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INVESTMENT HIGHLIGHTS

DEMOGRAPHICS

POPULATION 1 Mile 3 Miles 5 Miles

2024 Population 15,743 105,996 249,096

2029 Population (Proj.) 15,800 106,219 251,096

EMPLOYMENT

Total Employees 4,306 39,774 130,940

Total Establishments 699 4,509 11,315

HOUSEHOLDS

Number of Households 5,539 36,437 83,218

Average HH Income $121,037 $130,643 $139,470

NEW CONSTRUCTION ASSET (2024 DELIVERY)
• Institutional-Quality Construction With Minimal Near-Term CapEx

STABILIZED OPERATIONS WITH IMMEDIATE CASH FLOW
• NOI ~$1.11M 

TRANSIT-ORIENTED LOCATION
• NJ Transit Access to NYC

BOUTIQUE 40-UNIT ASSET (SCARCITY PREMIUM)
• Limited Comparable Inventory

WALKABLE DOWNTOWN (83 WALK SCORE)
• Strong Tenant Demand Drivers 

EMBEDDED NOI GROWTH
• Rent Dispersion Indicates Optimization Opportunity

30-YEAR PILOT TAX ADVANTAGE
• Structure Overview

• 30-Year Term
• Annual Service Charge based on Revenue
• Predictable Expense Structure

• Estimated Annual Tax Savings
• ~$225,000 in annual tax savings
• ~$6.75M in Savings over 30-year period

• The PILOT Structure materially enhances investor returns and 
reduces effective acquisition bias. 



DUNELLEN, NEW JERSEY

Dunellen, New Jersey is a compact but strategically positioned borough in northern Middlesex County that 
combines a traditional small-town residential character with convenient regional access and a steadily 
improving commercial environment. Located along the Somerset County border, Dunellen benefits from 
immediate proximity to major transportation corridors including Route 28, Route 287, Route 22, and the 
New Jersey Turnpike, as well as NJ Transit’s Raritan Valley Line, which provides direct rail service to 
Newark and connections into Manhattan. This accessibility has made Dunellen attractive to commuters and 
small businesses seeking affordability relative to surrounding North and Central New Jersey markets.

The borough’s housing stock is primarily composed of well-maintained single-family homes, two-family 
residences, and smaller multifamily properties, creating a stable residential base that supports local retail 
and service uses. Downtown Dunellen, centered along North Avenue and Washington Avenue, features a 
walkable main-street layout with neighborhood-oriented shops, restaurants, professional offices, and 
municipal uses. In recent years, the borough has focused on downtown revitalization efforts, including 
streetscape improvements, zoning flexibility, and support for local businesses, aimed at strengthening the 
commercial core and enhancing overall community appeal.

From an economic and land-use perspective, Dunellen has limited industrial inventory within its borders 
due to its small geographic footprint, but it benefits indirectly from its proximity to larger industrial and 
logistics hubs in Piscataway, South Plainfield, Edison, and Somerset County. This nearby concentration of 
distribution, life sciences, and light industrial facilities provides employment opportunities for residents 
and supports demand for housing and local services. Office space in Dunellen is primarily small-scale and 
professional in nature, catering to medical, legal, and service-oriented tenants rather than large corporate 
users.

Dunellen offers a blend of affordability, strong transit access, and a community-focused downtown that 
differentiates it within the Middlesex County market. While modest in size, the borough’s strategic location, 
stable residential base, and ongoing reinvestment efforts position it as a resilient suburban community with 
incremental growth potential, particularly for neighborhood retail, small mixed-use projects, and 
commuter-oriented residential development.

Dunellen’s continued downtown revitalization, combined with direct NJ Transit connectivity and relative 
affordability compared to surrounding markets, has driven increasing renter demand. These fundamentals 
support continued rent growth and position the borough as a supply-constrained infill market within 
Central New Jersey.

MARKET OVERVIEW



PROPERTY DESCRIPTION

Rentable Square Feet 38,962 SF

Parcel Size 0.63 AC

Block 34

Lot 31, 32, 33 & 34

Year Built 2024

Number of Units 40 Units

Number of Stories 3 Stories 

Parking Covered

Walk Score 83 (Very Walkable)

Traffic Count 18,100± Vehicles/ Day

PROPERTY DETAILS

2024
Year Built

83
Walk Score

Transit-Oriented
Location

40
Units

~$1.11M
In-Place NOI

Covered
Parking



PROPERTY OUTLINE

LOCATED IN DUNELLEN’S WALKABLE DOWNTOWN CORRIDOR



TRANSIT MAP

DIRECT NYC COMMUTER ACCESS



PROXIMITY TO MAJOR ROADWAYS
US Route 22 1.4 Miles
Interstate 287 2.8 Miles
Interstate 78 5.7 Miles
Garden State Parkway 11.8 Miles

