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Flemington Center Urban Renewal, LLC  
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Block 22, Lots 4-10, 12-14; Block 23, Lots 1 & 7; Block 24, Lots 1-3, 5 
Borough of Flemington 
Hunterdon County, New Jersey 
 

Dear Flemington Center Urban Renewal, LLC: 
 
In accordance with your request, I submit my financial analysis study report for the proposed 
Downtown Flemington Redevelopment known as Courthouse Square.  The purpose of our 
financial analysis is to provide professional assistance in determining the reasonableness of a 
proposed financial agreement related to a Payment-in-Lieu of Taxes (PILOT) agreement. The 
intended use of the report is to provide guidance on drafting a viable development or 
redevelopment plan which aligns with market demand, is financially viable and fills an unmet 
need in the local submarket area.   
 

I have inspected the subject site and investigated relevant economic, demographic and real 
estate market factors within the context of the regional and local market area. This study has 
been developed and the report has been prepared in accordance with the Code of Professional 
Ethics (CPE) of the Appraisal Institute and the Standards of Professional Practice (SPP) of the 
Appraisal Institute.   
 
This study summarizes the various processes employed in developing our conclusions, the 
relevant data which formed the basis of our analyses, various exhibit documents upon which I 
have relied and any assumptions upon which my conclusions have been based. 
 
Conclusions:  Based upon my investigation and analysis, I have concluded that the 
redevelopment of the subject property with a PILOT is reasonable based on the analysis in the 
report. In my opinion, the project could be expected to achieve a reasonable rate of return on 
investment with a PILOT, without it the project is not financially feasible. Furthermore, the 
proposed initial PILOT for a project of this scope as well as the incremental increases to the 
PILOT payments are also reasonable and were utilized in the analysis. As indicated in the 
PILOT analysis report on pages 69 & 70, the Borough of Flemington will expect to receive 
approximately an average of $694,126 annually, or a total of $20,823,786 over the 30-year 
period.  
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I further reviewed other PILOT agreements from other municipalities on similar development 
projects, which included Belmar Borough, Bordentown City, Elizabeth City, Fanwood Borough, 
Jersey City, Linden City, Long Branch City, New Brunswick City, West New York Town. The 
structure of these PILOTs vary greatly, but ultimately are designed to achieve financial feasibility 
without the developer obtaining above market returns.  The typical unlevered return range for a 
feasible project is from 6.5% to 12%. It is further important note the subject has obtained a 
Redevelopment Area Bond (RAB), which eliminates any regulation on minimal service charges 
as percentage of total project costs or a percentage of gross income.  Since the subject project 
is projecting returns rates to the lower end of the scale, this PILOT is successfully achieving 
financial feasibility and ensuring the borough is not in a disadvantageous position. Without a 
PILOT, the project does not pass the simple feasibility test until Year 17 of the project and has 
an unlevered return range of 0.6% to 6.10% over the 35-year period, which is below the 
acceptable standards.   

 
Respectfully submitted, 

  
Christopher J. Otteau, MAI, AI-GRS 
Principal  
New Jersey SCGREA #42RG00219400 
New York SCGREA #46000049674 
Pennsylvania SCGREA #GA003794 
 
 
CJO/td 
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Certification of the Consultant 

 
I certify that, to the best of my knowledge and belief: 
 

The statements of fact contained in this report are true and correct. 
 
The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting 
conditions and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions. 
 
I have no present or prospective interest in the property that is the subject of this report and no personal interest 
with respect to the parties involved.  

 
I have no bias with respect to the property that is the subject of this report or to the parties involved with this 
assignment.  
 
My engagement in this assignment was not contingent upon developing or reporting predetermined results. 
 
My compensation for completing this assignment is not contingent upon the development or reporting of a 
predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the 
attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of 
this study. 

 
The reported analyses, opinions and conclusions were developed, and this report has been prepared, in 
conformity with the requirements of the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute.  

 
Christopher J. Otteau, MAI, AI-GRS has made a personal inspection of the property that is the subject of this 
report.  

 
I have not performed a prior study, regarding the property that is the subject of this report within the three-year 
period immediately preceding acceptance of this assignment.     

 
Connor F. Montferrat has provided research and report writing assistance to the person(s) signing this report. 
 
As of the date of this report, Christopher J. Otteau, MAI, AI-GRS has completed the continuing education 
requirements for designated Members of the Appraisal Institute.  The use of this report is subject to the 
requirements of the Appraisal Institute relating to review by its duly authorized representatives.  
 
I have completed the continuing education requirements of my active appraisal license.    

