management, 
business, science, or arts position (Table 12). These are individuals who possess the specialized level of 
skills and knowledge required for these roles. Just 3.0% of Chatham Borough workers work in production, 
transportation, and moving, compared to 7.7% in Morris County and 11.3% in New Jersey. Similarly, a 
mere 1.5% of residents work in natural resources, construction, and maintenance, far less than the share 
in the county and state, 5.4% and 6.9%, respectively. In the same vein, workers in service jobs make up 
only 6.3% of the employed population, significantly below the comparable figures in the county and state. 
The remainder of the employed population, 14.9% of workers, have sales and office occupations. 
 
Table 62: Occupation 

Occupation Chatham 
Borough 

Morris 
County New Jersey 

Management, business, science, and arts 74.3% 55.8% 46.9% 
Service occupations 6.3% 11.6% 14.8% 
Sales and office occupations 14.9% 19.5% 20.0% 

Natural resources, construction, and maintenance 
occupations 

1.5% 5.4% 6.9% 

Production, transportation, and material moving 3.0% 7.7% 11.3% 
Source: 2019-2023 5-Year ACS 

 
The finance, insurance, and real estate sector is integral to the community’s economy. All told, almost a 
quarter of working residents, 23.7%, work for financial, insurance, or real estate firms, roughly twice the 
share for Morris County overall (Table 13). The professional, scientific, and management sector is also key 
to Chatham’s prosperity, given that about a fifth of workers, 19.8%, work in the sector. This percentage is 
significantly higher than the respective county- and statewide shares, 18.4% and 15.4%. The community 
also has a higher-than-average share of residents who work in the educational services and information 
sectors, 9.4% and 4.6%, respectively.   
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Table 73: Industry 

Industry Chatham 
Borough 

Morris 
County New Jersey 

Agriculture, forestry, fishing and hunting, and mining 0.3% 0.3% 0.3% 

Construction 0.9% 5.6% 6.4% 

Manufacturing 9.7% 14.1% 9.8% 

Wholesale trade 1.3% 3.2% 3.4% 

Retail trade 5.4% 7.7% 8.7% 

Transportation and warehousing, and utilities 3.7% 4.4% 6.9% 

Information 4.6% 3.3% 2.9% 

Finance and insurance, and real estate and rental and 
leasing 23.7% 11.8% 10.3% 

Professional, scientific, and management, and 
administrative and waste management services 19.9% 18.4% 15.4% 

Educational services 9.4% 9.0% 8.9% 

Health care and social assistance 10.8% 10.9% 13.3% 

Arts, entertainment, and recreation, and 
accommodation and food services 6.2% 4.0% 4.8% 

Other services except public administration 2.6% 3.2% 3.5% 

Public administration 1.5% 4.1% 5.3% 

Source: 2019-2023 5-Year ACS 
 
Incredibly, almost a third of working residents telecommute, 32.6% (Table 14). This exceeds the 
percentage for Morris County, 19.6%, which, in turn, is higher than the share of New Jersey residents who 
telecommute, 15.0%. Less than half of workers travel to work by car, with 45.4% driving alone and 3.1% 
carpooling. By comparison, 63.7% of New Jersey who work commute by car while another 7.7% are in a 
carpool. A significant percentage of workers take public transportation, 17.3%, more than twice the 
statewide share, 8.5%, and outdistancing the share for Morris County by a factor of five. 
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Table 14: Means of Transport to Work 

Means of Transport Chatham 
Borough 

Morris 
County New Jersey 

Drove alone 45.4% 68.1% 63.7% 
Carpooled 3.1% 5.8% 7.7% 
Public transportation 17.3% 3.5% 8.5% 
Walked 1.0% 1.7% 2.6% 
Bicycle 0.0% 0.1% 0.3% 
Taxicab, motorcycle, or other means 0.7% 1.2% 2.1% 
Worked from home 32.6% 19.6% 15.0% 

Source: 2019-2023 5-Year ACS 
 
Many workers who do commute have slightly longer trips than persons commuting from other New Jersey 
communities. Namely, 30.2% of commuters typically require an hour or more to get to their workplace 
(Table 15). By contrast, only 12.3% of commuters in Morris County and 14.2% in New Jersey have 
commutes of an hour or more. The mean travel time for commuters living in the borough is 38.6 minutes, 
higher than the New Jersey mean, 30.9 minutes. All told, over half of commuters, 53.3%, have a commute 
of at least a half hour. A quarter of commuters, 25.0%, have a trip to work that’s under 15 minutes, easily 
eclipsing the comparable share for New Jersey, 21.4%. Another 21.7% of commuters have a commute of 
between 15 and 30 minutes while 16.4% have a commute lasting between 30 and 45 minutes. The 
remaining 6.7% of workers typically have a commute that lasts between 45 and 59 minutes. 
 
Table 15: Travel Time to Work 

Travel Time Chatham 
Borough 

Morris 
County New Jersey 

Less than 10 minutes 11.7% 10.2% 9.9% 
10 to 14 minutes 13.3% 11.9% 11.5% 
15 to 19 minutes 11.2% 14.0% 13.1% 
20 to 29 minutes 10.5% 18.4% 19.6% 
30 to 44 minutes 16.4% 23.0% 21.9% 
45 to 59 minutes 6.7% 10.2% 9.9% 
60 or more minutes 30.2% 12.3% 14.2% 

Mean travel time to work 
(minutes) 38.6 30.1 30.9 

Source: 2019-2023 5-Year ACS 
 
More than a third of households in Chatham Borough, 35.1% have at least three motor vehicles (Table 
16). This is just above the comparable figures for New Jersey, 30.3%, but below the comparable share for 
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Morris County, 40.6%. An additional 48.0% of households have two automobiles. In other words, 83.1% 
of households possess a minimum of two cars. This exceeds the percentage of Morris County households 
with two or more cars, 81.0%. In New Jersey as a whole, 70.2% of households have two cars or more. In 
the borough, 15.2% of households have a single motor vehicle while 1.7% do not have a car at all. 
 
Table 16: Total Vehicles Available 

Total Vehicles Chatham 
Borough 

Morris 
County New Jersey 

No vehicle 1.7% 2.8% 6.4% 
1 vehicle 15.2% 16.2% 23.3% 
2 vehicles 48.0% 40.4% 39.9% 
3 or more vehicles 35.1% 40.6% 30.3% 

Source: 2019-2023 5-Year ACS 

HOUSING ANALYSIS 

The vast majority of residents live in owner-occupied homes. Altogether, 94.7% of residents live in owner-
occupied housing units (Table 17). Approximately one in twenty residents live in a rental, or 5.3% of the 
population. The municipality’s owner-occupied share far exceeds the percentage at the state level, 63.7%. 
It also surpasses the percentage in Morris County, 79.0%.  
 
