
'.’J

71 T
u, U,

n 71

i

May, 2010

Prepared for:

Borough of Wanaque 

579 Ringwood Avenue 

Wanaque, NJ 07465

Prepared bv:

Art Bernard, P.P.
9

77 North Union Street 
Lambertvilie, NJ 08530 
Phone: (609)397-8070 

Email:ynkygolfer@aoLcom

You created this PDF from an application that is not licensed to print to novaPDF printer (http://www.novapdf.com)

http://www.novapdf.com/


Table of Contents-

Page Number

Content 1

Analysis of Housing Stock 1

Units Afibrdable to Low and Moderate Income Households 5

Characteristics of Housing Stock 10

Projected Housing Stock ' 13

Demographic Characteristics 13

Household Size and Age Distribution 14

Educational Attainment 16

Income 16

Employment Characteristics. 17

Projection of Future Employment 19

Determining of Housing Obligation 19

. The 1987-1999 Realistic Development Potential 21

The 1987-1999 Unmet Need 27

The Adjustment to the 1999-2018 Housing Obligation 27

Summary of Adjustment Process 28

Sewer Availability 29

Compliance Options 30

Rehab Share 30

The Regulatory Framework for New Construction 31

Zoning and Fees 32

Inter-Regional Transfers 35

You created this PDF from an application that is not licensed to print to novaPDF printer (http://www.novapdf.com)

http://www.novapdf.com/


Table of Contents (coni^d)

35Redevelopment 

Municipal Construction

Supportive and Special Needs Housing

Accessory Apartments 

Mai-ket to Affordable Program

35

. 36

37

38

39Assisted Living Units

Affordable Housing Partnership Program

Extension of Expiring Controls

Wanaque’s Response to the Housing Obligation

39

39

40

40Rehab Share

41New Construction

43Credits Witliout Controls

43The Realistic Development Potential

44The 1999-2018 Housing Obligation

49The Remaining Obligation

Appendices

Projected Growth Share Obligation & Calculations 

Realistic Development Potential (RDP)
Wanaque Borough Rehabilitation Manual 

Rehabilitation Activity - Wanaque, New Jersey 

Affordable Housing Ordinance 

Development Fee Ordinance 

Affirmative Marketing Plan

Appendix A 

Appendix B 

Appendix C 

Appendix D 

Appendix E 

Appendix F 

Appendix G

You created this PDF from an application that is not licensed to print to novaPDF printer (http://www.novapdf.com)

http://www.novapdf.com/


- Content -

New Jersey’s Fair Housing Act of 1985 and the Municipal Land Use Law 
(MLUL) require municipalities to adopt a housing element that addresses the municipal 
present and prospective housing need, with particular attention to low and moderate 
income housing. A housing element shall contain at least the following:

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;

A projection of the municipality's housing stock, including the probable 
fiiture construction of low and moderate income housing, for the next six 
(6) years, taking into account, but not necessmiy limited to, construction 
permits issued, approvals of applications for development and probable 
residential development of lands; '

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

1,

2.

3.

An analysis of the existing and probable fiiture employment characteristics 
of the municipality;

4.

A determination of tlie municipality’s present and prospective fair share 
for low and moderate income housing and its capacity to accommodate its 
pr^ent and prospective housing needs, including its fair share for low and 
moderate income housing; and

5.

6. A consideration of the lands that are most appropriate for construction of low ■ 
and moderate income housing and of the existing structures most appropriate 
for conversion to, or rehabilitation for, low and moderate income housing, 
including a consideration of lands of developers who have expressed a 
commitment to provide low and moderate income housing. ‘ •

Analysis of Housing Stock

hr 1990, the Census counted 3,259 housing units in Wanaque. Over the decade of the 

1990s, Wanaque realized a 7.4 percent increase in its housing stock, for a total of 3,500 

unite in 2000. During this same period Passaic County’s housing stock increased by 4.6 

percent. Both tlie County and Wanaque lagged behind the State’s overall gain in
housing, which was reported to be 7.6 percent throughout the 1990s.
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HOUSING UNITS "Universe: Housing units
Passaic ^ ^
County New JerseyWanaque

3,500
3,259

170,048
162,512

3,310,275
3,075,310

Census 2000 
Census 1990

241 7,536 234,965Numeric Changgf 1990 - 2000 
Percentage Change 1990 - 2000 7.4 4.6 7.6

■ U.S. Census Bureau, 1990 & 2000

Of the Borough’s 2000 Census count of housing units (3,500), 3,444 were occupied 

leaving 56 units vacant for a vacancy rate of 1.6 percent. The housing vacancy rate was 

significantly lower than the County’s or the State’s in that same period, 3.6 and 7.4 

percent respectively. •

OCCUPANCY STATUS - Universe: Housing units
Passaic
County New JerseyWanaque

170,048
163,856

6,192
3.6%

3,310,275 
3,064,645 
• 245,630 

7.4%

3,500
3,444

Total: 
Occupied 
Vacant 
% Vacant

56
1.6%

U.S. Census Bureau, 2000

Of the 3,444 occupied housing units in the Boroi^ 2,751 (79.9 percent) were owner 
occupied and 693 (20.1 percent), were rentals. Wanaque’s housing is less likely to be 

renter occupied than the County (44.4 percent renter occupied) or the State (34.4 percent 

renter occupied.)

TENURE - Universe: Occupied housing units
Passaic

Wanaque County New Jersey
163,856
91,171
55.6%

3,444
2,751

79.9%

3,064,645 
2.011,298 

65.6% . .

Total:
Owner occupied 

% owner occupied 
Renter occupied 

% renter occupied 
U.S. Census Bureau, 2000

693 72.685
44.4%

1.053,347
34.4%20.1%

2
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Over three-qu£urters of the Borougli’s housing-stocky 77.6 percent in-2000, was-single-••• 
family detached housing. The next most common type of housing was 2 units/structure 

representing 12.4 percent of the total housing units. Wanaque is more likely to contain 

single family detached units than Passaic County or the State, ^vith 43.4 percent and 54.2 

percent of the housing stock in single family detached style, respectively.

UNITS IN STRUCTURE - Universe: Housing units
Wanaque Passaic Coun^ New Jersey 

3,310.275 
1,794,967 

285,268 
331,393 
223,580 
160,249 ■

■ 161,666 
121,452 
197,313 
33.600

787 - 0.0%

Total;
1, detached 
1, attached

3,500
2,533

170,048
73,746

7,467
38,145
16,821
10,706
7,263
5,347

10,240

72.4% 43.4%
4.4%

22.4%
9.9%
6.3%
4,3%.
3.1%
6.0%
0.2%
0.0%

54.2%
8.6%

10.0%
6.8%
4.8%
4.9%
3.7%
6.0%

208 5.9%
2 433 12,4%

2.8%3 or 4 
5 to 9 
10to19 
20 to 49 
50 or more 
Mobile home 
Boat, RV, van, etc.

97
110 3.1%

2.4%83
0.5%19
0.5%17

0 0.0% 310 1.0%
0 0.0% 13

U,S. Census Bureau, 2000

The median value of sales housing in Wanaque as of the 2000 Census was $172,100, 

which is lower than the County’s median ($190,600) and just about the same as the 

State’s median housing value (S 170,800).