  
Christopher J. Otteau, MAI, AI-GRS 
Principal  
New Jersey SCGREA #42RG00219400 
New York SCGREA #46000049674 
Pennsylvania SCGREA #GA003794  
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 PART I ï INTRODUCTION 
Executive Summary 

Effective Date of Report:    August 7, 2018 
 
Date of Report:     August 7, 2018 
 
Location:     Main Street, Bloomfield Avenue, Spring Street, &  

Chorister Place 
Flemington Borough 
Hunterdon County 
New Jersey 

 
Block/Lot:     Block 22, Lots 4-10, 12-14; Block 23, Lots 1 & 7;  

Block 24, Lots 1-3, 5 
 
Land Area: 4.28 acres / 186,419 square feet 
 
Building Area: Proposed Mixed-Use Redevelopment 
  
Utilities: Public Water, Public Sewer, Natural Gas  
 
Current Zoning:    Union Hotel Redevelopment Area 
      DB, Downtown Business 
      Flemington Borough Historic District 
 
Present Use: Improved Structures 
 
Proposed Use: Proposed Redevelopment 
 
Property Description: The site which is the subject of this report is a proposed mixed-use 
development in Flemington Borough, New Jersey, consisting of 222-unit multifamily units, of 
which 14 units will be affordable housing units. The property will also contain 100-room hotel, 
45,000 square feet of educational/medical space, 32,250 square feet of retail space, 4,800 
square feet of amenity space, 760 parking spaces, which will include 565 structured parking, 
159 podium parking, and 26 surface parking spaces. The property is approximately 4.92 acres, 
or 186,419 square feet, located along Main Street, Bloomfield Avenue, Chorister Place and 
Spring Street in the Union Hotel Redevelopment Area. Presently, the subject property consists 
of several structures and a parking lot. Several buildings will be razed while the exteriors of the 
Union Hotel and Bank Building will be preserved to facilitate the redevelopment of the site. 
 
Conclusions:  Based upon my investigation and analysis, I have concluded that the 
redevelopment of the subject property with a PILOT is reasonable based on the analysis in the 
report. In my opinion, the project could be expected to achieve a reasonable rate of return on 
investment with a PILOT, without it the project is not financially feasible. Furthermore, the 
proposed initial PILOT for a project of this scope as well as the incremental increases to the 
PILOT payments are also reasonable and were utilized in the analysis. As indicated in the 
PILOT analysis report on pages 69 & 70, the Borough of Flemington will expect to receive 
approximately an average of $694,126 annually, or a total of $20,823,786 over the 30-year 
period.  
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The consultant also reviewed other PILOT agreements from other municipalities on similar 
development projects, which included Belmar Borough, Bordentown City, Elizabeth City, 
Fanwood Borough, Jersey City, Linden City, Long Branch City, New Brunswick City, West New 
York Town. The structure of these pilots vary greatly, but ultimately are designed to achieve 
financial feasibility without the developer obtaining above market returns.  The typical unlevered 
return range for a feasible project is from 6.5% to 12%.  Since the subject project is projecting 
returns rates to the lower end of the scale, this pilot is successfully achieving financial feasibility 
and ensuring the borough is not in a disadvantageous position.  It is further important note the 
subject has obtained a Redevelopment Area Bond (RAB), which eliminates any regulation on 
minimal service charges as percentage of total project costs or a percentage of gross income.  
Without a PILOT, the project does not pass the simple feasibility test until Year 17 of the project 
and has an unlevered return range of 0.6% to 6.10% over the 35-year period, which is below the 
acceptable standards.   
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Subject Property Location Map 
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Date of Study 

The effective date of the market study is August 7, 2018, which establishes the context for the 

analysis in terms of economic, demographic and real estate market conditions.  The date of this 

market study report is August 7, 2018, which identifies when the analyses and report were 

prepared. 

 

Identification of Property 

The subject property is commonly known as Courthouse Square, Block 22, Lots 4-10, 12-14; 

Block 23, Lots 1 & 7; Block 24, Lots 1-3, 5, Borough of Flemington, Hunterdon County, New 

Jersey.  The subject property is located along Main Street, Bloomfield Avenue, Spring Street, 

and Chorister Place.  

 

The current owner of the records are as follows: 

 

 

Purpose & Intended Use of the Study 

The purpose of our financial analysis is to provide professional assistance in determining the 

reasonableness of a proposed financial agreement related to a Payment-in-Lieu of Taxes 

(PILOT) agreement. The intended use of the study is to provide guidance on drafting a viable 

development or redevelopment plan which aligns with market demand, is financially viable and 

fills an unmet need in the local submarket area.   