Table 17: Tenure 

Tenure Chatham 
Borough 

Morris 
County New Jersey 

Owner-Occupied 94.7% 79.0% 63.7% 
Renter-Occupied 5.3% 21.0% 36.3% 

Source: 2019-2023 5-Year ACS 

 
There are few vacant housing units in Chatham Borough or, indeed, Morris County, more generally. To be 
precise, 1.9% of housing units in the municipality are vacant whereas only 3.4% are vacant countywide 
(Figure 18). The municipal and county percentages are significantly outstripped by the percentage 
statewide, 7.9%. While the low vacancy rate surely boosts home values, it shows that housing in Morris 
County is very hard to come by. Housing experts generally consider a vacancy rate of approximately 7% 
to be optimal in the sense that vacant housing units find buyers and renters in a timely manner while the 
cost of housing remains relatively stable. 
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Table 18: Occupancy Status  

Occupancy Status Chatham 
Borough 

Morris 
County New Jersey 

Occupied 98.1% 96.6% 92.1% 
Vacant 1.9% 3.4% 7.9% 

Source: 2019-2023 5-Year ACS 
 
The housing stock in Chatham Borough is composed predominantly of single-family homes, 82.8% (Table 
19). This is higher than the share reported for Morris County and New Jersey, 73.4% and 62.7%, 
respectively. Most single-family homes are detached residences, which account for almost four-fifths of 
housing in the borough, while 3.1% of units one-family attached residences. Two-family homes account 
for 1.2% of units while three- and four-family dwellings comprise 7.9%, a relatively high share. The 
remainder of the housing stock, 8.1%, is located in multifamily buildings, typically defined in New Jersey 
as a building with five or more housing units. Of this, 1.4% of housing units are found in buildings with 5 
to 9 units, 1.0% are in buildings of 10 to 19 units, and 5.7% in buildings of 20 units or more. The share 
comprised by apartment buildings with 20 or more units is relatively low. In Morris County, for instance, 
apartment buildings with 20 or more units provide 10.2% of total housing units. In the Garden State as a 
whole, apartment buildings of at least 20 units provide 12.1% of units. 
 
Table 19: Units in Structure 

Housing Type Chatham 
Borough 

Morris 
County New Jersey 

1, detached 79.7% 65.1% 52.7% 
1, attached 3.1% 8.3% 10.0% 
2 1.2% 3.5% 8.6% 
3 or 4 7.9% 3.5% 6.1% 
5 to 9 1.4% 4.0% 4.7% 
10 to 19 1.0% 5.1% 4.9% 
20 to 49 3.9% 4.6% 4.2% 
50 or more 1.8% 5.6% 7.9% 
Mobile home 0.0% 0.3% 0.9% 
Boat, RV, van, etc. 0.0% 0.0% 0.0% 

Source: 2019-2023 5-Year ACS 
 
Single-family detached houses compose the bulk of the owner-occupied housing stock, as is the case in 
the rest of New Jersey. Specifically, 96.5% of owner-occupied units in the Chatham Borough are one-family 
detached dwellings along with 83.8% of owner-occupied units in Morris County and 77.1% of units 
statewide (Table 20). One-family attached residences compose an additional 2.2% of owner-occupied 
housing while 1.3% of owner-occupied homes are in multifamily buildings. In contrast, single-family 
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structures compose only 15.8% of rental homes in the community. Two-unit structures comprise 6.4% of 
rentals while three- and four-unit structures account for 43.8% of rentals. About one-third of renter-
occupied housing in the borough is located in multifamily buildings, 33.0%.  
 
Table 80: Units in Structure by Tenure 

Housing Type 

Chatham Borough Morris County New Jersey 

Owner-
Occupied 

Renter-
Occupied 

Owner-
Occupied 

Renter-
Occupied 

Owner-
Occupied 

Renter-
Occupied 

1, detached 96.5% 14.0% 83.8% 13.5% 77.1% 11.7% 
1, attached 2.2% 1.8% 8.7% 7.2% 10.2% 8.4% 
2 0.0% 6.4% 0.8% 11.2% 4.6% 15.5% 
3 or 4 0.0% 43.8% 0.7% 11.7% 1.7% 13.8% 
5 to 9 0.3% 6.3% 1.6% 10.8% 1.4% 10.6% 
10 to 19 0.0% 5.5% 1.8% 14.6% 1.2% 11.4% 
20 to 49 0.6% 19.1% 1.5% 12.8% 1.0% 9.7% 
50 or more 0.4% 3.1% 1.1% 17.9% 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% 0.0% 0.0% 0.0% 0.1% 
Total 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 

Source: 2019-2023 5-Year ACS 
 
A considerable portion of the housing stock was constructed before 1940 (Table 21). To be more precise, 
32.3% of units are in buildings built prior to 1940, almost three times the percentage in Morris County, 
12.0%. The financial outlay needed to maintain buildings of this age can dissuade investment in residential 
properties. Older housing units are also more likely to lack essential facilities and meet the needs of its 
residents. An additional 45.2% of housing units are in buildings constructed between 1940 and 1970. In 
other words, 77.4% of homes in Chatham were built more than 50 years ago. Another 8.3% of homes 
were constructed between 1970 and 1990, a time when the borough’s total population declined. Housing 
construction bounced back in the 1990s, when 5.8% of housing units were developed. As for the twenty-
first century, 11.4% of homes in the borough were built in 2000 or later, with an especially large 
percentage in the 2010s, 7.3%.  
 
Table 91: Year Structure Built 

Year Structure Built Chatham 
Borough 

Morris 
County New Jersey 

Built 2020 or later 0.8% 0.6% 0.6% 
Built 2010 to 2019 7.3% 4.8% 5.8% 
Built 2000 to 2009 3.3% 7.6% 9.1% 
Built 1990 to 1999 5.8% 11.5% 9.1% 
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Year Structure Built Chatham 
Borough 

Morris 
County New Jersey 

Built 1980 to 1989 5.4% 13.0% 11.9% 
Built 1970 to 1979 2.9% 13.9% 12.4% 
Built 1960 to 1969 8.6% 15.7% 13.0% 
Built 1950 to 1959 17.9% 14.9% 14.1% 
Built 1940 to 1949 15.8% 6.1% 6.7% 
Built 1939 or earlier 32.3% 12.0% 17.5% 

Source: 2019-2023 5-Year ACS 
 
Homes in Chatham Borough are large relative to the housing stock in the rest of the county and state. 
Overall, 46.8% of homes in the municipality have four bedrooms or more (Table 22). This surpasses the 
respective figures for New Jersey and Morris County, 25.6% and 36.6%. Approximately 1 in 3 homes, 
32.7%, are three-bedroom homes. Only 20.5% of residences have two bedrooms or less, a smaller 
percentage than prevails in either the county or state, where 35.3% and 42.7% of housing units have two 
bedrooms or less, respectively. 
 