MEDIAN AND QUARTILE VALUE FOR SPECIFIED OWNER-OCCUPIED HOUSING UNITS 
Universe: Specified owner-occupied housing units

Wanaque Passaic New Jersey.
Lower value quariile $ 140,000 $

172,100 $ 
209,000 $

  
  
  

Median value 
Upper value quariile $
U.S. Census Bureau, 2000

The following table details the distribution of housing values for Wanaque and Passaie 

County. Just 3.5 percent of the Borough’s housing stock was valued at more than 

$300,000 in 2000, compared to 15.3 percent for Passaic County. However, the Borough 

and the County had very similar percentages of their housing stock valued at less than 

$125,000; 9.4 and 9.3 percent, respectively, in 2000.

3
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...... . VALUE FOR.SPEC!FIED OWNER-OCCUPIED HOUS1NGUNITS-...... -
Universe:..Specified owner-pcciipied housing units__________________

Wanaque Passaic
ClimufatiW Cumulativ

% Number ©%Number Percent Percent
(X) 69,245 (X)2,456 (X)Total:

Less than $10,000 
$10,000 to $14,999 
$15,000 to $19,999 

• $20,000 to $24,999 
$25,000 to $29,999 

' $30,000 to $34,999 
$35,000 to $39,999 
$40,000 to $49,999 
$50,000 to $59,999 
$60,000 to $69,999 
$70,000 to $79,999 
$80,000 to $89,999 
$90,000 to $99,999 
$100,000 to $124,999 
$125,000 to $149,999 
$150,000 to $174,999 
$175,000 to $199,999 
$200,000 to $249,999 
$250,000 to $299,999 
$300,000 to $399,999 
$400,000 to $499,999 
$500,000 to $749,999 
$750,000 to $999,999 

- $1.000.000 or more

 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

0.0% 
0.1% 
0.2% 
0.2% 
0.3% 
0.4% 
0.4% 
0.6% 
0.8% 
0.9% 
1,5% 
2,3%
3.6%
9.3%

22.1%
40.3% 
55.8% 
73,8% 
84.7% 
95.0% 
97.9% 
99.5% 
99.9% ■ 

100.0%

150
640
41' 0

0.0% 520
520.0%0

0.0% 370
0.0% 300
0.0%
0.3%
0.0%
0.0%
0.2%
0.6%
8.3%

1100
1447
940

3830
6015

1.1% 89814
9.4%

35.5%
51.9%
71.5%
91.2%
96.5%

100.0%
100,0%
100,0%
100.0%»
100.0%

3,926
8,852

12,637
10,689
12,446
7,611
7,086
1,997
1,126

205
26.1%
16.4%
19.5%
19.8%

640
404
480
486

5.2%128
3,5%87
0.0%0
0.0%0
0.0%
0.0%

2520
102 .0

US Bureau ohhe Census, 2000

The median rent in Wanaque was $946 per month, which was $199/month greater than 

Passaic County’s median rent figure of $747, aird $195 greater than the State’s overall 
median rent figure of $751 per month.

GROSS RENT - Universe: Speci^ed renter-occupied housing units
Wanaque Passaic County New Jersey

Total:
With cash rent 

Less than $200 
$200 to $299 
$300 to $499 
$600 to $749 
$750 to $999 
$1,000 or more 

No cash rent

1,015,329
49,700
33,558
89,707

333.465
314,000
194,899
33,798

693 72,536
2,853
2,089
6,765

24,046
24,271
10,698

1,814

2.9% 3.9%
2.9%
9.3%,

33.2%
33.6%
14.7%
2.5%

4.9%20
2.0% 3.3%14
6.2%

12.1%
33.2%,
41.6%

2.0%,

43 8.8%
32.8%
30.9%
19.2%
3.3%

84
230
288

14
751$946 747Median gross rent $

U.S. Census Bureau, 2000
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Uuits-Affordable to Low and Moderate Income Honsebolds -

Low income households axe defined as earning less than or equal, to 50 percent of a 

regional median income. Moderate income households earn more than 50 percent of 

median hut less than 80 percent.

COAH has developed a sliding scale defining the income of eligible low and moderate 

income households. For example, the median income of a household of one (I) is less 

than for a household of two (2). COAH has determined - separate median incomes for 

households of one up to households of eight.

Similarly, housing units are to be priced to be affordable to households who could 

, reasonably be expected to live within the housing units. For example, the current COAH 

rules require that an efficiency unit he affordable to a household of one (1). The average 

(1) bedroom unit must be affordable to a one (1) and a half person household.one
Similarly, the average two and three bedroom units must be affordable to households of 

3.0 and 4.5 respectively. The following table displays COAH’s 2000 income limits by 

The income of a 1.5 person and 4.5 person household must behousehold size, 
determined by interpolation.

Income Limits, 2000:

Region 1, Bergen, Hudson, Passaic and Sussex Counties

I S Person 2 Person 3 Pereon 4 Person 4.S Person 5 Person S Person 7 Person 8 Person..
$69,504 $72,177 $77,524 $82,870 $88,217
$55,603 $57,742 $62,019 $6B,29S $70,574 .
$34,752 $36,089 $38,762 $41,435 $44,109

Reston 1
$50,123 $53,465 $60,148 $66,831 
$40,098 $42,772 $48,118 $53,465
$25,062 $26,733 $30,074 $33,415

$46,782
$37,426
$23,391

Median
Moderate

Low
.S'oarce: COAH

To be affordable, a home owner should not be paying more than 28 percent of its gross 

income on principal, interest, taxes, and insurance, subsequent to a five percent down 

payment. A rental unit is affordable if tire household is paying no more than 30 percent 
of its income on rent and utilities. To illustrate, the average three-bedroom rental should 

be affordable to a household of 4.5 people. Assuming that a 4.5 person moderate income

5
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■ “liouse^old eamed SSS^eOS iiraOOOi the-montihly Teiit aM-utiiities for a^^ 

■bedroom tmitcouldnotexceed$l,390.

It is difficult, and probably not terribly productive to try and determine how many for sale 

units were affordable to low and moderate income households when the census was 

taken- To make this calculation properly would require an analysis of 2000 income 

limits, interest rates and tax rates. However, assuming that the greatest percentage of 

owner occupied housing in Wanaque are three bedroom units (35.8 percent), an owner 
occupied unit would have been considered affordable if it could be purchased by a 

moderate income household of 4,5 people.

BEDROOMS - Universe: Housing units
Wanaque

(X)3,500Total:
No bedroom
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms
5 or more bedrooms

0.7%24
5.1%177

29.7%
35.8%
25.7%

3.0%

1,041
1.264

898
106

U.S. Census Bureau. 2000

Assuming a household could afford a home priced at 3.0 times the household income, a
3-bedxoom (4.5 person) household earning the moderate income limit in 2000, $55,603

About half of the Borough’s housing stock wascould afford a $166,809 house, 
affordable to the upper level moderate income population as of the 2000 Census.

6
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VALUE FOR SPECIFJED OWNER-OCCy^^ HOUSiNG yt^^lTS.. ,
’UnTverse-'Speclfled owner^^^ irousing units

Wanaque
Cumulative

%PercentNumber
(X)(X)2,456Total:

   
   
   
  
   

   
  
  
  
   
  
  
   
   
    
   
   
   
   

    
   
   

  

0.0% 0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.3%
0.3%
0.3%
0.5%
1.1%
9.4%

35.5%
51.9%
71.5%
91.2%
96.5%

100.0%
100.0%
100.0%
100.0%
100.0%

0
0.0%0

0 0.0%
0.0%
0,0%

0
0

0.0%0
0 0.0%

0.0%
0.3%
0.0%
0.0%
0.2%
0.6%

0
7
0
0
5

14
8.3%205

26.1%
16.4%
19.5%
19.8%
5.2%
3.5%
0.0%
0.0%
0.0%
0.0%

640
404
480
486
128
87

0
0
0
0 .

