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December 2020
Dear Members of the Union Township Community,
We are proud to present the Master Plan for Union Township, a document which will serve as a
long-term roadmap for future growth and development. Master plans provide a framework within
which to evaluate past achievements and set guidelines for future accomplishments. They can also
justify future budgeting decisions for capital and operational expenditures and improve access to
grants and other funding sources.
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A lot has changed since 1982, when the Township last prepared a master plan. No one in the 1970s
and early 1980s could have foreseen some of the changes that would occur: the emergence of
eCommerce challenging the longstanding predominance of traditional brick and mortar retail and
services; a passenger rail station returning to town; renewing interest in compact development
containing a mix of amenities; extreme weather events exacerbated by climate change; and, most
recently, a global pandemic causing significant disruptions to daily life for virtually everyone. These
changes have necessitated a comprehensive review and update. How we galvanize our strengths as
a Township, including our natural assets, transportation infrastructure, built environment, and
growing diversity, provide us with the ability to address these challenges.
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We began the process of updating our master plan in February 2019, when we selected the planning
professionals at Maser Consulting to guide us through this process. Their team brought a diverse set
of skillsets and experiences in analyzing data, understanding public concerns, and preparing
recommendations for future action. Township officials provided information and insights into the
data that helped assemble a “snapshot” of the community. The opinions and ideas of residents and
stakeholders, gathered through a series of interviews and community meetings, helped illustrate and
provide context to this data. This input has not gone unacknowledged; the goals, objectives,
recommendations, and structure of this document were influenced by your feedback.
A well-rounded understanding of existing conditions, trends, and challenges, both internal and
external, serves to inform a robust set of recommendations for future action and responses for future
development. Going forward, we acknowledge that there will be unknowns ahead, however, we are
confident that this plan will provide us the flexibility to respond to these uncertainties as we maintain
and enhance the quality of life for residents, visitors, and businesses.
This Master Plan illustrates how we can build on our past successes and continue to improve. The
Committee and I look forward to working with all of you to ensure that Union Township continues
to remain an attractive place to live, work, play and invest.
Sincerely,

Michèle S. Delisfort, Mayor
Introduction | Union Township Master Plan 2

What is a Master Plan?
The Union Township Master Plan is intended to
serve as a long-term roadmap for future growth
and development. Master plans provide a longrange vision of the recommended actions
necessary to guide the physical development of a
geographic area to achieve their goals. Master
plans often operate under a set of assumptions
based on a “snapshot” of the community at the
time; this evaluation of existing conditions,
trends, and challenges, both internal and
external,
subsequently
informs
recommendations for future action and
effectively respond to present and future
development.

This is not to suggest that the Township has not
engaged in long-term planning over this period
of time. Rather, it has continuously reexamined
its long-term assumptions, goals, and objectives,
which had continued to be relevant in the face of
these changes. It has updated plans and
ordinances to respond to requirements at the
state level, responded to site-specific areas of
concern, and implemented the community vision
established by the 1982 Master Plan.
As the Master Plan nears 40 years of existence,
however, the extent of the changes that have
occurred since that time, many of which could
not have possibly been foreseen in the late 1970s
and early 1980s when it was prepared, necessitate
a comprehensive review and update. The
township faces numerous opportunities and
challenges, including the emergence of
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Why Was a New Plan Needed?

time, Union Township has continued to grow
and respond to different economic, social,
environmental, and regulatory changes.
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A lot has changed both inside and outside of
Union Township since it last prepared a master
plan in 1982. i In the nearly 40 years since that

Figure 1: Community Meeting Flier
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eCommerce; a renewed interest in compact
development containing a mix of amenities; a
passenger rail station returning to town; extreme
weather events exacerbated by climate change, or
a global pandemic. How the township galvanizes
its strengths, however, provide it with the ability
to address these challenges.

What Went into the Development
of This Master Plan?

Initial development of the plan began with a
review of all relevant planning data for Union
Township, including its 1982 Master Plan, its
periodic Reexamination reports of its Master Plan
and development regulations in 1988, 1994, 1998,
2006, and 2010, its 2005 Stormwater Management
Plan, its 2017 Housing Element and Fair Share
Plan, existing land use and development
regulations, Redevelopment Plans, and available
zoning board annual reports. This was
supplemented by demographic and other
quantifiable data.
This information was used to start a conversation
with the Union Township Master Plan
Subcommittee to review initial findings, assess
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This updated Master Plan for Union Township
was prepared with the involvement and input
from residents, businesses, and Township
officials. In February 2019, the Mayor and
Township
Committee
appointed
Maser
Consulting to prepare a complete update to the
Township’s Master Plan, a process which would
include extensive data analysis and public

engagement to assemble a document which
would outline a set of recommendations for
future action.

Figure 2: Community Engagement Session No. 1, held at the Union Senior Center on September 9, 2019.
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the status of existing goals, objectives, and policy
recommendations, and address any areas where
gaps existed in the data.
To provide on-the-ground context to this data,
planning staff from Maser Consulting conducted
a series of stakeholder interviews and
community engagement sessions during the
summer and fall of 2019. Interviews were
conducted with different representatives from
the community, including Township officials,
school district personnel, business owners, and
developers.
This was followed by four
community meetings, held throughout town
during September and October 2019:
Senior Center (968 Bonnel Court) on
September 9th at 10:00 am

•

Crossroads Church (2815 Morris Ave) on
October 1st at 7:00 pm

•

Vauxhall Meeting Center (333 Russell St)
on October 23rd at 7:00 pm

YMCA at 5 Points (201 Tucker Ave) on
October 29th at 7:00 pm

Additional interviews were scheduled following
these community meetings to obtain additional
feedback or clarification on specific topic areas.
The opinions and ideas raised by residents and
stakeholders from this process helped to guide
the goals, objectives, recommendations, and
structure of the final document.
These community meetings enabled residents
and business owners the opportunity to learn
about the Master Plan process, ask questions, and
provide feedback. Participants were asked to
provide comments and opinions on several
broad topic areas: community facilities,
stormwater
management,
sustainability,
parking, circulation, land use, housing, and
economic development. Participants provided
feedback, both positive and constructive, on
daily life in town, identifying community assets,
and areas that could be improved.
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Figure 3: Community Engagement Session No. 1, held at the Union Senior Center on September 9, 2019.
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availability, and transportation options
that meet the needs of different ages and
abilities.

The feedback from the subcommittee,
community meetings, and public meetings
(hereinafter referred to as the “community
engagement process”) was then used to develop
the Master Plan.
To evaluate and respond to these challenges and
opportunities, this plan examines the following
factors:
Land availability for new development
and redevelopment.

•

Challenges and opportunities inherent in
redevelopment and shifting economies.

•

Population growth and demographic
change, including necessary services to
address growth and change, trends in
housing and commuting patterns.

•

Mobility, matching transportation to
shifting land use patterns, parking

Strengths

Existing pedestrian-oriented development
patterns

•

Access to rail transit service

•

Access to commuter bus service

•

Ensuring availability of public services.

•

Preparedness through
sustainable practices.

resilient

and

Weaknesses

Union Township characteristics that function as
disadvantages compared to other areas
•

Perceived availability of parking

•

State/County jurisdiction of major roadways
in town

•

Bike/Pedestrian connectivity between
residential, commercial, and transit centers

Proximity to major highways
Historic character
Affordability

•

Location along the East Coast Greenway

•

Local employment centers

Opportunities

Outside elements that Union Township may be
able to utilize to its benefit

External

Preserving water quality and natural
resources.

The interplay of these different issues are at the
heart of what affects quality of life for residents,
businesses, visitors, and investors. The feedback
and recommendations generated from these
discussions was used to identify potential
strengths, weaknesses, opportunities, and threats
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Table I-1
WHAT IS SWOT?

Union Township characteristics that serve as
advantages over other areas

•

Provision of open space and recreation.
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Threats

Outside elements that could be detrimental to
Union Township

•

Market shift toward favoring walkable and
transit- oriented communities

•

eCommerce disruptions to traditional “brick
and mortar” retail

•

Potential New Jersey Transit service
expansions (express service, increased
service)

•

New Jersey Transit service reliability

•

Episodic flooding, and extreme weather
associated with climate change affecting
transit service and main roadway corridors
to outside employment centers.

•

Rising costs of living in urbanized areas near
New York City

Introduction | Union Township Master Plan 6

•

Land Use

•

Sustainability
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(“SWOT”), which then guided the preparation of
the Master Plan (Table I-1).

R

These findings have been organized into
individual topical chapters, or elements, as they
are referred to in this document. These elements
provide a comprehensive snapshot of the town’s
present-day landscape, and identify a series of
goals, objectives, and specific actions that seek to
ensure that Union Township continues to remain
an attractive place to live, work, play, and invest.
The elements that compose this master plan
include the following:
Parks, Recreation, and Open Space

•

Circulation

•

Housing

•

Community Resources

•

Historic Preservation

•

Stormwater

•

Economic Development

D
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Many issues do not neatly “fit” into one category,
but rather are inextricably linked. For example,
bicycle pathways might be a goal of the
Circulation Element to reduce automobile
congestion and improve transportation access to
a greater segment of the population, but it can
also be a goal of the Community Facilities
Element to provide recreational amenities to
residents, as well as a goal of the Economic
Development Element in designing spaces that
are attractive to potential employers and
prospective employees.

The Master Plan was then presented before
the Township’s Planning Board on [DATE]
during an advertised public hearing where the
Board and public could review and ask
questions. On [DATE], the Planning Board
voted to adopt the Master Plan.

AF
T

R

D

AF
T
R

D

Figure 4: Building Zone Map for Township of Union, dated 1937, with revisions through 1940. Source: Union Township Historical Society.

Introduction

Communities have authority to shape their
design
and
character
through
zoning,
subdivision and land development regulations.
Master plans provide a long-range vision of the
recommended actions necessary to guide the
physical development of a geographic area to
achieve their goals. Master plans often operate
under a set of assumptions based on a “snapshot”
of the community at the time; this evaluation of
existing conditions, trends, and challenges, both
internal and external, subsequently informs
recommendations for future action.
Over a quarter century has passed since the
Township last adopted a comprehensive Master
9 Union Township Master Plan |Background Analysis

Plan. During this period, Union Township has
undergone significant physical and economic
changes.
Understanding what is currently on the ground
in Union Township establishes a baseline
“snapshot” of the area, including demographics,
economics, natural conditions, transportation
infrastructure, and existing land uses. Although
past trends do not necessarily predict future
conditions, they can provide a baseline of
existing conditions in the area and call attention
to emerging trends. This information is then used
to initiate discussions with residents, businesses,
local officials, and other key stakeholders that
provide additional context in order to help

AF
T
R

Figure 5: Regional Context
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identify priorities for future action, guided by an
overarching vision, and implemented through a
series of goals, objectives, and recommendations.
Simply put, this Background Analysis serves as a
present-day almanac of Union Township that can
then be used to develop a sound and wellplanned future.

Geographic Reference
Union Township is located in Union County,
along its northern boundary shared with Essex
County. The Township’s boundaries to the east
and west are largely influenced by the Rahway
River (west) and the Elizabeth River (east). The
town shares boundaries with five Union County
municipalities:
Springfield
Township,
Kenilworth Borough, Roselle Park Borough, the
City of Elizabeth, and Hillside Township. Its
shared boundary with Essex County means that
the Township is also located adjacent to Millburn

Township, Maplewood Township, and Irvington
Township.

Neighborhoods
At just over 9 square miles in area, Union
Township is one of the larger municipalities in
Union County, and New Jersey as a whole. Like
other larger municipalities, neighborhoods can
take on added significance to identify a
respective part of the whole, with each
exemplifying different defining characteristics.
The boundaries of these areas may be more
subjective than political boundaries, with
identity tied to historic settlements, post offices
(and thus mailing addresses), but also housing
developments, or other features that distinguish
it from other areas. Despite the different ways to
define a “community” or delineate neighborhood
boundaries, common place names are used to
refer to certain areas of the Township. In Union
Background Analysis | Union Township Master Plan 10

Township, this includes such neighborhoods as
Battle Hill, Connecticut Farms, Galloping Hill,
Headlentown, Putnam Manor, Salem, Townley,
Union, and Vaux Hall.

A FEW WORDS ABOUT POPULATION
DATA

Table BA-1
HISTORICAL POPULATION TRENDS
Population

Change

1920
1930
1940
1950
1960
1970
1980
1990
2000
2010
2018

3,962
16,472
24,730
38,004
51,499
53,077
50,184
50,024
54,405
56,642
58,757

-315.7%
50.0%
53.7%
35.5%
3.1%
-5.5%
-0.3%
8.8%
4.1%
3.7%

Source: 2010 Census Table DP-1, Census Population Estimates Program &
http://lwd.dol.state.nj.us/labor/lpa/census/2kpub/njsdcp3.pdf

Development History

Data from the Decennial Census of Population
and Housing, conducted every ten years by the
US Census Bureau, provides detailed
demographic information such as total
population, sex, age, race, and household size
among others. The last decennial census was
completed in 2010 and the 2020 census is
currently underway. The decennial census is
constitutionally mandated.
The American Community Survey (ACS) is a US
Census Bureau program that is designed to
estimate population and housing
characteristics on an annual basis, such as age,
school attainment, journey to work, and type of
housing. The ACS then releases these estimates
as “1-year estimates” and “5-year estimates,”
based on the period used for data collection.
According to the US Census Bureau, 1-year
estimates provide the most current data but
have a larger margin of error due to a smaller
number of people surveyed. The 1-year
estimates are only prepared for geographic
areas with populations of 65,000 and over, with
limited data available to communities with
populations of at least 20,000 people. On the
other hand, 5-year estimates utilize a larger
sample size and thus provide greater precision;
however, data may not be as current as the 1year estimate. In addition, 5-year estimates
are conducted for all geographic areas.
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Union Township’s geographic proximity to
major urban centers in New York and New Jersey
has led to the township serving as a crossroads
from areas further west, which, in turn, has
influenced its development patterns. A century
ago, Union Township was serviced by numerous
rail lines, including the Rahway Valley Railroad,
with stops at Kate Miller Station (near Springfield
Road), Doty Station (North of Chester Avenue,
near the boundary with Kenilworth) and the
Lehigh Valley Railroad, accessed via Townley
Station (today’s Union Station). The short-lived
Morris County Traction Company also operated
a streetcar between the Town of Dover (Morris
County) and the City of Newark. The town was
also served by numerous major roadways, many
of which still exist today, including Springfield
Avenue, Morris Avenue, and Stuyvesant
Avenue, and as demonstrated in Table BA-2
much of the Township’s existing housing stock
that was constructed through 1940 is located near
Springfield Avenue, Chestnut Street, Morris
Avenue, and Stuyvesant Avenue.

11 Union Township Master Plan |Background Analysis

For this Master Plan, data from the 2013-2017
American Community Survey 5-Year Estimates
will be used unless indicated otherwise.
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Figure 6: Union, 1930
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The Roaring Twenties and Beyond:
Union Begins to Grow

D

In 1920, Union’s population was just under 4,000
people at 3,962. ii By 1930, the population had
jumped to 16,472, an increase of over 300 percent,
with significant growth continuing through the
1940s and 1950s, coinciding with the
development of I-78 and the Garden State
Parkway. From the 1960s to the present, the pace
of development slowed as the amount of
undeveloped land became more and more scarce.
Correspondingly, an estimated 2/3 of the
housing that exists in Union Township today was
built prior to 1959, and 79 percent of housing is
50 years of age or older. iii Following population
losses recorded in 1970, 1980, and 1990, Union
Township’s population in 2000 eclipsed its 1970
peak (53,077 residents) with 54,405 residents
within its borders. The 2010 Census found that

the population continued to increase (56,642
residents), and recent estimates suggest that the
population is continuing to grow, with an
estimate of 58,757 residents for the year 2018. iv

Future Projections: Union Continues
to Grow
These population increases are expected to
continue. Future projections prepared by
northern New Jersey’s regional planning agency,
the North Jersey Transportation Planning
Authority (“NJTPA”), has produced population
forecasts through 2045. According to NJTPA, the
Township’s population is projected to increase by
12,278 persons between 2015 and 2045. This
represents a 21.3 percent population increase.
The Township would need to realize a net gain of
409 residents per year to reach the projected
population.

Background Analysis | Union Township Master Plan 12

Table BA-2
AGE OF HOUSING STOCK
Year Built
1939 or earlier
1940 to 1949
1950 to 1959
1960 to 1969
1970 to 1979
1980 to 1989
1990 to 1999
2000 to 2009
2010 to 2013
2014 or later

Number of Units
(2013-2017 ACS)

Percent

21,516

100%

4,552
4,814
5,155
2,684
1,129
1,062
1,235
719
166
0

Total
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Source: 2013-2017 ACS Table B25034

Figure 7: Year Structure Built
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21%
22%
24%
12%
5%
5%
6%
3%
1%
0%

Land Use: How is
Land Used?

Table BA-3
LAND USE (2018) ASSESSMENT DATA

Land Use Class

Number of Parcels

Vacant
Residential
Farm Homestead
Farmland
Commercial
Industrial
Apartment

154
16,183
0
0
730
195
49

Total Value

Percentage

6,086,400
744,964,800

0.6%
Measuring how land is used,
72.1%
particularly on a large scale, can
0.0%
be
accomplished
through
0.0%
analysis of several different
189,266,800
18.3%
measures. Property tax data,
69,478,800
6.7%
aggregated by the state as “MOD
22,773,600
2.2%
IV,” divides properties into
Total
17,311
$1,032,570,400
100%
specific categories based on their Source: http://www.nj.gov/dca/divisions/dlgs/resources/property_tax.html
Another measure is found through the New
use. A bank would be classified as “commercial,”
Jersey Department of Community Affairs, which
a park would be “public,” housing with
aggregates some of this data and can provide a
individual ownership (i.e. single family,
big picture view of the town based on general
townhomes, condos) would be “residential,”
land use classes, assessed property values, and
higher density housing under single ownership
the number of parcels. This data too has its
would be “apartments” and a place of worship
limitations, however, as it excludes acreage of
would be “church/charitable.” There are some
property, and non-taxable properties, such as
limitations to this data, however. Based on this
parks. Based on this data, residential,
information, nearly 91 percent of properties in
commercial, industrial, and vacant land uses are
town are assessed for uses considered to be
similar to what is found in the individual MODresidential, non-apartment, use. v Because this
IV property records.
information is ultimately used for tax assessment
purposes, land “use” is evaluated through a
Finally,
New
Jersey’s
Department
of
specific lens. For example, residential properties
Environmental
Protection
examines
large-scale
that receive property tax relief under the
changes in land uses and land coverage based on
statewide exemptions for disabled veterans are
analysis of aerial photography, however,
not assessed as “residential” but “other exempt.”
considering that the minimum mapping unit is 1MOD-IV also does not account for areas such as
acre, small changes in land use may not be
roads, and in some cases, waterbodies.
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Land Use Codes
1
2
4A
4B
4C
5A
5B
6A
15A
15B
15C
15D
15E
15F

Table BA-4
2019-MOD-IV PROPERTY DATA

Vacant Land
Residential
Commercial
Industrial
Apartment
Class I Railroad
Class II Railroad
Personal Property Telephone
Public School Property
Other School Property
Public Property
Church and Charitable Property
Cemeteries and Graveyards
Other Exempt Properties

Grand Total

Properties
158
16,176
722
194
49
5
6
1
12
6
340
89
9
52

17,819

Percentage of All Properties
0.9%
90.8%
4.1%
1.1%
0.3%
0.0%
0.0%
0.0%
0.1%
0.0%
1.9%
0.5%
0.1%
0.3%

100.0%

Source: Open Public Records Search System (OPRSS)

Background Analysis | Union Township Master Plan 14

captured. This data can be mapped to provide a
summary understanding of development
patterns in order to inform changes to zoning and
development regulations.

What is on the Ground Today? Union
Township’s Built Landscape

D

R

AF
T

To establish the best available “snapshot” of the
town’s existing landscape, the Existing
Conditions Land Use Map is generated using a
combination of property tax data, aerial imagery,

and public input. Based on review of these
different measures, approximately half of Union
Township’s land area, excluding roads, is
dedicated to residential and apartment uses.
Nearly one third of land area is dedicated to
commercial uses, parks and open space, and
industrial use. The figure on the following page
shows the estimated breakdown of land uses by
area throughout town. This map and others are
provided in greater detail in the Map Volume included
with the Appendix.

Figure 8: Existing Land use

15 Union Township Master Plan |Background Analysis
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Figure 9: Estimated Land Use Distribution
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Impervious Coverage
Land Cover data is
also used to assess
the ability of the
ground to absorb
water, also referred
to pervious or
impervious
coverage.
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In a natural water
system, rainwater
infiltrates the
ground or enters a
waterbody. In
developed areas,
impervious
surfaces, such as
paved surfaces
and buildings,
inhibit natural
infiltration of
water, leaving
runoff to collect
and transport materials, chemicals, or even heat from these surfaces into the ground or
waterways, polluting them and causing greater problems. While images of marine life
suffocating from plastic six-pack rings have become iconic reminders of the impacts from
littering, stormwater pollution can come from a variety of sources and cause extensive
damage without effective management. Thermal pollution, generated when stormwater
travels over hot surfaces and directly into waterways, can stress fish and other aquatic life that
require a certain temperature for survival. Improper or excessive use of lawn treatment
chemicals can trigger algal blooms in waterbodies and reduce oxygen availability. Winter
roadway treatments using salts can harm freshwater species as well as contaminate and
degrade water supply.
In Union Township, the most significant concentrations of impervious coverage, outside of
roads, are seen in and around its commercial and industrial centers. Fortunately, reducing
stormwater pollution does not require communities to abandon their commercial centers and
downtowns, where high density and high intensity development is often critical to their success.
Green infrastructure and low impact development are two techniques that can incorporate
stormwater controls in these settings. This and more can be found in the Stormwater
Management Element and the Green Building and Environmental Sustainability Element.

17 Union Township Master Plan |Background Analysis

Housing Type by Units in Structure

0%
Mobile Home

0%

50 or more

4%

7%
1%
1%
1%

20 to 49
10 to 19

1%

5 to 9

2%

2%

3 or 4

5%

6%
14%

2

13%
4%

1, Attached

68%

4%

1, Detached

68%
0%

10%
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40%

Figure 10: Housing Type by Units In Structure. Source: Census 2000, and 2013-2017 ACS.

Changing Development
Characteristics
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While the number of new homes has tapered
from the first half of the 20th century, there are
noticeable changes to the characteristics of
housing in town, presumably from both retrofits
to existing homes, as well as the new homes
through infill of oversized lots or the
redevelopment of existing properties. vi Union
Township is predominantly characterized by
single-family detached residential housing,
composing 68 percent of housing stock in town,
and remaining largely unchanged since 2000.
Noticeable gains are seen however in the
numbers of higher-density housing, such as
housing containing 50 or more units, which went
from 865 units in 2000 to a recent estimate of 1,476

TYPE
Union
Township
Union
County

Total
Single
Multi
Total
Single
Multi

units. Between 2000 and 2007, the number of
building permits for single family residential
development in town (206) represented 39
percent of residential building permits issued.
From 2008-2018, the percentage of residential
building permits for single family residential
development dropped to 12 percent (141
permits).
The limited amount of undeveloped, developable
land in Union Township means that future
development will take place through the
repurposing or redevelopment of existing sites.
This is presently taking place at the Schaefer Salt
redevelopment site, where a former salt factory
will be transformed into a 154-unit residential
community. Recent property tax data suggests
that nearly 1 percent of properties in town are

Table BA-5
BUILDING PERMITS (2008-2018)

2008

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

Total

13
13
0
673
323
350

8
8
0
488
234
234

3
3
0
730
228
502

7
7
0
566
198
368

13
8
5
929
256
673

12
6
6
1,111
418
693

6
6
0
1,966
406
1,560

413
6
407
2,185
399
1,786

42
8
34
1,594
370
1,224

71
71
0
1,091
349
742

554
5
549
2,312
305
2,007

1,142
141
1,001
13,645
3,486
10,159

Source: New Jersey Department of Labor & Workforce Development
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Table BA-6
HOUSING OCCUPANCY

2000

Housing Units

Number
19,534
467
126
59*
108
40
134

Occupied units
Vacant units

For rent
Rented, not occupied
For sale only
Sold, not occupied
Seasonal
Other

Total

2010

Percent
97.70%
2.30%
-

20,001

100.00%

Number
19,556
694
208
17
152
44
67
206

20,250

Percent
96.60%
3.40%
-

100.00%

2013-2017
Number
20,419
1,097
300
0
242
231
138
186

21,516

Percent
94.90%
5.10%
-

100.00%

*2000 Census is measured as "Rented or sold, not occupied"
Source: 2000 Census Table H005 & DP-1; 2010 Census Table H5 & S2501; 2013-2017 ACS 5 Year Estimates

R

Housing Tenure

D

Recent estimates from the American Community
Survey suggest that while the number of
residential housing units have increased, the
proportion of occupied units has decreased. In

Housing Tenure of Occupied Units
100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

76.50%

2000, over 97 percent of housing units were
occupied. Recent estimates suggest that this
percentage has dropped to below 95 percent.
Contributing to the vacant units is an increase in
units that are currently for rent or sale, units that
have been sold but are presently not occupied,
and seasonal units. During this period, the
township has seen a gradual increase in the
number of renter-occupied housing and a
corresponding decrease in owner-occupied
housing. Recent estimates suggest that 73 percent
of housing is owner-occupied, versus 27 percent
renter-occupied.
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vacant, however, many of these lots designated
as “vacant” may be in the process of
redevelopment. Other vacant lots may be
constrained by environmental factors, such as
wetlands, and may not be buildable.
Opportunities for new development on scattered
small lots may still exist, however, absent
redevelopment of existing sites, future largescale residential development on the scale of
what was last experienced in the 1940s and 1950s
is highly unlikely.

75.40%

23.50%

2000
Owner-Occupied

73.00%

27.00%

24.60%

2010

2013-2017 ACS

Renter-Occupied

Population Density
Union is characterized by moderate density
development, similar to other New Jersey
municipalities where development occurred
extensively prior to the widespread adoption
of the automobile. With an estimated 2018
population density of 6,468 persons/square
mile, Union’s traditional neighborhood
development patterns are more similar in
character to municipalities like Morristown
(estimated density of 6,370 persons per
square mile) and Montclair Township (6,194
persons
per
square
mile),
where
development has been traditionally oriented
around transit. The Town has a greater
population density than Union County as a
whole (5,296 persons/sq. mile), and even
more so than the state (1,147 persons/sq.
mile).

Figure 11: Housing Tenure of Occupied Units. Data source: Census 2000, 2010, and 2013-2017
ACS.
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Table BA-7
POPULATION DENSITY-STATEWIDE CONTEXT
Rank

Municipality

Population Density

1
2
3

Guttenberg
West New York
Union City

58,570
53,326
53,155

77
78
79

Little Ferry
Union Township
Bradley Beach Borough

6,472
6,468
6,463

563
564
565

Pine Valley
Washington (Burlington)
Walpack

12
7
0.4

2018 Population Estimates Program

Community Anchors/Economic
Activity

Those working in Union Township come from
across the state. Recent estimates suggest that 16
percent of those employed in Union Township
live in town, while over 27 percent come from
elsewhere in Union County, with Elizabeth
contributing the largest proportion of employees,
at 9.5 percent. Those commuting in from the
neighboring counties of Essex, Morris, Somerset,
Middlesex, and Hudson account for 40 percent. ix
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Union is anchored by numerous local resources,
including its passenger rail station on the Raritan
Valley Line, Kean University, which has existed
in town since its move from Newark in 1957, its
downtown and neighborhood centers, and its
major corporate tenants. Together, the public and
private sectors currently employ over 28,000
people, across over 1,700 different private sector
establishments, in addition to federal, state, and
local, government. vii As indicated in the
Economic Development Element, the greatest
number of establishments are in Health/Social
(255 establishments) and retail trade (249
establishments) industries, which provide
employment for nearly 1/3 of those working in
Union Township. The highest annual wages
belong to the Professional/Technical industry
($97,421),
while
the
lowest
is
in
Arts/Entertainment ($19,299), and the average

private sector wage for those working in Union
is just over $51,000. Public sector employment
makes up 12 percent of the overall workforce,
most of which are related to local employers,
such as the township and school district, and
state employment, namely Kean University.
Similar to the residential population, NJTPA
projects employment in Union Township to
continue to grow, with a projection of 35,967 jobs
by 2045. viii Additional detail can be found in the
Economic Development Element of this Master
Plan.

Class of Worker

Recent estimates indicate that 93 percent of the
residents in the workforce are employed. Of the
employed population, 81 percent worked as
private wage and salary workers in 2000, with
recent estimates suggesting that this remains the
case. Similarly, the proportion of residents
employed as government workers, selfemployed workers, and unpaid family workers
has remained stable.

Table BA-8
CLASS OF WORKER

Civilian Labor Force
Private wage and salary workers
Government workers
Self-employed workers
Unpaid family workers
Armed Forces

Total employed residents
Total unemployed residents
Total residents in workforce

Where do Residents Work, and
How do they Get There?

Number of
Workers (2000)

Percent

Number of
Workers (2017)

Percent

21,253
3,750
1,089
43
0

81%
14%
4%
0%
0%

24,527
4,529
1,073
5
35

81%
15%
4%
0%
0%

26,135
1,236
27,371

95%
5%
100%

30,169
2,170
32,339

93%
7%
100%

Source: 2000 SF 3 DP-3; 2013-2017 ACS 5 Year Estimate S2406
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WHERE DO EMPLOYEES IN UNION
TOWNSHIP LIVE?
27,597
12,674
4,651
2,746
688
539
527
523
431
414
362
309
276
203
199
195
183
111
97
77
59
57
27
5,332
2,551
1,255
1,386
1,167
902
669
545
388
224
155
154
80
65
50
823
586
237
302
219
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New Jersey
Union County
Union township
Elizabeth
Linden
Roselle Park
Plainfield
Cranford
Roselle
Springfield
Hillside
Clark
Kenilworth
Westfield
Scotch Plains
Summit
Rahway
New Providence
Mountainside
Garwood
Fanwood
Berkeley Heights
Winfield
Essex County
Middlesex County
Hudson County
Somerset County
Morris County
Monmouth County
Bergen County
Ocean County
Passaic County
Hunterdon County
Mercer County
Sussex County
Warren County
Camden County
Burlington County
New York
New York City
Rest of New York State
Pennsylvania
Other

Number of
People

Total

ACS 2011-2015

Place of Work

New Jersey
Union County
Union township
Elizabeth
Springfield
Summit
Linden
Mountainside
Plainfield
Hillside
Westfield
Clark
Cranford
Roselle
Berkeley Heights
Kenilworth
Rahway city
New Providence
Roselle Park
Scotch Plains
Garwood
Fanwood
Winfield
Essex County
Middlesex County
Morris County
Hudson County
Somerset County
Bergen County
Passaic County
Monmouth County
Hunterdon County
Burlington County
Mercer County
Warren County
Gloucester County
Camden County
New York
New York City
Rest of New York State
Pennsylvania
Other
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Place of Residence

Table BA-9
WHERE DO UNION TOWNSHIP RESIDENTS
WORK?

28,941
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Total

Number of
Residents

24,958
10,779
4,651
1,376
782
682
318
316
294
275
275
273
254
248
232
214
204
153
107
78
31
13
3
6,572
1,578
1,459
1,380
1,184
938
457
243
140
68
68
43
30
19
2,982
2,851
131
190
80

28,210

Civilian Population by Occupation
45%
40%

42%
37%

35%
30%

26%

24%

25%
20%

16%

17%

14%

15%
7%

10%

7%

9%

5%
0%

Management,
professional, and
related

Service

Sales and office

Union Township

Construction,
extraction, and
maintenance

Production,
transportation, and
material moving

Union County

AF
T

Figure 12: Civilian Population by Occupation. Data source: 2013-2017 ACS.

residents in the workforce. The percentage of
employed residents who live and work in Union
Township is 16 percent, and another 21 percent
leave town, but remain in Union County for
work, with Elizabeth employing the greatest
percentage of residents. Residents who travel to
neighboring counties make up 43 percent.
Overall, recent estimates indicate that the
average commute to work for residents is just
over 30 minutes, up from 27 in 2000. xi

The largest share of Union Township and Union
County residents are employed in management
and professional occupations, followed by those
in sales and office, and service occupations. In
2000, these three occupations made up 81 percent
of Union’s total workforce, and it remains high at
84 percent, based on recent estimates. x

R

For Union Township residents, the vast majority,
over 88 percent, work in New Jersey. Those
leaving the state predominantly work in New
York City, which employs 10 percent of township

D

How do Residents Travel to Work?
3.1%

Worked at home

0.9%

Other Means

2.1%

Walked
Public Transportation (Excludes taxicab)

8.8%

Car, Truck, or Van (Carpooled)

8.2%
76.8%

Car, Truck, or Van (Drove Alone)
0%

10%

20%

30%

Percent (2013-2017 ACS)

40%

50%

60%

70%

80%

90%

Percent (2000)

Figure 13: Means of travel to work. Data source: 2000 Census and 2013-2017 ACS
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rides into New York Penn Station, where instead,
riders must transfer at Newark Penn Station. As
a result, despite its proximity to New York City,
rail travel into New York Penn Station can be
comparable in time to driving into the city via a
personal automobile. In addition, many residents
who leave town for work travel to areas that
would not be directly served by the Raritan
Valley Line, including the Union County
municipalities of Elizabeth (1,376 residents),
Springfield (782 residents), and Summit (682
residents), but also Millburn in Essex County
(over 1,000 residents), Middlesex County (1,578
residents), and Morris County (1,459 residents).
These trends may begin to change however,
particularly as the Township continues to
redevelop the area around its transit station with
greater residential density, particularly if the
recent trends in market demand for walkable and
transit-oriented development continue. In
addition, as NJ Transit continues to add “oneseat” rides into New York City, and as New York
City proceeds with adopting congestion-based
pricing to discourage automobile traffic, may
encourage
greater
use
of
alternative
transportation.
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Residents overwhelmingly, over three quarters
of the population, chose to commute to work by
driving alone. When carpooling is included, the
total percentage of the working population that
uses an automobile for their commute is
currently estimated at 85 percent. By comparison,
just under 80 percent (79.5 percent) of New Jersey
residents use a car to get to work. In Union
County, the percentage is even less, at 76.4
percent of residents. It is estimated that 8.8
percent of residents utilize public transportation
for their commute, as compared to the statewide
average of 11.5 percent, and 11.7 percent for
Union County. In addition, Union Township has
fewer percentages of people who walk, bicycle,
taxi, or motorcycle to work than the state and
county averages. It is also estimated that fewer
people work from home in Union Township (3.1
percent) than statewide (4.2 percent) and in
Union County (3.1 percent).
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On its face, this would appear to be surprising,
given the presence of a rail station in town, and
the numerous historic rail stations that had been
located here. As the Age of Development Map
indicated, however, much of the residential
development in Union Township does not
appear to have clustered around its existing or
historic train stations as typical of many
communities. The present phenomenon could be
further explained by several factors. NJ Transit’s
Raritan Valley Line provides limited “one-seat”

Travel Time (in minutes)

The extensive disruptions caused by the COVID19 pandemic to most aspects of daily life have not
excluded transportation. In some industries,
particularly office work environments, the
pandemic necessitated the increased adoption of

Table BA-10
COMMUTE TIME
2000

2013-2017 ACS

Number
567

Percent
2%

Number
292

5 to 9

2,571

10%

1,620

6%

10 to 14

3,827

15%

2,936

10%

15 to 19

4,025

16%

3,345

12%

20 to 24

3,548

14%

4,874

17%

25 to 29

1,149

5%

2,362

8%

30 to 34

3,433

14%

3,909

14%

35 to 39

725

3%

791

3%

40 to 44

861

3%

1,371

5%

45 to 59

2,028

8%

3,214

11%

60 to 89

1,537

6%

3,149

11%

928

4%

882

3%

25,199

100%

28,745

100%

Less than 5

90 or more

Total
Source: 2000 SF 3 P031; 2013-2017 ACS 5 Year Estimates B08303
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Percent
1%

remote working. The virus has led to significant
decreases in public transportation ridership in
2020. Some industries, particularly those related
to eCommerce, have seen increased sales, and
thus vehicular traffic, as stay-at-home and other
social distancing guidelines have encouraged
many to have goods and meals delivered. At the

time of this report, it is too early to know how
these behaviors will change when the pandemic
subsides, however, it is likely that the increased
adoption of remote working will have some
impact on commuting habits, and in turn, the
size, layout, and location of office spaces.

D
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Area Transit

Union Township is serviced by Union Station, an NJ TRANSIT-owned rail station apart of the Raritan Valley Line,
a commuter rail service. During rush hour, the Raritan Valley Line’s western terminus is High Bridge Station in
High Bridge, New Jersey, while all off-peak trains terminate at the Raritan Station in Raritan, New Jersey. The
eastern terminus is Newark Penn Station in Newark, New Jersey, providing connections to Amtrak’s Northeast
Corridor Line and the North Jersey Coast Line, as well as the PATH train to the World Trade Center and the
Newark Light Rail to Grove Street in Bloomfield, New Jersey. The closest station to Union Station is the Roselle
Park Station in Roselle Park, New Jersey, which is approximately 1.85 miles to the southwest.

Bus Transit
Union Township is serviced by the NJ TRANSIT bus division, several routes of which have stops within the town.
Three (3) bus routes—113 (Dunellen terminus), 114 (Bridgewater Commons terminus), and 117 (Somerville
terminus) —provide service to New York City; four (4) bus routes—65 (Bridgewater Commons terminus), 66
(Union County College terminus), 70 (Livingston Mall terminus), and 94 (Bloomfield terminus)—provide service
to Newark, New Jersey; and two (2) bus routes—26 from Elizabeth to the Irvington Bus Terminal and bus route
52 from Springfield to Elizabeth—provide local services.
This and more can be found in the Circulation Element.
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Population Dynamics
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Overall, the median age increased from
38.7 years in 2000 to recent estimates of
41.9 years. An analysis of population by
age indicates how the Township is
changing
in
its
demographic
composition, and how these changes
will impact services provided by the
Township. Persons 19 years and
younger tend to be under the care of
their parents as well as attend school
while adults ages 65 years or older tend
to need more care than those between
20 years and 64 years. In Union
Township, the share of persons aged 19
years and younger has continued to
decline since 2000, when it represented
a quarter of the population, to current
estimates that suggest only 21.7 percent
of the Township’s population is under
20 years of age. This percentage is less
than the state (24.8 percent) and county
(25.9 percent). On the other hand, the
percentage of older adults, those ages 65
and older, have slowly increased as a
percentage
of
the
population,
Figure 14: Population age distribution. Data source: 2013-2017 ACS.
increasing from 21.3 percent in 2000 to
present estimates of 22.8 percent.

35%
30%
25%

D

Household Size Changes Over Time

20%
15%
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5%
0%

2000
1-person
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2010
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4-person

Figure 15: Household Size. Data source: Census 2000, 2010, and 2013-2017 ACS
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Figure 16: Household Income Distribution by Geography. Data Source: 2013-2017 ACS.

Households
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Average household and family sizes in town
have remained largely constant since 2000. Union
had an average household size of 2.71 persons in
2000, marginally increasing to an estimated 2.79
persons based on recent estimates. Average
family size follows a similar trend, increasing
slightly from 3.25 persons in 2000 to 3.37 persons.
Two-person households consistently comprise
the largest number of households in the
Township, and the second largest category
continues to be the one-person households.

Table BA-11
POVERTY STATUS

Poverty Status
(% of People)
Poverty Status
(% of Families)

however, per capita income in Union Township
is lower than the state and county, however,
recent estimates indicate that the percentage of
individuals and families in poverty is less than
the areawide averages for the county and state.

Income Characteristics

$100,000
$90,000
$80,000
$70,000
$60,000

Union

County

State

6.2%

10.3%

10.7%

5.6%

7.9%

7.9%

2013-2017 American Community Survey 5-Year Estimates DP03

Household Income
According to recent ACS estimates, median
household and family income in Union
Township exceeds that of Union County. Median
household income in Union Township exceeds
the state median. When family income is
evaluated, Union Township ($94,076) is similar to
the state ($94,337). On an individual level,

$50,000
$40,000
$30,000
$20,000
$10,000
$0

Median
Household
Income
Union

Median Family
Income

Union County

Per Capita
Income

New Jersey

Figure 17: Income Characteristics. Data Source: 2013-2017 ACS.
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History of Plans

1982 Master Plan

1988 Reexamination
In 1988, the Township adopted a Reexamination
to its Master Plan, where it found that despite
increases in population and housing stock,
relatively little had changed with the Township’s
development patterns. xiv The report found that
eventually a new Master Plan may need to be
prepared following the adoption of the State
Development and Redevelopment Plan, as well
as the release of the 1990 census data. The 1988
reexamination also included a proposed
recycling element.

1994 Reexamination
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The 1982 Union Township Master Plan xii
included elements related to land use,
circulation, public facilities, and energy
conservation that provided recommended
actions for the long-term growth and
development of the town. These recommended
actions were guided by a series of overarching
goals and objectives. The Township periodically
revisited these goals and objectives in 1988, 1994,
1998, 2006 and 2010 as required by the New
Jersey Municipal Land Use Law, and while some
of the underlying assumptions had changed over
this time, these objectives were found to continue
to remain relevant. As part of one of these
reexaminations in 2006, the Township
supplemented this list of objectives. These
additional objectives were also reaffirmed in
2010.

outline some recommended adjustments that
would further reflect existing conditions in both
residential and non-residential development.
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The 1982 Plan was prepared in the midst of a
population decline, following rapid population
growth in the first half of the century. As a result,
the Plan found that, “As a mature community,
Union Township should experience no sharp
changes in its population or characteristics of its
population in future years. For the immediate
future, it is anticipated that new housing growth
will be slight due to the depletion of residentially
zoned vacant land. Major changes in zoning
would be necessary to alter this conclusion.” xiii
Short of conversions from single-family
dwellings into two-family dwellings, the plan
did not anticipate significant new growth of
housing in town.

The plan recommended careful attention be
made to the Kean Estate, due to its size and
development potential. The plan also noted that
future development or-reuse of large parcels
could occur, including Suburban Golf Club, the
golf range on Springfield Avenue, a nursery
property at the northeast corner of Burnet and
Stanley, and the open air theater on Route 22. The
1982 plan found land use and zoning patterns to
be fairly consistent, owing to the fact that zoning
was likely established based on pre-existing
development patterns, however, the plan did
27 Union Township Master Plan |Background Analysis

A brief reexamination was prepared in 1994 by
the Township’s Planning Board. xv This report
found that demands for industrial land has
declined, while demand for retail facilities has
increased. The report also found that changes in
population composition may affect its eligibility
for federal funding, and its need for school and
recreation facilities. As such, the 1994 report
recommended updates to the Land Use,
Housing, Circulation, Public Facilities, recycling
elements to reflect these changes. The report also
recommended the preparation of a design plan
for Union Center, an Historic Preservation Plan
Element in accordance with new state
requirements, zoning regulations that would
better conform with existing conditions, and that
development regulations be updated to reflect
new state and federal requirements.

1998 Reexamination
The Master Plan and development regulations
were reexamined again in 1998. xvi This report
found that the Master Plan and land
development regulations generally reflected the
goals and objectives of the township. The report
found that several exceptions did exist, however,
including the areas around Union Station and its
redevelopment, the Union Town Center Business
District, the I Industrial Zone, and the Lodging
Overlay Zone. The report recommended the

establishment of a zone district around Union
Station, a new Union Town Center Business
District along Morris and Stuyvesant avenues, a
new IO Industrial/Office zoning district in the
Union Station area and remove the lodging
overlay zone between Kean University and the
city of Elizabeth.

2006 Reexamination
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The Township reexamined its Master Plan and
development regulations again in 2006, which
was summarized in a report xvii that evaluated the
1982 Master Plan, the reexamination reports from
1994 and 1998, the 2005 stormwater management
plan element, and the 2005 Housing and Fair
Share Plan Element. The 2006 report provided a
detailed description of demographics, using the
recently released 2000 Census.

Stormwater Management Plan Element, 2008
Housing Plan Element and Fair Share Plan, and
the reexamination reports from 1994, 1998, and
2006. xviii The report found “The majority of the
goals and planning objectives detailed in the 1982
Master Plan were reaffirmed in the 1994, 1998
and 2006 Master Plan Reexamination Reports
and continue to remain valid. The 2006 Master
Plan Reexamination Report documented the
validity of the existing goals of the 1982 Master
Plan, and addressed any significant changes in
assumptions, policies and objectives that
occurred between the 1998 and 2006
Reexamination Reports.” This report also
reaffirmed the findings and recommendations of
the 2006 Master Plan Reexamination Report,
noting that the 2010 Report should be read in
conjunction with the 2006 Report. The 2010
Report was prepared to address several specific
issues encountered since the 2006 Report related
to downtown revitalization, township-wide
parking, zoning map changes, and development
regulations for the area around Union Train
Station.

D

R

The 2006 reexamination recommended a series of
significant changes to the Master Plan, including:
supplementing the goals and objectives from the
1982 Master Plan with topic-specific goals and
objectives, design standards for Union Center,
changes to the IO zone to include high
technology commercial and light industrial uses
while reconsidering more intense industrial uses
and uses that generate significant truck traffic,
improved regulation of signage and billboards,
increasing density in the RM Residential zone,
consideration of a Floor Area Ratio (FAR) in
residential districts to control for intensity,
redevelopment of Tuscan Dairy and Carpenter
Tech sites, rezoning parcels for consistency with
existing land uses, and replacing the I/O district
with new I/O-40 and I/O-80 districts,
recommended actions for parks and open space,
recommendations based on the requirements
established by the Council on Affordable
Housing (COAH), updates on public facilities
and the Township’s stormwater management
plan, updates and recommendations on
circulation improvements, status of existing and
potential historic sites, and a detailed list of
recommended zone changes.

2010 Reexamination
The Township most recently reexamined its
Master Plan and Development Regulations in
2010, which included the 1982 Master Plan, 2005

What’s New? Changes at the
State and County Levels Since
2010
Union Township last reexamined its Master Plan
and development regulations in 2010. The
following section identifies changes that have
occurred outside of Union Township during this
time.

Changes on the State Level
State Development and
Redevelopment Plan

In March of 2001 the New Jersey State
Development and Redevelopment Plan (SDRP)
was adopted, which amended the previous plan
adopted in 1992.
Despite a requirement by the State Planning Act
(N.J.S.A. 52:18A-196 et. seq.) to update the plan
every three years, a revised State Plan has not
been adopted in nearly 20 years. In 2011-2012, the
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incentives for land preservation, agriculture
development
and
retention,
historic
preservation, environmental protection and
stewardship would be directed toward areas
preferred for preservation and protection.
It should be noted that this new plan does not
include a map, nor does it include planning area
designations as the 2001 plan did.

Council on Affordable Housing
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The New Jersey Council on Affordable Housing
(COAH) sought a stay from the NJ Supreme
Court of the March 8, 2011 deadline that the
Appellate Division imposed in its October 2010
decision for the agency to issue new Third Round
housing rules. The Supreme Court granted
COAH’s application for a stay and granted
petitions and cross-petitions to all of the various
challenges to the Appellate Division’s 2010
decision. The Supreme Court heard oral
argument on the various petitions and cross
petitions on November 14, 2012.

Figure 18: The New Jersey State Development and Redevelopment
Plan has not been updated since 2001.
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State Planning Commission prepared a draft
State Strategic Plan that would replace the SDRP.
The State Planning Commission approved the
draft Final State Plan in 2011 (Resolution No.
2011-08) to begin the process of Final State Plan
approval, which included public hearings in
February, March, and September of 2012, with
adoption scheduled for that November.
Unfortunately, following the arrival of Hurricane
Sandy in late October, the State Planning
Commission voted to table adoption, citing the
need to provide time for public review and
comment, as well as to consider issues related to
coastal recovery xix As of September 2019, the
State Planning Commission has yet to
reintroduce the State Strategic Plan for adoption.
The draft State Strategic Plan differed from the
2001 plan in that it utilizes a criteria-based
identification system for growth, limited growth,
and preservation, rather than a State Plan Policy
Map that governed the locations of different
types of development. State investment and
incentives to support development and
redevelopment would be directed toward areas
identified for growth, while investments and
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The NJ Supreme Court decided on the appeal by
the executive branch of the Appellate Court’s
decision of March 8, 2012 that disallowed the
dissolution of COAH under Governor Christie’s
Reorganization Plan No. 001-2011. The Supreme
Court upheld the lower court’s ruling, finding
that the governor did not have the power to
unilaterally reorganize COAH out of existence.
The judges found that such an action requires the
passage of new legislation.
On September 26, 2013 the NJ Supreme Court
upheld the Appellate Court decision in In re
Adoption of N.J.A.C. 5:96 and 5:97 by New Jersey
Council On Affordable Housing, 215 N.J. 578 (2013),
and ordered COAH to prepare the necessary
rules. Subsequent delays in COAH’s rule
preparation and ensuing litigation led to the NJ
Supreme Court, on March 14, 2014, setting forth
a schedule for adoption.
Although ordered by the NJ Supreme Court to
adopt revised new rules on or before October 22,
2014, COAH deadlocked 3-3 at its October 20,
2014 meeting and failed to adopt the draft rules it
had issued on April 30, 2014. In response, FSHC
filed a motion in aid of litigant’s rights with the

NJ Supreme Court and oral argument on that
motion was heard on January 6, 2015.

Statement of Strategy

P.L. 2017, Chapter 275 (A4185/S2873) was
approved on January 8, 2018, which amended the
Municipal Land Use Law to require that the
adoption of any subsequent Land Use Element to
include a “statement of strategy” related to
sustainability and storm resilience. In particular,
the statement must address: smart growth, with
a focus on the potential locations for the
installation of electric vehicle charging stations;
storm resiliency with respect to energy supply,
flood-prone
areas,
and
environmental
infrastructure; and environmental sustainability.
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On March 10, 2015, the Supreme Court issued a
ruling on the Motion In Aid of Litigant’s Rights
(In re Adoption of N.J.A.C. 5:96 & 5:97, 221 NJ 1,
aka “Mt. Laurel IV”). This long-awaited decision
provides a new direction for how New Jersey
municipalities are to comply with the
constitutional requirement to provide their fair
share of affordable housing. The Court
transferred responsibility to review and approve
housing elements and fair share plans (housing
plans) from COAH to designated Mt. Laurel trial
judges. The implication of this was that
municipalities could no longer wait for COAH to
adopt Third Round rules before preparing new
Third Round housing plans and municipalities
must now apply to Court, instead of COAH, if
they wish to be protected from exclusionary
zoning lawsuits. These trial judges, with the
assistance of an appointed Special Master to the
Court, should review municipal plans much in
the same manner as COAH previously did. Those
towns whose plans are approved by the Court
should receive a Judgment of Repose, the courtequivalent of COAH’s substantive certification.

obligation is now composed of the following four
(4) parts: Present Need (rehabilitation), Prior
Round (1987-1999, new construction), Gap
Present Need (1999-2015, new construction), and
Prospective Need (Third Round, 2015 to 2025,
new construction).
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While the NJ Supreme Court’s decision set a
process in motion for towns to address their
Third Round obligation, it did not assign those
obligations. Instead, that must be done by the
trial courts. Additionally, the Court stated that
municipalities should rely on COAH’s Second
Round rules (N.J.A.C. 5:93) and those
components of COAH’s 2008 regulations that
were specifically upheld (including but not
limited to Redevelopment Bonuses), as well as
the Fair Housing Act (N.J.S.A. 52:27D – 301 et
seq.), in their preparation of Third Round
housing elements and fair share plans.

On January 17, 2017, the NJ Supreme Court
issued a decision In Re Declaratory Judgment
Actions Filed By Various Municipalities, 227 N.J. 508
(2017) that found that the “gap period,” defined
as 1999-2015, generates an affordable housing
obligation. This obligation requires an expanded
definition of the municipal Present Need
obligation to include low- and moderate-income
households formed during the gap period.
Accordingly, the municipal affordable housing

Stormwater Regulation

The State of New Jersey has recently undertaken
several efforts to provide for the enhanced
regulation of stormwater runoff.
In December 2018, the New Jersey Department of
Environmental Protection proposed changes to
the state’s stormwater management rules
(N.J.A.C. 7:8), requiring developers to utilize
green infrastructure to meet the minimum
standards
for
stormwater
management
standards for water quality, groundwater
recharge and stormwater volume control as part
of any major development. If approved, these
rules could significantly change how stormwater
is managed in New Jersey. Previously,
developers were only required to consider and
incorporate green infrastructure “to the
maximum extent practicable,” which the NJDEP
now acknowledges involved a measure of
subjectivity. A public hearing on these rules was
held in January 2019, with a public comment
period until February 2019. As of this document,
the proposed rules are scheduled to take effect in
March 2021.
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Figure 19: Union Township's streetscape improvements in Union Center incorporate complete streets elements, providing ample space for
pedestrian traffic and bicycle racks, in addition to travel lanes and on-street parking for automobiles.
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In March 2019, Governor Murphy signed the
Clean Stormwater and Flood Reduction Act
(S1073/A2694)
into
law,
which
gives
municipalities and counties the option to
establish “stormwater utilities.” Stormwater
utilities are a tool used in communities
throughout the country to fund maintenance,
construction, and operation of stormwater
management systems through the assessment of
fees on certain impervious surfaces that
contribute into the stormwater system.

Performance and Maintenance
Guarantees

Governor Christie signed into law Assembly Bill
1425/Senate Bill 3233 into law on January 15,
2018, which amends portions of the Municipal
Land Use Law (N.J.S.A. 40:55d-1 et seq.). These
amendments limit the bonding required for site
improvements to those which will be dedicated
to the municipality (i.e. publicly dedicated
streets, pavement, gutters, curbs, sidewalks,
street lighting, street trees, surveyor monuments,
water mains, sanitary sewers, community septic
31 Union Township Master Plan |Background Analysis

systems,
drainage
structures,
public
improvements of open space, and any grading
necessitated by these public improvements. In
addition, municipalities can require bonding for
perimeter landscaping buffers, however, not
interior landscaping that is privately owned and
maintained. Municipalities can also require a
guarantee for site restoration to protect the public
from an unsafe or unstable condition on site. The
legislation also limits maintenance guarantees to
no more than 15 percent of the cost of the
improvements covered under the performance
guarantee, as well as the cost of the private
stormwater management facilities. As part of this
legislation, municipalities must adopt an
ordinance in order to require performance
guarantees.

Noncontiguous Cluster Development

The New Jersey Legislature amended the
Municipal Land Use Law in 2013 to permit
municipalities the ability to add the
noncontiguous cluster as an available option for
the subdivision of land, in addition to such tools

as traditional clustering or Transfer of
Development Rights (TDR). While traditional
cluster development permits the concentration of
development on a portion of the site, allowing the
remainder to be preserved, noncontiguous
cluster development permits clustering across an
entire tract, while preserving another tract
elsewhere in the municipality for parks, open
space, historic preservation or flood control. This
differs from a Transfer of Development Rights
(TDR) program in that the program is voluntary,
relying on individual landowners and
developers
to
purchase
and
transfer
development potential.

reflecting the significant changes made to the
local and regional transportation system since
2002. Only 12 percent of roadway miles in Union
County are under its jurisdiction, while 82
percent of roadway miles are maintained and
owned by municipalities. Union takes an active
role in its transportation system, coordinating
planning functions with the New Jersey
Department of Transportation (NJDOT), North
Jersey Transportation Planning Authority
(NJTPA), NJ TRANSIT, Port Authority of New
York and New Jersey (PANYNJ), NJ Turnpike
Authority (NJTA), as well Union County’s 21
municipalities, adjacent counties, and private
sector.

Complete Streets

To better understand the demographic, land use,
and commuter trends of Union, the County
implemented a step-by-step planning process to
effectively identify future needs over the next ten
years. The Steering Advisory Committee (SAC)
was established to guide development of the
plan—which included extensive public outreach
through public information sessions, a project
website, municipal outreach surveys—and this
led
to
the
creation
of
well-defined
implementation strategies. The key findings
from this process show that, between 2010 and
2040, the population of Union County is
projected to grow by 16 percent, and that heavy
traffic congestion is anticipated to increase by 50
percent. As a result, the plan recognizes the need
for Union County to explore innovative solutions
to accommodate this additional traffic. The
Transportation Master Plan also identifies varies
characteristics of the transportation network.
The County’s primary travel corridors include I78, Route 22, I-278/Goethals Bridge, and Route
24, Route 124 and Route 82, the Garden State
Parkway, the NJ Turnpike, Route 1&9 and Route
27. Of the 605 signalized intersections within
Union, 338 are at a County road intersection; the
County also owns 129 bridges, many of which are
either structurally deficient or functionally
obsolete, requiring rehabilitation. There are
various opportunities throughout the County for
public transportation, such as rail service
(Northeast Corridor, North Jersey Coast Line,
Raritan Valley Line, and the Morris & Essex Line)
and a network of 25 different NJ TRANSIT bus
routes, both of which serve major population and
employment centers.
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The New Jersey Department of Transportation
(NJDOT) adopted a Complete Streets Policy in
late 2009. Complete streets are systems that
ensure that roadways can accommodate users of
all ages and abilities by providing multiple
modes of travel, including walking, bicycling,
mass transit, and the automobile. Communities
that adopt a complete streets policy are expected
to consider complete streets as part of future road
improvements and development projects. At
present, eight counties and 169 municipalities
have adopted complete streets policies. The
intent of the policy is to provide streets to meet
the needs of all types of users and all modes of
circulation- walking, bikes, cars, trucks, and
buses. Several New Jersey municipalities have
expanded the complete streets concept to include
“Green Streets,” which provide an additional
way to improve and manage stormwater as part
of future capital improvements to roads and
drainage systems. While a complete streets
program requires municipalities to consider the
needs of all users and abilities as part of a
roadway improvement or development project,
green streets incorporate green infrastructure
into roadway design.

County Changes
2016 Transportation Master Plan

In October 2016, the Union County Board of
Chosen Freeholders adopted the Union County
Transportation Master Plan as a framework for
future transportation planning and investment,
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stated purpose of this mitigation plan was to
rationalize the process of determining
appropriate hazard mitigation actions to reduce
the effects of potential hazards. The 2016 update
focused on 6 natural hazards and 2
technological/manmade hazards: flood, storm
surge, high wind-straight-line winds, hazardous
material releases—fixed sites, hazardous
material releases-transportation, severe stormwinter weather, extreme temperatures-cold and
extreme temperatures-heat. The plan also
evaluated another 10 potential hazards at the
county level. The plan developed a series of goals
and objectives, which were then tailored by the
individual participating municipalities. More
information on natural hazards and storm resilience
can be found in the Land Use and Green Building and
Environmental Sustainability elements.
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The 2016 Transportation Master Plan modified
the goals developed as part of the 2002 Master
Plan modified to reflect trends and current
conditions, as well as added a new goal related to
resiliency and sustainability. In addition, the

R

Union County Master Plan (1998)

D

Union County Transportation Master Plan
outlines a series of Implementation Strategies,
related to transportation and land use planning
that affect the components of the County’s
transportation network. These strategies, related
to projects and policies, identify the County’s role
in the project, active partners, project category
(such as roadways, railroads, planning, bridges,
resiliency), a project timeline, the master plan
goal(s) the strategy helps to implement.

2016 Union County Hazard Mitigation
Plan Update

Union County prepared an update to its 2010
Multi-Jurisdictional Hazard Mitigation Plan in
2016, a requirement by the federal government
for communities to remain eligible for federal
disaster assistance and grant funding.
Preparation of the plan involved the participation
of 20 of Union County’s 21 municipalities. The
33 Union Township Master Plan |Background Analysis

The County prepared a Master Plan in 1998,
which outlined a series of goals and objectives
related
to
housing,
development,
transportation/circulation,
and
economic
development. These goals and objectives were
supplemented by a demographic profile, a Land
Use Plan, Circulation/Transportation Plan, and
an Economic Development Plan. At the time, the
1998 Master Plan anticipated that the County’s
population would continue to decline through
2020, based on the existing demographic data
and trends. The 1998 Plan also recognized that
the County as a whole was close to being fully
developed.

What’s Next?
As described in the introduction, the information
collected as part of this Background Analysis
helps establish a baseline understanding of
present-day conditions. This information,
together with the input received as part of the
public engagement process, was then used to
inform the development of the different topical
elements that compose this master plan:
•

Parks, Recreation, and Open Space

•

Circulation

•

Housing

Community Resources

•

Historic Preservation

•

Stormwater

•

Economic Development

•

Land Use, and,

•

Sustainability.
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•
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The following chapters will illustrate a
comprehensive snapshot of the town’s presentday landscape, and identify a series of goals,
objectives, and specific actions that seek to ensure
that Union Township continues to remain an
attractive place to live, work, play, and invest.
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Future growth and development in Union Township will
come from the maintenance, revitalization, and
redevelopment of its existing landscape, providing safe,
accessible, and attractive housing options for residents
with convenient connections to transit, employment
centers, parks, schools, and other amenities. The Union
Township Master Plan provides a framework intended to
support the economic, social, and environmental
resilience of Union Township’s residents, visitors, and
businesses.
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This Land Use Element affirms the existing land
use patterns in town, while addressing the
outdated planning and regulatory standards that
could inhibit revitalization and ensure that Union
remains a welcoming destination to work, live,
play, and invest.

As previously described, the township faces
numerous opportunities and challenges, whether
it is eCommerce challenging the longstanding
predominance of traditional brick and mortar
shops; an increasing interest in compact
development containing a mix of amenities;
finding ways to remain cost-competitive while
not sacrificing quality of life; and adapting to
extreme weather events exacerbated by climate
change. Future development will largely come
from the rehabilitation, repurposing, infill, and
redevelopment of previously developed sites. As
a result, it is necessary for this plan to focus on
managing and improving the quality of existing
development, infill of underutilized lands, and
redevelopment of outmoded uses and facilities.

It outlines a series of policy recommendations,
illustrated visually, in part by the Future Land
Use Map, and through the Goals and Objectives
that are detailed at the conclusion of this chapter.

Natural Conditions
The following section provides a summary of the
natural conditions that characterize the
Township.

Geology
Union Township is located within the mapped
bedrock unit Passaic Formation, a 219- to 201.7million-year-old formation characterized by
reddish-brown shale, siltstone, and mudstone.
Within Union Township, this formation can be
further classified into two subsets, the Passaic
Formation Mudstone facies—characterized by
reddish-brown to brownish-red, massive, silty to
sandy mudstone and siltstone, which are
bioturbated,
ripple
cross-laminated
and
xx
interbedded with lenticular sandstone —and
the Passaic Formation Sandstone and Siltstone

Land Use Element | Union Township Master Plan 38

facies—characterized
by
grayish-red
to
brownish-red,
mediumto
fine-grained,
medium- to thick-bedded sandstone and
brownish-to-purplish-red
coarse-grained
siltstone. xxi

•

Rank 1—Habitat Specific Requirements
are patches of land that meet
requirements, such as minimum size for
endangered species, but do not intersect
with any confirmed occurrences of such
species

Species-Based Habitat

•

Rank 2—Special Concern is assigned to
lands that contain one or more
occurrences of species considered to be
of special concern; and,

•

Rank 3—State Threatened is assigned to
lands that contain one or more
occurrences of State threatened species.
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The New Jersey Department of Environmental
Protection classifies areas, called “vernal habitat
areas,” that serve as potential areas where
endangered species may inhabit. As shown on
the accompanying map, Union Township
contains three of the five ranked species-based
habitats:

Figure 20: Species-based habitat in Union Township.
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Figure 21: Known contaminated sites in Union Township.

Pollution

There are 128 known contaminated sites in Union
Township, which indicate a site that has one or
more active cases or remedial action permits
where contamination was confirmed. xxii None of

these sites are identified as being on the National
Priorities List, where cleanup is eligible for
funding under the federal Superfund program.
There are 40 ground water classification
exception areas, which classifies areas of known
ground water pollution.
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Impervious Coverage
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The impervious coverage found throughout
Union ranges from under 20 percent coverage to
a coverage exceeding 80 percent. The areas with
the least impervious coverage tend to be open
space, park lands and golf courses. Residential
areas, which make up most of the town’s land,

are classified as having between 20 to 40 percent
coverage, though lands that contain multi-family
housing generally exhibit a higher impervious
coverage of 40 to 60 percent. Areas with the most
impervious
coverage
are
found
along
commercial corridors as well as lands with
industrial uses, all which cover 60 percent or
more of the land with impervious surfaces.

Figure 22: Impervious coverage (estimated) in Union Township by percent
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Water
Bodies

Several bodies of water run through Union
Township including: East Branch Rahway River,
East Branch Rahway River Tributary, Elizabeth

Figure 23: Waterbodies in Union Township.

River, Elizabeth River Tributary, Irvington
Brook, Maplewood Brook, Morses Creek,
Rahway River, Rahway River Tributary, West
Branch Elizabeth River, and West Branch
Elizabeth River Tributary.
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Figure 24: Special Flood Hazard Areas

Special Flood Hazard Areas
There are four flood hazard classifications found
within Union. The most prominent is Flood Zone
AE, which the Federal Emergency Management
Agency (FEMA) defines as an area where base
flood elevations, or the elevation where
floodwater is anticipated to rise during a base
flood, require mandatory flood insurance
purchases; the AE flood zone has a one percent
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chance of flooding annually. xxiii Flood Zone A,
with a one percent chance of flooding annually as
well, indicates a special flood hazard area where
no base flood elevation is provided, and Flood
Zone AH indicates shallow flooding in a special
flood hazard area at a one percent chance of
flooding annually. Finally, the 0.2 percent annual
chance flood hazard, which corresponds to the
500-year floodplain, are areas inundated by 0.2
percent chance of flooding annually.
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Figure 25: Breakdown of existing land uses by area in Union Township.

Existing Land Uses
As described in the Background Analysis, a
“snapshot” of the township’s existing landscape
is a helpful component in understanding areas of
future development potential, areas consistent or
inconsistent with existing zoning, and how the

built landscape is affected by the natural
landscape. The Existing Conditions Map is
generated using a combination of property tax
data, aerial imagery, and public input. A
description of the individual land uses, and the
area they represent in Union Township is
reviewed in the following table.
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Figure 26: Existing Land Use Map
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Commercial
Industrial
Utilities
Transportation

Single-family detached dwellings used by a single housekeeping
unit. Located throughout town.

4.4% (Approximately
201 acres)

Residential dwelling split vertically or horizontally to
accommodate two households. Located throughout town.

0.3% (Approximately
15 acres)

Multi-unit structures containing between 3 and 9 residential
dwellings. Located throughout town, with concentrations along
major roadways.

1.4% (Approximately
65 acres)

Three or more horizontally attached residential units. Generally
located along major roadways in town.

2.5% (Approximately
117 acres)

Multi-unit residential developments containing 10 or more units.
Sites may contain one or more residential structures. Generally
located along major roadways in town.

1.4% (Approximately
65 acres)

Residential units located above or on the same site as a nonresidential use. Generally located along major roadways, with
concentrations in Union Center. Includes the Vermella Union
redevelopment project.
Non-residential uses including office, retail, services, and private
recreation. Located along major roadways throughout town.
Largely concentrated along the existing and historic rail right of
ways in town.
Properties utilized for water/wastewater, energy, or
telecommunications management and distribution. Located
throughout town.

16.0% (Approximately
741 acres)
8.2% (Approximately
380 acres)
0.7% (Approximately
33 acres)
1.4% (Approximately
65 acres)
0.5% (Approximately
23 acres)

Includes publicly owned properties along highways, roadways
under private ownership, and rail corridors.
Includes stand-alone parking lots and garages, such as the
township’s public parking lots, as well as privately owned lots
used for parking that is accessory to a neighboring use.

1.4% (Approximately
66 acres)

Includes municipal facilities, public services (i.e. fire departments,
libraries, museums), hospitals, places of assembly (including
religious and non-religious gathering facilities and community
centers).
Primary and secondary schools, both public and private. Also
includes Kean University.
Includes such large tracts as B’nai Abraham Memorial Park on
Route 22 and Hollywood Memorial Park and Cemetery along
Interstate 78.
Municipal and county parks and preserved open space.

D

Parking
Garages and
Lots
Civil and
Institutional

39.2% (Approximately
1,811 acres)
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Residential
(Single Family)
Residential
(Two Family)
Residential (3
to 9 Unit
Multifamily)
Residential
(Townhouses)
Residential
(Garden and
Mid-Rise
Apartments)
Mixed Use

R

Existing Land
Use

Table LU-1
Existing Land Use Summary
Area of Town
Defining Characteristics
(Excluding Roads)

Educational
Cemeteries

Parks and
Open Space
Vacant
(Public)
Vacant

5.5% (Approximately
254 acres)
2.6% (Approximately
118 acres)
12.5% (Approximately
577 acres)
1.2% (Approximately
55 acres)

Publicly owned open space not identified as a park or
preserved.

0.7% (Approximately
33 acres)

Privately owned undeveloped space.
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BA
BB
BC
I/O-40
I/O-80
OB
RA
RB
RC
RM
SS
Total

Number of
Parcels (Est.)

Square
Footage (Est.)

Largest
Individual
Lot (Est.)

Average
Lot Size

Percent
Area

Potential
Number of
Buildable Lots

1

4,053

4,053

4,053

0.3%

16

142,156

17,532

8,885

9.8%

2

8

65,339

31,909

8,167

4.5%

0

3

97,969

74,600

32,656

6.7%

1

3

30,839

14,546

10,280

2.1%

0

1

10,989

10,989

10,989

0.8%

0

89

691,407

58,493

7,769

47.5%

105

37

159,514

29,503

4,311

11.0%

15

1

1,349

1,349

1,349

0.1%

0

4

6,643

2,777

1,661

0.5%

0

4

244,591

197,911

61,148

16.8%

*

1,454,850

197,911

8,712

100.0%

167
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Row
Labels

Table LU-2
Vacant Land Characteristics

0

* The SS zone refers to the Schaefer Salt Redevelopment Area.

Note : Calculations are intended to provide a generalized estimate of remaining vacant lands. Parcels are estimates based on GIS calculation of lot area per zone, and may differ from total
lot area based on deeded lot acreage and placement of zone lines. Potential buildable lots assumes that lots meet the minimum lot size to be buildable, and do not account for the
potential for variance relief or margin of error due to GIS calculation.

Remaining Vacant Lands
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As stated throughout this Master Plan, Union
Township has virtually reached buildout. The
total acreage of privately-owned vacant
properties is estimated at less than 1 percent of
the total property in Union Township, or
approximately 33 acres. These vacant properties
are located throughout the town as shown in the
table. It should be noted that approximately five
(5) acres of the remaining undeveloped land is
part of the Schaefer Salt Redevelopment Area.
Only a limited number of remaining lots meet the
minimum lot area for their respective zone. There
are approximately 120 vacant lots sprinkled
throughout the Residential RA and RB zones that
may be developable for single-family housing.
These estimates do not factor in potential
constraints on development, such as odd lot
shapes, steep slopes, wetlands or floodplains, or
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any regulatory buffers associated with such
constraints.

Zoning

Zoning is often used by communities to regulate
how land is used, as well as the scale and
intensity of such use.
Zoning provides
regulations concerning the type of activities and
uses built on a parcel of land. Zoning also
regulates spatial requirements of development—
such as residential density, lot coverage,
minimum setback from a property line, allowed
height, and other constraints. This type of
zoning, known as Euclidean Zoning, is common
in New Jersey and throughout the country. The
zones that currently exist in Union Township are
summarized below; some, but not all are
illustrated in the Township’s Zoning Map, which
was prepared in April 2011.
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Figure 27: Existing Zoning Map for Township of Union.
Prepared in April 2011 by T&M Associates.