Table 22: Number of Bedrooms, Housing Stock 

Total Bedrooms Chatham 
Borough 

Morris 
County New Jersey 

No bedroom 0.6% 1.8% 3.0% 
1 bedroom 8.7% 13.6% 14.2% 
2 bedrooms 11.2% 19.9% 25.5% 
3 bedrooms 32.7% 28.2% 31.8% 
4 bedrooms 34.0% 28.2% 19.7% 
5 or more bedrooms 12.8% 8.4% 5.9% 

Source: 2009-2013 5-Year ACS 
 
The relative spaciousness of housing in Chatham also shows up in the rooms data from the American 
Community Survey. Altogether, 31.4% of residences in Chatham Borough have nine rooms or more (Table 
23). Overall, the median home in Chatham Borough has 7.7 rooms. Countywide, almost a quarter of 
homes have 9 or more rooms, while the median number of rooms is 6.6. At the state level, the median 
number of rooms is 5.7 while only 15.2% of housing units have 9 rooms or more. Homes of moderate sizes 
are less common than in the rest of New Jersey. In total, 24.4% of homes in the borough and 35.9% of 
homes in the county are comprised of 5 rooms or less. 
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Table 23: Rooms Per Housing Unit 

Total Rooms Chatham 
Borough 

Morris 
County New Jersey 

1 room 0.3% 1.6% 2.7% 
2 rooms 1.7% 2.5% 3.0% 
3 rooms 3.6% 8.8% 10.5% 
4 rooms 7.6% 11.6% 15.2% 
5 rooms 11.2% 11.4% 15.8% 
6 rooms 8.2% 12.6% 15.4% 
7 rooms 12.3% 13.1% 12.0% 
8 rooms 23.8% 14.0% 10.4% 
9 rooms or more 31.4% 24.5% 15.2% 
Median rooms 7.7 6.6 5.7 

Source: 2019-2023 5-Year ACS 
 
A small percentage of homes are in substandard condition. For example, 0.3% of homes lack complete 
kitchen facilities (Table 24). Likewise, 0.3% of homes lack complete plumbing facilities. According to the 
American Community Survey, however, no homes in the borough lack telephone service. A higher 
percentage of households, 1.7% in all, experience overcrowding, where the number of occupants exceeds 
the number of rooms. This figure is eclipsed by the share in New Jersey as a whole, 3.4%. Natural gas 
supplied by a utility is the most widely used heating fuel, warming 85.2% of homes. Electricity is used by 
7.0% of households while oil heats 2.9% of homes. An estimated 1.1% of households lack any fuel to heat 
their home. 
  
Table 24: Housing Quality Indicators 

Home Heating Fuel Chatham 
Borough 

Morris 
County New Jersey 

Utility gas 85.2% 69.4% 73.3% 
Bottled, tank, or LP gas 3.2% 3.0% 2.5% 
Electricity 7.0% 11.8% 15.6% 
Fuel oil, kerosene, etc. 2.9% 14.5% 6.8% 
Coal or coke 0.0% 0.0% 0.0% 
Wood 0.0% 0.3% 0.3% 
Solar energy 0.0% 0.1% 0.2% 
Other fuel 0.5% 0.5% 0.5% 

No fuel used 1.1% 0.4% 
 

0.8% 
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Lacking facilities       
Lacking complete plumbing facilities 0.3% 0.4% 0.3% 
Lacking complete kitchen facilities 0.3% 0.8% 0.8% 
No telephone service available 0.0% 0.5% 0.9% 

Occupants Per Room       
1.00 or less 98.3% 98.3% 96.3% 
1.01 to 1.50 1.7% 1.1% 2.4% 
1.51 or more 0.0% 0.6% 1.3% 

Source: 2019-2023 5-Year ACS 
 
Most householders moved into their home during the twenty-first century. In total, 74.7% of 
householders moved into their home since the beginning of 2000 (Table 25). More than a quarter of 
householders, 27.6%, have moved into their dwelling since 2017. An additional 26.0% moved in between 
2010 and 2017 while 21.2% moved in between 2000 and 2009.  Roughly a quarter of householders moved 
into their present home before the turn of the century. In all, 25.3% of householders moved into their 
home more than a quarter century ago. Almost half of these householders, 12.3% of householders overall, 
moved into their residence in the 1990s while 13.0% have been in their house since before then.  
 
Table 25: Year Moved In 

Year Moved In Chatham 
Borough 

Morris 
County New Jersey 

Moved in 2021 or later 9.5% 8.0% 8.3% 
Moved in 2018 to 2020 18.1% 19.0% 20.6% 
Moved in 2010 to 2017 26.0% 26.7% 28.6% 
Moved in 2000 to 2009 21.2% 19.0% 19.2% 
Moved in 1990 to 1999 12.3% 12.8% 11.4% 
Moved in 1989 and earlier 13.0% 14.4% 11.9% 

Source: 2009-2013 5-Year ACS 
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HOUSING MARKET ANALYSIS 

A relatively high percentage of Chatham homeowners have a mortgage, 71.5% (Table 28). This eclipses 
the share for Morris County, 65.5%. Only 28.5% of homeowners in the borough do not have a mortgage. 
 
Table 26: Mortgage Status 

Mortgage Status Chatham 
Borough 

Morris 
County New Jersey 

With a mortgage 71.5% 65.5% 64.4% 
Without a mortgage 28.5% 34.5% 35.6% 

Source: 2019-2023 5-Year ACS 
 
Homes in Chatham Borough have very high values relative to the wider county and state. More than two 
in five homes in the borough have a value greater than $1,000,000, about four times the percentage for 
Morris County (Table 27). Moreover, the median home value in the borough is $944,300, almost twice 
the median countywide, $557,000. A further 38.8% are valued at $750,000 or above and while 17.4% have 
values greater than $500,000. In other words, 97.5% of owner-occupied residences are valued at $500,000 
or above. Statewide, 38.2% of homes have a value of at least $500,000, while in Morris County, where 
homes are generally expensive, 57.7% of homes are valued at $500,000 or more. 
 
Table 27: Home Values 

Home Value Chatham 
Borough 

Morris 
County New Jersey 

Less than $100,000 0.7% 2.0% 4.4% 
$100,000 to $299,999 0.2% 8.7% 23.6% 
$300,000 to $499,999 1.4% 31.6% 33.8% 
$500,000 to $749,999 17.4% 33.6% 23.0% 
$750,000 to $999,999 38.8% 14.0% 8.6% 
$1,000,000 or more 41.3% 10.1% 6.6% 
Median home value $944,300  $557,000  $427,600  

Source: 2019-2023 5-Year ACS 
 
In the five years preceding the pandemic, the price of homes remained steady, hovering between a low 
of $776,879 in 2015 and a high of $858,050 in 2018 (Table 28). That changed with the onset of Covid and 
the mass adoption of telecommuting, as demand for homes in Morris County surged. In the borough, 
home sales skyrocketed in 2021 and 2022, when 166 and 138 homes were sold, respectively. Sales tailed 
off in 2023 and 2024 as fewer homeowners put their properties on the market. Demand remained strong, 
though, as prices continued to soar, shooting through the $1,000,000 mark. By 2024, the average price of 
a home in Chatham Borough hit $1,236,533, a 59.2% increase since 2015. A similar trend occurred in the 
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rest of Morris County, where the average sales price in 2024 stood at $790,381, a rise of 45.5% in the last 
decade. 
 