US Bureau of the Census, 2000 
’Interval containing $166,809

Witih regard to rentals, it is assumed that an efficiency unit should be affordable to a one 

person household. A one-bedroom unit should be affordable to a 1.5 person household. 
A two-bedroom unit should be affordable to a three person household; and a three 

bedroom unit should be affordable to a 4.5 per§on household. Given these standards, rent 
plus utilities on an affordable (moderate income) efficiency, one, two and three bedroom 

unit could not exceed $935, $1,002, $1,202, and $1,390 respectively in 2000.

For purposes of calculating affordability, Wanaque assumes that utilities (in 2000) cost: 

$60 per month for efficiency; $75 for a one (1) bedroom unit; $95 for a two (2) bedroom 

unit; and $110 for a three (3) bedroom unit Thus, an affordable moderate income rent, 
by COAH standards, may be estimated to be: $875 for an efficiency unit; $927 for a one

7
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(1) bedrooiK unit; $l,l'0-7-for atwo-(2) bedroom unit; and $l,280-for athree (3) bedroom- 

unit.

By applying these standards to the array ofrents displayed below, one can determine that 
all of Borough’ 24 efficiency units, roughly 78 of the 13.5 one bedroom units, 200 of the 

346 two bedroom units and 32 of the 174 three bedroom units paying cash rent were 

affordable to low and moderate income households. It must be noted, however, that the 

Census groupings of rent do not distinguish between rents within intervals or over 
$1,000. In 2000, an affordable rent for a two bedroom unit was $1,107. There were 146 

units renting for more than $1,000/month; it is unknown which of these 146 units were 

affordable. Siiriilarly, the affordable rent for a three-bedroom unit was calculated to be 

$1,280. One-hundred and forty-two (142) of the three-bedroom units reported rents over 
$1,000 per month in Wanaque, therefore it is unlmown which of these units, if any, were 

achially affordable. To be conservative, this analysis has not included these units in the 

estimate of affordable rental units thereby underestimating the availability of affordable 

rental units in Wanaque.

8
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• BEDROOMS BY GROSS RENT- .............. •
-Universe:Specified renter-occupied housing units

Wanaque
Total: 693

24No bedroom:
With cash rent: 

Less than $200 
$200 to $299 
$300 to $499 
$600 to $749 
$750 to $999 
$1,000 or more 
No cash rent

24
0
0

11
13
0
0
0

1 bedroom:
With cash rent: 
Less than $200 
$200 to $299 
$300 to $499 
$500 to $749 
$750 to $999 
$1,000 or more 
No cash rent

135
• 135

10
0

16
52
57

0
0

2 bedrooms;
With cash rent: 

Less than $200 
$200 to $299 
$300 to $499- 
$500 to $749 
$750 to $999 
$1,000 or more 
No cash rent ,

346
346

10
14
16
19

141
146

0
1883 or more bedrooms: 

With cash rent: 
Less than $200 

. $200 to $299 
$300 to $499 
$500 to $749

174
0
0
0
0

$750 to $999 32
142$1,000 or more 

No cash rent 14
US. Census Bureau, 2000
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Characteristics of HotisiDg Stock " ^

Detailed characteristics of housing, as they existed at the time of the 2000 Census, are 

shown below. The data demonstrate that much of Wanaque’s housing stock is older. Of 

the 3,500 dwellings reported by the 2000 Census, 565 (16.1 percent) were constructed 

prior to 1940, 52.8 percent prior to 1960. Just over 85 percent (85.1 percent) of the 

dwellings reported by the Census were constructed prior to 1980. Studies have shown 

that the condition of the housing stock is inversely related to its age.

YEAR STRUCTURE BUILT - Universe: Housing units
Wanaque

3,600Total: '
Built 1999 to March 2000 
Built 1995 to 1998 '
Built 1990 to 1994 
Built 1980 to 1989 
Built 1970 to 1979 
Built 1860 to 1969 
Built 1950 to 1959 
Built 1940 to 1949 .
Built 1939 or earlier

2.6%
2.8%

• 1.1% 
8.5% 

18:2% 
14.0% 
23.7% 
12.9% 
16.1%

U.S. Census Bureau, 2000

The data show that most of the owner occupied housing consist of at least three (3) 

.. . bedrooms, while most of the rental units are designed for smaller households.

10
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-TENURE-BY-BEDRQOMS - ......
Universe: Occupied housing units

Wanaque
(X)3,444

2,751
Total:

Owner occupied:
No bedroom
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms
5 or more bedrooms 

Renter occupied:
No bedroom
1 bedroom .
2 bedrooms
3 bedrooms
4 bedrooms
5 or more bedrooms

(x)
0.0%
1.5%

24.2%
40.7%
31.2%
2.4%

0
42

667
1,119

857

(X)693
3-5%

19.5%
49.9%
15.4%
5.9%
5.8%

24
135
346
107
41
40

U.S. Census Bureau, 2000

Kearly 82 percent of all homes in Wanaque are heated with utility gas.

HOUSE HEATING FUEL
- Universe: Occupied housing units

Wanaque
3,444
2,819

Total:
Utility gas
Bottted, tank, orLP gas 
Electricity .
Fuel oil, kerosene, etc. 
Coal or coke
Wood
Solar energy 
Other fuel 
No fuel used .

81.9%
2.6%
2.9%

12.2%
0.0%
0.4%
0.0%
0.0%
0.0%

90
100
420

0
15

0
0
0

■ U.S. Census Bureau, 2000

The v^t majority of homes have complete plumbing and kitchen facilities, and telephone

service.

n
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-.... -pLyMBfNe-a KfTCHEN FAGILITlES; -TELEPHONE SERVICE- ......
Universe: Housing Units'^

Wanaque
(X) ...3.5QQTotal:

Plumbing:
Complete plumbing facilities 
Lacking complete plumbing facilities

98.9%
1.1%

3,461
39

Kitchen:
Complete kitchen facilities 
Lacking complete kitchen facilities

99.2%3,471
0.8%29

Telephone*:
Telephone Service
No Telephone Service .... .....................................

^Telephone service percentages computed on occupied housing units.
U.S. Census Bureau, 2000 ■

100.0%3,444
0.0%0

Overcrowding (more than 1.0 person per room) is not a significant issue in Wanaque. 

As of the 2000 Census, there were more than one (1) person per room in 58 homes, 

representing 1.7 percent of all occupied rmits.

TENURE BY OCCUPANTS PER ROOM 
Universe: Occupied housing units

Wanaque
(X)3,444

2,751
1,971

Total:
Owner occupied:
0.50 OF less occupahts per room 
0.51 to 1.00 occupants per room
1.01 to 1.50 occupants per room 
1.51 to 2.00 occupants per room
2.01 or more occupants per room 
Renter occupied:
0.50. or less occupants per room 
0.51 to 1.00 occupants per room
1.01 to 1.50 occupants per room 
1.51 to 2.00 occupants per room
2.01 or more occupants per room

(X)
71.6%
26.7%

1.7%
0.0%
0.0%

734
46

0
0-

(X)693
52.5% 

• 457%
364
317

1.7%12
0.0%0
0.0%0

(X)58Total units 1.01 or more occupants/roonr 
Percentage of all units 
U.S. Census Bureau, 2000

1.7% (X)

12
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■ FrojectM Housing stock

The issue of housing unit projections is discussed in the section describing Wanaque’s

growth share.