RA—Residential — One-Family

D

The purpose of the RA Zone is to provide for low
density single-family housing and public uses.
The minimum lot size for the zone is 5,000 square
feet. Principally permitted uses in the RA Zone
include single-family dwellings, parks and
playgrounds, and public buildings (except
schools). Union Township is predominantly
made up of the RA Zone and can be found
throughout the town.

RB—Residential — Two-Family

The purpose of the RB Zone is to provide for
moderate density single-family and two (2)family residential development, and public uses.
The minimum lot size for the zone is 5,000 square
feet. Principally permitted uses in the RB Zone
include single-family dwellings, two (2)-family

Table LU-3
Existing Zones

Zone
Name
Residential — One-Family
RA
Residential — Two-Family
RB
Residential — Multifamily
RC
Residential — Senior Housing
RD
Residential — Single-Family Attached
RM
Business — Office
BA
Business — Retail
BB
Business — Retail
BC
Industrial
I
Industrial/Office
IO
Office Building
OB
Union Center Business District
UCBD
Union Center Business District-II
UCBD-II
Union Station
US
Union Station-1
US-1
Cemetery
C
Medical/Health
MH
Historic Overlay District
HOD
Mixed-Use Overlay District
MUOD
MUOD-2 Mixed-use Overlay District-2
Inclusionary Overlay Residential District
IOR
Affordable Housing District-1
AH-1
Affordable Housing District-2
AH-2
Land
Use
Element
| Union
Township
Master Plan 48
Affordable
Housing
District-3
AH-3
Residential 1-Family Planned Golf District
RA-PUD

dwellings, parks and playgrounds, and public
buildings (except schools). Two RB Zones are
located north of Interstate 78: along Springfield
Avenue and between Hilton Avenue and Burnet
Avenue. Locations south of Interstate 78 include
along Burnet Avenue, Globe Avenue, Biscayne
Boulevard, Dewey Street, and the southern
Union border with Roselle Park Borough—along
Magie Avenue.

RC—Residential — Multifamily
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The purpose of the RC Zone is to provide for
dense residential development and public uses.
The minimum lot size for the zone is 87,120
square feet. Principally permitted uses in the RC
Zone
include
single-family
dwellings,
multifamily dwellings, parks and playgrounds,
and public buildings (except schools). There are
four (4) RC Zones in Union, located along Walker
Avenue, Morris Avenue, Bashford Avenue,
Savitt Place, and Magie Avenue.
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RD—Residential — Senior Housing

The purpose of the RD Zone is to provide for low
density single-family housing, senior housing,
and public uses. The minimum lot size for the
zone is 87,120 square feet. Principally permitted
uses in the RD Zone include single-family
dwellings, senior citizen housing, parks and
playgrounds, and public buildings (except
schools). There are two (2) RD Zones located in
the township, the first is north of Interstate 78,
along Burnett Avenue, and the second is off
Ridge Drive, near the border with Springfield
Township.

RM—Residential — Single-Family
Attached

The purpose of the RM Zone is to provide singlefamily attached development and public
services. The minimum lot size for the zone is
217,800 square feet. Principally permitted uses in
the RM Zone include single-family dwellings,
two (2)-family dwellings, single-family attached
dwelling units, parks and playgrounds, and
public buildings (except schools). There is an RM
Zone located on the borders with Irvington
Township and Hillside Township, a zone located
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on the border with Kenilworth Borough south of
US 22, a zone located between Swanstrom Place
and Stahuber Avenue, and a zone located along
Valley Street, north of Interstate 78.

BA—Business — Office

The purpose of the BA Zone is to provide
business opportunities and public uses. The
minimum lot size for the zone is 15,000 square
feet. Principally permitted uses in the BA Zone
include office buildings, parks, public buildings
(except schools), funeral homes, public limousine
services, and banks and financial institutions. BA
Zones are located along Stuyvesant Avenue and
along Morris Avenue.

BB—Business — Retail
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The purpose of the BB Zone is to provide
business opportunities with an emphasis on
retail services with a minimum lot size of 15,000
square feet. Principally permitted uses in the BB
Zone include all BA permitted uses, retail,
gymnasiums and dance studios, outdoor cafes,
and childcare centers. The BB Zone is located
throughout large stretches of Chestnut Street,
Morris Avenue, Stuyvesant Avenue, and
Springfield Avenue.

BC—Business — Retail

D

The purpose of the BC Zone is to provide
business opportunities with an emphasis on
retail services with a minimum lot size of 40,000
square feet. Principally permitted uses in the BC
Zone include all BA permitted uses, all I—
Industrial permitted uses, fast-food restaurants,
pawnshops, check cashing businesses, houses of
worship, and medical marijuana dispensaries.
The BC Zone is located along US-22.

I—Industrial

The purpose of the I Zone is to provide
manufacturing processes and research facilities.
The minimum lot size for the zone is 80,000
square feet. Principally permitted uses in the I
Zone include manufacturing and distribution,
research laboratories, private/public schools,
funeral homes, and storage facilities. The I Zone
is located along US-22.
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IO—Industrial/Office

the intersection of Stuyvesant Avenue and
Morris Avenue.

UCBD-II—Union Center Business District-II

The purpose of the UCBD-II Zone is to provide
an appropriate transition between the
development patterns present in the UCBD and
BB Zones. The minimum lot size for the zone is
12,500 square feet. Principally permitted uses in
the UCBD-II Zone include all permitted uses in
the UCBD Zone. The UCBD-II Zone is located
north of the UCBD Zone along Stuyvesant
Avenue.

US—Union Station

The purpose of the US Zone is to develop a
passenger rail station and compatible office,
commercial, and service uses at Union Station.
The minimum lot size for the zone is 20,000
square feet. Principally permitted uses in the US
Zone include passenger stations, convenience
retail, parking facilities related to mass-transit
uses, office buildings, corporate suits, and
townhouses. The US Zone is located on Morris
Avenue, along the NJ TRANSIT Raritan Valley
Line.
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The purpose of the IO Zone is to permit the
development of offices, corporate training
centers, and related corporate office service
facilities, including the redevelopment of
industrial uses to permitted office uses. While
described in the code, Schedule of Zoning
Requirements (Bulk requirements), and Schedule
of Limitations (Uses) the IO zone is illustrated in
the zoning map as two different zones, the I/O80 and I/O-40, which correspond to the
minimum lot size requirement of 80,000 sq. ft.
and 40,000 sq. ft., respectively. Bulk and use
requirements for these two zones are not
individually specified in the code. Principally
permitted uses in the IO Zone include publishing
industries, manufacturing industries, wholesale
distribution centers, exercise facilities, vocational
schools, and pharmaceutical research. The IO
Zone is predominantly located along Rahway
Avenue, but it can also be found in southeast
Union, along the NJ TRANSIT Raritan Valley
Line. There are three smaller IO Zone locations,
two located north of Interstate 78, on the borders
with Maplewood Township and Hillside
Township, respectively, and one located on the
border with Kenilworth Borough.

OB—Office Building

D

The purpose of the OB Zone is to provide large
business opportunities with a minimum lot size
of 120,000 square feet. Principally permitted uses
in the OB Zone include office buildings, data
processing centers, public garages, nonprofit
clubs, banks, and houses of worship. The OB
Zone is located along Stahuber Avenue and
Vauxhall Road.

US-1—Union Station-1

The purpose of the US-1 Zone is to provide land
uses that are complementary to Union Station
and to provide services to station users and Kean
University students and staff. Principally
permitted uses in the US-1 Zone include all
permitted uses of the US Zone. The two US-1
Zones are located adjacent to the US Zone.

C—Cemetery
UCBD—Union Center Business District

The purpose of the UCBD Zone is to maintain
Union Center as a viable business area. The
minimum lot size for the zone is 10,000 square
feet. Principally permitted uses in the UCBD
Zone include all permitted use in the BA Zone,
retail, public parking, mixed-use development,
exercise facilities, and outdoor cafes. The UCBD
Zone is in the center of Union Township along
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The purpose of the C Zone is to provide space for
cemetery uses. Principally permitted uses in the
C Zone include mausoleums, cemetery-related
offices and maintenance buildings, houses of
worship, and tombstones and monuments.
There are two C Zones in Union Township, the
first along the south side of Interstate 78 along
Winslow Avenue, and the second along the north
side of Interstate 78 along Stuyvesant Avenue.

MH—Medical/Health

and 8, and Block 4401, Lot 1. Principally
permitted uses in the MUOD-II overlay district
include all permitted uses in the underlying zone,
professional
offices,
and
inclusionary
multifamily development. This zone is currently
not reflected in Union Township’s most recent
Zoning Map.

HOD—Historic Overlay District

IOR—Inclusionary Overlay Residential
District

The purpose of the MH Zone is to provide health
services to lots of at least 120,000 square feet.
Principally permitted uses in the MH Zone
include health care facilities and services. The
MH Zone is located between Chestnut Street and
Galloping Hill Road.

The purpose of the IOR overlay district is to
address Union Township’s affordable housing
unmet need obligation. The Inclusionary Overlay
Residential District consists of the following tax
parcels: Block 5711, Lot 1, and Block 3303, Lot 8.
Principally permitted uses in the IOR overlay
district include inclusionary multifamily
development. This zone is currently not reflected
in Union Township’s most recent Zoning Map.
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The purpose of the HOD overlay district is to
preserve historic buildings, sites, areas, and
structures in Union Township. The minimum lot
size for the overlay district is 20 acres. Principally
permitted uses in the HOD overlay district
include museums and visitor centers, parks,
residential development, inns and conference
facilities, and ancillary retail facilities. The HOD
overlay district is located throughout the
township; it is located atop an RA Zone and IO
Zone along Morris Avenue and atop both C
Zones.

MUOD—Mixed-Use Overlay District
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The purpose of the MUOD Zone is to develop
multifamily residential and professional offices
near Union Station and Kean University. The
Mixed-Use Overlay District consists of the
following tax parcels: Block 405, Lot 72; Block
504, Lots 1, 2.01, and 4.01; Block 605, Lots 1
through 7, 9.01, 10, 12, and 15; Block 606, Lots 3,
4, 5, and 8; and Block 708, Lots 2.01, 3 through 7,
8.01, 10, 11.01, 13, 14, and 16.01. Principally
permitted uses in the MUOD overlay district
include all permitted uses in the underlying zone,
professional offices, and multifamily residential
developments. The MUOD overlay district is
located along Clermont Terrace and Green Lane,
adjacent to the NJ TRANSIT Raritan Valley Line,
overlaying an IO Zone.

MUOD-2—Mixed-use Overlay District-2

The purpose of the MUOD-2 Zone is to develop
multifamily residential and professional offices
near Union Station and Kean University, while
also
promoting
affordable
residential
development opportunities. The Mixed-Use
Overlay 2 District consists of the following tax
parcels: Block 512, Lot 2.01, Block 606, Lots 4, 5,

AH-1—Affordable Housing District-1

The purpose of the AH-1 Zone is to promote the
development of multifamily housing, with a
portion of such housing restricted to households
of very-low, low- and moderate-income. The
minimum lot size for the overlay district is the
tract area for Block 4303, Lot 17. Principally
permitted uses in the AH-1 Zone include
inclusionary multifamily dwellings. This zone is
currently not reflected in Union Township’s most
recent Zoning Map.

AH-2—Affordable Housing District-2

The purpose of the AH-2 Zone is to promote
development that supports the development
patterns surrounding the train station, as well as
to accommodate multifamily housing with a
portion restricted to households of very-low,
low- and moderate-income. The minimum lot
size for the overlay zone is 43,560 square feet.
Principally permitted uses in the AH-2 Zone
include inclusionary multifamily dwellings and
mixed-use development, provided inclusionary
multifamily dwellings are provided. An AH-2
mixed-use
development
may
include
restaurants, breweries, offices, passenger
stations, personal services, and other similar
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uses. This zone is currently not reflected in Union
Township’s most recent Zoning Map.

AH-3—Affordable Housing District-3

Residential - 1 Family Planned Golf
District

Is not in code and appears in zoning map only.

Schaefer Salt District

Is not in code and appears in zoning map only.

Schaefer Salt Redevelopment Overlay

Is not in code and appears in zoning map only.
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The purpose of the AH-3 Zone is to promote the
development of multifamily housing with a
portion restricted to households of very-low,
low- and moderate-income. This zone also
includes the option to have a commercial
component along Morris Avenue. Principally
permitted uses in the AH-3 Zone include
inclusionary multifamily dwellings and mixeduse development, provided inclusionary
multifamily dwellings are provided.
The
minimum lot size for the overlay zone is 15,000
square feet. The AH-3 Zone allows all permitted

mixed-use uses of the AH-2 Zone except bars,
breweries, passenger stations, and houses of
worship. This zone is currently not reflected in
Union Township’s most recent Zoning Map.
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Figure 28: Designated Redevelopment Areas in Union Township.

Redevelopment and Rehabilitation
As of the date of this report, Union Township has
identified 13 sites in town as eligible for
redevelopment under the state’s Local
Redevelopment and Housing Law. xxiv To date,
the Township has adopted redevelopment plans
for eight (8) of these sites that will guide their
future development. xxv These sites are shown in
Figure 28.

Red Devil (Avalon Bay)

The Red Devil redevelopment area was the site of
a manufacturing plant for Red Devil Inc., a
producer of caulking, glazing, sealants, and other
related products. It is located at 2400 Vauxhall
Road and was redeveloped into the Avalon
Union—an apartment complex of 202 luxury
units.
After
necessary
environmental
remediation, Avalon Bay began construction in
2015, finishing the following year.
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Schaefer Salt
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The Schaefer Salt manufacturing facility, vacant
since the 1980s, was designated as an Area in
Need of Redevelopment in 2005. There was no
further action until 2015, when an adjacent
apartment complex, known as the Crossroads
Garden Apartments, was added as an Area in
Need of Rehabilitation. The plan created the
Schaefer Salt Redevelopment District to set forth
land use and building requirements within the
area, the goal being to construct a residentialstyle development appropriate with the
surrounding area, as well as permit the
rehabilitation of the existing apartment complex,
which was originally constructed in 1945. In
2019, the Planning Board adopted a site plan for
development of an inclusionary 153-unit
apartment building, with construction beginning
in 2020.
The existing garden apartment complex, known
as the Crossings, began improvements to its
parking lot in 2020.

Summit Court: Phase 2 (DRA/Fidelco)
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The Summit Court property—along Clermont
Terrace in south Union Township—has
experienced a lack of public investment and
development. The site was originally developed
in the 1950s as a manufacturing facility for
welding tools and supplies until the 1980s, when
it was repurposed as an envelope manufacturing
plant, which it remained until the late 1990s. It
was subsequently demolished, and to date,
remains a vacant lot. The site was deemed an
Area in Need of Redevelopment in 2017, and
Phase 2 went before the Planning Board in 2018
to construct two residential buildings totaling 266
units. Construction began in 2020 and is
anticipated to be completed in 2022.

Stuyvesant Avenue (American
Landmark)

The Stuyvesant Avenue redevelopment area is in
Union Center, extending approximately from
Roosevelt Avenue to Investors Bank, as well as
properties fronting Bonnel Court. This multiphased mixed-use development is currently
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under development. Phase 1 has been
construction along Bonnel Court. Phase 2 on
Stuyvesant Avenue is under construction. Phases
3 and 4 have been approved for development.

Route 22 East (Paramount Union)
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The Route 22 East redevelopment area consists of
four parcels: the sites of the Garden State Motor
Lodge Motel, a Chuck E. Cheese’s location, the
Jay Bee Oil & Gas Company, and an empty lot,
formerly an Exxon gas station. The area was
deemed an Area in Need of Redevelopment in
2018, and the proposed redevelopment includes
a Cube Smart self-storage facility, a WaWa, a
Fairfield Inn, and a Burger King. The existing
buildings on the site are currently in the process
of demolition.
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Union Station

The original Union Station redevelopment area
was designated in 1999, and the initial
construction of a commuter train station and
parking lot began the next year.
The
redevelopment area was expanded in 2001 and
the plan was amended, followed by a second
expansion in 2004.
The latest amendment
adopted in 2014 added a lot designated for
multifamily housing. The proposed land uses
include a commuter train station, commuter
parking, a hotel, townhomes, offices, and retail
uses.

Merck Site (Vermella Union)

The Merck property is the site of the former
Schering-Plough pharmaceuticals facility, in
operation for 70 years, which spanned 54 acres
and 22 operational buildings. In 2009, however,
the
company
merged
with
Merck
Pharmaceuticals, and the campus ceased
operations shortly thereafter, where the site fell
into a state of neglect, finally being deemed an
Area in Need of Redevelopment in 2015. The
proposed redevelopment, called Vermella
Union, will include eight residential buildings as
well as an area called “Shoppes at Vermella
Union,” which will have approximately 40,207
square feet of retail space.
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Municipal Lots

Stowe Street
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The Township Committee designated the Stowe
Street parking lot (Block 4211, Lot 14) and the
Morris Avenue parking lot (Block 2906, Lot 17) as
an Area in Need of Redevelopment on June 9,
2015. As of the date of this report, only a
Redevelopment Plan for the Stowe Street lot has
been prepared and adopted.

D

The Stowe Street redevelopment area consists of
one parcel—a large parking lot along Stowe
Street—running parallel to Morris Avenue at the
north edge of Union Center. The parking lot is
surrounded on three sides by detached
residential
dwellings.
The
proposed
redevelopment is to include a mixed-use
building with retail uses on the first floor with
residential units above.

Weinstein Scrap Metal Facility

The
Weinstein
Scrap
Metal
Facility
redevelopment area was designated by the
Township Committee in 2019 as a noncondemnation redevelopment area. The area is
composed of four parcels and is located between
Morris Avenue and Ogden Road. In 2020, the
Township Committee adopted a redevelopment
plan for the site, which would permit it to be
developed for a variety of different commercial
or public uses.
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Liberty Hall II

The Liberty Hall II Redevelopment area was
designated by the Township Committee in 2018
as a non-condemnation redevelopment area, and
refers to a single parcel, Lot 4.0102, Block 101. The
site is located adjacent to the Kean University
campus and the Vermella Union Redevelopment
Area and contains an office building and
associated parking.

Hy-Way Bowl Redevelopment Area

The Hy-Way Bowl redevelopment area was
designated by the Township Committee in 2020
as a non-condemnation redevelopment area. The
area consists of the two parcels that are bounded
by the Garden State Parkway, Route 22, Vauxhall
Road, and Sayre Road North, including the
former Hy-Way Bowl bowling alley, as well as
the adjacent commercial structure.

Carpenter Tech Redevelopment Area

The Carpenter Tech redevelopment area was
designated by the Township Committee in 2020
as a non-condemnation redevelopment area. The
area consists of one parcel on Springfield Road,
which had previously been the site of the
Carpenter Technology Corporation industrial
facility, and before that, the Union Speedway
racetrack.

Clinton Manor Redevelopment Area

The Clinton Manor redevelopment area was
designated by the Township Committee in 2020
as a non-condemnation redevelopment area. The
area consists of one parcel on Route 22, currently
occupied by the Clinton Manor Hotel and
Banquet Hall.

Future Land Use Strategy

Evolving Character of Retail and
Services

For commercial development, the increasingly
expansive role of eCommerce in retail and
services will likely continue to change the
character of brick and mortar businesses. If
customers can order goods and have them
shipped to their house on the same day, then
businesses will need to adopt practices that
encourage customers to visit in person. One
visible example of this can be seen in the case of
the American Dream Mall in the Meadowlands,
which incorporates more than just retail, such as
dining, recreation, entertainment, hospitality,
and the arts. On the smaller scale, this means
ensuring that land use regulations reflect modern
uses and are also flexible to incorporating uses
that may be a combination of those previously
thought to be separate and distinct. For example,
this could be a fitness center that also includes
medical offices, or a retail component. It means
revisiting off-street parking requirements to
ensure that sites can sufficiently accommodate
traffic, while avoiding unnecessary and
underutilized parking. In other cases, the use,
location, layout, or design of commercial
development may no longer be responsive to
current demands, and redevelopment is
necessary.
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A clear and robust Land Use Plan provides a
recommended blueprint for future growth and
development in town, helping direct new and
future development to the locations where it
makes sense and furthers the goals and objectives
of the township, while protecting and preserving
those areas where new development cannot be
reasonably supported or detracts from the overall
vision of the township.

development will involve infill of remaining gaps
in conjunction with redevelopment—including
the rehabilitation, renovation, or reimagination
of existing sites and structures. Reimagining how
land is used should also be responsive to broader
economic, environmental, and social trends to
promote smart growth development that is
sustainable, resilient, and desirable to residents,
customers, and businesses.
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The Township previously adopted a Land Use
Plan as part of the 1982 Master Plan with minor
revisions as part of the 2006 Master Plan
Reexamination Report. A Land Use Plan is
intended to guide future development through
zoning; given the changes that have occurred
both locally, regionally, and globally since 1982,
this Master Plan seeks to update the Land Use
Plan in order to reflect these changes and
implement the goals and objectives of the
township as it moves forward.

Challenges and Opportunities

The vast extent of Union’s landscape has been
developed in some way. The farms and forests
that characterized the town in the nineteenth
century have either been subdivided and
developed or preserved as parks and open space.
During the twentieth century, new development
took place on a large scale, and Union’s
landscape was further transformed by
construction of the Garden State Parkway and I78. As a result, the future guiding focus for
planning should shift from anticipating new
growth in undeveloped areas to improving
existing neighborhoods, encouraging renovation
and redevelopment, and managing its
supportive
infrastructure.
Most
new

Promoting commercial and other non-residential
development requires that the township’s land
use regulations are responsive and flexible to
changing demands. Existing zoning does not
always efficiently respond to new business, when
an unforeseen new “use” does not fit the existing
mold, and requires a variance, which may be
cost‐prohibitive to emerging small businesses.
Zoning ordinances that were developed in the
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developments, cars were viewed as the most
desirable
and
convenient
means
of
transportation for both consumers and the office
labor force. Now, these auto-dependent
properties are struggling to remain competitive
as some companies relocate to more in-demand
walkable locations for better access to labor pools
and consumers who prefer shopping in locations
that also offer a variety of other “life-style”
related activities.” xxvi PlanSmart NJ’s report on
these so-called “Stranded Assets” found that the
areas that house these vacated office and retail
structures
share
similar
characteristics,
including: large lot sizes (avg. 130,000 sq. ft.) and
low Floor Area Ratios (FAR)(avg. 0.14); zoning
codes that zone for single uses; and are accessible
only
by
automobile.
The
concluding
recommendations of that report echo the goals
and objectives of this Master Plan to reimagine
these sites in ways that will meet present needs
through redevelopment, reuse, infill, or
replacement. Throughout the state, these larger
tracts have been redeveloped into such uses as
manufacturing, warehousing and distribution,
housing, indoor recreation, or mixed-use.
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1970s and 1980s may inadvertently discourage
businesses from considering an area if it appears
that a project would require use variance relief or
other similar hurdles. For example, many
communities
regulate
for
haberdashers,
milliners, shoe repair, photography and cameras,
and news dealers, but not microbreweries,
indoor recreation, indoor agriculture, animal
daycare facilities, eCommerce fulfillment centers,
or the previously referenced “lifestyle” uses that
incorporate a retail and service element. In other
instances, the underlying issues or concerns that
led to the restriction of a use from a specific zone
or the town as a whole, may no longer be
relevant. In some cases, court decisions at the
state and federal levels may have effectively
invalidated certain land use and development
regulations, particularly those related to speech
and places of assembly. Identifying and
addressing these regulations is critical to avoid
costly legal challenges and inadvertent
restrictions on potential economic development.

Reimagining Office and Manufacturing
Spaces

For commercial office and light manufacturing,
another trend throughout New Jersey involves
the relocation of corporate offices from suburban
campus settings to more urbanized areas. The
independent, non-profit planning and research
organization PlanSmart NJ notes “[d]uring the
height of suburban office and retail center
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Attractive Housing for All Ages and
Interests

Housing also continues to adapt to changing
needs and preferences. Statewide, the data
suggests that new housing is more likely to be
multifamily in character, as the number of

building permits issued for multifamily
residential housing units has outpaced building
permits for single family residential housing
since 2011. xxvii

The Linkages Between Land Use and
Transportation

To mitigate the effects of higher density and
accommodate a population with diverse abilities,
needs, and preferences, transit must include
alternatives to the automobile for residents and
businesses. Effective development of higher
density development necessitates convenient
access to everyday tasks where the need for an
automobile is reduced. A car-free lifestyle is a
luxury for some and a necessity for others. From
an
economic
development
standpoint,
companies have explicitly noted a preference for
urbanized settings where a variety of
connectivity options exist.

As described in the Background Analysis, nearly
three-fourths of housing in Union is owneroccupied, and the total share of housing
characterized as single family detached is just
under 70 percent, but even these dynamics have
started to shift. Since 2000, more building permits
have been issued for multi- family housing than
single-family housing. Of the 1,671 building
permits issued for residential development
between 2000 and 2018, just over 79 percent
(1,324 permits) went to multifamily development
in town. This should not suggest that demand
does not exist, or will cease to exist, for the singlefamily detached style of housing that
characterized the 20th century, but rather that
demand exists for a variety of housing types,
particularly in downtown centers and where
access to transit exists.
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As described throughout this Master Plan, Union
Township’s strengths include the presence of a
rail station (Union Station), proximity to
neighboring rail stations, regular bus service,
jitney/shuttle services offered by the Township
and County, and existing concentrations of
development that are suited to accommodate a
variety of uses. These strengths, however, are
only effective if they can be accessed safely and
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Figure 29: Residential Housing Units Authorized by Building Permits. Source: New Jersey Department of Labor.
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issue of flooding in Union Township is not the
same as what was experienced in places like
Hoboken or the Jersey Shore during Hurricane
Sandy, particular areas of town are uniquely
affected, which was made clear by residents as
part of the public engagement process. On one
level, undeveloped open spaces and parks offer
recreational and aesthetic benefits, but they can
also help to mitigate flooding, improve water
quality, and improve the effectiveness of existing
stormwater and wastewater systems through onsite absorption.
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conveniently. This means providing bicycle and
pedestrian infrastructure that links community
facilities, transit stops, and commercial centers,
but it also means providing an appropriate scale
and diversity of development where transit is
provided, while discouraging high density
development in areas that are less accessible to
transit.

Creating Desirable Places to Age
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From an equity and access standpoint, over 30
percent of residents are 55 and older. If this
segment opts to remain in the township and
maintain their independence longer, new
development must be friendly to people of
different abilities and interests. This can include
increased development densities and permitting
a mix of uses around rail and bus stations, but
also the provision of safe sidewalks or pathways
for pedestrians and bicycles that allow them the
choice and ability to access their needs without
an automobile. These improvements serve
multiple
benefits,
including
decreased
automobile congestion, promotion of active
lifestyles, and improving access to the
community for a wider segment of the
population.

Capitalizing on Natural Lands

Open space and natural lands are also taking on
added significance as more attention is given to
the natural benefits they can provide. Particularly
as communities seek to improve resilience to a
changing climate and extreme weather. While the
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Statement of Strategy
This Land Use Element seeks to meet these
challenges by reimagining how the Township
accommodates future growth and development,
while respecting the existing development
patterns that have characterized the landscape
for the past century. It incorporates the goals and
objectives found throughout the other elements
of this Master Plan to plan a future that can be
responsive and flexible to changing demands and
interests.
The state amended the Municipal Land Use Law
(MLUL) in 2017 to require municipalities
consider green building, smart growth,
sustainability, and storm resilience as part of
their Master Plan. This evaluation is summarized
by a “statement of strategy,” xxviii where
municipalities consider these topics, with
particular attention to potential locations for the
installation of electric vehicle charging stations,

energy supplies, flood-prone
environmental infrastructure.

areas,

and

Smart Growth

Smart Growth, as defined by the US
Environmental Protection Agency and the
International
City/County
Management
Association xxix is development based on the
following principles:
Mix land uses

•

Take advantage of compact building
design

•

Create a range of housing opportunities
and choices

•

Create walkable neighborhoods

•

Foster
distinctive,
attractive
communities with a strong sense of place

•

Preserve open space, farmland, natural
beauty, and critical environmental areas

•

Strengthen and direct development
towards existing communities

•

Provide a variety of transportation
choices

•

Make
development
decisions
predictable, fair, and cost effective, and,

•

Encourage community and stakeholder
collaboration in development decisions.
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Jersey Future and the national Smart Growth
America, researchers found that as density
increases, per-capita road needs decrease,
suggesting road-maintenance savings could be
realized through smarter growth through more
compact development patterns. More compact
development reduces infrastructure costs and
environmental impacts, reduces the appearance
and negative impacts of sprawl, supports the
provision of more transit services and reduced
reliance upon the automobile, particularly when
fewer daily trips require automobile use.
Compact development also helps protect natural
lands and open space, increases a sense of place,
and typically provides a more diverse housing
stock to serve a wider audience; ultimately,
striving to reduce the generation of greenhouse
gases and improve overall sustainability.

Smart growth techniques borrow from the land
development patterns that existed prior to the
introduction of the automobile, where daily
needs (work, shopping, services, and housing)
were located within walking distance, or at least
close enough to a train station or other transit hub
that could provide access to larger markets. The
statewide nonprofit, non-partisan organization
New Jersey Future has sought to promote smart
growth policies on the state level, conducting
research to inform policies and best practices,
and providing assistance to communities on the
local level to address issues related to equity and
resilience. In a 2015 report coauthored by New

This Land Use Element seeks to promote smart
growth as part of future development and
redevelopment, by encouraging future growth in
Union’s downtown and neighborhood centers
where access to rail transit exists. In these areas,
a mix of land uses, including housing, is
encouraged to create viable, and desirable
destinations within Union Township. This Land
Use Element recognizes that while future growth
and redevelopment is appropriate in these
downtown and neighborhood centers, such
densities and uses would not be appropriate in
the Township’s established single-family and
two-family neighborhoods. In these areas, smart
growth includes the improvement of existing
sidewalk
networks,
preservation
and
maintenance of natural lands, and improved
resilience to extreme weather.

Mixed use development and transit-oriented
development increase the accessibility of retail
shopping and services, restaurants, and office
space to residents of all income groups and ages.
These development patterns have greater
flexibility to adapt to changing market demands
than a standalone retail or office structure.
Living in a downtown affords residents ability to
be within an easy walk to shops, attend to
medical services, and avail themselves of
entertainment venues without the need to drive.
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This helps free up roadway capacity; promotes
active lifestyle through increased opportunities
to walk; improves affordability if the costs of
owning and maintaining a car are removed; and
provides a place for older adults to more safely
age in place. Despite increased densities,
automobile congestion can be reduced when
more people can access their everyday needs
without a car.
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As described throughout this Master Plan,
significant portions of Union Township were
developed in the mid-twentieth century and thus
were influenced by the rising use and
dependence on transportation by personal
automobile. These suburban development
patterns often run contrary to certain smart
growth principles, however over time these areas
can adopt retrofits that will continue to improve
the quality of life for residents, visitors, and
businesses, such as through the provision of
complete streets. Improved access to electric
vehicle charging stations as part of commercial
and residential development, as well as part of
future public facilities and redevelopment,
including those identified in the Green Buildings
and Environmental Sustainability Element, will
improve localized air quality. These different
landscapes that characterize Union Township,
enables the Township to provide a diverse range
of housing and transportation opportunities and
choices to existing and future residents.

to reduce damages to private property in the
floodplain should minimize the regulatory
hurdles that may be associated with
the
elevation or floodproofing of structures that
could result in the need for a variance, such as
building
heights
in
flood
zones,
or
encroachments
into
setback
areas
to
accommodate an access stairway. Elevation may
pose some challenges regarding zone and bulk
requirements, such as encroachments into
required setback areas to provide stairs or an
elevator. Providing flexibility in the bulk
requirements for these properties to encourage
resilient design is recommended. For other
properties, particularly those located in an
identified floodway or have otherwise been
repeatedly damaged, consideration should be
given to acquisition and preservation, such as
through the State’s Blue Acres program.
Preservation of lands within the floodplain help
to mitigate the impacts of flooding.

Storm Resilience

A goal of the Green Buildings and Environmental
Sustainability Element is to advance community
resilience. Similarly, this Land Use Plan
incorporates resiliency as part of future
development to ensure that the township and its
residents and businesses can respond to extreme
weather events with minimal disruption or
threats to safety. For example, it recommends the
preservation of publicly owned lands within the
floodplain to provide natural mitigation for
surrounding properties. This also reduces the
amount of municipal infrastructure that is put at
risk due to flooding. Where appropriate, efforts
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In addressing energy supplies, this Master Plan
recommends that Union Township prepare a
Community Energy Plan as a way to identify
opportunities to expand access to renewable
energy sources for municipal and community
needs, including potential battery storage
facilities for use during periods of power outages
to provide energy to critical facilities. It is also
recommended that solar energy systems be
permitted as an accessory use in both residential
and non-residential zones to maximize adoption
of such facilities.

Sustainability

The
Township’s
Green
Buildings
and
Environmental Sustainability Element reinforces
the guiding vision and goals of this Master Plan
to enhance Union’s social, economic, and
environmental
well-being
for
residents,
businesses, and visitors. This includes adopting
energy efficient practices on the part of the
Township, promoting smart growth principles as
part of future development and redevelopment,
and pursuing policies that improve safety and
access for residents of all ages and abilities.

Land Use Plan
The Land Use Plan for Union Township seeks to
better accommodate existing development as
depicted in the Existing Land Use Map, new and
proposed development as adopted by the
Township’s Redevelopment Plans and its
Housing Element and Fair Share Plan, and
appropriately direct future development. As
such, preparation of this Land Use Plan was
guided by the following:

•

Environmental Constraints—Land uses
with
significant
constraints
to
development, such as floodways.

•

Redevelopment—Sites with existing
redevelopment plans were identified,
providing further context to surrounding
uses.

•

Housing—Sites identified as part of the
Township’s Housing Element and Fair
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Existing Development—Concentrations
of specific uses, as depicted in the
Existing Land Use Map, were identified.

Existing Zoning—Existing land uses
were examined in relation to existing
zones. This helped identify potential
conflicts between concentrations of
specific uses and the existing zoning.
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•

Figure 30: Land Use Plan Map for Union Township
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Share Plan were identified, providing
further context to surrounding uses.
•

Transit and Walkability—Sites located
within walking distance of an NJ Transit
rail station, and within walking distance
of a downtown area.
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These factors were evaluated in conjunction with
guidance received as part of the public
engagement process to develop a future Land
Use Map for the Township. For most of the
Township, particularly in its established
residential neighborhoods, for example, this
Land Use Plan seeks to reflect existing
conditions. This process also revealed areas
throughout the township where zone boundaries
split parcels or resulted in numerous zones along
a single block. The variety of uses regulated
under these different zones revealed areas where
existing zone districts might not be able to clearly
capture the character of the area. It is the
intention of this Land Use Plan to provide a clear
and understandable road map to guide future
development.
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The following section describes each of the
different land uses, which are then illustrated in
the Land Use Map (A detailed map is included in
the Appendix). These Land Use designations
offer differences in uses, intensities, and
densities.
Implementation of this Plan, and any future
changes to land use regulations, including
zoning, will require additional input and
feedback from residents and Township officials
prior to adoption by the governing body.
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Suburban Residential
What is it?

The Suburban Residential
district is characterized by
development patterns typical
of
post-war
automobileoriented development where
separate and distinct uses were
constructed in separate and
distinct areas of town. Houses
are predominantly detached
single-family in character.

What is included?

Figure 31: As evident by the above aerial photo, Suburban Residential in Union Township is
predominantly characterized by single-family detached residential development. In older
neighborhoods (pre 1950s), streets are gridded, while neighborhoods built in the second half of the
twentieth century are characterized by meandering streets that often terminate in cul-de-sacs.

What does it look like?
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The predominant use in the
Suburban Residential district is
detached single family residential housing. These areas are generally located away from neighborhood
centers and other non-residential uses. The district also includes such uses that would have typically
serviced the non-commercial needs of these neighborhoods including schools, community facilities, and
places of assembly.
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Uses in the district are limited in height (not more than 2 stories) and are set back from adjacent roads and
neighboring properties and contain sufficient land to accommodate personal automobiles on site. As a
result, densities are relatively lower than in other areas of town, generally not exceeding 8 units per acre.
Roads may be gridded, but they may also include meandering roads that close in on themselves or
terminate in cull-du-sacs. Non-residential uses, including schools, places of assembly, and community
facilities, should include appropriate buffering and screening of light and noise with adjacent residential
uses.

What about parking?

The lower residential densities and distance from commercial centers virtually necessitates automobile
usage. Land uses should safely and sufficiently accommodate vehicles on site. On-street parking, where
permitted, should not exceed the property frontage of the site in order to provide on-street parking to
neighboring properties. The location of non-residential uses in this district necessitates that sufficient offstreet parking is available to accommodate most, if not all users.

What about pedestrians?

To mitigate traffic demands from all uses in the Suburban Residential district, properties should be linked
by a network of sidewalks that provide access to nearby non-residential uses, as well as nearby downtown
and neighborhood centers.
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Residential (Two Family)
What is it?

Similar to Suburban Residential, the Residential (Two-Family)
district is characterized by development patterns typical of
post-war automobile-oriented development where separate
and distinct uses were constructed in separate and distinct
areas of town. Houses in the Residential (Two-Family) district
includes structures with facilities to accommodate two separate
households, either under single ownership or separate
ownership through an attached single-family or condominium.

What is included?
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The predominant use in the Residential (Two-Family) district is
attached single-family and two-family residential housing. These
areas are generally located away from neighborhood centers and
other non-residential uses. The district also includes such uses that
would have typically serviced the non-commercial needs of these
neighborhoods including community facilities and places of
assembly.

What does it look like?

Similar to Suburban Residential, they are limited in height (not
more than 2 stories) and are set back from adjacent roads and
neighboring properties and contain sufficient land to
accommodate personal automobiles on site. As a result, densities
are relatively lower than in other areas of town. Roads are often
gridded, but they may also include larger, meandering roads that
close in on themselves or terminate in cull-du-sacs. Non-residential
uses should include appropriate buffering and screening of light
and noise with adjacent residential uses.
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Figure 32: Similar to the Suburban Residential
district, the Residential (Two-Family) district is also
characterized by a predominant single-use. In this
case, the use consists of attached single-family and
two-family housing. Also similar is the street
patterns of older developments tend to be gridded,
while newer developments are characterized by
meandering streets that often terminate in cul-desacs.

What about parking?

The lower residential densities and distance from commercial centers virtually necessitates automobile
usage. Land uses should be able to accommodate vehicles safely and sufficiently on site. On-street parking,
where permitted, should not exceed the property frontage of the site in order to provide on-street parking
to neighboring properties. Due to their location, these uses should provide sufficient off-street parking to
accommodate most, if not all users.

What about pedestrians?

To mitigate traffic demands from all uses in the Residential (Two-Family) district, properties should be
linked by a network of sidewalks that provide access to nearby non-residential uses, as well as nearby
downtown and neighborhood centers.
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Figure 33: The Multifamily Residential district is predominantly characterized by multi-unit residential development on large tracts of land, often
located away from commercial and employment centers, but near major highways.

What is it?

R

Multifamily Residential

D

The Multifamily Residential district is characterized by large-scale multi-unit residential development on
large tracts of land. Housing types vary by site, and can include attached single family, townhouses, garden
apartments, or singular apartment buildings. Similar to the Suburban Residential and Residential (TwoFamily) districts, many of the Multifamily Residential developments were constructed in the early to midtwentieth century and are located away from commercial and employment centers, with many constructed
adjacent to major highways.

What is included?

The predominant use in the Multifamily Residential district is residential housing. Other uses are generally
incidental and supportive to the residents of the individual developments, including, but not limited to
clubhouses, playgrounds, and swimming pools.

What does it look like?

Densities vary between 10 and 40 dwelling units per acre with higher densities traditionally provided to
age-restricted developments. Units are either individually owned and the site is managed by an association
or similar arrangement, or is owned and managed by a single entity. Despite the relatively high densities
of these sites, many are in suburban-like settings, containing vegetated setbacks from property lines and
are relatively low in height, with most developments being 2-3 stories.
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What about parking?

Despite the high densities of these developments, the distance away from commercial centers virtually
necessitates automobile usage. Land uses should be able to accommodate vehicles safely and sufficiently
on site. On-street parking, where permitted, should be limited to internal streets or not exceed the property
frontage of the site in order to provide on-street parking to neighboring properties. Due to their location,
these uses should provide sufficient off-street parking to accommodate most, if not all residents, visitors,
and management personnel.

What about pedestrians?
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To mitigate automobile traffic generated from these sites, and considering that some of the developments
in the Multifamily Residential district are age restricted, properties should be linked by a network of
sidewalks that provide access to downtown and neighborhood centers. Access to bus or jitney service
should be located within a 5-minute walk of a site.
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Redevelopment Areas
What is it?

The
Redevelopment
Areas
correspond to the sites in Union
Township
that
have
been
designated an Area in Need of
Redevelopment/Rehabilitation
under the Local Redevelopment
and
Housing
Law
(NJSA
40A:12A-1 et. seq), and/or where
a Redevelopment Plan has been
adopted by the Township
Committee.

What is included?

What does it look like?

Figure 34: The Redevelopment Area Land Use designation corresponds to the various sites in
Union Township that have been designated by the Township for redevelopment. Often, these
sites were incongruous with the surrounding neighborhood, leading to their designation.
Redevelopment Plans that have been prepared for these sites intend to bring these sites back
to viable use, working within any potential constraints that may have limited its potential. As
a result, redevelopment areas may often complement surrounding development.
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See the description of each
adopted Redevelopment Plan in
the previous section. This District
is likely to expand its geographic
boundaries as the Township
continues to redevelop outdated,
outmoded, and obsolete facilities.
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See the description of each Adopted Redevelopment Plan in the previous section.

What about parking?

D

Parking varies by Redevelopment Plan, which is generally determined based on the location of the site in
relation to transit access and surrounding densities. A central goal of this Master Plan is to ensure that
future development and redevelopment proactively consider and respond to future parking demands.

What about pedestrians?

Similar to parking, pedestrian accessibility varies by Redevelopment Plan, but is generally determined
based on the location of the site in relation to transit access and surrounding densities. That said, a central
goal of this Master Plan is to ensure that future development provides for the safe and accessible movement
of pedestrians.
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Corridor Commercial
What is it?

What is included?

Figure 35: Development in the Commercial Corridor district is often characterized by
commercial uses located along major roadways.
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The Corridor Commercial district
is similar to the Suburban
Residential district in that it is
characterized by development
patterns typical of post-war
automobile-oriented development
where separate and distinct uses
were constructed in separate and
distinct areas of town. In this
district, commercial uses are
almost entirely accessed by
automobile.
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The Corridor Commercial land use designation includes development along the Township’s arterial roads
outside of the downtown areas, including Route 22, Magie Avenue, Morris Avenue, Chestnut Street,
Springfield Avenue, and Stuyvesant Avenue. The predominant uses in the Corridor Commercial district
are retail, service, indoor recreation, and professional office spaces. Uses may be combined, such as retail
with a service component. A single site may contain multiple tenants and uses, either in individual
structures (i.e. pad sites), or a single structure where tenants are horizontally distributed (i.e. strip mall),
vertically distributed (i.e. different floors), or a combination thereof. Structures with more than one story
may include a residential component. The district generally incorporates many of the areas currently zoned
as BA (Business Office), BB (Business Retail 15,000 S.F.), and BC (Business Retail (40,000 S.F). These areas
are generally located away from neighborhood centers and residential areas. The district also includes
supportive uses that typically service the town including schools, community facilities, and places of
assembly.
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What does it look like?

Lots range from over 25 acres in size to under 3,000 square feet, yet they share similar characteristics.
Structures are limited in height (not more than 2-3 stories) and contain sufficient land to accommodate
automobiles on site for all users as well as loading space for loading and unloading. Structures may contain
multiple commercial tenants, including a limited number of residential units above the ground floor. Due
to the relatively small size of some lots in the Corridor Commercial district, residential densities often
exceed 25 dwelling units per acre, but the total number of residential units in a structure is generally under
4. On larger lots, buildings are often set back far from the road, with ample surface parking located in front
or on the side of the principal structure. On smaller lots, buildings may be located closer to the road,
separated from the sidewalk by a vegetated strip, with parking located to the side or rear of the structure.
In addition, as eCommerce continues to disrupt the traditional retail market, opportunities to encourage
the adaptive reuse of big-box facilities is encouraged, such as through indoor agriculture. Appropriate
buffering and screening of light and noise should be provided to adjacent residential uses in nearby
residential zones.
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What about parking?

The distance from residential areas, the distance between different commercial centers, and their location
along major roadways virtually necessitates automobile usage by employees, customers, and residents. As
a result, land uses should be able to accommodate most safely and sufficiently, if not all, vehicles on site.
On-street parking, where permitted, should not exceed the property frontage of the site in order to provide
on-street parking to neighboring properties. In this district, particularly, parking demands should continue
to be monitored and evaluated against municipal standards. Innovative approaches to optimize the use of
off-street parking as a way to reduce the overall quantity of surface lots is encouraged, including, but not
limited to shared parking and access arrangements. Underutilized surface parking lots where the number
of parking spaces is far less than modern demands could present opportunities for alternative uses,
including additional structures or green space, and should be encouraged.

What about pedestrians?
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To mitigate traffic demands from all uses in the Corridor Commercial district, properties should be linked
by a network of sidewalks that provide access to nearby residential uses, as well as nearby downtown and
neighborhood centers.
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Commercial/Industrial
What is it?
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In contrast to the Corridor Commercial district, which normally service customers on-site, the
Commercial/Industrial land use district is not normally accessed by the general public. Since uses in this
district are generally located far from residential areas, access to the site is almost entirely via a personal
automobile or commercial vehicle. Lots range in size from over 17 acres in size to 5,000 square feet and
share similar characteristics. Uses are almost entirely conducted indoors. Buildings rarely exceed three
stories in height; others may contain a single full story, mezzanines notwithstanding, but have a similar
equivalent height in feet to accommodate certain operations. Structures are often set back from adjacent
roads and neighboring properties, particularly when located adjacent to residential districts, and properties
contain sufficient land to accommodate employee vehicles, as well as company vehicles and customer
vehicles, where applicable. While uses generally do not serve the public, traffic to and from sites may take
place during normal business hours, or take place during non-traditional hours, particularly for loading
and unloading activities. The bulk of the Commercial/Industrial land use designation includes
development along the Rahway Avenue and Lehigh Avenue corridors as well as scattered concentrations
proximate to Interstate 78.

Figure 36:The Commercial/Industrial district is predominantly characterized by non-residential commercial and industrial uses, often not
designed or intended for the general public (i.e. retail/services). It is acknowledged, however, that changing market demands may see some
of these facilities reimagined for uses not previously considered. In many communities, these buildings have been repurposed for indoor
recreation, others as indoor agriculture (also known as vertical farms), and others as e-commerce retail or fulfillment sites.

What is included?

The predominant uses in the Commercial/Industrial district include manufacturing, professional offices,
warehousing and distribution, wholesale sales, storage, indoor recreation, utilities, and rail corridors. Uses
may be combined, such as light manufacturing with a distribution component. Structures or sites may
contain multiple tenants. The district generally incorporates many of the areas currently zoned as I
(Industrial), I/O-80 (Industrial/Office 80,000 S.F.), and I/O-40 (Industrial/Office 40,000 S.F.). Business
Retail 15,000 S.F.), and BC (Business Retail (40,000 S.F). These areas are generally located away from
neighborhood centers and residential areas. The district also includes supportive uses that typically service
the town including community facilities. Residential uses are discouraged in this district.
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What does it look like?

Appropriate buffering and screening of outdoor storage and loading areas, as well as light, noise, and
emissions from the site in general should be provided to adjacent residential zones. Building height
variability in relation to setback distances should be encouraged.

What about parking?

The distance from other uses and their location along major roadways virtually necessitates automobile
usage by employees, customers, and other visitors. As a result, land uses should be able to accommodate
all vehicles safely and sufficiently on site. As streets should accommodate heavy truck traffic, off-street
parking is generally discouraged in this area. In this district, particularly, parking demands should
continue to be monitored and evaluated against municipal standards. New and emerging industries,
particularly those related to eCommerce fulfillment, may require more parking and loading spaces than
currently required to accommodate on-site employees, delivery vehicles (both bulk and “final mile”
delivery) and the personal vehicles of those utilizing company vehicles.

What about pedestrians?
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Given the character of operations in this district, sidewalks are generally not encouraged.

Figure 37: As eCommerce continues to grow, it is likely that development demand for warehouses and distribution centers, such as the
Boxed facility near I-78 will continue to increase.

Land Use Element | Union Township Master Plan 74

Open Space and Recreation
What is it?

The Open Space and Recreation district
characterized by limited intensity development.
Structures are limited in number and scale, if
any, on sites. Sites are dominated by the
presence of outdoor activities or natural
settings. Sites may be publicly or privately
owned and may not necessarily be open to
the general public, such as those properties
used by utilities or a private club. These sites
may provide benefits to the surrounding
community through natural mitigation of
stormwater and recreation.
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What is included?
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As indicated above, the Open Space and Recreation district is intended
for active and passive recreation, both public and private. This
includes public parks and publicly owned open space, but also
private open spaces, such as golf courses and cemeteries. The
district includes municipally owned vacant lands used for
drainage, stormwater management, or flood control, as well
as low-impact utility-owned properties. Other publicly
owned lands include those owned by the state of New Jersey
as part of a highway right of way. Non-residential, low
impact uses ancillary and accessory to those in the Open Space
and Recreation district may be permitted, including, but not
limited to indoor recreation, museums, interpretive centers,
maintenance facilities, and club houses.

D

Figure 38: The Open Space and Recreation District is
intended for public and private recreation, both active
and passive.

What does it look like?

Non-residential operations should include appropriate buffering
and screening of light and noise with adjacent residential uses, where
appropriate. Low impact development, including the use of green infrastructure should be utilized to the
greatest extent practicable on sites subject to flooding.

What about parking?

Parking, where appropriate, should be limited to accommodate park users and maintenance.

What about pedestrians?

Sidewalks or other non-motorized paths should link neighboring residential and commercial areas to
heavily accessed sites in this district.
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Downtown Core
What is it?

The Downtown Core district is characterized by high density development and a variety of different uses
located at the heart of Union Center, where living spaces are located within walking distance of daily needs.
This district extends outward from the intersection of Stuyvesant and Morris avenue within a 5-minute
walk, roughly a quarter mile along those corridors, and adjacent properties.

What is included?

The downtown core contains a diverse mix of residential and commercial uses (retail, services, offices, or a
combination thereof) designed to support both day and evening activity. Uses may be combined, such as
retail with a service component. A single site may contain multiple tenants and uses. The district also
includes supportive uses that typically service the town including community facilities, public parking
facilities, and places of assembly.
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What does it look like?

What about parking?
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This is the most developed area of town, with
adjacent redevelopment areas expected to add
additional new growth. Lots vary in size, but most
range from 3,000 to 12,000 square feet in size. This
district can accommodate most new development,
but design standards are necessary to ensure that
development mitigates traffic and does not degrade
the quality of surrounding neighborhoods.
Development is located within close proximity to the
streets and sidewalks and is oriented toward
pedestrian activity. Structures may reach 6 stories or
60 feet in height, and densities may exceed 50 units
per acre. Appropriate buffering and screening of
light and noise should be provided to adjacent
residential uses in nearby residential zones.

Parking or automobile activity (i.e. drive through
uses) should not be the visual centerpiece of
development, and is located either behind the
structure or through shared arrangements between
other property owners in order to maximize its use
while avoiding underutilized spaces that disrupt
downtown continuity and vibrancy.
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While the goal of this district is to maximize
pedestrian activity, it is not realistic to suggest that
these uses will not generate automobile traffic, both
from residents, employees, and visitors, therefore
land uses should be able to accommodate vehicles on
or off-site. In this district, particularly, parking
demands should continue to be monitored and
evaluated
against
municipal
standards.
Underutilized surface parking lots where the
number of parking spaces is far less than modern
demands could present opportunities for alternative
uses, including additional structures or pocket
parks, and should be encouraged.

What about pedestrians?

To mitigate traffic demands from all uses in the
district, properties should provide sidewalk
connections into nearby residential uses.

77 Union Township Master Plan |Land Use Element

Figure 39: The Downtown Core district represents the most developed
part of town, containing a mix of different uses. The high residential
densities help support the non-residential uses, and conversely, the
variety of non-residential uses allow residents to accomplish many
daily tasks without (or with reduced need) for an automobile. Uses are
oriented toward streets and sidewalks. Parking is not the visual
centerpiece of development, and is located either behind the structure
or on the street.

Downtown Transition
What is it?
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The Downtown Transition district is characterized by development at a lesser density and intensity that is
found outside of a Downtown Core. This district includes areas located farther than a 5-minute walk from
Stuyvesant and Morris avenues, but generally no more than 10 minutes from Union Center. It serves as a
transition from the high-density core into lower density residential and commercial areas. It also includes
portions of the Springfield Avenue corridor in Vauxhall that serve as a transition from the downtown in
neighboring Maplewood. Similar to the Downtown Core, the district is characterized by traditional
neighborhood development patterns, where living spaces are located within walking distance of daily
needs.

Figure 40: The Downtown Transition district is fairly similar to that of the Downtown Core, however
development is generally at a lesser intensity and density. Downtown Transition districts are located within
walking distance of a downtown area, and as such, shall be oriented toward maximizing pedestrian activity.

What is included?

The Downtown Transition contains a diverse mix of residential and commercial uses (retail, services,
offices, or a combination thereof) designed to support both day and evening activity. Uses may be
combined, such as retail with a service component. A single site may contain multiple tenants and uses.
The district also includes supportive uses that typically service the town including schools, community
facilities, public parking facilities, and places of assembly.
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What does it look like?

Lots vary in size, but most range from 5,000 to 10,000 square feet in size. Development is located within
close proximity to the streets and sidewalks and is oriented toward pedestrian activity. This district can
accommodate new development, but design standards are necessary to ensure that development mitigates
traffic and does not degrade the quality of surrounding neighborhoods. Parking or automobile activity (i.e.
drive through uses) should not be the visual centerpiece of development, and is located either behind the
structure or through shared arrangements between other property owners in order to maximize its use
while avoiding underutilized spaces that disrupt downtown continuity and vibrancy. Structures do not
exceed 3 stories in height, and densities may not exceed 20 units per acre.

What about parking?

What about pedestrians?
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While the goal of this district is to maximize pedestrian activity, it is not realistic to suggest that these uses
will not generate automobile traffic, both from residents, employees, and visitors, therefore land uses
should be able to accommodate all vehicles on or off-site. In this district, particularly, parking demands
should continue to be monitored and evaluated against municipal standards. Underutilized surface
parking lots where the number of parking spaces is far less than modern demands could present
opportunities for alternative uses, including additional structures or pocket parks, and should be
encouraged. Appropriate buffering and screening of light and noise should be provided to adjacent
residential uses in nearby residential zones.
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To mitigate traffic demands from all uses in the district, properties should provide sidewalk connections
into nearby residential uses.
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Figure 41: The Neighborhood Core district is characterized by a mix of different uses in a single area outside of a Downtown Core or Downtown
Transition district. As a result, uses are generally less intense and at lower density than found in the Downtown districts. Uses are still located on
smaller-sized lots, and development should be designed to not discourage pedestrian activity.

What is it?
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Neighborhood Core

D

The Neighborhood Core district is characterized by a concentrated mix of development types clustered
outside of a downtown area. Development is less dense and intense than in a downtown area, and an
automobile is generally still necessary to accomplish most daily tasks, however, the mix of uses and
relatively small size of lots provides some realistic opportunities for pedestrian movement.

What is included?

Uses in the district include retail, service, hospital and medical facilities, offices, and residential. Uses may
be combined, such as retail with a service component. A single site may contain multiple tenants and uses,
either in individual structures (i.e. pad sites), or a single structure where tenants are horizontally
distributed (i.e. strip mall), vertically distributed (i.e. different floors), or a combination thereof. Residential
uses can include single family detached, two family, units above a ground floor residential use, and standalone multifamily or townhomes. Neighborhood cores are found in the Five Points neighborhood, as well
as clusters at the intersections of Vauxhall Road and Burnet Avenue, and Vauxhall Road and Valley Street.
These areas are generally located near established residential areas. The district also includes supportive
uses that typically service the town including schools, community facilities, and places of assembly.
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What does it look like?

The development pattern is less dense than the downtown with greater flexibility in building setbacks, but
still dense enough to not discourage pedestrian traffic. Sidewalks are safe and functional and are shaded
with street trees. Lots range from over 7 acres in size to under 4,000 square feet, yet they all share similar
characteristics. Structures are limited in height (not more than 2-3 stories). With the exception of residential
units above a retail use where the number of residential units is generally under 4, uses with higher
densities or intensities are set back from adjacent roads and neighboring properties and contain sufficient
land to accommodate automobiles on site for all users as well as loading space for loading and unloading.
Structures may contain multiple commercial tenants, including a limited number of residential units above
the ground floor. On larger lots, buildings are often set back far from the road, with ample surface parking
located in front or on the side of the principal structure. On smaller lots, buildings may be located closer to
the road, separated from the sidewalk by a vegetated strip, with parking located to the side or rear of the
structure. Appropriate buffering and screening of light and noise should be provided to adjacent
residential uses in nearby residential zones.

What about parking?

What about pedestrians?
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While a neighborhood core contains many uses and can reduce automobile usage, the distance from the
downtown areas, commercial centers, and community facilities means that automobile usage will be
utilized by most employees, customers, and residents. As a result, land uses should be able to accommodate
most safely and sufficiently, if not all, vehicles on site. On-street parking, where permitted, should not
exceed the property frontage of the site in order to provide on-street parking to neighboring properties.
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To mitigate traffic demands from all uses in the district, properties should be linked by a network of
sidewalks or paths that provide safe access between sites and neighboring residential areas.
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Transit
What is it?

The Transit district is characterized by high density
development and a variety of different uses within a
20-minute walking distance from the NJ Transit rail
station. Uses are oriented around the rail station and
the adjacent Kean University campus.

What is included?

The Transit district contains a diverse mix of
residential, commercial (retail, services, offices, or a
combination thereof), and higher education uses.
Uses may be combined, such as retail with a service
component. A single site may contain multiple Figure 42: The Transit District is characterized by high-density
tenants and uses.
residential development and a variety of different uses within a 20

AF
T

What does it look like?

minute walk of the NJ Transit rail station, that are generally oriented
around the rail station and Kean University.

Lots are generally larger in size, and often contain
multiple structures on one site. Buildings range from 2-6 stories in height and are set back from adjacent
roads and neighboring properties. Structures may contain multiple commercial tenants, including a limited
number of residential units above the ground floor. Residential densities of 35 dwelling units per acre may
be permitted.

What about parking?
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While the goal of this district is to maximize pedestrian activity, it is not realistic to suggest that these uses
will not generate automobile traffic, therefore land uses should be able to accommodate vehicles on or offsite. In this district, particularly, parking demands should continue to be monitored and evaluated against
municipal standards. Underutilized surface parking lots where the number of parking spaces is far less
than modern demands could present opportunities for alternative uses.

What about pedestrians?

To mitigate traffic demands from all uses in
the district, properties should provide
sidewalk connections into nearby residential
uses and safe access into the downtown.
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Goal 2: Support desirable nonresidential development.

Goals and Objectives
Goal 1: Maintain the character of
existing residential neighborhoods,
while providing opportunities for
housing types that meet the interests
and needs of all ages and abilities.
Preserve the integrity of established
single-family and two-family home
neighborhoods, by preventing intrusion
of more intense uses which will generate
overcrowding and increased traffic.

•

Recognize the viability of and need for
alternatives to detached single family
homes. Two-family dwellings and other
housing configurations in existing
neighborhoods
and
as
part
of
redevelopment, should be continued
where this will not undermine other
objectives.

Encourage reuse of vacant properties
that enhances the character of
development and reduces traffic
impacts.

•

Establish zoning policies that reduce
adverse impacts of strip commercial
development.

•

Require buffering around incompatible
non-residential properties to soften the
visual and functional impact of their
design and use.

•

Ensure public and quasi-public land uses
remain compatible with the needs and
character of adjacent neighborhoods.
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•

•

Require infill development in existing
residential
neighborhoods
to
be
compatible with the neighborhood and
conform to the setbacks of existing
buildings on the block.

•

Prevent incompatible non-residential
uses from locating on residential streets
or in residential areas which would
generate adverse impacts to traffic, noise,
safety, or infrastructure.

•

Limit high density and multi-unit
residential development to areas with
convenient access to transit.

•

Strengthen
site
and
location
requirements for residential off-street
parking.

•
•
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•

•

Identify
zoning
ordinance
improvements that can respond to
changing economies and market
demands.

•

Limit incompatible residential uses from
locating in non-residential areas outside
of downtown or neighborhood centers
which would generate adverse impacts
to traffic, noise, or safety.

Goal 3: Strengthen downtown centers
by encouraging a mix of
nonresidential and residential uses
that provide employment, retail
opportunities, services and
entertainment.
•

Strengthen the Springfield Avenue
business district by encouraging façade
improvement programs and a possible
Business Improvement District (BID).

Seamlessly integrate a more diverse
housing stock into the community.

•

Promote mixed-use development in the
downtown and near the train station.

Existing residential areas outside of the
downtown and neighborhood areas are
largely built out. Zoning and bulk
requirements should be tailored to
existing development.

•

Update and enhance the design
standards for the Springfield and
Stuyvesant corridors that promote
walkability and a desirable visual
environment, while not inhibiting
creativity.
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•

Consider establishing design standards
for the neighborhood core districts.

•

Consider adoption of a form-based code
for the downtown and neighborhood
districts.

•

Improve sign regulations and their
enforcement.
Ensure
that
sign
regulations comply with relevant
caselaw.

•

Consider a town-wide rehabilitation
study for to determine eligibility under
the Local Redevelopment and Housing
Law (LRHL). If eligible, designation of a
Rehabilitation Area will give Union
Township the authority to prepare
localized redevelopment plans intended
to catalyze the revitalization, renovation,
and rehabilitation of its neighborhoods
and commercial centers.

Goal 4: Provide adequate parking to
serve established residential and
commercial areas.
•

Incorporate adequate
developments.

•

Proactively consider and respond to
future parking demands as part of
redevelopment.
Reduce the need for parking by
encouraging development and design
that provides for safe, convenient, and
practical
access
to
neighboring
destinations
through
improved
pedestrian and bicycle circulation and
transit service.

Parking requirements should continue to
be reviewed and reexamined based on
changing economic demands, personal
preferences, and advancements in
technology to ensure that requirements
do
not
create
an
unnecessary
overabundance of parking that is then
underutilized or does not provide for
enough parking.

•
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Goal 6: Encourage Sustainability and
Resilience as Part of Development.
•

Consider preservation of township
owned vacant lands located in or near
floodplains.

•

Establish
bulk
standards
development in the floodplain.

•

Consider acquisition and preservation of
properties that are regularly susceptible
to flood damage.

•

Permit solar energy systems as an
accessory use in residential and nonresidential zones.

•

Electric
Vehicle
(EV)
charging
infrastructure should be encouraged as
part of new development, rehabilitation,
or redevelopment of all uses where
parking and vehicle storage is provided.

•

Barriers that would inhibit Electric
Vehicle charging infrastructure should
be identified and mitigated.

•

Electric Vehicle charging infrastructure
should be provided at all municipal
facilities.

•

On-street parking facilities, particularly
in the downtown areas, should include
Electric Vehicle charging infrastructure.

•

Work with utilities to provide electric
vehicle charging infrastructure to
streetlights and utility poles, particularly
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parking

Require bicycle parking as part of new
commercial
and
multifamily
development.

Goal 5: Establish realistic market
driven and financially feasible
redevelopment plans that attract new
development and encourage
redevelopment or rehabilitation of
existing properties where possible.
•

Encourage
the
improvement
properties in disrepair.

•

Design
and
improvements.

install

of

streetscape

for
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updated terminology to reflect new
districts; revise other districts; and to
generally
implement
the
goals,
objectives, and policies of the master
plan.

in downtown areas and areas where onstreet parking is permitted.

Goal 7: Promote Community
Reinvestment through Clear and
Consistent Development Regulation.
•

Revise the zoning ordinance to ensure
conformity with the master plan.
Incorporate
use
standards,
bulk
requirements, design standards and

Update the Township’s zoning map to
match zone boundaries to land use
districts as needed.

•

Improve clarity in the code to ensure
consistent enforcement. For example,
terminology
differentiating
the
Township’s IOR (Inclusionary Overlay
Residential) district and the I/O
(Industrial/Office) district should be
considered.
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•

Update the zoning map to reflect all
zones in the ordinance. Codify
ordinances missing from the code,
including the text, or reference to,
adopted Redevelopment Plans.

•
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direction will enhance Union’s transportation
efficiency.

Introduction
An efficient circulation system is critical to Union
Township’s quality of life. The access and
mobility provided by the roads, sidewalks, paths,
and rails that compose this system helps get
residents, employees, visitors, and goods, where
they need to go.

Travel Behavior
Over 88 percent of Union Township residents
work within New Jersey. Sixteen percent work in
town, and another 21 percent leave town, but
remain in Union County. Elizabeth contributes
the largest proportion of employees coming into
Union for work, about 9.5 percent, another 40
percent come from the neighboring counties of
Essex, Morris, Somerset, Middlesex, and
Hudson. Approximately 10 percent of residents
leave the state to work in New York City.
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Union Township has an extensive and diverse
transportation network. Its road network
includes approximately 146.10 miles of roads
within its boundaries. Of these roads, 12.46 miles
are owned by the New Jersey Department of
Transportation (NJDOT), 1.85 by the New Jersey
Turnpike Authority, 13.34 by Union County, and
the remaining 118.45 miles are owned by Union
Township. Many of the major highways in
northern New Jersey pass through Union
Township. While this provides great access into
the town for residents and businesses, it creates
challenges, particularly in their connections with
local roads. Bus services provide mass transit
throughout the town, and rail infrastructure
within the town provides service for both
passenger and freight transport.

Existing Transportation
Conditions and Services
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The town is also uniquely qualified to take
advantage of future transportation trends such as
biking, car-sharing, bike-sharing, electric vehicles
and charging stations, and transit-oriented
development (TOD) due to its compact
residential and commercial development, which
attracts both young adults and older adults
wishing to be less reliant on a private automobile.
Concurrently, Union Township and its
circulation system will likely face challenges
related to technological advancements such as
traffic resulting from eCommerce fulfillment or
real-time navigation programming, or the
equitable provision of electric vehicle charging
stations.
Infrastructure
improvements,
programmatic advances, and a clear policy
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Though dropping slightly since 2000, the share of
Union Township residents that chose to
commute via private automobile is 76.8 percent,
this increases to 85 percent when carpooling is
accounted for. Notable, however, commute by
public transportations grew to 8.8 percent, a
marked increase from its share in 2000.

Roads

Roads are grouped into different classes (Figure
43), based on the character of service that they are
intended to provide, also referred to as their
Functional Classification. New Jersey updated
the functional classification of the roads in Union
County following the 2010 Census, with its most
recent update in April 2017. xxx These functional
classifications, and the roads they include in
Union Township, are described in the section
below, along with the descriptions used by the
Federal Highway Administration to define each
classification. xxxi Roadway classifications are also
illustrated in Figure 43. It should be noted that
highway ramps and jughandles are excluded
from classification.

Interstates
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Figure 43: Roadway classifications
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Interstate highways, as officially designated by
the Secretary of Transportation, provide limited
access, long-distance travel that link major urban
areas throughout the country. The one interstate
in Union Township is Interstate 78 (I-78), which
exits into town at Exit 49 (Springfield Avenue),
Exit 50 (Vauxhall Road), and Exit 52 (Garden
State Parkway). Through Union Township, I-78
provides both local and express lanes. This
highway is also identified by Union County as a
major truck road/route. This highway provides
access to New York City, Jersey City and Newark
to the east, and extends westward to Harrisburg,
Pennsylvania.

Freeway/Expressway

and their access and egress points are limited to
on- and off-ramp locations or at-grade
intersections. The function is similar to interstates
in that they are designed to maximize mobility.
In Union Township, the only roadway classified
as an “Other Freeway/Expressway” is the
Garden State Parkway (GSP), a toll road under
the jurisdiction of the New Jersey Turnpike
Authority, which runs from Interstate 287 in New
York State to Cape May. The GSP, runs
north/south across the center of Union
Township, providing exits at Chestnut Street
(Exit 139), Route 22 (Exit 140), Morris Avenue
(Exit 140A), and Vauxhall Road (Exit 141).
Commercial vehicles exceeding 10,000 pounds
are not permitted on the Parkway in Union
Township.

Freeway/expressways use directional travel
lanes, usually separated by a physical barrier,
Circulation Element | Union Township Master Plan 88

Principal Arterials

Principal arterials, unlike the previous limitedaccess classifications, may serve abutting land
uses directly. They serve major activity centers,
provide connections between central business
districts and outlying residential areas, and
contain high traffic volumes. It should also be
noted that Union County has identified Route 22
as a major truck road. The following are classified
as Principal Arterials in Union Township:
Elmora Avenue/North Avenue (State
Highway 439)

•

Morris Avenue (State Highway 82)

Minor arterials serve smaller geographic areas by
providing a connection to higher level arterial
roads. They augment higher arterial roads and
may also include local bus routes. Roads
classified as Minor Arterials in Union Township
are:
•

Burnet Avenue (County Route 633)

•

Chestnut Street (County Route 619)

•

Galloping Hill Road (County Route 509
and 616)

•

Liberty Ave (County Route 637)
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Minor Arterial

Figure 44: Daily Traffic

•

Springfield Avenue (State Highway 124)

•

Magie Avenue (County Route 618)

•

US Highway 22

•

Milltown Road (County Route 636)
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residential neighborhoods, and include more
signalized intersections. The following are Union
Township’s Major Collector roads:

Morris Avenue (County Route 629)

•

Salem Road (County Route 509)

•

Springfield Road (County Route 637)

•

Chestnut Street (County Route 627)

•

Spruce Street (County Route 633)

•

Colonial Avenue

•

Stuyvesant Avenue (County Route 619)

•

Commerce Avenue

•

Tucker Avenue (County Route 619)

•

Elmwood Avenue

•

Valley Road (County Route 638)

•

Green Lane

•

Valley Street (County Routes 630 and 638)

•

Lehigh Avenue

•

Vauxhall Road (County Route 630)

•

Liberty Avenue

•

W Chestnut Street (County Route 626)

•

Morrison Avenue

•

Oakland Avenue

•

Rahway Avenue

•

Springfield Road

•

Stanley Terrace

•

Union Avenue

•

W Chestnut Street (County Route 626)

Major Collector
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Collectors gather traffic from local roads and
connect them to arterial networks.
Major
collectors are discerned from minor collectors by
factors such as higher speed limits, spacing at
greater intervals, higher annual average traffic
counts, and lower connecting driveway densities.
They serve higher density residential and
commercial/industrial areas, will penetrate

SHOULDN’T WE BUILD MORE ROADS?