Table 28: Home Sales 

Year 

Chatham Borough Morris County 

Total 
Sales Avg Sales Price Total 

Sales Avg Sales Price 

2015 98 $776,879 4,561 $506,946 
2016 114 $812,974 4,522 $500,190 
2017 156 $777,860 4,776 $497,392 
2018 111 $858,050 4,773 $521,696 
2019 95 $830,281 4,187 $528,337 
2020 81 $816,300 4,325 $515,201 
2021 166 $928,356 5,938 $572,383 
2022 138 $999,632 5,068 $615,450 
2023 27 $1,129,459 3,899 $658,678 
2024 94 $1,236,533 3,072 $735,701 

Source: NJ Division of Taxation, NJ Treasury 
 
The jump in home values has affected home assessments. Between 2016 and 2024, the average 
assessment has increased from $667,372 to $994,995 (Table 29). The increase keeps assessments in line 
with the escalation of home prices. Home assessments in the rest of the county have not kept pace with 
the overall housing market. Countywide, the average residential assessment has increase from $419,042 
in 2016 to $483,765 in 2024, a figure still below the average sales price in the county of a decade ago. 
 
Table 29: Residential Tax Assessments 

Year 
Total Lots, 
Chatham 
Borough 

Average 
Assessment 

Total Lots, 
Morris County 

Average 
Assessment 

2016 2,693 $667,372 151,703 $419,042 
2020 2,698 $681,853 153,028 $444,783 
2024 2,701 $994,995 153,938 $483,765 

Source: NJ Division of Taxation, NJ Treasury 
 
The share of households that are deemed cost-burdened, those spending 30% or more of household 
income on housing costs, is below the share in the wider county, with 23.0% of Chatham Borough 
households cost-burdened compared to 30.2% in Morris County (Table 30). Another 15.1% of households 
spend between 20% and 29% of their income on housing. More than three in five households in the 
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borough, 60.6%, spend less than 20% of their income on housing costs, a higher share than in Morris 
County, where 44.0% of households spend less than 20% of their income on housing. 
 
Table 30: Burden of Housing Costs, All Households 

Housing Costs as % of Household Income Chatham 
Borough 

Morris 
County New Jersey 

Less than 20% of household income 60.6% 44.0% 39.3% 
20 to 29% of household income 15.1% 24.2% 22.9% 
30% or more of household income 23.0% 30.2% 35.7% 
Zero or negative income 1.0% 0.7% 1.1% 
No cash rent 0.3% 0.8% 1.1% 

Source: 2019-2023 5-Year ACS 
 
Homeowners are under less financial strain than renters. Of all homeowners, 19.0% spend at least 30% of 
their income on housing (Table 31). Of the remaining households, 63.7% spend less than 20% of their 
income on housing, well above the share for Morris County, while an additional 16.1% of homeowners 
allocate between 20% and 29% of their income towards the cost of housing. 
 
Table 101: Burden of Housing Costs, Owner-Occupied Housing 

Housing Costs as % of Household Income Chatham 
Borough 

Morris 
County New Jersey 

Less than 20% of household income 63.7% 50.5% 48.1% 
20 to 29% of household income 16.1% 23.0% 22.7% 
30% or more of household income 19.0% 25.9% 28.5% 
Zero or negative income 1.2% 0.6% 0.6% 

Source: 2019-2023 5-Year ACS 
 
In terms of monthly costs, 82.0% of households with a mortgage pay $3,000 or more on housing (Table 
32). This exceeds the rate for Morris County, or 57.8%. Housing costs are so steep that the Census simply 
lists a median monthly cost of ‘$4,000+’ by default. In Morris County, the median cost for homes with a 
mortgage is $3,256 per month. The high cost of housing is a concerning issue for all of New Jersey, given 
that the median monthly cost for homeowners with a mortgage is $2,767. 
 
Table 32: Monthly Costs, Homeowners with a Mortgage 

Monthly housing costs Chatham 
Borough 

Morris 
County New Jersey 

Less than $500 0.0% 0.3% 0.4% 
$500 to $999 1.0% 0.8% 1.8% 
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Monthly housing costs Chatham 
Borough 

Morris 
County New Jersey 

$1,000 to $1,499 0.3% 2.8% 6.6% 
$1,500 to $1,999 1.8% 7.1% 13.7% 
$2,000 to $2,499 6.2% 13.8% 17.7% 
$2,500 to $2,999 8.6% 17.4% 17.0% 
$3,000 or more 82.0% 57.8% 42.7% 
Median monthly housing cost $4,000+ $3,256 $2,787 

Source: 2019-2023 5-Year ACS 
 
Monthly housing costs are necessarily lower for those households without a mortgage. Still, housing costs 
are relatively high for these households as well. These expenditures go towards taxes, insurance 
payments, utilities, and other fees.  Altogether, 97.5% of Chatham Borough households without a 
mortgage pay $1,000 per month or more in housing costs (Table 33). This easily surpasses the countywide 
share of 79.8%, not to mention the statewide share of 67.1%. Here, too, the median cost per month for 
Chatham Borough is the Census assigned default, ‘$1,500+’. Of remaining households, 1.6% spend 
between $600 and $800 a month, while 0.9% spend less than $600 a month on housing. 
 
Table 33: Monthly Costs, Homeowners without a Mortgage 

Monthly housing costs Chatham 
Borough 

Morris 
County New Jersey 

Less than $250 0.0% 0.9% 1.9% 
$250 to $399 0.9% 1.1% 2.6% 
$400 to $599 0.0% 2.5% 5.0% 
$600 to $799 1.6% 5.4% 8.8% 
$800 to $999 0.0% 10.4% 14.6% 
$1,000 or more 97.5% 79.8% 67.1% 
Median monthly housing costs $1,500+ $1,360 $1,205 

Source: 2019-2023 5-Year ACS 
 
Housing costs put a greater financial strain on renters as 40.8% of households in renter-occupied housing 
spending at least 30% of their income on housing (Table 34). Even so, renters in the borough are in better 
shape than their peers in the rest of the county and state. Specifically, 42.3% of households that rent in 
Morris County and 48.3% in New Jersey are cost-burdened. Just over a tenth of households in renter-
occupied housing, 10.8%, spend between 20% and 29% of their income on housing while almost half, 
46.7%, expend less than 20% of their income on housing costs.  
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Table 34: Burden of Housing Costs, Renter-Occupied Housing 

Housing Costs as % of Household Income Chatham 
Borough 

Morris 
County New Jersey 

Less than 20% of household income 46.7% 25.7% 23.8% 
20 to 29% of household income 10.8% 27.7% 23.1% 
30% or more of household income 40.8% 42.3% 48.3% 
Zero or negative income 0.0% 1.0% 1.9% 
No cash rent 1.7% 3.3% 2.9% 

Source: 2019-2023 5-Year ACS 
 
Approximately one in eight households in renter-occupied housing, 12.5%, have a rent of at least $3,000 
(Table 35). What’s more, 48.1% of households pay between $2,000 and $3,000 in rent per month. In other 
words, 71.6% of households have a gross rent of at least $2,000 per month. This is a stark contrast to 
Morris County, where 41.6% of households in the county have a rent of at least $2,000. Another of 21.1% 
of households have a rent between $1,500 and $1,999 while the remainder, 7.3%, have a rent of between 
$1,000 and $1,499. The median rent in the borough is $2,251, which easily exceeds the median rent for 
Morris County and New Jersey, $1,860 and $1,653, respectively. 
 