 

Address Block Lot Owner Name

24 Bloomfield Avenue 18 17 Flemington Fur Company, LLC

26 Bloomfield Avenue 18 18 56 Main Street LLC

28 Bloomfield Avenue 18 19 Flemington Fur Company

70-74 Main Street 22 4 Flemington Union Hotel, LLC

80 Main Street 22 5 Flemington Revitalization

82 Main Street 22 6 Tweed Group LLC

90 Main St 22 7/X Flemington Borough

96 Main St 22 7/CI Flemington Borough

104 Main St 22 8 Flemington Borough

6 Chorister Pl 22 9 Flemington Borough

19 Spring St 22 10 Flemington Borough

7 Spring Street 22 12 Flemington Revitalization

23 Bloomfield Avenue 22 13 Flemington Fur Company, LLC

21 Bloomfield Avenue 22 14 Flemington Fur Company, LLC

2 Spring Street 24 1 Flemington Fur Company, LLC

8 Spring Street 24 2 Flemington Fur Company, LLC

12 Spring Street 24 5 Flemington Fur Company, LLC
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Intended User of the Study 

The intended user of the study is the client, Flemington Center Urban Renewal, LLC c/o 

McManimon, Scotland & Baumann, LLC, and the Borough of Flemington, which will be a 

third-party beneficiary to this agreement. Any reliance upon this report by anyone other than the 

client is unintended.  

 

Scope of Work 

The scope of work in developing this study included the following: 

1. Scope of Work Determination: Identification of the study area, purpose and intended use 
of the study. The scope of work was determined by Borough of Flemington. 

2. Document Review:  Reviewed various documents that relate to the subject property that 
was provided by the client including but not limited to legal descriptions, surveys, 
municipal zoning and tax maps, financial agreement, deed, conceptual site plans and 
conceptual program mix. 

3. Research & Verification:  Collection of facts information and data points including but not 
limited to economic conditions, demographic trends, land use controls, existing 
infrastructure, real estate market data and other pertinent factors which are relevant to 
the assignment.  Data sources include US Census Bureau, Bureau of Labor Statistics, 
Federal Reserve Bank(s), Environics Analytics, GIS and geographical mapping, 
municipal zoning ordinances, public records, recorded deeds, various national, local and 
regional subscribed information services, real estate brokers, property managers, the 
Internet and records maintained in the files of Otteau Group, Inc. Connor F. Montferrat 
has provided research assistance to the person(s) signing this report.   

4. Market Analytics:  The application of applicable analytical techniques to identify 
development use types which are suitable to the subject property and viable within the 
study area. 

5. Performance Projections:  The application of applicable analytical techniques to develop 
bulk quantities, performance projections and design guidelines for the project. 

6. Other PILOTs: Included in the scope of work, the consultant reviewed pilot programs 
from other municipalities on similar development projects, which included Belmar 
Borough, Bordentown City, Elizabeth City, Fanwood Borough, Jersey City, Linden City, 
Long Branch City, New Brunswick City, West New York Town. The structure of these 
pilots vary greatly, but ultimately are designed to achieve financial feasibility without the 
developer obtaining above market returns.  The typical unlevered return range for a 
feasible project is from 6.5% to 12%.  Since the subject project is projecting returns rates 
to the lower end of the scale, this pilot is successfully achieving financial feasibility and 
ensuring the borough is not in a disadvantageous position.  It is further important note 
the subject has obtained a Redevelopment Area Bond (RAB), which eliminates any 
regulation on minimal service charges as percentage of total project costs or a 
percentage of gross income.   

The results of our study analysis are presented in this report which ñsummarizesò the study 
process, methodology and conclusions. Additional supporting documentation has therefore 
been retained in our work file. 
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PART II ï FACTUAL DESCRIPTIONS 
 

Tax and Assessment Analysis 

According to the official records of the Hunterdon County Board of Taxation, the subject 
property is legally described as the following: 
 
2017 Assessments: 

 
 
Utilizing the 2017 equalization ratio of 98.76%, the equalized tax value for the subject property 

was $6,771,364.93. Based on the value estimate contained within this analysis, current 

assessments appear reasonable.    

 

 

 

Given the scope of work in this assignment we have utilized the rate of $3.246 for the analysis 

of projected taxes after the transfer of ownership of the remaining parcels. This rate includes the 

downtown business improvement district (BID) rate.  The land value only projected taxes would 

be $107,332.24, with an equalized 100% value for 2018 of $3,306,600. 