D

A common theme throughout the public engagement process involved frustration over traffic
congestion. Traffic counts conducted by NJDOT reflect the high volume of vehicles that pass
through town, unsurprising, given Union Township’s proximity to major urban centers in New York
and New Jersey. Congestion that occurs on a regular basis is generally the result of operational
or functional deficiencies of the road system in specific locations such as interchanges, merges,
or too many entrances and exits along major roadways.
So, why not build more roads?
First, roads are expensive. Maintaining existing roads is expensive; building and maintaining new
or expanded ones is pricier still. Union Township is largely built out, meaning that a roadway
expansion would likely require the acquisition of private property, which is neither a popular
option nor an inexpensive one.
Second, expanding a roadway does not necessarily improve traffic. Often, a widened roadway
will attract drivers who would have previously taken parallel routes or side streets to avoid
congestion, resulting in congestion.
Instead, traffic can and should be addressed with a combination of different approaches,
including smart technologies, intersection improvements, consolidated entrance/exit points
along major roadways, and the provision of safe and convenient alternatives to the automobile.
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•

Local

Winslow Avenue

Minor Collector

Roadway paving
Since 1998, the Township has been engaged in a
detailed asset management program of its roads
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Minor collectors serve the same function as major
collectors, gathering traffic from local roads and
connecting them to arterials. They are discerned
from major collectors by lower speeds, located in
closer proximity to one another, lower annual
average traffic volumes, and higher connecting
driveway densities. They serve both lower
density residential and commercial/industrial
areas, penetrate residential neighborhoods for
short distances, and contain slower speeds and

As the largest percentage of all roadway mileage,
local roads are intended for the origin or
destination end of a trip and are often designed
to discourage through traffic. All roads not
classified above, are considered local roads.

Figure 45: Road Repaving 1998-2021

fewer signalized intersections.
•

Monroe Street

•

Progress Street
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Figure 46: Accident locations involving bicycles or pedestrians

D

(Figure 45). Through its roads program, the
Township maintains digital records of what
roads were paved, when they were paved,
funding source for improvements, and length of
road paved. Over the 20-year period from 1998 to
2018, the township has paved more than 100
miles of roadway. In the past 5-year period of
2015-2020, Union Township has reconstructed
18.72 miles of roads and repaved another 33.47
miles.

Bicycle and Pedestrian Traffic
While most roads in town are used primarily for
vehicular travel, people can and do walk, bike,
and ride transit along these corridors as well.
Safe access and mobility for them means having
the ability to use roads without dangerous
conflicts with vehicles and allows for safe
transfer between modes. Multi-modal roadways
make the road network part of a bigger

transportation system for use by both motorists
and non-motorized users. It is also important to
provide reserved paths exclusively for
pedestrians and cyclists within the town, such as
the East Coast Greenway.

Bicycle, Scooter, and Pedestrian Safety

Since 2015, 193 automobile accidents occurred
involving either a cyclist (53) or a pedestrian
(139). Of these, two pedestrian accidents were
fatal. These were located at the intersection of
Chestnut Street and Carolyn Road and the
intersection of Galloping Hill Road and Forest
Drive. Several roads, including Morris Avenue,
Salem Road, Stuyvesant Avenue, Vauxhall Road,
US 22, and Springfield Road, are the sites where
a majority of accidents have occurred; with many
of these streets recording two or more accidents
since 2015 (Figure 46).
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Improving pedestrian and bicycle safety is often
site specific, with the overall goal of minimizing
conflicts with vehicles. In some instances, this
can include separated bicycle lanes or sidewalks.
Intersections with pedestrian crossing signals
should be clearly visible and sufficient time is
provided for pedestrians to cross.

Complete Streets
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A recent planning concept, known as “complete
streets,” enables access for users of all ages and
abilities, providing multiple modes of travel,
including walking, bicycling, mass transit, and
the automobile. Communities that adopt a
complete streets policy are expected to consider
complete streets as part of future road
improvements and development projects. There
is no single design treatment for a complete
street, as each is unique and responds to its

surrounding environment and context. The
NJDOT adopted a Complete Streets Design
Guide in 2017 xxxii, providing direction in
establishing Complete Streets in a variety of
settings and jurisdictions, with flexible standards
to meet the specific needs of a community in New
Jersey. To date, 8 New Jersey counties and 169
municipalities have adopted complete streets
policies. xxxiii Union County and Union Township
have yet to adopt a complete streets policy,
however, the Township has undertaken efforts to
improve bicycle and pedestrian transportation.
The
Township’s
recent
streetscape
improvements to Stuyvesant Avenue included
bicycle and pedestrian infrastructure and was
recognized in 2019 by the NJ Bicycle and
Pedestrian Resource Center with a Complete
Streets Excellence Award.

Figure 47: East Coast Greenway path near Union Township
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East Coast Greenway

Running through town is the East Coast
Greenway, a 3,000-mile route that spans from
Key West to Maine’s border with Canada. The
greenway provides residents with a pedestrian
and cyclist path that begins on Salem Road,
located in southeast Union Township (Figure 47).
It then continues along Huguenot Avenue,
Colonial Avenue, Chestnut Street, Fairway Drive
East, and Fairway Drive, where it briefly enters
Kenilworth Borough, then enters Union
Township again through the Lenape Park Path.

The greenway reaches the Union’s border with
Springfield Township.

Sidewalk Regulations

Sidewalk maintenance in Union Township is the
responsibility of the property owner. This
includes the maintenance of curbing and
sidewalks in the area abutting their property,
including the reconstruction or replacement of
hazardous curbing or sidewalk, and clearing of
snow.

Creating Places to Age
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New Jersey is grappling with the complications of an aging baby
boomer cohort, requiring municipalities to rethink land use and
housing for those aged 55 years or older, which recent estimates for
Union Township suggests accounts for over 30 percent of the
population. As these residents age, their previous preferences—
such as larger single-family suburban homes and amenities mainly
available by automobile—are increasingly incongruous to their
current lifestyles. Sprawling suburbs lack the types of daily chancesocial interactions provided by more compact developments. The
inability to walk to a convenience store or recreational gathering
incentivizes a reliance on car travel, denying older residents of
regular physical activity. Creating places to age involves
addressing these deficiencies through land use and development
regulations that improve the quality of life in places where older
adults choose to live. This includes providing a variety of housing
types, mixed use development to support everyday needs, and
safe and accessible alternatives to the automobile.

The non-profit smart growth advocacy organization, New Jersey Future, identifies four
metrics that contribute to a town’s ability to accommodate for the again population:
1) Compactness of the development pattern: the extent to which activities are
concentrated near one another.
2) Presence of a mixed-use center: a part of town where multiple land uses are located in
proximity to one another, as opposed to single use zoning.
3) Street network connectivity: grid-like street network with physical proximity that translates
into ease of access.
4) Access to public transportation: Transit can operate much more efficiently and
effectively where density is high and destinations are close together.
Based on their analysis of these metrics, New Jersey Future recognizes Union Township as a
municipality that scores well on all four metrics.
Sources:

Creating Places to Age: A Municipal Guide to Best Land-Use Practices. New Jersey Future. January 2014Creating Places
to Age in New Jersey. New Jersey Future. January 2014.
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Walkability

Walkability measures how suitable an area is for pedestrian traffic, as well as the distance
between housing and everyday commercial amenities. Enhancing a community’s
walkability is a tool to address public health, advance multi-modal networks, foster economic
development, and improve air quality through reductions in automobile emissions.
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The AARP has advocated for walkable communities as part of their Livable Communities
program, which supports efforts by neighborhoods, towns, cities and rural areas to be great
places for people of all ages, including through the provision of safe, walkable streets. One
concept that AARP has featured is the “20-minute village,” where all needs can be met
within a 20-minute walk. To achieve this, communities must permit a mix of different uses, at a
density and intensity that would permit a pedestrian to reach their destination safely and
quickly. Illustrated below are several key locations relevant to Union, showing all that may be
accessed in a 5, 10, and 20-minute walk.

D

R

Source: AARP Livable Communities—Livability in Action. “Welcome to the 20-Minute Village.”
https://www.aarp.org/livable-communities/livable-in-action/info-2017/20-minute-village.html
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Union Center
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Roselle Park Train Station
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Vauxhall Neighborhood

Union Train Station
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Figure 48: Public Transit Services in Union Township

Mass Transit Services

Mass transit is any large-scale transportation
service for the public where services are
attractive to a wide variety of users, such as those
who are unable to drive, those who are not
interested in owning an automobile, and those
who are not interested in using an automobile to
commute to work. Increasing convenient access
to mass transit directly results in reduce roadway
congestion. Yet only 8.8% of Union Township
commuters use public transit. The trend is
increasing since 2000 (6.9%) but is still below the
state average of 11.5%.

Bus Service—NJ Transit

Union Township is serviced by the NJ Transit bus
division, several routes of which have stops
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within the town. Three bus routes (shown
above)—113
(Dunellen
terminus),
114
(Bridgewater Commons terminus), and 117
(Somerville terminus) —provide service to New
York City and four routes—65 (Bridgewater
Commons terminus), 66 (Union County College
terminus), 70 (Livingston Mall terminus), and 94
(Bloomfield terminus)—provide service to
Newark. NJ Transit provides local service in
Union Township as part of two routes: bus route
26 from Elizabeth to the Irvington Bus Terminal
and bus route 52 from Springfield to Elizabeth.
Union County has acknowledged that Bus
Routes 52 and 94 are the two highest volume bus
routes and operate along some of the counties
most congested roadways, including Morris
Avenue and Stuyvesant Avenue. As part of their
2016 Transportation Master Plan, the county
identified several techniques to improve bus

transit efficiency, including priority transit signal
lighting, bus lanes, off-board fare collection, and
defined stations, which can be adopted
individually, or collectively to establish what is
referred to as Bus Rapid Transit (BRT), which
could reduce the time needed to travel across
Union County. xxxiv

Bus Service—County Shuttles

Township Shuttle

Transit-Oriented Development (TOD) is
designed to maximize access to, and use
of, mass transportation, incorporating
features to encourage and
accommodate pedestrians using
complete sidewalk networks, narrow
streets, frequent crosswalks, and other
amenities. A TOD typically has a transit
station or stop at its center surrounded by
high-density development, with
progressively lower-density development
further away from the transit center.
Generally located within a radius of onequarter to one-half mile from the transit
stop—this considered the ideal distance
people will walk to use transit—TODs have
a mix of land uses made up of residential
and commercial areas, which allows
people live, work, and shop there.
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Union County provides a shuttle service along
Route 22 in Springfield, Kenilworth, and Union
Township with three different routes to major
commercial centers and connections to NJ Transit
bus routes. xxxv In addition, the County also
provides non-emergency paratransit services for
older residents (age 60 and over), residents with
disabilities, and low income residents to access
medical, shopping, employment, education, and
recreation needs, as well as to connect them to
bus and rail service. Paratransit services are
largely limited to destinations within the county;
however, the County provides limited transit
service to destinations up to five miles outside
the county two days a week.

WHAT IS TRANSIT ORIENTED
DEVELOPMENT?
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The township initiated a weekday shuttle service
in 2008 between Hendrix Drive and Union
Station to help encourage ridership and remove
vehicle traffic from local streets during peak
hours. The success of this program, as evident by
increased ridership, has led to the addition of
new stops, beginning at Avalon at Union on
Vauxhall Road. In the morning, the shuttle
currently runs twice to Union Station and three
times from Union Station. In the evening, the
shuttle runs twice to and from the train station.
The shuttle is provided at no charge to residents.

In addition, EZ Ride, the Transportation
Management Association (TMA) serving Union
County, works with employers and governments
to promote Transportation—or Travel—Demand
Management (TDM) options to reduce traffic
congestions. Examples of TDM options are
commuter vanpools and carpools, working with
employers to employ flextime, telecommuting
and compressed work initiatives, managing
shuttle services, and promoting walking and
bicycling.

In a TOD, cars are secondary, so
automobile-oriented uses such as drivethrough business and gas stations are
usually restricted. Most buildings contain
limited, if any, off-street parking, located
either in the rear or below the building.

Passenger Rail Service

Union Township is serviced by passenger rail as
part of NJ Transit’s Raritan Valley Line at Union
Station, located along Morris Avenue near the
Kean University campus. Union Station is the
closest Raritan Valley Line station to Newark
Penn Station, which currently serves as the
eastern terminus of the line during peak hours.
Newark Penn Station in Newark, New Jersey,
provides connections to NJ Transit’s Northeast
Corridor Line and the North Jersey Coast Line,
PATH train service to the World Trade Center,
Newark Light Rail to Grove Street in Bloomfield,
New Jersey, and Amtrak’s Northeast Corridor
Line. During off-peak hours, the Raritan Valley
Line provides direct service into New York Penn
Station. The Raritan Valley Line’s western
terminus is High Bridge Station in High Bridge,
New Jersey during peak service, while all offCirculation Element | Union Township Master Plan 98
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peak trains terminate at the Raritan Station in
Raritan, New Jersey. Union Station provides
parking for 422 vehicles, including 10 accessible
spaces, and bicycle racks.

D

In addition, Roselle Park Station, also located on
the Raritan Valley Line, is located within a half
mile of Union Township. Other nearby stations
include Elizabeth Station and Elizabeth North
Station, both on the Northeast Corridor Line, as
well as Short Hills Station, Millburn Station, and
Maplewood Station, which are each serviced by
the Morris and Essex Line and the Gladstone
Branch Line.
Passenger rail service historically existed in the
township. The township had stations for the
Rahway Valley Railroad in the early twentieth
century at Kate Miller Station (near Springfield
Road) and Doty Station (just north of Kenilworth,
along present-day Route 22). Townley Station
along the Lehigh Valley Railroad would
eventually become the site of present-day Union
Station, was used as a passenger rail station until
the 1940s. Passenger rail service did not return to
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Union until 2003, when Union Station was
opened. xxxvi At the time, NJ Transit anticipated
that due to its proximity to Newark Penn Station,
Union Station’s weekday ridership within its first
two years would be 800 passengers. xxxvii By 2014,
average weekday ridership at Union Station had
reached 1,369 passengers, xxxviii and most recently
available data shows that it has increased to 1,433
passengers. xxxix Considering the residential
redevelopment projects underway around Union
Station and the former Merck facility (now
Vermella at Union), it is likely that passenger
ridership will continue to increase. By
comparison, neighboring Roselle Park Station
had an average daily boarding of 856 passengers
in 2014, with the most recent data showing an
increase to 922 passengers.
Considering that the percentage of Union
residents who utilize public transportation to get
to work is less than the state and county average,
it is worth noting that 1,433 average weekday
passengers currently board at Union Station
despite having only 422 parking spaces available.

What is not clear, is whether the addition of
parking capacity, or if increased improvements
in bicycle and pedestrian infrastructure would
help to further encourage ridership.

Freight Rail Service

Telecommuting
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Union County is served by both major eastern
U.S. Class I railroads, NS Corp (NS) and CSX
Corp. Most freight rail service in Union County is
operated through the Conrail Shared Assets
Operations (CSAO). The CSAO is jointly owned
by NS and CSX and functions as a local switching
railroad in the Port District as well as nearby
industrial areas. Freight rail customers in the
CSAO territory can be served by either of the
Class I railroads and these customers have the
benefit of competitive pricing. NJ TRANSIT
operates passenger rail service, the Raritan
Valley Line, on this alignment between Cranford
and Amtrak’s Northeast Corridor Line in
Newark. The combined passenger-freight use
along this segment presents some operational
challenges for both passenger and freight trains.
The Rahway Valley Railway is owned by the
State of New Jersey but is currently inactive. The
line runs from Roselle Park to Summit; the rightof-way is continuous, but the rail infrastructure is
not, and there has been encroachment on the
right-of-way along sections of the line. xl

in areas without convenient access to public
transit. In nearby Summit, the city has been
testing a program to subsidize ride-hailing trips
for rail station commuters to address the high
demand for parking at the rail station. Mobile
applications for ride sharing/hailing, and their
increased use and public adoption may be part of
the reason that the number of people without
drivers’ licenses has started to increase,
particularly when it is more advantageous
economically for some people to opt for these
types of services. Given the increasing usage of
ridesharing, there may be an opportunity to
reduce parking requirements in some areas of
town, allowing for more compact, walkable
development patterns.

Ride Hailing Services

Car Sharing

The recent emergence of ride hailing companies
such as Uber and Lyft present unique challenges
and opportunities. These services have the
potential to attract users that would have
previously used a personal automobile, or public
transit. The challenge created by these services
occurs when they replace trips taken by biking or
walking, however, the reason to opt for such
services in lieu of biking or walking may reveal
potential areas for improvement, such as safe
access. In addition, these services may also assist

Similarly, car sharing services such as Zipcar can
provide customers with an alternative to private
car ownership. Where day-to-day car ownership
is not necessary, participation in a car sharing
service often allows residents to forego the cost of
a car.

Air Transport
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Emerging Practices, Programs,
and Issues

Pre-pandemic commute to work data also
suggests that an increasing proportion of the
population is working from home, though it may
not capture those who telecommute for a portion
of the work week, which, as technology continues
to improve, may become an even larger segment
of the population. Increased telecommuting may
change work schedules and destinations, where
employees may to another location for work—
such as a coffee shop, or other public area with
internet access—changing where and when
certain roads experience greater volume. In some
industries,
particularly
office
work
environments, the pandemic necessitated the
increased adoption of remote working. While it is
too early to know how these behaviors will
change when the pandemic subsides, it is likely
that the percentage of those working from home
will continue to increase.

D

The Township is located less than five miles from
Newark Liberty International Airport.
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Bikeshare and E-Scooter Programs

Related to smart transportation management is
the ever-increasing likelihood that autonomous
vehicles will soon become a significant part of the
transportation network. Presently, the use of
these vehicles is largely limited to small scale
pilot programs and specialty vehicles, however,
continued improvements in technology and
adoption by automakers and consumers will
increase their visibility over time. These vehicles
have the potential to significantly affect land use
and transportation. Autonomous vehicles could
reduce or eliminate human error, allowing traffic
to move more efficiently. Autonomous vehicles
could change how parking is managed,
particularly by requiring less room between
spaces. Continuing to monitor the technological
improvements in autonomous vehicles and any
associated regulation on the federal and state
levels may help to understand, anticipate, and
respond to the potential impacts of these vehicles.
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Scooter-sharing is a system of short-term rentals
designed to provide the public with fast,
convenient transportation within urban areas,
while also decreasing traffic congestion caused
by personal automobiles. Much like popular
bike-sharing
programs,
scooters—usually
electric or “e-scooters”—are rented at a docking
station, and once a trip is completed, can be
returned at a docking station near the
destination. This system already enjoys success
throughout the country in cities such as Portland,
Oregon and Santa Monica, California. In 2019, the
New Jersey legislature signed a law legalizing escooters, which allows residents more choice in
choosing non-automobile forms of travel.
Hoboken became the first municipality in the
state to do so when it launched an e-scooter pilot
program in May 2019, followed by Asbury Park
in August 2019, when the city launched their own
pilot program.

coordination is critical to an effective and
efficient system.

Smart Transportation Management
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Traffic control devices regulate the flow of traffic
and advise pedestrians, bicyclists, and motorists
to improve safety and mobility. Advancements
in “smart” technologies now extend to traffic
control,
using
Adaptive
or
Intelligent
Transportation Systems (ITS) that help to
increase the overall efficiency of roads by
increasing/decreasing capacity as demand
changes that is cost-effective and may be
manipulated in real time.
One technique to reduce delays is through traffic
signal retiming and coordination to improve
traffic flow and reduce delays created by
uncoordinated signals. By coordinating the
amount of green time given to each approach
based on current traffic, this technique has
demonstrated a reduction in delays. Union
County’s Transportation Master Plan noted an
earlier effort by New Jersey Department of
Transportation to retime signals along Route 82
(Morris Avenue) resulted in increased efficiency
where delays were reduced by 25 to 30 percent. xli
Since municipalities in Union County are
responsible
for
maintaining
intersection
equipment, even on county roads, regional
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Realtime Navigation Software
Real-time navigation software and applications
can help to optimize travel times; however, they
can result in the unintended (and unanticipated)
consequence of increased congestion on
roadways that were not intended for through
traffic. It is important to view this technology
within a broader context, rather than a solution
or a problem (i.e. residents who live on a local
road that has been identified by a navigation
program as a common “short cut”) in its own
right. For example, if navigation applications are
diverting through traffic onto streets not
intended for such uses, then it is worth
evaluating why the navigation software made
that decision. It means evaluating ways to
improve the flow of traffic on the highways, but
also a reevaluation of local road design (i.e.
minimum width of the cartway) and regulations
for road use (i.e. on street parking) to understand
what steps can be taken to encourage slower
speeds.

eCommerce Fulfillment
The increasing eCommerce market will continue
to shape numerous aspects of transportation and

attractive or realistic option. Alternatively, when
these development types are in downtown areas
with safe and accessible pedestrian infrastructure
or where there is access to transit, the need for an
automobile is reduced.
Roadway efficiency is also affected by how
people utilize the roads, and how internal
circulation is managed off the roads. For
example, if a consumer is looking to make several
smaller trips along a major roadway, keeping
them off the road limits the number of times that
their vehicle would need to exit and enter,
increasing the efficiency on the major roadway
and reduces traffic. Reduction of curb cuts along
roadways through shared access points or
driveways can help alleviate traffic.
As eCommerce demands continue to increase,
fulfillment of these goods through freight
movement is likely to become more of a visible
issue. When not managed appropriately, truck
traffic can negatively impact communities with
excess levels of noise, vibration, emissions, and
odor.
Ensuring that such facilities are
appropriately located and operated (i.e. time of
day) to avoid freight truck traffic that exacerbates
roadway congestion or encourages freight
drivers to cut through residential neighborhoods
can reduce impacts.
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land use in Union. While eCommerce eliminates
the need for a customer to visit a “brick and
mortar” retail facility, large-scale fulfillment
warehouses are required to fill and ship orders.
These warehouses have different traffic, loading,
and parking demands from traditional
warehouses, and with increasing expectations by
customers for same-day or next-day delivery,
centers must locate strategically. Delivery to
consumers, which can range from packaged
goods, meals, and even services, may require
additional analysis and unique solutions to
address traffic, parking, and loading, both in
suburban and downtown locations. In addition,
and like autonomous vehicles, advancements in
technology and regulatory acceptance may also
lead to the use of unmanned aerial vehicles
(UAVs
or
“drones”)
for
deliveries.
Understanding the needs of these companies is
likely to remain an important issue for the town
in addressing new development and identifying
opportunities for redevelopment.

Relationship to Land Use

R

A well-managed circulation system cannot be
viewed independently of the developed
landscape. Circulation and land use are linked
inextricably, meaning that land use decisions
affect transportation and circulation decisions
can affect land use.

D

For example, a large business or high-density
residential development that is constructed in a
remote location almost certainly necessitates that
residents, employees, and customers have access
to an automobile. Not only does this generate
more traffic, but it also creates equity concerns for
those who do not have access to an automobile.
Even if bicycle infrastructure or sidewalks are
provided from these facilities, it might not be an

A central overarching goal of this Master Plan is
to improve transportation access and options for
people of all ages and abilities to improve
roadway functionality, provide recreational
opportunities, enhance economic development,
and improve quality of life. A complete streets
policy can help to ensure that future roadway
improvements consider such improvements.
Below are four examples of potential complete
streets on key roads in Union Township.
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Figure 49: Complete Streets Concept for Route 22
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Figure 50: Complete Streets Concept for Morris Avenue

Figure 51: Complete Streets Concept for Chestnut Street

103 Union Township Master Plan |Circulation Element

Goals & Objectives
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Figure 52: Complete Streets Concept for Vauxhall Road

•

Coordinate
maintenance
and
improvement actions with neighboring
communities and Union County.

D

•
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Goal 1: Promote a fully intermodal
transportation system that enhances
local circulation, increases regional
access and provides links to regional
destinations.

Adopt and implement a complete streets
policy to offer safe alternatives to
automobile use.

Goal 2: Coordinate land use
decisions/policy with transportation
investments to promote intermodal
connections and encourage
alternatives to driving such as mass
transit, bicycle and pedestrian
facilities.
•

Examine
potential
development
incentives for shared parking and bicycle
parking.

•

Encourage transit-oriented development

•

Facilitate safe multi-modal connections
to transit

•

Survey residents and businesses on their
commuting habits and preferences to see
where opportunities exist to improve
alternatives to automobile usage.

Goal 3: Encourage a well-maintained,
efficient, and safe circulation system.
•

Improve the capacity, efficiency, and
safety of intersections.

•

Monitor areas with high traffic accident
rates
and
develop
improvement
programs.

Goal 4: Encourage circulation
patterns that are compatible with land
use goals and public safety.
•

Discourage developments that do not
meet minimum frontage requirements
on public or private roads.

•

Monitor private roads to ensure that
maintenance and safety needs continue
to be satisfied.
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•

Explore traffic calming devices and other
methods to reduce heavy truck traffic
flow in pedestrian areas.

•

Improve the appearance of intermediate
and major thoroughfares, such as Morris
Avenue, Springfield Avenue, Stuyvesant
Avenue, and U.S. Route 22.
Encourage
landscaping
along
intermediate and major thoroughfares to
buffer residential and non-residential
land uses from the noise and pollution of
vehicular traffic.

•

Provide clear signage to parking
facilities. Consider the use of real-time
occupancy signage and other smart
technologies.

•

Mitigate the negative impacts of freight
movement.

•

Consider
opportunities
to
link
community facilities, parks, open spaces,
neighborhood and downtown centers,
and multifamily developments through
a network of trails, sidewalks, and paths.

•

Continue to monitor changes
commuting trends and habits

•

Manage traffic through roadway design

•

Continue to utilize and expand ITS
throughout the township

AF
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Goal 6: Ensure circulation remains
responsive to emerging technologies
and trends

R

Goal 5: Improve safety, access, and
mobility for all users

Address gaps in sidewalk networks,
particularly along high-volume streets

•

Include bicycle and pedestrian facilities
as part of new development

•

Increase and improve pedestrian and
bicycle access to transit

•

Increase and improve jitney service
between major employment centers,
downtown
areas,
high-density
residential communities, and Union
Station.

•

Conduct a bicycle/pedestrian study of
the township’s existing sidewalks and
bicycle routes.
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•
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Introduction
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An Economic Development Plan can be broadly
described as a plan with policies and activities
that improve general economic health. This type
of plan can include activities aimed at increasing
the local tax base and providing new
employment opportunities. Efforts within an
Economic Development Plan can also include
downtown revitalization and tourism. More
generally, economic development encompasses
strategies to retain current business, attract new
businesses and entrepreneurs, as well as improve
the infrastructure and amenities in town with the
intent to encourage businesses to locate and stay
in town.
The current economic climate looks quite
different than it did when the township adopted
its Master Plan in 1982, predating the height of
“big box” retailers, which challenged traditional
small-scale
“downtown”
businesses,
or
eCommerce, which has created challenges for
downtowns, “big box” retailers, but also affected

transportation, commercial and industrial land
uses. In other ways, the built landscape in 1982
resembles that of the present, where the limited
availability of remaining developable lands
necessitates redevelopment and revitalization of
existing structures as the predominant means of
development in town.
Complicating matters further has been the recent
impacts on economic activity as a result of the
COVID-19 pandemic, beginning in early 2020. To
curb the spread of disease in the early spring and
summer of 2020, the State of New Jersey
mandated closures and limits on capacity for
certain types of businesses. While most of the
closure requirements have been rescinded,
businesses, such as restaurants, still have limits
on indoor capacity, operating hours, barside
seating, and social distancing requirements to
continue to reduce the spread of the disease.
While some industries have been able to adapt,
such as restaurants with takeout, delivery, or
outdoor dining service, or gyms that have offered
outdoor instruction, others, such as adult day
care centers, have not yet been permitted to
reopen. The Township and other supportive
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Economic Development and
Sustainability
Sustainable economic development is the
promotion of economic activity that imports
financial capital into a community while
sustaining natural, historic and social assets. It
is a prosperous economy that can persist over
the long term. The challenge of sustainable
economic development is balance between
capitalizing upon and protection of
community assets (i.e. natural and historic).

This Element reviews existing conditions,
including
demographics,
land
use
characteristics, programming, transportation, as
well as selected economic indicators, to outline a
set of goals, objectives, and actionable
recommendations
to
promote
economic
development.
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Sustainable economic development’s
cornerstone is maintaining basic assets, such
as natural setting, historic resources, cultural
heritage and social institutions, which respects
Union’s scale and character. It is for this
reason that the economic development plan
uses the concept of sustainability.

engaged through four workshops held in
different sections of Union Township, each
receiving feedback from residents and business
owners on what they perceived to be the town’s
economic strengths and deficiencies. Further
supplementing this report is the work that has
been conducted by students enrolled in Kean
University’s MPA program, where each
semester, students have been engaged in a study
of the economic health of Union Center.

R

A central goal of the Master Plan is to improve
living standards and the business environment
through the redevelopment and rehabilitation
of existing infrastructure, revitalization of
historic downtown areas, and improved
transportation access for residents, businesses,
and visitors.
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organizations have, and are continuing, to
respond to these challenges through a variety of
different approaches that help to protect public
health, while supporting its business community
during this period. These actions are described in
this report, as many will likely continue to be
relevant and applicable even after the pandemic
recedes. It is important to note, however, that this
Element was prepared while the pandemic was
still disrupting everyday life for virtually
everyone, and so it is too soon to know what
lasting impacts it will have on purchasing
preferences and business needs.
Essential to the success of this Plan was creating
a process that would engage the public through a
variety of tools and media. In addition to data
collection, input from residents, developers,
business owners, and municipal officials was
collected in order to fully comprehend Union’s
economic development potential. The public was

Community Input

Four workshops held on September 9, 2019,
October 1, 2019, October 23, 2019, and October
29, 2019 drew participants from various boards
and committees in the town as well as many
interested residents and business owners. The
participants voiced their concerns during these
workshops. In addition, input received from
community representatives, including township
officials, historical society representatives,
business owners, community organizations,
developers, and the school district helped to
provide additional details and context.
Residents consider Union Township an optimal
location – proximate to transit and highways.
They feel that the town has a good open space
system and a variety of outdoor activities. Many
noted that they originally moved to Union, or
were born here and chose to stay, due to its small
town feel and quality of the schools.

However, residents are not pleased with the lack
of retail diversity, and tangentially concerned
with the limited ratables. They are concerned
about the availability of parking in the
downtown. Many cited the lack of a safe and
accessible bicycle and pedestrian infrastructure
network around town as a reason they prefer an
automobile to accomplish daily tasks. Feedback
from these meetings related to economic
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development included some of the following
general themes:
•

Residents go to neighboring towns of
Cranford, Millburn, Westfield, and Summit
for better shopping opportunities.

•

There are too many chain stores and nail
salons in Union.

•

Restrict Stuyvesant Avenue off-street
parking to shoppers only.

•

Provide arts/cultural activities in town
centers such as open markets and street
fairs.
Provide transportation options to the
center such as jitneys, and safe bike and
pedestrian infrastructure.

•

Attract new businesses to fill vacancies.

•

Expand variety of goods sold in
downtown.

Of the residents and Kean University students
surveyed by Kean University students as part of
their research into the economic vitality of the
downtown:
•

19 percent visit Union Center daily, 24
percent visit at least once a week.

•

68 percent value ease of access to stores the
most important attribute of Union Center.

AF
T

•

comprehensive policies that create incentives for
students to take advantage of the commercial
opportunities available to them. For example,
one study found that 40 percent of Kean students
work, so offering more internships and local jobs
tailored to students would create a positive
relationship between Union Center and the
university.

Diversify the type of businesses in the
downtown to complement existing
businesses and/or assets (i.e. University).

•

Provide convenient access to parking to
avoid the appearance of congestion.

R

•

•

Residents were most satisfied with its
cleanliness; least satisfied with its “ability
to find items.”

•

75 percent use a car to reach Union Center

•

50 percent have no children at home; 50
percent have at least one child at home.

•

Over 60 percent of Kean students are
unaware of Union Center.

•

The largest obstacle preventing students
from visiting Union Center is ‘work before
or after class’, followed by ‘other’, then ‘it
has no appeal to me.

•

Students are split evenly on the question
“If Kean provided transportation to Union
Center, would you utilize it?”

•

Students are most interested in visiting
discount stores in Union Center, followed
by department stores, supermarkets, and
specialty stores.
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Kean Community Survey

For several years, Union Township and its
Special Improvement District have partnered
with graduate students at Kean University to
research the economic vitality of the downtown.
Through surveys and market research, the
students found that the main deficiencies
negatively impacting the district include a lack of
variety in commercial uses, insufficient parking
near the district, a lack of public transportation
options to and from the district, and a poor
aesthetic quality.
Findings from this ongoing research endeavor
have stressed the importance of cooperation
between the township and local businesses to
work on solutions. This includes improving
communications between the University, Union
Township, and local businesses to create

Township Assets
The feedback received as part of the overall
community engagement process identified
numerous key assets found in Union Township.
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Supportive Organizations for Economic Development
Union Township Economic Development Committee

The Township’s Economic Development Committee was originally established in 1977. The
Economic Development Committee consists of 13 members, including a member of the
Township Committee, Municipal Administrator, Economic Development Director, 5 appointed
members of the public, and 5 alternate members of the public. This committee serves in an
advisory capacity to the Mayor and Township Committee on matters related to industrial,
business, and commercial development.

Union Township Office of Economic Development
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The Office of Economic Development provides policy for the advancement of the industrial
and commercial districts in Union, aiming to revitalize the town by attracting investment to
increase Union’s economic base and employment in town.

Union Center Special Improvement District

R

The Union Center Special Improvement District is a nonprofit organization created in 1993 with
the intent of businesses within Union Center to partner with the local government. Its main
priority, attracting new businesses as well as retaining existing businesses, aims to create
marketing campaigns to keep Union Center a vital destination for both residents of Union and
the broader region.

Union Township Chamber of Commerce

D

The Union Township Chamber of Commerce was founded in 1956 to unite, strengthen,
represent, and promote business growth. The chamber is an association of companies that
provides benefits to members such as increased advertising, informational newsletters, web
applications, and educational workshops.

Union County Chamber of Commerce and the Gateway Regional Chamber of Commerce

In 1911, the Union County Chamber of Commerce—then the Elizabeth Chamber of
Commerce—was founded, recently joining with the Central Jersey Chamber of Commerce to
provide a more comprehensive organization that is better equipped for the needs of their
members. The Central Jersey Chamber of Commerce is an affiliate of the Gateway Regional
Chamber of Commerce, which is the largest business association in the New York Metropolitan
Area, operating in Union, Essex, Middlesex, and Somerset Counties. The Gateway Regional
Chamber of Commerce is comprised of approximately 1,200 members, and it holds about 150
events per year for networking and business purposes. It advocates for its members on a local,
state, and federal level, its core mission is helping its members grow their businesses.

Economic Development Element | Union Township Master Plan 110

AF
T
R
D

Transportation

There are two main forms of mass transit in
Union Township—rail transit and bus transit.
An estimated 8.8 percent of residents utilize
public transportation for their commute, as
compared to the statewide average of 11.5
percent, and 11.7 percent for Union County. xlii
Union Township is serviced by Union Station, an
NJ TRANSIT-owned rail station apart of the
Raritan Valley Line, a commuter rail service.
Union Township is serviced by the NJ TRANSIT
bus division, several routes of which have stops
within the town, three bus routes to New York
City, four bus routes to Newark, New Jersey, and
two local bus routes. Several transportation
corridors run through Union such as the Garden
State Parkway and Interstate 78.

Education
Kean University’s main campus is in southern
Union Township, on the town’s border with
Hillside. Kean has a rich history dating back to
the nineteenth century, when it was founded in
1855 as a college to educate teachers; it remains
the largest producer of teachers in New Jersey.
The University offers 49 undergraduate degrees,
which span six undergraduate colleges, while the
graduate school offers seven doctoral degrees
and 35 master’s degrees. As of the 2019 fall
semester, the Union campus enrolls 10,967
undergraduate and 2,063 graduate students, and
of those enrolled, 83.7 percent of undergraduates
and 47.9 percent of graduates are full-time
students. Kean University has 940 full-time
employees, including 357 faculty. The University
also employs 1,013 adjunct faculty members.
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Historic
As mentioned in the Historic Preservation
Element, there are 16 listed historic sites in Union
that are either publicly owned or open to the
public—four of which are listed on the National
Historic Register of Historic Places and the New
Jersey State Register of Historic Places—and one
privately-owned site. One site, Liberty Hall, has
been designated a National Historic Landmark,
and is located on the campus of Kean University.

Recreation

Galloping Hill Park and Golf Course is a county
run course which extends into Union from
Kenilworth Township. Referred to simply as
“the hill,” the course has a reputation as one of
the most challenging courses in the area. The
New Jersey Golf Association is headquartered in
Galloping Hill’s clubhouse. Union Township is
also home to Suburban Golf Club, a private club
founded in 1896, with a present membership of
approximately 230 members.
With the exception of the cancellation in 2020 due
to the pandemic, the Union Township Chamber
of Commerce hosts an annual Mayor’s Day 5K
run/walk for the past nine years, in cooperation
with the Township, the Board of Education, and
the Union Township Police Department. This
event attracts 240 runners and 70 sponsors, where
a portion of the proceeds go different charitable
causes.
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There are more than 600 acres of parks and open
space in the town, 94 of which consist of actively
used parks and recreation facilities and over 500
acres of preserved open space and passive
recreation facilities. In addition, the East Coast
Greenway, a 3,000-mile route that spans from
Florida’s Key West to Maine’s border with
Canada, passes through Union Township mainly
along roadways, though it briefly enters a

wooded path along the eastern terminus. This is
an asset than can be leveraged to attract tourists.
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Shopping Areas

The Township contains several different
commercial and shopping districts. Located at
the intersection of Morris Avenue and
Stuyvesant Avenue, Union’s Central Business
District (“Union Center”) offers a variety of
restaurants, services, and shops tailored to a
diverse population of shoppers. Outside Union
Center, additional shopping is located along the
Morris Avenue and Stuyvesant Avenue
corridors. The township contains commercial
development along many of its major roadways,
with concentrated development in several areas
outside of Union Center. This includes the
neighborhood of Vauxhall, where Springfield
Avenue serves as a shopping district for the
northern part of town and complements
downtown land uses in neighboring Maplewood
Township. Other shopping districts exist along
the Route 22 and Chestnut Street corridors.

Existing Business and
Employment Base
Figure 53: Caldwell Parsonage Historic Site

To begin to formulate strategies for business
development, it is imperative to understand
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Union’s existing business base. Data from the
New Jersey Department of Workforce
Development from 2019 indicates that the largest
number of businesses (by number) are in the
health/social industries, while the largest
number of businesses (by employees) are in the
retail trade industries. Data from ESRI from 2019
indicates that the largest number of businesses
(by number and number of employees) are in the
retail trade industries. xliii Meanwhile, despite the
high numbers of employment and employers in
the retail trade industry, input from the
community suggests that the Township could
improve the diversity of retail and service
businesses, particularly in its downtown areas.

The Manufacturing Sector, while located
throughout town, has noticeable concentrations
around Liberty Avenue, Springfield Road,
Lehigh Avenue, and Commerce Avenue,
includes a variety of different subsectors. Of
these subsectors, the largest employers appear to
be found in fabricated metal manufacturing,
notably Durex, American Products Company,
and Mulberry Metal Products, the three of which
employ an estimated 620 people. Other
significant
employers
include
garment
manufacturer Delta Galil USA, which employs an
estimated 105 people, the electronics returns and
refurbishment company Windsor Distributors
(250 estimated employees), and jewelry
manufacturer Tessler and Weiss (170 employees).
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Outside of retail, some of the largest employers
found in Union Township are in the education,
manufacturing, and health care/social services
sectors. The education sector includes Kean
University, which is also the largest individual
employer in the sector, followed by the Union
Township School District, but it also
encompasses private instruction, such as dance,

gymnastics, martial arts, technical and trade
schools, and driving schools.
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The Health Care/Social Assistance sector is
found along many of the Township’s commercial
corridors, including Morris Avenue, Chestnut
Street, Stuyvesant Avenue, and Springfield
Avenue. On the health care side, most employers
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consist of smaller medical practices, however,
larger employers include those in the vocational
rehabilitation and skilled nursing care facilities
subsectors,
such
as
South
Mountain
Rehabilitation and Healthcare, or Cornell Hall
Convalescent Center, each of which employs an
estimated 250 people. Following the closure of
Union’s hospital in 2007, the facility has been
reopened as an emergency facility for Overlook
Hospital, with additional space leased for other
outpatient facilities. On the social assistance side
of the sector, large employers include YMCA and
Union Little League Inc, employing 105 people
and 100 people, respectively. Considering that
over 20 percent of Union’s population is 65 years
of age or older, and another 15 percent are
between 55 and 64, it is likely that demand will
continue to increase for medical services.

Where possible, businesses, have found ways to
adapt during this time to remain in business,
while also seeking to protect the safety of
employees and customers. For example, certain
in-person medical consultations have been
replaced by virtual telemedicine meetings.
Restaurants have improved or increased their
takeout and delivery services, in addition to
providing opportunities for outdoor dining.
Gyms and fitness centers have offered classes
outdoors. Office employees have transitioned to
full- or part-time work from home. Other
businesses, such as those involving adult day
care, have not been as fortunate, and are still
required to remain closed as of November 2020.
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In addition to the businesses and sectors
described above, Union Township’s business
strengths include the corporate headquarters for
the Fortune 500 company, Bed Bath & Beyond,
headquarters and manufacturing of the iconic
Smarties candy, and institutions such as Kean
University. There is a diverse representation of
business sectors and a high percentage of private
business establishments.

to having more employees work from home.
Other industries, such as restaurants, have been
restricted from indoor dining. Due to the nature
of the activities and understanding of disease
transmission, gyms and fitness centers were
closed for most of the spring and summer of 2020
and have opened only to limited capacity.

R

Current Challenges Caused by
the COVID-19 Pandemic

D

At the time that this Element is being prepared,
the COVID-19 pandemic is continuing to alter
daily life. Due to the nature of the virus, experts
have advised that minimizing the spread
requires “social distancing” of keeping a
minimum separation of six feet between people,
along with practices that further reduce the
spread, such as wearing face masks and hand
washing. As such, state and local governments
have established, and are continuing to establish,
restrictions on certain industries. The need for
social distancing has required many industries to
establish capacity limits both indoors and
outdoors, with greater restrictions indoors where
it is believed virus transmission is more likely.
Schools are offering a mix of virtual and inperson instruction, requiring parents and
caregivers to adjust their schedules. Certain
industries, particularly offices, have transitioned

Union Township and other supportive
organizations have sought to assist businesses
through this time. Redevelopment activities in
Union Center have continued, including the
construction and planning for new development.
Such projects can revitalize underutilized
properties and draw increased attention and
visitors to the area, which in turn helps local
businesses. The Township has reduced the
barriers to permitting outdoor dining, enabling
restaurants the ability to continue to serve
customers while limits on capacity are in place.
The Township has licensed “pop up” stores to
utilize empty spaces and “parklets” for outdoor
gathering in places of vacated streets or parking
spots. Union Township has worked helped
inform businesses about grants and other
emergency government funding. The Township
has also worked with businesses on
programming and other promotions to attract
visitors. One example of this has been a wellness
series on the green in front of the township
building, with instruction provided by local
businesses. The township has sponsored an
outdoor drive-in movie series, a Halloween
celebration, a “Burgers and Brews” event, an
outdoor concert and beer garden, and fashion
shows. Local events have featured meals
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example, recognizing that colder temperatures
might deter visitors from outdoor dining, the
Township has planned to improve the
experiential character of Union Center, creating a
destination where people can visit and take
pictures, but also take notice of the different
businesses in the area.

prepared by local restaurants. The Township has
increased its social media presence to promote
activities. The local Chamber of Commerce is in
the process of preparing an interactive online
map of its members to provide information to
customers and visitors on local businesses.
Furthermore, the Township has increased its
efforts to improve the visual appeal of its
shopping destinations to attract visitors. For

Table ED-1
EMPLOYMENT BY INDUSTRY SECTOR AND NUMBER OF EMPLOYEES
(NJ Department of Labor 2019)
Establishments

Percent
8.9%
4.2%
6.5%
14.5%
3.4%
3.5%
4.1%
10.0%
6.3%
1.0%
14.8%
0.8%
8.1%
10.1%
2.7%
99%
0.1%
0.1%
0.8%
1%

Employees

Total
862
2,078
2,211
5,433
1,023
423
492
1,683
2,994
347
3,569
206
1,942
1,477
74
24,814
133
1698
1676
3,507
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Utilities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transp/Warehousing
Information
Finance/Insurance
Real Estate
Professional/Technical
Management
Admin/Waste Remediation
Education
Health/Social
Arts/Entertainment
Accommodations/Food
Other Services
Unclassified
Private Sector Total
Federal Govt
State Govt
Local Govt
Govt Total

Total
153
73
112
249
59
61
71
172
109
18
255
13
140
174
47
1,706
2
1
13
16

Percent
3.0%
7.3%
7.8%
19.2%
3.6%
1.5%
1.7%
5.9%
10.6%
1.2%
12.6%
0.7%
6.9%
5.2%
0.3%
88%
0.5%
6.0%
5.9%
12%

Average Annual Wages
$72,988
$60,363
$85,420
$37,263
$53,914
$73,576
$51,672
$97,421
.
$41,003
$41,181
$48,563
$19,299
$20,218
$41,009
$31,618
$51,701
$68,901
$59,037
$72,205
$66,714
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Industry

Note: The table values above are sourced from the NJ Department of Workforce Development's Employment and Wages 2019 Annual Report. It is noted that the Annual
Report has redacted multiple industries for not meeting the publication standard, however, the state data provided the composite totals. For the purposes of this table,
the private sector totals are based on the unredacted data.
Source: NJ Department of Labor and Workforce Development, Employment and Wages, 2019 Annual Report
https://www.nj.gov/labor/lpa/employ/qcew/qcew_index.html
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Industry

Table ED-2
EMPLOYMENT BY INDUSTRY SECTOR AND NUMBER OF EMPLOYEES
(ESRI 2019)
Businesses

Percent
0.0%
0.0%
0.1%
6.5%
4.4%
4.3%
15.8%
1.9%
1.3%
0.9%
0.9%
1.8%
1.7%
1.0%
2.2%
0.6%
1.2%
2.1%
0.3%
3.0%
2.0%
3.7%
1.7%
0.7%

Number
0
1
508
1,280
2,610
1,713
6,790
1,462
965
376
898
543
357
80
259
133
1,227
275
215
720
495
562
340
64

Percent
0.0%
0.0%
1.8%
4.4%
9.0%
5.9%
23.5%
5.1%
3.3%
1.3%
3.1%
1.9%
1.2%
0.3%
0.9%
0.5%
4.2%
1.0%
0.7%
2.5%
1.7%
1.9%
1.2%
0.2%

31

1.3%

158

0.5%

110
235
67
3
95

4.8%
10.2%
2.9%
0.1%
4.1%

857
1,790
314
37
1,217

3.0%
6.2%
1.1%
0.1%
4.2%

61
236
34
188
3
185
313
60
33

2.7%
10.3%
1.5%
8.2%
0.1%
8.0%
13.6%
2.6%
1.4%

2,425
2,614
248
2,375
41
2,334
2,046
241
524

8.4%
9.0%
0.9%
8.2%
0.1%
8.1%
7.1%
0.8%
1.8%

74

3.2%

97

0.3%
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Agriculture, Forestry, Fishing & Hunting
Mining
Utilities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Motor Vehicle & Parts Dealers
Furniture & Home Furnishings Stores
Electronics & Appliance Stores
Bldg. Material & Garden Equipment & Supplies Dealers
Food & Beverage Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Sport Goods, Hobby, Book, & Music Stores
General Merchandise Stores
Miscellaneous Store Retailers
Nonstore Retailers
Transportation & Warehousing
Information
Finance & Insurance
Central Bank/Credit Intermediation & Related Activities
Securities, Commodity Contracts & Other Financial Investments
& Other Related Activities
Insurance Carriers & Related Activities; Funds, Trusts & Other
Financial Vehicles
Real Estate, Rental & Leasing
Professional, Scientific & Tech Services
Legal Services
Management of Companies & Enterprises
Administrative & Support & Waste Management & Remediation
Services
Educational Services
Health Care & Social Assistance
Arts, Entertainment & Recreation
Accommodation & Food Services
Accommodation
Food Services & Drinking Places
Other Services (except Public Administration)
Automotive Repair & Maintenance
Public Administration
Unclassified Establishments

Total

Employees

Number
0
1
3
149
102
99
364
43
29
20
20
42
40
22
50
14
27
49
8
69
46
85
38
16

2,300 100.0%

28,909 100.0%

Source: Copyright 2019 Infogroup, Inc. All rights reserved. Esri Total Residential Population forecasts for 2019.
Date Note: Data on the Business Summary report is calculated using Esri’s Data allocation method which uses census block groups to allocate business summary data to custom areas.
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Figure 54: Market analysis catchment areas. In addition to the Township as a whole, catchment areas based on an
estimated drive time to Union Center of 5, 10 and 20 minutes were also used to identify regional demand.

Market Analysis
This section analyzes not only the market potential
within Union Township, but also the market
potential of consumers from the surrounding area.
The analysis has been conducted in three
catchment areas, based on estimated drive time to
a selected area, rather than distance. The three
catchment areas represent a 5-minute drive, 10minute drive and 20-minute drive to the
intersection of Stuyvesant and Morris Avenues.

Consumers’ willingness to travel for goods and
services is based off the consumers’ travel time and
ease of travel needed to reach a given business.
These catchment areas were selected as they
represent different potential markets. Catchment
areas were also evaluated based on walking
distance
from
several
downtown
and
neighborhood centers around town.
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Figure 55: Union Township market demographic data. Source, ESRI.
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Figure 56: "5-Minute Drive to Union Center" market demographic data. Source, ESRI.
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Figure 57:"10-Minute Drive to Union Center" market demographic data. Source, ESRI.
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Figure 58: "20-Minute Drive to Union Center" market demographic data. Source, ESRI.
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The remainder of this chapter examines socioeconomic characteristics of and the market
potential within the 20-minute catchment area
surrounding Union Center. Unless specified to the
contrary, it should be noted that the data presented
in this section is estimated by ESRI – it is not as
exact as Census data, and therefore may differ
from some of the figures shown in the Background
Analysis.

Within a 5-minute drive of Union Center, the
estimated population for 2019 is 38,738 persons in
12,950 households. Within the 10-minute drive
catchment area, the estimated population is
264,403 persons in 94,157 households, while the 20minute drive catchment area has a total of 1,319,714
persons in 466,702 households. xlvi

To understand Union Township’s market
potential, this section analyzes retail gaps—the
difference retail potential and retail sales—in key
retail industries. Union Center is the focal point of
this study, and the objective is to grow the center’s
market potential by attracting both Union
Township
residents
and
residents
from
neighboring municipalities so Union Center may
be a strong economic presence regionally.

Data for this section was gathered by ESRI, who
use multivariate statistical analyses of the United
States Censuses to build homogenous market
segments, periodically updating these segments
using American Community Survey data in the
event of large demographic changes. xlvii Tapestry
segmentation
provides
a
description
of
neighborhoods based on socioeconomic and
demographic composition, further classifying
segments into LifeMode groups and Urbanization
Groups. LifeMode groups represent markets that
share a common experience—born in the same
generation or immigration from another country
for example—or a significant demographic trait,
like affluence. Urbanization groups describe
markets that share similar locales, from dense cities
to small rural towns.
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Household Purchasing Preferences
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As described in the Background Analysis, the
estimated population for Union Township in 2018
was 58,757 residents. Estimates prepared by ESRI
for 2019 suggest that the resident population has
continued to grow, increasing to 59,063 in 20,106
households. xliv The estimated daytime population
of Union Township, a calculation of residents who
remain in town during the workday, plus those
living outside of Union Township that commute in
to town for work, is 58,753 people. xlv

These descriptive household typologies are used to
help assess likely retail/commercial purchasing
power and needs. A short description of the
household typologies follows, as grouped by

Table ED-3
Identified LifeMode Groups (20 Minute Drive Catchment Area)

Tapestry LifeMode Groups
Affluent Estates
Upscale Avenues
Uptown Individuals
Family Landscapes
GenXurban
Ethnic Enclaves
Middle Ground
Senior Styles
Midtown Singles
Hometown
Next Wave
Scholars and Patriots
Unclassified
Total:

2019 Households
Number
56,242
89,581
7,410
22
4,439
4,843
59,598
26,622
97,083
5,795
114,309
749
9
466,702

Percent
12.1%
19.2%
1.6%
0.0%
1.0%
1.0%
12.8%
5.7%
20.8%
1.2%
24.5%
0.2%
0.0%
100.0%

2019 Adult Population
Number
123,178
200,719
13,166
58
9,164
11,816
125,471
45,503
201,187
12,828
256,648
4,221
9,362
1,013,321

Percent
12.2%
19.8%
1.3%
0.0%
0.9%
1.2%
12.4%
4.5%
19.9%
1.3%
25.3%
0.4%
0.9%
100.0%

Source: ESRI
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LifeMode and Urbanization. For purposes of a
concise report, descriptions of groups with no
households or residents in the 20-minute
catchment area are not included.

LifeMode Groups

Of the 14 LifeMode groups, 12 are represented
within the 20-minute catchment area. Summaries
of the 10 groups containing 1 percent or more of
households in this catchment area are described

Affluent
Estates

Percent

Description

Households
12.1%

Population
12.2%

19.2%

19.8%

• Established wealth—educated, well-traveled married couples
• Accustomed to "more": less than 10% of all households, with 20% of household
income
• Homeowners (almost 90%), with mortgages (65.2%)
• Married couple families with children ranging from grade school to college
• Expect quality; invest in time-saving services
• Participate actively in their communities
• Active in sports and enthusiastic travelers
• Gen X in middle age; families with fewer kids and a mortgage
• Second largest Tapestry group, comprised of Gen X married couples, and a
growing population of retirees
• About a fifth of residents are 65 or older; about a fourth of households have
retirement income
• Own older single-family homes in urban areas, with 1 or 2 vehicles
• Live and work in the same county, creating shorter commute times
• Invest wisely, well-insured, comfortable banking online or in person
• News junkies (read a daily newspaper, watch news on TV, and go online for
news)
• Enjoy reading, renting movies, playing board games and cards, doing crossword
puzzles, going to museums and rock concerts, dining out, and walking for
exercise
• Young, successful singles in the city
• Intelligent (best educated market), hard-working (highest rate of labor force
participation) and averse to traditional commitments of marriage and home
ownership
• Urban denizens, partial to city life, high-rise apartments and uptown
neighborhoods
• Prefer credit cards over debit cards, while paying down student loans
• Green and generous to environmental, cultural and political organizations
• Internet dependent, from social connections to shopping for fashion, tracking
investments, making travel arrangements, and watching television and movies
• Adventurous and open to new experiences and places
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Upscale
Avenues

Table ED-4
Identified LifeMode Groups and Description (20 Minute Drive Catchment Area)
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Tapestry
LifeMode
Groups

below. Two of these groups, “Next Wave” and
“Midtown Singles” represent just over 45 percent
of households in the area. These two groups are
characterized by younger adults living in
apartment buildings or other multi-unit structures
with access to public transportation. These groups
tend to be more diverse than others. These groups
tend to have younger families and will spend
money to support their children. Other
expenditures relate to personal appearance and
attention to brand names.

Uptown
Individuals

Source: ESRI

1.6%

1.3%
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Tapestry
LifeMode
Groups

Table ED-4 (Continued)
Identified LifeMode Groups and Description (20 Minute Drive Catchment Area)
Percent

Description

Population
0.9%

Ethnic
Enclaves

1.0%

1.2%

Middle
Ground

12.8%

12.4%

• Gen X in middle age; families with fewer kids and a mortgage
• Second largest Tapestry group, comprised of Gen X married couples, and a
growing population of retirees
• About a fifth of residents are 65 or older; about a fourth of households have
retirement income
• Own older single-family homes in urban areas, with 1 or 2 vehicles
• Live and work in the same county, creating shorter commute times
• Invest wisely, well-insured, comfortable banking online or in person
• News junkies (read a daily newspaper, watch news on TV, and go online for
news)
• Enjoy reading, renting movies, playing board games and cards, doing crossword
puzzles, going to museums and rock concerts, dining out, and walking for
exercise
• Established diversity—young, Hispanic homeowners with families
• Multilingual and multigenerational households feature children that represent
second-, third- or fourth-generation Hispanic families
• Neighborhoods feature single-family, owner-occupied homes built at city's edge,
primarily built after 1980
• Hard-working and optimistic, most residents aged 25 years or older have a high
school diploma or some college education
• Shopping and leisure also focus on their children—baby and children's products
from shoes to toys and games and trips to theme parks, water parks or the zoo
• Residents favor Hispanic programs on radio or television; children enjoy playing
video games on personal computers, handheld or console devices
• Many households have dogs for domestic pets
• Lifestyles of thirtysomethings
• Millennials in the middle: single/married, renters/homeowners, middle
class/working class
• Urban market mix of single-family, townhome, and multi-unit dwellings
• Majority of residents attended college or attained a college degree
• Householders have ditched their landlines for cell phones, which they use to
listen to music (generally contemporary hits), read the news, and get the latest
sports updates of their favorite teams
• Online all the time: use the Internet for entertainment (downloading music,
watching YouTube, finding dates), social media (Facebook, Twitter, LinkedIn),
search for employment
• Leisure includes night life (clubbing, movies), going to the beach, some travel
and hiking
• Senior lifestyles reveal the effects of saving for retirement
• Households are commonly married empty nesters or singles living alone; homes
are single-family (including seasonal getaways), retirement communities, or highrise apartments
• More affluent seniors travel and relocate to warmer climates; less affluent, settled
seniors are still working toward retirement
• Cell phones are popular, but so are landlines
• Many still prefer print to digital media: Avid readers of newspapers, to stay
current
• Subscribe to cable television to watch channels like Fox News, CNN, and The
Weather Channel
• Residents prefer vitamins to increase their mileage and a regular exercise
regiment
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Households
1.0%

GenXurban

Senior Styles

Source: ESRI

5.7%

4.5%
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Tapestry
LifeMode
Groups

Table ED-4 (Continued)
Identified LifeMode Groups and Description (20 Minute Drive Catchment Area)
Percent

Description

Population
19.9%

Hometown

1.2%

1.3%

Next Wave

24.5%

25.3%

• Millennials on the move—single, diverse, urban
• Millennials seeking affordable rents in apartment buildings
• Work in service and unskilled positions, usually close to home or public
transportation
• Single parents depend on their paycheck to buy supplies for their very young
children
• Midtown Singles embrace the Internet, for social networking and downloading
content
• From music and movies to soaps and sports, radio and television fill their lives
• Brand savvy shoppers select budget friendly stores
• Growing up and staying close to home; single householders
• Close knit urban communities of young singles (many with children)
• Owners of old, single-family houses, or renters in small multi-unit buildings
• Religion is the cornerstone of many of these communities
• Visit discount stores and clip coupons, frequently play the lottery at convenience
stores
• Canned, packaged and frozen foods help to make ends meet
• Purchase used vehicles to get them to and from nearby jobs
• Urban denizens, young, diverse, hard-working families
• Extremely diverse with a Hispanic majority, the highest among LifeMode groups
• A large share are foreign born and speak only their native language
• Young, or multigenerational, families with children are typical
• Most are renters in older multi-unit structures, built in the 1960s or earlier
• Hard-working with long commutes to jobs, often utilizing public transit to
commute to work
• Spending reflects the youth of these consumers, focus on children (top market
for children's apparel) and personal appearance
• Also a top market for movie goers (second only to college students) and fast
food
• Partial to soccer and basketball

Source: ESRI
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Households
20.8%

Midtown
Singles

Tapestry Urbanization Groups

Of the six Urbanization Groups, the 20-minute
catchment area includes four. The groups not
covered within a 20-minute catchment area are
communities identified as rural and semi-rural,

landscapes not readily commonplace in
northeastern New Jersey. The groups that make up
the “Urban Periphery” and “Suburban Periphery”
make up over 2/3 of households in the catchment
area.

Table ED-5
Urbanization Groups (20 Minute Drive Catchment Area)

Tapestry Urbanization Groups
Principal Urban Center
Urban Periphery
Metro Cities
Suburban Periphery
Unclassified
Total
Source: ESRI

2019 Households

Number
109,131
169,572
36,699
151,291
9
466,702

Percent
23.4%
36.3%
7.9%
32.4%
0.0%
100.0%
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2019 Adult Population
Number
231,712
371,226
69,800
331,221
9,362
1,013,321

Percent
22.9%
36.6%
6.9%
32.7%
0.9%
100.0%

Principal
Urban Center

Urban
Periphery

Description

Households
23.4%

Population
22.9%

36.3%

36.6%

7.9%

• Young, mobile, diverse populations living in the most densely populated
neighborhoods of the largest cities (populations of 2.5 million or more)
• Traits shared by more than 2.5 million people: crowding, high cost of living,
and full access to urban amenities, including jobs
• Youngest, most diverse populations among the Urbanization groups
• Households are renter occupied by singles or roommates
• The most challenging market for auto sales: half the commuters use
public transportation, bicycles or walk to work
• Focus on style and image with liberal spending on apparel
• Constantly connected, using the Internet for everything from finding jobs
to finding dates
• City life for starting families in neighborhoods that fringe major cities
• The earliest suburbs, built before 1970, primarily single-family housing with
some apartments
• Young families with children, diverse population
• Homeowners living closer to the city, with below average vacancy rates
• Leisure focuses on the children (visits to theme parks or water parks),
sports (soccer, basketball, football) and movies
• Spending also emphasizes the children—clothing, toys and baby products
• Parents of small children favor family restaurants and fast food
• Smartphones are popular, for social contacts, downloading apps, games
and music
• Affordable city life including smaller metropolitan cities or satellite cities
that feature a mix of single-family and multiunit housing
• Single householders seeking affordable living in the city: usually multi-unit
buildings that range from mid- to high-rise apartments; average monthly
rents and home value below the U.S. average
• Consumers include college students, affluent Gen X couples, and
retirement communities
• Student loans more common than mortgages; debit cards more popular
than credit cards
• Residents share an interest in city life and its amenities, from dancing and
clubbing to museums and concerts
• Convenience and mobility favor cell phones over landlines
• Many residents rely upon the Internet for entertainment (download music,
play online games) and as a useful resource (job searches)
• Urban expansion: affluence in the suburbs or city-by-commute
• The most populous and fast-growing among Urbanization groups,
Suburban Periphery includes one-third of the nation's population
• Commuters value low density living, but demand proximity to jobs,
entertainment and the amenities of an urban center
• Well-educated, two-income households, accept long commute times to
raise their children in these family-friendly neighborhoods. Many are
heavily mortgaged in newly built, single-family homes
• Older householders have either retired in place, downsized or purchased
a seasonal home
• Suburbanites are the most affluent group, working hard to lead bright,
fulfilled lives
• Residents invest for their future, insure themselves against unforeseen
circumstances, but also enjoy the fruits of their labor

6.9%

D

R

Metro Cities

Percentage
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Tapestry
Urbanization
Groups

Table ED-6
Urbanization Groups and Description (20 Minute Drive Catchment Area)

Suburban
Periphery

Source: ESRI

32.4%

32.7%
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Top 5 Tapestry Segments

As indicated above, each of the Urbanization and
LifeMode groups seek to categorize individual
tapestry segments. Of the 40 individual tapestry
segments represented in the 20-minute catchment

International
Marketplace

Catchment
Households

National
Households

18%

1.2%

16.7%

Description

• The neighborhoods that make up the International Marketplace
segment are a rich blend of cultures, found in densely-populated
urban and suburban areas, almost entirely in the Middle Atlantic
(especially in New York and New Jersey), or in California. Almost 40% of
residents are foreign born; 1 in 4 households are linguistically isolated.
Young, Hispanic families, renting apartments in older buildings
dominate this market; about two-fifths of households have children.
Over a fifth of households have no vehicle, typically those living in the
city. Median household income is lower, but home values are higher,
reflecting the metropolitan areas in which they live. Consumers are
attentive to personal style; purchases reflect their youth and their
children. True to their culture, residents visit Spanish language websites,
watch programs on Spanish TV networks, and listen to Hispanic music.
• These high density city neighborhoods are characterized by a
relatively young foreign born population who have embraced the
American lifestyle, yet retained their cultural integrity. In order to
support their lifestyle, City Strivers commute long distances to find work
in the service or retail industry. Their hard-earned wage and salary
income goes toward relatively high rents in older multiunit buildings,
but they’ve chosen these neighborhoods to maintain ties to their
culture. Single parents are often the recipients of Supplemental
Security income and public assistance, but their close-knit community
provides the invaluable support needed while they work.
• Prosperous domesticity best describes the settled denizens of
Pleasantville. Situated principally in older housing in suburban areas in
the Northeast (especially in New York and New Jersey) and
secondarily in the West (especially in California), these slightly older
couples move less than any other market.
• Prosperous domesticity best describes the settled denizens of
Pleasantville. Situated principally in older housing in suburban areas in
the Northeast (especially in New York and New Jersey) and
secondarily in the West (especially in California), these slightly older
couples move less than any other market.
• The residents of the wealthiest Tapestry market, Top Tier, earn more
than three times the US household income. They have the purchasing
power to indulge any choice, but what do their hearts’ desire? Aside
from the obvious expense for the upkeep of their lavish homes,
consumers select upscale salons, spas, and fitness centers for their
personal well-being and shop at high-end retailers for their personal
effects.

0.8%
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City Strivers

Table ED-7
Top 5 Tapestry Segments (20 Minute Drive Catchment Area vs. Nationally)

AF
T

Tapestry
Urbanization
Groups

area, five of them represent two-thirds of
catchment area households. Descriptions of these
individual tapestry segments are provided below,
illustrating the significant diversity of the area.

Pleasantville

12.8%

2.2 %

City Lights

12.1%

1.4 %

7.1%

1.7%

Top Tier

Source: ESRI
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Vehicle Maintenance and Repairs, 2.1%
Travel, 4.8%
Support Payments/Cash
Contributions/Gifts in
Kind, 4.8%

Apparel and
Services, 4.3%

Education, 3.8%
Entertainment/Recreation,
6.5%

Food at Home,
10.0%

Food Away From
Home, 7.1%

AF
T

Shelter, 39.7%

Health Care, 11.2%

Personal Care Products and Services, 1.7%

Household
Furnishings and
Equipment, 4.1%

Figure 59: 2019 Household Consumer Spending. Source: ESRI.

R

Consumer Spending Patterns

D

In 2019, residents of Union Township were
estimated to spend $1.18 billion on retail goods and
services, including food, healthcare, utilities,
housing, personal care, entertainment, travel, car
expenses and apparel. Comparatively, residents
within the 20-minute radius area is estimated to
spend $27.14 billion.

Each household within Union in 2019 was
estimated to spend an average of $58,544 on
consumer expenditures. This includes an average
of $4,132 on food away from home (restaurants),
$3,826 on recreation and entertainment, $6,576 on
health care, and $5,858 on food at home. Spending
across all the evaluated sectors in Union Township

and the different catchment areas was found to be
near or above the national average. Worth noting
is that households in Union Township spend less
on apparel and services, shelter, and food (at home
and away from home) than the 20 minute
catchment area, while spending on education,
entertainment/recreation, health care, household
furnishings, travel, and vehicle maintenance and
repair was greater in Union Township than in the
surrounding area.
See the chart on the following page for the main
consumer spending categories by households.
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Table ED-8
2019 Average Household Consumer Spending
Union
Township

Category

Catchment Area (Drive Time to Union Center)
0-5 Minute

0-10 Minute

0-20 Minute

Apparel & Services

$2,493.25

$2,480.48

$2,333.65

$2,573.87

Education

$2,235.11

$2,250.24

$1,953.04

$2,112.01

Entertainment/Recreation

$3,826.65

$3,789.09

$3,411.43

$3,704.15

Food at Home

$5,858.05

$5,795.71

$5,456.58

$6,015.92

Food Away from Home

$4,132.34

$4,108.63

$3,794.73

$4,220.14

Health Care

$6,576.11

$6,435.62

$5,842.60

$6,302.32

Household Furnishings & Equipment

$2,398.35

$2,378.28

$2,130.26

$2,341.96

$980.79

$968.49

$886.07

$981.79

Personal Care Products & Services

$23,216.66

$23,183.63

$21,241.51

$23,328.87

Support Payments/Cash
Contributions/Gifts in Kind
Travel

$2,815.04

$2,745.73

$2,530.23

$2,728.30

$2,787.72

$2,790.78

$2,411.40

$2,632.31

Vehicle Maintenance & Repairs

$1,224.38

$1,194.84

$1,094.13

$1,215.62

AF
T

Shelter

Source: Consumer Spending data are derived from the 2016 and 2017 Consumer Expenditure Surveys, Bureau of Labor Statistics. Esri.
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Further examination into these numbers reveals
some additional details. Households in Union
Township where annual spending on goods and
services diverges by at least 10 percent is shown in
Table ED-9. Household spending in Union
Township exceeds households in the 10 minute
catchment area across a number of sectors, with the
most significant differences found in fees for
participant sports (15.49%), television installation
(16.42%), recreational vehicles and fees (i.e. rental
or purchase of boats, planes, trailers, campers, and
fees associated with such vehicles) (19.63%), home
maintenance and remodeling services (19.81%),
home maintenance and remodeling materials
(19.59%), and lawn and garden supplies and
services (18.76%). In the 20-minute catchment area,

Union Township households annually spent more
in several sectors, with notable differences in
recreational vehicles and fees (20.05%), home
maintenance and remodeling services (15.08%),
and home maintenance and remodeling materials
(15.58%). It should also be noted that Union
Township spent over 10 percent less than the 20minute catchment area as a whole across several
sectors, including video game software (11.49%),
rental and repair of TV/radio/sound equipment
(18.75%), and moving/storage/freight express
(12.12%). None of the sectors examined as part of
the 5-minute catchment area revealed a spending
difference of 10 percent or greater, which is likely
because the 5-minute catchment area largely
coincides with the boundaries of Union Township.
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Table ED-9
2019 Average Household Consumer Spending Differences
Average Spent
per Household
Union Township

5 Minute

D

R

Pets
Recreational Vehicles and Fees
Sports/Recreation/Exercise Equipment
Reading (8)
Food
Alcoholic Beverages
Health
Prescription Drugs
Eyeglasses and Contact Lenses
Home
Maintenance and Remodeling Services
Maintenance and Remodeling Materials
Household Furnishings and Equipment
Major Appliances
Housewares
Telephones and Accessories
Household Operations
Child Care
Lawn and Garden
Moving/Storage/Freight Express
Transportation
Vehicle Maintenance and Repairs

10 Minute

$148.06

11.02%

$5.03
$3,826.65
$923.94
$316.65
$121.66
$105.84
$75.22
$200.12
$1.69
$15.75
$46.86
$1.34
$2.88

10.14%
10.85%
12.92%
14.59%
15.49%
12.89%
10.45%
12.72%
11.24%

$719.03
$271.69
$224.09
$131.57

12.70%
19.63%
14.23%
11.83%

$717.72

10.97%

$370.46
$100.96

10.68%
11.70%

$2,674.93
$545.13

19.81%
19.59%

$383.28
$119.10
$84.71

13.29%
11.60%
14.02%

$654.50
$543.35
$66.18

11.62%
18.76%

$1,224.38

10.64%

AF
T

Apparel and Services
Watches & Jewelry
Computer
Portable Memory
Entertainment & Recreation
Fees and Admissions
Membership Fees for Clubs
Fees for Participant Sports, excl. Trips
Tickets to Theatre/Operas/Concerts
Admission to Sporting Events, excl. Trips
Fees for Recreational Lessons
Satellite Dishes
Video Game Software
Rental/Streaming/Downloaded Video
Installation of Televisions
Rental and Repair of TV/Radio/Sound
Equipment

Percent Spending Difference by
Drive Time Catchment Area

16.42%

20 Minute

-11.49%
-10.20%
12.69%
-18.75%

20.05%

15.08%
15.58%

12.95%
-12.12%

Source: ESRI

The data shows that there is a large amount of
money being spent, both by local households and
households within the catchment areas. The next
question is, where is this money being spent?
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The Spending Potential
graph
represents
spending
habits
for
several major industries,
and it shows consumer
spending habits of Union
households against a
national average.
The
graph
illustrates
a
“spending
potential
index,” which represents
for selected goods and
service expenditures in
Union
Township
as
compared to the national
average. A number over
“100”
indicates
that
Union residents spend
that percentage more on a
good or service than the
national average. xlviii

Retail Market
Potential

AF
T

Spending Habits

Figure 60: Household Spending in Union Township on Items Above the National Average. Source: ESRI
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To understand Union’s market potential, one
needs to know two things: what the consumer
retail demand (expenditures) is and what is the
market retail supply (existing stores’ sales). This
type of analysis is also known as an “opportunity
gap”. Data has been gathered by ESRI for 2017 and
is produced in the following tables, first for Union
Township and then for the 20-minute catchment
area.