Table 35: Gross Rent 

Gross Rent Chatham 
Borough 

Morris 
County New Jersey 

Less than $500 0.0% 4.6% 6.3% 
$500 to $999 0.0% 4.0% 8.7% 
$1,000 to $1,499 7.3% 20.0% 26.3% 
$1,500 to $1,999 21.1% 29.9% 28.5% 
$2,000 to $2,499 43.0% 17.6% 15.9% 
$2,500 to $2,999 16.1% 11.7% 6.7% 
$3,000 or more 12.5% 12.3% 7.6% 
Median rent $2,251 $1,860 $1,653 

Source: 2019-2023 5-Year ACS 

DEVELOPMENT TRENDS 

In the last 20 years, the borough has approved building permits on average for the construction of 23 
housing units annually (Table 36). Housing construction has accelerated somewhat in the most recent 
decade, when 34 housing units were permitted on average every year.  
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Table 36: Total Housing Permits Issued Per Year, 2004-2023 

Year Chatham 
Borough 

Morris 
County New Jersey 

2004 16 1,487 39,238 
2005 9 1,701 39,688 
2006 8 1,364 32,048 
2007 7 921 25,948 
2008 13 391 16,338 
2009 4 465 11,145 
2010 3 400 11,885 
2011 7 421 11,882 
2012 5 605 15,270 
2013 8 899 18,795 
2014 6 691 22,896 
2015 13 948 19,503 
2016 12 1,168 24,170 
2017 20 1,301 25,961 
2018 16 1,673 26,048 
2019 17 789 30,770 
2020 16 1,055 26,680 
2021 6 2,544 30,044 
2022 253 1,578 31,792 
2023 11 1,161 21,682 

10-Year Average 34 1,255 25,304 
20-Year Average 23 1,078 24,089 

Source: NJ Dept. of Community Affairs 
 
Altogether, 450 housing units have been permitted in the municipality since 2004 (Table 37). If broken 
down by type, 197 one- and two-family homes and 253 multifamily units have been permitted by Borough 
staffers. On average, 9.9 one- and two-family units and 12.7 multifamily units were permitted annually in 
the last two decades. Since 2014, roughly twice as multifamily homes have been permitted as one- and 
two-family homes, with an average of 24.5 per year for the former and 12.5 per year for the latter. That 
said, the multifamily total is comprised entirely of units permitted in 2022. Aside from these units, no 
multifamily units have been permitted since 2004. 
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Table 37: Total Housing Permits Issued by Type, 2004-2023 

Year 

Chatham Borough Morris County New Jersey 

1-2 
Units Multifamily Mixed-

Use 
1-2 

Units Multifamily Mixed-
Use 

1-2 
Units Multifamily Mixed-

Use 

2004 8 8 0 973 492 22 27,103 11,383 752 
2005 9 0 0 988 703 10 26,715 12,687 286 
2006 8 0 0 725 624 15 20,090 11,760 198 
2007 7 0 0 518 396 7 14,235 11,553 160 
2008 13 0 0 254 136 1 8,960 7,102 276 
2009 4 0 0 216 248 1 6,776 4,309 60 
2010 3 0 0 260 140 0 6,934 4,733 218 
2011 7 0 0 283 137 1 6,236 5,184 462 
2012 5 0 0 391 208 6 6,700 8,527 43 
2013 8 0 0 420 478 1 9,666 8,998 131 
2014 6 0 0 459 161 71 10,678 11,909 309 
2015 13 0 0 528 413 7 9,470 9,989 44 
2016 12 0 0 355 811 2 8,885 15,217 68 
2017 20 0 0 493 808 0 9,201 16,146 614 
2018 16 0 0 563 1,109 1 9,026 16,811 211 
2019 17 0 0 561 228 0 8,954 21,762 54 
2020 16 0 0 478 577 0 8,673 17,950 57 
2021 6 0 0 621 1,923 0 10,479 19,471 94 
2022 8 245 0 575 1,002 1 9,163 21,913 716 
2023 11 0 0 443 432 286 9,552 11,538 592 

10-Year 
Average 12.5 24.5 0.0 508 746 37 9,408 16,271 276 

20-Year 
Average 9.9 12.7 0.0 505 551 22 11,375 12,447 267 

Source: NJ Dept. of Community Affairs 
 
A similar pattern can be seen in the certificate of occupancy data (Table 38). As with building permits, 
certificates of occupancy were given more frequently for multifamily housing than they were for 1- and 
2-bedroom units. On average, 25 multifamily homes and 12 one- and two-family homes were annually 
certified in the last decade. The multifamily tally, however, consists entirely of units certified in 2023. 
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Table 38: Certificates of Occupancy, 2014-2023 

Year 

Chatham Borough Morris County New Jersey 

1-2 
Units Multifamily Mixed-

Use 
1-2 

Units Multifamily Mixed-
Use 

1-2 
Units Multifamily Mixed-

Use 

2014 4 0 0 362 129 1 8,158 5,042 55 
2015 8 0 0 398 500 2 8,308 7,010 72 
2016 13 0 0 523 636 1 7,912 7,073 38 
2017 12 0 0 432 275 1 7,511 8,955 259 
2018 13 0 0 495 1,593 9 7,164 9,861 293 
2019 19 0 0 347 383 1 5,309 11,097 389 
2020 21 0 0 468 482 1 5,716 9,755 54 
2021 12 0 0 344 419 0 4,818 12,801 24 
2022 6 0 0 466 404 0 5,167 10,545 66 
2023 8 245 0 267 1,441 0 6,983 11,568 17 

10-Year 
Average 12 25 0 410 626 2 6,705 9,371 127 

Source: NJ Dept. of Community Affairs 
 
Since 2004, Chatham Borough has approved an average of 10.15 demolition permits for homes a year, a 
total comprised entirely of one- and two-family homes (Table 39). Demolition permits have increased in 
in the last decade, with demolition permits approved for 12.6 homes annually. All told, demolition permits 
have been approved for 203 homes since data has been tracked at the state level. 
 