Address Block Lot Owner Name  Land Value  Improvement Value  Total Value   Tax Rate  2017 Taxes   EQ  Ratio  EQ Tax Value 

24 Bloomfield Avenue 18 17 Flemington Fur Company, LLC $114,200 $11,300 $125,500 $3.246 $4,073.73 98.76% $127,075.74

26 Bloomfield Avenue 18 18 56 Main Street LLC $120,100 $13,400 $133,500 $3.246 $4,333.41 98.76% $135,176.18

28 Bloomfield Avenue 18 19 Flemington Fur Company $124,700 $142,600 $267,300 $3.086 $8,248.88 98.76% $270,656.14

70-74 Main Street 22 4 Flemington Union Hotel, LLC $480,000 $245,000 $725,000 $3.246 $23,533.50 98.76% $734,102.88

80 Main Street 22 5 Flemington Revitalization $360,000 $365,000 $725,000 $3.246 $23,533.50 98.76% $734,102.88

82 Main Street 22 6 Tweed Group LLC $385,000 $500,000 $885,000 $3.246 $28,727.10 98.76% $896,111.79

90 Main St 22 7/X Flemington Borough $485,000 $220,000 $705,000 $0.000 $0.00 98.76% $713,851.76

96 Main St 22 7/CI Flemington Borough $25,000 $40,000 $65,000 $0.000 $0.00 98.76% $65,816.12

104 Main St 22 8 Flemington Borough $92,600 $7,100 $99,700 $0.000 $0.00 98.76% $100,951.80

6 Chorister Pl 22 9 Flemington Borough $86,000 $100 $86,100 $0.000 $0.00 98.76% $87,181.04

19 Spring St 22 10 Flemington Borough $80,500 $100 $80,600 $0.000 $0.00 98.76% $81,611.99

7 Spring Street 22 12 Flemington Revitalization $82,300 $0 $82,300 $3.086 $2,539.78 98.76% $83,333.33

23 Bloomfield Avenue 22 13 Flemington Fur Company, LLC $118,000 $116,900 $234,900 $3.086 $7,249.01 98.76% $237,849.33

21 Bloomfield Avenue 22 14 Flemington Fur Company, LLC $292,200 $362,800 $655,000 $3.246 $21,261.30 98.76% $663,223.98

2 Spring Street 24 1 Flemington Fur Company, LLC $158,200 $354,800 $513,000 $3.246 $16,651.98 98.76% $519,441.07

8 Spring Street 24 2 Flemington Fur Company, LLC $273,300 $1,001,700 $1,275,000 $3.246 $41,386.50 98.76% $1,291,008.51

12 Spring Street 24 5 Flemington Fur Company, LLC $29,500 $0 $29,500 $3.086 $910.37 98.76% $29,870.39

$3,306,600 $3,380,800 $6,687,400 $182,449.06 $6,771,364.93Total

$ %

0.312$        10%

-$           0%

0.031$        1%

1.351$        44%

0.435$        14%

0.924$        30%

-$           0%

0.033$        1%

3.086$        100%

0.160$        -

3.246$        -Total w/ BID

Regional School

Municipal Purpose

Municipal Open Space

Municipal Library

Total General Tax Rate

Business Improvement District

Tax Entity

County

County Library

County Open Space

District School
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Area Analysis 

 
The subject property is located 

within Hunterdon County, which is 

located on the western boundary of 

New Jersey.  Hunterdon County is 

contiguous to Warren and Morris 

counties to the north, Somerset 

County to the east, Mercer County 

to the south and the Delaware 

River and Commonwealth of 

Pennsylvania on the west. 

Hunterdon County generally 

consists of small towns, villages 

and individual homes scattered amidst rolling farmland and foothills.  

Many important roads pass through the county. They include state routes, such as Route 12, 

Route 29, Route 31, Route 165, Route 173 and Route 179. Two U.S. Routes that pass through 

are U.S. Route 22 and U.S. Route 202. The only limited access road that passes through is 

Interstate 78. Rail service to the northern part of the county from Newark Penn Station is 

provided to High Bridge, Annandale, Lebanon and Whitehouse Station by New Jersey Transit's 

Raritan Valley Line. 

 

According to the Greater Raritan Workforce Development Board, the largest employer in 

Hunterdon County is Hunterdon Healthcare employing more than 1,000 people. Other major 

employers in the county with 500-2,499 employees include Foster Wheeler, Chubb Group and 

Johanna Foods. Also noteworthy, is that there are 2,479 state government employees located in 

Hunterdon County. 

 

Population growth in Hunterdon County has declined over the past eight years (-3.48%), while 

the state saw an increase of 2.01%. Also noteworthy, is that the age of Hunterdon County 

residentôs is greater than New Jersey overall, with a median age of 46.58 years, compared to 

40.13 statewide. 
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Source: US Census Bureau; Environics Analytics; Otteau Group, Inc. 

 

Consistent with the decline in population growth, household formation in Hunterdon County has 

also declined (-1.41%) since 2010.  Approximately 65.11% of county households have no 

children under the age of 18 living at home, which is consistent with the statewide factor. 

 

 
Source: US Census Bureau; Environics Analytics; Otteau Group, Inc. 