Within the tables, the heading “Supply” estimates
sales to consumers by establishments in the area.
Demand estimates the expected amount spent by
consumers in the area at retail establishments, not
necessarily within the area. Sales to businesses are
excluded. The Leakage/Surplus Factor presents a
snapshot of retail opportunity. This is a measure of
the relationship between supply and demand that
ranges from +100 (total leakage, no local sales) to 100 (total surplus, no local shoppers). A positive
value represents 'leakage' of retail opportunity
outside the catchment area. In these cases,
residents from within the catchment area are
traveling elsewhere to purchase certain goods and

services. A negative value represents a surplus of
retail sales, a market where customers are drawn
in from outside the catchment area. The
opportunity gap shows the amount of consumer
retail spending dollars leaving the radius area and
being spent elsewhere. Therefore, green numbers
in the opportunity gap column in the following
table indicates that there is room for growth in
town for businesses to attract local customers.

Union Township

Union Township’s households spend an estimated
$854,994,737 on retail goods and food/drink
annually, and Union Township’s businesses
experience annual retail sales of $2,010,522,918.
Therefore, an additional $1,155,528,181 consumer
retail dollars are drawn into Union Township. A
significant portion of this influx comes from
Automobile Dealers, where retail sales totaled
$688,134,513 across 35 businesses, but local
demand was $126,612,891, creating a retail gap of
$561,521,622. xlix
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2017 Industry Summary

Table ED-10
Retail Supply and Demand in Union Township (2017)

Total Retail Trade and Food & Drink
Total Retail Trade
Total Food & Drink
2017 Industry Group

AF
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Motor Vehicle & Parts Dealers
Automobile Dealers
Other Motor Vehicle Dealers
Auto Parts, Accessories & Tire Stores
Furniture & Home Furnishings Stores
Furniture Stores
Home Furnishings Stores
Electronics & Appliance Stores
Bldg. Materials, Garden Equip. & Supply
Stores
Bldg. Material & Supplies Dealers
Lawn & Garden Equip & Supply Stores
Food & Beverage Stores
Grocery Stores
Specialty Food Stores
Beer, Wine & Liquor Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Clothing Stores
Shoe Stores
Jewelry, Luggage & Leather Goods
Stores
Sporting Goods, Hobby, Book & Music
Stores
Sporting Goods/Hobby/Musical Instr
Stores
Book, Periodical & Music Stores
General Merchandise Stores
Department Stores Excluding Leased
Depts.
Other General Merchandise Stores
Miscellaneous Store Retailers
Florists
Office Supplies, Stationery & Gift Stores
Used Merchandise Stores
Other Miscellaneous Store Retailers
Nonstore Retailers
Electronic Shopping & Mail-Order
Houses
Vending Machine Operators
Direct Selling Establishments
Food Services & Drinking Places
Special Food Services
Drinking Places - Alcoholic Beverages
Restaurants/Other Eating Places

Demand
Supply
Retail Gap
(Retail
(Retail Sales)
Potential)
$854,994,737 $2,010,522,918 -$1,155,528,181
$771,424,289 $1,889,533,032 -$1,118,108,743
$83,570,448 $120,989,886
-$37,419,438
Demand
Supply
Retail Gap
(Retail
(Retail Sales)
Potential)
$153,095,026 $712,554,184 -$559,459,158
$126,612,891 $688,134,513
-$561,521,622
$12,485,259
$1,636,744
$10,848,515
$13,996,876
$22,782,927
-$8,786,051
$30,727,626
$39,687,238
-$8,959,612
$15,600,513
$19,461,506
-$3,860,993
$15,127,113
$20,225,732
-$5,098,619
$30,406,048
$81,183,787
-$50,777,739
$48,774,104 $122,341,263
-$73,567,159

Number of
Businesses
577
412
165
Number of
Businesses
52
35
1
16
34
21
13
22
21

$44,489,364
$4,284,740
$138,701,867
$115,835,325
$6,106,427
$16,760,115
$55,485,071
$71,873,165
$59,693,486
$41,655,088
$7,376,454
$10,661,944

$122,030,129
$311,134
$155,078,039
$122,087,840
$9,944,130
$23,046,069
$79,891,019
$95,171,719
$52,562,389
$40,361,493
$7,711,375
$4,489,521

-$77,540,765
$3,973,606
-$16,376,172
-$6,252,515
-$3,837,703
-$6,285,954
-$24,405,948
-$23,298,554
$7,131,097
$1,293,595
-$334,921
$6,172,423

-46.6
86.5
-5.6
-2.6
-23.9
-15.8
-18.0
-13.9
6.4
1.6
-2.2
40.7

19
2
53
29
9
15
37
30
58
41
8
9

$23,950,945

$34,498,806

-$10,547,861

-18.0

16

$20,455,930

$33,724,281

-$13,268,351

-24.5

13

$3,495,015
$115,354,265
$70,122,610

$774,525
$354,905,197
$180,806,978

$2,720,490
-$239,550,932
-$110,684,368

63.7
-50.9
-44.1

3
28
10

$45,231,655
$29,012,451
$2,235,165
$8,211,592
$1,810,982
$16,754,712
$14,350,235
$9,417,040

$174,098,219
$27,719,059
$1,005,584
$11,135,061
$2,813,368
$12,765,046
$133,940,332
$132,810,444

-$128,866,564
$1,293,392
$1,229,581
-$2,923,469
-$1,002,386
$3,989,666
-$119,590,097
-$123,393,404

-58.8
2.3
37.9
-15.1
-21.7
13.5
-80.6
-86.8

18
54
7
11
5
31
7
3

$598,859
$4,334,336
$83,570,448
$2,237,528
$2,490,811
$78,842,109

$0
$1,129,888
$120,989,886
$3,357,445
$2,859,168
$114,773,273

$598,859
$3,204,448
-$37,419,438
-$1,119,917
-$368,357
-$35,931,164

100.0
58.6
-18.3
-20.0
-6.9
-18.6

0
4
165
4
7
154

R
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Leakage/
Surplus
Factor
-40.3
-42.0
-18.3
Leakage/
Surplus
Factor
-64.6
-68.9
76.8
-23.9
-12.7
-11.0
-14.4
-45.5
-43.0

Source: Esri and Infogroup. Esri 2019 Updated Demographics. Esri 2017 Retail MarketPlace. Copyright 2019 Esri. Copyright 2017 Infogroup, Inc. All rights reserved.
Note: Categories identified by NAICS code.
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As indicated in the table, Union Township contains
several industries (shown in red) that appear to
draw significant sales from outside of town. In
addition to Automobile Dealers (Retail Surplus of
$561 million), large retail surpluses are seen in the
Building Material and Supplies Dealers ($77
million), General Merchandise Stores ($239
million), Electronics and Appliance Stores ($50
million), and Electronic Shopping and Mail Order
Houses ($123 million).

Table ED-11
Retail Gaps Within Town
Industry

Lawn & Garden Equipment &
Supply Stores
Other Miscellaneous Store Retailers
Vending Machine Operators
Florists

Union Twp.
Retail Gap
$3,973,606
$3,989,666
$598,859

$1,229,581
$3,204,448

R

Direct Selling Establishments

In other categories, additional research may be
needed to identify particular demands of
households to facilitate their development, due to
the variety of potential businesses under a specific
category. The category of “Other Miscellaneous
Store Retailers” includes businesses not covered
under other categories, and as a result, includes a
wide variety of retailers, including pet stores, art
dealers, manufactured home dealers, art supplies,
swimming pool supplies, cemetery memorial
supplies (i.e. markers, headstones), tobacco,
collector’s items, fireworks, and candles. Similarly,
“Direct Selling Establishments” includes a variety
of non-store retailers, such as home delivery of
heating fuel, bottled water, frozen foods, and inhouse sales.

AF
T

The data does suggest there are some industries
(shown in green) where residents continue to
spend more outside of town and provide an
opportunity for local growth. These industries,
which suggest a collective spending gap of $34
million, are shown in Table ED-11.

There are, of course, retail stores whose
compatibility may not be suited for Union Center,
however, opportunities could be considered in
other parts of town. For example “Other Motor
Vehicle Dealers” which can include the sales of
new and used recreational vehicles, motorcycles,
boats, aircraft, ATVs, and utility trailers, as well as
sales of parts and accessories related to such
vehicles, l may not be appropriate in a downtown
setting, but could be in industrial areas or along
major roadways. This would also likely be true of
such uses as Lawn and Garden Equipment and
Supply Stores. Alternatively, clothing stores,
jewelry stores, luggage stores, leather goods stores,
bookstores, music stores, and florists could fit in
Union Center, Vauxhall Center, or other
neighborhood areas of town.

$10,848,515

Book, Periodical & Music Stores

$2,720,490

Jewelry, Luggage & Leather
Goods Stores
Clothing Stores

$6,172,423

D

Other Motor Vehicle Dealers

$1,293,595
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Table ED-12
Retail Gaps and Surpluses by Catchment Area

Total Retail Trade and Food & Drink
Total Retail Trade
Total Food & Drink
2017 Industry Group

5 Minute
Drive

10 Minute Drive

20 Minute
Drive

-$1,155,528,181
-$1,118,108,743
-$37,419,438
Union Twp.

-$629,513,644
-$605,634,739
-$23,878,905
5 Minute
Drive

-$1,641,302,015
-$1,606,518,071
-$34,783,944
10 Minute Drive

-$426,564,660
-$588,230,546
$161,665,886
20 Minute
Drive

-$303,546,694
-$311,760,254
$6,939,803
$1,273,757
-$5,085,235
-$2,498,178
-$2,587,058
-$14,842,203
-$28,356,435

-$1,206,890,121
-$1,164,306,147
-$37,350,625
-$5,233,349
-$4,329,336
-$4,007,762
-$321,572
-$50,324,818
-$111,876,638

-$753,142,261
-$852,565,457
$21,389,361
$78,033,835
-$142,833,858
-$282,812,978
$139,979,120
$77,142,143
$99,497,172

-$559,459,158
-$561,521,622
$10,848,515
-$8,786,051
-$8,959,612
-$3,860,993
-$5,098,619
-$50,777,739
-$73,567,159
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Motor Vehicle & Parts Dealers
Automobile Dealers
Other Motor Vehicle Dealers
Auto Parts, Accessories & Tire Stores
Furniture & Home Furnishings Stores
Furniture Stores
Home Furnishings Stores
Electronics & Appliance Stores
Bldg. Materials, Garden Equip. & Supply
Stores
Bldg. Material & Supplies Dealers
Lawn & Garden Equip & Supply Stores
Food & Beverage Stores
Grocery Stores
Specialty Food Stores
Beer, Wine & Liquor Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Clothing Stores
Shoe Stores
Jewelry, Luggage & Leather Goods Stores
Sporting Goods, Hobby, Book & Music
Stores
Sporting Goods/Hobby/Musical Instr
Stores
Book, Periodical & Music Stores
General Merchandise Stores
Department Stores Excluding Leased
Depts.
Other General Merchandise Stores
Miscellaneous Store Retailers
Florists
Office Supplies, Stationery & Gift Stores
Used Merchandise Stores
Other Miscellaneous Store Retailers
Nonstore Retailers
Electronic Shopping & Mail-Order Houses
Vending Machine Operators
Direct Selling Establishments
Food Services & Drinking Places
Special Food Services
Drinking Places - Alcoholic Beverages
Restaurants/Other Eating Places

Union Twp.

-$30,565,769
$2,209,334
-$10,150,909
-$7,932,165
-$372,492
-$1,846,251
-$29,980,898
-$9,914,857
$2,737,263
-$2,167,479
$574,146
$4,330,597
-$10,685,429

-$120,275,667
$8,399,028
-$65,532,746
-$11,550,125
-$13,688,788
-$40,293,832
-$122,530,070
$1,524,750
$41,758,925
$12,210,729
$12,407,590
$17,140,606
$16,411,999

$38,795,979
$60,701,193
-$44,717,399
$65,196,671
-$44,280,407
-$65,633,662
-$119,212,181
$113,011,230
-$474,742,404
-$424,415,532
-$13,970,319
-$36,356,553
-$30,130,630

-$13,268,351

-$12,568,898

$13,802,975

-$44,529,109

$2,720,490
-$239,550,932
-$110,684,368

$1,883,469
-$70,169,458
-$18,436,049

$2,609,024
-$8,819,915
$33,848,435

$14,398,479
$630,519,935
$341,448,249

-$128,866,564
$1,293,392
$1,229,581
-$2,923,469
-$1,002,386
$3,989,666
-$119,590,097
-$123,393,404
$598,859
$3,204,448
-$37,419,438
-$1,119,917
-$368,357
-$35,931,164

-$51,733,409
-$181,003
$783,427
-$1,884,726
-$987,278
$1,907,574
-$125,458,882
-$127,369,209
$385,561
$1,524,765
-$23,878,905
-$1,433,711
$148,889
-$22,594,083

-$42,668,351
$8,038,541
$3,573,418
-$16,601,387
-$5,770,116
$26,836,625
-$103,948,641
-$114,556,082
$1,712,914
$8,894,527
-$34,783,944
-$1,450,504
$2,678,974
-$36,012,415

$289,071,687
$112,542,769
$8,781,380
$33,224,295
-$495,332
$71,032,428
-$56,165,063
-$112,060,379
$7,544,486
$48,350,830
$161,665,886
$1,512,754
-$15,934,930
$176,088,061
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-$77,540,765
$3,973,606
-$16,376,172
-$6,252,515
-$3,837,703
-$6,285,954
-$24,405,948
-$23,298,554
$7,131,097
$1,293,595
-$334,921
$6,172,423
-$10,547,861

Source: Esri and Infogroup. Esri 2019 Updated Demographics. Esri 2017 Retail MarketPlace. Copyright 2019 Esri. Copyright 2017 Infogroup, Inc. All rights reserved.
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Spending in the 20 Minute Catchment
Area

Downtowns and Neighborhood Centers

A similar analysis was performed around several
of the township’s downtown areas to understand
potential opportunities for economic development.
Rather than using drive times, however, catchment
areas were determined based on a 5, 10- and 20minute walk. As described in the Circulation
Element, a “walkable” community includes many,
if not all, needs within a 20-minute walk. This
analysis looked at: Union Center, measured from
the intersection of Stuyvesant and Morris Avenues;
Vauxhall, measured from the intersection of
Vauxhall Road and Springfield Avenue; Union
Station, measured from the NJ Transit Station, as
well as Roselle Park’s Transit Station, which is
located approximately a quarter mile from Union
Township..
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Households in the 20-minute catchment area
spend a total of $18,930,141,925 on retail goods and
food/drink annually, while sales within this same
area are $19,356,706,585, meaning that an
additional $426 million is being spent in the area
from outside households. Interestingly, when
retail goods are removed from the analyses,
household spending on food and drink
($1,863,822,528) exceeded sales of food and drink
in the area ($1,702,156,642), suggesting that over
$161 million (8.6 % of demand) is spent on food
and drink outside of the 20-minute catchment area.
Similar to Union, industries attracting some of the
largest spending from outside households includes
Automobile Dealers (retail surplus of $852 million
and Electronic Shopping and Mail Order Houses
($112 million surplus). Additionally, Furniture
Stores ($282 million), Health and Personal Care
($119 million), Clothing Stores ($424 million) have
significant spending from outside the catchment
area.

This report is not suggesting that Union can
capture all $1.5 billion that leaves the 20-minute
catchment area, but it has the potential to capture
some of those dollars that are leaving the area.
Even if the township could capture a mere 1
percent ($15.9 million) of the money that leaves the
area, it would have a tremendous positive impact
on the township. Opportunities exist for a wide
range of industries, including restaurants, general
merchandise, gasoline stations, and home
furnishings.

R

Within the 20-minute catchment area, the data
does suggest some industries where residents
continue to spend more outside the area and
provide an opportunity for local growth. These
industries, which suggest a collective spending
gap of $1.5 billion, are shown in Table ED-13.

D

Table ED-13
Retail Gaps (Drive Time Catchment Area)

Industry

Other Motor Vehicle Dealers
Auto Parts, Accessories & Tire Stores
Home Furnishings Stores
Electronics & Appliance Stores
Bldg. Material & Supplies Dealers
Lawn & Garden Equip & Supply Stores
Grocery Stores
Gasoline Stations
Book, Periodical & Music Stores
Department Stores Excluding Leased Depts.
Other General Merchandise Stores
Florists
Office Supplies, Stationery & Gift Stores
Other Miscellaneous Store Retailers
Vending Machine Operators
Direct Selling Establishments
Special Food Services
Restaurants/Other Eating Places

20 Minute

$21,389,361
$78,033,835
$139,979,120
$77,142,143
$38,795,979
$60,701,193
$65,196,671
$113,011,230
$14,398,479
$341,448,249
$289,071,687
$8,781,380
$33,224,295
$71,032,428
$7,544,486
$48,350,830
$1,512,754
$176,088,061

Source: Esri and Infogroup. Esri 2019 Updated Demographics. Esri 2017 Retail MarketPlace. Copyright 2019 Esri. Copyright 2017 Infogroup, Inc. All rights
reserved.
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Overall, retail sales and food/drink in the Union Center catchment areas show greater sales than demand,
suggesting that outside spending is coming into the downtown. This is particularly evident with grocery
stores, specialty food stores, health and personal care stores, clothing stores, and restaurants, where sales
exceed demand in each of the three catchment areas.

Figure 61: Demographic Market Summary for the 20-Minute Walking Area from Union Center

R

In terms of gaps in the catchment areas, demand appears to exceed supply in all three catchment areas for
motor vehicles and parts, furniture stores, lawn and garden equipment and supply stores, beer, wine and
liquor stores, shoe stores, book, periodical and music stores, department stores, vending machine operators,
and drinking places.
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Table ED-14
Union Center Business Summary (Retail and Food/Drink Industry)

Number of Businesses
Consumer Spending
Area Business Sales

5 Minute Walk
67
$22,792,407
$69,148,477

10 Minute Walk
100
$66,615,486
$133,443,387

20 Minute Walk
170
$219,225,538
$310,818,429

ESRI
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2017 Industry Group
Motor Vehicle & Parts Dealers

Table ED-15
Union Center
Retail Supply and Demand (2017)

10 Minute Walk
$8,258,516
$6,507,586
$958,023
$792,906
$606,307
$1,024,319
-$418,012
$96,318
$1,258,962
$1,017,493
$328,452
-$31,185,611
-$30,537,598
-$1,237,062
$589,049
-$18,570,367
-$1,794,879
-$1,945,529
-$2,493,743
$578,606
-$30,392
$1,280,586
$1,086,209
$194,376
$5,107,123
$4,150,366
$956,758
$38,063
$173,134
$578,410
$2,659
-$716,140
-$24,464,627
-$24,627,563
$46,908
$116,028
-$5,512,760
$174,207
$195,945
-$5,882,911
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Automobile Dealers
Other Motor Vehicle Dealers
Auto Parts, Accessories & Tire Stores
Furniture & Home Furnishings Stores
Furniture Stores
Home Furnishings Stores
Electronics & Appliance Stores
Bldg. Materials, Garden Equip. & Supply Stores
Bldg. Material & Supplies Dealers
Lawn & Garden Equip & Supply Stores
Food & Beverage Stores
Grocery Stores
Specialty Food Stores
Beer, Wine & Liquor Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Clothing Stores
Shoe Stores
Jewelry, Luggage & Leather Goods Stores
Sporting Goods, Hobby, Book & Music Stores
Sporting Goods/Hobby/Musical Instr Stores
Book, Periodical & Music Stores
General Merchandise Stores
Department Stores Excluding Leased Depts.
Other General Merchandise Stores
Miscellaneous Store Retailers
Florists
Office Supplies, Stationery & Gift Stores
Used Merchandise Stores
Other Miscellaneous Store Retailers
Nonstore Retailers
Electronic Shopping & Mail-Order Houses
Vending Machine Operators
Direct Selling Establishments
Food Services & Drinking Places
Special Food Services
Drinking Places - Alcoholic Beverages
Restaurants/Other Eating Places

5 Minute Walk
$1,232,088
$537,502
$322,678
$371,908
$87,036
$413,266
-$326,230
-$501,836
-$649,752
-$757,192
$107,440
-$28,158,128
-$26,822,736
-$1,477,206
$141,814
-$5,384,453
-$3,968,576
-$3,343,946
-$3,096,532
$199,653
-$447,066
$369,412
$336,778
$32,635
-$374,749
$848,663
-$1,223,412
-$667,022
$56,302
$171,473
-$59,096
-$835,701
$300,176
$179,421
$16,232
$114,758
-$5,296,320
$59,281
$67,625
-$5,423,227

20 Minute Walk
$3,618,840
-$1,593,047
$3,195,967
$2,074,375
$3,252,747
$1,981,614
$1,271,133
$494,443
-$1,368,937
-$2,252,353
$883,416
-$18,546,373
-$20,218,767
-$318,541
$1,990,935
-$24,347,000
$3,462,350
-$356,751
-$3,487,176
$1,240,571
$1,889,854
-$2,056,194
-$2,784,602
$728,408
$13,440,464
$10,360,761
$3,079,703
$1,131,279
$432,918
-$504,615
$253,168
$949,808
-$63,109,331
-$63,868,301
$152,928
$606,043
-$7,208,430
$575,802
$350,968
-$8,089,007

Source: Esri and Infogroup. Esri 2019 Updated Demographics. Esri 2017 Retail MarketPlace. Copyright 2019 Esri. Copyright 2017 Infogroup, Inc. All rights reserved.
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In the Vauxhall neighborhood, sales from consumers outside the catchment areas largely exceeded consumer
spending, except for the food and drink industry. In this case, the 20-minute catchment area showed a retail
gap of $7.7 million. Sales from customers outside of all three catchment areas are seen in: automobile sales
and parts; building material and supplies; specialty food stores, beverage stores; jewelry, luggage and leather
goods; general merchandise stores; and office supplies, stationary, and gift stores.
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Figure 62: Demographic Market Summary for the 20-Minute Walking Area from Vauxhall
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Conversely, local demand exceeds local sales across all three catchment areas for: other motor vehicle
dealers; home furnishing stores; lawn and garden equipment and supply stores; clothing stores; shoe stores;
book, periodical, and music stores; florists; used merchandise stores; nonstore retailers; and special food
services.

Table ED-16
Vauxhall Area Business Summary (Retail and Food/Drink Industry)

Number of Businesses
Consumer Spending
Area Business Sales
ESRI

5 Minute Walk
24
$15,171,558
$97,017,966

10 Minute Walk
70
$51,806,419
$306,645,997

20 Minute Walk
136
$262,289,394
$420,100,750
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Table ED-17
Vauxhall
Retail Supply and Demand (2017)
5 Minute Walk
-$53,051,484
-$51,032,803
$221,891
-$2,240,572
$540,466
$277,178
$263,287
$531,141
-$5,989,362
-$6,064,004
$74,642
-$1,577,740
$731,082
-$1,071,266
-$1,237,556
-$6,743,883
-$3,176,073
$775,908
$723,053
$128,662
-$8,173
-$103,787
-$165,349
$61,562
-$8,127,794
$1,233,969
-$470,997
-$1,650,328
$36,968
-$1,871,961
$31,316
$153,347
$255,230
$165,677
$10,749
$78,804
-$494,543
$39,712
$43,791
-$548,368

10 Minute Walk
-$130,818,592
-$122,836,692
$765,087
-$8,746,986
-$776,860
-$1,011,514
$234,654
-$12,311,671
-$31,033,516
-$31,082,364
$259,258
-$14,914,635
-$11,188,664
-$1,439,922
-$2,286,049
-$11,985,689
-$9,078,749
$1,798,490
$1,748,929
$444,759
-$395,198
$142,812
-$67,738
$210,550
-$40,011,114
-$40,224,413
$213,298
-$4,225,795
$131,577
-$2,478,558
$109,470
-$1,793,715
$856,216
$568,245
$36,300
$251,670
-$2,480,475
$135,622
-$45,357
-$2,570,741
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2017 Industry Group
Motor Vehicle & Parts Dealers
Automobile Dealers
Other Motor Vehicle Dealers
Auto Parts, Accessories & Tire Stores
Furniture & Home Furnishings Stores
Furniture Stores
Home Furnishings Stores
Electronics & Appliance Stores
Bldg. Materials, Garden Equip. & Supply Stores
Bldg. Material & Supplies Dealers
Lawn & Garden Equip & Supply Stores
Food & Beverage Stores
Grocery Stores
Specialty Food Stores
Beer, Wine & Liquor Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Clothing Stores
Shoe Stores
Jewelry, Luggage & Leather Goods Stores
Sporting Goods, Hobby, Book & Music Stores
Sporting Goods/Hobby/Musical Instr Stores
Book, Periodical & Music Stores
General Merchandise Stores
Department Stores Excluding Leased Depts.
Other General Merchandise Stores
Miscellaneous Store Retailers
Florists
Office Supplies, Stationery & Gift Stores
Used Merchandise Stores
Other Miscellaneous Store Retailers
Nonstore Retailers
Electronic Shopping & Mail-Order Houses
Vending Machine Operators
Direct Selling Establishments
Food Services & Drinking Places
Special Food Services
Drinking Places - Alcoholic Beverages
Restaurants/Other Eating Places

20 Minute Walk
-$114,562,078
-$112,214,499
$3,920,024
-$6,267,603
$6,474,464
$2,411,117
$4,063,347
-$11,596,054
-$30,192,146
-$31,066,853
$874,707
$4,774,022
$6,828,328
-$1,363,829
-$690,476
-$4,905,036
$4,197,807
$4,128,372
$3,693,558
$1,865,340
-$1,430,526
$5,358,034
$4,600,428
$757,606
-$23,572,875
-$34,425,450
$10,852,575
-$894,406
$720,336
-$1,217,942
$524,614
-$612,559
$4,292,849
$2,889,660
$180,989
$1,222,200
$7,719,664
$93,379
$375,756
$7,250,529

Source: Esri and Infogroup. Esri 2019 Updated Demographics. Esri 2017 Retail MarketPlace. Copyright 2019 Esri. Copyright 2017 Infogroup, Inc. All rights reserved.
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As described elsewhere in the Master Plan, the township has been engaged in a long-term planning effort to
redevelop the area around Union Station. While these efforts have been taking place for some time, they
have only recently become visibly evident, as seen with the redevelopment of the Merck Facility (now
Vermella) and the expansion of Kean University. It is also visibly evident from the sales data, which, given
its 2017 vintage, predates some of the new businesses that have recently been opened in this area.
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Figure 63: Demographic Market Summary for the 20-Minute Walking Area from Union Station
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The data suggests an opportunity gap in the 5-minute catchment area across all industries. In addition, the
10- and 20-minute catchment areas show gaps across most industries. While these numbers are likely to
change as a result of the new businesses that have come to the area, it should also be noted that the Vermella
redevelopment and Kean University expansion will continue to add more households to the area who will
demand goods and services. Based on the ESRI data however, within a 20-minute walk of Union Station,
there exists an opportunity gap of $49 million in retail and goods and services across a variety of businesses.

Table ED-18
Union Station Area Business Summary (Retail and Food/Drink Industry)

Number of Businesses
Consumer Spending
Area Business Sales
ESRI

5 Minute Walk
1
$2,449,932
$1,521,676

10 Minute Walk
6
$7,556,127
$2,592,343

20 Minute Walk
38
$89,118,968
$40,098,493
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Table ED-19
Union Station
Retail Supply and Demand (2017)
5 Minute Walk
$426,421
$352,740
$33,934
$39,746
$86,379
$44,375
$42,004
$86,747
$128,297
$117,474
$10,824
$408,520
$341,759
$18,053
$48,708
$159,190
$206,858
$175,095
$122,521
$21,708
$30,866
$70,032
$59,701
$10,331
$336,360
$204,200
$132,160
$81,992
$5,621
$23,633
$5,091
$47,646
$40,978
$27,390
$1,772
$11,817
$243,063
$6,325
$7,354
$229,384

10 Minute Walk
$1,345,088
$1,111,045
$109,863
$124,181
$271,467
$137,187
$134,280
$270,135
$435,544
$397,131
$38,412
$1,223,401
$1,019,692
$53,827
$149,882
$489,111
$631,931
$532,142
$370,509
$65,237
$96,396
$212,326
$181,352
$30,974
$1,019,854
$621,159
$398,695
$16,021
$20,325
$72,563
$16,060
-$83,598
$128,769
$83,449
$5,278
$40,043
-$32,532
$19,836
$22,089
$194,611
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2017 Industry Group
Motor Vehicle & Parts Dealers
Automobile Dealers
Other Motor Vehicle Dealers
Auto Parts, Accessories & Tire Stores
Furniture & Home Furnishings Stores
Furniture Stores
Home Furnishings Stores
Electronics & Appliance Stores
Bldg. Materials, Garden Equip. & Supply Stores
Bldg. Material & Supplies Dealers
Lawn & Garden Equip & Supply Stores
Food & Beverage Stores
Grocery Stores
Specialty Food Stores
Beer, Wine & Liquor Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Clothing Stores
Shoe Stores
Jewelry, Luggage & Leather Goods Stores
Sporting Goods, Hobby, Book & Music Stores
Sporting Goods/Hobby/Musical Instr Stores
Book, Periodical & Music Stores
General Merchandise Stores
Department Stores Excluding Leased Depts.
Other General Merchandise Stores
Miscellaneous Store Retailers
Florists
Office Supplies, Stationery & Gift Stores
Used Merchandise Stores
Other Miscellaneous Store Retailers
Nonstore Retailers
Electronic Shopping & Mail-Order Houses
Vending Machine Operators
Direct Selling Establishments
Food Services & Drinking Places
Special Food Services
Drinking Places - Alcoholic Beverages
Restaurants/Other Eating Places

20 Minute Walk
$12,571,678
$9,937,097
$1,319,295
$1,467,843
$3,222,047
$1,619,678
$1,602,370
$2,028,995
-$19,334
-$490,694
$471,360
$10,621,612
$9,128,929
$166,079
$1,326,604
-$110,682
$7,436,026
$2,659,883
$1,812,248
-$284,681
$1,132,316
-$1,715,438
-$1,633,226
-$82,213
$11,968,657
$7,296,628
$4,672,029
$119,745
$16,554
-$547,975
-$619,505
$1,270,672
$1,483,954
$980,221
$61,587
$442,145
$864,356
$235,129
-$1,161,007
$1,830,995

Source: Esri and Infogroup. Esri 2019 Updated Demographics. Esri 2017 Retail MarketPlace. Copyright 2019 Esri. Copyright 2017 Infogroup, Inc. All rights reserved.
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While not within the geographic boundaries of Union Township, Roselle Park’s NJ Transit station is located
approximately a quarter mile from the town. As described in other sections of this Master Plan, transitoriented development is most appropriate within a quarter mile of a rail station. As seen in the map, it is
about a five-minute walk from the train station to Union Township. A 10-minute walk reaches the Gateway
YMCA and Medical Center, along with several of the age-restricted housing developments in the area, and a
20-minute walk extends to just north of the intersection of Washington Avenue and Chestnut Street.
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Figure 64: Demographic Market Summary for the 20-Minute Walking Area from Roselle Park Station
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The data suggests that demand exists across most industries in each of the catchment areas.

Table ED-20
Roselle Park Station Area Business Summary (Retail and Food/Drink Industry)
Number of Businesses
Consumer Spending
Area Business Sales

5 Minute Walk
4
$22,241,997
$2,284,736

10 Minute Walk
28
$69,770,600
$20,964,104

20 Minute Walk
171
$272,088,948
$180,951,955

Source: ESRI
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Table ED-21
Roselle Park Station
Retail Supply and Demand (2017)
5 Minute Walk
$3,950,148
$3,263,316
$321,786
$365,046
$797,522
$403,718
$393,805
$794,360
$334,036
$353,117
-$19,081
$2,807,252
$3,012,129
$159,014
$441,294
$1,372,217
$1,862,003
$1,568,832
$1,092,894
$192,557
$283,380
$626,124
$534,677
$91,447
$3,007,424
$1,831,090
$1,176,334
$277,333
$58,909
$213,695
$47,162
-$42,432
$378,307
$245,954
$15,594
$116,759
$2,181,703
$58,287
$65,204
$2,058,212

10 Minute Walk
$10,952,897
$10,210,382
$1,002,519
$463,331
$2,489,206
$1,263,856
$1,225,350
-$297,585
$401,766
$272,692
$129,074
$4,650,540
$7,643,297
$503,092
-$2,840,487
$4,046,867
$5,884,920
$3,935,868
$2,477,051
$608,483
$875,272
$1,975,530
$1,687,294
$288,236
$9,477,989
$5,764,259
$3,713,730
$866,918
$176,143
$670,165
$147,332
-$99,712
$1,171,899
$774,535
$49,349
$348,015
$4,254,729
$180,732
$204,099
$3,979,131
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2017 Industry Group
Motor Vehicle & Parts Dealers
Automobile Dealers
Other Motor Vehicle Dealers
Auto Parts, Accessories & Tire Stores
Furniture & Home Furnishings Stores
Furniture Stores
Home Furnishings Stores
Electronics & Appliance Stores
Bldg. Materials, Garden Equip. & Supply Stores
Bldg. Material & Supplies Dealers
Lawn & Garden Equip & Supply Stores
Food & Beverage Stores
Grocery Stores
Specialty Food Stores
Beer, Wine & Liquor Stores
Health & Personal Care Stores
Gasoline Stations
Clothing & Clothing Accessories Stores
Clothing Stores
Shoe Stores
Jewelry, Luggage & Leather Goods Stores
Sporting Goods, Hobby, Book & Music Stores
Sporting Goods/Hobby/Musical Instr Stores
Book, Periodical & Music Stores
General Merchandise Stores
Department Stores Excluding Leased Depts.
Other General Merchandise Stores
Miscellaneous Store Retailers
Florists
Office Supplies, Stationery & Gift Stores
Used Merchandise Stores
Other Miscellaneous Store Retailers
Nonstore Retailers
Electronic Shopping & Mail-Order Houses
Vending Machine Operators
Direct Selling Establishments
Food Services & Drinking Places
Special Food Services
Drinking Places - Alcoholic Beverages
Restaurants/Other Eating Places

20 Minute Walk
$33,404,643
$34,250,899
$2,273,385
-$3,119,642
$1,422,716
$338,169
$1,084,547
-$2,918,750
$2,195,953
$1,206,436
$989,516
-$6,626,422
$2,394,717
-$36,964
-$8,984,174
$73,847
$7,972,379
$9,907,368
$7,231,396
$2,109,934
$566,038
$6,264,567
$5,232,921
$1,031,647
$33,474,431
$22,166,078
$11,308,353
$4,022,667
$424,356
$1,358,521
$571,578
$1,903,914
$2,529,818
$1,046,811
$194,372
$1,288,635
-$586,225
-$2,302,813
$799,567
$970,757

Source: Esri and Infogroup. Esri 2019 Updated Demographics. Esri 2017 Retail MarketPlace. Copyright 2019 Esri. Copyright 2017 Infogroup, Inc. All rights reserved.
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Market Analysis Conclusions

Goal 1: Encourage the development of
a diversified economic base that
generates employment growth,
provides increased tax ratables,
increases income levels and promotes
the reuse of underutilized properties.
•

Support existing businesses and attract
new, complimentary businesses.

•

Encourage redevelopment in areas that
need rehabilitation or improvement.

•

Encourage business diversification by
capitalizing on Union’s assets: historic
resources,
recreational
amenities,
academic
centers,
downtown
and
neighborhood areas, and transportation
access.

•

Foster entrepreneurship and business
incubation.

•

Investigate the feasibility of a downtown
parking garage.

AF
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Economic growth for Union is possible. Regarding
retail goods, each household in Union Township is
projected to spend an average of $58,544 in 2019.
The 466,702 households within a 20-minute drive
of Union Center are projected to spend an average
of $58,157 on retail goods. When one begins to
multiply these average retail expenditures by the
total number of households, it is easy to see that
there is a large amount of money being spent by
households that are located within 20 minutes
from downtown Union Center. The township
contains several industries that draw customers
from the surrounding area, automobile sales most
notably, however, there are numerous industries
where consumer retail dollars left Union.
Furthermore, neighborhood-level data for Union
Center and Vauxhall, along with the areas within
walking distance of the NJ Transit Stations in
Union and nearby Roselle Park show significant
opportunities where local demand exceeds
business sales. These industries provide Union
with an opportunity to seek out merchants and
entrepreneurs of these underserved retail sectors
and attract them into town.

initiatives. These goals serve to guide future
economic planning.
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The
background
research
and
outreach
mechanisms produced a large quantity of ideas
regarding economic development. Other findings
for economic potential include:
Existing historic and recreational assets
could become revenue generators or tourist
attractions

•

Residents feel that more business diversity is
needed in the downtown areas

•

The location of a major public university in
town raises additional opportunities related
to economic development, such as where do
families/alumni stay when visiting campus,
where do students shop for goods when not
utilizing eCommerce?

D

•

Goal 2: Promote the Township's
economic centers including Route 22,
Morris Avenue, Stuyvesant Avenue,
Chestnut Street and Springfield
Avenue. Recognize the unique
character of each area and promote
development, redevelopment and
rehabilitation that will strengthen and
reinforce market niches.
•

Strengthen the Springfield Avenue
business district by encouraging façade
improvement programs and a possible
Business Improvement District (BID).

•

Strengthen commercial districts by
encouraging a mix of nonresidential and
residential uses that provide employment,

Goals and Objectives
The findings have produced the following goals to
guide Union Township’s economic development
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retail
opportunities,
entertainment.

services,

and

•

Promote the revitalization and aesthetic
appearance of the downtown to transform
Union Center into an attractive mixed-use
destination.

•

Continue to foster the public-private
partnership between the Township and
the Special Improvement District (SID)
with a focus on incorporating residential
uses, niche retail, specialty services,
restaurants, and entertainment uses.
Update zoning to ensure that uses reflect
modern demands and are flexible to
changing needs.

•

Investigate potential routes for a safe and
accessible bicycle/pedestrian connection
between Union Station and Union Center.
Consider additional routes that would
provide connections to neighborhood
centers.

•

Prepare a signage plan that outlines a
specific theme for municipal wayfinding,
gateways, and interpretive signage.
Identify key sites for signage installation.

•

Adopt a complete streets plan that
provides for transportation options for all
ages, abilities, and interests.

•

Identify pedestrian safety improvements
at key crossings between parks,
community facilities, and institutional
uses.

AF
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•

commercial centers, recreational
centers and institutional centers.

R

Goal 3: Capitalize on the Township's
competitive advantages for economic
development including its location in
the New Jersey/New York City region,
extensive transportation and utility
infrastructure, land available for
redevelopment, stable labor force and
quality of life.

Improve the aesthetics and safety of the
township’s commercial corridors.

•

Enhance access to Union’s bus, rail, and
jitney

D

•

Goal 4: Market Union and its
neighborhoods in a coordinated
manner.
•

Provide convenient access to information

•

Build upon the township’s existing events
to attract residents and visitors to its
downtown areas.

Goal 5: Foster and improve physical
connections between residential
centers, employment centers,

Recommended Actions
Moving forward, it is Union’s goal to build upon
prior success and support existing businesses
while attracting new, complementary companies,
and fostering the establishment of new businesses.
This is important as little undeveloped vacant land
remains in town, so future businesses will either
need to utilize existing space or redevelop
properties to meet their needs. Improving the
overall quality of life in the township can also help
to attract new and potential residents and
employers.
Business retention and expansion is intended to
support the Township’s existing businesses and
discourage relocation outside of the town. These
existing businesses form the foundation of Union’s
employment opportunities and assist in stabilizing
the local tax base. Moreover, if existing businesses
are expanding and remaining in town, it is easier
to attract new businesses. According to the
Wisconsin Economic Development Institute,
“There are essentially two ways a community can
assist its existing firms. The first is to provide direct
assistance
through
management
training,
workforce development programs and access to
capital. The second way to assist existing
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businesses is to deal with external barriers to
business growth including overly restrictive
regulatory processes, availability of space to
expand, transportation and other infrastructure
needs and quality of life amenities in the
community.” Union Township can minimize some
of these external barriers. The desire to attract and
retain business is not unique to Union, however.
As a result, Union Township will need to continue
to identify ways to remain competitive. It is also
important to determine the businesses that are the
most compatible with the Township’s character
and have a market potential.
Business attraction actions are encouraged to draw
new businesses to fill vacancies within the
Township. Attraction activities are designed to
encourage businesses that are new or planning to
relocate to choose Union.
Fostering entrepreneurship within the township is
another form of business development. “Failure
rates are high for start-up businesses. Typically,
only four of ten business start-ups survive the first
five years. As a result, building an effective
support system for small and emerging businesses

is important.” li While start-up businesses are
risky, they provide a potential outlet for economic
growth, as they typically require little space to
begin. These start-ups could be in the form of
home occupations and small storefronts.
Finally, improving quality of life in the township,
such as through the recommendations identified
throughout this Master Plan in terms of
transportation, land use, parks, and sustainability,
can also serve as a form of economic development.
Enhancements that draw people to Union
Township will also create new opportunities for
attracting and developing new business – and viceversa.
It should also be noted that there may be some
lessons to be learned from the pandemic. While
certain practices, such as the need for social
distancing to protect public health, may no longer
be relevant once the pandemic subsides, some of
the solutions to assist businesses through this
period may continue to be useful tools for business
retention,
expansion,
attraction,
and
entrepreneurship. These include, increased
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adoption of outdoor dining, providing flexibility
to potential new businesses through permitting
popup spaces, and enhanced promotional
activities.
The recommendations in the following section
seek to improve economic development in town
through
business
retention,
businesses
attraction, and business creation.

Coordination

In recent years the concept of business clusters has
become standard. Examples of places with clusters
include:
•
•
•
•
•

Lambertville, NJ – antiques and art
Somerville, NJ – restaurants
New Brunswick, NJ – restaurants and
entertainment
Chester, NJ – boutique stores
Englewood, NJ - furniture
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As noted above, the Township has several
organizations
that
support
economic
development. The Township should review and
refine responsibilities of these organizations to
ensure that duplication of efforts is not
occurring.

BUSINESS CLUSTERS

R

In addition to those organizations, the Township
has been in the process of enhancing its
relationship with Kean University. In addition to
the partnerships that were previously described
between the Township and specific classes, the
Township is working with the University to pair
students with local nonprofits, providing
internship programs with Township staff, and
identifying ways to link the university with the
local business community, such as through coop
programs.

D

Business-Targeted Programming

In contrast to individual businesses, or even areaspecific groups of businesses, such as Union
Center, Union Township can look out for
business development town-wide. Sponsoring
events and programs designed to assist existing
and new businesses can help to foster
communication between businesses, developers,
and the township. It can also collect, compile,
and disseminate information that is helpful to the
business community.

Continuing Business Visitation Program

Continuing business visitation programs are
typically run by a local economic development
committee or business association. This type of
program sends out a committee member to each
business at least two times a year to discuss

The concept of clustering consists of geographically
grouping business for improved efficiency,
competitiveness and/or marketing. Clustering
creates a critical mass, which produces a
gravitational force that draws people to said
location.
After reviewing the existing business base data,
existing clusters can be seen. These include eating
and drinking places, personal services, and business
services. As described in the previous section,
major employers in town, such as those in
manufacturing, are clustered in specific areas of
town, particularly areas adjacent to existing and
former rail lines. The medical field is found along
many of Union’s major roadways. These clusters
should be strengthened and enhanced.
Consideration should be given to secondary and
complementary businesses for these clusters that
are mutually beneficial. A basic example would be
of a liquor store to cross promote with local BYO
restaurants, or for restaurants that rely heavily on
takeout, while the liquor store provides outdoor
seating, live music, or other social activity space. As
for a future business cluster, it could complement
the University and train station.
Note that the concept of clustering is not meant to
rid Union Township of other types of businesses. It is
only intended to focus future efforts of business
attraction and entrepreneurship.
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business issues and concerns and plans for
expansion. This type of program encourages direct
and frank dialogue. Moreover, it includes the
ability to identify and work with at-risk businesses
early on. These informal meetings also help to
identify business growth barriers that might not be
known to the Township or Economic Development
Committee.

Networking Opportunities

This program makes businesses aware that they
are a valued part of the community. It establishes
an ongoing communication process. Finally, the
continuing business visitation program indicates
the willingness of the town to work with
businesses and solve their problems or assist with
their growth.

Economic Profile

When searching for a location, companies take
several factors into consideration. Many
communities prepare an economic summary,
which can be sent to companies, used to inform
advertising efforts, or posted on a website.
The summary provides concise, valuable
information to these prospective businesses. It is
recommended that the Township prepare a
“Union Economic Profile” that contains the
following information:
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Existing Space Inventory

The Union Township Chamber of Commerce and
the Gateway Regional Chamber of Commerce both
act as networking organizations, which is one of
the many benefits of these organizations. New
businesses should be notified of these
organizations and their benefits.

R

The Economic Development office currently
maintains an inventory of property for lease and
sale for retail, office, and industrial use, along with
vacant lands, which is published on the
Township’s website, including details such as
property address, building and lot size, square
footage availability, rental rates, parking spaces,
and current occupancy. This inventory should be
easily accessible from the homepage, and regularly
shared with local real estate brokers to generate
interest and limit the number of empty storefronts.

Business and Development Seminars

D

The Union Township Chamber of Commerce
periodically offers seminars and workshops on
relevant business issues, also connecting members
to agencies that provide free or low-cost training
for employees.

Business Appreciation Events

Some municipalities hold special business
appreciation events, where they recognize new
businesses, businesses that have expanded their
workforce or select a business of the year. Business
recognition could also occur at an existing
township event. These types of events also
demonstrate that the municipality cares about the
business community and that the Township
recognizes that the businesses employ residents
and enhance the overall quality of life.

•

Locational advantages (i.e. train, bus service,
proximity to New York City, Newark Liberty
International Airport, highway access)

•

Existing businesses

•

Available land or buildings

•

Market potential

•

Quality of life facts (crime rate, schools,
recreation amenities)

•

Workforce data

•

Knowledge resources (nearby educational
institutions)

Once completed, this profile should be placed on
the Township’s website as well as any economic
development website.

Website

A comprehensive website should be crafted that
acts as a one stop location for existing businesses
and potential new businesses. This website should
contain at a minimum:
•

Existing space inventory

•

Economic profile discussed above.
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•

Information for small businesses

Promotional Program and Branding

Promotion of Union is key to attracting businesses.
While Union may be proximate to the Garden State
Parkway and I-78, it is often overshadowed by
neighboring communities, such as Westfield,
Cranford, and Elizabeth. Therefore, advertising a
clear and distinctive brand that describes the
Township and its assets is essential. Promotional
programs can range from simple to complex and
from cheap to expensive.

AF
T

It is recommended that after the Township has
determined the business segments it wants to
target, direct mailings or phone calls should be
placed to prospective businesses.

identified certain tangible items, such as on-site
access to mass transit, proximity to major
highways and arterial roads, proximity to
international airports, creative options to foster
connectivity between buildings and facilities
(including bike lanes, light rail, bus, and
sidewalks), commitments to sustainability, access
to recreational opportunities, excellent institutions
of higher education, a government structure eager
to work with the company, as well as a highly
educated labor force. While these were the stated
preferences of one company, these characteristics
highlight many foundational principles of location
analysis and sound economic development: wellplanned development and economic growth are
vital to maintaining a diverse and healthy tax base.
Having goods, services, and job opportunities
available is essential to maintaining and improving
living standards for existing and future residents,
employees, customers, and visitors.

Overhead Assistance Program

Overhead assistance program typically help cut
down the costs of operating the business. These
expenses are also known as operating expenses,
which include rent, utilities, advertising, and
supplies.
Overhead assistance programs can
include advertising grants, shared services, and
low rent incubator spaces.
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The Township should investigate the potential for
advertising grants or provide a resource center that
lists cheap advertising outlets.
Furthermore,
Union should commence a study for potential
incubator spaces to foster start-up businesses.

Other Strategies to Support Businesses
Other strategies involve improvements and
enhancements to the community itself, which then
draw people and businesses to the area. For
example, as part of Amazon’s much-publicized
2017 announcement to construct a second
headquarters, the announcement requested
interested communities to submit proposals
identifying certain desirable characteristics of an
ideal location: a metropolitan area with more than
one million people, a stable and business-friendly
environment; urban or suburban locations with the
potential to attract and retain strong technical
talent; and, communities that think big and
creatively when considering locations and real
estate options. In addition, the announcement

Zoning

As described in the Land Use Element,
adjustments to the township’s land use and zoning
regulations could help to improve its economic
resilience for both businesses and customers.
Ecommerce will continue to compete with
traditional brick and mortar facilities. As next-day
or
same-day
fulfillment
becomes
more
commonplace, it is critical that Union can foster
businesses and experiences that cannot be obtained
through an internet purchase. These “experiential”
uses may be traditional uses that generally require
an in-person presence, such as doctors’ offices or
fitness centers, but they can also include those that
cannot be replicated from home, such as a retail use
that includes guest speakers with a meal supplied
by a nearby restaurant.
Modernizing land use and zoning regulations is
necessary to keep up with changing technologies
and demands. PlanSmart NJ, an independent, nonprofit planning and research organization
published A Guide to the Future: Repurposing
Stranded Assets & Revitalizing New Jersey’s
Future. This report noted that “Throughout the
state, large and once flourishing suburban office
parks and retail centers are failing. Decades ago,
these buildings stood as iconic structures that
drove demand for quiet suburban living.
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subsequently air pollution and increase consumer
choice, existing transportation modes within the
Township need to be enhanced and new modes
need to be explored. The following sections look at
different transportation modes and how the
Township can influence and change travel
behaviors of both its residents and workers.
The Township could undertake a survey for
residents and those employed in the township.
This survey could be conducted online, handed out
at the train station, distributed to major employers,
and announced to residents. The survey would ask
questions such as “do you live and work in
town?”, “are you aware of the Township’s jitney
service to Union Station?”, “Do you utilize the
jitney service?,” “If you do not utilize the jitney
service, what deters you--Distance to pick up
point, Hours of Operation, Other?” would you
utilize the jitney if the stop was less than a five
minute walk from your house and your place of
work?” “what deters you from using the train
station—parking
availability,
safe
bicycle/pedestrian access or infrastructure,
destination not accessible by Union Station.” If the
survey indicates that residents would utilize an
expanded jitney service, then the Township could
undertake a study to determine the most costefficient and effective routes. If the survey
indicates that a bicycle sharing program is desired
and has sufficient interest, then the Township
could analyze potential funding options and
docking station locations. The Township may
further explore connectivity of the parks system,
identifying pathways to designate as pedestrian
paths between parks in proximity to one another;
this will allow for safe pedestrian passage for
residents.
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However, technological advances and changing
societal demands have eroded the suburbs’
attractiveness to residents and corporations
leaving behind large isolated and underutilized
buildings, or “stranded assets,” which no longer
act as economic engines.” lii Echoing this sentiment,
a 2014 issue of Zoning Practice from the American
Planning Association notes that employers “want
to occupy spaces that are flexible, sustainable, and
adaptable to their daily needs and long-term
goals” and developers “want to build projects that
appeal to a wider pool of potential tenants.” liii
Both of these reports recommend that zoning
regulations should provide greater flexibility in
zone requirements, by permitting a wider variety
of uses and bulk standards that reflect current
industry standards.
Increased use flexibility
includes generalizing uses so that emerging
markets are not discouraged from considering
Union. It also includes permitting uses that may be
a combination of permitted uses, such as a service
use that includes a retail component.
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In other cases, certain large tracts and facilities
have exhausted their usefulness and have become
functionally obsolete. These sites may not easily be
repurposed through private capital and should be
considered for redevelopment or rehabilitation
under the state Local Redevelopment and Housing
Law. As described in the Land Use Element, the
Township has used this tool to work with
developers to repurpose, or improve the likelihood
of repurposing, numerous sites throughout town,
including Carpenter Tech, HyWay Bowl, the
former Merck facility, or the Schaefer Salt facility.

Consolidation & Integration

One way to limit curb cuts and turning movements
along major roadways is to require interconnected
parking lots and supportive infrastructure that
encourages customers to park in one area to reach
multiple destinations. This would avoid multiple
trips that involve exiting and entering different
sites, which can exacerbate roadway congestion.

Transportation

The movement of workers, customers, input
materials and/or finished products are essential to
the success of any business. To reduce energy
consumption,
decrease car exhaust
and

To understand how many more residents might
utilize rail as an alternative to their personal car,
one needs to determine how many residents work
within an accessible distance from the rail line. As
commute to data suggested in the Background
Analysis, many residents work in municipalities
and counties that are not readily accessible from NJ
Transit’s Raritan Valley Line. That said,
approximately 3,300 residents commute to
Newark, which is the following stop on the Raritan
Valley Line from Union Station. Another 2,900
residents commute to New York City, the
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overwhelming majority into the Borough of
Manhattan. If 10 percent of those workers utilized
the train instead of the car (if they were not
already), it would equal an additional 620
boardings, or 43 percent more than presently.

First/Last Mile Service
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The first/last mile problem is a transportation
planning term. The “first mile problem” is defined
as the difficulty a rider has traveling from their
starting location (typically their home) to the
transit stop. The “last mile problem” is defined as
the difficulty a rider has getting from the transit
stop to their destination. The last mile problem
impacts workers, who live outside of Union along
the railroad line, but cannot walk to their place of
employment from Union Station. As described in
the Circulation Element, the Township has
responded to this problem through the
establishment and subsequent expansion of its
Jitney Service to and from Union Station in
response to growing demand. Other solutions to
the first/last mile problem include bicycling
sharing programs, which are also described in the
Circulation Element. In nearby Summit, the city
has piloted a program to subsidize rideshare
services to and from the train station for residents.

Interconnected Bicycle and Pedestrian
Network

Completing missing links in Union’s sidewalk
network will further incentivize pedestrians, who
require dedicated walking paths to feel safe from
automobiles, to choose walking over other means
of travel. An increase in pedestrian traffic has
ancillary effects, such as a potential decrease in
roadway congestion, higher property values, and
healthier lifestyles. Transit riders are generally
willing to walk up to a quarter mile, which equates
to roughly a five-minute walk to use transit. Some
riders will walk or bike up to a half mile to get to
the transit stop; this translates into a ten-minute
walk. It should be the Township’s priority to create
safe and contiguous sidewalk networks, especially
around recreational amenities, community
facilities, and neighborhood centers that will
encourage walking and biking. For example, the
southwestern corner of the town around the
Chestnut Street corridor includes a number of
parks, senior housing developments, and
community
amenities
that
are
virtually
interconnected; improved and enhanced off-street
linkages here could improve safety and create a
neighborhood asset.

Aesthetic Enhancement
To improve the aesthetics of its downtown areas
and commercial corridors, the Township could
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amount of roadway that must be crossed to
improve pedestrian safety. Trees provide shade for
pedestrians, beautify the corridor, improve air
quality, and can be utilized to manage stormwater.
Street lighting works to provide safe movement
(real and perceived) through the corridor both on
foot and in an automobile. It improves pedestrian
safety and is essential to personal feeling of
security. Providing a well-lit corridor, particularly
in the downtown areas, is essential to creating a
positive and safe image after dark that extends the
hours of economic activity. Furnishings can allow
for creativity and branding of either the Township
or the corridor. In addition, hiding utilities and
refuse storage from the public right-of-way can
also improve streetscape aesthetics.

R
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consider architectural design guidelines to guide
new development and rehabilitation of existing
structures. Architectural design guidelines can
range from general and flexible to detailed and
specific. The purpose of this type of guideline is to
enhance the appearance and create buildings that
generate interest and spur additional investment.
Good
guidelines
include
photographs,
illustrations, and other graphics to visually
demonstrate what is desired. Development of a
pattern book could provide visual examples of
what Union Township finds to aesthetically
acceptable while still providing for development
flexibility. The guide could include, but not be
limited to, building materials, façade treatments,
street furnishings, parking layout options, hard
and soft landscape elements, green infrastructure,
lighting, and signage. The Township could use this
guidebook to encourage specific design
characteristics. Alternatively, this guidebook could
be used to develop land use regulations that place
greater emphasis on design, rather than specific
uses, to welcome new development that meets the
character of Union Township. This approach could
be limited to the downtown and neighborhood
centers, expanded to the commercial corridors, or
even applied town wide.

Streetscape Improvements

D

Streetscape improvements can help increase
walkability and the attractiveness of commercial
corridors, downtown areas, and neighborhood
centers. These improvements include sidewalks,
crosswalks, street trees, streetlights, and street
furniture. While sidewalks may exist in many parts
of the town, they must be installed in a manner that
encourages walking. Pedestrians feel most
comfortable when there is a buffer between
themselves—which may be in the form of benches,
planters, or rain gardens—and moving vehicles.
Ease of access is also important, so sidewalks
should be fitted with ADA accessible curb ramps
as well as approved driveway aprons. Crosswalks
along major roadways painted with textured
surfaces helps improve aesthetics and safety for
both drivers and pedestrians. Additional
improvements designed to improve pedestrian
safety and circulation include raised crosswalks,
speed tables, and pedestrian-activated crossing
signals. Bump outs or curb extensions decrease the
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Union Township initiated a streetscape project
along Stuyvesant Avenue in 2016 to revitalize
Union Center. The first phase of this project
involved improvements to the sidewalks,
construction of a raised mid-block crossing with a
bump out between Emerson Avenue and Morris
Avenue, installation of new benches and planters,
and improvements to existing crosswalks. The
second phase included the installation of new

Street, Crestview Avenue, and Farrington Street.
Bump outs were installed at the Tower Street
intersection. At the intersection with Millburn
Avenue, improvements included new street trees,
landscaping, benches, and gateway signage.
Continued improvements to these downtown
corridors,
along
with
the
Township’s
neighborhood centers and commercial corridors
will help to improve safety, attractiveness, and
walkability. A guide for future development,
including a street furniture palette and streetscape
design requirements could help provide clear
examples and encourage a consistent appearance.

Private Revitalization
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Under the category of private revitalization there
is the option of a façade grant program. Many
small towns raise money through business
organizations, Urban Enterprise Zones (UEZ), and
economic development committees, which then
provide matching grants to businesses and
property owners within the downtown area to
rehabilitate storefront façades.
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Public Revitalization

Figure 65: Example of Wayfinding Signage in Metuchen

bump outs, lighting, trees, and engraved corner
designs.
The town also undertook a streetscape project
along Springfield Avenue in the Vauxhall
neighborhood. Improvements included new
crosswalk striping and ADA accessible curb ramps
at the intersections with Millburn Avenue, Tower

A façade grant program is also an option under
public revitalization, where public funds—
typically tax dollars—are used to assist property
owners in the revitalization of their buildings.
Throughout New Jersey, most notably Trenton,
Westfield, and South Orange, towns offer grant
programs like these to incentivize the beatification
of downtown areas. These programs are diverse,
reflecting the town’s individual goals, such as
Trenton’s Façade Improvement Grant Program, a
50 percent reimbursement up to $2,500, reserved
for businesses within its Special Improvement
District wishing to rehabilitate their commercial or
mixed-use store fronts. Another example is
Westfield’s Façade Renovation Incentive Grant
Program, run by the Downtown Westfield
Corporation (DWC), that may provide either
financial assistance or design assistance to enhance
a business’ façade.
The second option under public revitalization is
tax abatement, where the Township would grant
an abatement of taxes on the improvements made
to the building for a period of five years. To
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Figure 66: Bicycle rack which also serves as a wayfinding/branding element for the Union Center neighborhood

D

implement this option, the Township would first
need to go through the process of designating
selected area as an “area in need of rehabilitation,”
which would then allow for the five-year tax
abatements to be granted. Under this scenario the
Township does not lose any tax money, as the
improvements create new tax money and no
taxpayer dollars are spent.

Public/Private Partnership Revitalization

Under a public/private partnership the Township
would work with another entity (i.e. Union
Township Chamber of Commerce.).
This
partnership could provide grants to the business
community, with each partner contributing funds.
The partnership could also work together to
provide tax abatement through the town, while the
private partner could provide a grant for the façade
renovation or the services of an architect for either
a reduced fee or for free. There are several

potential options under
public/private partnership.

the

umbrella

of

Wayfinding Signage

The purpose of wayfinding signage is to assist in
orienting people to where they are relative to
destinations, with many municipalities even using
way-finding signage as a marketing and branding
element. Some places, offering large maps of
downtown areas with locations of shops, services,
transit, and community facilities can aid out-oftown visitors in finding specific locations or a place
to park. It is recommended that Union undertake a
comprehensive way-finding signage study to
determine needs and issues related to this topic.
Way-finding signage can increase tourism and
business revenues by improving awareness of
commercial
and
recreational
areas
and
encouraging exploration of the Town. Wayfinding signage may also eliminate a perceived
parking problem—visitors to Union Center being
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unlikely to find downtown parking in one of the
several lots behind different businesses for
example—by directing drivers to off-street lots that
are less visible from the main streets.
Many municipalities are using wayfinding signage
as a marketing and branding element. Some
municipalities also install large maps of particular
or special areas to assist with orientation. In
Metuchen, wayfinding signage is located
throughout the borough, including the entrance to
the Middlesex Greenway. As seen in the picture,
the map identifies key sites within a half mile of the
train station, including bus stops, public parking,
community facilities, places of assembly, and key
cultural sites.

•

Handing out award certificates for best
holiday display window at beginning of the
holiday season
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A comprehensive way-finding signage study that
determines needs and issues related to this topic
should be considered. Way-finding signage can
increase tourism and business revenues by
improving awareness of commercial, recreational,
and historical assets, while encouraging
exploration of the Township.

customers. Input gathered as part of the
community engagement process suggested that
many residents are drawn to the shopping
opportunities in downtown Westfield and
Cranford. Thousands of people flock every year to
New York City to see the window displays on Fifth
Avenue. Window displays are what usually draw
customers into a store. Therefore, it is important
that businesses in Union Center – even those
selling a service – have attractive window displays
that are eye-catching. These window displays do
not have to be expensive and could be changed
seasonally. To encourage business owners and
inspire creativity, it is recommended that the
Township offer an incentive. Some incentive
examples include:
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As shown in the Historic Preservation Chapter,
Union Township has an abundance of historic
markers throughout the town. Where appropriate,
future historic markers may be placed in front of
publicly owned/accessible historic building and
sites in the town. This would help orient tourists
who attempt self-guided historic tours.

Commercial Signage

Better signage includes business signage, which is
regulated under the Township’s Zoning Code.
Better business signage along highways includes
design and locational requirements that reduce
visual clutter to reduce driver confusion and
improves safety. They can be tailored to roads
based on the number of lanes, speed, and setbacks
from the road. It also includes mandatory address
signage to assist with location identification, as
well as directional signage, such as “enter” and
“exit” to aid in driveway recognition.
In downtown areas, better signage should be
attractive and readable to bicycle and pedestrian
traffic, but also attract vehicles moving at slower
speeds. In addition to static identification signage,
seasonal window displays can help to attract

•

Awarding an annual cash prize to the best
window display

•

Presenting quarterly awards (certificates, gift
baskets, gift certificates) to the business with
the best window display

This incentive program could be administered by
the Special Improvement District.

Gateways

A gateway is a point of entrance.
Many
municipalities are installing gateways along the
major roadways that cross their border. These
gateways vary from signs to archways to
landscaped areas, providing a sense of arrival
while signifying the driver’s entering a special
place, such as the recently installed gateway sign
along Springfield Avenue in Vauxhall. Major
gateways should be installed or improved for areas
entering the downtown, Route 22, and Kean
University. In addition, a gateway should be
considered around the train station. Though there
is currently a sign hanging from the train trestle, an
installation on or around the underpass (such as a
mural inside) to Morris Avenue heading north
could help beautify the space and welcome visitors
into town.
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Tourism and Partnerships
Tourism is another means of economic
development, capitalizing on the Township’s
historic, cultural, and natural resources, while
helping to generate future employment for local
people and bring dollars into the local economy.
Tourism can target specific interests, including
culture and history, recreation, food, nature, and
higher education.
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In addition to the sites of interest themselves,
visitor services are essential. Is there somewhere to
grab a sandwich after a round of golf, or after
exploring the East Coast Greenway? Where can a
family stay when visiting a child at Kean? What
visitor services are present that can transform a day
trip into an overnight trip and increase revenue
spent in town?
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Visitor services or post-tourism activities include
places to eat, sleep, shop and relax. This can consist
of restaurants, hotels, and stores. Despite its
proximity to major destinations and its own assets,
Union Township has limited hotel offerings at
present. Hotels could provide convenient access to
township amenities, including Kean University,
but could also provide service to those traveling to
or
from
regional
destinations
nearby.
Programming between restaurants and hotels
could include partnerships that benefit a greater
number of businesses. For example, a sandwich
shop would be a good partner along the East Coast
Greenway. Meanwhile, a sit-down restaurant
would be a good partner for the golf course or near
Kean University. Once again, the restaurant could
integrate the partnership by posting something to
the effect of “Hikers, Bikers and Golfers—Refuel
Station Ahead (cold drinks, sandwiches, and
snacks to go)”, provide directions from the
restaurant to the East Coast Greenway. On the
recreation side, there could be pamphlets or menus
posted somewhere along the greenway, possibly
near its confluence with Galloping Hill Golf
Course. This same partnership could be created
between the University and some of Union’s finer
dining establishments. Through the Economic
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Figure 67: Union's car show was still able to be held in 2020 during the pandemic, albeit with some adjustments, to protect public health.
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Development Office, the Township could host a
meeting to introduce local eateries and restaurants
to the various recreational, historic, cultural, and
entertainment assets in the municipality to see if
the eateries/restaurants would be interested in
potential post-tourism partnerships.

page. Adding to and building on the Township’s
existing events with additional events and
promotions can help draw people into Union. Such
events or promotions could include:
•

An “Open Sunday Campaign” asks
businesses to commit to being open on
Sundays from (at least) 11AM to 3PM from
Memorial Day to Labor Day. Businesses sign
an agreement that they will commit to this
four-month initial trial period.
Simultaneously, the township advertises that
Union Center is open on Sundays and plans
events to attract consumers to the area on
Sundays.

•

A “First Friday” type event. The City of
Bethlehem, PA holds a “First Friday” event
once a month. On the first Friday of every
month the retailers stay open late and hold
special sales to draw shoppers into the
downtown on a Friday night. Many of

Consumer-Oriented Marketing

While individual businesses marketing themselves
are a good thing, Union needs to promote the
township as a whole. An aggressive advertising
campaign is needed to increase awareness of
Union as a destination to shoppers, investors,
residents, and visitors. Advertising can occur
during events and through the comprehensive
website, but it is needed elsewhere. The Township
should develop programs with local advertising
mediums (newspaper, Union TV34, websites) to
cluster their advertisements on the same page with
a heading promoting the Township. For example,
a quarterly insert in local newspapers could
combine advertising and upcoming events on one
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businesses to offer special sales, events, or
door prizes.

Bethlehem’s eateries also have special
promotions on these first Fridays.’
Potential promotions could include working
with local businesses to offer mid-week
lunch specials, customer appreciation days,
or themed weekends.

•

In the case of Vauxhall, the neighboring
town of Maplewood hosts many of its large
annual events nearby, as well as its Farmers
Market. Here, the Township has an
opportunity to coordinate with Maplewood
to complement some of these events in a way
that benefits both communities.

•

A history or heritage day celebrating Union
Township. One great example of a
history/heritage day is Belvidere’s Victorian
Days held every September. This two-day
event draws thousands to the small town of
Belvidere for crafts, arts, music, home tours,
street performers, reenactors, and food. This
event could be held in the spring or fall
(April or October) and could offer visitors
historical tours, re-enactors, food, and music.

•

Cross marketing that fosters partnerships
between two or more companies who agree
to market one another. For example, local
BYOB restaurants could partner with nearby
beverage stores. Collaborative marketing
initiatives and partnerships should be
coordinated and encouraged by the town’s
Chamber of Commerce. Additionally, these
partnerships could look beyond the borders
of Union Township. For example, the coffee
shop Rock ‘n’ Joe Union may find
partnerships in bakeries such as Elizabeth’s
Bella Palermo Pastry Shop. The town should
reach out to nearby regional attractions (i.e.
Melovino Meadery, Trailside Nature &
Science Center) to draw visitors into Union.
For example, when the William Miller Sperry
Observatory at has an event, township
businesses should coordinate their hours or
hold a theme day to attract these tourists.
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•

A “Taste of” or “Restaurant Week.” Food
events are growing rapidly in the United
States. Taste of …. festivals are exploding
around the country – Taste of Arlington,
Taste of TriBeCa and Taste of Chicago are
just a few. These events bring together local
restaurants and wineries for a unique
culinary experience. Typically held in the
street or a park, these events sell tickets,
where the proceeds typically go back into the
community. For the past several years,
Union Township offered a version of this
festival at the Knights of Columbus to benefit
a local cause. Expanding this program to
different places throughout town, such as the
Union Station area and include restaurants
from surrounding municipalities or the
entire county could help attract commuters
and university students to the Township’s
downtown and neighborhood businesses.

•

Customer appreciation days where
municipalities coordinate with their
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•

Convenient Access to Information
Providing information to residents in and out of
town depends on a strong digital presence, one
where people can remain confident that their
questions and concerns may be answered clearly
and with ease. Aggressively advertising the town
website allows a larger population to seek it out
while also recommending it to others, therefore
contributing to residents generally more informed
of town events such as holiday celebrations, local
events and promotions, refuse pick up schedules,
and road closures. Such a web presence can help
to alleviate other concerns in town, such as
parking. As described in other sections of this
Master Plan, a common concern amongst residents
was the availability of parking in town, however, a
recent parking study of the downtown showed
that the existing supply of parking spaces exceeds
the demand. Providing information on the
Township’s parking areas, such as location,
number of spaces, hourly limits, and other details,
may help residents, visitors, and customers to find
parking that is more convenient to their needs.
It is important that this digital presence be
aesthetically pleasing while also offering easy
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access, so it is important that internet formats such
as a website adequately transfer to handheld
devices such as smartphones, considering a
roughly equal share of the population of Union
owns a computer (81.5%) and a smartphone
(86.2%). liv As described in the previous section, the
local Chamber of Commerce is in the process of
developing an interactive web-based map that will
advertise its members serve as a centralized
location that residents and customers can use to
learn more about local businesses.