Table 39: Demolition Permits, 2004-2023 

Year 1-2 Family Multifamily Mixed-
Use Total 

2004 17 0 0 17 
2005 21 0 0 21 
2006 7 0 0 7 
2007 7 0 0 7 
2008 6 0 0 6 
2009 2 0 0 2 
2010 2 0 0 2 
2011 5 0 0 5 
2012 3 0 0 3 
2013 7 0 0 7 
2014 5 0 0 5 
2015 19 0 0 19 
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Year 1-2 Family Multifamily Mixed-
Use Total 

2016 9 0 0 9 
2017 29 0 0 29 
2018 19 0 0 19 
2019 14 0 0 14 
2020 15 0 0 15 
2021 5 0 0 5 
2022 6 0 0 6 
2023 5 0 0 5 
Total 203 0 0 203 

10-Year 
Average 12.6 0 0 12.6 

20-Year 
Average 10.15 0 0 10.15 

Source: NJ Dept of Community Affairs 

 
The change in the housing supply is, therefore, less sweeping than it seems at first glance. Adjusting for 
demolition, the municipality has permitted, on net, 24.4 housing units per year on average in the last 
decade (Table 40). Multifamily housing accounted the whole of the net increase, with an average 24.5 
multifamily units permitted annually. The data indicate that the number of one- and two-family homes in 
Chatham Borough has actually fallen since 2004, with a net decrease of 6 units during the intervening 
period. Overall, an average of 12.35 homes have been permitted on net every year. On average, 12.65 
multifamily homes were permitted while -0.3 one- and two-family homes were permitted on net for the 
last twenty years. 
 
Table 110: Net Housing Permits, 2004-2023 

Year 1-2 Family Multifamily Mixed-
Use Total 

2004 -9 8 0 -1 
2005 -12 0 0 -12 
2006 1 0 0 1 
2007 0 0 0 0 
2008 7 0 0 7 
2009 2 0 0 2 
2010 1 0 0 1 
2011 2 0 0 2 
2012 2 0 0 2 
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Year 1-2 Family Multifamily Mixed-
Use Total 

2013 1 0 0 1 
2014 1 0 0 1 
2015 -6 0 0 -6 
2016 3 0 0 3 
2017 -9 0 0 -9 
2018 -3 0 0 -3 
2019 3 0 0 3 
2020 1 0 0 1 
2021 1 0 0 1 
2022 2 245 0 247 
2023 6 0 0 6 
Total -6 253 0 247 

10-Year 
Average -0.1 24.5 0 24.4 

20-Year 
Average -0.3 12.65 0 12.35 

Source: NJ Dept of Community Affairs 

 
Office construction has occurred intermittently in the borough over the last two decades. Since 2004, 
Chatham Borough has permitted the construction of 853 square feet of office space on average every year 
(Table 41). No office space has been permitted in 14 of the last 20 years. Meanwhile, the only retail 
construction occurred after the permitting of 30,800 square feet in 2007. Aside from this, no new retail 
construction has taken place in the last two decades. On an average annual basis, the borough has 
permitted 1,540 square feet of retail space per year. The municipality, though, has permitted a steady 
stream of other types of nonresidential development. These are grouped by NJ DCA into an ‘Other’ 
classification. For these uses, officials have issued building permits on average for 10,132 square feet of 
nonresidential space per year. 
 
Table 121: Building Permits, Nonresidential Construction, 2004-2023 

Year 

Chatham Borough Morris County 

Office Retail Other* Office Retail Other* 

2004 2,946 0 0 739,815 587,662 1,221,954 
2005 0 0 86,436 1,661,848 667,890 2,249,911 
2006 0 0 44,137 1,538,458 215,553 1,775,376 
2007 0 30,800 0 788,205 86,041 2,010,217 
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Year 

Chatham Borough Morris County 

Office Retail Other* Office Retail Other* 

2008 5,759 0 0 385,096 94,955 728,777 
2009 3,914 0 0 458,397 5,321 534,005 
2010 0 0 0 434,437 18,657 161,174 
2011 0 0 0 814,551 53,334 923,376 
2012 0 0 2,007 632,414 14,528 2,748,616 
2013 2,818 0 12,318 220,985 122,473 485,426 
2014 0 0 8,530 345,141 11,032 926,313 
2015 0 0 4,071 283,025 30,368 839,918 
2016 0 0 2,224 651,812 182,828 840,895 
2017 730 0 21,081 129,608 23,088 1,592,549 
2018 0 0 1,915 291,222 426,297 1,402,282 
2019 900 0 2,307 111,964 191,723 980,444 
2020 0 0 6,082 207,913 21,450 526,623 
2021 0 0 5,303 263,730 46,553 2,549,913 
2022 0 0 2,532 278,075 62,632 911,974 
2023 0 0 3,689 719,403 4,951 923,708 

20-Year 
Average 853 1,540 10,132 547,805 143,367 1,216,673 

*Excludes multifamily and dormitories 
Source: NJ Dept. of Community Affairs 

 

PLANNING PROJECTIONS 

Morris County is served by the North Jersey Transportation Planning Authority (NJTPA), one of New 
Jersey’s three metropolitan planning organizations. NJTPA calculates population and employment 
projections to anticipate the long-range planning needs of the North Jersey portion of the New York 
metropolitan area.  
 
The agency expects population growth in the municipality to be more restrained than in either Morris 
County or the state. That is, the agency presently forecasts the borough’s population to grow at a 0.18% 
annual rate between 2015 and 2050, just above the 0.17% annual rate projected for Morris County, but 
well below the 0.42% annual growth forecast for NJTPA’s overall jurisdiction (Table 42). Should this 
transpire, 9,574 persons will live in Chatham Borough by 2050. NJTPA anticipates that households will 
grow at a similarly modest pace, 0.20%, with 3,335 households living in the municipality by 2050. The 
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MPO expects household growth in Chatham Borough to occur at a slower pace compared to the county 
and greater NJTPA region, 0.22% and 0.46%, respectively. Interestingly, the agency anticipates that 
employment growth will be more robust, with a growth rate of 0.34%, outpacing employment growth in 
Morris County. Again, though, the borough’s rate of growth lags the NJTPA region, which is expected to 
grow by 0.42%. 
 
Table 42 : Long-term Population, Household and Employment Forecasts 

Metric Chatham 
Borough 

Morris 
County NJTPA 

2015 Population 8,986 498,192 6,688,013 
2050 Population 9,574 528,760 7,743,120 
Annualized % Population Change 2015-2050 0.18% 0.17% 0.42% 
2015 Household 3,105 184,295 2,444,799 
2050 Household 3,335 198,929 2,868,943 
Annualized % Household Change 2015-2050 0.20% 0.22% 0.46% 
2015 Employment 4,650 291,622 2,910,458 
2050 Employment 5,232 323,287 3,375,651 
Annualized % Employment Change 2015-2050 0.34% 0.29% 0.42% 

Source: NJTPA 
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Chatham Borough 
Vacant Land Analysis (VLA) and Realistic Development Potential (RDP)  

April 2025 
Prepared by: 

Kendra Lelie, PP, AICP, LLA 
Kyle + McManus Associates 

 

Introduction 
 

The Borough examined all vacant sites and sites that involve low-density development which would 
create an opportunity for affordable housing if inclusionary development were in place within the 
fourth round timeframe (2025-2035). 