 

In terms of education attainment, approximately 50% of the county residents have a bachelorôs 

degree or higher, which is greater than statewide figures. On average residents in the county 

have a 36-minute commute to work compared to the statewide average of 34 minutes. 

 

Population % %

2000 Estimate 121,993 8,414,361

2010 Census 128,349 8,791,894

2018 Census 123,886 8,968,348

Growth 2000 - 2010 5.21 4.49

Growth 2010 - 2018 -3.48 2.01

2018 Est. Median Age 46.58 40.13

2018 Est. Average Age 43.00 40.10

POPULATION FACTS & TRENDS

Hunterdon County New Jersey

Households % %

2000 Estimate 43,679 3,064,642

2010 Census 47,169 3,214,360

2018 Census 46,503 3,283,467

Growth 2000 - 2010 7.99 4.88

Growth 2010 - 2018 -1.41 2.15

Households with 1 or More People under Age 18: 16,224 34.89 1,147,467 34.95

Households with No People under Age 18: 30,279 65.11 2,136,000 65.05

2018 Est. Households by Number of Vehicles 270,283 3,283,467

No Vehicles 1,863 4.01 369,693 11.26

2018 Est. Households by Household Size 46,503 3,283,467

1-person 10,724 23.06 840,588 25.60

2-person 15,669 33.70 969,133 29.52

3-person 8,106 17.43 574,259 17.49

4-person 7,743 16.65 504,518 15.37

5-person 3,060 6.58 238,090 7.25

6-person 882 1.90 92,912 2.83

7-or-more-person 319 0.69 63,967 1.95

2018 Est. Average Household Size 2.59 2.67

HOUSEHOLD FACTS & TRENDS

Hunterdon County New Jersey
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Source: US Census Bureau; Environics Analytics; Otteau Group, Inc. 

 

Household income in Hunterdon County is greater than statewide figures, with an average 

household income of $156,231, and median of $111,405. 

 

 
Source: US Census Bureau; Environics Analytics; Otteau Group, Inc. 

 

% %

2018 Est. Pop Age 25+ by Edu. Attainment 88,132 6,198,293

Bachelor's Degree 27,242 30.91 1,435,321 23.16

Master's Degree 11,813 13.40 638,910 10.31

Professional School Degree 2,441 2.77 150,864 2.43

Doctorate Degree 2,218 2.52 92,496 1.49

2018 Est. Pop 16+ by Occupation Classification 66,988 4,366,606

White Collar 49,843 74.41 2,857,215 65.43

Blue Collar 7,765 11.59 769,006 17.61

Service and Farm 9,380 14.00 740,385 16.96

2018 Est. Workers Age 16+ by Transp. to Work 65,404 4,274,982

Drove Alone 53,814 82.28 3,071,466 71.85

Car Pooled 3,573 5.46 326,508 7.64

Public Transportation 1,403 2.15 488,241 11.42

Walked 1,160 1.77 135,928 3.18

Bicycle 117 0.18 13,930 0.33

Other Means 343 0.52 64,012 1.50

Worked at Home 4,994 7.64 174,897 4.09

2018 Est. Avg Travel Time to Work in Minutes 36.00 34.00

2018 Est. Average Number of Vehicles 2.20 1.70

EDUCATION & EMPLOYMENT

Hunterdon County New Jersey

% %

2018 Est. Households by HH Income 46,503 3,283,467

Income < $15,000 2,281 4.91 282,134 8.59

Income $15,000 - $24,999 2,284 4.91 247,013 7.52

Income $25,000 - $34,999 1,964 4.22 235,878 7.18

Income $35,000 - $49,999 3,017 6.49 334,600 10.19

Income $50,000 - $74,999 5,999 12.90 489,727 14.91

Income $75,000 - $99,999 5,255 11.30 394,820 12.02

Income $100,000 - $124,999 5,219 11.22 327,067 9.96

Income $125,000 - $149,999 4,058 8.73 247,394 7.54

Income $150,000 - $199,999 5,812 12.50 297,768 9.07

Income $200,000 - $249,999 2,939 6.32 145,948 4.45

Income $250,000 - $499,999 4,395 9.45 177,176 5.40

Income $500,000+ 3,280 7.05 103,942 3.17

2018 Est. Average Household Income $156,231 $112,273

2018 Est. Median Household Income $111,405 $78,026

2018 Est. Families by Poverty Status 33,876 2,268,374

2018 Families at or Above Poverty 32,905 97.13 2,084,580 91.90

2018 Families at or Above Poverty with Children 14,392 42.48 953,814 42.05

2018 Families Below Poverty 971 2.87 183,794 8.10

2018 Families Below Poverty with Children 657 1.94 139,468 6.15

INCOME

Hunterdon County New Jersey
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The median home price in Hunterdon County is $412,407, which is 24% greater than the 

statewide median of $333,253. The majority of the homes in the county are single family 

detached (74.98%), with an average age of 41 years. 