Monthly Calendar of Events
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To bolster tourism there should be a central
website that includes a calendar of events for
events throughout Union Township, including
parks, downtown areas, historic sites, and at the
university. This would reduce the need to search
each individual website to find out what event, if
any, is occurring.

suggest there are numerous industries located
outside of the town where residents will spend
their money. Ensuring that the Township’s land
use regulations are modern and flexible to new
businesses helps to avoid discouraging businesses
from considering Union Township. Developing
spaces that are safe, attractive, and encourage
pedestrian activity, help to create a destination that
benefits surrounding businesses when customers
have an incentive to visit multiple places in a single
trip. Programming and marketing that help to
educate businesses, developers, and customers to
an area is also critical to advertise specific areas,
attractions, and businesses. This, in conjunction
with creative partnerships between businesses, can
help these businesses to succeed. Finally,
providing safe and convenient access into and
throughout town, such as through bus, rail, jitney,
bike/pedestrian walkways, efficient roadways,
and convenient access to parking helps to reduce
those barriers, both real and perceived, that would
deter people from patronizing local businesses.
Union Township has numerous assets, including
its transportation network, its historical resources,
its recreational amenities, cultural institutions,
downtown areas, and a diversified economy that it
can capitalize on to help it remain resilient to
changes in economic demands, unforeseen
challenges, and other variables as it moves
forward.

Enhance the Township’s Web Presence
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The most important aspect of a municipal website
is that it is easy to use for the average citizen, with
high-image, low-text designs that prioritize
simplicity that can cross different platforms from a
desktop computer to a handheld device. A
prominently featured search bar on the home page
linking a user specific site pages is a necessity. A
comprehensive historic, cultural, and recreational
website that serves as a one-stop resource center,
including information for visitors on what to see,
where to stay and where to eat can help provide
information to potential shoppers, visitors, and
businesses. A priority should be placed on
communicating information graphically, using
maps and illustrations as frequently as possible.

Conclusions
Retaining and expanding existing businesses,
encouraging entrepreneurship, and attracting new
businesses will require a multifaceted approach
involving the coordination of the public and
private sectors. Despite the challenges to economic
development because of the increasing presence of
eCommerce and through unforeseen impacts such
as the COVID19 pandemic, economic growth in
Union is possible. Supply and demand data
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Originally adopted as the 2018 Third Round Housing Element & Fair Share Plan, prepared by Clarke Caton
Hintz (Signed and Sealed in Accordance with NJSA 45:14A-12 by Kendra Lelie, PP, AICP),
dated January 2018 with amendments in June 2018 and April 2019.
Adopted by the Planning Board on June 7, 2018,
and endorsed by the Township Committee on June 26, 2018.
Approved by the Superior Court of New Jersey, July 3, 2019.
The Plan, as approved by the Court, has been adapted for this Master Plan by Maser Consulting, Inc.

Executive Summary
Union Township, a primarily residential
suburban community of 56,642 persons with a
land area of 9.0 square miles, is located in the
north central edge of Union County. The
Township adjoins Millburn Township to the
north and west, Maplewood Township and
Irvington Township to the north, Springfield
Township to the west, Kenilworth Borough,
Roselle Park Borough and Elizabeth City to the
south and Hillside Township to the east.

The Township is virtually entirely built-out. With
the exception of redevelopment in and around
the downtown, train station and tear-down
single-family development in single-family
neighborhoods,
the
Township’s
existing
development patterns do not support the
potential for new development.
This amended Third Round Housing Element
and Fair Share Plan has been prepared for Union
Township, Union County in accordance with the
rules of the New Jersey Council on Affordable
Housing (“COAH”) at N.J.A.C. 5:93 et seq and in
order to comply with the Court approved, July
27, 2017 Settlement Agreement (“FSHC
Agreement”) between Union Township and Fair
Share Housing Center (hereinafter “FSHC”). This
plan is an amendment to the prior Third Round
plan amendment adopted by the Planning Board
and endorsed by the Township Committee in
September 2010. This Plan will serve as the
foundation for the Township’s submission to the
Honorable Karen Cassidy, A.J.S.C., for a
Judgment of Compliance and Repose.
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The Township is less than 15 miles from midtown
Manhattan and located within the Metropolitan
Planning Area (PA-1) category as designated by
The State Development Plan (SDRP) of New
Jersey. It is easily accessible from much of the
region, as the Garden State Parkway bisects the
Township, and Interstate Route 78 traverses the
northern edge of the Township. The Township is
also serviced by New Jersey Transit’s (“NJ
Transit”) Raritan Valley Line commuter rail line,
providing access to New York City and other
destinations throughout the region.

The NJ Transit Rail Station is located in the
southeast section of the Township near
industrial, institutional (Kean University) and
multi-family housing uses. The Township's
industrial zone is located adjacent to the railway
tracks.
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Single-family residences are found through-out
the Township on lots approximately ¼ acre in
size. In accordance with the 2011-2015 American
Housing Survey, approximately 60% of the
renter-occupied housing units in Union
Township are priced at the moderate-income
threshold and below, signaling that a large
portion of the existing rental housing stock in the
Township, which is driven by natural market
factors, is affordable to low- and moderateincome households. The downtown is centered
within the Township on the crossroads of Morris
Avenue and Stuyvesant Avenue, and is home to
commercial and office buildings with and
without apartments. The larger, more suburban
oriented commercial uses are located along NJSH
Business Route 22 and between the downtown
area and the train station. Pockets of smaller
commercial development can be found along
Chestnut Avenue and Morris Avenue.

There are three components to a municipality’s
affordable housing obligation: the Rehabilitation
Share, or Present Need, the Prior Round
obligation, and the Third-Round obligation. The
FSHC Settlement Agreement established the
Township’s 229-unit Rehabilitation Share /
Present Need obligation, a 233-unit Prior Round
obligation for the years 1987 to 1999, and an 850unit Third Round fair share obligation for the
years 1999 to 2025 (including the “gap” period).
The Settlement Agreement reflects Union
Township’s vacant land adjustment (“VLA”),
which adjusts the 850 Third Round obligation to
a 452-unit realistic development potential
(“RDP”) and a 398-unit unmet need.
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Prior Round Obligation
The Township will address its Prior Round obligation as follows:

Compliance Mechanisms:
233-Unit Prior Round Obligation (1987-1999)

Credits

Senior Rentals-Completed
Erhardt Gardens (58 of 231)
Family For Sale-Completed
Lenox Meadows
Group Homes-Completed
Center for Family Support
Our House-Burnet
Our House-Trotting
Community Access-Concord
Everas Community Services
Devereux-Halsey
Community Access-Muir
Community Access-Salem
Family For Rent-Proposed
DRA (28 of 42)

Third Round Obligation

58

59

59

4
3
3
4
4
4
4
4

4
3
3
4
4
4
4
4

8
6
6
8
8
8
8
8

28

28

56

175

Required
58
59
0
59

Senior Max. 25% of 233
Rental Minimum 25% of Obligation
Senior Maximum Bonus
Rental Bonus Maximum=Not To Exceed Rental Minimum

The 452-RDP Third Round Obligation will be addressed as follows:

VL Units
Senior/SN

R

Compliance Mechanisms:
452 RDP Third Round Obligation
(1999-2025)

VL Units
Family

D

Extensions of Controls Program
Lenox Meadows
Residual Senior Units from Prior Round
Erhardt Gardens (113 of 231)
Group Home
CAU-Township Owned Site
Inclusionary Sites
DRA (14 of 42)
Merck/Russo
2401 Morris Avenue
Lehigh Avenue-Block 504-East Side-35
du/acre
Twp. Owned Sites-Morris/Grandview

Total

Total

58

58
Surplus
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Total

Bonuses

Credits

Provided
58
116
0
58

Bonuses

Total

32

32

113

113

9

9

6
13
2
6

14
96
13
39

3

23

30

339

Minimum Total Family-50% of Obligation-Surplus-Bonus
Minimum Very Low Required-13% of Units Developed after 7/17/2008
Minimum Very Low Family Required-50% of Total VL
Minimum Total Rental-25% of Obligation
Minimum Family Rental-50% of Total Rental
Maximum Senior-25% of Obligation

233
0

Required
170
29
15
113
57
113

4
96
13

18
192
26
39
23

113
Surplus

452
0

Provided
217
30
30
307
185
113
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Unmet Need
The Unmet Need will be addressed by residual
prior round senior rental and for-sale units, the
implementation of an Inclusionary Overlay Zone
in four areas of the Township, and a Townshipwide mandatory inclusionary housing ordinance
(with a section of the downtown exempted),
requiring an inclusionary set-aside for affordable
housing from new multi-family development in
excess of 20 dwelling units per acre.

By Order of the October 2, 2017, the Honorable
Karen Cassidy, A.J.S.C., approved the agreement,
specifically the establishment of Union’s threepart fair share obligation and the Township’s
vacant land adjustment and preliminary plan
components to address the RDP and Unmet
Need. This Plan will serve as the foundation for
the Township’s application for a Judgment of
Compliance and Order of Repose by the Court at
the Court Compliance Hearing and will address
the following fair share obligation:
Prior Round Share: 233 units
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Union Township’s existing owner-occupied
rehabilitation program and new rental
rehabilitation program is and will be
administered internally by the Township’s
Community Development department. The
Township has committed to provide any funding
from the affordable housing trust fund necessary
to supplement the cost to satisfy its rehabilitation
obligation. As of April 2010, 100 owner-occupied
units have been rehabilitated through the
Township’s
rehabilitation
program.
The

Township may also choose to participate in
Union County’s Rehabilitation Program, but not
to the exclusion of the local program.

Third Round Rehabilitation Share: 229 units
Realistic Development Potential (1999 to 2025):
452 units
Unmet Need (1987 to 2025): 398 units

R

Compliance Mechanisms:
Unmet Need-398

D

Residual Senior Units
Erhart Gardens (60 of 231)
Newton Village
Nora Gardens (8 of 99)
Proposed Overlay Zoning
1508 Burnet Ave-20 du/acre
1103 Springfield Road-Carpenter Tech-35 du/acre
2657 Morris Ave-35 du/acre
Green Street-35 du/acre
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Credits

Bonuses

Total

60
31
8

60
31
8

8
84
22
137

8
84
22
137
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Judicial & Legislative
Background

In Union Township’s case, the Township has
already achieved a settlement with Fair Share
Housing Center (“FSHC”), that has been
approved by the Superior Court as to the extent
of the Township’s prior round and third round
affordable housing obligations. Consequently,
this Housing Element and Fair Share Plan has
been prepared for adoption by the Planning
Board and endorsement by the governing body
to be submitted to the Superior Court in
fulfillment of the requirements for a final Third
Round Judgment of Compliance and Repose
covering the entire period from 1999 to July 1,
2025. The Judgment of Repose will provide
protection from exclusionary zoning (“builder’s
remedy”) lawsuits during the time it is in effect.
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In its landmark 1975 decision now referred to as
“Mount Laurel I”, the New Jersey Supreme Court
ruled that developing municipalities have a
constitutional obligation to provide a realistic
opportunity for the construction of a variety and
choice of housing types that would be affordable
to low- and moderate-income households. In its
1983 Mount Laurel II decision, the Supreme
Court extended the constitutional obligation to
all municipalities and determined that each
municipality would have to establish its fair
share obligation and provide, through its zoning,
affirmative measures that would create a realistic
opportunity for satisfying that obligation.
Subject to certain criteria, Mt. Laurel II also gave
developers who successfully challenged the
constitutionality of a municipality’s zoning and
who were ready, willing and able to provide a
substantial amount of affordable housing the
opportunity to secure a “builder’s remedy”. lv A
builder's remedy was intended by the Supreme
Court to be a mechanism to force municipal
compliance with affordable housing fair share
obligations in instances in which a municipality
has failed to do so voluntarily. Under a builder's
remedy lawsuit, if a developer/plaintiff is
successful in demonstrating that a municipality
has failed to provide a realistic opportunity for
the construction of its fair share of its the region’s
need for low and moderate income households,
that developer/plaintiff may be granted a
builder's remedy if the developer's site is
available, developable and suitable for
inclusionary development and if the developer is
willing to set aside a substantial number of units
to be affordable to low and moderate income
households. A developer would typically be
permitted to build a higher density multi-family
residential project on land not zoned to permit
this use and/or at densities higher than
permitted at the time of the lawsuit reserving a
“substantial” percentage of the units (typically
20%) for occupancy by and affordability to lowand moderate income households.

Housing (hereinafter referred to as “COAH”) as
an administrative alternative to compliance in a
court proceeding. The Legislature conferred
“primary jurisdiction” on COAH and charged
COAH with promulgating regulations: (i) to
establish housing regions; (ii) to estimate lowand moderate-income housing needs; (iii) to set
criteria and guidelines for municipalities to
determine and address their fair share numbers,
and (iv) to create a process for the review and
approval of appropriate housing elements and
fair share plans. As will be further discussed, in
March of 2015, the New Jersey Supreme Court
declared COAH a moribund agency and
reactivated a judicial process for the review and
approval of affordable housing plans.

In 1985, the Legislature enacted the Fair Housing
Act in response to Mount Laurel II. The Fair
Housing Act created the Council on Affordable

COAH’s First and Second Round
COAH created the criteria and guidelines for
municipalities to determine and address their
respective affordable housing obligations lvi, or
number of affordable dwellings required. COAH
originally established a formula for determining
municipal affordable housing obligations for the
six-year period between 1987 and 1993 (N.J.A.C.
5:92-1 et seq.), which became known as the “first
round.” These rules established an existing need
where sub-standard housing was being occupied
by low- and moderate-income households
(variously known as “present need” or
“rehabilitation share”) and future demand to be
satisfied with new construction (“prospective
need” or “fair share”). Using income guidelines
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established by the U.S. Dept. of Housing and
Urban Development (“HUD”), COAH defined
affordable housing as dwellings that could be
occupied by households making less than 80% of
the regional household income (with low income
defined as households at 50% or less of the
regional median household income by household
size and moderate income defined as households
at over 50% but less than 80% of the regional
median income by household size.

This set of rules changed, however, when the
New Jersey Appellate Court invalidated key
elements of the first version of the Third-Round
rules, including the growth share approach, on
January 25, 2007, In re Adoption of N.J.A.C. 5:94
and 5:95, 390 N.J. Super. 1. The Court ordered
COAH to propose and adopt amendments to its
rules within six months to address the
deficiencies identified by the Court. COAH
missed this deadline but did issue revised rules
effective on June 2, 2008 (as well as a further rule
revision effective on October 20, 2008). COAH
retained the growth share approach but
implemented several changes intended to create
compliance with the 2007 Appellate Court
decision. Additionally, the Third Round was
expanded to 2018. As such, this required 19 years
of affordable housing activity (1999-2018) to take
place during a 10-year delivery period (20082018).
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The first-round regulations were superseded by
COAH’s second round regulations adopted in
1994 (N.J.A.C. 5:93-1.1 et seq.). The 1994
regulations recalculated the 1987-1993 affordable
housing obligations for each municipality and
projected the additional municipal affordable
housing need for the next six years (from 1993 to
1999) using 1990 U.S. Census data. The
regulations COAH adopted in 1994 thus
identified “cumulative” fair share obligations for
the entire 12-year period encompassing the first
and second round. When COAH adopted its
regulations for round three, the cumulative 12year first and second round obligations became
known simply as the “prior round” obligation,
and this is how it will be referred to in this Plan.

share” approach that linked the requirement to
produce affordable housing to residential and
non-residential
development
within
the
municipality. Each municipality was required to
project the amount of residential and nonresidential growth that would occur during the
period from 2004 through 2014. Municipalities
were then responsible to provide one affordable
unit for every 8 market rate housing units
developed and one affordable unit for every 25
jobs created. Jobs were not counted directly but
rather by using non-residential building square
footage as a substitute for employment. The
Township prepared and adopted a housing plan
based on these rules in 2005.

R

COAH’s Third Round and Related
Judicial Activity

D

On December 20, 2004, COAH’s first version of
the Third-Round rules (N.J.A.C. 5:94-1 and 5:951, “Round 3.1”) became effective some five years
after the end of round two in 1999. Whereas the
first two rounds covered periods of six years
each, the FHA had been amended by the
Legislature in 2001 to extend the period covered
by a Substantive Certification to 10 years. The
Third Round was defined as the time period from
1999 to 2014 but the fair share obligation was
intended to be addressed during a delivery
period from January 1, 2004 through January 1,
2014. In other words, 15 years of affordable
housing activity was to take place in 10 years.
The Third-Round rules marked a significant
departure from the methods utilized in COAH’s
prior round. Previously, COAH had assigned
affordable housing obligations as an absolute
number allocated to each municipality. The
Third-Round rules implemented a “growth

Just as various parties challenged COAH’s initial
Third Round regulations, parties challenged
COAH’s 2008 revised Third Round rules. On
October 8, 2010, the Appellate Division issued its
decision, In re Adoption of N.J.A.C. 5:96 and 5:97,
416 N.J. Super. 462, in response to the challenges
to the second iteration of COAH’s Third Round
regulations. The Appellate Division validated
the portion of the rules pertaining to the
rehabilitation share and the prior round
obligation assigned to each municipality but
invalidated the growth share methodology for
calculating Third Round obligations. Instead
COAH was directed to use similar methods to
those that had been used in the first and second
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rounds. The Court gave COAH five months to
change its method of calculating Third Round
obligations and to provide revised regulations
regarding certain aspects of municipal
compliance. Other highlights of the Appellate
Court’s 2010 decision included:
To be credited, municipally-sponsored or
100% affordable housing sites must show
site control, site suitability, and a proposed
source of funding.



COAH’s rules did not provide sufficient
economic incentives for the private
construction of inclusionary developments
(market-rate and affordable units). Clearly
defined percentages supported by
economic data must be provided. The
Court noted that a 20% affordable housing
set-aside was typical.



The Court invalidated crediting of Prior
Round rental bonuses for developments
that were not built within a reasonable
time-frame.



Bonuses for smart growth and
redevelopment activities were upheld;
however, the Court invalidated Third
Round compliance bonuses.



The Court upheld its prior ruling on
COAH's formula that eliminated the
reallocation of the excess present need
obligation from urban aid eligible
municipalities to other municipalities in the
region. The Court also questioned whether
or not urban aid municipalities should be
assigned an allocation for future growth.

On September 26, 2013 the NJ Supreme Court
upheld the Appellate Court decision in In re
Adoption of N.J.A.C. 5:96 and 5:97 by New Jersey
Council On Affordable Housing, 215 N.J. 578
(2013), and ordered COAH to prepare the
necessary rules. Subsequent delays in COAH’s
rule preparation and ensuing litigation led to the
NJ Supreme Court, on March 14, 2014, setting
forth a schedule for adoption.
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The NJ Supreme Court decided on the appeal by
the executive branch of the Appellate Court’s
decision of March 8, 2012 that disallowed the
dissolution of COAH under Governor Christie’s
Reorganization Plan No. 001-2011. The Supreme
Court upheld the lower court’s ruling, finding
that the governor did not have the power to
unilaterally reorganize COAH out of existence.
The judges found that such an action requires the
passage of new legislation.

Judicial Activity from 2011 to the Present

COAH sought a stay from the NJ Supreme Court
of the March 8, 2011 deadline that the Appellate
Division had imposed in its October 2010
decision for the agency to issue new Third Round
housing rules. The Supreme Court granted
COAH’s application for a stay and granted
petitions and cross-petitions to all of the various
challenges to the Appellate Division’s 2010
decision.
The Supreme Court heard oral
argument on the various petitions and cross
petitions on November 14, 2012.

Although ordered by the NJ Supreme Court to
adopt revised new rules on or before October 22,
2014, COAH deadlocked 3-3 at its October 20,
2014 meeting and failed to adopt the draft rules it
had issued on April 30, 2014. In response, FSHC
filed a motion in aid of litigant’s rights with the
NJ Supreme Court and oral argument on that
motion was heard on January 6, 2015.

On March 10, 2015, the Supreme Court issued a
ruling on the motion in aid of litigant’s rights (In
re Adoption of N.J.A.C. 5:96 & 5:97, 221 NJ 1, aka
“Mt. Laurel IV”). This long-awaited decision
provides a new direction for how New Jersey
municipalities are to comply with the
constitutional requirement to provide their fair
share of affordable housing. The Court
transferred responsibility to review and approve
housing elements and fair share plans from
COAH to designated Mt. Laurel trial judges in
each vicinage. The implication of this was that
municipalities could no longer wait for COAH to
adopt Third Round rules before preparing new
Third Round housing plans and municipalities
must now apply to the Court, instead of COAH,
if they wished to be protected from exclusionary
zoning lawsuits. These trial judges, with the
assistance of an appointed Court-appointed
Special Master in each case, were directed to
review municipal plans in much the same
manner as COAH had previously done. Towns
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whose plans are approved by the Court would
receive the judicial equivalent of Substantive
Certification (a Judgment of Compliance and
Repose).



It established a statewide 2.5%
nonresidential development fee instead of
requiring nonresidential developers to
provide affordable housing;



It eliminated regional contribution
agreements (“RCAs”) as a compliance
technique available to municipalities
whereby a municipality had been
permitted to transfer up to 50% of its fair
share to a so called “receiving”
municipality; and
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While the NJ Supreme Court’s decision set a
process in motion for towns to address their
Third-Round obligation, it did not calculate or
prepare a methodology to determine municipal
fair share obligations. The responsibility fell,
instead, to the individual trial courts. The
Supreme Court stated that municipalities should
rely on COAH’s first and second round rules
(N.J.A.C. 5:93) and those components of COAH’s
2008 regulations that were not specifically
invalidated, as well as the Fair Housing Act
(N.J.S.A. 52:27D – 301 et seq.), in their preparation
of Third Round housing elements and fair share
plans. This Housing Element and Fair Share Plan
is prepared in response to and in compliance
with the March 10, 2015 NJ Supreme Court
decision.

amended the Fair Housing Act in recent years.
On July 17, 2008, Governor Corzine signed
P.L.2008, c.46 (referred to as the “Roberts Bill”, or
“A500”), which amended the Fair Housing Act in
a number of ways. Key provisions of the
legislation included the following:
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On January 17, 2017, the NJ Supreme Court
issued a decision In Re Declaratory Judgment
Actions Filed By Various Municipalities, 227 N.J.
508 (2017) that found that the “gap period,”
defined as 1999-2015, generates an affordable
housing obligation. This obligation requires an
expanded definition of the municipal Present
Need to include new housing for low- and
moderate-income households formed during the
gap period. Accordingly, the municipal
affordable housing obligation is now composed
of the following four (4) parts: Present Need
(rehabilitation), Prior Round (1987-1999, new
construction), Gap Period Present Need (19992015, new construction), and Prospective Need
(2015 to 2025, new construction). While the
structure of the obligation established through
the Township’s Settlement Agreement with
FSHC is different from the findings of this recent
Supreme Court decision (i.e. no redefined
Present Need and a Prospective Need
encompassing all of 1999-2025), the Township’s
Third Round obligation (1999-2025) includes its
obligation for the 1999-2015 gap period.

Other Legislative Activity

In addition to the COAH process and judicial
decisions, the New Jersey Legislature has



It added a requirement that 13% of all
future affordable housing units and 13% of
all similar units funded by the state’s
Balanced Housing Program and its
Affordable Housing Trust Fund be
restricted to very low-income households
(earning 30% or less of the regional median
household income by household size); and



It added a requirement that municipalities
had to commit to spend development fees
within four years of the date of collection
after its enactment, which commitment
obligation deadline was initially the fouryear anniversary of the law (July 17,
2012 lvii).

These amendments to the FHA were never
promulgated in any valid COAH regulations.
On July 27, 2009 Governor Corzine signed the
“NJ Economic Stimulus Act of 2009”, lviii which
instituted a moratorium on the collection of nonresidential affordable housing development fees
through July 2010. This moratorium was later
extended until July 1, 2013 (P.L. 2011, c. 122).
Since the moratorium has now expired,
municipalities are obligated to collect the fee of
2.5% of the equalized assessed value of a nonresidential development. Municipalities were
always permitted to impose and collect the
residential development fees approved by
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COAH following a 1990 NJ Supreme Court
decision lix.

Affordability Requirements

INCOME CATEGORIES

MODERATE = 50% TO 80% REGIONAL MEDIAN
INCOME
LOW = 30% – 50% REGIONAL MEDIAN INCOME
VERY LOW = 30% REGIONAL MEDIAN INCOME
OR LESS.
In the spring of each year HUD releases updated
regional income limits which is then reallocated
to its regions lx. It is from these income limits that
the rents and sale prices for affordable units are
derived. COAH last published regional income
limits in 2014; however, 2016 limits for Region 2
were unchanged from 2014. In June of 2017, the
Affordable Housing Professionals of NJ and
FSHC released income limits for 2017, which are
shown for Housing Region 2 in Tables 1 through
3. The Township will request that the Court
approve of the use of 2017 income limits as part
of a consent order between the Township and
FSHC. The sample rents and sale prices are gross
figures and do not account for the specified
utility allowance. The Township will request that
the Superior Court approve updated income
limits through 2017 lxi.
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Affordable housing is defined under New
Jersey’s Fair Housing Act as a dwelling, either for
sale or rent that is within the financial means of
households of low- or moderate-income, as is
measured within each housing region. Union
Township is in COAH’s Region 2, which includes
Essex, Morris, Union and Warren Counties.
Moderate-income households are those earning
between 50% and 80% of the regional median
income. Low-income households are those with
annual incomes that are between 30% and 50% of
the regional median income. Very-low income
households must also be accounted for. These
households, which are a subset of “low-income”
households, are defined as households earning
30% or less of the regional median income.

must be affordable to households that earn 70%
or less of the median income. The average sale
price must be affordable to a household that
earns 55% or less of the median income.

Table 1. Sample 2017 Income Limits for Region 2

1 Person
Household

D

Household
Income Levels

R

The Uniform Housing Affordability Controls
(“UHAC”) at N.J.A.C. 5:80-26.3(d) and (e)
requires that the maximum rent for a qualified
unit be affordable to households that earn 60% or
less of the median income for the region. The
average rent must be affordable to households
earning no more than 52% of the median income.
The maximum sale prices for affordable units

Moderate
Low
Very Low

$52,762
$32,976
$19,786

2 Person
Household
$60,299
$37,687
$22,612

Source: Affordable Housing Professionals of NJ / FSHC Affordable Housing Regional Income Limits

3 Person
Household
$67,837
$42,398
$25,439

4 Person
Household
$75,374
$47,109
$28,265

5 Person
Household
$81,404
$50,878
$30,527

Table 2. Illustrative 2017 Affordable Rents for Region 2
Household Income Levels
Moderate (60%)
Low (46%)
Very Low (30%)

1 Bedroom Unit Rent
$1,070
$821
$535

2 Bedroom Unit Rent
$1,285
$985
$642

3 Bedroom Unit Rent
$1,486
$1,139
$743

Source: Affordable Housing Professionals of NJ / FSHC Affordable Housing Regional Income Limits; Maximum rent increases per the proposed 2017 income limits table.

Table 3. Illustrative 2017 Affordable Sales Prices for Region 2
Household Income Levels
Moderate (55%)
Low (40%)
Very Low (30%)

1 Bedroom Unit Price
$94,615
$62,298
$40,754

2 Bedroom Unit Price
$113,537
$74,758
$48,905

3 Bedroom Unit Price
$131,198
$85,806
$56,512

Source: Affordable Housing Professionals of NJ / FSHC Affordable Housing Regional Income Limits; Maximum rent increases per the proposed 2017 income limits table.
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prospective housing needs, including its
fair share of low- and moderate-income
housing (Refer to the Affordable Housing
Obligation sub-section); and

Housing Element/Fair Share
Plan Requirements
In accordance with the Municipal Land Use Law
(N.J.S.A. 40:55D-1, et seq.), a municipal Master
Plan must include a housing element as the
foundation for the municipal zoning ordinance.
Pursuant to the FHA, a municipality’s housing
element must be designed to provide access to
affordable housing to meet present and
prospective housing needs, with particular
attention to low- and moderate-income housing.
The housing element must contain at least the
following, as per the FHA at N.J.S.A. 52:27D-310:
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 (Refer to Appendix A of the
Housing Appendices);

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, lowand moderate-income housing, including a
consideration of lands of developers who
have expressed a commitment to provide
low- and moderate-income housing (Refer
to the Consideration of Lands Appropriate
for Affordable Housing sub-section).

Union Township Affordable
Housing History
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A projection of the municipality’s housing
stock, including the probable future
construction of low- and moderate-income
housing, for the next ten years, taking into
account, but not necessarily limited to,
construction permits issued, approvals of
applications for development, and
probable residential development trends
(Refer to Appendix A of the Housing
Appendices and the Consideration of
Lands Appropriate for Affordable Housing
sub-section);



An analysis of the municipality’s
demographic characteristics, including, but
not necessarily limited to, household size,
income level, and age (Refer to Appendix
A of the Housing Appendices);



An analysis of the existing and probable
future employment characteristics of the
municipality (Refer to Appendix A of the
Housing Appendices);



A determination of the municipality’s
present and prospective fair share of lowand moderate-income housing and its
capacity to accommodate its present and

D

R



Union Township prepared a first round (19871993) Housing Element/Fair Share Plan (Plan)
addressing a 552-unit affordable housing
obligation through a vacant land adjustment,
rehabilitation and 233 units of new construction
and received first round substantive certification
from COAH on November 16, 1987.
Subsequently, the Township prepared a second
round Plan without a vacant land adjustment to
address its cumulative (1987-1999) affordable
housing obligation of 332 units (233 new
construction/99 rehabilitation) and received
second round certification from COAH on
September 4, 1996. As the Township’s second
round substantive certification was valid for six
years and COAH had not yet adopted third
round regulations, the Township filed a motion
for an extension of its second-round substantive
certification pursuant to NJAC 5:95-15.2 and
received an extension of its second-round
substantive certification from COAH on March 9,
2005.
Union Township prepared a third round
Housing Element/Fair Share Plan (Plan)
addressing a 564-unit affordable housing
obligation (233 prior round, 132 new construction
and 199 rehabilitation) and received third round
substantive certification from COAH on
September 8, 2010 (COAH Resolution #68-18).
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analysis in accordance with the rules provided in
N.J.A.C. 5:93-4.2. Pursuant to the 2017 FSHC
Settlement Agreement, the Township also
included redevelopment sites and applied a
vacant land adjustment as part of its third round
obligation with a 452-unit realistic development
potential (RDP) to reflect units that have been
approved or are anticipated for redevelopment
according to, and based on densities
recommended by the Special Master.

Vacant Land Adjustment
While the Township conducted a vacant land
adjustment to adjust its first-round obligation,
the Township subsequently did not rely on a
vacant land adjustment in its second and third
round (growth share) fair share plans. However,
the Township did undertake a vacant land
analysis for the revised third round obligation as
assigned by FSHC and is relying upon it for this
amended fair share plan. The vacant land
analysis was conducted utilizing the SecondRound rules at N.J.A.C. 5:93-4.2, Lack of Land
plus the inclusion of sites deemed ripe for
redevelopment as contemplated in the context of
the settlement agreement with FSHC. The Lack
of Land rule requires that the municipality
submit:
 An existing land use map depicting single
family, two-to-four family, other multifamily, commercial, industrial, agricultural,
parkland, other public uses, semi-public
uses and vacant land. (Appendix E of the
Housing Appendices)

R
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Pursuant to the NJ Supreme Court’s March 10,
2015 decision, Union Township was deemed to
be a ‘certified’ municipality.
A certified
municipality is a town that received substantive
certification from COAH which allows courts to
be more inclined to grant applications for
immunity from exclusionary zoning actions
during the court review process. On July 6, 2015,
the Township filed its Declaratory Judgment
action. FSHC is an interested party in all of the
Declaratory Judgement actions and Community
Access Unlimited (CAU) and 2401 Morris
Avenue, LLC filed as interveners in the
Township’s Declaratory Judgement. As a result
of mediation through Superior Court, the
Township and Fair Share Housing Center
negotiated and executed a settlement on July 27,
2017. The FSHC Agreement (Appendix B of the
Housing
Appendices)
established
the
Township’s Third Round fair share obligation
and the Township’s preliminary compliance
mechanisms. In addition, the Township adopted
a zoning amendment that would permit, by right,
2401 Morris Avenue’s development of an
inclusionary multi-family housing development
to provide 64 family rental residential units
including thirteen (13) family rental units
affordable to very low, low and moderate income
households, and the Township, FSHC, and CAU
reached an informal consensus as to how the
CAU group homes could be deemed credit
worthy.

D

This Plan includes updated information to
conform to the terms of the settlement agreement
and the Conditional Judgement of Compliance
and Repose dated May 8, 2018. The agreement
was approved by The Honorable Karen M.
Cassidy, A.J.S.C. at a Fairness Hearing on
September 21, 2017, as reflected in an Order
dated October 2, 2017 (See Appendix C of the
Housing Appendices).

Consideration of Lands
Appropriate for Affordable
Housing
As part of this housing element, the Township
has considered land that is appropriate for the
construction of low- and moderate-income
housing. The Township applied a vacant land



An inventory of vacant parcels by lot and
block that includes the acreage and owner
of each lot (see Appendix E of the Housing
Appendices).

The municipality is permitted to exclude from its
determination of vacant land several categories
of land, including:


Any land that is owned by Union as of
January 1, 1997 that is designated for a
purpose other than housing. This would
include the Municipal Building and Public
Works building, public parks and similar
uses.
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Any vacant contiguous parcels of land in
private ownership of a size which would
accommodate less than five dwelling units
subject to certain standards.



Environmentally sensitive lands including
freshwater wetlands, flood hazard areas,
and lots with slopes in excess of 15% that
render the site unsuitable for housing.



Historic and architecturally important sites
if such sites were listed on the State
Register of Historic Places in accordance
with N.J.A.C. 7.4 prior to the submission of
the petition of substantive certification. In
the instant case this would be prior to the
filing of the declaratory judgement action.



Active recreation lands up to three percent
of the total developed and developable
acreage and as designated on the municipal
master plan.



Designated conservation lands.



Individual sites that the Court determines
are not suitable for low and moderate
income housing.

2025). The analysis identified seven (7) parcels
likely to redevelop also contributing to the RDP.
The analysis identifies each parcel by block and
lot number, location, ownership, total parcel size,
developable acreage, RDP density, total units and
RDP units.
Consistent with smart growth planning
principles, the Township has chosen to
intersperse affordable housing throughout the
existing residential neighborhoods in the
Township and in proximity to transportation
corridors. These areas of the Township provide
the
greatest
number
of
employment
opportunities, services and access to mass transit,
including the Raritan Valley line for New Jersey
Transit.
The Township has analyzed whether additional
inclusionary zoning sites would serve the
Township in the Third Round and has included
several sites in the plan. The Township has
considered land near the train station for
inclusion in the plan that is appropriate for the
construction of low- and moderate-income
housing.
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Realistic Development Potential

D

All of the land identified as vacant was examined
for constraints and suitability for use as an
affordable housing site. This analysis identified
thirteen (13) vacant parcels contributing to the
RDP. The Township also reviewed sites likely to
redevelop from a relatively low density and/or
intensity use to one that would create an
opportunity
for
affordable
housing
if
inclusionary development were in place within
the remaining third round timeframe (1999-

The Township believes that the projects indicated
in this document represent the best options for
affordable development within the Township.
The Township’s affordable inclusionary housing
sites such as DRA on Clermont Terrace, 1011
Morris Avenue Urban Renewal LLC, (herein
referred to as “Merck/Russo”) and Lehigh
Avenue located near Union Township’s NJ
Transit train station provide opportunities for the
very-low/lowand
moderate-income
households to be a part of the community and to
access local schools, public transportation, parks
and services.
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Table 4: Sites Generating RDP
Sites

Block / Lot

Address

Acres

Density (du/acre)

Total units

RDP

5.27 gross
5.27 net
1.88 gross
1.88 net
0.62 gross
0.62 net
0.85 gross
0.85 net
1.34 gross
1.33 net
2.03 gross
1.50 net
1.86 gross
0.73 net
0.82 gross
0.82 net
1.3 gross
1.3 net
0.89 gross
0.89 net
0.91 gross
0.80 net
0.63 gross
0.6 net
1.71 gross
1.71 net

12

63

12

10

18

3

10

16

3

10

Combined w/#3

18

24

4

16

24

4

12

7

1

18

14

2

4.6

6

1

20

17

3

10

8

1

20

12

6

20

34

6

6.17 gross
5.71 net
5.5 gross
5.5 net
1.86 gross
1.86 gross
1.86 gross
1.8 net
45.7 gross
45.7 net
1.3 gross
1.3 net
5.34 gross

21

119

24

35

193

39

70

130

26

35.5

64

13

27.6

1360

272

32

76

15

18

87

17

Vacant Land
803/16

Sumner Ave

2

1004/25

Livingston Ave

3

1803/1

Earl Avenue

4

1804/13

Elmer Avenue

5

2104/1

Walker Avenue

6

2905/1

Burke Parkway

7

3002/1

Rte 22, E. Fairway Dr

8

3402/41

3 Milltown Road

9

4606/1

Debra Way

10

4703/15.01

2936 Vauxhall Rd

11

4801/17

819 Valley St

12

5010/1.01

Vauxhall Rd

13

5609/7

Ridgeway St

Sites Likely to Redevelop
405/15,17-19

B

504

C

2903/11-15 & 25-29

D

4303/17

F
G

Total

Stuyvesant Ave
Bonnel Court
2401 Morris Ave

D

E

Magie Ave
Schaefer Salt
Lehigh Ave

R

A
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T

1

101/2

Merck/Russo

4211/14

Twp Owned
Stowe Street
Twp Owned
Morris/Grandview

2906/17
2908/4,5
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452

Union Township’s Affordable
Housing Obligation

affordable housing. FSHC has calculated the
prior round obligation to be 233 units.

Third Round Obligation

Rehabilitation Obligation
The rehabilitation obligation can be defined as an
estimate of the number of deteriorated housing
units existing in Union Township that are
occupied by low- and moderate-income
households. The Settlement Agreement with
FSHC establishes the Township’s Third Round
rehabilitation obligation as 229 units.

Prior Round Obligation

As established by the Township’s 2017 FSHC
Settlement Agreement, Union’s Third Round
obligation (1999-2025) was agreed upon at 850
units. Application of the vacant land adjustment
results in a Third Round 452-unit RDP and a 398unit unmet need.

D
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The Prior Round obligation can be defined as the
cumulative 1987 through 1999 new construction
affordable housing obligation. This time period
corresponds to the First and Second Rounds of

The estimated demand for affordable housing
includes the “gap” portion of the Third Round
that has already passed by (1999-2015), as well as
a projection 10 years into the future starting in
July 2015 (2015-2025). The 10-year period is
derived from the Fair Housing Act that, when
amended in 2001, set the projection for this length
of time (N.J.S.A. 52:27D-310).
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Union Township’s Affordable
Housing Plan
Satisfaction of the Rehabilitation
Obligation

To expand the availability of its rehabilitation
program to include renter-occupied units, the
Township will also begin a rental rehabilitation
program that will be administered by the
Township
Community
Development
Department and will account for 86 rental
rehabilitations. As such, the Township estimates
the potential costs of the program to be $1,118,000
(86 x $13,000) assuming a rehabilitation cost of
$13,000 per unit ($10,000 hard costs and $3,000
administration) for 86 units. N.J.A.C. 5:93-5.2(h)1
requires one-third of the total program cost to be
available within one (1) year of the Court’s
issuance of a Judgment of Compliance and
Repose and one-sixth for each subsequent year.
The Township will adhere to the following
schedule:

D
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As stated, Union’s rehabilitation obligation is 229
units. The Township has provided rehabilitation
funds in accordance with N.J.A.C. 5:93-5.2 for the
improvement of 100 low- and moderate-income
dwelling units since April 2010, which will be
credited towards the Third-Round rehabilitation
program.
The Township will address the
remaining obligation of 129 units through
participation in the Township’s Rehabilitation
Program and may consider participation in the
Union County Rehabilitation Program. The
Township program is administered through the
Township’s
Department
of
Community
Development and provides deferred payment
loans to low and moderate-income households
for eligible improvements. Household eligibility
for rehabilitation through this program is
restricted to qualifying households whose
incomes are less than or equal to 80% of the
Union County HUD Area median income. This
income eligibility cutoff, which can be found in
the program manual for the Township
Rehabilitation Program (Appendix F of the
Housing Appendices) of this Plan, is within the
low- and moderate-income range shown in the
Affordability Requirements section of this Plan.

households for rehabilitation is the responsibility
of the Director of Community Development.

Eligible improvements are consistent with those
permitted by the Second-Round rules, and
include a variety of structural repairs,
weatherization, as well as plumbing, heating,
and electrical work. Loan amounts are capped at
$15,000 for single-family houses. See the program
manual in Appendix F of the Housing
Appendices. Any unit rehabilitated through the
Township program will be subject to a lien in
perpetuity or until such time of the property sale
or transfer.
The Township receives federal funds in the form
of Community Development Block Grants
(CDBG)
for
the
Township’s
Housing
Rehabilitation Program which limits the
applicability of the program to owner occupied
housing units.
The process of selecting

By July 1, 2019:

$372,666

By July 1st from 2020 through 2025:
$186,333

The rental rehabilitation manual is provided in
Appendix F of the Housing Appendices.
Should a shortfall in funding for either of the
rehabilitation programs occur, the governing
body of Union Township will adopt a Resolution
of Intent to Fund that commits to fund or issue
debt for any shortfall in its affordable housing
program (Appendix J of the Housing
Appendices). The Township anticipates the
rehabilitation of 13 units per year during the
third-round timeframe.

Satisfaction of the Prior Round (19871999) Obligation
As noted above, Union’s Prior Round obligation
is 233. As summarized in Table 5, Summary of
Credits from Prior Round, 1987-1999, the
Township has addressed its 233-unit obligation
with completed senior rentals, completed for sale
family units, completed group homes, proposed
family rental units and Second Round rental
bonuses.
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Table 5. Summary of Credits from Prior Round, 1987-1999
Compliance Mechanisms:
233-Unit Prior Round Obligation (1987-1999)
Senior Rentals-Completed
Erhardt Gardens (58 of 231)
Family For Sale-Completed
Lenox Meadows
Group Homes-Completed
Center for Family Support
Our House-Burnet
Our House-Trotting
Community Access-Concord
Everas Community Services
Devereux-Halsey
Community Access-Muir
Community Access-Salem
Family For Rent-Proposed
DRA (28 of 42)

Senior Max. 25% of 233
Rental Minimum 25% of Obligation
Senior Maximum Bonus
Rental Bonus Maximum=Not To Exceed Rental Minimum

Senior Rental Units - Completed
Erhardt Gardens

Bonuses

D
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The Township received 231 prior cycle credits
from COAH toward its second round 12-year
cumulative (1987-1999) obligation for low and
moderate income housing units created through
the New Jersey Housing and Mortgage Finance
Agency (HMFA) with project-based Section 8
voucher assistance, known as Erhardt Gardens.
The senior apartment complex contains units that
are affordable to very low and low income
individuals and is made up of 30 efficiency units,
198 one-bedroom apartment units and 3 twobedroom apartment units.
Due to the terms of the settlement agreement
with FSHC, the Township is now only able to
receive credit for 25% of its prior round
obligation for senior units.
Therefore, the
Township is requesting a credit of 58 units
attributed to the Erhardt Gardens project. Rental
bonus credits for this project are not applicable,
as they are prior cycle credits.

Total

58

58

59

59

4
3
3
4
4
4
4
4

4
3
3
4
4
4
4
4

8
6
6
8
8
8
8
8

28

28

56

175
Required
58
59
0
59

58
Surplus
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Total

Credits

233
0

Provided
58
116
0
58

In recent discussions with Mr. Christopher
DeStefano, Administrator for Erhardt Gardens,
he supplied the Township with the Current Rent
Roll (redacted for privacy) and Affirmative Fair
Housing Plan for Erhardt Gardens (see Appendix
L of the Housing Appendices). He noted that
Erhardt Gardens utilizes HUD ‘low’ income
limits for households and individuals whereby a
one-person household can have annual gross
income up to $47,600 (less than the maximum
one-person annual moderate income of $52,762
based upon the 2017 Income Limits for Region 2
from the Affordable Housing Professionals of NJ
and Fair Share Housing Center). Although
individuals and households may have incomes
that are just under COAH’s moderate-income
limits, data from the Current Rent Roll shows
that average monthly rents at Erhardt Gardens
are $382 (residents pay 30% of their income on
rent), with a low rent of $25.00 a month. Based
on the rents charged each tenant (2 of the units
have double occupancy), 138 of the units are
charged at a rent that equates to a household with
an income that is defined by COAH to be very
low income (a one-person household with an
income under $19,786 in 2017). lxii Thus, the vast
majority (60%) of occupants of Erhardt Gardens
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rental units are by definition very low income
households.
Additional crediting documentation is provided
in Appendix L of the Housing Appendices.

Family For Sale – Completed
Lenox Meadows

The Center for Family Support of New
Jersey

The Center for Family Support of New Jersey
operates a group home at 2246 Balmoral Avenue
(Block 5107, Lot 16). The group home was issued
a certificate of occupancy on July 17, 2007 and has
four (4) bedrooms for individuals with
developmental disabilities. Funding is provided
by the Division of Developmental Disabilities of
the New Jersey Department of Human Services,
and the State holds a 20-year lien on the property.
This group home is eligible for four (4) affordable
housing credits.

Our House

AF
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Lenox Meadows is a 59-unit 100% affordable
family for sale project which was part of the
Vauxhall Neighborhood Improvement Plan. The
Vauxhall Neighborhood Improvement Plan was
detailed in the 1987 Township Housing Plan. At
that time, the Township planned to revitalize a
portion of the Vauxhall neighborhood with the
construction of 28 two-family and six (6) onefamily, two story units on existing municipally
owned parcels. A total of 59 units were actually
constructed and eligible for credits.

Supportive and Special Needs
Housing – Completed

R

The units are non-age restricted and are
comprised of 22 low and 37 moderate-income
units with 48 two-bedroom units and 11 threebedroom units in this affordable housing
community. The 59 affordable rental units help to
address the Township’s prior round rental
obligation.

D

Supportive and Special Needs
Housing – Completed

The Center for Family Support of New
Jersey

The Center for Family Support of New Jersey
operates a group home at 2246 Balmoral Avenue
(Block 5107, Lot 16). The group home was issued
a certificate of occupancy on July 17, 2007 and has
four (4) bedrooms for individuals with
developmental disabilities. Funding is provided
by the Division of Developmental Disabilities of
the New Jersey Department of Human Services,
and the State holds a 20-year lien on the property.
This group home is eligible for four (4) affordable
housing credits.

Our House operates community residences at
1470 Burnet Avenue (Block 5712, Lot 12) and 349
Trotting Road (Block 405, Lot 13). The Burnet
Avenue facility was issued a certificate of
occupancy on September 7, 2000 and the Trotting
Road facility was issued a certificate of
occupancy on December 18, 1995. Each residence
contains two (2) supervised apartments with
three (3) bedrooms for unrelated adults with
developmental disabilities. Funding is provided
by the Division of Developmental Disabilities of
the New Jersey Department of Human Services,
and the State holds a 20-year lien on the property.
These residential facilities are eligible for six (6)
affordable housing credits.

Everas Community Services

The Federation of Multicultural Programs of
New Jersey was purchased by Everas
Community Services, an experience group home
operator and now operates a group home at 1963
Mountainview Avenue (Block 2301, Lot 10). The
group home was issued a certificate of occupancy
on April 29, 1998 and has four (4) bedrooms for
individuals with developmental disabilities. A
new certificate of occupancy was issued on
January 4, 2017 after improvements were made to
the structure. Funding for the improved group
home was provided by the NJ Housing and
Mortgage Finance Agency and the agreement,
which was executed on December 3, 2015,
includes a 30-year affordability deed restriction
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on the property. This group home is eligible for
four (4) affordable housing credits.

Devereux Foundation

Inclusionary Zoning: Family Rentals –
Proposed
DRA – Lot 2

AF
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Devereaux Foundation operates a group home at
2202 Halsey Street (Block 5609, Lot 55). The
group home was issued a certificate of occupancy
on July 30, 1996 and has four (4) bedrooms for
individuals with developmental disabilities.
Funding was provided by the New Jersey
Department of Human Services and an
agreement signed on March 6, 2002.
Affordability controls were placed on the group
home through a 20-year deed restriction
requiring the owner to only rent to incomequalified low- and moderate-income individuals.
This group home is eligible for four (4) affordable
housing credits.

agreement shall stipulate that an annual report be
submitted confirming the continued occupancy
of the CAU units by persons qualified as low
and/or moderate income. In addition, CAU shall
notify the Township if there is an anticipated
change in the affordability qualification for any
of the units. The Township will agree to makeup a shortfall in addressing it’s affordable
housing obligation if any of the CAU units
become ineligible for credit. The executed
agreement is anticipated by January 2018. Each
group home is eligible for four (4) affordable
housing credits.

Community Access Unlimited - Concord
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Community Access Unlimited operates a group
home at 274 Concord Avenue (Block 5806, Lot
51). The group home was issued a certificate of
occupancy on October 12, 2012 and has four (4)
bedrooms for individuals with developmental
disabilities. Funding was provided by Township
Development fees and by the New Jersey
Department of Human Services. Affordability
controls were placed on the group home through
a 20-year deed restriction requiring the owner to
only rent to income-qualified low- and moderateincome individuals. This group home is eligible
for four (4) affordable housing credits.

Community Access Unlimited –
Muir/Salem

Community Access Unlimited operates two
group homes at 1111 Salem Road (Block 1406, Lot
1) and 12 Muir Place (Block 4702, Lot 12.01). The
group home at 1111 Salem Road was issued a
certificate of occupancy on February 4, 2011 and
the group home at 12 Muir Place was issued a
certificate of occupancy on June 3, 2013. Each
home has four (4) bedrooms for individuals with
developmental disabilities.
The Township
intends to execute an agreement with
Community Access Unlimited (CAU) confirming
CAU’s commitment to maintain affordable units
for low- and moderate-income persons without
deed restriction on the CAU properties. The

The Township has been approached and is under
negotiations with a developer of a site to develop
an inclusionary development which will produce
42 affordable family rental units.

DRA Fedelco Clermont, LLC is the owner of a
property located at 450 Clermont Terrace. This
development will include 266 units, 42 of which
will be affordable family rental. Sites identified
for affordable housing are required to be
approvable, available, developable and suitable
as defined in N.J.A.C. 5:93-1.3. The site is
approvable since it has a valid site plan approval
from the Union Township Zoning Board of
Adjustment. The site had originally been granted
a use variance and approved for 130 apartment
units (Phase 1) and 140 townhome units (Phase 2)
on January 16, 2013. The developer received a
subsequent amended approval from the
Township Zoning Board of Adjustment granting
a use variance for an amendment to Phase 2 of the
development which permitted 215 apartment
units in lieu of the 140 townhome units on
December 10, 2014. The Township designated
the site as an area in need of redevelopment on
August 22, 2017 and adopted a Redevelopment
Plan in June 2018 for the site to provide 42 lowand moderate-income households.
The affordable units will be developed and
occupied in accordance with the Uniform
Housing Affordability Control rules, N.J.A.C.

180 Union Township Master Plan |Housing Element and Fair Share Plan

5:80-26.1 et seq., including but not limited to
bedroom distribution and affordability controls
of at least 30 years. Additionally, the affordable
units will comply with N.J.A.C. 5:97-3.14,
accessible and adaptable affordable units, and at
least 13% of the affordable units will be
affordable to very low-income households
earning 30% or less of the regional median
household income by household size. The units
will be administered by the Township’s
affordable housing administrator.
The site is available, meaning that it has no
restrictions that would otherwise prevent it from
being developed with affordable housing.

The site is suitable. The site is located in Planning
Area 1 (hereafter “PA1”) of the adopted and
proposed
State
Development
and
Redevelopment Plan Policy Map (hereafter
“State Plan”) which has an emphasis on
providing for much of the state’s future
redevelopment and the promotion of growth in
compact forms. The site is within one mile of the
Union Train Station with a mix of residential
dwelling types in close vicinity. Kean University
is also within a mile of the site. Inclusionary
housing is suitable given the mix uses in close
proximity to the site.
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The site is developable.
It has limited
environmental floodplain constraints, has access
to appropriate roadways and has adequate
available infrastructure. While there was an
environmental groundwater contamination issue
related to the previous industrial building and
use, the owner of the parcel implemented
appropriate mitigation measures in accordance

with NJDEP permitting, including the
installation of an onsite monitoring well.
According to the owner, NJDEP, is fully
responsible for the delineation, monitoring and
remediation of the onsite and offsite
groundwater. There is a small area of the
property located within a floodplain. However,
the proposed site layout does not impact this
floodplain area.
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Satisfaction of the Third Round
Obligation (1999-2025)
As indicated the Township provided a vacant
land analysis and also reviewed sites likely to
redevelop
which
identified
a
realistic
development potential (RDP) of 452 units. The
Rental Bonuses:
The FSHC agreement requires the Township to
adhere to the rental bonus requirements
found in N.J.S.A. 5:93-5.15(d). A family rental
unit receives one rental bonus. The Township
is eligible for 113 rental bonuses
.25 (units addressing the RDP)
=.25 x 452 = 113

Maximum
Age-Restricted = 113 units
.25 (units addressing the RDP)
=.25 x 452 = 113

Third Round Minimum
Very Low Income = 28 units
.13(units created after 7/2008) =

AF
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An age-restricted unit receives a 0.33 rental
bonus, but no more than 50 percent of the
rental obligation shall receive a bonus for
age-restricted units; and

RDP is a permitted reduction of the 850 third
round obligation as agreed upon with FSHC.
Compliance mechanisms are summarized in
Table 6, Units and Bonuses Addressing the RDP,
addressing its 452-unit RDP with a combination
of inclusionary sites, residual units from the prior
round, extensions of controls and rental bonuses.

Inclusionary Sites = 30 very-low income units

D

R

No rental bonus is granted in excess of the
rental obligation.

.13(222) = 28.86, round up to 29
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Table 6. Summary of Credits for the Third Round, 1999-2025

Compliance Mechanisms:
452 RDP Third Round Obligation
(1999-2025)

VL Units
Senior/SN

VL Units
Family

Extensions of Controls Program
Lenox Meadows
Residual Senior Units from Prior Round
Erhardt Gardens (113 of 231)
Group Home
CAU-Township Owned Site
Inclusionary Sites
DRA (14 of 42)
Merck/Russo
2401 Morris Avenue
Lehigh Avenue-Block 504-East Side-35
du/acre
Twp. Owned Sites-Morris/Grandview

113

113

9

9

14
96
13

6
3

39
23

Minimum Total Family-50% of Obligation-Surplus-Bonus
Minimum Very Low Required-13% of Units Developed after
7/17/2008
Minimum Very Low Family Required-50% of Total VL
Minimum Total Rental-25% of Obligation
Minimum Family Rental-50% of Total Rental
Maximum Senior-25% of Obligation

Erhardt Gardens

R

Senior Rentals - Completed

D

The Township received 231 prior cycle credits
from COAH toward its second round 12-year
cumulative (1987-1999) obligation for low- and
moderate-income housing units created through
the New Jersey Housing and Mortgage Finance
Agency (HMFA) with project-based Section 8
voucher assistance, known as Erhardt Gardens.
The Township is requesting a credit of 113 units
attributed to the Erhardt Gardens project for the
Third Round Obligation. Rental bonus credits
are not applicable, as the units are prior cycle
credits. Additional crediting documentation is
provided in Appendix L of the Housing
Appendices.

The US Department of Housing and Urban
Development (HUD) extended the HAP project-

Total

32

6
13
2

30

Bonuses

32

339
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Total

Credits

Required
170
29
15
113
57
113

4
96
13

113
Surplus

18
192
26
39
23

452
0

Provided
217
30
30
307
185
113

based Section 8 contract funds to December 31,
2021. The renewal contract began on January 1,
2017 and will run for five (5) years. Erhardt
Gardens anticipates the renewal of the HUD
HAP project-based Section 8 contract to continue
to be renewed every five (5) years as it has for the
past 38 years. As such the units are eligible to
address a third-round obligation according to
COAH’s third round rules on prior cycle credits
at N.J.A.C. 5:97-4.2(c).

As indicated under the Prior Round description,
the majority of the existing Erhardt Gardens
residents are very low income by the statutory
definition which addresses the statutory
requirement that at least 13% of affordable
housing units addressing the third-round
obligation be restricted to very low incomes. The
Township finds that it has addressed at least 138
(60% of 231 total units) very low income units.

184 Union Township Master Plan |Housing Element and Fair Share Plan

Extensions of Controls – Existing and
Proposed
Lenox Meadows

Union Township initiated a program to extend
the affordability controls on 32 existing units in
Lenox Meadows, which are COAH-approved
family sale units. The Township has already
taken steps to extend controls on two units
located at 41 Emily Avenue and 88 Burkley Place.
The existing affordability controls on the units
were lost to foreclosure.
The Township
purchased the units and resold them placing new
affordability controls on the units which will
expire in 2044 and 2045.

Supportive and special needs housing
- Proposed
Community Access Unlimited –
Scattered Sites

Community Access Unlimited (CAU), an
experienced provider and manager of supportive
and special needs housing, will partner with the
Township to provide a group homes on
Township-owned parcels.
The Township
executed an agreement, which is dated May 15,
2018, with Community Access Unlimited (CAU)
confirming CAU’s commitment to provide
affordable units for low- and moderate-income
persons in the form of group homes without deed
restrictions on scattered sites throughout the
Township (Appendix P of the Housing
Appendices). The agreement stipulates that an
annual report be submitted confirming the
continued occupancy of the CAU units by
persons qualified as low and/or moderate
income. In addition, CAU shall notify the
Township if there is an anticipated change in the
affordability qualification for any of the units.
The Township will agree to make- up a shortfall
in addressing its affordable housing obligation if
any of the CAU units become ineligible for credit.
CAU will develop a minimum of three group
homes on Block 1803, Lot 1, block 1804, Lot 13
and Block 5010, Lot 1.01. Each home will have
four (4) bedrooms for moderate-income
individuals. At this time the Township is
requesting nine (9) affordable housing credits.
The Township and CAU will continue to work
together in identifying other adequate Township
owned parcels for the placement of group homes.

R
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Lenox Meadows is a 59-unit 100% affordable
family for sale project which was part of the
Vauxhall Neighborhood Improvement Plan. The
units were built in 1994 and had 20-year 95/5
deed restrictions placed on the units. The
affordability controls ended between 2013 and
2014. The Township will offer current Lenox
Meadows homeowners a subsidy of $5,000 per
unit to encourage participation in the program
and an opportunity to obtain funding assistance
to address deteriorated major systems, if
applicable.

The Township will utilize funds from the
Affordable Housing Trust Fund to fund the
program and will adopt a resolution of intent to
fund for any shortfall.
This program is
anticipated to contribute 32 credits toward the
third-round obligation and it will satisfy a
portion of the family obligation. The current
status of the program is provided in Appendix O
of the Housing Appendices.

D

The program will meet the requirements of
N.J.A.C. 5:97-6.14, including but not limited to:


The affordable units were completed after
1986;



The affordability controls will expire
during the third round;



A written commitment from the owner to
extend controls is provided;



A proforma is prepared (if rehabilitation
work is necessary);



A deed restriction for the extended control
period is prepared; and



The municipal building inspector shall
either issue a continuing certificate of
occupancy for the unit or certify that the
unit meets all the code standards.
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Inclusionary Developments –
Proposed
In accordance with N.J.A.C. 5:93-5.6, zoning for
inclusionary developments shall conform to
N.J.A.C. 5:93-5.3. The following information is
required for each site designated for the
construction of low- and moderate-income units:
General description and mapping of the
site including acreage, current zoning,
surrounding land uses and street access;



Description of any environmental
constraints including steep slopes,
wetlands and flood plain areas;



Calculation of buildable acreage;



Description and mapping of sewer and
water lines within the service area;



Status of the Areawide Water Quality
Management Plan and Wastewater
Management Plan;



Description of:

Inclusionary development may also be a
mixed-use development (i.e. first-floor stores)
with affordable units on upper stories.
A developable site is a site that has access to
appropriate water and sewer infrastructure and
is consistent with the applicable water quality
management plan or is included in an
amendment to that plan which has been
submitted and under review by the NJDEP.
A suitable site is a site that is adjacent to
compatible land uses, has access to appropriate
streets and is consistent with environmental
policies which would not eliminate the site in
accordance with the vacant land adjustment
criteria. In other words, the site is not completely
constrained due to steep slopes, wetlands, flood
plain areas, considered to be a historically
important site, is land for active recreation or is
preserved as parkland or open space.

AF
T



Inclusionary Development
A development containing low- and
moderate-income units among market rate
units. N.J.A.C. 5:93 requires 20% of units to be
affordable in for-sale developments and 15%
of units to be affordable in rental
developments.



Number of housing units;



Gross and net
development;



Total number of low- and moderateincome units;



Number of low- and moderate-income
units for sale and for rent.

of

the
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density

In addition, sites identified for affordable
housing are required to be approvable, available,
developable and suitable as defined in N.J.A.C.
5:93-1.3.
An approvable site is site that 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 even
though it may not be currently zoned for lowand moderate-income housing.
An available site is a site with clear title and free
of
encumbrances
that
may
preclude
development for low- and moderate-income
housing.

Merck/Russo

On May 22, 2017, an agreement of sale was signed
to purchase a 42.145-acre site (Block 101, Lots 2
and 4.0201) located on Morris Avenue to develop
the site as a mixed use development with
inclusionary housing (see aerial map). The site
will include 40,8000 square feet of non-residential
floor area, 1,264 market rate family rental units
and 96 affordable family rental units.
Fronting on approximately 1,200 feet on Morris
Avenue and located in the Industrial/Office
(I/O-80) zoning district, the site is the location of
the former Merck & Co. office complex including
various office, industrial and laboratory
buildings and previously operated as a
pharmaceutical manufacturing facility, which is
currently vacant. The Union Train Station, which
is a stop on the Raritan Valley NJ Transit line, is
within ½ mile of the site.
The phased
development will consist of family rental
housing in eight to ten multi-story buildings and
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would preclude its development for
affordable rental housing. The property
is owned by the developer.

non-residential development within three single
story buildings.
A redevelopment plan for the site was adopted
on November 22, 2016 to permit mixed-use
development. Land uses surrounding the site
include Kean University to the east and south,
multi-family housing to the south, the Raritan
Valley rail line to the west and the Elizabeth River
to the north. While the main vehicular access will
be onto Morris Avenue, an additional access road
to Kean University is being considered.
Pedestrian access to Union Train Station will be
provided through existing crosswalks and
sidewalks along Green Lane and Conant Street.

The site is adjacent to compatible land uses
and has access to appropriate streets. The
site has approximately 1,200 feet of
frontage along Morris Avenue. As
indicated the site is adjacent to Kean
University and multi-family housing.



Adequate sewer and water capacity are
available. Per the attached letter
(Appendix N of the Housing
Appendices), the Township Engineer
verified both water and sewer
infrastructure and capacity is available.



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 has been determined to be a “noncondemnation area in need of redevelopment”
and
is
subject
to
a
comprehensive
Redevelopment Plan adopted by the Township
on November 22, 2016.
The Township will
commit a minimum of $1,000,000 from the
affordable housing trust fund and an additional
$5,000,000 from a portion of the Annual Service
Charges collected by the Township from the
project for the building of the low- and moderateincome units.
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The affordable units will be developed and
occupied in accordance with the Uniform
Housing Affordability Control rules, N.J.A.C.
5:80-26.1 et seq., including but not limited to
bedroom distribution and affordability controls
of at least 30 years. Additionally, the affordable
units will comply with N.J.A.C. 5:97-3.14,
accessible and adaptable affordable units and
will include at least 13% very low-income units
(affordable to households earning 30% or less of
the regional median household income by
household size). The units will be administered
by the Township’s affordable housing
administrator.


Site Suitability – The site is available,
developable and suitable.
The site meets COAH’s site suitability
standards, pursuant to N.J.A.C. 5:97-3.13.


The site has a clear title and is free of
encumbrances which preclude development
of affordable housing. The site has a clear
title and no legal encumbrances which



The site is located in a “Smart Growth
Planning Area”. The 2001 Adopted State
Plan Map and the 2004 Preliminary
State Plan Map designates the property
as the Metropolitan Planning Area (PA
1).



The development is not within the
jurisdiction of a Regional Planning Agency
or CAFRA. The site is located outside of
the Pinelands, CAFRA, Highlands, or
Meadowlands.



The site will comply with all applicable
environmental regulations. The eastern
property boundary which adjoins the
Elizabeth River contains steep slopes,
wetlands, wetlands buffer and is located
in the special flood hazards area.
Development is not proposed in this
area of the site. While, there were areas
of contamination on-site, the developer
cleaned the site under NJDEP
permitting and guidance. NJDEP is
responsible for the continued
monitoring of the site.
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The site will not impact 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 be impacted by the
development.

This project will contribute 192 credits
(with rental bonus credits) toward the
third-round obligation and will also be
used to meet the family obligation and
the rental obligation, including the
family rental obligation and 13 very lowincome units.
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play fields as well as retail and office
uses.

2401 Morris Avenue

The developer of 2401 Morris Avenue is an
intervener and is currently working with the
Township on a draft Settlement Agreement to
develop this 1.85-acre site (Block 4303, Lot 17)
located on Morris Avenue for inclusionary
housing (see aerial map). The site will include 51
market rate family rental units and 13 affordable
family rental units for a total of 64 multi-family
residential dwellings.

Adequate sewer and water capacity is
available. Per the attached letter
(Appendix N of the Housing
Appendices), the Township Engineer
verified both water and sewer
infrastructure and capacity is available.



Fronting on approximately 400 feet on Morris
Avenue and located in the Business-Retail (BB)
zoning district, the site contains a vacant office
building.

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.



The site will be rezoned to permit inclusionary
housing. Land uses surrounding the site include
Union Township School District offices to the
east, Union High School play fields and track to
the north, retail and office uses to the west and
south.

The site is located in a “Smart Growth
Planning Area”. The 2001 Adopted State
Plan Map and the 2004 Preliminary
State Plan Map designates the property
as the Metropolitan Planning Area (PA
1).



The development is not within the
jurisdiction of a Regional Planning Agency
or CAFRA. The site is located outside of
the Pinelands, CAFRA, Highlands, or
Meadowlands.



The site will comply with all applicable
environmental regulations. There are no
wetlands, floodplains, steep slopes,
Category One streams or contaminated
sites located on the property or
immediate vicinity that will be impacted
by the development.



The site will not impact 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 be impacted by the
development.
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Site Suitability – The site is available,
developable and suitable.
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The affordable units will be developed and
occupied in accordance with the Uniform
Housing Affordability Control rules, N.J.A.C.
5:80-26.1 et seq., including but not limited to
bedroom distribution and affordability controls
of at least 30 years. Additionally, the affordable
units will comply with N.J.A.C. 5:97-3.14,
accessible and adaptable affordable units.

The site meets COAH’s site suitability
standards, pursuant to N.J.A.C. 5:97-3.13.




The site has a clear title and is free of
encumbrances which preclude development
of affordable housing. The Township is
not aware of any encumbrances that
preclude the development of affordable
housing on the property.
The site is adjacent to compatible land uses
and has access to appropriate streets. The
site has approximately 400 feet of
frontage along Morris Avenue. As
indicated the site is adjacent to the
school district offices and high school

This project will contribute 26 credits (based on
rental bonus credits) toward the third-round
obligation and will also be used to meet the
family obligation and the rental obligation,
including the family rental obligation and 2 very
low-income units.
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Lehigh Avenue – Block 504

The site includes 7.14 unconstrained acres at the
intersection of Lehigh Avenue and Morris
Avenue with direct pedestrian access to the
Union Train Station and within walking distance
of nearby shopping. The site is composed of 13
parcels of which some buildings are currently
vacant. A large underutilized parking lot is
located in the center of the site.

 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.
 The site is located in a “Smart Growth
Planning Area”. The 2001 Adopted State
Plan Map and the 2004 Preliminary State
Plan Map designates the property as the
Metropolitan Planning Area (PA 1).
 The development is not within the jurisdiction
of a Regional Planning Agency or CAFRA.
The site is located outside of the
Pinelands, CAFRA, Highlands, or
Meadowlands.
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The Township proposes to zone the site for
mixed-use
including
multi-family
rental
residential units with an affordable housing
requirement. At a density of 35 units per acre, the
site is anticipated to generate 39 affordable
housing units. Land uses surrounding the site
include the Union Train Station directly east of
the site, retail and single-family residences to the
west, light industrial uses to the south and
Elizabeth River Park to the north.

(Appendix N of the Housing Appendices),
the Township Engineer verified both
water and sewer infrastructure and
capacity are available.

R

The affordable units will be developed and
occupied in accordance with the Uniform
Housing Affordability Control rules, N.J.A.C.
5:80-26.1 et seq., including but not limited to
bedroom distribution and affordability controls
of at least 30 years. Additionally, the affordable
units will comply with N.J.A.C. 5:97-3.14,
accessible and adaptable affordable units.
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 Site Suitability – The site is available,
developable and suitable.

The site meets COAH’s site suitability
standards, pursuant to N.J.A.C. 5:97-3.13.
 The site has a clear title and is free of
encumbrances which preclude development of
affordable housing. The Township is not
aware of any encumbrances that preclude
the development of affordable housing on
the property.
 The site is adjacent to compatible land uses
and has access to appropriate streets. The site
has approximately 1,600 feet of frontage
along Lehigh and Morris Avenue. As
indicated the site is adjacent to Train
Station, shopping and a park.

 The site will comply with all applicable
environmental regulations. A portion of the
site (approximately 4 acres) is located in
the special flood hazard area. Any
development will be in accordance with
the applicable NJDEP flood hazard
regulations. There are no wetlands or
Category One streams on the property or
within the immediate vicinity that will be
impacted by development on the site.
While there are small pockets of steep
slopes on the site, they are likely manmade slopes and not associated with a
vegetated area.
 The site will not impact 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 be impacted by the development.

This project will contribute 39 credits (with rental
bonus credits) toward the third-round obligation
and will also be used to meet the family
obligation and the rental obligation, including
the family rental obligation and 6 very lowincome units.

 Adequate sewer and water capacity are
available. Per the attached letter
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preclude its development for affordable
rental housing.

Township Owned Sites

Morris/Grandview Avenue

The Morris Avenue site (Block 2906, Lot 17) is a
municipally owned 3.5-acre parking lot, also
known as the “Atlantic City Lot” because it was
anticipated as a park-and-ride for commuters
and recreational bus trips to Atlantic City. The
site is located along the south side of Morris
Avenue and was found to be an Area in Need of
Redevelopment in 2015.
Surrounding uses
include single family residential dwelling units
to the east and west, Meiele Avenue
(unimproved street) to the south and retail and
shopping to the north.

 Adequate sewer and water capacity are
available. Per the attached letter (Appendix
N of the Housing Appendices), the
Township Engineer verified both water
and sewer infrastructure and capacity are
available.
 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 Grandview Avenue site (Block 2908, Lots 4 &
5) is a municipally owned 1.85-acre vacant lot
located along the east side of Grandview Avenue
and south of the Morris Avenue Township
owned site. Surrounding uses include single
family residential dwelling units to the west,
Meiele Avenue (unimproved street) to the north,
US Route 22 to the south and Garden State
Parkway to the east.