 
Identification of Vacant Land 

 
This inventory reviewed 2023 MOD IV Tax Data records for Vacant (Property Class: 1) and Public 
(Property Class 15C) lands in the Borough. These sites were joined to available parcel data in a 
Geographic Information System (GIS) in order to review development capability and potential. The 
Borough then examined each parcel to evaluate its suitability as an affordable housing site. 

 
Permitted Exclusions 

 
COAH regulations (N.J.A.C. 5:93-4.2(c)) establish the criteria by which sites or portions of sites in a 
municipal vacant land inventory may be excluded from the calculation of the municipality’s Realistic 
Development Potential (RDP). Environmentally sensitive areas may be excluded from consideration, 
including flood hazard areas, wetlands, and areas characterized by steep slopes (defined in COAH’s 
regulations as slopes with a grade of greater than fifteen percent) that render a site or a portion of a 
site unsuitable for low and moderate income housing. In addition, small isolated lots having an 
insufficient acreage to generate an affordable housing set-aside as part of an inclusionary development 
may be excluded. Landlocked parcels or sites with limited or no access may also be excluded from the 
calculation of the RDP. Agricultural land may be excluded when the development rights to the land has 
been restricted by covenant. Historic and architecturally important sites may also be excluded if sites 
are listed on the State Register of Historic Places. Furthermore, properties identified on the Recreation 
and Open Space Inventory (ROSI) as part of the NJDEP Green Acres Program are also excluded. 

 
 

RDP Calculation and Conclusion 
 

Additionally, our office made every attempt to consolidate acreage of parcels that were contiguous 
and/or under similar ownership. Ultimately, densities were assigned to be cognizant of the Borough’s 
obligation, as well as keeping the context/character of their surroundings and sound planning principles 
in mind.  

 
The following chart identifies each parcel by block and lot number, location, total parcel size, developable 
acreage, RDP density, total units and RDP units.  
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Sites not generation a RDP are provided in the attached exhibit. 

Parcel 
ID 

Address Block/Lot Gross 
Lot 

Area 

Net 
Lot 

Area 

RDP 
Density 

Du/acre 

Total 
Units 

20% AH 
Setaside 

RDP 

Notes 

1 58 N 
Passaic 

56/14 0.284 0.284 20 6 1 Borough 
owned lot 

2 16 
Walnut 

86/35 0.62 0.62 12 7 1 Borough 
owned lot 

3 589 Main 
Street 

29/2 0.3 0.3 - - 2 Proposed 
inclusionary 
development 

4 311 Main 
Street 

85/9 0.4 0.4 - - 1 Proposed 
inclusionary 
development 

Total RDP 5  



Block Lot Property Location Property
Class

Owners Name Area (Acres) Notes Notes

1 1 270 WASHINGTON AVE 1 N/A 0.022 Prior VLA Too Small
1 14 57 DELLWOOD AVE 1 N/A 0.050 Prior VLA Too Small
1 13 53 DELLWOOD AVE 1 N/A 0.212 Prior VLA Too Small
3 1 40 DELLWOOD AVE 1 N/A 0.061 Prior VLA Too Small
4 1 76 FAIRVIEW AVE 1 N/A 0.045 Prior VLA Too Small
4 19 81 CHANDLER RD 1 N/A 0.080 Prior VLA Too Small
8 17 8 LONGWOOD AVE 15C N/A 0.241 Prior VLA Water tower