 

 
Source: US Census Bureau; Environics Analytics; Otteau Group, Inc. 

 

 

U.S. Census Information: The subject property is 

located within Flemington, a borough in Hunterdon 

County, New Jersey, United States. The borough has a 

total area of 1.077 square miles, all of which was land. 

As of the 2010 United States Census, the borough's 

population was 4,581, reflecting an increase of 381 

from the 4,200 counted in the 2000 Census, which had 

in turn increased by 153 from the 4,047 counted in the 

1990 Census. The 2016 estimate is 4,621. Flemington is an independent municipality located 

entirely surrounded Raritan Township and is located near the geographic center of the 

township. It is the county seat of Hunterdon County. Most of the borough is in the Amwell Valley 

(a low-lying area of the Newark Basin), but northwest portions of the borough sit on the 

Hunterdon Plateau. 

 

At the 2010 United States Census, there were 4,581 people, 1,815 households, and 996.4 

families residing in the borough. The population density was 4,252.2 per square mile. There 

were 1,926 housing units at an average density of 1,787.8 per square mile. There were 1,815 

households, of which 28.5% had children under the age of 18 living with them, 37.6% were 

married couples living together, 11.5% had a female householder with no husband present, and 

45.1% were non-families. 37.1% of all households were made up of individuals, and 12.5% had 

% %

2018 Est. Occupied Housing Units by Tenure 46,503 3,283,467

Owner Occupied 39,037 83.94 2,132,497 64.95

Renter Occupied 7,466 16.05 1,150,970 35.05

2018 Owner Occ. HUs: Avg. Length of Residence 18 18

2018 Renter Occ. HUs: Avg. Length of Residence 7 7

2018 Est. Median All Owner-Occupied Housing Value $412,407 $333,253

2018 Est. Housing Units by Units in Structure 49,544 3,654,659

1 Unit Attached 4,753 9.59 340,301 9.31

1 Unit Detached 37,150 74.98 1,946,394 53.26

2018 Est. Median Year Structure Built 1977 1968

HOUSING

Hunterdon County New Jersey
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someone living alone who was 65 years of age or older. The average household size was 2.44 

and the average family size was 3.20. In the borough, 22.3% of the population were under the 

age of 18, 9.1% from 18 to 24, 33.9% from 25 to 44, 24.3% from 45 to 64, and 10.3% who were 

65 years of age or older. The median age was 35.3 years. 

 

The Census Bureau's 2006-2010 American Community Survey showed that median household 

income was $54,261 and the median family income was $66,042. Males had a median income 

of $45,934 versus $47,917 for females. The per capita income for the borough was $31,407. 

About 14.0% of families and 16.1% of the population were below the poverty line, including 

30.0% of those under age 18 and 8.9% of those age 65 or over. 

 

Education: Students in public school for pre-Kindergarten through eighth grade attend the 

Flemington-Raritan Regional School District, which also serves children from the neighboring 

community of Raritan Township. Schools in the district are four elementary schools ð Barley 

Sheaf School - Flemington; Copper Hill School- Ringoes; Francis A. Desmares School- 

Flemington; and Robert Hunter School- Flemington ð Reading-Fleming Intermediate School in 

Flemington and J. P. Case Middle School ï Flemington. Public school students in ninth through 

twelfth grades attend Hunterdon Central Regional High School, part of the Hunterdon Central 

Regional High School District, which serves students in central Hunterdon County from 

Flemington and from Delaware Township, East Amwell Township, Raritan Township and 

Readington Township. High school students from Flemington, and from all of Hunterdon 

County, may also attend Hunterdon County Polytech Career Academy, a county-wide 

vocational school that offers career and technical education at two campuses in Raritan 

Township, New Jersey. 

 

A 2017 report from the National Center for Education Statistics titled Projections of Education 

Statistics to 2025 ï 44th Edition, which projects that New Jersey will experience the 6th highest 

decline in public school enrollment in the nation with a decline of 46,000 students from 2017-

2025. 
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Source:  US Department of Education 

 

 

And there is evidence that these trends are beginning to affect the Flemington-Raritan Regional 

School District as well, where public school enrollment declined itôs peak of 3,625 for the 2010-

2011 school year to 3,055 for the current 2017-2018 school year. This reflects a decline of 570 

students (grades Pre-K-12th), or an annual decline of 1.6%.  