Demographic Characteristics

The Census demonstrates that Wanaque’s population increased by 5.7 percent through 

the 1990s. This growtir rate is 2.2 percentage points lower than the growth experienced 

by Passaic County during that same period (7.9 percent), and 3.2 percentage points lower 

than New Jersey’s overall growth through die 1990s.

TOTAL POPULATION - Universe: Total population
Passaic ......

Wanaque . County New Jersey
“ 489.049 8,414,350

453,060 7,730,188
555 35,989 684,162

10,266
9,711

Census 2000
Census 1990_________________
Numeric Change, 1990 - 2000 
Percentage Change 1990 - 2000
US Bureau of the Census, 1990 & 2000

8.95.7 7.9

Wanaque is expected to continue its moderate increase in population through 2030, with 

population increasing by 10.5 percent horn 2000 to 2030, and households increasing by 

18 .6 percent, according to the North Jersey Transportation Planning Authority (NJTPA),

POPULATION and HOUSEHOLD FORECASTS. 2000 -2030
Absoiyte Percent 
Change, Change, 

2030 2000 - 2030 2000 - 2030202520202015201020052000
1,030 10.511,000

3,920
11,350
4,080

10,710
3,770

10270 10,360 10,400 10,510
3,440 3,520 3,570 3,650

Population
Households 640 18.6

Source: NJTPA
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The fdUdwing gtapir'diSptays' the HJTPiS:' pophlatioti md household projections’ from 

2000 through 2030 for Wanaque.

Wanaque: Popuiation and Household Projections, 2000 - 2030
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Household Size and Age Distribution

Household sizes have declined nationally for decades. Fronr 1990 to 2000, the average 

household size in the United States dropped by 1.5% and New Jersey realized a .7% 

- decline in household size. Passaic County, on the other hand, realized a 2.5 percent 

increase in household size from 1990 to 2000, belying the national trends.

AVERAGE HOUSEHOLD SIZE, 1990 & 2000

New Jersey United StatesPassaicWanaque
2.632.72.852.971990
2.592.682.922.862000

-1.5%-0.7%2.5%-3.7%
US Bureau of the Census, 1990 & 2000
% Change

In Wanaque, average household size dropped slightly in the 1990s from 2.97 to 2.86 

persons per household. Variations in the average household size figure are evident when 

tenure is considered. While the overall average household size in Wanaque was 2.86,
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that figure was higher-in-owner-occupied (2.91-) units than-for renter-occupied units 

(2.64). This pattern of household size by tenure is replicated for Passaic County as well.

AVERAGE HOUSEHOLD SIZE BY TENURE 
Universe: Occupied Units____________•

Wanaque Passaic
2.92Total

Owner
occupied

2.91 3.04
2.782.64

US Bureau ofthe Census, 2000

Just over 47 percent of all Wanaque households (47.1 percent) consist of one (1) or two 

(2) people.

HOUSEHOLD SIZE - Universe: Occupied housing units ■
Wanaque

(X)3,444 
' 577

Total:
  
   

3- person household
4- person household
5- person household
6- person household
7- or-nnore-person householt 
U.S. Census Bureau, 2000

 
 
 
 

1,044
718
708
264 7.7%

2.0%69
1.9%64

Wanaque’s median age (half above, half below) is hi^er than the median age for the 

State and Passaic County. The median age in Wanaque is 37.6. The State median is 36.4 

and the County median is 34.8. The table below details the age distribution for Wanaque, 
Passaic County and New Jersey. As shown, Wanaque’s age distribution Is slightly more
concentrated at older age cohorts than the County’s and is similar to the distribution 

found in the State, where, similar to Wanaque, just over 22 percent of the population 

were aged 55 and over in 2000.
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• '‘-AGE-^Universer'-Tota!'population •
New JerseyPassaic CountyWanaqueAge 28.22,372.486

1,559,178
1,463,352
1,157,141

749,158
577,441
535,594

30.1147,096
97,543
81,981
62,502
40,822
30,368
28,737

26.12,676
1,723
2,037
1,559
1,017

<20 18.519.916.821-34
35-44
45-64
55-64
65-74

17.416.819.8
i2.8 13.815.2

8.98.39.9
6.96.25.4552. 6.45.96.870275+

100.0■ 8.414.350100,0489,049100.010,266Total

Educational Attainment

Just over S4 percent of the Borough’s residents 25 years of age or older obtained a high 

school degree (or equivalent), while 22.3 percent earned a bachelor’s degree or higher, in

2000. ■

EDUCATIONAL ATTAiNMENT
Wanaque

100.0%7,162Popufatlon 25 years and over_________
Less than 9th grade
9th to 12th grade, no diploma
High school graduate (includes equivalency)
Some college, no degree
Associate degree
Bachelor's degree .
Graduate or professional degree

Percent high school graduate or higher .
Percent bachelor’s degree or higher______
US Bureau of the Census, 2000

6,2%
9.6%

34.4%
21.8%

5.7%
14.6%
. 7.7%'

442
690

2,463
1,559

411
1,049

548

(X)84.2%
22.3% (X)

Income

The 1999 median household income (lialf higher, half lower) in Wanaque was reported to 

be $66,113. By way of comparison, the 1999 median household income for New Jersey 

$55,146 and the County was $49,210.was
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11 .T pttcmt of tb;e Borough  ̂s- househoids had incomes of less -than $-25,000. 
Twenty-one percent (21 percent) had incomes of between $25,000 and $50,000. Another 

44.2 peinent reported incomes of between $50,000 and $100,000; and 17.7 percent 
reported household income of between $100,000 and $150,000. Just over 5 percent (5-4 

percent) of the households in the Borough reported incomes in excess of $150,000.

------IhT999;

HOUSEHOLD INCOME IN 1999 > Universe: Households
New Jersey .Passaic CountyWanaque

(X)3,065,774
213,939
143,783
142,069
146.537 
152,012 
153,437 
150,757
150.538 
136,078 
260,375 
347,869 
413,928 
252,890 
138,233 
130,492 
132.837

(X)163,917
13,508
8,793
9,122
8,940
9,219
8,913
8,752
8.393
7.394 

14,431 
17,199 
20,815 
12,692
6,276
5,457
4,013

3,447 . (X)Total:
Less than $10,000 
$10,000 to $14,999 
$16,000 to $19,999 
$20,000 to $24,999 
$25,000 to $29,999 
$30,000 to $34,999 
$35,000 to $39,999
$40,000 to $44,999 ,
$45,000 to $49,999 
$50,000 to $59,999 
$60,000 to $74,999 
$75,000 to $99,999 
$100,000 to $124,999 
$125,000 to $149,999
$160,000 to $199,999 
$200,000 or more

Median household inccmie in 1993 
US Bureau of the Census. 2000

7.0%
4.7%
4.6%
4.8%
5.0%
5.0%
4.9%
4.9%
4.4%
8.5%

11.3%
13.5%

8.2%
4.5%
4.3%
4.3%

8.2%
■ 5.4% 
5.6% 
5.5% 
5-6% 
5.4% 
5.3% 
5.1% 
4.5% 
8.8% 

10.5% 
12.7% 
7.7% 
3.8%

2.8%
2.7%
3.4%
2.9%
2.9%
5.6%
4.3%
3.4%
4.8%

10.3%
16.3%
17.6%
12.1%
5.7%
2.7%
2-7%

95
92

113
99

100
192
147
118
167
354
563
605
416
195

3.3%92
2.4%94

$ 55,146$ 49,210$ 66,113

Employment Characteristics

The census reports on workers aged 16 and older. As of the 2000 Census, 3.63 percent of 

the civilian labor force in Wanaque was unemployed.