11 24 171 LAFAYETTE AVE 1 N/A 0.080 Prior VLA Too Small
11 23 43 OAK DR 1 N/A 0.065 Prior VLA Too Small
14 1 REAR OF TWP LOT 1 N/A 0.004 Prior VLA Too Small
14 5 9 FAIRFAX TER 1 N/A 0.035 Prior VLA Too Small
15 17 11 EDGEWOOD RD 15C N/A 0.042 Prior VLA Drainage ROW
15 1 18 FAIRFAX TER 1 N/A 0.006 Prior VLA Too Small
15 16 25 EDGEWOOD RD 1 N/A 0.000 Prior VLA Too Small
16 1 32 EDGEWOOD RD 1 N/A 0.009 Prior VLA Too Small
19 38 INLAND CHATHAM ST 1 N/A 0.027 Prior VLA Too Small
19 1 51 MEADOWBROOK RD 1 N/A 0.008 Prior VLA Too Small
26 1 26 ROSE TER 1 N/A 0.076 Prior VLA Too Small
26 19 OLD WOODLAND RD 15C N/A 0.125 Prior VLA Woodland Park on 2004 declaration
26 21 73 WOODLAND RD 1 N/A 0.182 Prior VLA PSEG
26 16 65 WOODLAND RD 1 N/A 2.318 Prior VLA PSEG
27 21 72 WOODLAND RD 1 N/A 0.689 Prior VLA PSEG
28 33 LAFAYETTE REAR 1 N/A 0.018 Prior VLA NJ Transit
28 27 REAR 9-17 KINGS RD 15C N/A 0.336 Prior VLA Irregular lot shape and adjacent to NJ Transit
28 21.02 27 KINGS RD 15C N/A 0.044 Prior VLA Too Small
28 7 73 KINGS RD 1 N/A 0.524 Prior VLA PSEG
29 2 589 MAIN ST 1 N/A 0.309
29 1 603 MAIN ST 1 N/A 5.144 Prior VLA PSEG
30 1 600 MAIN ST 1 N/A 3.200 Prior VLA PSEG
31 2 30-64 BROOKLAKE RD 1 N/A 7.569 Prior VLA PSEG
31 1 78 BROOKLAKE RD 1 N/A 0.987 Prior VLA JCPL
33 16 28 GARDEN AVE 15C N/A 4.107 Prior VLA Garden Park on 2004 declaration
33 1 446 MAIN ST 15C N/A 7.013 Prior VLA DPW 
34 38 100 COLEMAN AVE 15C N/A 0.144 Prior VLA Stormsewer easement
34 54 62 YALE ST 15C N/A 0.358 Prior VLA Too small - wetlands account for 0.3 acres
34 61 19 WELLESLEY ST 1 N/A 0.440 Prior VLA Wetlands
34 72 60 PRINCETON ST 15C N/A 0.249 Prior VLA Wetlands
34 71 62 PRINCETON ST 15C N/A 0.132 Prior VLA Wetlands
34 1 1 DUCHAMP PL (REAR WESTON 15C N/A 92.360 Prior VLA Milton Ave Woods - on 2004 declaration
37 4 184 CENTER AVE 15C N/A 0.270 Prior VLA Wetlands
38 3 REAR OF 223 N PASSAIC AVE 15C N/A 0.650 Prior VLA landlocked
38 4 NORTH OF STATE HWY 24 15C N/A 2.190 Prior VLA landlocked
38 5 NORTH OF STATE HWY 24 1 N/A 2.211 Prior VLA landlocked
38 6 NORTH OF STATE HWY 24 1 N/A 0.865 Prior VLA landlocked
40 5 NORTH OF PRINCETON ST 15C N/A 1.511 Prior VLA Wuhala Woods on 2004 declaration
42 9 WEST OF PASSAIC RIVER 15C N/A 49.730 Prior VLA Landlocked/floodplain
42 3 SOUTH OF RUTGERS ST 15C N/A 11.257 Prior VLA Wuhala Woods on 2004 declaration
42 8 ALONG PASSAIC RIVER 1 N/A 1.069 Prior VLA Landlocked/irregular shaped
42 7 NEAR PASSAIC RIVER 1 N/A 0.200 Prior VLA Too Small
42 4 214 N PASSAIC AVE 15C N/A 20.785 Prior VLA Madison Chatham Joint Meeting
43 5 N OF WILSON ST 15C N/A 23.366 Prior VLA Wuhala Woods on 2004 declaration
53 31 8 HEDGES AVE 1 N/A 0.193 Prior VLA Too small and irregular
53 50 REAR 43 ROOSEVELT AV 15C N/A 0.006 Prior VLA Too small
53 1 82 HEDGES AVE 15C N/A 0.166 Prior VLA Too small and trail
55 1 72 N HILLSIDE AVE 15C N/A 0.137 Prior VLA Too small
56 15 216 MAIN ST 15C N/A 7.279 Prior VLA Memorial Park on 2004 declaration
56 14 58 N PASSAIC AVE 15C N/A 0.284
56 10.03 216 MAIN ST 15C N/A 0.946 Prior VLA landlocked
56 45 REAR 86-90 N PASSAIC AVE 15C N/A 0.236 Prior VLA landlocked
57 4 28 CENTER ST 15C N/A 0.538 Prior VLA Borough parking lot
59 19.02 123 N PASSAIC AVE 1 N/A 0.127 Too small
63 5 15 CENTER ST 15C N/A 0.173 Prior VLA Borough parking lot
63 1 272 MAIN ST 15C N/A 0.398 Prior VLA Borough parking lot
66 1 COLEMAN AVE TRIANGLE 15C N/A 0.166 Prior VLA Too small and used as park
75 8 45 VAN DOREN AVE 1 N/A 0.047 Prior VLA Too small
77 14 25 JOHN ST 1 N/A 0.214 Prior VLA Too small
83 5 15 VAN DOREN AVE 15C N/A 0.154 Prior VLA Too small and access to DPW
85 8 R R PLAZA NORTH 15C N/A 1.153 Prior VLA Borough parking lot
86 35 REAR OF 16 WALNUT ST 15C N/A 0.620
91 2.02 54 FAIRMOUNT AVE 15C N/A 1.351 Prior VLA Municipal Building
91 1 RR PLAZA SOUTH 15C N/A 2.466 Prior VLA Borough parking lot
93 13.03 100 FAIRMOUNT AVE 15C N/A 0.508 Prior VLA Stanley Church/developed
95 42 PRIVATE RD WATCHUNG REAR 1 N/A 0.138 Too small
98 9 241 FAIRMOUNT AVE 1 N/A 0.781 Prior VLA Steep slopes
98 10 233 FAIRMOUNT AVE 1 N/A 0.287 Prior VLA Steep slopes
98 11 227 FAIRMOUNT AVE 1 N/A 0.482 Prior VLA Steep slopes
98 13 213 FAIRMOUNT AVE 1 N/A 0.288 Prior VLA Steep slopes
98 14 209 FAIRMOUNT AVE 1 N/A 0.209 Prior VLA Steep slopes
98 2 312 HILLSIDE AVE 1 N/A 2.240 Prior VLA Steep slopes
99 1.18 130 RIVER RD 15C N/A 2.196 Prior VLA Hillside Ave Conservation Area

100 1 123-143 RIVER RD 15C N/A 0.828 Prior VLA River Road Conservation Area
101 1 85-119 RIVER RD 15C N/A 2.282 Prior VLA Stanley Park - on 2004 conservation area
102 1 END OF LACKAWANNA AVE 1 N/A 0.237 Prior VLA Condos/developed
115 57 REAR 120-132 HILLSIDE AVE 15C N/A 0.080 Prior VLA Too small
117 8 FULLER AVE 15C N/A 0.123 Prior VLA Too small
118 36 PATH PASSAIC AV TO FULLER 15C N/A 0.046 Prior VLA Too small
120 1 20 S PASSAIC AVE 15C N/A 1.295 Prior VLA Firehouse Plaza/Reasoner Park/Parking Lot
121 10 17 S PASSAIC AVE 15C N/A 1.580 Prior VLA Borough parking lot/BCUW 100% project
122 10 40 HILLSIDE AVE 15C N/A 0.017 Prior VLA NJ Transit
122 18 FULLER AVE 15C N/A 0.131 Prior VLA Too small
127 37 RIVER RD STORM SEWER 15C N/A 0.071 Prior VLA Pump Station
129 42 TRIANGLE W PW LINE 15C N/A 0.585 Prior VLA Landlocked/irregular shaped
129 40 ALONG PASSAIC RIVER 15C N/A 11.299 Prior VLA Shepard Kollock Park - on 2004 declaration
129 41 INLAND 1 N/A 2.150 Prior VLA JCPL
129 7 5 HENDERSON RD 15C N/A 0.087 Prior VLA Pump Station
129 1.01 REAR OF 1 MAIN ST 15C N/A 13.991 Prior VLA Shepard Kollock Park - on 2004 declaration
130 15 HILLSIDE AVE 15C N/A 0.511 Prior VLA Irregular lot shape and adjacent to NJ Transit
132 1.01 90 SUMMIT AVE 15C N/A 1.242 Prior VLA NJ Transit/Borough recycling yard
134 2 8 WATCHUNG AVE 1 N/A 3.432 In use as commercial business
134 29.01 RIVER 15C N/A 1.140 Prior VLA long thin lot along River
136 1 78 RIVER RD 15C N/A 0.072 Prior VLA Too small
137 5 14 BONNELL ST 15C N/A 0.205 Prior VLA St James conservation area
137 1 79 RIVER RD 15C N/A 6.564 Prior VLA St James conservation area
138 1 21 BONNELL ST 15C N/A 1.713 Prior VLA St James conservation area
139 1 21 ST JAMES ST 15C N/A 2.265 Prior VLA St James conservation area
140 1 21 PERRIN ST 15C N/A 2.318 Prior VLA St James conservation area
140 15 1 WATCHUNG AVE 15C N/A 0.132 Prior VLA Too small
140 13 7 WATCHUNG AVE 1 N/A 3.915 Prior VLA Developed with recycling use
154 3.01 RAILROAD 15C N/A 1.244 Irregular lot shape with building encroachments
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