 

 
Source:  NJ Dept. of Education 

 

Public Transportation: As of May 2010, the borough had a total of 13.85 miles of roadways, of 

which 12.09 miles were maintained by the municipality, 0.17 miles by Hunterdon County and 

1.59 miles by the New Jersey Department of Transportation. Flemington Circle is the largest of 

three traffic circles in the environs of Flemington and sits just to the southeast of Flemington's 

historic downtown. U.S. Route 202 and New Jersey Route 31 approach the circle separately 

from the north and continue south concurrently, and the circle is the eastern terminus of Route 

12. It is one of only a handful of New Jersey's once-widespread traffic circles still extant 

according to its original design. The circle sees significant congestion on weekends because of 

the new developments and big-box retailers. Unlike most circles, traffic on US 202 does not 

2010-2011 3,625

2017-2018 3,055

Decline (# students) -570

Decline (%) -15.7%

Flemington-Raritan Regional 

Public Schools Enrollment Totals
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yield on entry; US 202, being a main four-lane divided highway, gets the right of way. Two other 

traffic circles exist on Route 12 just west of the Flemington Circle. Both handle a much smaller 

volume of traffic; the first one, at South Main Street, named the Main Street Circle (old Route 

31), is also in Flemington, and the other, at Flemington Road / Route 523 (old Route 12) and 

Mine Street, is in Raritan Township. This circle is known informally amongst residents as Dvoor 

Circle after the historic farm that surrounded parts of it. Route 12 traffic has the right of way in 

both of these circles, just as US 202 does in Flemington Circle.  

 

Trans-Bridge Lines provides frequent daily bus service, west to Doylestown / Bethlehem, 

Pennsylvania and east to Newark Liberty International Airport, the Port Authority Bus Terminal 

in Midtown Manhattan and John F. Kennedy International Airport. Local routes are provided by 

Hunterdon County's "Flemington Shuffle" bus service, as well the Cross County Service, which 

offers demand-response service to all municipalities in Hunterdon County. 
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Neighborhood Analysis 

 
The neighborhood is bound by Raritan Township to the north, Readington Township to the east, 

East Amwell Township to the south and Frenchtown Borough to the west.  The subject 

propertyôs neighborhood area is given over to retail, office, healthcare, residential, and public 

uses, which enhances its appeal..  The subject propertyôs neighborhood is situated in the center 

of Flemington which is also near the Hunterdon Medical Center, HeathQuest Fitness, the 

Hunterdon Central High School and Hunterdon Medical. The commercial uses along Route 31, 

US Route 202, and Route 12 include Costco, BJôs Wholesale, the Flemington Mall, the Shoppes 

at Flemington, the Hunterdon Shopping Center, the Flemington Circle Shopping Center, the 

Flemington Department Store.  Recently the New Jersey Department of Transportation 

reconfigured the Routes 12 & 31, and Route 202 Flemington Circle for to allow for easier traffic 

flow and safety. This will further improve safety, as well as a steadier traffic flow along Route 31 

to the benefit of the subject property.  

 

The subject propertyôs proposed use is considered well suited for its neighborhood location.  

The properties in this neighborhood area are serviced by the availability of electricity, 

telephones, municipal water, municipal sewerage and natural gas lines. The costs to property 

owners for these utilities are competitive with those of surrounding communities.  

 

The four stages of a neighborhood areaôs life cycle when analyzing the growth rate are as 

follows:  

¶ Growth ï period during which the market gains public favor and acceptance  

¶ Stability ï period of equilibrium without marked gains or losses 

¶ Decline ï period of diminishing demand  

¶ Revitalization ï period of renewal, redevelopment, modernization, and increasing 
demand  

 

The subject propertyôs neighborhood is considered to be in the Revitalization stage. 
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Zoning & Land Use Regulations 

 
The subject property is located within the Union Hotel Redevelopment Area zoning district of 

the subject municipality.  The Redevelopment Plan provides the policy and regulation for a 

revitalized downtown Flemington. The Redevelopment Area is envisioned as a mixed-use 

commercial place that includes a hotel, retail businesses, restaurants and multi-family 

residential uses within a vibrant and socially engaging atmosphere. 

 

The following are mandatory uses within this zoning district: 

1. Hotel with not less than 50 hotel rooms, and associated hotel operations. Hotel 
operations may include, but may not be limited to, a lobby, office, lounge, fitness facility, 
conference space, etc.  

2. Multi-family and townhouse residential units of not less than 200 units.  
3. Affordable housing, not less than 5% of the total housing units or 14 units, whichever is 

greater.  
4. Affordable housing units, consisting of very low, low, and moderate income units shall 
comply with the Boroughôs affordable housing regulations and the Uniform Housing 
Affordability Control rules (N.J.A.C. 5:80-26.1 et. seq.).  

5. Commercial use of not less than 20,000 square feet on the first floor located along Main 
Street and the pedestrian plaza. Said commercial space may consist of the following:  

a. Retail sales and services,  
b. Personal services,  
c. Restaurant,  
d. Brewery,  
e. Fitness uses,  
f. Museum,  
g. Art studio (painting, sculpture, music, dance, etc.), and/or  
h. Art gallery.  