REGIONAL MAP

526 NORTH AVENUE
DUNELLEN, NJ

NEW YORK
29± MILES

NEWARK
23± MILES

MORRISTOWN
21± MILES

TRENTON
37± MILES

PHILADELPHIA
71± MILES



TAX MAP











THE NELL
252 UNITS DUNELLEN 

TRAIN STATION



INTERIOR IMAGES

MODERN KITCHEN | QUARTZ COUNTERTOPS | STAINLESS STEEL APPLIANCES DESIGNER BATHROOM | TILE SURROUND | SHOWER/TUB COMBO 

OPEN-CONCEPT LIVING | RECESSED LIGHTING | NATURAL LIGHTHARDWOOD FLOORING | LARGE WINDOWS | SPACIOUS BEDROOM 



COMMON AREAS

COMFORTABLE SEATING | MULTI-PURPOSE SPACE FOR ENTERTAINMENT

MODERN KITCHENETTE | OPEN LAYOUT | ADJACENT TO FITNESS AREA WEIGHT EQUIPMENT & CARDIO MACHINES | LARGE WINDOWS | SPACIOUS

STYLISH ENTRY | SOFT LIGHTING | ACCESSIBLE RAMP



RENT ROLL
ADD. CHARGES TOTAL INCOME

UNIT TYPE UNIT # SF COAH
MONTHLY 
BASE RENT

CAM PET FEE PARKING /MONTH /YEAR

1 Bedroom 210 778 - $3,300 $150 - $50 $3,500 $42,000
1 Bedroom 211 712 - $2,211 $150 - $50 $2,411 $28,928
1 Bedroom 212 712 - $3,300 $150 - $50 $3,500 $42,000
3 Bedroom 213 1,281 - $4,600 $150 - $50 $4,800 $57,600
3 Bedroom 214 1,177 COAH $1,603 - - - $1,603 $19,236
1 Bedroom 215 682 - $2,168 $150 - $60 $2,378 $28,539
1 Bedroom 216 733 - $2,200 - - - $2,200 $26,397
1 Bedroom 217 645 - $3,000 $150 - $50 $3,200 $38,400
1 Bedroom 218 628 - $1,951 $150 $50 $60 $2,211 $26,536
1 Bedroom 219 621 - $1,917 $150 - - $2,067 $24,808
1 Bedroom 220 634 - $2,100 $150 - $50 $2,300 $27,600
1 Bedroom 221 734 - $3,300 $150 - $50 $3,500 $42,000
2 Bedroom 222 894 - $3,800 $150 - $50 $4,000 $48,000
2 Bedroom 223 857 - $3,800 $150 - $50 $4,000 $48,000
1 Bedroom 224 642 - $3,200 $150 - $50 $3,400 $40,800
1 Bedroom 225 642 COAH $1,200 - - - $1,200 $14,402
2 Bedroom 226 781 COAH $757 - - - $757 $9,085
1 Bedroom 227 717 - $3,200 $150 - $50 $3,400 $40,800
2 Bedroom 228 881 COAH $1,412 - - - $1,412 $16,947
1 Bedroom 229 720 - $3,300 $150 - $50 $3,500 $42,000
1 Bedroom 310 778 - $3,300 $150 - $50 $3,500 $42,000
1 Bedroom 311 712 - $2,260 $150 - $50 $2,460 $29,522
1 Bedroom 312 712 - $2,150 $150 - $50 $2,350 $28,200
3 Bedroom 313 1,281 - $4,400 $150 - $50 $4,600 $55,200
3 Bedroom 314 1,177 COAH $2,010 - - - $2,010 $24,116
1 Bedroom 315 682 - $3,300 $150 - $50 $3,500 $42,000
1 Bedroom 316 733 - $2,266 $150 $50 $60 $2,526 $30,309
1 Bedroom 317 645 - $2,004 $150 $50 $50 $2,254 $27,046
1 Bedroom 318 628 - $2,001 $150 - - $2,151 $25,816
1 Bedroom 319 621 - $2,100 $150 $50 - $2,300 $27,600
1 Bedroom 320 634 - $1,957 $150 - $100 $2,207 $26,486
1 Bedroom 321 734 - $3,300 $150 - $50 $3,500 $42,000
2 Bedroom 322 894 - $3,800 $150 - $50 $4,000 $48,000
2 Bedroom 323 857 - $2,646 $150 - $100 $2,896 $34,752
1 Bedroom 324 642 - $3,000 $150 - $50 $3,200 $38,400
1 Bedroom 325 642 - $2,200 $150 - - $2,350 $28,200
2 Bedroom 326 781 COAH $1,749 - - - $1,749 $20,992
1 Bedroom 327 717 - $3,300 $150 - $50 $3,500 $42,000
2 Bedroom 328 881 - $3,800 $150 - $50 $4,000 $48,000
1 Bedroom 329 720 - $3,300 $150 - $50 $3,500 $42,000

Common Area - 8,020 - - - - - -

TOTAL 40 38,962 $107,163 $4,950 $200 $1,580 $113,893 $1,366,716

UNIT MIX - MARKET RATE

UNIT TYPE COUNT
AVG. 

SF
AVG. 
RENT

AVG. 
ADD.