EMPLOYMENT STATUS
FOR THE POPULATION 16 YEARS AND OVER

Wanaque
8.044
5,675

Total:
In labor force:

In Armed Forces 
Civiliam

Employed 
■ Unemployed

Notin labor force
US Bureau of the Census, 2000
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Of the 5,408 employed residents 16 years and over, 2.1 percent reported that they worked 

at home, while 55.2 percent, or 2,925 workers, reported ihat they commuted a half hour 
or less to work. Slightly more than 9 percent (9.2 percent) of the Borough’s workforce
commutes an hour or more to work each day.

t r av e l  t ime  t o  w o r k  f o r  w o r k er s  16 YEARS AND OVER 
-Universe: Workers 16 years and over

Wanaque
(X)5,408

5,296
Total:
Did network at home:

Less than 5 minutes 
5 to 9 minutes 
10 to 14 minutes 
15 to 19 minutes 
20 to 24 minutes 
25 to 29 minutes 
30 to 34 minutes 
35 to 39 minutes 
40 to 44 minutes 
45 to 59 minutes 

. 60 to 89 minutes 
90 or more minutes 

Worked at home . ■
US Bureau of the Census, 2000

Examinhtg the industry classifications for residents of the Borough reveals that the top 3 

industries, employing nearly half of the Borough’s employed residents, include, 
educational / health / social services (19.1 percent), retail trade (16.8 percent) and 

manufacturing (15.9 percent).
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•INDUSTRYFORTHEEMPtOYEDClVUIANFGPULATiON -- •
1S YEARS ANDOVER__________________________________

Wanaque
Number Percent Rank

5,469TotaS:
Agriculture, forestiy, fishing and hunting, and mining: •

AgriaiUuTB, forcslty, fishing and hunBng 
Mining

Consfrucilan 
Manufacturing 
VWioIesalefa^a 
Relall trade
Transportation and warehousing, and utBiHes:

Transportation and warehousing 
Ulilltias '

Information
Rnance, Insurance, real estate and rental and leasing:

Finance and insurance
Real estate and rental and leasing -

Professional, scientific, management, administrative, and waste roanagemcnl serrfees: 
Professional, sdenlHic, and technical serwees
ManagementofcompaniesandCTterpiises •
AdminlstraCve and support and waste management serviees 

Educational, health and social services; '
Educationa) senacss
Health care and social assislartce

Arts, enfertalnmcnh recreaflon, accommodation and food services:
Arts, eniertainmersi. and reaeatian 
Accommodation and food services ,

Other services (except pubHe admlnisf ration)
Puhiie atfmWstraQen

0.4% 1223

17
4.5%

15.9%
4.6%

1B.8%
4.5%

244
3872
7252
2919
9244

194
50

11197 3.6%
7.8% 5428

313
115

8.6%473 4
320

0
153

19.1% 11,046
458
683

6.5% 6353
35

317
123.3%

4.3%
183

10. 235

US Bureau of ffte Census, 20tX>

Projection of Future Employment

This discussion is included in the section quantifying the Borough^s non-residential 

growth share.

Determination of Housing Obligation

In December of2008, COAH adopted regulations that quantify the Borough’s 1987-2018 

housing obligation. Using census information, COAH has estimated that there are 35 

substandard housing imits occupied by low and moderate income households in the 

Borough. COAH refers to this estimate as the Borough’s rehabilitation share.

COAH has also reaffirmed the Borough’s 1987-1999 share of the regional need for low 

and moderate income housing. COAH has determined that the Borough’s 1987-1999, or 

second round, housing obligation is 332.

19

You created this PDF from an application that is not licensed to print to novaPDF printer (http://www.novapdf.com)

http://www.novapdf.com/


^ ' The 2008 Me ihakmg 'Mlocates the State’s hoxising oT^^ to rhunicipatities b'asfea Oil 
projections of 2004-2018 growth. COAH requires each municipality to plan for one (1) 
affordable housing unit for every five (5) projected housing units and one affordable 

housing unit for every 16 projected jobs. COAH has projected an increase of 369 homes 

and 1,019 jobs. The COAH regulations result in a residential growth share of 74 

affordable units and a non-residential growth share of 63 affordable units. COAH’s rules 

result in a 1999-2018 growth share of 137 units.

COAH has entered into a memorandum of understanding with the Highlands Council that 

allows a mumcipaiity that opts into the Highlands Regional Master Plan to utilize a 

different procedure to calculate its 1999-2018 housing obligation. The procedure, like 

COAH’s rule making referenced above, requires a municipality to provide one affordable 

unit for every five housing units and every 16 jobs. The ratios ai'e based on the actual 
residential and non-residential growth accrued between 2004 and 2018. It is also based 

the Highlands calculation of the residential and non-residential growth that can take 

place in the hiture (the Highlands Bnild-out analysis). This procedure results in a 

proj ected growth share of 131 umts. (see Appendix A )

on

The COAH methodology for allocating housing need is based on 2004-2018 growth 

projections. COAH recognizes that some of the projected growth may be attributable to 

the construction of inclusionary developments designed to assist a municipality in 

addressing its 1987-1999 housing obligation. It has decided that a municipalily should 

not be forced to accrue a 1999-2018 housing obligation based on growth associated with 

complying with its 1987-1999 housing obligation. Thus a municipality may, pursuant to 

N.J.A.C. 5:97-2.4, subtract four (4) market units for every for sale affordable unit that has 

been or is anticipated to be constructed between 2004 and 2018.

To summarize, the Borough is responsible for a rehabilitation share of 35 units. It is 

1987-1999 housing obligation of 332 muts. Since the Borough hasresponsible for
opted into the Highlands Regional Master Plan it has the option to address an obligation

of 131 affordable units.
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- The 1987-1999 Realistic Development Potential

COAH is responsible for allocating the State’s housing need to each municipality. The 

housing heed is large and the amount of vacant and underutilized land in a municipality is 

finite. Thus, it is not unusual for there to be a poor fit between the housing need assigned 

to a,.community and the vacant/underutilized land available to address the housing need.

For that reason. New Jersey’s Fair Housing Act and COAH’s rales provide for an 

adjustment to the housing obligation” based on the capacity of the Borough’s vacant and 

underutilized land. The process begins with an inventory of all vacant and underutilized 

land in the mimicipality. COAH’s regulations permit sites or portions of sites to be 

eliminated from the inventory fox a variety of reasons: environmental constraints; access 

issues; incompatibility of adjacent land uses; restrictions against the development of 

property, etc.

The sites or portions of sites that remain in the inventory are viewed as realistic 

affordable housing sites. COAH’s rules require that the municipality calculate the 

capacity of each site to absorb affordable housing by multiplying the acreage of the 

remaining portion of each site by a density that is determined by considering the 

character of the area and the need for affordable housing. COAH provides a minimum 

density for this calculation. This calculation yields the number ofhousing units each site 

can accommodate.