 The site is adjacent to compatible land uses and
has access to appropriate streets. The site has
approximately 870 feet of frontage along
Liberty and Morris Avenue. As indicated
the site is adjacent to single family
residences and shopping.
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The Township proposes to zone the site for multifamily rental residential development with an
affordable housing requirement. At a density of
28 units per net acre, the site (4.8 net acres) is
anticipated to generate twenty-three (23)
affordable housing units.

The affordable units will be developed and
occupied in accordance with the Uniform
Housing Affordability Control rules, N.J.A.C.
5:80-26.1 et seq., including but not limited to
bedroom distribution and affordability controls
of at least 30 years. Additionally, the affordable
units will comply with N.J.A.C. 5:97-3.14,
accessible and adaptable affordable units.
 Site Suitability – The site is available,
developable and suitable.
The site meets COAH’s site suitability
standards, pursuant to N.J.A.C. 5:97-3.13.
 The site has a clear title and is free of
encumbrances which preclude development of
affordable housing. The site has a clear title
and no legal encumbrances which would

 The site is located in a “Smart Growth
Planning Area”. The 2001 Adopted State
Plan Map and the 2004 Preliminary State
Plan Map designates the property as the
Metropolitan Planning Area (PA 1).
 The development is not within the jurisdiction
of a Regional Planning Agency or CAFRA.
The site is located outside of the Pinelands,
CAFRA, Highlands, or Meadowlands.
 The site will comply with all applicable
environmental regulations. There are no
wetlands, floodplains, Category One
streams or contaminated sites located on
the property or immediate vicinity that will
be impacted by the development. While
there are pockets of steep slopes on each
parcel, the development will comply with
applicable municipal steep slope
regulations.
 The site will not impact 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 be impacted by the development.

This project will contribute 23 credits toward the
third-round obligation and will also be used to
meet the family obligation and the rental
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obligation, including the family rental obligation
and 3 very low-income units.
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Erhardt Gardens

Unmet Need
For the purpose of addressing its 398-unit Third
Round Unmet Need, the Township has followed
COAH’s Second Round regulations. N.J.A.C.
5:93-4.2(h) states that in addressing Unmet Need,
COAH “may require at least any combination of
the following in an effort to address the housing
obligation:
Zoning amendments that permit
apartments or accessory apartments;



Overlay zoning requiring inclusionary
development or the imposition of a
development fee consistent with
N.J.A.C.5:93-8. In approving an overlay
zone, the Council may allow the existing
use to continue and expand as a
conforming use, but provide that where the
prior use on the site is changed, the site
shall produce low- and moderate-income
housing or a development fee; or



Zoning amendments that impose a
development fee consistent with
N.J.A.C.5:93-8.”

Newtowne Village

Newtowne Village is a 31-unit 100% affordable
senior for-sale development which was part of
the Vauxhall Neighborhood Improvement Plan.
The goal of the Vauxhall Neighborhood
Improvement Plan, detailed in the 1987
Township Housing Plan and approved by
COAH as post December 15, 1986 eligible credits,
was to revitalize the Vauxhall residential area by
providing affordable housing complementing
the existing neighborhood through infill housing.
The plan included the addition of 94 units of lowand moderate-income housing. A total of 59
family for-sale units (Lenox Meadows), built in
1994, and 31 senior for-sale units, built in 1999,
were actually constructed and eligible for credits.
All of the senior dwelling units contain two
bedrooms and 18 were affordable to low income
households and 13 were affordable to moderate
income households.
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The Township received 231 prior cycle credits
from COAH toward its second round 12-year
cumulative (1987-1999) obligation for the low
and moderate-income housing units created
through the New Jersey Housing and Mortgage
Finance Agency (HMFA) with project-based
Section 8 voucher assistance, known as Erhardt
Gardens. The Township is requesting a credit of
60 units attributed to the Erhardt Gardens project
for the Unmet Need Obligation.
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For the Third Round, as set forth in the FSHC
Agreement, the Township proposes to further
address Unmet Need through existing residual
senior rental and for-sale units from the prior
round, overlay inclusionary zoning in several
areas within the Township and a Township-wide
affordable housing set-aside requirement for any
new multi-family construction, as detailed
below.

Residual Senior Units - completed
Compliance Mechanisms:
Unmet Need-398

The Township is requesting a credit of 31 units
attributed to the Newtowne Village development
for the Unmet Need Obligation. Similar to the
Lenox Meadows affordable dwellings, the
Township will extend affordability controls on
the Newtowne Village dwellings in 2019 for a

Credits

Residual Senior Units
Erhart Gardens (60 of 231)
Newton Village
Nora Gardens (8 of 99)
Proposed Overlay Zoning
1508 Burnet Ave-20 du/acre
1103 Springfield Road-Carpenter Tech-35 du/acre
2657 Morris Ave-35 du/acre
Green Street-35 du/acre

Bonuses

Total

60
31
8

60
31
8

8
84
22
137

8
84
22
137

minimum of 30 years.
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Nora Gardens

Inclusionary Overlay Zoning
As another means to address the Unmet Need,
the Township proposes overlay inclusionary
zoning districts (See Appendix H of the Housing
Appendices)
that
would
encompass
approximately 33.5 acres. The proposed overlay
zoning districts would be located within
Planning Area 1, where higher density
redevelopment is encouraged.
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Nora Gardens is a 99-unit affordable senior rental
project of which all of the units are low income
one-bedroom units. The Township received
COAH credit towards its previous third round
obligation for the low-income housing units
created through the New Jersey Housing and
Mortgage Finance Agency (HMFA) with projectbased Section 8 voucher assistance.
The
Township is requesting a credit of 8 units
attributed to the Nora Gardens development
toward the Unmet Need Obligation. It was
verified that Nora Gardens does not have a
residency preference policy via an email from the
Manager, Ms. Maria Cicala dated June 2, 2018

which
is
included
the
Prior
Round
Documentation found in Appendix L of the
Housing Appendices.
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1508 Burnet Avenue
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This two (2) acre property, which contains an
existing 17-unit mobile home park, is located in
the Residential 1 District on Block 5711, Lot 1.
The parcel is located in the north central portion
of the Township and situated between Interstate
Route 78 to the north, an exit road for the
Interstate to the east and single-family homes to

the west. The overlay district would permit
multi-family housing units at a density of 20 units
per acre with a set-aside for affordable
development equaling 20% of the total number of
units for for-sale units and 15% for rental units.
Based on the acreage, the total number of units
from the application of the overlay zoning district
is 40 of which 8 would be affordable dwelling
units.
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1103 Springfield Road – Carpenter Tech
Site
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This 12-acre property, known as the Carpenter
Tech site, is a vacant parcel, the former site of an
industrial building, and located in the Industrial
District on Block 3303, Lot 8. The parcel is located
in the western portion of the Township and is
situated on the edge of office and industrial uses

with commercial uses located on NJSH Route 22,
which are within walking distance of the site.
The overlay district would permit multi-family
housing units at a density of 35 units per acre
with a set-aside for affordable development
equaling 20% of the total number of units for forsale units and 15% for rental units. Based on the
acreage, the total number of units from the
application of the overlay zoning district is 420 of
which 84 would be affordable dwelling units.
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Green Street – various parcels
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This 19.5-acre site incorporates four separate
parcels adjacent to the NJ Transit railroad tracks
and within ¼ mile to ¾ of mile from the Union
Train Station. The parcels include a self-storage
facility, office and industrial uses. The site is
located in the Union Station (US), Union Station1 (US-1) and Industrial/Office-80 (I/O-80)
zoning districts on Block 512, Lot 2.01 and Block

606, Lots 4, 5 and 8. The overlay district would
permit multi-family housing units at a density of
35 units per acre with a set-aside for affordable
development equaling 20% of the total number of
units for for-sale units and 15% for rental units.
Based on the acreage, the total number of units
from the application of the overlay zoning district
is 683 of which 137 would be affordable dwelling
units.
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2657 Morris Avenue
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The site (Block 4401, Lot 1) includes 4.3 acres at
the intersection of Morris Avenue and Liberty
Avenue and contains a vacant shopping center.
Surrounding uses include single family
residences to the east, west and north and retail
use to the south, southeast and southwest. The
site has approximately 870 feet of frontage along
Liberty and Morris Avenue.

The site is located in the BB (Business-Retail)
zoning district. The overlay district would
permit mixed-use multi-family housing units at a
density of 35 units per acre with a set-aside for
affordable housing development equaling 20% of
the total number of units for for-sale units and
15% for rental units. At a density of 35 units per
acre, the site is anticipated to generate 22
affordable housing units, assuming rentals.
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Township-Wide Mandatory
Inclusionary Ordinance

Affordable Housing
Administration & Affirmative
Marketing
Union Township has prepared an Affordable
Housing Ordinance in accordance with COAH’s
substantive rules and UHAC. The Fair Share
Ordinance will govern the establishment of
affordable units in the Township as well as
regulating the occupancy of such units. The
Township’s Fair Share 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.

R

AF
T

Pursuant to the FSHC Agreement, the Township
will establish a Township-wide mandatory setaside requirement for any multi-family or singlefamily attached development created through
any municipal rezoning, or Zoning Board action,
use or density variance, redevelopment plan, or
rehabilitation plan that provide for densities at or
above twenty (20) units per acre.
The
requirement shall apply throughout the
Township except through the entirety of the
Stuyvesant Avenue/Downtown corridor as
depicted in Appendix I of the Housing
Appendices, which shall be and remain exempt
from the said requirements of the mandatory setaside ordinance. The set-aside would be 20% if
the affordable units will be for sale and 15% if the
affordable units will be for rent. This policy
would not give any developer the right to any
such rezoning, variance or other relief, or
establish any obligation on the part of Union to
grant such rezoning, variance or other relief. The
Township-wide
mandatory
inclusionary
ordinance will not supersede the requirements or
provisions of the Inclusionary Overlay Zoning
districts for any inclusionary multi-family
residential development.

the Township to impose a development fee of 6%
on additional units that may result from a site
where a “d(5)” density variance is granted.

Development Fee Ordinance

D

The Township originally adopted a development
fee ordinance on July 13, 1993 following COAH
approval of the proposed ordinance on May 5,
1993. The development fee ordinance was then
amended and adopted on June 9, 2010 following
COAH approval of the ordinance on May 12,
2010 as indicated in the Third Round Compliance
Report dated August 24, 2010.
The ordinance (Article II of Chapter 150 of the
Township’s Code) requires that within
residential
zoning
districts,
residential
developers (except when exempted) shall pay a
fee equal to 1.5% of the equalized assessed value
of the land and improvements on the lots in
question. As required by statute, it also sets a
mandatory 2.5% development fee for nonresidential developers in all zoning districts. The
ordinance includes exemptions, and also allows

As approved by municipal resolution, the
Township Administrator, Ronald Manzella, has
held and will continue to hold the position of the
Municipal Housing Liaison. The Township is
required to name administrative agent(s) for the
various proposed affordable housing compliance
mechanisms. With the exception of the Township
Housing Rehabilitation Program, the affordable
housing compliance plan will be administered by
Community Grants, Planning and Housing
(CGPH). At this time, the Township will appoint
CGPH as the administrative agent for the
associated affordable housing compliance
mechanisms with the Plan as evidenced by the
contract (Appendix D of the Housing
Appendices) appointing CGPH.
The Township will adopt an affirmative
marketing plan for all affordable housing sites.
The affirmative marketing plan, attached hereto
in the Appendices, is designed to attract buyers
and/or renters of all majority and minority
groups, regardless of race, creed, color, national
origin, ancestry, marital or familial status,
gender, affectional or sexual orientation,
disability, age or number of children to the
affordable units located in the Township.
Additionally, the affirmative marketing plan is
intended to target those potentially eligible
persons who are least likely to apply for

204 Union Township Master Plan |Housing Element and Fair Share Plan

affordable units and who reside in the
Township’s housing region, Region 2, consisting
of Union, Warren, Essex and Morris counties.



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

The affirmative marketing plan lays out the
random-selection and income qualification
procedure of the administrative agent, which is
consistent with COAH’s rules and N.J.A.C. 5:8026. All newly created affordable units will
comply with the thirty-year affordability control
required by UHAC, N.J.A.C. 5:80-26-5 and 5:8026-11. This plan must be adhered to by all private,
non-profit or municipal developers of affordable
housing units and must cover the period of deed
restriction or affordability controls on each
affordable unit.



Acquisition and/or improvement of
land to be used for affordable housing;



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.

However, the Township is required to fund
eligible programs in a Court-approved Housing
Element and Fair Share Plan, as well as provide
affordability assistance.
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As required by the FSHC agreement, the
Affirmative Marketing Plan lists Fair Share
Housing Center, the New Jersey State Conference
of the NAACP, the Latino Action Network,
Newark NAACP, Elizabeth NAACP and Morris
County NAACP among the list of community
and regional organizations.

Affordable Housing Trust Fund
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Union adopted a development fee ordinance in
June 9, 2010 which had been approved by COAH
on May 10, 2010. The ordinance permits
collection of residential development fees equal
to 1.5% of the equalized assessed value of new
residential construction and additions, and
mandatory nonresidential development fees
equal to 2.5% of the equalized assessed value of
new nonresidential construction and additions.
A new spending plan has been prepared
consistent with this Plan (See Appendix J of the
Housing Appendices). The Spending Plan, which
discusses anticipated revenues, collection of
revenues, and the use of revenues, was prepared
in accordance with COAH’s applicable
substantive rules. All collected revenues will be
placed in the Township’s Affordable Housing
Trust fund and will be dispensed for the use of
eligible affordable housing activities including,
but not limited to:


Rehabilitation program;



New construction of affordable housing
units and related development costs;

At least 30% of collected development fees,
excluding expenditures made through June 2,
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.

Cost Generation
Union
Township’s
Land
Development
Ordinance has been reviewed to eliminate
unnecessary cost generating standards; it
provides for expediting the review of
development applications containing affordable
housing. Such expedition may consist of, but is

Housing Element and Fair Share Plan | Union Township Master Plan 205

generating features. Union 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, N.J.A.C. 5:97-10.3.
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not limited to, scheduling of 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
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Introduction
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Sustainability is a term used to describe practices
and tools that link the environment to the economy
and human society. The etymology of this term
came from a 1987 report by the United Nations
World Commission on Environment and
Development
(“The Brundtland
Commission”),
where it describes
sustainability
as
“development that
meets the needs of
the
present
without
compromising the
ability of future
generations
to
meet their own
needs.”

but also fire prevention, emergency management,
and emergency medical assistance. Instead,
sustainability should be viewed as a much broader
paradigm involving consideration of the
environment, society, and economy. Defining
sustainability is often accompanied through a
graphic depiction (known as a Venn diagram) of
three overlapping circles, where each circle
represents
the
central
elements of sustainability:
environment, economy, and
society. A version of this
graphic, adapted by the
New Jersey Department of
Environmental Protection
(NJDEP),
provides
additional nuance to these
practices,
such
as
if
something
is
environmentally friendly
and economically friendly
(“efficient”), or socially and
environmentally friendly
(“healthy”), as ways to
capture the many facets of
this term.
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The United States
Environmental
Protection Agency
(US EPA) states
that “Everything
that we need for our survival and well-being
depends, either directly or indirectly, on our
natural environment. Sustainability creates and
maintains the conditions under which humans and
nature can exist in productive harmony, that
permit fulfilling the social, economic, and other
requirements of present and future generations.
Sustainability is important to making sure that we
have and will continue to have the water,
materials, and resources to protect human health
and our environment.” lxiii
Too often the term sustainability is relegated to
describe
tools
and
practices
that
are
environmentally friendly, which minimizes the
full meaning of the concept. It would be the same
as if the concept of public safety was used to
describe police highway patrol, instead of
acknowledging the many other aspects of public
safety, including other law enforcement activities,

This Element evaluates the
existing efforts in Union Township to address
sustainability through these different facets. As
referenced in the Land Use Element, smart growth
is development that serves the economy,
environment, and community equally by
concentrating development into already existing
communities. Considering the importance of
sustainability relative to how many of its actions
and practices are interrelated, it is not entirely
possible to separate each out under separate
headers; in fact, sustainability and sustainable
practices are intrinsically related to the goals and
objectives of each of the elements of this Master
Plan in advancing smart growth.
With an
understanding of the existing efforts underway
and issues facing Union Township, the purpose of
this Element is to outline goals and objectives that
will sustain and optimize Union’s economic,
environmental, and social quality of life.
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Green Teams

Low Impact Development and
Green Building
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On the local level, “green teams” have served to
help municipalities incorporate sustainable
practices. These teams generally consist of
municipal staff, elected officials, and community
volunteers. Many of these green teams
coordinate their actions with Sustainable Jersey,
a nonprofit organization that provides tools,
training, and financial incentives to support
communities as they pursue sustainable
programs and actions. These actions include
physical improvements, plans, studies, and
public
outreach.
For
example,
actions
considering the municipal use of clean energy
include the audit and evaluation of existing
energy usage as a way to identify and implement
projects that will improve efficiency. Public
outreach can include actions such as hosting a
“green fair” to introduce sustainability to the
broader community.

Management of the Township’s Sustainable
Jersey submissions has been the responsibility of
the Department of Public Works Office. Union
achieved Sustainable Jersey certification at the
bronze level in 2013, followed by a recertification
in 2014 and 2017, demonstrating that the
township has made a commitment to
sustainability and succeeded in implementing
the first significant steps. However, to remain
certified at the bronze level, Union was due to
recertify by June 2020. In light of the COVID-19
pandemic, however, Sustainable Jersey extended
the recertification plans until 2021 for
municipalities that were due to expire in 2020.
The Township has expressed an interest in
maintaining its certification.
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Municipalities and schools that choose to
participate in the Sustainable Jersey program get
priority access to grant funding and training. A
green team is the only mandatory requirement
for participation in Sustainable Jersey. Like other
sustainability-related initiatives, Sustainable
Jersey has established a certification program
that municipalities and schools can utilize to
quantify their efforts. Based on the number of
creditable
sustainable
actions
taken,
municipalities can be recognized by Sustainable
Jersey as “Bronze Certified” or “Silver Certified.”
Municipalities with Silver Certification are also
eligible for a “Gold Star” recognition for actions
in a specific area of sustainability, which are
currently limited to the areas of Energy and
Waste. The various actions used to accrue points
for
certification
have
expiration
dates
independent of a town’s overall certification, and
several actions may not be completed twice, as
they are used as prerequisites for subsequent
actions.
Out of Union County’s 21 municipalities, 7
municipalities, including Union Township, have
received Sustainable Jersey certification at the
bronze level. Summit is the only Union County
municipality with silver certification.

Sustainable building and development practices
help to mitigate and even improve the
surrounding landscape and quality of life. In
contrast, for example, roads and surface parking
areas create more heat in summer months
(known as the “urban heat island effect”), which
can exacerbate localized air pollution that then
affects sensitive individuals, such as older adults
and those with asthma. Older buildings may
contain drafty windows and doors, resulting
increased energy use and costs for heating and
cooling.

Low Impact Development and Green
Infrastructure
Development of roads and buildings creates
impervious surfaces which inhibit natural
infiltration of water, leaving runoff to collect and
transport materials, chemicals, or even heat from
these surfaces into the ground or waterways,
polluting them and causing greater problems.
Traditionally, runoff from these surfaces is
managed through drains, pipes, outfalls, and
basins to collect and quickly remove stormwater,
a system often referred to as “gray”
infrastructure.
Green
infrastructure,
or
Low
Impact
Development (LID) refers to design techniques
used to manage stormwater in a way that mimics
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or employs natural processes to capture
stormwater where it falls, enabling it to absorb
into the ground or planted areas, evaporate, or be
stored for reuse, instead of immediately directing
it toward a storm sewer. Green infrastructure can
include vegetated green roofs, downspout
planter boxes, planted strips along roadways and
sidewalks, and rain gardens, but can also include
rain barrels and porous pavements.

The “green streets” concept offers an additional
way to improve and manage stormwater as part
of future capital improvements to roads and
drainage systems. Green streets incorporate
green infrastructure into roadway design,
reducing negative effects such as stormwater
runoff and greenhouse gas emissions. For
example, as part of a 2012 update to their Master
Plan Transportation Element, Passaic County
adopted guidelines for green streets, providing
guidelines
about
siting
and
design
considerations for green infrastructure, along
with information on potential best management
practices based on different street types.
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Green infrastructure is often employed in
conjunction with gray infrastructure by
managing the first inch or two of rain at the
source, thereby reducing stormwater pollution
from routine weather events, while also freeing
up capacity for the gray system during more
extreme weather events. Union Township has
utilized green infrastructure as part of its
Stuyvesant Avenue streetscape improvements
through the addition of vegetated beds.

improvement or development project, where the
needs of all users and abilities is considered.
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Under existing guidelines from the New Jersey
Department of Environmental Protection
(NJDEP), major developments are required to
incorporate green infrastructure “to the
maximum extent practicable” (N.J.A.C. 7:8);
however, NJDEP recently acknowledged that
this involved a certain measure of subjectivity. In
response, the Department recently adopted
changes to the state’s stormwater management
rules (N.J.A.C. 7:8) that will require developers to
utilize green infrastructure to meet the minimum
stormwater management standards for water
quality, groundwater recharge, and stormwater
volume control as part of any major
development, which are scheduled to go into
effect in 2021.

Complete and Green Streets

As described in the Circulation Element, a safe
and efficient transportation system is one that
meets the mobility and accessibility needs of its
users in a safe, timely, and cost-effective manner.
The concept of “complete streets” are systems
that ensure that roadways can accommodate
users of all ages and abilities by providing
multiple modes of travel, including walking,
bicycling, mass transit, and the automobile. This
is addressed by municipalities who adopt a
complete streets program as part of a roadway

Figure 68: Depressed curbs in a parking lot that directs stormwater to
planted areas before reaching a drain.

Green Building
Green building design refers to construction
techniques utilized to minimize negative external
impacts to the natural environment and human
health, and can include conservation of water,
wastewater, and energy. Some green building
practices even attempt to enhance the
surrounding environment using resourceefficient building and design processes. Green
building can range from efficient fixtures and
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Figure 69: Solar panels on the DPW facility

appliances, to energy collection (including wind,
solar, and geothermal), sourcing of construction
materials, maintenance and operations, and
community design. It can also include green
infrastructure.
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Several organizations, most notably the U.S.
Green Building Council (USGBC), lxiv have
created rating systems used to quantify the extent
to which “green” building practices were
utilized. The USGBC’s program, known as
Leadership in Energy and Environmental Design
(LEED), is used to certify design, construction,
operations, and maintenance for new buildings,
renovations,
operations,
and
even
neighborhoods and municipalities. Similar to the
CRS program, various activities are assigned a
point value, and the total number of points
awarded to a project determine its certification
level, which start at “Certified,” and then
progress to the higher levels of “Silver,” “Gold,”
and “Platinum.”
The Township has taken steps to promote green
building in its development regulations. As part
of affordable housing development, the
Township allows funding green building
strategies in accordance with accepted national
or state standards that are designed to be cost
saving from its Affordable Housing Trust Fund.
These strategies include those that minimize the

impact of development on the environment, and
enhance the health, safety, and well-being of
residents
by
producing
durable,
low
maintenance, resource-efficient housing, while
making optimum use of existing infrastructure
and community services.

Several recent redevelopment projects, including
Vermella Union and American Landmark,
incorporate green building practices. The
redevelopment known as Vermella Union
contains rooftop solar, energy star appliances,
and electric vehicle charging stations (1-2 per
building), along with a green roof in its rooftop
lounge area. In the case of American Landmark,
the redeveloper is utilizing green building
practices recognized by the LEED program
including energy efficient windows, HVAC, and
insulation.

Local governments spend about 10 percent of
their budgets on energy. lxv While up-front costs
associated with alternative energy systems,
sources, and energy-efficient design and
equipment are often higher than conventional
development, the long-term costs are often
mitigated through reduced energy demand. The
systems in New Jersey commonly associated
with alternative energy are wind and solar
power. In addition, heat pumps (a type of
geothermal power) are also recognized by the
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New Jersey Clean Energy Program as a way to
minimize outside energy use, which use the
moderated temperature of the earth to manage
the indoor temperature of a building, therefore
requiring less energy to heat and cool. Renewable
energy generation that supplements or replaces
the energy needed to power municipal facilities
can reduce the amount of energy that needs to be
purchased from the grid. The Township has also
taken steps to promote and utilize renewable
energy at its Public Works facility through the
installation of ground mounted solar panels.
These panels cover a portion of the surface
parking lot, which provide the added benefit of
shading vehicles during summer months, and
sheltering them from snow in the winter,
reducing additional energy usage from vehicles.

Electric Vehicle Charging Stations
Accommodating all users into the transportation
network will also increasingly require attention
to electric and other alternative fuel vehicles.
Electric vehicles and partial electric vehicles
(vehicles with internal combustion engines that
are used to extend the range of a vehicle) have
become one way to reduce vehicle emissions.
Continued advancements in technology,
increased competition between automakers, and
financial incentives at the state and federal levels
have enabled the price of electric vehicles to
decrease, making them more competitive with
standard internal combustion vehicles.
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Land Use and Circulation

retrofitting older vehicles to meet current
emission standards, reducing particulate
emissions from diesel engines, and hosting driver
safety programs for employees.
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Land use, circulation, and sustainability are
inextricably linked. Land use policies based on
smart growth principles can enhance social
sustainability when residents of all ages and
abilities have safe and convenient access to daily
needs.
They
enhance
environmental
sustainability when compact development and
multifamily development require less energy to
heat and maintain, and walkable development
provides a viable alternative to automobile use.

D

As described in the Land Use Element, compact
development reduces infrastructure costs and
environmental impacts, reduces the appearance
and negative impacts of sprawl, supports the
provision of more transit services and reduced
reliance upon the automobile, particularly when
fewer daily trips require automobile use. They
also enhance economic sustainability when
development patterns are resilient to changes in
the economy and buildings can easily be
repurposed when tenants change. Much of the
redevelopment taking place in Union Township
incorporates these principles of smart growth,
and the guiding principles of the Land Use
Element seek to continue and enhance smart
growth
development
throughout
Union
Township.
From a municipal operations perspective, Union
Township has taken actions to improve the
sustainability of its transportation services, by

One of the top impediments to electric vehicle use
in New Jersey, however, is the concern that there
is insufficient charging infrastructure available,
often referred to as “range anxiety.” lxvi As the
Alternative Fueling Stations map indicates,
public charging stations in town are still limited.
While vehicles can often be charged in a
household garage with a regular outlet, a
challenge persists for those that live in
apartments or do not have a driveway. To begin
addressing this issue and expanding the reach of
electric vehicles, the State of New Jersey has
recently adopted changes to the Municipal Land
Use Law and the Local Redevelopment and
Housing Law which require communities to
identify potential charging sites; the State has
also offered grant funding for private developers,
employers, and municipalities to develop
publicly accessible charging infrastructure.

Changes at the State Level

In 2019, the New Jersey State Legislature adopted
Senate Bill 606 (P.L 2019, Chapter 267), which
made amendments to the Municipal Land Use
Law (N.J.S.A. 40:55d-1 et. seq.) and the Local
Redevelopment and Housing Law (N.J.S.A.
40A:12a-1 et. seq.), intended to encourage
municipalities to consider Electric Vehicle
Charging Infrastructure as part of the master
plan, periodic reexamination of the master plan,
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Figure 70: Existing public electric vehicle charging stations

D

and redevelopment plans. The following
summarizes these new requirements.

Master Plans

Land Use, Circulation, and Green Buildings and
Environmental Sustainability Plan Elements are
required to identify potential electric vehicle
charging stations. In the land use plan element,
this relates to the statement of strategy showing
the existing and proposed location of public
electric vehicle charging infrastructure. In the
circulation element, this includes identifying
existing and proposed locations for public
electric vehicle charging infrastructure. A green
buildings and environmental sustainability plan
should encourage and promote the development
of public electric vehicle charging infrastructure
in locations appropriate for their development,
including commercial districts, areas proximate
to public transportation and transit facilities and
transportation corridors, and public rest stops.

Periodic Reexamination of the
Master Plan

As part of a Master Plan Reexamination, the
reexamination shall include a section that
recommends locations appropriate for the
development of public electric vehicle
infrastructure, including commercial districts ,
areas proximate to public transportation and
transit facilities and transportation corridors, and
public rest stops; and recommended changes, in
the local development regulations necessary or
appropriate for the development of public
electric vehicle infrastructure.

Redevelopment Plans

For a redevelopment plan, the plan shall indicate
the project area’s relationship to the development
of public electric vehicle charging infrastructure
in appropriate locations. The plan shall also
include proposed locations for public electric
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dealerships, and one of which is restricted by
vehicle brand. In addition, a public EV charging
station is within two miles of its border on I-78 in
Hillside Township (Figure 70). These stations are
located within a 5-minute walk to less than 2 2
percent of all properties in Union, or just over 13
percent of properties within a 20-minute walk.
They do not include those that are anticipated as
part of redevelopment, as is the case with
Vermella Union.
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This master plan seeks to improve access to
electric vehicle charging infrastructure as part of
new development and redevelopment. As
described in the goals and objectives below, this
includes permitting charging infrastructure as an
accessory use in all zones and requiring charging
infrastructure as part of redevelopment.
Additionally, the township can seek to maximize
public access to electric vehicle charging
infrastructure through its installation at
municipal and community facilities. As seen in
Figure 72, installation of electric vehicle charging
stations at municipal facilities, lxviii public
schools,
community
facilities
(i.e.
fire
departments and libraries), public parking lots,
municipal parks with off-street parking,
redevelopment projects with known electric
vehicle charging infrastructure, as well as NJ
Transit parking lots lxix alone could significantly
increase public access to electric vehicle charging
infrastructure. As the map illustrates, installation
at selected municipal facilities, schools, parks,
public parking lots, and other community
facilities would increase the number of properties
within a 5-minute walk of a charging station from
1.7 percent to 35 percent; a 10 minute walk from
6.4 percent to 75 percent; and a 20-minute walk
from 13.2 percent to 99.8 percent. When access is
evaluated based on existing individual land uses,
nearly all properties are within a 20-minute walk
of these stations. The analysis reveals that the
proposed stations would provide access to a
charging station within a 5-minute walk for 31
percent of single family residential properties, 49
percent of two-family residential properties, 50
percent of townhouses, 68 percent of 3-9 unit
multifamily dwellings, 59 percent of mixed use
dwellings, and 14 percent of garden and mid-rise
apartments. While residential properties,
particularly single-family and those with

Figure 71: Example of a municipal EV charging station in Stafford
Township, Ocean County, New Jersey
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vehicle charging infrastructure within the project
area in a manner that appropriately connects
with an essential public charging network. The
following outlines how Union will address this
issue.

Electric Vehicle Charging Infrastructure
in Union Township

Recommendations in the Land Use Element of
this Master Plan seek to improve access to electric
vehicle charging as part of redevelopment, new
development and at all municipal facilities. The
Plan recommends identifying ways to increase
the opportunity to access electric vehicle
charging for all interested residents and visitors,
such as through the installation of charging
stations adjacent to on-street parking in the
downtown, or working with utilities to add
charging stations to utility and light poles.
Union Township currently has two privately
owned, publicly accessible electric vehicle
charging stations, both of which are located along
Route 22. lxvii Both are located at automobile
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apartments, and residential properties without
driveways or garage spaces in general.
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personal garages are better equipped to add their
own charging infrastructure, the data suggests
that additional measures are necessary to
provide convenient access to garden and mid-rise

Site Name

Site Name

Site

Name

1

Union Station Parking

11

Fire Station 3

21

Volunteer Park

2

Roselle Park Station

12

Battle Hill Elementary School

22

Biertuempfel Park

3

Township Building

13

Kawameeh Middle School

23

Hamilton School

4

DPW

14

Franklin Elementary

24

5

Animal Shelter

15

25

6

Vauxhall Branch Library

16

Washington Elementary
School
Vauxhall Meeting Center

NISSAN World of Springfield
(Existing)
Maplewood Municipal Lot
(Existing)
NJ Door Works (Existing)

7

Union Police Department

17

Livingston Elementary

27

8

Recreation Building

18

Kearse Park

28

Elizabeth Parking Authority
Garage (Existing)
Union Volkswagen (Existing)

9

Union Library

19

Planet Honda (Existing)

29

Senior Center

Fire Department Station 2

20

Vermella Union (Under
Development)

30-36

Municipal Parking Lots

10

26

Figure 72: EV Potential Access Coverage Map (Existing and Public Sites)
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ELECTRIC VEHICLE COVERAGE POTENTIAL
Not Covered

5 Minute

10 Minute

20 Minute

T R A N S P O R T A T I O N 0%

59%

91%

100%

C I V I C A N D I N S T I T U T I O N A L 0%

61%

89%

100%

V A C A N T ( P U B L I C ) 1%

38%

77%

99%

V A C A N T 0%

38%

78%

100%

U T I L I T I E S 0%

40%

80%

100%

T W O - F A M I L Y R E S I D E N T I A L 0%

49%

83%

100%

T O W N H O U S E S 0%

50%

89%

100%

T H R E E T O N I N E U N I T M U L T I F A M I L Y 0%
R E S I D E N T I A L 0%
P A R K S A N D O P E N S P A C E 1%

100%

73%

31%

99%

74%

33%

P A R K I N G G A R A G E S A N D L O T S 0%
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I N D U S T R I A L 1%

C O M M E R C I A L 0%

27%

100%

78%

84%

53%

C E M E T E R I E S 0% 20%

99%

69%

36%

E D U C A T I O N A L 0%

100%

87%

59%

G A R D E N A N D M I D - R I S E A P A R T M E N T S 0% 14%

100%

96%

85%

M I X E D U S E 0%

100%

97%

68%

90%

100%
100%
100%
100%
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Figure 73: Potential Township-wide EV coverage by walking distance from existing land uses

Energy is required to maintain Union’s quality of
life and economy. It is necessary for powering
vehicles and appliances, heating and cooling
buildings, and the ever-increasing number of
“smart” devices which often rely upon a power
source and wireless internet. An overwhelming
percentage of households in town (over 80
percent) heat their homes with natural gas. lxx
Motor vehicles are traditionally powered by
gasoline or diesel fuels.

Unfortunately, the use of these non-renewable
fossil fuels such as natural gas, gasoline, diesel,
and coal contribute to greenhouse gas emissions,
which are a global problem with local
consequences. The ongoing accumulation of
these emissions into the atmosphere will
continue to modify the landscape through rising
sea levels and exacerbates both routine and
extreme weather events.
Energy-efficient
practices and tools that reduce energy usage can
help curb the amount of greenhouse gases that
are generated. These practices can include
techniques used to maximize energy efficiency,
such as the use of LED lighting and “smart”
technology
that
adjusts
lighting
and
heating/cooling in rooms when they are being
utilized, but also alternative energy systems such
as solar, wind, and geothermal.
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Incentive programs from the state and federal
governments have helped reduce the sticker
shock associated with the up-front costs of
equipment and installation. Strategic capital
investments can help reduce long-term operating
costs, such as efficiency measures for
construction of new municipal facilities, retrofits
of existing facilities, and improvements made
during regular maintenance activities (such as
replacing lights, appliances, and windows when
needed). Such investments can be informed
through an “energy audit,” which studies energy
use and demands from building and vehicles,
identifying specific action strategies intended to
provide the greatest return on investment. The
New Jersey Clean Energy Program provides 100
percent reimbursement for energy audits of
public facilities.

2019 New Jersey Energy Master Plan
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Governor Murphy unveiled the finalized 2019
New Jersey Energy Master Plan (EMP) Pathway
To 2050 in January 2020, envisioning initiatives to
achieve 50 percent clean energy by 2030 and 100
percent clean energy by 2050. The plan concedes
that the State’s current trajectory will not allow it
to meet these goals, so the Master Plan identifies
major contributors to the state’s carbon
footprint—such as transportation and electric
generation—and evaluates carbon neutral
solutions. In reducing the dependence on fossil
fuels, the EMP outlines seven key strategies
guiding New Jersey’s path to energy efficiency,
each with underlying goals and objectives
intended to aid the transition to a clean energy
future.

While the strategies, goals, and objectives of the
Energy Master Plan are geared primarily toward
state agencies and policy, many have the
potential for replication on the local level,
including, conversion of fleet vehicles to electric,
installation of electric vehicle charging
infrastructure, increasing transportation options,
reducing congestion, encouraging transit
oriented development, installation of alternative
energy systems, improving energy efficiency in
new and existing construction, develop shared
bike and scooter programs, and incentivize
energy efficient purchasing. As such, Goal 6.1
and its underlying objectives seek to encourage

municipalities to establish and enact community
energy plans that will allow them to identify their
own priorities and obstacles that will allow them
to complement the Energy Master Plan. The EMP
suggests that a Community Energy Plan could

217 Union Township Master Plan | Green Building and Environmental Sustainability Element

include community redevelopment mechanisms
to increase public space, walkability, and bikeability; decrease congestion and idling; and
enable equitable, multi-modal transportation
opportunities to improve public health and
quality of life. The EMP suggests that solid waste
reduction plans, such as through a municipal
composting program, could provide numerous
benefits, including the reduction in energy
resulting from a reduction in waste that is sent to
the landfill.

Waste and Recycling
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Union
Township’s
1988
Master
Plan
Reexamination included a recycling element,
following the 1987 adoption by then Governor
Kean of the New Jersey Statewide Mandatory
Source Separation and Recycling Act. This
recycling element included a recycling
ordinance, intended ensure the Township’s
compliance with the 1987 law. This ordinance
was later amended in 2010, which updated and
consolidated ordinances related to residential
and non-residential recycling. The Township’s
ordinance is consistent with that of the Union
County District Solid Waste Management Plan.
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The Township’s Department of Public Works
(DPW) collects solid waste and recyclable
materials from residential dwelling units and
some commercial establishments. Multifamily (5
or more dwelling units), commercial and
institutional establishments are required to set up
and maintain a recycling system. Solid waste is
transported to the Union County Resource
Recovery Facility in Rahway for processing into
energy.
The Public Works Department provides curbside
pick-up of the following:
•

Weekly: Mixed paper, plastic bottles,
aluminum cans, tin cans, glass jars and
bottles for recycling. In addition, weekly
pickup is provided for household garbage
and Bulk Materials (Weekly, but limited to
3 pieces) including furniture, wood,
mattresses, box springs, play equipment,
and microwave ovens.

•

Bi-Weekly Pickup: Cardboard.

•

Semi-regular curbside pickup of grass and
leaves are offered during the grass
collection season. Outside the grass
collection season, grass and leaves are
picked up weekly as part of bulk collection.

•

The DPW offers pickup of appliances by
appointment only and is limited to 1
pickup of 2 pieces per household per
month, including for: Washing machines,
Dryers, Stoves, Air Conditioners, Hot
Water Heaters, Freezers, Cast Iron and
Steel Tubs.

For electronics, the DPW permits drop off at the
DPW facility or throughout the County’s
Collection Program.
The Township does not handle disposal of many
hazardous wastes, including tires, medication,
smoke detectors, fire extinguishers, propane
tanks, antifreeze, corrosives and cleaners,
thermostats, syringes, motor oil, scrap metal,
aerosol cans, caustics, compact fluorescent light
bulbs, helium tanks, fluorescent bulbs, mercury
switches, gasoline, pesticides, herbicides, pool
chemicals, and solvents and thinners. Many of
these products can be disposed of at county
Household Special Waste events, which are held
throughout the year. Other items, such as
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medications, syringes, smoke detectors, and
batteries may be disposed of at special locations.
Construction debris, along with concrete,
asphalt, rock, tree logs must be disposed of
privately.

Resilience Planning
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The concept of resilience planning has emerged
as an important aspect of managing extreme
weather, particularly in the aftermath of
Hurricane Sandy in 2012. In this context,
resilience refers to the ability of a community to
safely manage weather events, from protecting
people and property, to allowing them to quickly
return to daily life with as minimal interruption
as possible. As a result, resilience addresses many
aspects of land use, transportation, safety, and
operations:
•

•

Identifying approaches that minimize
damages.

Resilience, as a component of sustainability
represents a comprehensive approach to
managing the built and natural environment.

Hurricane Sandy
The New Jersey Department of Community
Affairs (NJDCA) established a Post Sandy
Planning Assistance Grant Program, to support
long
range
planning
for
community
redevelopment in municipalities and counties
that would address conditions created or
exacerbated by the storm, and to provide
approaches to rebuilding a community to be
more resistant to damage from future storm
events and encourage sustainable economic
growth.
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In addition, the township has taken several
actions related to waste disposal to improve
sustainability. This has included participation in
the County’s community paper shredding day
and assisting residents with recycling guidelines
through a series of media (on-site attendant at
DPW facility, website materials, local television,
and township calendar).The township also
practices a “cut it and leave it” method to
mowing on municipal properties, whereby
clippings are left on the lawn as opposed to
disposal. This practice has been actively
promoted by the township to residents as a way
to naturally recycle grass clippings and reduce
waste.

the greatest extent possible, and where
these items cannot be moved, and,

Identifying ways to remove people,
property, and infrastructure from risk to

This program required communities to first
prepare a Strategic Recovery Planning Report
(SRPR) to evaluate the impacts of the disaster on
community features, focusing on planning goals,
strategies, and priorities leading to actions that
are needed for public safety and economic
recovery as a prerequisite to additional grant
funding.
Union County adopted a SRPR in July 2014. The
report documents the extensive damage affecting
all 21 municipalities, including downed trees
causing property damage and mass power
outages, and flood damage from the Rahway
River, which flooded public infrastructure and
private dwellings, causing millions of dollars in
damage.
The surge in needed personnel
stretched
the
county’s
resources
and
communication abilities thin during the storm’s
aftermath. Police departments, for example,
were strained when many were needed for safety
and relief missions but were occupied by trafficrelated tasks such as guiding downed traffic light
intersections. The below is a summarized list of
recommendations provided in the Union County
SRPR for reducing future storm vulnerabilities:
•

Support the expansion of participation in
FEMA’s Community Rating System (CRS).
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•

Evaluate options for evacuating or
providing aid to vulnerable populations
and neighborhoods.

Community Rating System

•

Analyze the Raritan Valley stream corridor
development designs, redevelopment
plans, and site plans to provide
recommendations and model stream
corridors based on existing best practices.

•

Develop a virtual “emergency operation
center” with full communication to all
County and municipal personnel.

The Federal Emergency Management Agency
(FEMA) provides communities the ability to
access subsidized flood insurance through
participation in the National Flood Insurance
Program (NFIP) if they agree to regulate
floodplain development based on a minimum set
of standards. Under the Community Rating
System (CRS), communities that wish to adopt
higher standards than the NFIP minimum
requirements can receive additional reductions
in flood insurance premium rates.

•

Provide backup power for traffic lights at
key County traffic intersections and at
fueling stations.

Participation in the CRS program rewards
communities for activities that help reduce flood
risk, which include:

•

Prepare a comprehensive Recovery and
Resiliency Plan that is designed to integrate
and coordinate the goals, objectives, and
recommended strategies and actions in the
County’s updated Hazard Mitigation Plan,
Health and Wellbeing Assessment,
sustainability initiative, and evaluation of
vulnerable populations and
neighborhoods.

A mix of regulatory actions.
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Improve the County’s system for
documenting emergency work, including
descriptions of work and hour logs. This
should also include increasing hardware
inventory for performing these tasks, such
as more laptops in the Department of
Public Works’ trucks.
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•

•

•

Improve outreach and education for the
public about emergency awareness.

•

Provide recommendations to urban coastal
towns about resilient land uses and land
use planning practices for coastal areas.

•

Update the County Transportation Master
Plan.

•

Video log all county roads.

•

Create a GPS system for work that is
performed during and after emergencies to
identify where workers and County
vehicles are, to be monitored from a virtual
emergency operations center.

•

Acquisition of flood-prone properties.

•

Floodplain management plans.

•

Drainage system maintenance.

•

Emergency preparedness and response.

•

Providing information to the public on
flood risk and how to minimize flood
damage.

Each activity is credited a certain number of
points, which then translate to the percent
reduction for the community’s flood insurance
premiums, of up to 45 percent. Currently, Union
Township participates in the National Flood
Insurance Program, however, it does not
participate in the Community Rating System
program.

Social Sustainability:
Environmental Justice and
Healthy Communities
As described in the introduction, the concept of
sustainability seeks to balance the needs of the
environment, economy, and society as part of the
decision-making process.
Different programs managed by the town,
county, state, and nonprofits are designed to
advance social sustainability. Other municipal
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Figure 74: Union's Community Garden

D

actions directly relate to social sustainability,
such as those described in the other elements of
this Master Plan, such as providing land uses and
transportation options that support residents and
visitors of all ages and abilities.

Environmental Justice

Related to social sustainability is the concept of
environmental justice. According to the US EPA,
environmental justice is a term used to describe
the fair treatment and meaningful involvement of
all people regardless of race, color, national
origin, or income with respect to the
development, implementation, and enforcement
of environmental laws, regulations, and policies.
Fair treatment means that no group of people
should bear a disproportionate share of the
negative environmental consequences resulting
from industrial, governmental, and commercial
operations or policies. Meaningful involvement

means that people have an opportunity to
participate in decisions about activities that may
affect their environment and health, public
contributions can influence decisions of
regulatory agencies, community concerns will be
considered in the decision-making process, and
decision makers will seek out and facilitate the
involvement of those potentially affected.
As such, Environmental Justice features
prominently in sustainability, ensuring that
everyone
is
protected
from
negative
environmental impacts, such as pollution, and
that
everyone,
including
low-income
populations, seniors, persons with disabilities,
and other vulnerable populations, has access to
clean and healthy living conditions.
Environmental justice is increasingly a
consideration as part of infrastructure projects
and development projects For example, ensuring
that open space acquisitions equitably serve
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resident and include not only traditional large
swaths of natural lands, but urban parks that
provide
recreational
opportunities,
and
ecosystem services (stormwater management, air
quality mitigation, and reduced heat island
effects). Promoting smart growth development
encourages active lifestyles, reduces car usage,
and can improve localized air quality issues.
Redevelopment of older structures can help to
mitigate risks from lead and other potential
contaminants.
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On April 20, 2018, Governor Phil Murphy signed
Executive Order No. 23, which directs NJDEP,
with support from other state agencies, to
develop guidance on how all state departments
can
incorporate
environmental
justice
considerations into their actions. In December
2018, NJDEP released a draft guidance document
for
public
comment.
The
document
recommended state agencies utilize tools
prepared by the EPA, in conjunction with other
available data, to screen whether a community is
considered to be burdened by environmental or
other stressors. The document also identified
specific challenges for environmental justice
communities,
including
excessive
and

disproportionate
exposure
to
pollution
(including air pollution from stationary and
mobile
sources,
lead
contamination,
contaminated sites, and pesticide exposure),
cumulative health impacts from exposure to
many pollution sources, underlying social
conditions that contribute to cumulative health
effects (lack of access to affordable housing,
health care, healthy food, safe and clean public
transportation,
and
green
areas),
and
vulnerability to climate change. The document
specified that each state department or agency
with programming that affects environmental
justice
communities
must
develop
an
Environmental Justice Action Plan. While this
executive order is generally targeted mainly
toward state operations, it can serve as a model
for the township to evaluate its own practices.

Community Health

Community health is a broad topic that
encompasses many areas. Like other topics,
community health not only includes healthrelated programming, but also development and
redevelopment which improves quality of life.
From a land use perspective, community health

R

Table GB-1
New Jersey Healthy Communities Network (NJHCN) Strategies for Active Living and
Healthy Eating

Active Living Strategies

•
•
•
•
•

Increase / Create Green Space / Parks
Joint / Shared Use Agreements
Streetscape Design for Increased Physical Activity
and Community Safety
Connecting Existing Community Resources to Transit
and Active Transportation Opportunities
Walking and Biking to School Initiatives
Community Safety as an Avenue for Increased
Physical Activity
Unconventional / Non-Traditional Places for Physical
Activity
Community Based Social Support for Physical Activity

D

•
•
•

Healthy Eating Strategies

•
•
•
•
•
•
•
•

Community Gardens
Farmers Markets/Stands/Mobile Markets
School Breakfast Programs
School Fruit & Vegetable Gardens
Competitive Pricing for Healthy Foods
Improve Retail Sales Environments in
Support of Access to and Purchasing of
Healthy Foods
Healthy Vending Strategies
Healthy Menu Initiatives at Restaurants

Healthy Eating, Active Living Strategies
•
•
•
•

Community Assessments for Healthy Eating and Active Living
Comprehensive School Wellness Policies with Clear Implementation Plans (Led by School Wellness
Committee)
Nutrition and Physical Activity Policy, System, Environmental (PSE) Interventions in Schools, Preschools,
and Child Care Centers
Improve Access to Healthy Foods and Opportunities to be Physically Active in Workplaces
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can relate to air and water quality, safe access to
recreation and mobility, and convenient access to
fresh foods. Communities have increasingly
examined health as a component of planning and
development, informed by a Health Impact
Assessment (HIA). A Health Impact Assessment
(HIA) is a tool that can help communities
improve public health through community
design by evaluating the potential health impacts
of different plans and policies. lxxi

Old Buildings and Lead
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Lead contamination has been one issue that has
received both national and local attention. Once
readily used in fuels, paints, plumbing,
cosmetics, chemicals, and electronics, lead is a
heavy metal that is highly toxic and can cause
severe neurological and kidney damage. Most
recently, the health impacts from lead have been
tied to outdated water infrastructure, particularly
the service lines, fixtures, and interior plumbing
of
older
structures,
including
houses,
apartments, and schools. According to the US
EPA, homes built before 1986 are more likely to
have lead pipes, fixtures, and solder. lxxii In
addition, older houses, particularly those
constructed prior to 1978, are likely to contain
lead-based paints, which can also create
problems when they flake or chip and are either
inhaled or ingested. As discussed in the
Background Analysis, the median age of the
housing stock is over 60 years, with 84 percent of
houses in Union Township constructed prior to
1980, adding to the concern.
From an
infrastructure standpoint, the Township’s water
provider, NJ American, has been taking steps
since the mid-1990s to reduce the potential for
lead from leaching out of aging water pipes, such
as the addition of corrosion inhibitors into the
treatment process.

Foundation, provides grants to organizations
that implement strategies to support active living
and healthy eating. NJHCN’s strategies for active
living and healthy eating are shown in Table GB1. Since 2011, NJHCN provided $3.2 million in
grants to grantees throughout the state, including
two in Union Township: the Overlook Family
Medicine-Family Promise Union County Health
Education Partnership, and Golden Rule Lodge
No. 24. lxxiii The Overlook Family MedicineFamily Promise Union County Health Education
Partnership began as a way to enable families
experiencing homelessness to participate in
wellness activities in order to meet identified
community health needs, improve screening for
preventable illnesses, and provide education that
empowers the community to achieve their health
goals. The Golden Rule Lodge No. 24 manages
the Vauxhall Community Garden, which
provides fresh vegetables for participating
families, residents at community events, as well
as local food pantries.

New Jersey Healthy Communities
Network

The New Jersey Healthy Communities Network
(NJHCN), a funding collaborative that includes
the Atlantic Health System, the New Jersey
Department of Health, New Jersey Division of
Disability Services, New Jersey Health Initiatives,
Partners for Health Foundation, Russell Berrie
Foundation, and Salem Health & Wellness

Township Health Initiatives

As part of its participation in the Sustainable
Jersey
program,
Union
Township
has
undertaken numerous initiatives to promote
community health, in addition to other
programs, such as the annual Mayors 5K
(referenced in the Economic Development
element) and actions, such as its extensive park
system (referenced in the Parks element). This
includes:
•

Enhanced access to fresh foods, such as
through the revitalization of an outdated
tot-lot by transforming it into a community
garden and hosting a farmer’s market in
the parking lot of the Township’s
Administration Building.

•

Prohibition on smoking within 25 feet of
any entrance for all Township-owned
buildings.

Sustainable Economic
Development
Economic sustainability principles are referenced
throughout this Master Plan, which seek to
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improve living standards and the business
environment through the:

incentivizes residents, both homeowners and
renters, to shop local.

•

Redevelopment and rehabilitation of
existing infrastructure.

Goals and Objectives

•

Revitalization of downtown areas.

•

Improved transportation access for
residents, businesses, and visitors.

GOAL 1: Pursue Clean Energy
Alternatives and Reduce Energy
Consumption
•

Promote energy efficiency programs
offered by utilities, state, and federal
government.

•

Encourage the use of green building
standards as part of new development
and redevelopment.

•

Implement sustainable best practices in
new and renovated municipal facilities.
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In many ways, economic sustainability follows
many of the concepts of smart growth.
Techniques include mixed-use development and
transit-oriented development, which provide the
opportunity for a variety of land uses within
walking distance of one another, and access to
trains, buses, and other forms of public
transportation. The statewide nonprofit, nonpartisan organization New Jersey Future has
sought to promote smart growth policies on the
state level, conducting research to inform policies
and best practices, and providing assistance to
communities on the local level to address issues
related to equity and resilience. In a 2015 report
coauthored by New Jersey Future and the
national Smart Growth America, researchers
found that as density increases, per-capita road
needs decrease, suggesting road-maintenance
savings could be realized through smarter
growth through more compact development
patterns. lxxiv
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Compact development also supports the
provision of more transit services and reduced
reliance upon the automobile, particularly when
fewer daily trips require automobile use.
Compact development also helps protect natural
lands and open space, increases a sense of place,
and typically provides a more diverse housing
stock to serve a wider audience; ultimately,
striving to reduce the generation of greenhouse
gases and improve overall sustainability.
In addition to its existing efforts to incorporate
smart growth, and those recommended as part of
this Master Plan, the Township has undertaken
efforts as part of its Sustainable Jersey
certification to incorporate sustainability into the
local economy. This has included recognizing
businesses that have taken measures to
incorporate sustainability, as well as establishing
a Property Tax Reward Program, which

•

Consider energy efficient design in
development and retrofit of municipal
facilities.

•

Transition the municipal vehicle fleet to
electric vehicles.

•

Install
electric
vehicle
charging
infrastructure at public facilities.

•

Work with utilities to provide electric
vehicle
charging
infrastructure
capability at streetlights and utility poles.

•

Require electric
infrastructure as
redevelopment.

•

Maximize the use of renewable energy
sources for all public facilities.

•

Identify public facilities and municipal
open spaces that could support
renewable energy production, including,
but not limited to, solar, wind, and heat
pumps.

•

Permit alternative energy facilities and
electric vehicle charging stations as
accessory uses in all zones.

•

Conduct a local government energy
audit.

vehicle charging
part of future
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GOAL 2: Mainstream Sustainability
•

Establish a municipal sustainability
coordinator to work with different
departments to implement sustainable
measures and practices.
Maintain Sustainable Jersey certification.
Take actions to increase the Township’s
certification from Bronze to Silver.

•

Reduce impermeable surfaces, heat
island impacts, and stormwater runoff
using green infrastructure.

•

Evaluate environmental justice issues as
part of development, redevelopment,
and open space acquisitions

•

Promote smart growth development in
downtown and neighborhood centers.

•

Consider a green purchasing policy for
municipal activities.

•

Investigate the feasibility of a municipal
composting program

•

Prepare a municipal-wide Community
Energy Plan.

R

Identify opportunities to develop and
install
green
infrastructure
demonstration projects that can be used
for the dual purpose of enhancing
municipal sustainability efforts and
educating residents and businesses.

D

•

Conduct a floodplain study to identify
problematic flood areas in town and
area-specific mitigation measures.

•

Inventory all municipally owned lands
located in the floodplain.

GOAL 4: Promote Public Health and
Wellness
•

Provide access to exercise and recreation
opportunities

•

Consider public health as part of future
policies and regulations

•

Promote environmental justice as part of
municipal operations and actions.

•

Conduct a heat island assessment to
identify opportunities for mitigation.
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•

•

GOAL 3: Advance Community
Resilience
•

Identify
and
reduce
potential
impediments to resilience in the zoning
code.

•

Participate in the National Flood
Insurance Program’s (NFIP) Community
Rating System (CRS) program.

•

Conserve
natural
resources
environmentally sensitive areas.

•

Consider resilience as part of planning
and capital improvements.

GOAL 5: Embrace Sustainable
Economic Development
•

Promote the Township’s parks and open
spaces

•

Promote connections between local
businesses and the township’s cultural
and historic resources

•

Support
resilient
and
green
infrastructure that responds to the needs
of residents, businesses, and visitors

•

Pursue Transit Village designation for
Union Center. Support efforts by Roselle
Park to pursue Transit Village
designation.

•

Improve connections between people,
jobs, and services by fostering smart
growth development in downtown and
neighborhood centers.

and
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Figure 75: Community Facilities Map

Introduction
Providing access to high quality programs,
services, amenities, and facilities that address
community needs is important to ensure that
Union Township remains a desirable place to
live, work, play, and invest. Facilities and
services are provided by different levels of
government, including the Township, School

District, and State. Information related to
recreation facilities in Union Township is
described in further detail as part of the Parks
and Recreation Element.
This Element describes existing facilities and
services located in Union, highlighting those
owned, operated, and managed by the
Township, and concluding with a set of Goals
and Objectives.
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Figure 76: The Township's James C. Conlon Soccer Field, a turf field which was opened in November 2018 and is located adjacent to the
Township's DPW Facility and Union High School.

R

Municipal Facilities

D

Municipal Building—1976 Morris
Avenue

The Municipal Building houses most township
departments and services; some of the major
departments include the Building Department,
Community
Development,
Economic
Development, Engineering, Clerk’s office, and
the Township Committee.

Senior Center—968 Bonnel Court
Union Township’s senior center is in Union
Center and provides a space for residents 60 and
older to engage in recreational activities such as
group meetings, adult education courses, and
cable television viewing.

provided, with current usership estimated at 200
seniors per week. The parking area for the senior
center is open to the public, which, given its
location in the downtown and limited capacity,
has led to some difficulties for seniors interested
in using the facility when the lot reaches capacity.

Public Works—1 Swanstrom Place
Public Works offers services to residents such as
drainage repairs, refuse and recycling collections,
road maintenance, snow plowing and street
sweeping, as well as the Township’s
transportation services.
The department
maintains over 650 streets throughout the town,
along with the Township’s park system. The
Public Works facility includes a surface parking
lot which is covered by a solar canopy.

Approximately 12,000 seniors use the facility on
an annual basis. The senior center hosts trips for
seniors to various destinations. Smaller trips,
such as for shopping and medical visits, are also
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Municipal Court—981 Caldwell Avenue

The Municipal Court maintains criminal and
traffic violation records for the public as well as
scheduling cases for hearings.

Police Department
Union Township’s police force is professionally
trained, providing services to the community.
The main facility is located at 981 Caldwell
Avenue, with a firearms training facility at 980
Jefferson Avenue. The services provided by
police department include: staff services
(education, emergency management, and
community engagement); records, property, and
court departments; internal affairs; patrol;
investigations; and traffic.

AF
T

Union Recreation Department—1120
Commerce Avenue

Public Safety and Emergency
Services

The Recreation Department provides recreation
opportunities for the community that are both
affordable and diverse. Throughout the year, the
department hosts a myriad of events that may be
experienced by everybody, spanning a wide
variety of interests and abilities.
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Animal Shelter—980 Jefferson Avenue

Fire Department

D

The Animal Shelter is run by the Township’s
Health Department under the Animal Control
Program, which is responsible for rabies control,
animal complaints, street patrol, and the capture
of stray animals.

Public Parking

The town maintains 677 off-street public parking
spaces in 11 lots in downtown Union Center.
Currently, the Township only charges a fee at its
197-space Park & Ride lot.

Vauxhall Meeting Center—333 Russell
Street
Officially named the Congressman Donald M.
Payne Vauxhall Meeting Center in 2018, this
facility replaced the former Vauxhall Branch
Library.

The township’s fire department provides fire,
rescue, and EMS services to both the community
and Kean University. The department consists of
3 stations around town, including Station #1
(Headquarters) at 1 Bond Drive, Station #2 at
2493 Vauxhall Road, and Station #3 at 1221
Morris Avenue. The department is staffed by
over 100 career firefighters and civilian
employees, and its main fleet is composed of
three engines, one ladder truck, one rescue-
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pumper, and one basic life support (BLS)
ambulance.

Hospital—1000 Galloping Hill Road
Overlook Medical Center’s Union Campus—part
of the larger Atlantic Health System nonprofit
private healthcare company—features an ER as
well as physician and outpatient services. The
Union campus has 24 beds, offering 24/7 services
such as, but not limited to, cardiovascular care,
comprehensive stroke care, on-site laboratory
services, and on-site radiology services.

Libraries
Union Public Library—1980 Morris
Avenue
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Shared Services

Shared services offer one way to maintain a certain level
of service expected by residents and businesses, while
minimizing tax increases. Shared services can occur
between municipalities, municipalities and county
government, as well as municipalities and school districts.
The Township has participated in shared service programs
with neighboring communities in the past, including
Kenilworth, Roselle, and Fanwood. In the case of
Kenilworth, the Township has provided the Borough with
Animal Control Services and a Health Officer. The Township
has shared the use of its firearms training facility with police
departments in Kenilworth, Roselle, and Roselle Park. It has
also shared this facility with the County’s Police Academy,
the Port Authority of NY and NJ, and the U.S. Marshals
Service.

R

The library is a vital source of educational,
social, and cultural resources for the
residents of Union. It provides a variety of
fiction, non-fiction, and audio-visual
collections as well as collections of materials
unique to the town. The Union Public
Library also acts as a space for various
meetings, workshops, and community
events.

D

Vauxhall Branch Library—123
Hilton Avenue

The Vauxhall Branch Library provides
residents with a unique collection of works
such as its African American collection and
other materials of special interest to the
African American community. The library

The Township provided the Borough of Fanwood with a
Qualified Purchasing Agent. The township has also
participated in a shared program with the Board of
Education to provide a School Resource Officer.
In 2018, the State of New Jersey, through the Department
of Community Affairs (NJ DCA), launched a web-based
Shared Services Portal, providing local governments and
school districts with additional resources and technical
assistance.
Data source: New Jersey League of Municipalities.
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also holds events throughout the year such as arts
and crafts, book discussions, film programs, and
story time.

R

Schools

D

Union Township’s public school system consists
of one high school, two middle schools, and
seven elementary schools, enrolling over 7,000
students for the 2018-2019 school year, down
over 6 percent from the 2010-2011 school year,
when enrollment was over 7,500 students. lxxv In
2019, the district received grant funding from the
state to provide full-day pre-kindergarten (prek). The district provides before and after care at
each school through the YMCA of Eastern Union
County.

Union High School—2350 North 3rd
Street
Union High School that serves students in ninth
through twelfth grade, with approximately 2,166
students enrolled. The school was originally
constructed in 1958. The school contains
recreational fields for football, track, soccer,
baseball and softball, along with parking to serve
student drivers.

Burnet Middle School—1000 Caldwell
Avenue
Burnet Middle School is a public school that
serves students in sixth through eighth grade,
with approximately 961 students enrolled. The
school was originally constructed in 1924 and is
named after Colonel Daniel Burnet, a prominent
Union resident who participated in the American
Revolution. The school contains an open space
field used for recreation.

Kawameeh Middle School—490 David
Terrace
Kawameeh Middle School is a public school that
serves students in sixth through eighth grade,
with approximately 674 students enrolled
currently. The school was originally constructed
in 1956. The school contains an open space field
used for recreation.

Jefferson Elementary School—155
Hilton Avenue
Jefferson Elementary School is a public school
that serves approximately 544 fifth grade
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students. The school was originally constructed
in 1915 and was recently remodeled. The school
has a paved playground.

Battle Hill Elementary School—2600
Killian Place
Battle Hill Elementary School is a public school
that serves students from pre-k to the fourth
grade, with approximately 391 students enrolled
currently. The school was originally constructed
in 1954 and is named after a battle fought during
the Revolutionary War during the Battle of
Springfield. The school has a paved playground
and open space recreation area.

Hannah Caldwell Elementary School is a public
school that serves students from pre-k to the
fourth grade, with a current enrollment of
approximately 508 students. The school has a
paved recreation area and a cushioned
playground.

Livingston Elementary School—960
Midland Boulevard
Livingston Elementary School is a public school
that serves students from pre-k to the fourth
grade. Enrollment for the 2018-2019 school year
is approximately 424 students. The school was
originally constructed in 1927 and has a paved
recreation area and playground.
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Connecticut Farms Elementary
School—875 Stuyvesant Avenue

Built in 1941, Connecticut Farms Elementary
School is a public school that serves students
from pre-k to the fourth grade, with
approximately 403 students enrolled currently.
The school has a paved recreation area and
playground.
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Franklin Elementary School—1550
Lindy Terrace

D

Built in 1931, Franklin Elementary School is a
public school that serves students from pre-k to
the fourth grade, with approximately 417
students enrolled currently. The school has a
paved recreation area and playground.

Hannah Caldwell Elementary School—
1120 Commerce Avenue

Washington Elementary School—301
Washington Avenue

Built in 1931, Washington Elementary School is a
public school that serves students from pre-k to
the fourth grade, with a current enrollment of
approximately 575 students. lxxvi The school has a
paved recreation area and playground.

Hamilton School—Burnet Avenue
The Hamilton School was originally constructed
in 1908. The building is currently utilized by the
school district for offices.

Administration Building-2369 Morris
Avenue
Administration offices for the Board of Education
are in the James M. Caulfield Administration
Building, located adjacent to the High School.
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Kean University—1000 Morris Avenue
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Kean University is a public university serving
students in liberal arts and the sciences. Founded
in 1855 as the Newark Normal School, the school
was moved to Union, to the site of the Kean
family’s ancestral home.
The school was
renamed in 1973 to Kean College of New Jersey,
then later to Kean University of New Jersey, upon
its acquisition of university status in 1997. Kean

has expanded to include campuses in Morris
County (Skylands), Ocean County (Ocean), and
internationally with a campus in China
(Wenzhou-Kean University). The University’s
Main Campus and Liberty Hall Campus, both in
Union Township, compose approximately 170 of
the University’s 240.4 domestic acres. lxxvii
Enrollment at its Union campus is approximately
13,030 students for the 2019 academic year. lxxviii
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Where do we park?
A sentiment heard throughout the public engagement process concerned the limited
availability of parking, particularly around Union Center.
A parking study was conducted in 2019 by Timothy Haahs & Associates Inc. to evaluate
parking demands in Union Center. After investigating existing demands, the study
examined the potential impacts generated by future development (both from approved
redevelopment projects and through leasing of vacant retail spaces) to project the total
impact on existing parking facilities, both on and off street.

R
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The study found that present day parking
demands during weekday peak hours results
in the use of 60 percent of available onstreet parking spaces in the downtown. For
public parking lots, peak weekday demand
resulted in the use of 65 percent of available
parking spaces, while private parking lots
peaked at 69 percent occupancy. On the
weekend, peak weekend on-street demand
was found to reach 72 percent, while offstreet was only 32 percent in public lots and
54 percent in private lots.

D

After factoring in future growth, the study found that the downtown will continue to
maintain a surplus of available parking. Due to the decentralized character of available
on and off-street parking spaces, however, the report noted that parking will become
increasingly difficult to find.
To reduce the perception of limited parking availability and the congestion generated
from cars inefficiently searching for parking, the study concluded with recommendations
to improve ease of parking access in Union’s downtown. These recommendations
addressed parking management, parking enforcement, communications and marketing
(i.e. better mapping, improved signage, website), management of off- and on-street
parking, smart growth strategies (i.e. shared parking arrangements, encouraging
bike/scooter/vehicle sharing programs, adjusting parking fees). The study also suggested
that if Union Township intends to promote higher-density mixed-use development in the
downtown, then it may be necessary to conduct a site feasibility analysis for the
development of a centralized structured parking facility which could provide more
parking for future development.
It should further be noted, that as part of the public engagement process, community
members described instances where entire front yards of residential properties were
utilized to park further exacerbating the appearance of a parking availability issue. A
copy of the 2019 Downtown Parking Study is included in the Appendix.
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Utilities

New Jersey American Water Company provides
water to residents and businesses in Union
Township through their Raritan System. The
Raritan system provides service to 49
municipalities throughout Hunterdon, Mercer,
Middlesex, Morris, Somerset, and Union
Counties across 205,035 service connections. lxxix
Data from the New Jersey Department of
Environmental Protection (NJDEP) from January
14, 2020 indicates that the water system has
capacity available for new development of just
over 72 million gallons per day (MGD). lxxx

In many of New Jersey’s older cities,
including Elizabeth, wastewater
(sewage) and stormwater are collected
and treated through a single system. In
these combined sewer systems,
infrastructure capacity can be
constrained, particularly during rain
events. This can limit future development
if capacity must be dedicated to
handling rainwater, in addition to the
sewage itself.

Wastewater
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Water

Inflow and Infiltration—The
Hidden Wastewater Stressors

D
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Developed and developable lands in Union
Township are in a sewer service area, meaning
that most properties send their wastewater into a
centralized sewer system, as opposed to on-site
treatment, such as septic. In Union township,
wastewater is managed by the Joint Meeting of
Essex & Union Counties, of which it is a member,
along with East Orange, Hillside, Irvington,
Maplewood, Millburn, Newark, Roselle Park,
South Orange, Summit, and West Orange.
Wastewater is treated at the Edward P. Decher
Secondary Wastewater Treatment Facility in
Elizabeth, which is permitted to treat a total of 85
million gallons per day. To help optimize the
system and improve capacity availability, the
Joint Meeting has required applicants to reduce
Infiltration and Inflow by 3 gallons per every 1
gallon of sewage proposed by a development.
The Township utilizes an inventory conducted in
1994, lxxxi which identified leak locations in the
wastewater collection system to inform where
repairs can be made to meet these reduction
requirements.

Energy

In communities where infrastructure was
developed more recently, including in
Union Township, wastewater and
stormwater are separated and
managed individually. While the
separated systems prevent the direct
entry of stormwater into the sewer
system, stormwater can still enter the
wastewater system in two ways: inflow
and infiltration, which reduce the
efficiency of the system by limiting the
potential capacity available for future
development. Inflow occurs when roof
gutter downspouts or sump pumps
discharge into a wastewater line, and
infiltration occurs when rainwater enters
a sewage system due to leaks in the
collection lines. Inflow can be addressed
through such actions as redirecting
gutter downspouts and sump pumps to
the yard or street, while infiltration can
be addressed through maintenance
and repairs to the wastewater system.
These actions can optimize the existing
system, providing more capacity to
accommodate future growth in the
community, while reducing the
unnecessary costs of treating stormwater
with wastewater.

Electric service is provided by PSE&G, while
natural gas service in Union Township is
provided by the Elizabethtown Gas Company.
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Goal 3: Maximize the use of existing
and planned facilities consistent with
the efficient use of public funds.

Goals and Objectives
Goal 1: Continue to provide and
maintain public safety services.
•

Consistently and regularly
parking requirements.

•

Regularly assess department technology
to enhance efficiency.

•

Inventory
certifications.

•

Maintain appropriately trained support
staff for nonemergency programs such as
prevention, training and, administration.

•

•

Achieve the storm water quality
standards established by the NJ
Department
of
Environmental
Protection. Consider opportunities to use
green
infrastructure
to
manage
stormwater while also yielding aesthetic
and recreational benefits.

•

Maintain facilities that are in current use
and renovate or reuse obsolete facilities
for other uses.

employee
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Inventory existing infrastructure to
inform capital investment planning,
including an update to the Township’s
1994 Sewer Evaluation Study.