6. Restaurant with liquor license (this mandatory use may constitute a portion of the 
required 20,000 square feet of commercial space). Liquor licenses may be shared by 
multiple uses, subject to applicable state regulation. 

7. Educational and training facilities. This use is defined to include higher education, 
vocational training or career training.  

8. Pedestrian plaza connecting Main Street and Spring Street.  
9. Visual landmark at the plaza terminus at Spring Street on Block 24, Lot 5. Block 24, Lot 

3 may also contribute land toward the visual landmark.  
 

The following are permitted uses within this zoning district: 

 
1. Hotel in excess of 50 hotel rooms and associated hotel operations. Hotel operations may 

include, but may not be limited to, a lobby, office, lounge, fitness facility, conference 
space, etc.  

2. Multi-family housing in excess of 200 units, up to a maximum of 260 units.  
3. Commercial use in excess of 20,000 square feet composed of the following uses:  

a. Retail sales and services,  
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b. Personal services,  
c. Restaurant,  
d. Brewery,  
e. Fitness uses,  
f. Museum,  
g. Art studio (painting, sculpture, music, dance, etc.), and/or  
h. Art gallery.  

4. Medical and professional offices.  
5. Parking structures.  
6. Live/work housing units.  
7. Parks and plazas.  

The following are the area and yard requirements within this zoning district: 

 

Minimum Lot Size   30,000 square feet  
 Minimum Lot Width  150 feet 

Minimum Front Yard  0 feet on Main Street 
    7 feet on Bloomfield Avenue 
    2 feet on Spring Street 
    16 feet on Chorister Place 

 Minimum Side Yard  0 feet on lot lines interior to the Redevelopment Area 
0 feet on lot lines abutting lots outside the Redevelopment 
Area on Block 22 
10 feet on lot lines abutting lots outside the 
Redevelopment Area on Block 24 

 Impervious Surface Ratio 1.0  
 Maximum Building Height 7 stories or 100 feet on Block 22, not including garages 
     4 stories or 55 feet on Main Street 
     4 stories of 50 feet on Block 24 
 

For a detailed description of the requirements for this zoning district, the reader is referred to the 

Union Hotel Redevelopment Plan and the Zoning Ordinance of the subject municipality. The 

subject property is considered a permitted use on a conforming lot as proposed. Flemington 

Center Urban Renewal, LLC is negotiating a 35-year financial agreement for a proposed 30-

year PILOT with the Borough of Flemington, whereby the borough has named the entity as the 

redevelopment for the area in need of redevelopment. 
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Subject Property Zoning Map 
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Site Analysis  

The following site description is based on the physical inspection of the subject, tax map, flood 

maps, survey and other public records.    

 
General Data 

MSA/Census Tract:  35084 / 5015.0114.00 
Block/Lot:   22 / 4-10, 12-14; 23 /1 & 7; 24 / 1, 3, 5 
 

Physical Description  

Site Area:   4.28 acres / 186,419 square feet 
Frontage and Dimensions: 365ô on Main Street  

259.14ô on Spring Street N 
    456.55ô Spring Street S 

95ô on Bloomfield Avenue 
325.52ô on Chorister Place 

Shape:    Assemblage of Irregular, Interior & Corner Parcels 
Topography:   Mostly Level, Slightly negative sloping on Chorister Place 
Vegetation: Proposed Professional landscaping  

 

Site Improvements 

On Site Improvements:  Paved parking lot, curbing, sidewalks, irrigation system, signage, 
fencing, subject building 

Off Site Improvements:  Public paved roadway, curbing, sidewalks and street lighting.  
Utilities:   Public Water, Public Sewer 
Parking: Proposed Garage & Surface Parking   
Parking Rating:  Adequate for the subjectôs proposed use 
 

Flood Zone  

Flood Zone Panel:  34019C0263F / Dated September 25, 2009  
Flood Zone:   X 
 

Site Conditions 

Easements: Sight Easements, Parking Area Easement, Vehicular and 
Pedestrian Access Easement, Alley Way Easements, Public 
Right-of-Ways ï The easements are not anticipated to have any 
negative effect on the subjectôs marketability or value.   

Soils: Assumed adequate based on existing and surrounding 
improvements.  

Environmental: An environmental assessment was not provided for review. 
Therefore, this report assumes no environmental issues exist.  

 

Site Ratings 

Location:  Average  
Access:  Average  
Exposure:  Average  
Site Improvement:  N/A ï Improvements will be demolished for redevelopment 
 

Comments 

The site is considered well suited for its proposed use.   
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Subject Property Survey  

 






























































































