COAH assumes that it requires four (4) market units to support each affordable housing 

unit. Therefore, it requires a municipality to multiply the nuniber of housing units each 

site can accommodate by 20 percent to determine the number of affordable housing units 

each site can accommodate. COAH’s rulemaking requires the municipality to sum these 

calculations for each site to determine the Borough’s ability to accommodate affordable 

housing with its remaining vacant/underutilized land. COAH refers to this calculation as 

the realistic development potential.
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In deterniimng the-re^istic'development potentialvCOAH staff^Gund only 0ve (5) sites 

that were snitabie for affordable housing (see Jairuaiy 8, 2001 COAH Report, page 2). 
Originally, the Borough’s realistic development potential was determined to be 98 low 

and moderate income units based on a density of six (6) units per acre on the developable 

portions of a site known as Powder Hollow. However, the site was later zoned at a 

higher density in order to permit 1,185 housing units.

Based on the Powder Hollow zoning, COAH increased Wanaque’s realistic development 
potential ftom 98 to 275 units. Of the total realistic development potential, 237 units 

were generated based on the Powder Hollow zoning.

By the time COAH recalculated the Powder Hollow realistic development potential, the 

developer of the site had received vested rigiits through a preliminary approval The 

approval was for far less than the 1,185 units that were permitted by ordinance and 

became the basis for COAH’s recalculation of the realistic development potential. The 

site has an approval for 755 units.

It is clear that COAH recalculated the Wanaque realistic development potential because 

the site was zoned for a higher density than COAH used in the original calculation of the 

realistic development potential. However, it is, respectfully submitted that the realistic 

development potential is not a function of zoning. N.J.A.C. 5;93-4.2(f) is clear that the 

density used in calculating the realistic development potential is a function of the 

character of the area and the need for affordable housing. In fact, COAH has allowed 

municipalities to zone sites at higher densities than the density used in calculating the 

realistic development potential in order to allow municipalities flexibility in eliminating 

some sites that are used in the realistic development potential calculation.

If COAH, after reviewing the zoning, determined that it used too low a density in its 

original calculation of the realistic development potential, it would be more logical to use 

the actual approved yield of the site rather than a theoretical zoning yield. Under this 

scenario, the 755 units that are actually being constructed on the Powder Hollow site
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would reduce Sie realistic develbpiueut potential of the site fcom 237 to 155. It would 

reduce the Borough’s realistic development potential horn 275 to 193.

The problem is that COAH and the Borough failed to place a restraint on land during the 

period that lead to substantive certification. As a result, the Powder Hollow site is no 

longer available to address tire realistic development potential, whether it is 275 or 193. 
Absent the Powder Hollow developer seeking a substantial amendment to its approval, 
the Borough cannot capture additional housing on the Powder Hollow site. Even if 

Powder Hollow seeks a substantial amendment, it is doubtful that the Borough could 

capture additional housing on the Powder Hollow site because the property lies within the 

Highlands Preservation Area. Any significant change to the footprint of the Powder 
Hollow community would result in the inability to develop the property as zoned due to 

the severe constraints imposed by the Highlands’ regulations.

When COAH granted Wanaque substantive certification in October of 2001, it 
determined that Wanaque would address the shortfall in its realistic development 

potential when it sfibrnitted its plan for the Borough’s 1987-1999 housing obligation. At 
that time, COAH had not even proposed its rules for the third round housing obligation. 
Since the 2001 substantive certification, the Highlands Water Protection and Planning 

Council has adopted its Regional Master Plan and Wanaque has decided to opt into the

Highlands Plan.

Pursuant to the Highlands Regional Master Plan, COAH has adopted N.J.A.C. 5:97- 
5.2(d)4(i). This rule is to be used to detemdne the realistic development potential within 

of the State regulated by the Highlands Council:areas

Within the areas of the State regulated by the Pinelands Commission, the 
Highlands Water Protection and Plamung Council, the Land Use 
Regulation Division of DEP and the New Jersey Meadowlands 
Commission, municipalities may exclude sites based on: the Pinelands 
Comprehensive Plan, N.J.A.C. 7:50; the Highlands Water Protection and 
Planning Act rules, NJ.A.C. 7:38 (emphasis provided); the Coastal Permit 
Program Rules, N.J.A.C. 7.7; the Coastal Zone Management Rules,
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'K J:A.C. ' 7:7E; and - the Zoning Regniations of the--New' Jersey - 
Meadowiands Commission, NJ.A.C. 19:3. Where rules of the above 
agencies permit development within an area, the parcels(s) shall not be 
excluded from the vacant land inventory.

The Borough has re-examined its vacant land inventory pursuant to the Highlands
Councihs standards. The re-examination has included those sites that were determined 

suitable for inclusionary development (see Appendix B). The results are as follows:

Block 240, Lot 14 is a 2.5 acre site that had been designated to generate 20 
total units, including four (4) affordable units. The fully forested site is 
located entirely within the Preservation Area and, as such, is subject to the 
standards for development contained in N.J.S.A. 7:38-3. The site is 
located in an environmentally constrained subzone and is not located 
within a sewer service area. Based upon the minimum lot area standards 
for forested sites within the Preservation Area, the property is ^ suitable
for high density inclusionary development. However, the devel^er of the 
site is seelcing a waiver that will enable the construction of two (2) 
affordable units.

Block 307, Lots 2 and 5. This 2.59 acre parcel is located in the Planning 
Area Lot 5 (2.09 acres) is located entirely within an open-water 
protection area (300 foot buffer) and flood-prone area. It is classified as a 
“conservation zone” on the LUCM mapping. Lot 5 exhibits hydric soils 
(wetlands) and is comprised of forest within the Forest Resource area It 
contains critical habitat for endangered and threatened species. A 
significant portion of Lot 2 (0.50 acres) is similarly impaired with 
environmental constraints. The site is not. developable pursuant to 
Highlands standards. —'

Block 468, Lot 2 and Block 470, Lot 1. The site is located in the Planning 
Area; but the majority of the site is located within an open, water
protection zone (300 feet from an open water resource), which also
exhibits high watershed value and high riparian water corridor protection. 
The vast majority of the site is located within a “protection zone” (LUCM)
and is not located within a sewer service area. The portion of the site for 
public access (Union Avenue) exhibits severe slopes and is identified for 
steep slope protection. The site is developable pursuant to Highlands 
standards.

■/<

Block 313, Lots 1 and 6. This 400+ acre site is the Wanaque Reserve
Development (formerly known as Powder Hollow) that received its
approvals for 755 units. The site is under construction. The developer is
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making a monetary affordable housing contribution of $750,000. It is also 
cofiStructiiol; 10 age'festricfed affordable imits. The ^piovals insulate the 
developer from an increased affordable housing obligation. Moreover, if 
the developer does seek a substantial amendment to its development plan, 
the site would he subject to the Highlands development standards.

The site lies' in the Preservation Area and is identified by LUCM mapping 
as being located in a “preservation zone.” Aside from the developed area
of the site, approximately 70 percent of the western portion of the site is 
located within an open water protection area. The remaining eastern 
portion of the tract is locates within a steep slope protection area. The
entire undeveloped portion of the site is identified as exhibiting critical 
habitat for wildlife.