Encourage
regularly
scheduled
infrastructure maintenance consistent
with long range plans to avoid system
failures and maximize efficiency and
effectiveness.

D

•

•

enforce

Goal 2: Maintain and upgrade existing
public infrastructure including roads,
wastewater systems, and stormwater
systems to ensure their long-term
viability.
•

Preserve existing public lands and open
spaces and provide for the expansion of
community facilities needed to serve the
needs of the citizens.
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current

•

Continue rehabilitation programs while
pursuing selected replacement and
expansion projects to accommodate
growth and redevelopment.
Study and periodically review future
service needs and implementation
methods.

•

Conduct a feasibility analysis for
constructing a new recreation center.

•

Promote water conservation measures to
maximize water and wastewater
capacity.

•

Identify and implement opportunities to
reduce infiltration and inflow.

•

Adopt the recommendations of the 2019
Downtown Parking Study. Consider
additional
parking
studies
for
neighborhood centers throughout town.

•

Conduct a feasibility study, including a
financial analysis, for structured parking
in Union Center.

Goal 4: Cooperate with surrounding
communities, County, and State
organizations to make the best use of
available public facilities.
•

Explore potential opportunities to create
efficiencies through shared services.
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Introduction
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Historic resources provide or
enhance
the
character
of
a
community. Historic preservation is
a community’s tool to identify
significant historic and archaeological
resources, protecting them from
external development pressures. Its
powers, however, extend past
conserving historic structures and
scenic views. Historic preservation
can have wide-ranging impacts such
as stimulating the local economy
through heritage tourism, creating
vibrant downtown districts, as well as
generating jobs associated with
historic
rehabilitation
and
revitalization. These investments can
benefit not only historic sites, but
neighboring properties. Historic
preservation also helps to conserve
the history and culture of the
community.
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In many ways, the overall vision of
this Master Plan seeks to respect
Union’s history by encouraging smart
growth and traditional neighborhood
development. As described in the
statement of strategy, this refers to the
types of development patterns and
building massing that existed prior to
the introduction of the automobile,
where daily needs (work, shopping,
services, and housing) were located
within walking distance, or at least Figure 77: 1850 Farm Map of Union Township. Courtesy of Union Township Historical Society.
close enough to a train station or
other transit hub that could provide access to
Township History
larger markets.
Union’s history spans that of Pre-Colonial
This Element reviews existing conditions related
indigenous American cultures, including the
to local history, including policies on the local,
Lenni Lenapi, pre-revolutionary settlements by
state, and federal levels, and includes an
the Dutch and later the English, and the postinventory of recognized historic sites and
colonial events that followed. lxxxii Established as
markers in town in order to outline
Connecticut Farms in 1667, Union Township was
recommendations intended to enhance historic
first settled as an agricultural village due to its
preservation.
abundance of available cropland.
The village was the site of the Battle of
Connecticut Farms, a 1780 conflict fought during
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the Revolutionary War in which General
Wilhelm von Knyphausen’s British troops, in an
effort to meet George Washington’s Continental
Army at Morristown, were intercepted by the
New Jersey Militia; the Militia eventually
withdrew, but von Knyphausen’s army gave up
their enterprise, sparing the Continental Army of
another battle. A scene from this battle became
the inspiration for the seal of Union County.

Approaches to Preservation
In general, historic preservation can range from
the preservation and maintenance of a structure
to respect a specific period in time, such as what
might be seen in a museum, to the recreation and
reconstruction of a historic structure to respect
the original design. For example, the National
Park Service lxxxiv identifies four distinct
approaches to preservation based on factors such
as, but not limited to, a site’s physical condition,
proposed use, and intended interpretation. The
four treatments or approaches include:
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The newly established State Of New Jersey, at the
war’s end, created the Township of Union from
the portion of Elizabethtown containing
Connecticut Farms along with the surrounding
neighborhoods in 1808. The Township rapidly
modernized in the 19th century. New railroads
were built through Union leading to more
development along the rail lines, and the
increasingly dense areas became new towns—
Roselle Park, Kenilworth, Hillside, and parts of
Roselle, Cranford, and Elizabeth. However, large
portions of Union remained rural until the 1920’s
and the rise of the automobile, which, along with
more roadways built, brought development to
parts of Union previously inaccessible to the rail
line.

the 20th century experienced slower growth, and
even slight population loss, and land uses such as
industrial were gradually replaced by residential
and retail uses. Since 2000, Union Township
began a series of redevelopment programs to
reshape the built-out town. The town is now
seeing a rebound in population growth. lxxxiii

Preservation

•

Rehabilitation

•

Restoration

•

Reconstruction

Preservation, the process of sustaining the
existing integrity of an historic site, is mainly

D
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The population increased more than five times in
the decade of the 1920’s, slowed during the
Depression through the second world war, then
continued apace in the 1950’s. By 1970, the
population reached 53,000 residents. The rest of

•

Figure 78: Union Center, 1942.
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reserved for properties whose features and
materials are intact and providing ongoing
maintenance. Though exterior additions are not
within the scope of preservation, it can extend to
upgrading the functionality of a site with
modifications such as modern plumbing and
electrical installations.

Historic Structures in Union
Township
Historic properties are recognized by both state
and national registers. Established in 1966, the
National Register became the country’s primary
listing of significant historic and architecturally
important sites. Also, in 1970, the New Jersey
Register of Historic Places Act was signed to
establish the New Jersey Register of Historic
Places—modeled after the National Register—as
the state’s official list of historic resources. The
nomination process is administered through the
New Jersey Historic Preservation Office (HPO).
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Rehabilitation involves minimal changes to a
property, repairing, altering, or making additions
to a property’s historical features with the intent
of planning for a new or continued use.
Specifically, if an historic structure is
deteriorating, rehabilitation allows for its repair,
rather than its replacement. As part of historic
rehabilitation, materials and designs added to the
site or structure are often encouraged or required
to be congruous with the historical time in which
it originates.

Currently, the only area designated an Historic
Overlay District is largely located on the Kean
University campus, on the east side of Morris
Avenue
and
south
of
the
Vermella
Redevelopment area.
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Like both preservation and rehabilitation,
restoration
also
allows
for
functional
modifications to provide for modern amenities to
a site. Restoration weighs the significance of a
site’s historical periods, to determine its most
significant or appropriate historical context. This
is termed the “period of significance”. Therefore,
the restoration of a property may also remove
features from historical periods that are not the
period of significance for that site.
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If all or a portion of an historic site deteriorated
to the point of nonrecognition, or simply does not
exist anymore, reconstruction may be the
appropriate treatment. Reconstruction allows for
new construction of a site or structure to replicate
the appearance of a period of historic
significance.

Union Township is proactive in preserving its
historic sites. The town established an Historic
Overlay District (HOD). The Overlay District is
a land use tool for promoting and preserving
historic sites for public enjoyment and education
and integrating historic buildings and sites with
the modern environment. An HOD is permitted
in all zoning districts, provided the area is listed
in or eligible for listing in the New Jersey
Register. The town’s planning board ultimately
oversees
all
Historic
Overlay
District
designations. Areas so designated are permitted
unique use and bulk development standards.

The New Jersey and National Registers use the
same nomination criteria for deeming a site of
historical significance, and once a property is
registered within the state, its nomination form is
forwarded to the National Park Service for
consideration to be included in the National
Register. Each site is evaluated based on the site’s
significance in American history, including its
association with events and important persons
that impacted broad patterns of history.
Designations also extend to events that have
yielded, or may be likely to yield, prehistoric
significance. Generally, properties that achieved
significance within the past 50 years are not
eligible for consideration.
As described in the Background Analysis, a
significant portion of structures in town were
constructed over 50 years ago, however, only a
small fraction of sites are eligible or listed. Below
is a listing of those structures, sites, objects, and
districts that have been recognized under one or
multiple of the following programs. One site,
Liberty Hall, has been designated a National
Historic Landmark.
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Table HP-1
Historic Sites in Union Township

"Blue" House (ID#81)
Liberty Hall
COE: 6/9/1997

Historic Archaeological Site (28-Un-33)
(ID#4159)
SHPO Opinion: 3/17/2003

Main Firehouse (ID#2733)
1 Bond Drive
SHPO Opinion: 8/27/1993

Sylvanus Bonnell House
(ID#4157)
1003 Morris Avenue
SHPO Opinion: 3/14/2003
(Listed as part of the Liberty Hall
nomination)

Ingersoll Terrace Historic District
(ID#5550)
Intersection of Ingersoll Terrace and
Boyd Avenue SHPO Opinion: 3/7/2017

Miller House (ID#4393)
297 Colonial Avenue COE:
10/2/2003

Caldwell Parsonage (ID#2729)
909 Caldwell Avenue
NR: 8/12/1982 (NR Reference #:
82004785) SR: 8/7/1981

Garden State Parkway Historic
District (ID#3874)
Entire Garden State Parkway
right-of-way SHPO Opinion:
10/12/2001
Filed Location: Lower Township

Key

Liberty Hall (Governor William
Livingston House) (NHL, ID#2732)
Morris and North avenues NHL:
11/28/1972
NR: 11/28/1972 (NR Reference #:
72000807)
SR: 11/28/1972
(Property also includes John C. Trotter
Homestead, Sylvanus Bonnell House
and Blue House)
Also located in Elizabeth City
Lightning Brook Section of Elizabeth
River Parkway (ID#4155)
Union Avenue
SHPO Opinion: 2/21/2002
Also located in: Hillside Township

R

Green Lane Farm (ID#4156)
1000 Morris Avenue
SHPO Opinion: 3/14/2003
(Kean University Administration
Building)

Voorhees Flower Farm (ID#2735)
Burnett Avenue and Stanley Terrace
SHPO Opinion: 7/27/1994 (Demolished)

Rahway River Parkway Historic
District (ID#4079)
SHPO Opinion: 9/18/2002
Filed Location: Springfield
Township
James Townley House
(ID#2734)
Kean College Campus; Morris
Avenue and Green Lane NR:
5/14/1979 (NR Reference #:
79001530)
SR: 2/16/1979 COE: 8/23/2005

AF
T

First Presbyterian Congregation
of Connecticut Farms (ID#2730)
Stuyvesant Avenue at Chestnut
Street
NR: 4/3/1970 (NR Reference #:
70000398) SR: 2/16/1970

Lehigh Valley Railroad Historic District
(ID#4154)
SHPO Opinion: 3/15/2002
Filed Location: Phillipsburg Town

John Cavallier Trotter House
(ID#2674)
42 North Avenue
SHPO Opinion: 1/3/1980
(Listed as part of Liberty Hall
nomination.)
Union County Park System
Historic District (ID#4424)
SHPO Opinion: 3/18/2005
Filed Location: Berkeley
Heights Township

D

The ID# immediately following each listed site is an identification number used internally by the New Jersey
Historic Preservation Office.
COE: A Certification of Eligibility is issued by the New Jersey State Historic Preservation Officer. For properties
not already listed on the New Jersey Register of Historic Places, a COE satisfies a prerequisite to apply for
funds from the New Jersey Historic Trust, as well as several county preservation funding programs.
NHL: National Historic Landmark refers to a designation by the National Park Service that a property has
national significance. Properties designated NHLs are automatically listed in the National Register.
NR: This abbreviation indicates that a property is listed on the National Register of Historic Places.
NR Reference #: This number is provided for properties which have been included in the National Register
Information System (NRIS) database, which is available online from the National Park Service.
SHPO Opinion: This is an opinion of eligibility issued by the State Historic Preservation Officer. It is in response
to a federally funded activity that will have an effect on historic properties not listed on the National
Register.
SR: This abbreviation indicates that a property is listed on the New Jersey Register of Historic Places (State
Register).
Filed Location: An entry followed by this text indicates a property or district that is in more than one county
or municipality and refers to the main entry. The main entry provides a list of the additional counties and
municipalities in which the property is located ("Also located in") and indicates the filing location at the HPO.
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Historic Marker Locations

11. General Wilhelm von Knyphausen

2. Battle of Connecticut
Farms
3. Caldwell Parsonage
4. Caldwell's Home
5. Carriage House
6. Christopher Columbus

12. General Sir Henry Clinton

D

1. American Troops Withdraw

7. Colonel Elias Dayton
8. Connecticut Farms
9. Connecticut Farms
10. First Presbyterian Church
of Connecticut Farms

13. General von Knyphausen
14. Glenn Avenue
15. Horse Chestnut Tree
16. Jahn's Restaurant & Ice Cream
Parlor
17. Liberty Hall
18. Liberty Hall
19. Liberty Hall
20. Liberty Hall

21. Mass Grave of British and
Hessian Troops
22. Pearl Harbor Square
23. Revolutionary Soldiers
24. Stream Tractor
25. The Blue House
26. The Serpentine Path
27. To the memory of Colonel
Israel Angell
28. Wagon Shed
29. Washington's Headquarters

Figure 79: Historic Markers in Union Township

Historic Markers
Examples of local history are identified through a series of historic markers located throughout Union.
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Historic Marker Inscriptions

Caldwell's
Home

Carriage
House
Christopher
Columbus
Colonel Elias
Dayton

"American troops withdrew west along Elmwood and Morris Avenues toward the
Rahway River Bridge at the Springfield border on June 7, 1780 after heavy fighting at the
First Presbyterian Church."
"In honor of the American soldiers who lost their lives in defense of our newly formed
nation at the Battle of Connecticut Farms 7 June 1780
We dedicate this flagpole to all American Servicemen and Women who served their
country during the last 225 years
Presented by Florence and Charles O. Hoffman Jr.
in Memory of Loved Ones gone – June 21, 2001"
"Site of Parsonage used by James Caldwell family. Burned by British in 1780.
Mrs. Caldwell was killed by a British soldier.
(Lower Marker: )
Reverend James Caldwell and his wife Hannah moved to this site after his church in
Elizabethtown was burned by the British army on Jan. 25, 1780. Caldwell was Chaplain of
the New Jersey Brigade."
"Colonel John Kean built the present carriage house around 1882. The building is an
example of utilitarian Victorian architecture with its distinctive roof shapes, slate roofing,
and brick arches over the windows, doors and tower. The stable was the home for the
work horse used by the Kean’s to maintain the Garden and Farm until the 1950’s."
"Dedicated in memory of the courage and determination of Christopher Columbus. He
followed his dream, and discovered America.
Erected by the Columbia Italian-American Club of Union October 13, 2000"
"American Colonel Elias Dayton ordered a 4 pound cannon to fire east on Morris Ave. at
the advancing enemy. The British were driven back and retreated during the evening of
June 7, 1780."
"Here stood the Presbyterian Church and here was fought the battle, June 7, 1780,
between American forces under General Maxwell and Colonel Dayton and the British
army on its advance to Springfield. The church and village were burned by the British
during their retreat.

D

Connecticut
Farms

Inscription
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American
Troops
Withdraw
Battle of
Connecticut
Farms

R

Marker

Table HP-2
Historic Marker Inscriptions

June 23, 1780, the British second advance here formed into two columns and moved to
Springfield, where they were repulsed.

Connecticut
Farms
First
Presbyterian
Church of
Connecticut
Farms
Gen. Wilhelm
von
Knyphausen
General von
Knyphausen

Erected by the State of New Jersey A.D. 1905"
"On June 7, 1780 about 5000 British and Hessian troops invaded Connecticut Farms (now
Union Township). They stopped at Governor Livingston’s home located at this site."
"The First Presbyterian Church of Connecticut Farms was built in 1730 and burned to the
ground on June 7, 1780 by the British and Hessian army. Reverend James Caldwell was
minister."
"Lt. General Wilhelm von Knyphausen ordered a second British column to march on
Vaux Hall Road in order to out flank American troops fighting on the hill above the First
Presbyterian Church."
"Lt. General Wilhelm von Knyphausen led 5000 British and Hessian troops west on Morris
Avenue on June 7, 1780. His objective was to destroy Washington’s army camped in
Morristown."
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"Dedicated to Lt. Col. John H. Glenn Jr.
Feb. 20, 1962
Project Mercury"
"Planted by Gov. William Livingston’s Daughter Susan In 1770.

D

Marker
Glenn
Avenue

Table HP-2(Continued)
Historic Marker Inscriptions

R

Figure 80: Liberty Hall, 1938

Horse
Chestnut Tree
Jahn's
Restaurant &
Ice Cream
Parlor
Liberty Hall
Liberty Hall

The oldest tree of its type on the NJ State Register"
"On this site formerly stood Union Center's 'Landmark' Jahn's Restaurant and Ice Cream
parlor. In Union from 1962 thru 1998."
"Built in 1772 by William Livingston, later a patriot leader, governor of New Jersey, 177690, Member of Constitutional Convention."
"Residence of Governor William Livingston
Eminent lawyer, statesman, writer and poet
Governor of New Jersey from 1776 – 1790
Representative of New Jersey in the First Continental Congress 1774. Again a delegate
in 1775. Commissioned Brigadier General in command of the New Jersey Militia in 1775.
Delegate to the Convention which framed the National Constitution.
Staunch friend of Washington"
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Marker

Liberty Hall

Inscription

Table HP-2(Continued)
Historic Marker Inscriptions

"Liberty Hall has been designated a Registered National Historic Landmark
Under the provisions of the Historic Sites Act of August 21, 1935 this site possesses
exceptional value in commemorating or illustrating the history of the United States
U.S. Department of the Interior
National Park Service

Liberty Hall

Mass Grave
of British and
Hessian
Troops

1973"
"Built in 1772 in the Georgian style by William Livingston (New Jersey’s first elected
Governor, 1776-1790). The house assumed its current Victorian Italianate appearance in
the late 19th century, when it was enlarged by Colonel John Kean to meet the needs to
his growing family."
"Buried in this mass grave are British and Hessian troops killed at the Battle of
Connecticut Farms 7 June 1780
These soldiers lost their lives in defense of the British Crown and in support of the Loyalist
cause during the Revolutionary War.

Local Survivors:
John Adams * Edward Gosdoski * Thomas F. Mahoney * Herman Zuckerman"
"In honor of the Revolutionary Soldiers buried in Connecticut Farms (Union) New Jersey

D

Revolutionary
Soldiers

Placed here in their memory by the Presbyterian Congregation of Connecticut Farms
and the United Empire Loyalists Association of Canada
21 July 2001 A.D."
"Memorialized By Bayanihan Club of Union
“Lest We Forget”
December 7, 1941
To honor our service men and women who sacrificed so much “The Day Of Infamy”
when 360 Japanese planes descended on Americans at Pearl Harbor killing 2400 and
wounding 1200.

R

Pearl Harbor
Square
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Their heirs took to Canada and other parts of the world their loyalty, respect for the rule
of law and determination to make new lives in a new country.

Steam Tractor
The Blue
House

John Allen • Daniel Baker Sr. • Daniel Baker Jr. • Elijah Baker • Moses Baker • Ethan
Baldwin • John N. Baldwin • Lewis Baldwin • Thomas Baldwin • Timothy Ball • Joseph
Bonnel • Matthias Brant • Asher Brown • Joseph Brown • Stephen Brown • Adam
Brokaw • Joseph Bruen • Matthias Burnett • James Carpenter • Hope Carpenter •
David Clark • John Clark • David Crane • Josiah Crane • Obadiah Crane • Joseph
Davis • Amos Day Jr. • George M. Deeds • David Earl • Edward Earl • Caleb Halstead •
John T. Headley • Samuel Headly • Stephen Headly • Daniel Higgins • James Higgins •
John Kingham • John C. Lum • Henry Lyon • Aaron Meeker • Aaron Meeker • Michael
Meeker • James Meeker • John Mulford • Samuel Norris • Daniel Osborn • Elias Osborn
Sr. • Elias Osborn Jr. • Henry Osborn • Michael Osborn • John Potter Sr. • John Potter Jr.
• Matthias Potter • Daniel Sayre • Jacob Searing • Joseph Shipman • Samuel Smith •
Aaron Thompson • Carmon Thompson • Hezekiah Thompson • John Thompson • Moses
Thompson • Charles Townley • John Townley • Jonas Wade • Robert Wade Benjamin
Watkins • Cornelius Williams • Jediah Williams • Josiah Woodruff Jr. • Ichabod Woodruff"
"This tractor was typical of the kind used here at Liberty Hall to cultivate the fields and
plant various crops. Eventually it was replaced by a more “modern” gasoline driven
engine. The spec. sheet indicates that it produced 36 brake horsepower."
"Home of Mildred Barry Hughes.
Elected to the New Jersey Assembly, 1958 – 1965
The first woman elected to serve in the New Jersey Senate, 1966 – 1968
This building is circa 1790"
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Marker

The
Serpentine
Path
To the
memory of
Colonel Israel
Angell

Inscription

Table HP-2(Continued)
Historic Marker Inscriptions

"The Serpentine Path is based on the Serpentine, a lake in Hyde Park, London. It was built
by Lord Bolingbroke, an English Viscount, who occupied Liberty Hall with his family from
1798 to 1807."
"Headquarters, Rampaugh. 28th June, 1780.
Sir,
---- The gallant behaviour of Col. Angell’s regiment on the 23rd inst., at Springfield,
reflects the highest honour upon the officers and men. They disputed an important pass
with so obstinate a bravery that they lost upwards of forty killed, wounded and missing,
before they gave up their ground to a vast superiority of force. --Your Excellency’s Most Obedient Servant,
Geo. Washington.
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Washington's
Headquarters
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Wagon Shed

To Governour Greene.
Col. Records, Vol. IX, p. 151."
"Built around 1900, the wagon shed was used to store farm equipment used on Ursino
Farm. In addition to farm equipment, the wagon shed houses an Otto manufactured
gas engine. This engine powered a circular saw that cut fire wood for the many
fireplaces in the house."
"On June 8, 1780 General George Washington established Headquarters at this site in
Connecticut Farms (now Union Township) after the British and Hessian army’s retreat of
June 7."

Figure 81: Caldwell Parsonage, no date.
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Goals and Objectives
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Figure 82: Union Center, no date.

R

Goal 1: Promote the preservation and
restoration of structures of historical
significance when feasible.

Encourage
historic
development
techniques
in
downtown
and
neighborhood cores that are geared
toward pedestrian traffic, such as a formbased code and design guidelines.

•

Conduct a municipal cultural resource
survey to identify additional potential
sites of historic significance.

•

Incentivize rehabilitation of historic
structures through site or area-specific
rehabilitation
under
the
Local
Redevelopment and Housing Law.

D

•

Figure 83: Townley House, no date.
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Originally prepared by Clarke Caton Hintz as the Parks + Recreation Open Space Master Plan, by Michael
F. Sullivan, ASLA, AICP and Geoffrey Vaughn, PLA, ASLA, dated November 2019, and revised through
February 2020.
The Plan has been adapted for this Master Plan by Maser Consulting, Inc.
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Executive Summary

SECTION A: Introduction
PURPOSE
The 2018-2028 Parks Master Plan is intended to
develop a comprehensive framework for
improving parks and recreation throughout
Union Township. Additionally, the Plan is made
to simultaneously serve as the Open Space and
Recreation Plan to ensure a high quality park
system providing access to the natural
environment for all residents throughout the
Township.
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This Parks, Recreation, and Open Space Master
Plan (‘PROS’) is a part of Union Town- ship’s
municipal master plan for the development and
revitalization of recreational open space and
preservation. It combines the recreation plan
element with the conservation of land for natural
open space and farmland. Open space, consisting
of
recreational
parks,
greenways,
and
conservation areas are integral to the
composition of Union Township.
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As Union Township is a dense suburban
development within a metropolitan region, there
is a great value and necessity in retaining,
conserving, and improving the existing open
space throughout the Township. Union currently
maintains over 600 acres of parks and open space.
Approximately 94 of the total acres consist of
actively used park and recreation facilities and
over 500 acres are preserved open space and
passive recreation facilities.
The priorities set forth within the Parks Master
Plan are to further develop a cohesive parks and
open space network across the Township while
addressing the current and future needs of the
community. By including Township residents
throughout the planning process, the plan is
aimed to ensure all future projects will enhance
the quality of life for the Union community.

Heavy use of sports fields has created problems
with maintenance and the condition of the fields.
Improved drainage, lighting, parking, and
equipment storage should be considered as well
as additional future sites for recreational
development.

Development of a comprehensive parks system
will help promote a healthy quality of life
throughout Union Township. Investing in parks
and recreation is shown to raise property values
and civic pride, encourage hap- pier, healthier
lifestyles, mitigate urban stormwater runoff and
air quality concerns, and draw new residents and
businesses to the area.
Placing parks as a high priority for the Township
will help to bring a renewed sense of vitality to a
neighborhood and encourage a healthy lifestyle
for community members.

GOALS: OBJECTIVES
The major elements addressed through the
development of this Parks Master Plan are to:
•

Provide a schedule of improvements to
identified public parks in order to make the
park more accessible, sustainable, and
functional as well as safer and more
aesthetically pleasing;
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•

Ensure the park land, size, and location
meet the community population
demographics;

•

Develop strategies for maintenance and
updated programming to increase visitor
rates;

•

Increase use of creative place-making
techniques to reflect the unique
characteristics of the surrounding
neighborhood; and

•

Identify methods and funding to support
park improvements, maintenance, and
programing.

PREVIOUS PLANNING DOCUMENTS

Prioritize proposed park improvements,
development and potential acquisitions with
a keen eye to accessibility for all residents;
and

• Identify staffing, funding, maintenance, and
policy needs and strategies.
Once a solid contextual framework has been
developed, community input will be of the
utmost importance. In order to gain a
comprehensive understanding of what is
valuable and necessary for the residents utilizing
Union’s parks system, information will be
gathered through focus groups, interviews,
surveys, and public meetings used within the
composition of the updated park plan.
This final document is composed, employing all
the information gathered, in order to create a
comprehensive plan ranging from the large scale
improvements all the way down do individual
park plans. From system-wide branding to the
formation of a cohesive planting palette, every
piece of data gathered is relevant and utilized
throughout the planning process.
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The 2018-2028 Park Master Plan will work in
conjunction with the Township’s existing
governing documents. Union Township’s
current Master Plan was developed in 1982, and
has been reexamined and amended four times
since its inception. Most recently, the 2010 Master
Plan Reexamination Report oriented around
revitalizing the downtown district and ensuring
enough parking and transit accessibility across
the Township. Additionally, the 2005 Stormwater
Management Plan Element and the 2010 Third
Round Housing Element and Fair Share Plan
have since been amended into the Master Plan to
further support the future redevelopment of
Union Township.

•

PLANNING PROCESS

In order to properly execute this plan, the
following phases of the planning process were
completed as follows:
•

Review and assess past open space and
recreation planning efforts, current
population demographics, and community
needs;

•

THE PROS PLAN

The PROS Plan is a comprehensive set of
recommendations to guide the revitalization of
Union Township’s parks and recreation facilities.
The recommendations are intended to facilitate
an effective and organized process to upgrade the
Township’s network of park systems.
Through this PROS Plan, it is intended to
rehabilitate a series of parks throughout the
Township. Additionally, the implementation of
cohesive signage and branding, resurfaced play
areas and sport facilities, increased ADA
accessibility, and the promotion of continued
health and safety throughout the Union
Township park system are the main goals to be
put into action through this plan.

Compile a comprehensive inventory of
existing parks, open space, and natural
resources, including an existing conditions
report for each park;

•

Assess and identify unmet current and
future needs of the park system;
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Figure 85: Context

LOCATION

R

SECTION B: The Region

D

Situated at the northern, central edge of Union
County, New Jersey, Union Township is a
residential suburban community spanning across
9-square miles. Union Township resides next to
Millburn Township to the north west,
Maplewood and Irvington Townships in the
north, Springfield Township to the west,
Kenilworth Borough, Roselle Park Borough, and
Elizabeth City to the south, and Hillside
Township to the east.

Located less than 15 miles from midtown
Manhattan, the Township is situated within the
Metropolitan Planning Area (‘PAI’) of New
Jersey’s State Development Plan (SDRP). As the
Township is bisected by the Garden State
Parkway and by Interstate Route 78, Union is
extremely accessible to the surrounding region.
Addition- ally, the Township is also serviced by
the New Jersey Transit’s Raritan Valley Line of
commuter rail line. This service provides

Figure 84: NJ Physiographic Regions
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convenient access to New York City and other
regional destinations.

land, which is evident by Union Township’s
dense population and development.

REGIONAL CONTEXT

UNION COUNTY PARK SYSTEM

The State of New Jersey is subdivided into four
physiographic regions: Ridge and Valley,
Highlands, Piedmont, and the Coastal Plains.
Each region has specific features in relation to
terrain texture, rock type, and geologic structure
that have formed over a more than a billion years
of geologic processes.

The Township’s context within the surrounding
municipalities provides ample access to a range
of parks and recreation facilities at a larger scale.
While this Parks Master Plan proposes strategic
improvements to the parks system within Union
Township, it is encouraged the community
extends its relationship outward to the
surrounding region. Originally, the Union
County Parks Commission was established in
1921 to build a park system throughout the
County. By 1930, the Commission had purchased
and developed 4,160 acres of land into a Countywide parks system. Although the Commission
was abolished in 1978 in order to simultaneously
form the County’s Department of Parks and
Recreation, the Commission’s goal of developing
a park system to benefit the whole population

Union Township is located within the Piedmont
section, occupying 1,600 square miles, or
approximately one-fifth, of the state. Piedmont
consists of low rolling plain which ranges from
300 to 400 feet above sea
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level. The terrain is generally flat with gentle
slopes where the land is rolling. These geologic
tendencies lend towards highly developable

Figure 86: Context within Union County
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still rings true. With over 6,760 acres of land
dedicated to park space throughout the County,
the legacy and culture of the original Union
County Parks Commission remains a positive
force for future redevelopment.

SECTION C: The Township + Its
Parks
THE TOWNSHIP

THE PARKS
There are a total of 48 Township owned active
parks comprising ±300 acres. Most are
neighborhood parks, including Bicentennial Park
located across from senior apartments, which
provide heavily used passive recreation for the
community. However, some parks serve the
youth population with more active recreation
facilities. An inventory of the Township’s Parks,
Open Space and Vacant Land derived from Tax
Assessor MOD IV dataset are listed on the
following pages
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The Township of Union is 9 square miles of
predominantly suburban development occupied
by approximately 57,766 residents, making it one
of the denser populations in New Jersey. The
municipality is bisected by the Garden State
Parkway from northeast to southwest, and
further segmented by Routes 78, 22, and 82 as
well as a railway line in the southeast corner of
the township.

The Township is experiencing increased
redevelopment of mason parcels in the
Downtown Business District and in the areas
surrounding the train station for new mixed-use
and residential uses. The Township recognizes
the increase in population and businesses
requires a focus on improving places where
people want to live, work, and play. The
improvement of the Township park system is an
essential component in meeting the Township’s
goals. The parks are an integral part of the
community’s character and well-being.
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The Municipal Building is centrally located along
Morris Avenue, or Route 82, which is the
Township’s predominant local thoroughfare.
Additionally, the Municipal Building is located
adjacent to the Union Public Library and
Friberger Park, making it a core community
space.
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PARKS, PUBLIC FACILITIES AND VACANT LAND
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PARK INVENTORY + EXISTING
CONDITIONS
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With a growing suburban population, there is a
collective need for substantive park spaces
throughout the Township. Presently, over 450acres of Union Township’s land is dedicated to
open space and recreation. As a suburb within a
metropolitan area, Union must balance their
relatively high population density with quality
open space. The following charts take stock of the
present active recreational parks, preserved open
space, regional public spaces, and vacant or
underutilized land throughout the Township.
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Table PROS-1
TOWNSHIP ACTIVE PARKS
Name

Location

Acreage

Amenities

Block 5607 Lot 11
2199 Halsey St

3.00 acres

Playground
Basketball

Andrew St. Park

Block 5508 Lot 1.01 1670
Andrew St North
Elizabeth City Jurisdiction

1.80 acres

Basketball
Playground

Bicentennial Park

Block 901 Lot 34
250 Tucker Ave

6.84 acres

Walking Track Morses Creek

Biertumpfel Park

Block 5106 Lots 4/5 Block
5107 Lot 3 Winslow Ave

24.02 acres

Brookside

Block 1505 Lot 8
1249 Faitoute Ave

0.86 acres

Baseball/Softball
Basketball
Bocce Court
Parking
Playground Restrooms
Snack Bar
Soccer Field
Light Softball Field
Tennis
Water
Basketball Court with Lights
Playground

Chestnut Hill Park

Block 2607 Lots 4/5/6 499
Bailey Ave

1.62 acres

ESNA Little League Fields

Block 5009 Lot 3.01
3 Stahuber Ave

3.01 acres

Esther Egbert Playground

Block 3101 Lot 41
1099 Blackberry Lane

7.08 acres

R

Berkley Place Tot Lot
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Alpine Park

Basketball Court
Playground
Softball Field

Basketball Court
Picnic Tables
Playground
Tennis Court
Playground
Open Lawn

Block 5010 Lot 1.01 Vauxhall
Rd

0.59 acres

Friberger Park

Block 2904 Lot 19
1976 Morris Ave

7.5 acres

Galloping Hill Reservation

Block 801 Lot 63
1025 Galloping Hill Road

19.79 acres

Hall Stadium

Block 505 Lot 14
874 Lehigh Ave
Block 4705 Lot 13
940 Arcadia Place

4.25 acres

Union Little League Field

0.84 acres

Basketball Court with Lights
Playground
Tables

Hoover Playground

Block 4102 Lot 12
915 Savitt Place

0.64 acres

Basketball Court
Playground
Tables

James Conlon Field –
Comp.

Block 5009 Lot 7.01 Stahuber
Ave

2.47 acres

Soccer Field

Joe Collins Park

Block 4508 Lots 19/47 2845
Morris Ave

43.47 acres

Playground
Softball Field
Tennis Court

D

Francyne Court Tot Lot

Herbert F. Davis Jr. Park

Basketball Court
Girl Scout Troop Lodge
Parking
Playground
Basketball Court
Playground
Softball field
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Table PROS-1 (Continued)
TOWNSHIP ACTIVE PARKS
Name

Location

Acreage

Kearse Memorial Park

Block 4701 Lot 6 Valley St

Kreh Park

Conant Ave (Part of
Kennedy Reservation)

Rabkin Sports Complex

Block 5009 Lot 4
100 Hendricks Drive

4.7 acres

Sayer Park I

Block 1704 Lot 57
1150 Sayer Road

4 acres

Sayer Park II

Block 1704 Lot 56
1150 Sayer Road
Block 1501 Lot 82 1290
Robert Street

3.5 acres

Walking Trails along River

4.34 acres

Playground
Walking Trail

Teener League Baseball
Field

Block 901 Lot 1
200 Tucker Ave

4.12 acres

Voorhees Park

Block 5505 Lot 2.01 1795
Burnet Ave

6.03 acres

Amateur baseball field
Fieldhouse
Restrooms
Restrooms
Snack bar
Soccer Fields w/wo lights
Walking
Track
Water
Barbeque Grills
Picnic Areas
Restrooms
Deck Hockey
Soccer Field
Tennis Court

Soccer Fields
Walking Trails
Barbeque grills
Baseball/Softball
Basketball Court
Football Field
Picnic areas
Pavilion
Playground
Restroom
Tennis Court
Water
Basketball Court with Lights
Playground
Water
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Block 3914 Lot 21 850
Rahway Ave

D

Weber Park

R

Sichel Park

5.5 acres

Amenities

5 acres
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Table PROS-2
PRESERVED OPEN SPACE
Name

Location

Acreage

Amenities

Bailey Park

Block 2607 Lot 1 Bailey and
Ellen St

0.28 acres

Open grassed triangular lot

Challenger Park

Block 309 Lot 20
Lowden and Woodland Ave

0.18 acres

Corner property with grass,
trees, and shrubbery

Chestnut Hill Park

Block 2607 Lots 4/5/6 499
Bailey Ave

1.62 acres

Columbus Park

Block 2320 Lot 2
1981 Morris Ave

0.39 acres

Basketball Court
Softball field
Playground
Bus stop with paver
pedestrian park and
plantings

Debra Way Park

Block 4601 Lot 26 Rear Debra
and River

1.41 acres

Undeveloped, vegetative
land buffering Rt. 78

Dr. Rosenstein Park

Block 4703 Lot 18
2930 Vauxhall Rd
Block 403 Lot 1 Edgewood
and Magie Ave

0.03 acres

Grassed and vegetated
open lot
Grassed, uncurbed circular
open lot

0.12 acres
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Edgewood Circle

Block 5501 Lot 1 Burnet Ave

1.36 acres

Honor Roll Park

Block 2914 Lot 1
1000 Wewanna Ave

No recorded
acreage

Indian Run Park

Block 2617 Lot 1 Indian Run

1.4 acres

Jean Terrace Park

Block 2614 Lot 1
Jean Terrace and Parkview
Dr

No recorded
acreage

Kennedy Reservation

Block 301 Lot 1
1000 Lowden Ave

40 acres

Densely vegetated open
space

Block 2701 Lot 1
201 Globe Ave

0.23 acres

Military memorial, planters,
pathways, and lawn

Knights of Columbus
Park

Block 5226 Lot 1
Winslow and Stecher Ave

0.15 acres

Triangular lot with lawn,
shrubbery and trees

Lenape Park

Block 3409 Lot 1 Springfield
Road
Block 4115 Lot 1 Elmwood
and Morris

40.61 acres

Fitness trails and bicycle
paths
Open triangular lawn at
edge of 7-11 parking lot

Block 2201 Lot 1 1455
Stuyvesant Ave
Block 4508 Lot 4, Block 3617
Lot 37, Block 3504 Lot 1
Block 905, Lot 11 40 Reinhold
Terrace

0.39 acres

Rotary Park

Block 2919 Lot 32 Stuyvesant
and Elmwood

0.33 acres

Corner lot with central open
space, pathways, and
plantings

Valley Park

Block 5103 Lot 1 Hobart St
and Vauxhall Rd

0.33 acres

Triangular open lawn with
plantings

Washington Woods

Block 1101 Lots 19/42 602
Bennington Drive

6.37 acres

Woods with pedestrian
pathways

D

Kiwanis Park

R

Exchange Park

Lions Park – Div.
Optimist Park

Rahway River Parkway
Rev. Staton Park

0.05 acres

36.98 acres
1.8 acres

Manicured grass and
vegetated open space
Grass and vegetated open
space with central memorial
Vegetated, open grass
space
Open green space with
young trees

Shrubbery and lawn along
bus stop
Dense vegetative buffer
along the Rahway River
Open space with pathways,
grass, and trees
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Table PROS-3
REGIONAL PARKS
Name

Location

Acreage

Elizabeth River Park

Amenities
Wooded space within
residential development

Elizabeth River Parkway

Block 1605 Lots 18/19/46/47/
48/49/50/51/52/53/54/55/5
6/57/74
Block 1606 Lots
2/3/4/5/6/7/8/10/11/12/31
Sayre and Azalea Rds.
Block 3002 Lot 1,
Block 3003 Lot 1, Block 3106
Lots 1/2 Route 22 East

10.37 acres
recorded

Densely vegetated open
space buffering a branch of
the Elizabeth River

81.41 acres

18-hole golf course across
Kenilworth and Union
Townships

Galloping Hill
Reservation

Block 802 Lots 10.02/11
Galloping Hill Rd

3.84 acres

Basketball Court Playground
Softball Field

Kawameeh Park

Block 2719 Lots 12/13/14 300
Kawameeh Dr

23.43 acres

Dense vegetation, fields,
and play spaces

Passaic River Parkway

Block 3401 Lot 1
Block 3402 Lots 1
Block 3407 Lot 1
Block 3508 Lot 1
Block 103 Lot 1.01
900 Morris Ave

59.87 acres

Dense vegetative buffer
along the Rahway River

Block 301 Lot 25.01
545 Green Ln

4.93 acres
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Galloping Hill Golf

Phil Rizzuto Park

Playground
Fitness Trail
Picnic Area
Restrooms
Spray Pool
Wi-Fi
Densely vegetated open
space

R

YM-YWCA Property

10.38 acres

Table PROS-4

D

PASSIVE PARKS

Name

Green Land Civic Park
Unnamed

Location

Block 309 Lot 1 1100
Woodland Ave
Block 1506 Lot 1 Faitoute and
Vauxhall Road

Acreage

Amenities

0.12 acres

Corner lot of lawn and trees

0.56 acres

Brookside Heights bus stop
with sidewalk island and car
turn-around
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Table PROS-5
VACANT OR UNDERUTILIZED LAND
Location

Acreage

Owner

0.05 acres

Township of Union

Block 208, Lot 34

0.45 acres

Township of Union

Block 301, Lot 42

0.06 acres

Township of Union

Block 306, Lot 24
Block 307, Lots 3/4

0.06 acres
0.84 acres

Township of Union
Township of Union

Block 308, Lot 7
Block 506, Lot 1

0.11 acres
0.21 acres

Township of Union
Township of Union

Block 506, Lot 15
Block 506, Lots 20/21
Block 507, Lot 12

0.17 acres
0.77 acres
1 acre

Township of Union
Township of Union
Township of Union

Block 601, Lot 45.01
Block 707, Lot 46

0.36 acres
No recorded acreage

Township of Union
Township of Union

Block 712, Lot 8
Block 802, Lot 11

0.02 acres
0.19 acres

Township of Union
Township of Union

Block 803, Lot 16
Block 803, Lot 60

5.9 acres
0.05 acres

Township of Union
Township of Union

Block 901, Lot 10
Block 1003, Lot 14

0.26 acres
0.02 acres

Township of Union
Township of Union

Block 1004, Lot 25

1.92 acres

Township of Union

Block 1012, Lot 15
Block 1204, Lots 34/36

0.08 acres
0.1 acres

Township of Union
Township of Union

Block 1206, Lot 10
Block 1206, Lot 14
Block 1218, Lots 15/16
Block 1219, Lot 12
Block 1401, Lot 22
Block 1405, Lot 24
Block 1606, Lot 11
Block 1607, Lot 19
Block 1701, Lot 4
Block 1704, Lots 11/12/13
Block 1704, Lot 63
Block 1704, Lot 110
Block 1704, Lot 114
Block 1803 Lot 1
Block 1804, Lot 13
Block 1901, Lot 5
Block 1901, Lot 6
Block 2004, Lot 7
Block 2013, Lot 7
Block 2101, Lot 20
Block 2102, Lots 4/6

0.03 acres
0.03 acres
0.47 acres
0.38 acres
0.1 acres
0.04 acres
0.22 acres
0.42 acres
0.08 acres
0.34 acres
0.05 acres
0.5 acres
0.07 acres
0.69 acres
0.77 acres
0.24 acres
0.31 acres
5.5 acres
No recorded acreage
0.06 acres
No recorded acreage

Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
New Jersey Turnpike Authority
Township of Union
New Jersey Turnpike Authority
State of New Jersey
State of New Jersey
New Jersey Turnpike Authority/ State of New
Jersey

Block 2110, Lots 32/33
Block 2215, Lot 13
Block 2215, Lot 20
Block 2313, Lots16/17

8.96 acres
0.09 acres
0.03 acres
0.44 acres

Township of Union
Township of Union
Township of Union
State of New Jersey
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Block 202, Lot 2
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Table PROS-5 (Continued)
VACANT OR UNDERUTILIZED LAND
Location

Acreage

Owner

0.46 acres

Township of Union

Block 2502, Lot 26
Block 2507, Lot 27

0.03 acres
No recorded acreage

Township of Union
Township of Union

Block 2510, Lot 20

No recorded acreage

Township of Union

Block 2619, Lot 1
Block 2702, Lot 1

2.2 acres
0.57 acres

Township of Union
State Highway Department

Block 2703, Lot 1

No recorded acreage

State of New Jersey

Block 2707, Lot 9
Block 2713, Lot 26

0.09 acres
0.08 acres

Township of Union
Township of Union

Block 2902, Lot 7
Block 2903, Lots 15/25/27/28

1.18 acres
0.38 acres

Township of Union
Township of Union

Block 2905, Lot 1
Block 2906, Lot 17

1.5 acres
3.25 acres

Township of Union
Township of Union

Block 2908, Lots 4/5
Block 2912, Lot 7

1.88 acres
0.41 acres

Township of Union
Township of Union

Block 2913, Lot 4
Block 2918, Lot 12
Block 3001, Lot 1

0.57 acres
0.3 acres
0.04 acres

Township of Union
Township of Union
State of New Jersey

Block 3001, Lots 12

0.5 acres

Township of Union

Block 3002, Lot 1
Block 3101, Lots 13/14/15
Block 3101, Lot 31
Block 3101, Lot 75
Block 3106, Lot 2

2.1 acres
0.18 acres
0.06 acres
0.28 acres
0.3 acres

Township of Union
Township of Union
Township of Union
Township of Union
Township of Union

Block 3207, Lot 1
Block 3208, Lot 1
Block 3303, Lot 6

0.25 acres
0.25 acres
0.14 acres

State of New Jersey
State of New Jersey
Township of Union

1 acre

R

Block 3405, Lots 4/5

0.12 acres

Union County Improvement Authority, Facilities
Mgmt.
State of New Jersey

Block 3405, Lot 7
Block 3617, Lot 9

0.11 acres
0.1 acres

Township of Union
Township of Union

Block 3617, Lot 26
Block 3617, Lot 37
Block 3801, Lot 53
Block 4001, Lot 7

0.23 acres
No recorded acreage
0.08 acres
0.26 acres

Township of Union
Township of Union
Township of Union
Township of Union

Block 4115, Lot 23
Block 4211, Lot 14
Block 4216, Lot 1
Block 4218, Lot 24
Block 4219, Lot 35
Block 4303, Lots 18/20
Block 4305, Lot 33.01
Block 4305, Lot 10
Block 4407, Lot 58
Block 4407, Lot 66

0.46 acres
1.33 acres
1.02 acres
0.11 acres
1.92 acres
0.8 acres
0.05 acres
4.5 acres
0.04 acres
0.11 acres

Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union

D

Block 3403, Lot 1
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Block 2313, Lot 19.01
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Table PROS-5 (Continued)
VACANT OR UNDERUTILIZED LAND
Location

Acreage

Owner

0.08 acres

Township of Union

Block 4606, Lot 1
Block 4701, Lots 7/23

1.07 acres
3.06 acres

Township of Union
Township of Union

Block 4701, Lot 38
Block 4702, Lot 8
Block 4705, Lot 3

1.12 acres
0.1 acres
0.04 acres

Township of Union
Township of Union
Township of Union

Block 4706, Lot 11

0.07 acres

Township of Union

Block 4707, Lot 22
Block 4708, Lot 12

0.05 acres
0.1 acres

Township of Union
Township of Union

Block 4709, Lot 9
Block 4803, Lot 1
Block 4803, Lot 3

0.18 acres
0.24 acres
0.01 acres

Township of Union
Township of Union
Township of Union

Block 4803, Lot 22
Block 4806, Lot 1

0.09 acres
0.18 acres

Township of Union
Township of Union

Block 4811, Lot 38

0.08 acres

Township of Union

Block 4811, Lot 41
Block 4909, Lot 5.01

0.14 acres
No recorded acreage

Township of Union
Township of Union

Block 5001, Lot 49
Block 5009, Lot 3.02

0.51 acres
1.34 acres

Township of Union
Township of Union

Block 5009, Lot 7.02

2.02 acres

Township of Union

Block 5010, Lot 1.01
Block 5106, Lot 45
Block 5107, Lot 15

0.59 acres
No recorded acreage
0.29 acres

Township of Union
Township of Union
Township of Union

Block 5107, Lot 20
Block 5111, Lot 18

0.09 acres
No recorded acreage

Township of Union
Township of Union

3.32 acres
0.3 acres
0.04 acres
0.14 acres
0.08 acres
No recorded acreage
0.11 acres
0.02 acres
No recorded acreage
0.26 acres
No recorded acreage
0.27 acres
0.07 acres
No recorded acreage
0.06 acres
0.05 acres
0.08 acres
0.02 acres
0.16 acres
0.4 acres

Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
State of New Jersey
State of New Jersey
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
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Block 4507, Lot 17

D

Block 5201, Lot 1
Block 5207, Lot 13
Block 5209, Lot 15
Block 5226, Lot 19
Block 5302, Lot 4
Block 5306, Lot 5
Block 5307, Block 4
Block 5309, Lot 17
Block 5310, Lot 22
Block 5401, Lot 12
Block 5403, Lot 47
Block 5404, Lots 2/9
Block 5406, Lot 11
Block 5407, Lot 2
Block 5407, Lot 51
Block 5408, Lot 12
Block 5411, Lot 8
Block 5502, Lot 33
Block 5601, Lot 10.05
Block 5701, Lot 5
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Table PROS-5 (Continued)
VACANT OR UNDERUTILIZED LAND
Location

Acreage

Owner

0.06 acres
0.1 acres
0.04 acres
0.15 acres

Township of Union
Township of Union
Township of Union
Township of Union

Block 5706, Lot 19

0.06 acres

Township of Union

Block 5708, Lot 2

0.04 acres

Township of Union

Block 5708, Lot 7.09

0.07 acres

Township of Union

Block 5709, Lot 2

0.21 acres

Township of Union

Block 5709, Lot 13
Block 5710, Lot 1
Block 5710, Lot 9
Block 5802, Lot 7

0.07 acres
0.17 acres
0.12 acres
0.14 acres

Township of Union
Township of Union
Township of Union
Township of Union

Block 5804, Lot 1
Block 5805, Lot 1
Block 5807, Lot 51
Block 5811, Lot 15.03
Block 5811, Lot 17
Block 5811, Lot 41

0.16 acres
0.06 acres
0.11 acres
0.05 acres
0.04 acres
0.05 acres

Township of Union
Township of Union
Township of Union
Township of Union
Township of Union
Township of Union

Block 5814, Lot 1

0.13 acres

Township of Union

Block 5816, Lots 1/4

0.17 acres

Township of Union

Block 5817, Lot 1
Block 5817, Lot 3
Block 5817, Lot 4.01

0.05 acres
0.03 acres
0.09 acres

Township of Union
Township of Union
Township of Union

Block 5817, Lot 17.17
Block 5819, Lot 4

0.14 acres
0.05 acres

Township of Union
Township of Union

Block 5819, Lot 7
Block 5819, Lot 14.05

0.07 acres
0.2 acres

Township of Union
Township of Union
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Block 5701, Lot 33
Block 5704, Lot 32
Block 5706, Lot 8
Block 5706, Lot 15

Block 5820, Lot 8

0.07 acres

Township of Union

Block 5821, Lot 1
Block 5821, Lot 6

0.03 acres
0.25 acres

Township of Union
Township of Union
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Commuter Accessibility

As approximately 38% of the Township’s
population consists of underage children and
senior citizens, it is important for Union’s park
systems to be accessible to members of the
community who rely on walking or cycling as
their main mode of transportation. It is shown in
the map below that Union’s existing parks and
open space are within a quarter mile walking
distance for the majority of the Township.

Although there are portions of the Township
which are located beyond the quarter-mile buffer
zone, the outlying areas fall within half a mile’s
distance to their nearest park space. While that
consists of a maximum thirty-minute walk, it
means a relative accessibility to open space
throughout the entire Township. These pockets
of development thirty minutes away from the
nearest park would greatly benefit from the
introduction of new public outdoor facilities.
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Walking Distance to Parks
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Water Systems

Interwoven within the framework of Union are a
series of streams, water bodies, and wetlands that
are important, not only to preserve, but to
connect
throughout
the
surrounding
municipalities. Most of the water sensitive sites
in Union fall within existing park systems or

private open spaces, such as the Suburban Golf
Club. It is encouraged for the Township to
continue acquiring land around these water
bodies so as to preserve both the open space and
maintain the quality of the water systems.
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SECTION D: Community Input
In 2018, approximately 55 residents, government
employees, and park patrons were surveyed
about the quality, accessibility, and potential of
Union Township’s parks. The majority of survey
respondents consisted of older adults, who are
more likely to use the local parks. The following
results
and
observations
describe
the
community’s issues and ideas regarding the
Township’s parks.

OVERVIEW OF THE RESPONDENTS

PARKS MOST OFTEN VISITED
Respondents were asked which Union parks they
visit most often. Most survey respondents
provided their top five parks for review. The
Union Township parks most visited by
respondents are Rabkin (65%), Biertuempfel
(67%), Volunteer (38%), Friberger (49%), and
Weber (36%) Parks. While respondents also
voted for smaller parks, most likely in closer
proximity to their residences, the five larger
parks listed above represent the highest
concentration of users surveyed.
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Of the 55 people who responded to the survey, 40
(72.7%) are between the ages of 35 and 64, 8
respondents (14.5%) are between the ages of 12
and 34, 5 respondents (9.0%) are aged 65 and
older. While these respondents do not directly
reflect the total population of the Township
(42.8% aged 35 to 64, 31.9% aged 12 to 34, and
16.1% aged 65 and older), the survey respondents
may reflect the main user groups for the parks.

Most respondents (89.4%) visited their local
parks at least a few times per week. A handful of
patrons (6.3%) find they go to their parks either
every day or every other day. The most popular
time patrons are visiting their parks is in the
evening (39.7%), with midmorning and early
evening close behind (26.0-% and 19.1%
respectively).

HOW OFTEN RESPONDENTS USE
THEIR PARKS

D
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Survey respondents were asked how frequently
they visit local parks, as well as what time of day
they usually went. For frequency of visits and
times of day, respondents could choose from a
variety of answers.

MOST POPULAR REASONS FOR
GOING TO THE PARK
Respondents were asked to identify the main
activities or reasons they go to their local parks.
They were given four main categories to choose
from; passive use, recreational use, exercise, and
organized sports. Of the four main categories
provided, the responses were almost identical for
both organized sports (33.6%) and recreational
use (32.6%). While less popular, the remaining
two activities are significant draws for residents
to their parks, as 18.4% of respondents utilize
their parks for passive use and 15.2% of
respondents frequent their park for exercise.

THOUGHTS ABOUT THEIR PARK
To find out how Union residents feel about their
parks, we offered an opportunity for respondents
to rate their satisfaction with their local parks as
well as any concerns they may have. Only
responses which showed consensus are
discussed further below.
Most respondents are satisfied with the lighting
(66.1%), landscaping (55.2%), and athletic fields
(51.6%) throughout the Township’s parks. As the
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majority of resident are coming to their local
parks for active sport and recreational activities,
the benefit of having well maintained spaces that
are safe and well lit is found as a major benefit.

WHAT WOULD MAKE THE PARKS
BETTER
Although 40% to 50% of residents are satisfied,
with the quality of play equipment, outdoor
furniture, and amenity facilities in each park, the
most common suggestions received from
respondents included cleaner facilities and
bathrooms. Additionally, many residents would
recommend updates to the playground
equipment to accommodate all ages and abilities.
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CONCLUSIONS
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Through the survey of 55 local park goers,
patrons are predominantly visiting their favored
parks one to three times per week for recreational
or sport activities. While those surveyed all had
positive feedback in regards to the quantity and
accessibility of parks throughout the Township,
there was an overall consensus that the amenity
and bathroom facilities, playground equipment,
and outdoor furniture are in need of
improvement. Union residents feel safe and
enjoy their current park systems, however the
community would benefit from updates and
increased cleanliness across all of the park
facilities.
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SECTION E: Park Users + Needs
The Township of Union is fortunate to have a
diverse population from a range of ages and
backgrounds who are engaged within the future
development of their town. The success of the
park system is reliant on a thorough
understanding of and support from the
community. While the following demographic
overview is a useful snapshot of the Township,
continued interaction with community members
will help to ensure development of the park
system is symbiotic with the needs of the
population.

POPULATION DENSITY

In comparison to the study of Union’s population
in relation to the overall land area, the map below
shows the number of residents in relation to the
park area within their region. While portions of
the Township have ample areas of park space per
person, a number of tracts are lacking in enough
park space to accommodate the size of their
population. For example, Census Tracts 331 and
333, located centrally within Union and south
along the Kenilworth border respectively, have
as high as 1,096 and 851 people per acre of park
space. Alter- natively, Census Tract 330, located
adjacent and to the west of tracts 331 and 330, has
a ratio of 22 people per acre of park space. The
juxtaposition of the population to park ratios
varies greatly throughout the Township. Those
areas with more people per park area indicate
that generally more park areas are needed to
serve that population.
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As a suburb within a metropolitan area, Union
has a relatively high population density. On
average, 6,418 people reside per square mile of
the Township. Comparatively, Union is over 6
times as dense as the State of New Jersey, which
is estimated to have 1,022 people per square mile.
As shown within the map below, Census Tract

number 327, along the northern border of the
Township, has the highest population density
with 7,715 people per square mile.
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Population Density
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Park Acres to Total Population

DEMOGRAPHICS
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Roughly 22.7% of the Township’s population
consists of underage children and young adults,
which is relatively lower than that of both Union
County and New Jersey (26.3% and 25.0%

respectively). Additionally, Union’s senior
citizens (aged 65 and older) compose 15.3% of the
population. This estimate is marginally higher
than the composition of the surrounding Union
County and New Jersey regions, with 13.2% and
14.7% senior populations respectively.

Table PROS-6

Union Township Population Change 2010 - 2016

2010

Percent

2016

Percent

Percent Change

Under 5 years

2,854

5.1%

2,788

4.8%

-2.3%

5 to 9

2,983

5.4%

2,842

4.9%

-4.7%

3,862

6.9%

3,536

6.1%

-8.4%

15 to 19
20 to 24
25 to 34

4,427
3,913
7,092

7.9%
7.0%
12.7%

3,986
3,868
6,938

6.9%
6.7%
12.0%

-9.9%
-1.1%
-2.1%

35 to 44
45 to 54

7,222
8,291

13.0%
14.9%

7,875
8,419

13.6%
14.6%

9.0%
1.5%

55 to 59
60 to 64

3,787
2,995

6.8%
5.4%

4,774
3,885

8.3%
6.7%

26.0%
29.7%

65 to 74

4,000

7.2%

4,762

8.2%

19.0%

75 to 84
85+ years

2,777
1,531

5.0%
2.7%

2,773
1,320

4.8%
2.3%

-0.1%
13.7%

Total

55,734

100%

57,766

100%

3.6%

Median

39.1

-

41.6

-

6.3%

10 to 14

D

Age Group
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Youth Population

As Union’s youth composes just under a quarter
of the population, they represent a significant
portion of the community. Additionally, the
youth and young adult population is distributed
fairly evenly across the Town- ship, as
demonstrated within the map below. Census
Tracts 327 and 335, to the northern and southern
borders of Union, both have close to 2,000 people
aged 19 and under. This younger demographic
then dissipates outward from these tracts.

Within areas of younger demographics, it is
important to maintain park spaces with sufficient
amounts of active recreation facilities and various
programs with which they can become involved.
While Union has a number of Little League
Baseball organizations and facilities, it is
important to provide opportunities for those
with other interests such as soccer or tennis.
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Senior Population

The senior demographic of Union’s population is
similarly distributed to that of the youth
population. While tract 335 has the greatest
number of seniors, with approximately 1,420
residents over 65 years of age.
Although tract 327 has the next largest number of
residing senior citizens, this demographic is more
evenly distributed throughout the areas of Union
to the north of the Garden State Parkway.

Alternative to the needs of the youth
demographic, the senior population benefits
from having more passive recreation facilities
within a close proximity. Providing park systems
with walking trails, user friendly exercise
stations, and preservation areas with ample
seating and picnic areas cater towards the senior
demographic. Even active park spaces with
programing to senior activities would be
beneficial, such as swimming and yoga clubs, or
organized nature walk facilities.
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Median Income

Reviewing the median household income
throughout the Township helps delineate what
personal resources the community may have at
their disposal, as the lower the average income is
across the area, the greater the need for public
spaces. The assumption is that if a family has
fewer resources, they may not necessarily have
the ability to travel regularly to parks outside of
their communities.
In studying the median household incomes
throughout the Township of Union, the highest
in tract 333, along the border of Kenilworth just
south of the Garden State Parkway, with an
approximate $82,663 median income.

The American Community Survey estimates for
the years 2012 through 2016, 6.5% of families and
7.2% of the overall population have been living
below the poverty level. This rounds to
approximately 928 families and a total 4,078
people in Union Township have been earning
below the minimum for basic human necessities.
While these statistics are marginally better than
that of Union County and New Jersey regions,
(8.4% and 8.1% of families and 10.8% and 10.9%
total population respectively), approximately
1,186 children under 18 years of age require
sufficient park facilities within their immediate
community.
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Resource Assessment | Needs Analysis

Upon reviewing the demographic data
throughout the Township, a few key areas stand
out for the intro- duction of new and or
redeveloped park space. Firstly, Census Tract
331, while centrally located within the Township,
seems in greatest need for introduced park space.
The northern half of the region almost entirely
falls outside of the quarter mile walking radius,
with no open space throughout the developed

area. Although tract 331 does not have the
highest population density, there is little existing
park space throughout the tract resulting in a
park-to-population ratio of 1,096 people per acre
of park space. Additionally, 36.6% of their
population consists of youth and senior residents
which shows the area does not currently have
enough parks to accommodate their prime
demographic user groups.
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SECTION F: Big Ideas - System
Wide Improvements
General park challenges

D

R

AF
T

The township’s large park system maintenance
has been deferred over the years due to other
priorities. As a result many of the parks within
the township are in decline and are in desperate
need of repair, replacement or upgrades. The
images below depict many of the challenges that
are currently visible and are reflected in the
recommendations later in this document.
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SIGNAGE AND BRANDING

Wayfinding signage and park entry signage
located at specific areas within the park and at
entrances will increase visibility and give the
parks a sense of identity. Currently there are
numerous styles of signs and fonts which lose
their effectiveness in identifying a “Union
Township” park. All signs should all be made
from similar materials and styled with similar
fonts and branding to be installed at key areas of
the park to direct visitors. There are several type
of signs that can be used and should be
developed into a parks wayfinding system.
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T

General Park Opportunities

R

As shown on the previous pages, there are many
deficiencies throughout the Union Parks system.
From safety, to play/courts, to furnishings, to
ADA and access many issues can be solved by
developing a common unifying palette of
materials to be utilized throughout the parks. By
using common materials and amenities, the
parks can be maintained quickly and easily with
stored in-house items.

D

EXISTING PARK SIGNAGE EXAMPLES
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Precedent Wayfinding and Signage Examples
Examples of types of signs and wayfinding packages can be seen below.
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Park Gateway Signage
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Park Wayfinding System
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COURT REPAIR AND RESURFACING
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Similar to park system signage, paving materials
and court surfaces should be unified throughout
the park system. By using similar materials
maintenance costs can be reduced when repairs
and maintenance is needed. Courts could be
repaired and resurfaced with flexible court
materials which have a 15 year warranty and a
35-30 year life expectancy as seen in the photos
below. Using similar color schemes will also add
to the identity of Union Township Parks.

and durability. They can be porous or nonpermeable depending on the use. Pavers may be
used when special circum- stances dictate. For
example, pavers can be used at main entry points,
or in plaza and picnic areas. Crushed granite may
also be used in areas where large existing trees
occur and need to have water permeability.

Asphalt Pathway

D
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Tennis Court Resurfacing

Concrete Pathway

Basketball Court Resurfacing

PAVING MATERIALS

Exposed Aggregate Concrete Pathway

Paving materials used should be durable, long
lasting and low maintenance. Concrete and
asphalt pathways are recommended for their cost
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can be correlated. Similarly, adults could benefit
from outdoor fitness trails and equipment. These
can be utilized in zones or along fitness trails
where park users can easily move from station to
station. New activities such as outdoor gaming
tables or bankshot basketball could also enhance
the parks recreational options
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Concrete and Brick Pathway

Themed Play Structure
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Brick and Stone Pathway

ADA Accessible to All Play Equipment

Decomposed Granite Paving Around Trees

PLAY AND FITNESS EQUIPMENT

Many of the parks play equipment is outdated or
in disrepair. Modernizing play equipment in
accordance with current trends in children’s play
habits will keep the residents you healthy and
active. Themed play areas may also be used in
parks where a relationship to history or location
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Outdoor Fitness Zone

PLAY SAFETY SURFACES
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Natural Material Play Equipment

Many ADA issues were observed in the
playground areas throughout the park system.
Most of the parks currently have inexpensive
wood fiber mulch as a resilient surface. Some
playgrounds have been updated with rubberized
safety surface and curb, however the curb is not
flush with the surrounding grade making the
play structure areas inaccessible. A poured in
place rubber safety sur- face is recommended for
all parks, however it should be designed where
the grade of the pathways leading to the play
equipment is made ADA compliant. Rubber
safety surfaces could also allow for creative or
themed surfaces for the play equipment.

D

Modern Climbing and Play Equipment

Bankshot Basketball

Colorful Safety Surface
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SITE AMENITIES AND FURNISHINGS

Several factors are used when choosing site
furnishing for Union Township parks. The site
amenities and furnishings should be made from
durable materials and be consistent in color and
style. Custom materials could also provide a
brand identity to the park system palette.
Examples of these types of furnishings can be
found in the images below.
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Themed Safety Surface
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Bench

D

Themed Safety Surface

Bench

Custom Branded Bench
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Tables With Wheelchair Access
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Waste Receptacles
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Outdoor Ping-Pong Table

D

Self-Reporting Waste Receptacle

Outdoor Table With Game Inlay

Custom Laser Cut Waste Receptacle
Trellis Structures
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SITE LIGHTING

PLANTING
PALETTE

The parks generally have a great mixture of
mature trees in good health. However the
township should consider consulting with a
certified arborist to determine which trees need
to be thinned or removed for safety reason. New
plantings should be chosen from a native
planting palette and are not invasive or
aggressive in this region. Plants should also be
chosen for year round interest and be drought
and urban tolerant to reduce maintenance needs.
The trees and plants depicted on this page meet
these requirements and can be used in a
multitude of locations and conditions. New trees
should be installed at no less than 2.5”-3” caliper.
These larger trees will be less vulnerable to urban
stresses. Irrigation for the first two years during
the establishment period should also be
considered for all new planting areas. Although
not an exhaustive list, many other plants could fit
the criteria above.
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Site and area lighting observed at the parks was
minimal and comprised of various styles. Cobra
head, flood and building mounted lighting are
most prevalent. There are some parks with sports
lighting but most do not have much interior
lighting. Even though most of the parks are
closed from dusk to dawn some form of lighting
should be incorporated for safety reasons.
Pedestrian decorative or bollard pathway
lighting is recommended for inclusion into the
park upgrades. Many styles of modern light
fixtures complement more traditional fixtures
and can help give a modern identity to the parks.
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Serviceberry

Virginia Sweetspire

Knockout Roses
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Common Witch Hazel

River Birch
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Tulip Poplar

Dwarf Oakleaf Hydrangea

Otto Lukyen Cherry Laurel

Gro Low Fragrant Sumac

Feather Reed Grass

Daylillies (Var.)

Arkansas Bluestar

Black Eyed Susan
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PARKS AND OPEN SPACE IN UNION TOWNSHIP
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SECTION G: Park Existing
Conditions, Vision +
Recommendations
Through taking inventory of the Union
Township park system, the steering committee
has identified 17 parks (dark green) to be
prioritized for upgrades and rehabilitation. These
parks are some of the most heavily used across
the Township. As a result, they seem to be the
most in need of rehabilitation and unification.
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Parks 1 through 4 were identified to receive an
extended analysis, overview and concepts. While
parks 5 - 17 were identified to need minimal
upgrades and recommendations. Although these
17 parks were looked at closely, the
recommendations
regarding
materials,
furnishings, signage, and lighting should be
utilized throughout all of the 35 remaining parks
(light green) and open spaces to develop a Union
Township Parks brand identity. When visiting
any Township park, patrons will know how to
navigate around the park because the design
language will be similar.

Parks and Recreation Open Space Element | Union Township Master Plan 288

ESTHER EGBERT PLAYGROUND
ADDRESS: JEFFREY LANE AND ROUTE 22
BLOCK: 3101 LOT: 41
SIZE: 6.71 ACRES
ACTIVELY USED)

(APPROX.

2.25

AC

GENERAL DESCRIPTION:

EXISTING FACILITIES
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Small neighborhood park with limited access and
parking. The park serves the surrounding
neighborhood. Approximately half of the park is
wooded and currently unused. The other half is
occupied by play equipment, sports courts and
seating under a mature tree canopy. A steady
hum of cars and noise from Route 22 along its
northern border is a major challenge for this park.
The play equipment gets regular use and is in
good condition. The mulch has eroded and is also
non-ADA compliant. The basketball court gets
moderate use and requires attention as the
asphalt is deteriorated and the hoops are missing
nets. All uses seem to be placed in a haphazard
design throughout the park.

Item
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STRUCTURES/FURNISHINGS

l
l
l
l
l
l
l
l
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Picnic Tables (1)
Benches (2)
Waste Receptacles (2)
Bike Rack (1)
Lighting
Pathways
Fencing
Parking

Condition

SPORTS/COURTS/PLAY AREAS
Item
Tennis Courts
Basketball
Play Equipment
Play Area Safety Surface

VEGETATION
Item

Trees
Shrub
Perennial/Annuals
Lawn

Condition

l
l
l
l
Condition

l
l
l
l
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ESTHER EGBERT PLAYGROUND ANALYSIS

The first park identified by the steering
committee as a priority park for potential
improvements is Esther Egbert Park. A smaller
park in the Township’s park system, it is mainly
used by the surrounding neighborhoods.
Upgraded and expanded amenities would
greatly benefit the local community. The plan

above depicts potential improvements for the
Township to consider when budgeting for future
park improvements. The following pages depict
a slightly more detailed concept plan of these
future improvements based on the items seen
above.
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Improvements for the Township to Consider

1.
2.
3.
4.
5.
6.
7.
8.

Improve lighting throughout the park for safety and security
Consider the removal of chainlink fencing around the park except in areas adjacent to private
properties and Route 22
Add internal path system within park to improve ADA accessibility throughout the park
Standardize all signage & site furnishings throughout the park (i.e. picnic tables, benches, waste
receptacles)
Add/Enhance understory plantings.
Upgrade all play equipment/surfacing and seating areas.
Add mounded buffers to minimize views of Route 22.
Expand parking area and enhance entry areas.
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ESTHER EGBERT PLAYGROUND VISION
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WEBER PARK
ADDRESS: 850 RAHWAY AVE
BLOCK: 3914 LOT: 21
SIZE: 6.4 ACRES

GENERAL DESCRIPTION:

EXISTING FACILITIES
STRUCTURES/FURNISHINGS

Condition

R

Item

Perennial/Annuals
Lawn

AF
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Heavily used public park used by the
surrounding residents and local youth sports
organizations. The active uses are located on the
eastern and western side of the park bisected in
the center by the children’s play equipment,
picnic grove and restroom/ snack shack
structure. The park is open from dawn to dusk
with parking only available on the street. The
park elevation is generally lower than the
surrounding streets causing some flooding
during heavy rain events and has approximately
10 feet of grade change from the east side of the
park to the west. Weber Park is surrounded by
residential, commercial and industrial uses.

l
l
l
l
l
l
l
l
l
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Snack Shack
Restrooms
Picnic Tables & Benches
Signage
Lighting
Pathways
Fencing
Parking (Street Only)
ADA Accessibility

SPORTS/COURTS/PLAY AREAS
Item

Condition

Tennis Courts
Deck Hockey Rink
Wall Ball
Soccer
Basketball
Bleachers
Play Equipment
Play Area Safety Surface

VEGETATION

Item

l
l
l
l
l
l
l
l
Condition

Trees
Shrub

l
l
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WEBER PARK ANALYSIS

Weber Park was one of four parks identified by
the steering committee as a priority park for
potential improvements. The overall layout and
programming at Weber Park is generally good,
but could be further enhanced with some
modifications. The park’s facilities are starting to
show their wear and tear and is due for a refresh.
These upgraded amenities could greatly benefit

the community, as well as the entire Township.
The plan above depicts potential park
improvements for the Township to consider
when budgeting for future park improvements.
The concept plan on the following pages depict a
slightly more detailed concept of these future
improvements.
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Improvements for the Township to Consider

1.
2.
3.
4.
5.
6.
7.
8.