TOTAL 
INCOME

1 Bedroom 27 687 $2,651 $196 $922,385

2 Bedroom 5 877 $3,569 $210 $226,752

3 Bedroom 2 1,281 $4,500 $200 $112,800

TOTAL 34 25,503 $98,431 $6,730 $1,261,937

UNIT MIX - COAH

UNIT TYPE COUNT
AVG. 

SF
AVG. 
RENT

AVG. 
ADD.

TOTAL 
INCOME

1 Bedroom 1 642 $1,200 $0 $14,402

2 Bedroom 3 814 $1,306 $0 $47,024

3 Bedroom 2 1,177 $1,806 $0 $43,352

TOTAL 6 5,439 $42,549 $0 $104,779

UNIT MIX - TOTAL

UNIT TYPE COUNT
AVG. 

SF
AVG. 
RENT

AVG.
 ADD.

TOTAL 
INCOME

1 Bedroom 28 686 $2,599 $189 $936,788

2 Bedroom 8 853 $2,721 $131 $273,776

3 Bedroom 4 1,229 $3,153 $100 $156,152

TOTAL 40 30,942 $107,163 $6,730 $1,366,716

[1] Approximately half of the units above are furnished units. 



FINANCIAL SUMMARY

$19,250,000
 List Price

$1,108,047
NOI

5.76%
Cap Rate

ACTUAL RENT

Income % EGI
Gross Potential Rent $1,285,956

Additional Income $80,760
Potential Gross Income $1,366,716
Less - Vacancy & Credit Loss -$41,001 3%

Effective Gross Income $1,325,715 TAXES/SF
$2.35

Expenses % EGI Per Unit
Taxes $91,596 7% $2,290
Insurance $19,253 1% $481
Cleaning $9,180 1% $230
Landscaping & Snow Removal $10,379 1% $259 TAXES/UNIT
Trash Removal $8,122 1% $203 $2,290
Water $14,002 1% $350
Sewer $14,802 1% $370
Electric & Gas $7,432 1% $186
Misc. Opex [1] $3,130 0% $78
Management $39,771 3% $994

Total Expenses $217,667 16% $5,442

Net Operating Income $1,108,047

[1] Misc. Opex includes: Marketing, Fire & Life Safety, Permits. 



CONFIDENTIALITY & DISCLAIMER
The information contained in the following Marketing Brochure is proprietary and strictly confidential. It is intended to be reviewed only by the party 
receiving it from Marcus & Millichap and should not be made available to any other person or entity without the written consent of Marcus & Millichap. This 
Marketing Brochure has been prepared to provide summary, unverified information to prospective purchasers, and to establish only a preliminary level of 
interest in the subject property. The information contained herein is not a substitute for a thorough due diligence investigation. Marcus & Millichap has not 
made any investigation, and makes no warranty or representation, with respect to the income or expenses for the subject property, the future projected 
financial performance of the property, the size and square footage of the property, and improvements, the presence or absence of contaminating 
substances, PCB's or asbestos, the compliance with State and Federal regulations, the physical condition of the improvements thereon, or the financial 
condition or business prospects of any tenant, or any tenant’s plans or intentions to continue its occupancy of the subject property. The information 
contained in this Marketing Brochure has been obtained from sources we believe to be reliable; however, Marcus & Millichap has not verified, and will not 
verify, any of the information contained herein, nor has Marcus & Millichap conducted any investigation regarding these matters and makes no warranty or 
representation whatsoever regarding the accuracy or completeness of the information provided. All potential buyers must take appropriate measures to 
verify all of the information set forth herein. 

NON-ENDORSEMENT NOTICE
Marcus & Millichap is not affiliated with, sponsored by, or endorsed by any commercial tenant or lessee identified in this marketing package. The presence 
of any corporation’s logo or name is not intended to indicate or imply affiliation with, or sponsorship or endorsement by, said corporation of Marcus & 
Millichap, its affiliates or subsidiaries, or any agent, product, service, or commercial listing of Marcus & Millichap, and is solely included for the purpose of 
providing tenant lessee information about this listing to prospective customers.

RENT DISCLAIMER
Any rent or income information in this offering memorandum, with the exception of actual, historical rent collections, represent good faith projections of 
potential future rent only, and Marcus & Millichap makes no representations as to whether such rent may actually be attainable. Local, state, and federal 

laws regarding restrictions on rent increases may make these projections impossible, and Buyer and its advisors should conduct their own investigation to 
determine whether such rent increases are legally permitted and reasonably attainable

This information has been secured from sources we believe to be reliable, but we make no representations or warranties, expre ss or implied, as to the 
accuracy of the information. References to square footage or age are approximate. Buyer must verify the information and bears  all risk for any inaccuracies. 

Marcus & Millichap is a service mark of Marcus & Millichap Real Estate Investment Services, Inc. © 2025 Marcus & Millichap. A ll rights reserved.

ALL PROPERTY SHOWINGS ARE BY APPOINTMENT ONLY. 
PLEASE CONSULT YOUR MARCUS & MILLICHAP AGENT FOR MORE DETAILS.

NON-ENDORSEMENT & DISCLAIMER NOTICE



For More Information on Our Services 
Visit Our Team Website
www.cafieroteam.com
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