Thus, many of the sites that the Borough had relied on to address its affordable housing 

obligation are no longer feasible inclusionary sites. The Powder Hollow site that can be 

constructed pursuant to its existing approval; but will only yield 10 age-restricted 

affordable units. Block 240, Lot 14 may be able to deliver two (2) affordable units.

The Borough^s search for suitable affordable housing sites has uncovered Block 430, Lot 
1. The site is 4.98 acres. While the site does exhibit some constraints (predominantly in 

the rear), the site appears suitable for inclusionary development. At a density of 10 units 

per acre and a 20 percent set-aside, the site could yield 10 affordable units.

In addition, Block 313, Lot 8.01 has developed for 120 units and made a monetary 

contribution in lieu of building affordable housing. The monetary contribution paid for a 

24 unit regional contribution agreement with Hoboken (approved by CO AH).

In summary, COAH’s 1987-1999 adjustment process, consistent with the language in the 

Fair Housing Act, recognizes that there is often a poor fit between the housing need 

assigned to a community and the vacant/tmderutilized land within a community. Hie 

process is designed to compute what is possible on the vacant land that is avadahle for 
affordable housing. COAH^s decision to increase the Borough’s realistic development 

potential from 98 to 275, based on the zoning of the Powder Hollow site, ignores the 

fundamental relationship between the capacity of available land and the adjustment 

process. .

25

You created this PDF from an application that is not licensed to print to novaPDF printer (http://www.novapdf.com)

http://www.novapdf.com/


At tile time of the Borough’s 1994 substantive certification, there was enough sttitahle 

, land to address 98 units of the Borough’s 332 unit housing obligation. The approval of 

Powder PIoUow did nothing to increase the capacity of the Borough’s remaining land 

unless Powder Hollow sought a significant amendment to its development approval prior 

to the constraints imposed by the Highlands regulations.

In truth, there is ho more land hi Wanaque in 2010 than there was in 1994. There is no 

275 unit realistic development potential (as calculated by COAH inplace to locate the 

2001).

the Highlands regulations furtiher limit the Borou^’s ability to address its
zoned to address the

In addition,
affordable housing obligation. Two (2) of the sites tiiat were

longer developable based on the Hi^andsrealistic development potential are 

development standards. An additional site, the RSK site, is subject to discussions with 

Council that would allow approximately 10 units, including two (2)

no

the Highlands 

affordable units.

Powder Hollow is available as long as the developer does not seek a major amendment to
its development approval. Powder Hollow should generate 10 age restricted affordable 

units. Block 430, Lot 1 should be able to generate another 10 units. The’RSR site may 

be able to generate another two (2) units. In addition, in lieu of building affordable 

housing. Block 313, Lot S.oi made a monetary contribution toward a 24 unit regional
the current environmental regulations in place.contribution agreement. Based on 

assuming that the RSK site can generate two (2) affordable units, a more realistic 1987-
1999 realistic development potential would be 46 affordable units (calculation includes

Block313, Lot 8.01).
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The 1987-1999 Unmet Need

The Borough’s shai'e of the 1987-1999 regional need is 332. The realistic development 
potential^ whether it is 275, 46 or some number in between, does not alter the 332 unit 
housing obligation. COAH’s rules require a municipality to collect development fees,
encourage apartments and promote redevelopment opportunities in order to capture 

affordable housing opportunities. The goal is to address as much of the housing 

obligation as possible. The Borough has examined possible redevelopment sites that will 

be discussed in its response to its affordable housing obligation.

The Adjustment to the 1999-2018 Housing Obligation

As discussed above, COAH has allocated a housing obligation of 137 units to Wanaque. 
It has also entered into a memorandum of rmderstanding with the Highlands that permits 

alternative computation of its affordable housing obligation. The alternative approach, 
which is based on actual 2004-20IS growth and the huild-out potential of remaining land, 

equals 131 units.

an

I

COAH has established a vacant land adjustment process for its 1999-2018 housing 

allocations. However, no adjustment is permitted for growth that has actually taken place 

between 2004 and 2008. (see N.TA.C. 5:97-5.6(b)).

The Borough experienced a great deal of growth between 2004 and 2008. This growth 

resulted in an actual growth share of 121 units. Thus, COAH’s rules do not permit any 

further reduction to the vast majority of the Borough’s 1999-2018 housing obligation.

^ COAH’s rules permit for a reduction of the Borough’s 1999-2018 housing obligation if some of the 
growth experienced or anticipated to be experienced is the result of construction associated with complying 
with the 1987-1999 housing obligation. The rule, N.J.A.C. 5:97-2.4, could result in a lower obligation if 
applied to the response to the 1987-1999 housing obligation. However, COAH’s crediting rales aie such
that it is not necessarily in the Borough’s interests to utilize N.J.A.C. 5:97-2.4.
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Th& problem with the 1999-2018 housing obligation is similar to the problem associated
With respect to Powder Hollow, COAHwith the Powder Hollow development, 

increased the Borough’s realistic development potential based on an approval. The
build affordable housing. To the contrary, the approvalapproval did not create land to 

subtracted the 400h acre parcel ftom the lands available to address the housing

obligation.

Similarly, the Borough’s 1999-2018 housing obligation is based primarily on growth that 
has already occurred. Some of this growth includes affordable housing; but the 

development of property does not expand the inventory of land necessary to address the 

affordable housing obligation. It depletes it.

The 1987-1999 adjustment process was designed to find a conSmon sense solution to 

large housing obligafions by quantifying affordable housing opportunities on remammg 

The rule making provided for a relationship between the realisticsuitable land, 
development potential and available housing sites.

In contrast, COAH’s decision regarding the Powder Hollow site increases the Borough s
housing obligation but creates no place to locate the housing. COAH’s decision to 

quantify ,the 1999-2018 housing obligation based 

creates a housing obligation with “no place to put it. 
standards result in less developable land and exacerbate the problem of having an 

affordable housing obligation but “no place to put it.”

past development activity alsoon
The Highlands development

Summary of Adjustment Process

has assigned the Borough a 1987-1999 housing obligation of 332 units. ItCOAH
examined the land that was available for affordable housing and determined that the 

Borough has a realistic development potential of 275 units. Wanaque has reviewed its 

inventory of vacant sites, based on current regulations (including those promulgated by
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thfe Highl^ds Couacil) and found that it lias a realistic development potential of 46 units. 

Wanaque must develop a plan for its realistic development potential.

the difference between the 332 umt housing obligation and the realistic
CO AH’s rules require the Borough to

COAH refers to
the “unmet need;development potential

affordable housing opportunities through the collection of development fees, the
as

capture
zoning for apartaieats and the promotion of redevelopment activity in order to address a 

286 unit unmet need.

1999-2018 housing obligation of 131 units. Of thisThe Boroiigh is also responsible for 
total, 121 units are based on actual grow*. COAH’s rules do not allow any adjustment

for “the growth share” accrued from actual growth.

decisions and rule making have broken the link between the housing obUgationCOAH’s
and available, suitable inclusionary sites. They result in a large housing obligation with

“no place to put it.

Sewer Availability

address its affordable housing obligadon is also limited by itsThe Borou^’s ability to 
sewer capacity. The Borough estimates that it has between 100,000 and 150,000 gallons

of available capacity.