Improve lighting throughout the park for safety and security
Lower fencing around the perimeter of the park except in areas adjacent to private properties and at
the soccer field
Add internal path system within park to improve ADA accessibility throughout the park
Standardize all signage & site furnishings throughout the park (i.e. picnic tables, benches, waste
receptacles)
Add additional play equipment, Bank Shot Basketball and upgrade/repair all existing courts
Upgrade restroom/snackshack building
Add/Enhance understory plantings and rain garden in low spot
Add external sidewalks and on-street parking along Garden St. and Rahway Ave.
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WEBER PARK VISION
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BICENTENNIAL PARK
ADDRESS: FRANCES CT
BLOCK: 901 LOT: 27, 34, 40
SIZE: 6.4 ACRES

GENERAL DESCRIPTION:

EXISTING FACILITIES
STRUCTURES/FURNISHINGS
Item

AF
T

Passive recreation park primarily serving an
adjacent senior residential complex. Many
asphalt paths of varying width and condition
wind their way through older, large canopy trees
as well small ornamental trees. The main entry is
flanked with ornamental trees, bench seating and
understory plantings. At the end of the main
entry walk is a large paver plaza with additional
bench seating with limited access and parking.
Bicentennial Park is surrounded by fencing and
brick piers on most public streets creating
obstacles for entry. A large drainage area occurs
at end of the Reinhold Terrace cul-de-sac.

Condition

l
l
l
l
l
l
l
l
l
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Picnic Tables
Benches
Waste Receptacles
Bike Rack
Lighting
Pathways
Fencing
Parking
Signs

VEGETATION

Item

Trees
Shrub
Perennial/Annuals
Lawn

Condition

l
l
l
l
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BICENTENNIAL PARK ANALYSIS

The third park identified by the steering
committee as a priority park for potential
improvements is Bicentennial Park. This park is a
large, passive park in the Township’s park
system, mainly used by the surrounding
neighborhood and senior residences located
directly across Frances Ct. Over the years, the
park has seen minimal updates and has been
degrading over time. Plantings and irrigation
systems have failed or become overgrown.
Pathways within the park seem unorganized and
circuitous. Bicentennial could benefit from a
simplified pathway organization and updated

amenities. Outdoor fitness stations, and updated
furnishings and lighting would enhance the
parks overall usage. New and expanded
amenities such as game tables, artificial turf
activity lawn for yoga or putting surface could be
used as low impact activities for the adjacent
senior residents. The plan above depicts potential
improvements for the Township to consider
when budgeting for future park improvements.
The following pages depict a slightly more
detailed concept plan for these future
improvements based on these items.
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Improvements for the Township to Consider

1.
2.
3.

4.
5.
6.
7.
8.

Improve lighting throughout the park for safety and security
Consider lowering the height of the fencing around the perimeter of the park.
Standardize all signage & site furnishings throughout the park (i.e. picnic tables, benches, waste
receptacles)
Add/Enhance understory plantings
Consider soil analysis and consult with a certified arborist for mature tree areas
Simplify pathway systems to allow for larger open lawn areas
Add new amenities such as game tables, activity lawn, putting green and fitness stations
Replace plantings and repair or install new irrigation system
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BICENTENNIAL PARK VISION
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FRIBERGER PARK
VEGETATION

ADDRESS: 1976 MORRIS AVE

Item

BLOCK: 2904 LOT: 19
SIZE: 4.1 ACRES (2.6 ACRES ACTIVELY
USED)

Trees
Shrub
Perennial/Annuals
Lawn

GENERAL DESCRIPTION:
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Heavily used small park located adjacent to the
Union Town- ship Municipal Building and Public
Library. The Township Fire Department and
House is located to the south of the park with
residential dwellings located to the west of the
park. Other than a moderate slope located at the
southern border along Bond Drive, the site gently
slopes to the south. Although main play
equipment piece is in decent condition the
remaining equipment is haphazardly place
throughout the park and in some instances too
close to the road. There is no fencing separating
the active play areas from Bond Drive and the
busy municipal building access drive creating a
safety issue. Although a chain link fence
separates the park form the residential dwellings
to the west, there is no visual buffer providing
screening present. The seating areas are
haphazardly positioned and the main entrance
from the public parking area is severely eroded
and not ADA accessible. Most benches and tables
are in poor condition with the refuse containers
chained to the tables. Friberger Park is highly
visible and heavily used requiring a full redesign of the space.

EXISTING FACILITIES
STRUCTURES/FURNISHINGS
Item

Picnic Tables and Benches
Lighting
Pathways
Fencing
Parking

Condition

l
l
l
l
l

SPORTS/COURTS/PLAY AREAS
Item

Basketball (Half Court)
Play Equipment
Play Area Safety Surface

Condition

l
l
l
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FRIBERGER PARK ANALYSIS

Lastly, Friberger Park was the final park
identified by the steering committee as a priority
park for potential improvements. Centrally
located around the municipal building, this park
is mainly used by the surrounding neighborhood
and local municipal and business district
employees. The park is bisected by a road
traversing between the two sections. There are no
pathways except sidewalks at the edges of roads.
Friberger could benefit from the addition of an
organizational pathway connecting the two sides

of the park together and updated park amenities
like play equipment and furnishings. An outdoor
sculpture gallery could also involve local artists
to display their work. Additional parking and
seating areas could also enhance the use of the
park. The plan above depicts potential
improvements for the Township to consider
when budgeting for future park improvements.
The concept plan on the following pages depict a
slightly more detailed concept of these future
improvements based on these items.
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Improvements for the Township to Consider

1.
2.
3.
4.
5.
6.
7.
8.

Improve lighting throughout the park for safety and security
Standardize all signage & site furnishings throughout the park (i.e. picnic tables, benches, waste
receptacles)
Add/Enhance understory plantings
Expand and reconfigure parking area to make more efficient.
Consider soil analysis and consult with a certified arborist for mature tree areas
Update and expand playground equipment area
Add a sculpture garden and pathway around municipal building
Consider raising the road to pedestrian level to integrate both sides of park.
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FRIBERGER PARK VISION
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BIERTUMPFEL PARK
ADDRESS: WINSLOW AVE
BLOCK: 2904 LOT: 4, 5
BLOCK: 5107 LOT: 3
SIZE: 24.02 ACRES

GENERAL DESCRIPTION:
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Biertumpfel is one of Union’s largest, most
highly used public parks. Residents and local
youth sports organizations utilize the many ball
fields and court spaces. Winslow Ave bisects the
center of the park, with three ball fields, a
basketball court, tennis courts, and the main
parking lot on the north side. Below Winslow
Ave are ball fields, bocce courts, and soccer fields.
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PETTI PARK
ADDRESS: 499 BAILEY AVE
BLOCK: 2607 LOT: 4, 5, 6
SIZE: 1.62 ACRES

GENERAL DESCRIPTION:
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Petti Park is a neighborhood park just south of
the Garden State Parkway. A softball field is
central to the park’s space, with a playground
and basketball court along Ellen Street. The park
is open from 8 am to 8 pm with parking only
available on the street.
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RABKIN SPORTS COMPLEX
ADDRESS: 100 HENDRICKS DRIVE
BLOCK: 5009 LOT: 4
SIZE: 4.7 ACRES

GENERAL DESCRIPTION:
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Rabkin is one of the most highly used parks in
Union, particularly during the summer season.
While the various ball fields and courts are the
main draw to the complex, various music and
movie events take place at the park throughout
the year.
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ALPINE PARK
ADDRESS: 2199 HALSEY STREET
BLOCK: 5607 LOT: 11
SIZE: 3.00 ACRES

GENERAL DESCRIPTION:
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Alpine Park is a small neighborhood park just
south of Route 78. The playground is the key
amenity of the park, with a heavily used
basketball half court and tennis court in need of
updating. The park is open from dawn to dusk
with parking only available on the street.
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ANDREW STREET
PLAYGROUND
ADDRESS: 1670 ANDREW ST NORTH
BLOCK: 5508 LOT: 1.01
SIZE: 1.80 ACRES

GENERAL DESCRIPTION:
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Andrew Street Playground is a large
neighborhood park. Many non-Union residents
use the park due to its location along the northern
municipal boundary. The park consists of a
playground, swing set, tetherball, and a
basketball court.
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KOLB PARK | CRYSTAL PARK
ADDRESS: 350 ROSELAND PL
BLOCK: 401 LOT: 2
SIZE: 4.8 ACRES

GENERAL DESCRIPTION:
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This large neighborhood park serves a relatively
small residential neighborhood in the southeast
of Union Township. Kolb Park consists of the
active recreations on site, such as the playground and pickleball court. Crystal Park
consists of the more passive recreation facilities,
such as the open fields and mature tree cover.
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BROOKSIDE PARK
ADDRESS: 1249 FAITOUTE AVE
BLOCK: 1505 LOT: 8
SIZE: 0.86 ACRES

GENERAL DESCRIPTION:
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Brookside Park is a small community park
featuring play structures and swing sets as well
as full basketball and tennis courts. Additionally,
lawn space, picnic tables, and a drinking fountain
are located on site for more passive recreational
use.
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HERBERT DAVIS PARK
ADDRESS: 940 ARCADIA PL
BLOCK: 4705 LOT: 13
SIZE: 0.84 ACRES

GENERAL DESCRIPTION:
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Herbert Davis Park is an active community park,
used by neighborhood families for pickup games
and tournaments of basketball. Additional lawn
space and play facilities are located within the
park.
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HOOVER PARK
ADDRESS: 915 SAVITT PL
BLOCK: 4102 LOT: 12
SIZE: 0.64 ACRES

GENERAL DESCRIPTION:
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Hoover Park is a small, lightly used
neighborhood park between Savitt Place and
Louisa Street. The park is bookended by
residential and industrial uses. Two sets of
playground equipment and a basketball court are
located along the Louisa Street end of the park.
The remaining space is bisected by an asphalt
path- way with dense, mature tree cover and
lawn areas.
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JOE COLLINS PARK
ADDRESS: 2845 MORRIS AVE
BLOCK: 4508 LOT: 19, 47
SIZE: 43.47 ACRES

GENERAL DESCRIPTION:
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Joe Collins Park, named for the Yankee Baseball
player from Union, is a large park located
towards the northwest corner of the township.
The park falls entirely within the 100-year flood
zone, causing frequent flooding and maintenance
issues. Many ball fields and playgrounds are
located throughout the property and is
completely surrounded by residences and open
space.
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SAYER PARK
ADDRESS: 1150 SAYER RD
BLOCK: 1704 LOT: 56, 57
SIZE: 7.5 ACRES

GENERAL DESCRIPTION:
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Sayer Park is a medium neighborhood park with
passive and active recreational spaces along the
west branch of Elizabeth River. Play equipment,
picnic tables and a half basketball court are
fenced in and located between Sayre Rd South
and the River. The open lawn is tucked behind
the playground area and the Union Plaza
commercial center. Walking trails follow
eastward from the property, following the river.
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SICHEL PARK
ADDRESS: 1290 ROBERT ST
BLOCK: 1501 LOT: 82
SIZE: 4.34 ACRES

GENERAL DESCRIPTION:
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Sichel Park, a medium sized neighborhood park,
is situated along the eastern border of the
Township with its northern boundary running
along the Elizabeth River. Off-street parking is
located along Robert St. At the corner of Robert
St and Louis Pl is a children’s playground and the
start of a walking trail that loops around the
entirety of the park.
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IRENE HOPPE PARK
ADDRESS: 11 GALLOPING HILL RD
BLOCK: 801 LOT: 63
SIZE: 19.79 ACRES

GENERAL DESCRIPTION:
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Irene Hoppe Park is a large park consisting
predominantly of densely wooded, natural
space. However, a clearing along Galloping Hill
Rd is an active recreation area with a baseball
field, basketball court, and playground.

325 Union Township Master Plan | Parks and Recreation Open Space Element

COST ESTIMATES
Conceptual cost estimates were generated for the
4 vision plans of Esther Egbert, Weber,
Bicentennial and Friberger parks to assist the
Township in planning their future park

upgrades, maintenance and planning. These
conservative cost estimates are conceptual based
on the materials and amenities shown in the
opportunity recommendations and vision plans.
Final cost estimates should be generated as the
design process continues.
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Esther Egbert Playground
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Weber Park
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Bicentennial Park
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Friberger Park
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SECTION H: OPERATIONS,
PRIORITIES, FUNDING
OPERATIONS AND MAINTENANCE
Park operations and maintenance for Union
Township Parks is the responsibility of several
departments. The Township Administrator,
Department of Recreation and Department of
Public Works, and recreation advisory committee
all have roles within the park system upgrades
and maintenance responsibilities.

Early on during the inventory process, the parks
and recreation master plan steering committee
identified 4 priority parks that need major
upgrades and design overhauls and 13 other
neighborhood parks that are next in line for
improvements and updates. These priority parks
vision and recommendations can be found in
Section G.
With such a vast park system, the Township
struggles to maintain consistent routine
maintenance across the entire township. The
department of public works are also sometimes
short handed in staffing, which makes routine
tasks like mowing the lawn more difficult. Some
parks take priority because those are the parks
that people com- plain about the deferred
maintenance.

AF
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The Union Township Administrator is
responsible for larger picture decisions and
planning and coordinates with the recreation and
public works departments to identify priorities.

PRIORITIES AND FUNDING

R

The Department of Recreation schedules park
programs and coordinates field/park use with
various outside organizations such as Union
Little League, Union Soccer League, Union High
School, Suffragettes Softball, Mudturtles Rugby,
etc. The recreation department also handles
customer service, orders needed equipment,
maintenance supplies and coordinates with grant
writers for annual improvement grants plans and
carries out the special events and seasonal
programs.

D

The Department of Public Works coordinates
with the recreation department regarding what
maintenance needs to occur. The department of
public works then schedules the routine and
necessary maintenance including repairs and
replenishing play safety surfacing, lawn mowing,
tree and planting maintenance.

A recreation advisory committee is also involved
in larger picture decisions and planning but have
a more advisory role. The committee is made of
various volunteers who meet 4 times per year.
A clear, organized checklist of maintenance and
updates should be created by the Township for
implementation of routine maintenance items.
Once the task is complete it is checked off and
employees can move to another task.

The Township should consider creative ways for
funding and maintaining the parks in regards to
the deficiencies listed above.
One option could be to form neighborhood
committees of volunteers that are responsible for
the regular maintenance and upkeep of the parks
in their neighborhoods. These committees would
coordinate with the Recreation and Public Works
Department for needed maintenance supplies
and list of items that could be accomplished such
as painting, lawn mowing, planting bed
maintenance and mulching and waste removal.
Larger items like tree removal, play equipment
installation and upgrades would still be handled
by the Recreation Department and DPW.
A second option the Township could consider is
to institute an Open Space Tax. An open space tax
is a special tax charged by some municipalities
and counties to be set aside specifically for
preservation, updates and maintenance of open
space and parks. The taxes could fund the
purchase of land for parks and other open space
initiatives or goes to repair and save historic
buildings.
In some towns, the taxes charged by the
municipality combined with the county together
topped $7 million in 2017, figures show.
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Currently Union Township does not have an
open space tax. If implemented it could be used
for the maintenance and park upgrades shown in
the master plan.
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Other ways to fund capital improvements
include municipal funds, grants and gifts,
donations,
fundraising,
bond
issues,
public/private partnerships, or loans.
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Introduction

Stormwater Discussion
Hydrologic Cycle
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As required by the Municipal Stormwater
Regulations (N.J.A.C. 7:8-4.1), the Township of
Union has developed this Municipal Stormwater
Management Plan (SMP) to outline its approach
to addressing the impacts on stormwater caused
by future development, redevelopment, and land
use changes. The SMP addresses groundwater
recharge, stormwater quantity, and stormwater
quality impacts through the incorporation of
stormwater design and performance standards
for new development and redevelopment
projects that disturb one or more acres of land.
The standards are intended to minimize negative
or adverse impacts of stormwater runoff such as
decreased water quality, increased water
quantity and reduction of groundwater recharge
that provides base flow to the Township’s
receiving bodies of water.
In addition to
minimizing these impacts, the SMP provides
long term operation and maintenance measures
for existing and proposed stormwater
management facilities.

This SMP calls for greater enforcement of the
existing ordinances in order to further improve
water quality in the two main river basins
including the Rahway and Elizabeth Rivers. This
SMP also incorporates best management
practices developed by the NJDEP in 2007 after
the adoption of the Stormwater Management
regulations. Finally, this SMP includes new
mitigation strategies to permit the Township to
grant variances or waivers from proposed design
and performance standards that are contained in
this plan as set forth in the Municipal Stormwater
Regulations (N.J.A.C. 7:8), last revised March 2,
2020.

The hydrologic cycle or Water Cycle (Figure 87)
is the continuous circulation of water between

•

D

R

The SMP adopted in 2005 called for adoption of
ordinances aimed at protecting the water
resources of the township. In fact, the township
adopted a number of land use ordinances in 2005
and 2006 which it publicized through several
media outlets to improve public awareness. Some
of the ordinances adopted include:
Chapter 168, Article III, Feeding of Avian
Wildlife

•

Chapter 168-24, Pet Waste

•

Chapter 307, Illicit Connections

•

Chapter 308, Improper Disposal of Waste

The town also initiated a public education
program by holding annual park cleanups,
providing pamphlets to residents with their tax
bill, and announcing important environmental
events on its website. Since 2016 the town has
provided stormwater management training for
its Township Committee, Planning & Zoning
Board members, and engineering staff. The
town’s Stormwater Pollution Prevention Plan is
updated regularly.

Figure 87: Hydrologic Cycle. Graphic source: Kern River Connections
http://www.creativille.org/kernriver/watershed.htm

the ocean, atmosphere, and land. The driving
force of this natural cycle is the sun. Water,
stored in oceans, depressions, streams, rivers,
waterbodies, vegetation and even land surface,
continuously evaporates due to solar energy.
This water vapor then condenses in the
atmosphere to form clouds and fog. After water
condenses, it precipitates, usually in the form of
rain or snow, onto land surfaces and
waterbodies.
Precipitation falling on land
surfaces is often intercepted by vegetation.
Plants and trees transpire water vapor back into
the atmosphere, as well as aid in the infiltration
of water into the soil. The vaporization of water
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through transpiration and evaporation is called
evapotranspiration. Infiltrated water percolates
through the soil as groundwater, while surface
water flows overland. Groundwater and surface
water flow to major waterbodies and eventually
flows to the Earth’s seas and oceans. This
constant
process
of
evapotranspiration,
condensation, precipitation, and infiltration
comprises the hydrologic cycle.

Impacts of Stormwater

AF
T

Prior to any land development, native vegetation
often intercepts precipitation directly or absorbs
infiltrated runoff into their roots. Development
often replaces native vegetation with lawns or
impervious cover, such as pavement or
structures, thereby reducing the amount of
evapotranspiration and infiltration. Regrading
and clearing of lots disturb the natural
topography of rises and depressions that can
naturally capture rainwater and allow for
infiltration and evaporation.
Construction
activities often compact soil, thereby decreasing
its permeability or ability to infiltrate
stormwater.
Development activities also
generally increase the volume of stormwater
runoff from a given site.

Water quantity impacts combined with land
development
often
adversely
impacts
stormwater quality. Impervious surfaces collect
pollutants from the atmosphere, animal wastes,
fertilizers and pesticides, as well as pollutants
from motor vehicle usage. Pollutants such as
hydrocarbons, metals, suspended solids,
pathogens, and organic and nitrogen counting
compounds, collect and concentrate on
impervious surfaces. During storm events, these
pollutants are washed directly into municipal
storm sewer systems. In addition to chemical
and biological pollution, thermal pollution can
occur from water collected or stored on
impervious surfaces or in heated stormwater
impoundments. Thermal pollution can affect
aquatic habitats, adversely impacting cold water
fish. Removal of shade trees and stabilizing
vegetation from stream banks also contributes to
thermal pollution.
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Connected impervious surfaces and storm
sewers (such as roof gutters emptying into paved
parking lots that drain into a storm sewer) allow
the runoff to be transported downstream more
rapidly than natural areas. This shortens travel
time and increases the rainfall- runoff response of
the drainage area, causing downstream
waterways to peak higher and quicker than
natural areas, a situation that can cause or
exacerbate downstream flooding, erosion, and
sedimentation in stream channels. Furthermore,
connected impervious surfaces do not allow
pollutants to be filtered, or for infiltration and
ground water recharge to occur prior to reaching
the receiving waters. Increase volume combined
with reduced base flows, results in a greater
fluctuation between normal and storm flows
allowing
for
greater
channel
erosion.
Additionally, reduced base flows, increased
fluctuation, and soil erosion can affect the
downstream hydrology of the watershed,
impacting the ecological integrity of the
watershed.

As towns and cities develop from rural
agricultural communities, the landscape is
altered in dramatic ways. Both residential and
nonresidential
development
on
former
agricultural fields and pastures can have a great
impact on the hydrologic cycle for the specific
site. Localized impacts to the hydrologic cycle
will ultimately impact the hydrologic cycle of the
entire
watershed
encompassing
that
development site.
Proper stormwater management will help
mitigate the negative impact of land
development and its effects on stormwater. This
SMP outlines the Township’s plan to improve
stormwater quality, decrease stormwater
quantity, and increase groundwater recharge. By
managing stormwater, the Township will
improve the quality of aquatic ecosystems and
restore some of the natural balance to the
environment.
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Background

The Township of Union encompasses 9.12 square
miles of Union County, New Jersey. It is
primarily a residential community that is
completely developed. The Township lies on a
plain that extends from the eastern base of the

Figure 88: USGS Topographical Map

Watchung Mountains to the Arthur Kill and
Newark Bay. The topography of the Township
ranges between 40 and 180 feet above mean sea
level, with the majority of the Township between
80 and 120 feet above mean sea level. The

TABLE SW-1
POPULATION TRENDS

Union

Union County

New Jersey

Year

Population

% Change

Population

% Change

Population

% Change

1940
1950
1960
1970
1980
1990
2000
2010
2018

24,730
38,004
51,499
53,077
50,184
50,024
54,405
56,629
58,757

34.9
26.2
3.0
- 5.5
- 0.3
8.8
4.1
3.7

328,344
398,138
504,255
543,116
504,094
493,819
522,541
536,499
558,067

17.5
21.0
7.2
-7.7
-2.1
5.8
2.7
4.0

4,160,165
4,835,329
6,066,782
6,066,782
7,364,823
7,730,118
8,414,350
8,791,894
8,908,520

1.6
2.6
1.8
0.3
0.5
0.9
4.5
1.3

Source: 1980, 1990, 2000, 2010, July 1, 2018 Estimate U.S. Census
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TABLE SW2
GENERAL HOUSING CHARACTERISTICS
2000

2010

Change

Number

Percent

Number

Percent

Number

OCCUPANCY STATUS
Total Housing Units
Occupied Housing Units
Vacant Housing Units

20,001
19,534
467

100
97.7
2.3

20,250
19,556
694

100
96.6
3.4

249
22
227

TENURE
Occupied Housing Units
Owner- Occupied Housing Units
Renter- Occupied Housing Units

19,534
14,942
4,592

100
76.5
23.5

19,556
14,748
4,808

100
75.4
24.6

22
-194
216

467
467

100
100

694
694

100
100

227
227

POPULATION

54,405

100

56,629

100

2,224

HOUSEHOLDS
Family Household
1 Person Household
Persons/ Household

19,534
11,690
4,656
2.71

100
59.8
23.8

19,556

100

22

Source: 2000, 2010 U.S. Census
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VACANCY STATUS
Vacant Housing Units

Demographics

R

Township’s boundary is delineated on a USGS
quadrangle map shown in Figure 88.

D

The population of Union Township has
fluctuated over the past fifty years. In 1970, the
population was 53,077, however, the population
decreased in 1980 to 50,184, and again in 1990 to
50,024. The decrease in population is mostly
attributed to changing population characteristics
including age distribution and family size. The
recent U.S. Census indicated that the Township's
population increased to 56,629 in 2010 (See Table
SW1: Population Trends). As noted in the
Background Analysis section of this Master Plan,
Union’s 2018 population is 58,757, a 4.1 percent
increase in from the 2010 population.
The Township has experienced a steady but
moderate growth over the past forty years. In
1970, there were 17,455 housing units, which
increased to 19,334 in 1990, to 20,001 in 2000, and
to 20,250 in 2010. Total housing units are
anticipated to grow over the next 10 years as a
result of the redevelopment of former industrial
properties and mixed-use projects in the

2.80

0.09

downtown area and the former Merck
Pharmaceutical and National Envelope sites. As
noted in the Background Analysis section of this
Master Plan, recent estimates suggest that 21,516
total housing units exist in Union; of these, 20,419
were occupied units, and the remaining 1,097
were vacant units.

As noted in the Land Use section of this Master
Plan, the single largest land use within the
Township, as well as the largest share of
residential uses, is single-family residential,
which comprises approximately 39.2 percent of
the Township's land uses, followed by twofamily residential uses at 4.4 percent, then garden
and mid-rise apartments at 2.5 percent. Renteroccupied units, as mentioned in the Background
Analysis section of this Master Plan, saw a
gradual increase between 2000 and 2017, making
up 23.5 percent of all occupied units in 2000,
growing to an estimated 27 percent of occupied
units between 2013 and 2017. Vacant land
currently makes up 0.7 percent of Township
lands. Figure 89 illustrates the Township’s
zoning map.
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Figure 89: Existing Zoning Map
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The housing trend shows a healthy increase of
249 units between 2000 and 2010, and an
estimated increase of 1,266 units from 2010 to
2017. This trend is expected to continue as
obsolete industrial and commercial properties
are redeveloped into residential and mixed uses.
Since 2005 there has been an increase in
residential
development
throughout
the
Township including the Ave, Station Square,
Avalon Bay, Cara Lofts, Seabra, Vermella Union
Phase I, American Landmark Phase I, and
Summit Court Phase 1. Titan Engineering (2003
Morris Avenue), 1206 Stuyvesant Ave, 1664
Stuyvesant Ave, Vermella Union Phase 2 and
American Landmark Phase 2 are currently in
construction. Over the next five years other
residential projects will be coming on line
including Summit Court Phase 2, American
Landmark Developers Phases 3 & 4, and
Vermella Union Phases 3 & 4.

River, Vauxhall Branch, Lightening Brook,
Southwest
Branch,
Maplewood
Branch,
Irvington Branch, Elizabeth River, West Branch
of the Elizabeth River, Trotters Lane Branch, and
Lehigh Valley Branch. West Brook in the
headwaters of Morses Creek drains a small
portion of the township in the Five Points area.
Figure 90 depicts the Township’s waterways.

Water Quality
The Ambient Biomonitoring Network (AMNET)
was established by the New Jersey Department of
Environmental Protection (NJDEP) to monitor
and document the health of New Jersey’s
waterways. AMNET currently has 820 sites in
five drainage basins that monitor for benthic
macroinvertebrates on a five-year cycle.

Waterways
This increase in development most likely resulted
in changes to the landscape, and increased the
quantity and pollutant loading of stormwater
runoff. Waterbodies in Union Township include
the Rahway River, East Branch of the Rahway
337 Union Township Master Plan | Stormwater Management Plan
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Figure 90: Township's Waterways
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Waterways are scored based on the data to
generate the New Jersey Impairment Score (NJIS)
and categorized as severely impaired,
moderately impaired, and non-impaired. The
NJIS is primarily based on biometrics and benthic
macroinvertebrate health.
The Rahway River, Lightning Brook, Maplewood
Branch, Irvington Branch, Elizabeth River, and
the West Branch of the Elizabeth River are not
categorized as Category One waters. However,
according to AMNET some are listed as
moderately impaired. These include the West
Branch of the Elizabeth River, which is
moderately impaired by phosphorus, and the
Elizabeth River at Lakeview River and Maple
Terrace, which is moderately impaired with
benthic macroinvertebrates.
In addition to biological health, chemical data are
gathered by the NJDEP and other organizations
and used to determine the health of waterways.
The data are then used to determine which

waters require the development of Total
Maximum Daily Loads (TMDLs). A TMDL is the
carrying capacity of a waterbody for a given
pollutant. This is the quantity of pollutants that
can enter a waterbody without exceeding water
quality standards or interfering with the ability to
use the waterbody for its designated usage. Point
and non-point pollution, surface water
withdrawals and natural background levels are
included in the determination of a TMDL, as
required by section 303(d) of the Clean Water
Act. Point source pollution includes, but is not
limited to NJPDES permitted discharges, while
non-point source pollution may include
stormwater runoff from agricultural lands or
impervious surfaces.
TMDLs determine the
allowable load from each source, with a factor of
safety, of the pollutant entering the waterbody.
TMDLs can be used to prevent further
deterioration of a waterbody, or to improve the
current water quality.
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Union Township presently has three established
TMDLs for fecal coliform (2003) from nonpoint
source pollution. The first TMDL is for 4.2 river
miles of the West Branch of the Elizabeth River,
the second TMDL is for 5.7 river miles of the
Elizabeth River at Ursino Lake in Elizabeth, and
the third TMDL is for 26.3 river miles of the
Rahway River near Springfield. Below is the
specific information for each location, and the
specified mitigation plan:

West Branch Elizabeth River near Union
(Site ID #01393350)

The town conducted an inventory of stormwater
outfalls in 2006, recording the locations using
GPS coordinates, condition of the outfall
structures, and noting any evidence of illicit
connections as determined by dry-weather flow
and observable color, odor, and floatables. A total
of 114 outfalls were identified and logged.
Several outfalls were flagged as potential sources
of illicit connection and were subsequently
mitigated. In 2017 a cross-connection of a sanitary
sewer leaking into a stormwater sewer
discharging to the Vauxhall Branch of the
Rahway River was discovered and corrected. The
outfalls are scheduled for reinspection in 2020.
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Two golf courses are within the watershed of the
impaired segment. Geese were observed at both
golf courses. Three stormwater outfalls are
located at the headwaters of the segment. The
stream drains a large urbanized area to the north.
The majority of immediate area contains
urbanized land use that has many detention
basins, pets, and geese. Strategies: organize local
community-based goose management programs
and identify/eliminate illicit connections to the
various outfalls; Phase II Stormwater program.

In addition to these impairments, according to
Sublist 5 of the 2004 Integrated List of
Waterbodies lists, the Elizabeth River at Ursino
Lake in Elizabeth is impaired by phosphorus and
dissolved solids. However, no TMDLs have been
established for these impairments.

Elizabeth River At Ursino Lake at
Elizabeth (Site ID #01393450)
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This station is located at the beginning of the
channelization of the Elizabeth River and is at the
site of a dam. Canada geese were observed at the
park and lawns where the station is located. The
majority of immediate area contains urbanized
land use that has many detention basins,
stormwater outfalls, pets, and geese. Strategies:
organize
local
community-based
goose
management programs and identify/eliminate
illicit connections to the various outfalls; Phase II
Stormwater program.

Water Quantity

In addition to the above water quality issues,
stormwater often causes water quantity issues.
There are several flood prone areas in Union
Township. This flooding is due to inadequately
sized natural and man-made stormwater
conveyances.

In severe storm events several areas of the
Township flood. The Flood Insurance Rate Map,
developed by the U.S. Department of Housing
and Urban Development Federal Insurance
Administration, dated September 20, 2016 lists
the following streets as flood prone during a 100year storm event:

Rahway River near Springfield (Site ID
#01394500)

Potential sources for fecal coliform for include
golf courses and parks at which geese were
observed. The majority of immediate area
contains urbanized land use that has many
detention basins, pets, and geese. Strategies:
organize
local
community-based
goose
management programs and identify/eliminate
illicit connections to the various outfalls; Phase II
Stormwater program.
339 Union Township Master Plan | Stormwater Management Plan
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•

Franklin Street, West Line Avenue, and
East Branch Place near the East Branch of
the Rahway River
Connecticut Farms Section bounded by
West Chestnut St., Rt. 22, Gelb Ave.,
Brighton St., and Elmwood Avenue

D

•

Sections of Jeanette Ave., Balmoral Ave.,
Stecher Ave., Morrison Ave., and Tyler
Ave. on the Southwest Branch of Lightning
Brook

•

Union Ave along Lightning Brook

•

Sections of Liberty Ave, Audrey Terrace,
Carol Road, and Mt. Vernon Road near the
Vauxhall Branch of Rahway River

•

Sections of Stuyvesant Avenue along the
Irvington Branch of Lightning Brook

•

Robert Street along the Elizabeth River

•

Sections of Huguenot Ave., Arnet Ave.,
and Potter Ave. along the Lehigh Valley
Branch of the Elizabeth River

These areas were flooded during Hurricane
Floyd in September 1999 and Hurricane Irene in
August 2011. Both exceeded the 100-year storm
event.
In March 2006, the township adopted ordinance
170-136.3 D requiring new and existing
residential expansions to install seepage pits
sized to collect one (1) inch of rainfall from the
entire roof surface with an overflow to the gutter.
The seepage pits promote infiltration and
recharge of stormwater.
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Groundwater Recharge
Hydrologic conditions have changed since the
design of the stormwater conveyance system.
Impervious coverage has proportionately
increased
with
development.
This
imperviousness allows for a greater volume of
water to reach these conveyances faster than the
intended design rates. This causes the system to
backup and flood.
The high amount of
impervious area also decreases ground water
recharge, and base stream flows. Combined the
effects have negative impacts on the stream and
river ecosystems of the Township.

The Township’s current community wellhead
protection areas are delineated in Figure 92.
These water supply wells are owned and
operated by New Jersey American Water (NJAW,
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The vast majority of the Township is located
within an urban Metropolitan Planning Area as
delineated on the State Plan Policy Map (SPPM).
Per N.J.A.C. 7:8-5.4 (a)2ii and N.J.A.C 7:8-1-2
there are conditions under which the
Groundwater Recharge requirements for the

Stormwater Management Rules do not apply for
Metropolitan Planning Areas.
“Previously
developed” lands within urban areas are exempt
from these requirements.
“Previously
developed” means any area on a site that is
occupied by structures, been filled or graded.
Areas that were deforested but have
reestablished woody vegetation are not
considered “previously developed.” In addition,
only the areas within a given site that meet these
criteria are exempt from the groundwater
recharge requirements. It is possible to have a
site that has partial areas of exemption, and other
areas that are required to meet the requirements.
A map of the groundwater recharge areas is
illustrated in Figure 91.

Figure 91: Groundwater Recharge Areas
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Figure 92: Wellhead Protection Areas

floodwall and earthen berm to protect the
community from a 75-year storm event.

Existing Infrastructure and Township
Improvements

The Township has adopted applicable design
and performance standards for stormwater
management measures as presented in N.J.A.C.
7:8-5.3 to reduce the negative impact of
stormwater runoff on water quality and quantity,
and loss of groundwater recharge in receiving
waterbodies. The section of this SMP, entitled
Stormwater Management Strategies, indicates
actions appropriate for various types of
development in Union Township. Design and
performance standards contain the necessary
language to maintain stormwater management
measures consistent with the applicable
stormwater management rules, N.J.A.C. 7:8-5.8 Maintenance Requirements.
This includes
language for safety standards consistent with
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formerly known as Elizabethtown Water).
NJAW’s Hammock well field is located in
Kawameeh Park. The Springfield well field in the
vicinity of Joe Collins Park was reactivated about
five years ago.

The Township currently has an existing
stormwater drainage system.
This system
includes a network of inlet catch basins and
storm sewer pipes.
Inlets are labeled as
contributing to public waterways. Inlet heads are
also replaced with n-eco heads on roads being
repaved.
The
Township
has
initiated
rehabilitation of the storm drainage system,
along with other stormwater management
improvements. The Township constructed a
flood control project in 2003 along Franklin Street
in the Vauxhall section of the Township. This
project consisted of the construction of a

Design and Performance
Standards
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N.J.A.C. 7:8-6 - Safety Standards for Stormwater
Management Basins.
Ordinances were
submitted to the Union County Division of
Engineering for review and approval in 2006.

Regional Stormwater Management
Plans
Currently, there are no Regional Stormwater
Management Plans (RSWMP) developed for
waters within the Township. Therefore, the SMP
does not need to be consistent with any such
plans at this time. The SMP will be updated to be
consistent with any RSWMP that are established
in the future.

Total Maximum Daily Loads
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Proper inspection and maintenance are critical
components for the successful performance of a
stormwater management system. The Township
has prepared a Stormwater Pollution Prevention
Plan (SPPP) to address inspection and
maintenance
for
existing
stormwater
infrastructures throughout the Township. Also
included in the SPPP plan is the development of
a Local Public Education Program to educate
property owners on methods to reduce nonpoint
stormwater pollution such as proper waste
disposal, solids and floatable controls, fertilizer
and pesticide use, etc. New Development and
redevelopment projects are required to develop
and submit a detailed operation and maintenance
plan for each best management practice (BMP)
established in accordance with the N.J.A.C. 7:8 5.8. Recommendations for proper maintenance
procedures are available in the NJDEP's Best
Management Practices (BMPs) Manual. Copies of
the maintenance plan(s) are filed with the
Township Department of Public Works.

of any BMP that is proposed for construction.
This plan will be reviewed on a case-by-case basis
to determine the extent of Township
responsibility in terms of the long-term
maintenance and operation of the BMPs.
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During construction, Township personnel
observe construction of the project to ensure that
the appropriate stormwater management
measures are constructed and function as
designed. Township personnel conduct periodic
inspections after significant storms to ensure the
system is functioning properly and to identify
maintenance needs, if any. After this, annual
checks are done to identify any additional
maintenance needs required. This may include
clearing of blockages from inlets and/or outlet
structures, removal of unhealthy vegetation or
accumulated debris/materials.

Township ordinances indicate that the inspection
of systems is permissible on private property,
provided the necessary easements are in place,
and upon giving reasonable notice. Ordinances
also indicate a time frame for maintenance
procedures to occur upon receiving notice from
the Township that maintenance is required.
Additionally, prior to construction, developers
are required to submit a maintenance plan
describing the required long-term maintenance

There are three established TMDLs in Union
Township including established TMDLs for fecal
coliform. This SMP is consistent with established
TMDLs for fecal coliform. The TMDL requires
the reduction in non-point sources including
sources from stormwater runoff. It is important
to note, however, that these are not stormwater
specific TMDLs, and as such they are not
governed by this SMP. The SMP will be updated
to be compliant with any TMDLs issued in the
future.

Residential Site Improvement
Standards (RSIS)
This Municipal Stormwater Management Plan is
consistent with regulations established under the
Residential Site Improvement Standards (RSIS) at
N.J.A.C. 5:21. This SMP will be updated to
remain consistent with any future updates of
RSIS. Additionally, the Township shall use the
latest update of RSIS during its reviews of
residential area development for stormwater
management.

Soil Conservation
The Township’s Stormwater Management
Control Ordinance requires that all new
development and redevelopment projects
comply with the Soil Erosion and Sediment
Control Standards of New Jersey. Township
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inspectors will observe on-site soil erosion and
sediment control measures as part of
construction site inspections. The inspectors will
report any inconsistencies or deficiencies to the
Somerset-Union Soil Conservation District.

Goals and Objectives
The goals of this SMP are:
Use of Green Infrastructure (“GI”) Best
Management Practices (“BMPs”)to meet
stormwater management standards for
water quality, groundwater recharge and
quantity for Major Developments;

•

Reduce flood damage, including damage to
life and property;

•

Minimize, to the extent practical, any
increase in stormwater runoff from any
new development;

•

Reduce soil erosion from any development
or construction project;

•

Assure the adequacy of existing and
proposed culverts and bridges, and other
in-stream structures;

•

Maintain groundwater recharge unless
lying in an area with documented soil and
groundwater contamination;

R

Prevent, to the greatest extent feasible, an
increase in nonpoint pollution;

•

Maintain the integrity of stream channels
for their biological function, as well as for
drainage;

•

Minimize pollutants in stormwater runoff
from new and existing development to
restore, enhance, and maintain the
chemical, physical, and biological integrity
of the waters of the state, to protect public
health, to safeguard fish and aquatic life
and scenic and ecological values, and to
enhance the domestic, municipal,
recreational, industrial, and other uses of
water;
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To achieve these goals, the SMP outlines specific
stormwater design and performance standards
for new development and proposes stormwater
management controls for addressing impacts
from existing developments. Preventive and
corrective maintenance strategies are also
included to ensure the long-term effectiveness of
stormwater management facilities and the SMP
outlines safety standards for stormwater
infrastructure to be implemented to protect
public safety. The town has also inventoried
BMPs and initiated annual inspections taking
corrective action where necessary.
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•

Protect public safety through the proper
design and operation of stormwater basins.

Stormwater Management
Strategies
Stormwater management strategies are in
transition following the adoption of new
stormwater rules (N.J.A.C. 7:8) on March 2, 2020.
The Township of Union is required to adopt an
ordinance implementing the aforementioned
rules by March 2, 2021.
The rule change signals a paradigm shift in New
Jersey stormwater management. It replaces a
subjective performance standard with an
objective standard and requires that stormwater
management features be distributed across a site
rather than centralized.
The new rule will apply to “major
developments” defined as areas of one acre or
more of disturbance, or one-quarter acre or more
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of new pavement, or one-quarter acre or more of
regulated motor vehicle surface.
This SMP plan provides a list of the Township’s
land use and zoning ordinances that should be
revised to be consistent with the Nonstructural
Strategies for stormwater management. Upon
completion of the draft ordinance revisions, they
will be submitted to Union County for review
and approval prior to local adoption.

Sections 170-90 Internal Roadways and
Drives & 170-239G Curb & Gutter: Both
sections require all paved areas to be
surrounded by curbing of either concrete or
Belgian block. These ordinances should be
updated to allow for the use of curb cuts or
flush cut curbs and curb stops where
possible as determined by the Township
Engineer.
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Section 170-239E (2): Transitional Buffers:
Buffers are required in all zones except
residential. This ordinance should be
updated to include the use of native
vegetation, where possible, within the buffer
area to thwart geese sanctuaries along the
Rahway River and Elizabeth River which
are impacted by fecal coliform.

Township’s stormwater control measures.
The Township currently requires the
duplication (as near as possible) of preconstruction stormwater conditions,
following construction in all zones except
single and two-family residential not
constructed as part of a major subdivision.
This section should be updated to comply
with the standards specified in this plan.

Section 170-255: Riparian Buffer
Conservation Zone: The Township adopted
this ordinance in 2009 outlining
development restrictions within 50 feet of
top of bank of state waters. The Township
should update this ordinance to create a
conservation easement.

R

Section 170-182: Performance Standards for
Storage and Waste Disposal should be
amended to include the design and
performance criteria described herein.

D

Section 170-238F: Drainage: This section
requires all streets requiring storm drainage
to use storm pipes and catch basins. This
section should be updated to include the use
of other methods that allow for infiltration
and meet the design standards specified
herein. Section 10 requires all preexisting
roof leaders be directed to the gutter or
stormwater conveyance. Section 11 requires
the connection of any new roof leaders, via
underground piping, to storm drainage
systems. This section requires the roof
drainage from residential properties to
infiltrate the soil via seepage pits and dry
wells and meet the design standards
specified herein. Additionally, methods for
long-term maintenance should be included.
Section 170-238G: Stormwater Control
Measures: This section lays out the

Section 170-239 O: Landscaping and
Screening Ordinances: The Township
currently has ordinances requiring
landscape islands and screening around
parking lots, between roads and sidewalks.
These ordinances should be updated to
recommend the use of native vegetation and
nonstructural strategies over the use of
structural screen strategies.
Section 170-118. Nonconforming Lots: This
section defines a nonconforming lot as a lot
that does not meet the land area
requirements of its zone. It requires
adherence to all other ordinances based on
intended use but should be updated to
include the adherence to the stormwater
management and control ordinances also.

Section 170-238A(8) Subdivisions: Cul-desacs: This section states the minimum radius
and dimension of cul-de-sacs, as well as a
requirement for utility easement and
planting strips. This section should be
updated to encourage the use of native
vegetation and nonstructural stormwater
conveyances.
Section 170-238E(2) Subdivisions: Natural
Features: This section recommends the
preservation of natural features. This
section should be updated to include
conservation easements or stream corridor
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buffers to thwart geese sanctuaries along the
Rahway River and Elizabeth River which
are impacted by fecal coliform.

due to engineering, environmental, or safety
reasons, the applicant must provide a basis for a
waiver or variance from N.J.A.C. 7:8-5.3.

Section 168, Article III: Feeding Avian
Wildlife: This section prohibits the feeding
of birds especially geese. This section should
be updated to increase the penalties to
further discourage the practice.

Each of following structures has advantages and
disadvantages to manage stormwater.
As
previously noted, Union is a fully developed
community and anticipates the majority of new
construction to be residential infill development
and redevelopment.

Nonstructural Strategies
This SMP recommends the practical use of the
following small-scale, nonstructural strategies
for all major developments in accordance with
the NJDEP’s Best Management Practices (BMPs)
Manual:
Protect areas that provide water quality
benefits or areas particularly susceptible to
erosion and sediment loss.

•

Minimize impervious surfaces and break
up or disconnect the flow of runoff over
impervious surfaces.

•

Maximize the protection of natural
drainage features and vegetation.

•

Minimize the decrease in the preconstruction “time of concentration.”

•

Minimize land disturbance including
clearing and grading.

•

Minimize soil compaction.

•

Provide vegetated open-channel
conveyance systems discharge into
and through stable vegetated areas.

•

Provide preventative source
controls.

Green Infrastructure BMPs include cisterns, dry
wells, grass swales, green roofs, manufactured
treatment devices, pervious paving systems,
small-scale bioretention basins, small-scale
infiltration basins, small-scale sand filters,
vegetative filter strips, manufactured treatment
devices, grass swales, pervious paving systems,
small-scale bioretention basins, small-scale
infiltration basins, small-scale sand filters, and
vegetative filter strips, standard constructed
wetlands, wet ponds, blue roofs, extended
detention basins. Some of these BMPs are
described below in detail with parenthetical
notations as to their ability to achieve stormwater
quality,
stormwater
quantity,
and/or
groundwater recharge:
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•

Green Infrastructure BMPs for
Stormwater Quality, Quantity
and Groundwater Recharge

In addition, the NJDEP BMP Manual
further requires an applicant seeking
approval for a major development lxxxv to
specifically identify which and how these
small-scale, nonstructural strategies have
been
incorporated
into
the
development’s design. Finally, for each
of those small-scale, nonstructural
strategies that were not able to be
incorporated into the development’s design

Figure 93: Green roof concept for the Vermella Union Redevelopment
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Dry Wells (Recharge)

Bioretention Systems (Quality,
Quantity & Recharge)
A bioretention system consists of a soil bed
planted with native vegetation located above an
underdrained sand layer. It can be configured as
either a bioretention basin or a bioretention
swale. Stormwater runoff entering the
bioretention system is filtered first through the
vegetation and then the sand/soil mixture before
being conveyed downstream by the underdrain
system. Runoff storage depths above the planting
bed surface are typically shallow. The adopted
Total Suspended Solids (TSS) removal rate for
bioretention systems is 90 percent.
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A dry well is a subsurface storage facility that
receives and temporarily stores stormwater
runoff from roofs of structures. Discharge of this
stored runoff from a dry well occurs through
infiltration into the surrounding soils. A dry well
may be either a structural chamber and/or an
excavated pit filled with aggregate. Due to the
relatively low level of expected pollutants in roof
runoff, a dry well cannot be used to directly
comply with the suspended solids and nutrient
removal requirements contained in the NJDEP
Stormwater Management Rules at N.J.A.C. 7:8.
However, due to its storage capacity, a dry well
may be used to reduce the total stormwater
quality design storm runoff volume that a roof

would ordinarily discharge to downstream
stormwater management facilities.

Vegetated Filter Strips (Quality)
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Vegetated filter strips are engineered stormwater
conveyance systems that treat small drainage
areas. Generally, a vegetated filter strip consists
of a level spreader and planted vegetation. The
level spreader ensures uniform flow over the
vegetation that filters out pollutants and
promotes infiltration of the stormwater.
Vegetated filter strips are best utilized adjacent to
a buffer strip, watercourse or drainage swale
since the discharge will be in the form of sheet
flow, making it difficult to convey the
stormwater downstream in a normal conveyance
system (swale or pipe).

Infiltration Basins (Quality, Quantity &
Recharge)
An infiltration basin is a facility constructed
within highly permeable soils that provides
temporary storage of stormwater runoff. An
infiltration basin does not normally have a
structural outlet to discharge runoff from the
stormwater quality design storm. Instead,
outflow from an infiltration basin is through the
surrounding soil. An infiltration basin may also
be combined with an extended detention basin to
provide additional runoff storage for both
stormwater quality and quantity management.
The adopted TSS removal rate for infiltration
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growth of wetland plants. The adopted removal
rate for constructed stormwater wetlands is 90
percent.

Pervious Paving Systems (Quality,
Quantity & Recharge)

Extended Detention Basins (Quality &
Quantity)

Pervious paving systems are paved areas that
produce less stormwater runoff than areas paved
with conventional paving. This reduction is
achieved primarily through the infiltration of a
greater portion of the rain falling on the area than
would occur with conventional paving. This
increased infiltration occurs either through the
paving material itself or through void spaces
between individual paving blocks known as
pavers. Pervious paving systems are divided
into three general types: Porous Paving,
Permeable Pavers with storage beds, and
Permeable Pavers without storage beds. Each
type depends primarily upon the nature of the
pervious paving surface course and the presence
or absence of a runoff storage bed beneath the
surface course. Porous paving and permeable
paver with storage bed systems treat the
stormwater quality design storm runoff through
storage and infiltration. Therefore, these systems
have adopted TSS removal rates similar to
infiltration structures.

An extended detention basin is a facility
constructed through filling and/or excavation
that provides temporary storage of stormwater
runoff. It has an outlet structure that detains and
attenuates runoff inflows and promotes the
settlement of pollutants. An extended detention
basin is normally designed as a multistage facility
that provides runoff storage and attenuation for
both stormwater quality and quantity
management. The adopted TSS removal rate for
extended detention basins is 40 to 60 percent,
depending on the duration of detention time
provided in the basin.
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basins is 80 percent. It should be noted that a dry
well is a specialized infiltration facility intended
only for roof runoff.

Cisterns (Quantity)

D

A cistern is a rainwater collection tank used to
hold rainwater that is fed from the roof drainage
system following a rain storm. Collected
rainwater can be released slowly after the rain
storm is over. Cisterns are used to reduce
stormwater runoff quantity and can also serve as
a potential supply of potable water in remote
locales.

Sand Filters (Quality & Quantity)
A sand filter consists of a forebay and
underdrained sand bed. It can be configured as
either a surface or subsurface facility. Runoff
entering the sand filter is conveyed first through
the forebay, which removes trash, debris, and
coarse sediment, and then through the sand bed
to an outlet pipe. Sand filters use solids settling,
filtering, and adsorption processes to reduce
pollutant concentrations in stormwater. The
adopted TSS removal rate for sand filters is 80
percent.

Standard Constructed Wetlands
(Quality & Quantity)
Constructed stormwater wetlands are wetland
systems designed to maximize the removal of
pollutants from stormwater runoff through
settling and both uptake and filtering by
vegetation. Constructed stormwater wetlands
temporarily store runoff in relatively shallow
pools that support conditions suitable for the
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Wet Ponds (Quality & Quantity)
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A wet pond is a stormwater facility constructed
through filling and/or excavation that provides
both permanent and temporary storage of
stormwater runoff. It has an outlet structure that
creates a permanent pool and detains and
attenuates runoff inflows and promotes the
settlement of pollutants. A wet pond, also
known as a retention basin, can also be designed
as a multi-stage facility that also provides
extended detention for enhanced stormwater
quality design storm treatment and runoff
storage and attenuation for stormwater quantity
management. The adopted TSS removal rate for
wet ponds is 50 to 90 percent depending on the
permanent pool storage volume in the pond
and, where extended detention is also provided,
the duration of detention time provided in the
pond. It should be noted, however, that wet
ponds may be breeding grounds for mosquitoes.

Controlling Contaminant
Sources

Maintaining or planting dense woody vegetation
around the perimeter of a pond or wetland is the
most effective means of deterring geese from
taking over and contaminating local lakes and
ponds. Minimizing the amount of land that is
mowed will limit the preferred habitat for geese.
Also, the planting of deer resistant vegetation
adjacent to waterbodies is a means of deterring
deer by minimizing food sources.

Initially, the Township should work with the
NJDEP to educate both homeowners and
professional lawn maintenance and landscaping
companies of the impacts of the overuse of
fertilizers and the negative impacts of fertilizers.
This discussion should include other techniques
to create a “green lawn” without over fertilizing.
Almost as important of the use of fertilizer is the
combination of over fertilizing and over watering
lawns. In many cases this leads to nutrient rich
runoff, which ultimately may terminate into a
nearby stream, lake or other water body. If
fertilizer is applied correctly, the natural
characteristics of the underlying soils will absorb
or filter out the nutrients in the fertilizer.

Fertilizers

Land Use/ Build-Out Analysis

The use of fertilizers to create the “perfect lawn”
is an increasingly problem in many residential
areas. Fertilizer run-off increases the level of
nutrients in water bodies and can accelerate
eutrophication lxxxvi in the lakes and rivers and
continue on to the coastal areas. The excessive use
of fertilizers causes nitrate contamination of
groundwater and may lead to levels in drinking
water that is far above recommended safety
levels. Good fertilizer maintenance practices can
help in reducing the amount of nitrates in the soil
and thereby lower its content in the water.

Figure 94 illustrates the existing land use in the
Township as illustrated in the Background
Analysis. The total acreage of privately-owned
vacant properties is estimated at less than 1
percent of the total property in Union Township,
or approximately 33 acres. It should be noted that
approximately five (5) acres of the remaining
undeveloped land is part of the Schaefer Salt
Redevelopment Area. Only a limited number of
remaining lots meet the minimum lot area for
their respective zone. There are approximately
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Deterrence of Geese and Deer
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120 vacant lots sprinkled throughout the
Residential RA and RB zones that may be
developable for single-family housing, however,
these estimates do not factor in potential
constraints on development, such as odd lot
shapes, steep slopes, wetlands or floodplains, or

any regulatory buffers associated with such
constraints. Therefore, this SMP does not include
a Land Use/Build-Out Analysis. Figure 96
illustrates the Hydrologic Units (HUC-14s) and
Figures 90 and 97 shows the constrained lands.
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Figure 94: Existing Land Use
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Figure 96: Hydrologic Units (HUC 14s)

Figure 96: Flood Hazard Areas
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Mitigation Plan
This mitigation plan is provided for proposed
development or redevelopment projects that seek
a variance or waiver from the stormwater
management design and performance standards
set forth in this SMP and N.J.A.C. 7:8-5.3 as of
March 2, 2020.

•

Proposed mitigation strategy and impact to
sensitive receptor. What is being impacted,
mitigated, and how;

•

Legal authorization required for
construction and maintenance;

•

Responsible Party including required
maintenance, who will perform the
maintenance, proposed cost of
maintenance, and how it will be funded;

•

All other permits required for construction
of the mitigation project;

•

Cost estimate of construction inspection;
and

•

Reason for waiver or variance is required
with supporting evidence.

Mitigation Project Criteria

AF
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To grant a variance or waiver from the
stormwater regulations, new development and
redevelopment plan applications must propose a
mitigation project located within the same
drainage
basin
as
the
proposed
development/redevelopment.
Proposed
mitigation projects must provide for additional
groundwater recharge benefits, protection from
stormwater runoff quantity or quality from
previously developed property that does not
currently meet the design and performance
standards outlined in this SMP. Mitigation
projects should also be as close in terms of
hydrology and hydraulics to the proposed
development/redevelopment as possible.

Developer Mitigation Plan
Requirements

Groundwater Recharge
• Recharge Basin construction or

D
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Projects must be proposed on an equivalent basis.
Developers must propose a mitigation project
similar in kind to the variance or exemption
being requested. Proposed mitigation projects
cannot
adversely
impact
the
existing
environment.

Due to the lack of vacant or developable land, it
is anticipated that the majority of the mitigation
projects
proposed
will
result
in
retrofitting/rehabilitation of existing stormwater
facilities and natural infrastructures. Therefore,
the Applicant may select one of the following
strategies to be developed into a potential
mitigation project. More detailed information
may be available from the Township’s Engineer
office. It is the developer’s responsibility to
provide a detailed study of any proposed
mitigation project and provide the Township
with a proposed mitigation plan for review and
approval. Typical mitigation plans may involve:

Proposed mitigation projects shall have
Mitigation Plans submitted to the Township for
review and approval prior to granting final
approval for site development. Developers
should include the following in a Mitigation Plan:
•

Mitigation Project Name, Owner name and
address, Developer name and address,
Mitigation Project Location, Drainage Area,
Cost Estimate;

rehabilitation.

•

Utilization of perforated storm sewer pipe.

Water Quality
•

Use of manufactured treatment devices

•

Elimination of illicit connections to the
storm sewer system
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Water Quantity
•

Small-scale detention basins constructed or
rehabilitated

•

Use of pervious pavement
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ensure the connection of these areas into a system
of open lands.

Introduction

State Level Planning
State Development and
Redevelopment Plan

The State Development and Redevelopment Plan
has 8 overarching goals relevant to Union:
•

Revitalize the state’s cities and towns.

•

Conserve the state’s natural resources
and systems.

•

Promote beneficial economic growth,
development and renewal for all
residents of new jersey.

•

Protect the environment, prevent and
clean up pollution.

•

Provide adequate public facilities and
services at a reasonable cost.

•

Provide adequate housing at a
reasonable cost.

•

Preserve and enhance areas with
historic, cultural, scenic, open space and
recreational value.

•

Ensure sound and integrated planning
and implementation statewide.

AF
T

The relationship of the Master Plan to the
planning initiatives of the state, county, and
adjacent municipalities are described in this
chapter.
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The State Development and Redevelopment Plan
was adopted in 2001 to provide a framework of
sustainable development and redevelopment
throughout New Jersey. Its goal is to integrate
efficacious planning practices at all levels of
government, as well as foster cooperation
between municipal, county, and state agencies.
Union Township is primarily recognized as a
Metropolitan Planning Area (PA1), which are
communities that vary from cities such as
Newark to suburbs such as Cherry Hill, but they
similarly possess strong ties or influences by
major metropolitan centers such as New York or
Philadelphia. The intent of the PA1 is to provide
for much of the state’s future redevelopment;
revitalize cities and towns; promote growth in
compact forms; stabilize older suburbs; redesign
areas of sprawl; and, protect the character of
existing stable communities.
The southern
portion of Union, the lands that make up
Galloping Hill Golf Course and Lenape Park, are
in the Park and Natural Areas planning area. The
intent of this area is to provide for the protection
of critical natural resources; provide public
recreation and educational opportunities; ensure
the maintenance of associated facilities; and,

County Level Planning
The following section links relevant goals from
various Union County Master Plans—such as the
1998 Union County Master Plan, 2016 Union
County Transportation Master Plan, 2010, Union
County Parks, Recreation, and Open Space
Master Plan, and the 1979 Union County Solid
Waste Management Plan—with their impact on
Union Township.
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Union County
Union Master Plan

Upgrade existing roads to higher design
standards where applicable and feasible.

•

Support and implement transportation
plans and programs that reduce
negative impacts on the environment
such as requirements to reduce
hydrocarbons, carbon monoxide and
nitrogen oxide emissions from
automobiles.
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The latest County Master Plan was adopted in
June
1998,
providing
recommendations
regarding demographics, land use, circulation,
and economic development. The goals of the
Union County Master Plan, as they relation to
Union Township, include:

•

Encourage the rehabilitation of
substandard or vacant structures.

•

Encourage the construction of multifamily apartment and townhouse units
in either rental, condominium or fee
simple ownership for all age groups,
household types and income levels.

R

•

Encourage participation in programs
designed to promote the maintenance
and rehabilitation of housing, including
low interest loans, grants, tax incentives,
Regional Contribution Agreements.

•

Promote new development and
redevelopment that is consistent and
compatible with existing settlement
patterns.

•

Promote the revitalization of urban
centers and older suburban areas
through industrial and commercial
adaptive reuse, economic development
programs, environmental clean-up of
contaminated sites, upgrading of
community infrastructure, and
upgrading of transportation and transit
facilities.
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•

Review and coordinate local bus routes
and rail schedules to address potential
ridership demands and destination
needs.

Transportation Plan

In 1994, Union County adopted its first
transportation plan and, in 2002, updated it to
reflect significant changes and goals. The most
recent transportation plan was adopted in June
2016, further updating the county’s objectives,
which, because of factors such as demographic
change, infrastructure improvements, and
climate-related impacts, are needed to address
the continuing strain on Union’s transportation
network. Much of the responsibility, however, of
the roads within the county fall under the
jurisdiction of the various municipalities and
transportation agencies within Union, for only 12
percent of its roads are County roads.
The goals of the 2016 Union County
Transportation Master Plan, as they relation to
Union Township, include:

To improve and maintain a sound
transportation infrastructure designed
to support the growth of Union County
and better serve all users.

•

To ensure that quality public
transportation is available in Union
County.

•

To increase safety and mobility while
minimizing congestion on the roadway
system.

•

To maintain the efficient movement of
goods.
To encourage and support programs
and policies that create transportation
options and enhance quality of life.

•

To promote a coordinated,
comprehensive and cooperative
transportation planning process.

Employment in Union County is highest
in Elizabeth and Union Township.

•

The two highest volume bus routes,
Route 52 and Route 94, operate along
some of the most heavily traveled
corridors in the County, Morris Avenue
and Stuyvesant Avenue in Union
Township.

•

D

To prepare for and adapt to changing
conditions and withstand, respond to
and recover rapidly from disruptions.

Union Township’s roads are controlled by four
different entities: The New Jersey Department of
Transportation (12.46 miles); the New Jersey
Turnpike Authority (1.85 miles); Union County
(13.34 miles); and, Union Township (118.45). lxxxvii
There are several instances the Union County
Transportation Master Plan references Union
Township:
•

•

R

•

•

employment growth is projected to be in
Elizabeth followed by Union Township
and Linden.
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•

Union County’s employment is
expected to increase by 62,000 or 21%
from 2010 to 2040. The majority of

•

At the state level, limits on trailer sizes
are governed through N.J.A.C. 16:32,
which reflect guidance from the federal
government. Two major roadway
segments in Union County included
among the restricted segments under
N.J.A.C. 16:32 are:
o

Route 82 between Kingswood
Road and Route 439 in Union
Township.

o

The Garden State Parkway for
its entire length in Union
County.

Union Township is identified as one of
the municipalities in Union County to
have a walkable downtown that has not
been designated as a Transit Village.

Parks, Recreation, & Open Space Plan

Adopted in 2010, the Union County Parks,
Recreation, and Open Space Master Plan serves
the county in addressing public space needs of
the present as well as anticipating its needs as the
county’s population grows in the future. As a
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Environmental Sustainability Element, the
Township’s waste management policies mirror
those of the County Solid Waste Management
Plan.

Adjacent Municipalities
Union Township is located adjacent to eight
municipalities.
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part of its strategic plan, it inventories, as well as
provides recommended improvements, to parks
found in Union, including Kawameeh Park, the
Chatfield Section (Zimmerman Recreation Area),
of Elizabeth River Park, Galloping Hill Golf
Course, and the Rahway River Parkway.
In addressing the issues the County faces, the
plan establishes several goals relevant to Union
Township:
• Provide an interconnected system of
high quality, accessible, multi-use trails
and greenway corridors.
Update parks and facilities giving
consideration to recreation trends and
priority need areas.

•

Preserve and protect the environment.

•

Consistent maintenance & appearance
of parks.
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Union District Solid Waste Management
Plan

Union County Board of Chosen Freeholders
adopted the Union County Solid Waste
Management Plan in June 1979 and has
undergone periodic amending up to present day.
The plan’s implementing agency, the Union
County Utilities Authority, “plan[s], acquire[s],
construct[s], maintain[s] and operate[s] facilities
for the processing, disposal and/or recycling of
solid waste throughout the County in an
environmentally sound manner.” lxxxviii The
regulatory framework of the plan allows for the
routine inspection of solid waste facilities,
transporters, and generators, as well as
evaluating district enforcement efforts. As
described in the Green Building and
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Township of Springfield

Union Township’s western border is shared with
Springfield Township and is almost entirely
demarcated by the Rahway River. Springfield
Township’s last comprehensive Master Plan was
adopted in 1997, and its latest reexamination was
adopted in February 2017. The entirety of
Springfield’s border is zoned OS-GU—Open
Space Government, which excludes development
beyond public parks and their related amenities.
This presently differs from the Union-side of the
border, which is almost entirely zoned RA
Residential—1 Family except for the land
between Spruce Court and Morris Avenue,
which is zoned BB Business—Retail. Union
Township’s Land Use Plan designates this shared
boundary with Springfield Township for Open
Space and Recreational Use, enhancing the
consistency between the two municipalities.

Township of Millburn
Union’s northwestern border with the Essex
County municipality of Millburn Township is
naturally demarcated by the Rahway River.
Millburn’s most recent Master Plan is from 1985,
though it recently adopted its latest
reexamination in December 2018. Currently, the
only inconsistency between the adjacent zones is

Township of Maplewood
Union Township—and Union County—share its
northern border with Maplewood Township in
Essex County. Its latest Master Plan was adopted
in 2004; its most recent reexamination was
adopted in 2011. The uses at the border are
largely consistent. Between the border with
Irvington Township through to Newark
Way/Hillcrest Terrace, uses are substantially
similar, containing Maplewood’s single- and
two-family zones adjacent to Union’s Suburban
Residential.
The bordering uses between
Newark Way and Burnett Avenue are industrial
uses in both towns, and past Burnett, to
approximately
Springfield
Avenue,
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found between I-78 and Valley Street due to
Union’s Business-Retail use across the river from
a residential zone in Millburn. The residential
zones in both Millburn and Union are compatible
up to Vauxhall Road. Past Vauxhall Road, up to
the shared border with Maplewood, the
Business-Retail and RA Residential—1 Family
zones are also compatible with Millburn’s
commercial and residential adjacent zones. This
Master Plan proposes amending the area north of
Vauxhall Road to approximately the intersection
of Valley Street and Smith Street as
Neighborhood Commercial, permitting a mix of
uses, providing a transition to the neighboring
commercial uses in Millburn.
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demarcated by the Elizabeth River. Hillside
adopted its Master Plan in 2009. Its bordering
zone with Union is the PL—Public Lands District,
allowing public amenities such as parks and
playgrounds, public schools, and municipal
buildings, however, it is largely reserved for
open space and county parkland. Union’s Land
Use Plan designation—Open Space and
Recreation-- is substantially similar for most of
this shared boundary. South of the Lehigh Valley
Rail Corridor, Hillside’s shared boundary with
Union is also zoned PL, and includes Kean
University’s East Campus. This is substantially
similar to the Land Use Plan for Union, which
includes Open Space and Recreation along the
river corridor. Additionally the Vermella Union
Redevelopment Area proposes open space and
recreational uses along the river corridor, as well
as
housing
and
university
facilities,
complementing the adjacent university facilities
in Hillside.
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Maplewood’s zone is made up of single-family
residential uses similar to Union’s Residential
(Two-Family).
Maplewood has zoned the
Springfield Avenue corridor for business and
retail uses; consistent with the recommendations
of this Master Plan, as part of its Economic
Development and Land Use Plan Elements, to
encourage
complementing
the
existing
downtown character of the Springfield Avenue
corridor as part of the Downtown Transition
district.
From Springfield Avenue to the
Millburn Township border, Maplewood contains
a mix of commercial and two family zones, along
with the existing Maplewood Country Club,
which abut existing single and two-family uses in
Union Township. are single- and multi-family
zones, however, Springfield’s zones are reserved
for office and other business uses.

Township of Irvington

D

Union Township shares its northeast corner with
the Essex County municipality Irvington
Township, stretching a short length from
Stuyvesant Avenue to approximately the Garden
State Parkway. Irvington adopted its Master
Plan in 2002, reexamining it in 2009. Union and
Irvington share similar land uses along
Stuyvesant
Avenue,
Union’s
Corridor
Commercial shares like uses with Irvington’s
Limited Business (B-3) zone. Similar residential
uses are found from the Stuyvesant Avenue
corridor to the Garden State Parkway, both
containing similar densities from single-family to
denser multi-family units further east.

Township of Hillside
Union Township’s eastern border is with the
Township of Hillside, which is naturally
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City of Elizabeth
Union’s southeastern border is shared with
Elizabeth. The uses along the Union/Elizabeth
border are largely consistent, the Elizabeth side
being entirely zoned for single family (R-1 Single
Family Residential), complementing the adjacent
Open Space and Recreation, Suburban
Residential and Residential (Two-Family) in
Union. Elizabeth’s Master Plan was adopted in
October 2005. Elizabeth limits buildings to three
stories, though most dwellings are two-story
single-family units, similar to Union’s residential
dwellings on the border. The Magie Avenue and
North Avenue corridors contain a mix of oneand two-family residential uses, along with
commercial uses and the multifamily Crossings
at Union Township. Elizabeth adopted a partial
Reexamination Report in July 2015, which

references its Morris Avenue Redevelopment
Plan. This Redevelopment Plan affects the
properties along Morris Avenue leading into
Union Township; its stated goals are to
accommodate the need for student housing and
off campus facilities in the area, which
complements Union’s Transit district, which
includes Kean University.

Borough of Roselle Park

Borough of Kenilworth
Union predominantly shares its southern border
with the Borough of Kenilworth, approximately
from Reinhold Terrace in Union in the east to the
Rahway River to the west. Kenilworth adopted
its latest Master Plan in 2011. A significant extent
of this shared boundary is zoned for parks
(including the Galloping Hill Golf Course) or
other open space (existing cemeteries), which
complements Union’s Open Space and
Recreation, Suburban Single Family and
Residential
(Two-Family)
districts.
The
Borough’s industrial and commercial zones to
the north are located adjacent to the Township’s
Corridor Commercial district or are otherwise
buffered by the Rahway River. Inconsistencies
largely exist along Kenilworth’s eastern
boundary, where the Borough’s Office Research,
Industrial, and Community Serving zones abut
existing residential development, however,
much of this boundary is buffered with
vegetation.
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Southern Union is bordered by the Borough of
Roselle Park from the border of Kenilworth
Borough to the west to Magie Avenue to the east.
Roselle Park, after adopting its Master Plan in
1997, adopted its most recent Master Plan
reexamination in 2016. Roselle Park’s shared
boundary is zoned for single family (R-1 SingleFamily Residential), which is substantially
compatible with Union Township’s Suburban
Residential, Residential (Two-Family), and Open
Space and Recreation districts. A limited section
of this shared boundary includes the existing rail
corridor, where existing uses in Union Township
and its Land Use Plan are commercial/light
industrial in character. This Master Plan
recognizes that Roselle Park intends to pursue a
transit village designation around its rail station,

which will likely require the Borough to increase
density and the variety of uses in the area,
complementing, and serving as a transition into
Union’s Neighborhood Core.
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Master Plan: Union Township. Prepared for the Union
Township Planning Board by Robert Catlin &
Consultants, May 1982.

i

ii

http://lwd.dol.state.nj.us/labor/lpa/census/2kpub/njsdc
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