COAH refers to any limitation, based on sewer capacity as a durational adjustment. Ths> 

adjustment is durational in that it expires once sewer capacity is 

5:97-5.4(1) does not authorize a durational adjustment to the municipal actual growth

share.

available. N.J.A.C.
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' i^dfhptiance Options '

COAH has established a municipal housing obligation that begins in 1987 and extends 

tbi'ough 2018. Wanaque has received ajudgment of repose for the 1987-1999 portion of 

its housing obligation. This section of the housing element discusses the options 

available for addressing She 1999-2018 portion of the housing obligation, which may be 

divided mto the rehab share and the growth share.

Rehab Share

A municipality may address its rehab share by devising a rehabilitation program. The 

focus of any rehabilitation effort must be to repair or replace existing housing systems 

(i.e. roof, plumbing, electricity, heat, and/or a load bearing system) and bring the housing 

unit up to code. The program must be administered by an entity experienced in the
rehabilitation of affordable housing and the program must be outlined in a manual that 

COAH approves.

The TYiinimnm investment to administer a rehabilitation program is established at 
$10,000, of which no more than $2,000 may be used for administrative costs. In reality, 

the cost of a rehabilitation program is a function of the repairs required to bring an 

affordable housing unit up to code. COAH requires 10 year controls on affordability to 

be placed on rental and sale units after the rehabilitation activity is complete. With 

regard to sales units, the control may be in the form of a forgivable loan.

A municipality may also address its rehab share through the creation of Elder Cottage 

Housing Opportunities (ECHO Housing). The mumcipahty may purchase up to 10 

ECHO units.

Wanaque can also address its rehab share by creating new affordable units through any of 

the techniques discussed below for creating new affordable housing within the Borough.
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The

COAH has various rules that provide a framework for addressing the municipal housing
With the possible exception of units created through tax credits, at least halfobligation.

of all affordable units must be affordable to low income households? All affordable
housing must be affirmatively marketed and be priced in accordance with COAH s rules.

No more than 25 percent of the municipal growth share constructed in tlie muruoipality 

may be addressed with age restricted housing.

At least 25 percent of the municipal growth share shall be addressed by rental housing. 
No more dian 50 percent of the rental obligation may be addressed with age restricted

units.

of all affordable townhonse units proposed by a municipality must beTen percent
accessible in accordance with the accessibility requirements set forth at N.I.A.C. 5:23-

Townhouse units in7.5(b) and (c) in the Barrier Free Subcode, N.J.A.C. 5:23-7. 
communities that have received development approvals prior to June 20, 2005, are

exempt from this requirement.

Pursuant to P.L. 2008, Chapter 46, at least 13 percent of the housing units responding to 

the Borough’s 1999-2018 housing obligation must he affordable to very low income 

households. Very low income households are defined as earning no more than 30 percent 

of the region’s median income. COAH has not adopted rules that implement P.L 2008, 
Chapter 46. Currently, the Uniform Housing Affordabilily Controls (UHAC) regulations, 

which COAH relies, requires 10 percent of all rental housing to be affordable toupon
households earning less than 30 percent of the regional median income.

^ COAH, HMFA and the Department of Commnnity Affairs are -worfdng on a joint response to the !ow and 
moderate income split associated with tax credit projects.
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- The ■ Borough may -receive extra credit for achieving statutory and- regulatory 

requirements. It may also receive credit for designing a plan that addresses various 

planning objectives. For example Wanaque:

may receive two (2) units of credit for exceeding CO AH’s requirements for 

constructing housing affordable to very low income households; 
may receive two (2) units of credit for constructing rental housing in excess of 

its rental obligation;
may receive two_(2) units of credit for consttucting/approving affordable 

housing between December 20,2004 and June 2,2008;^
extra third of a unit of credit for constructing affordable

1.

2.

3.

4. may receive an
housing within a half mile of a transit oriented development subject to specific

provisions outlined atNJ.A.C. 5:97-3.18; and
may receive an extra third of a nnit of credit for constructing affordable5.
housing within a designated redevelopment area.

COAH has placed limits on the extra credit or bonus a municipality may receive. 

Pursuant to N.J.A.C. 5:97-3.20:

In no event may a municipality receive more than one (1) type of bonus 
for any unit. In addition, in no event shall the total number of bonuses for 
the growth share obligation exceed 25 percent of the projected growth 
share obligation.

Zoning and Fees

Wanaque has vaaious options in addressing its inclusionaxy component, or growth share. 

The Borough can rely on zoning to address its housing obligation. The advantage to 

inclusionary zoning is that it is one of the few approaches recognized by COAH that 
limits the municipality’s fiscal responsibility to produce affordable housing. Once a

^ This is an apparent effort to recognize tmmicipal efforts to respond to the 1999-2014 housing obligation 
established pursuant to H.I.A.C. 5:94-1 et seq. (the COAH rules that were partially overturned by the 
Appellate Division).
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...... . prop’erty i's z^)ned, theBorongh’s drily dffier tespdiMMlity is to: fast-tiack inthisimary-
developments and eliminate unnecessary cost generating standards. COAH sets forth

these responsibilities in N J.A.C- 5:93-10 and 5:97-10.

COAH has provided standards for the creation of inclnsionary developments based, in 

large part, on the manner in which the State Planning Commission classifies the land 

within its State Development Redevelopment Plan (SDRP). The SDRP purports to 

be a growth management plan that divides New Jersey into five (5) planning areas. New 

Jersey has invested in the public infrastructure necessary to support growth in Planning 

Areas 1 and 2. Thus, the SDRP endorses concentrating much of the State’s growth in 

that have the public water and sewer to accommodate the growth. The SDRP’s 

goals in Planning Areas ,3, 4 and 5 are more preservation/conservation oriented. COAH’s 

rule provides that Planning Areas 1 and 2, as well as designated centers, axe the preferred 

location for affordable housing.'^

areas

COAH’s standards for inclusionary development are as follows:

1. In Planning Area 1, a minimum density of eight (8) units per acre and a 
ma?dmura set-aside of 25 percent;

2. In Planning Area 2 and in designated centers, a minimum density of six
(6) units per acre and a maximum set-aside of 25 percent;

3. Iri sewer service areas outside of Planning Areas 1 and 2, a minimum 
density of four (4) units per acre and a 25 percent set-aside;

4. In Planning Areas 3, 4 and 5, a minimum density increase of 40 percent 
over the existing zoning and a 20 percent set-aside;

5. In urban centers, as designated by the SDRP, a minimum density of 22 
units per acre and a 20 percent set-aside.

COAH has recognized that affordable rental housing requires a greater subsidy than 

affordable for sale housing. Thus, in most aieas of the State, COAH requires a minimum

Centers are discreetly defined areas that have the infrastructure to support gi'owth. Tliey are designated as 
part of a plan endorsement process.
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density of 12 uiuts per acre Md rmaj^imnm sa-asMfc df 20' buiid affordable

rentals. In designated urban centers, CO AH requires a minimum density of 25 units per 

acre and a maximum set-aside of 20 percent.

COAH’s rules defer to the Highlands Council with regards to densities. Discussions with '
the Highlands staff indicate that the Borough has flexibility in zoning sites for

The main constraint on the Borough’s capacity to zone is itsinclusionary development, 
available sewer capacity.

Pursuant to previous rule maHng, COAH permitted each municipality to impose a 

housing obligation on non-residential development. P.L. 2008, Chapter 46 prohibits this 

practice. Instead, each non-residential development is required to pay a 2.5 percent 
development fee (as COAH defines the term).

A municipality that zones a residential site for affordable housing may perrmt a developer 
fee rather than build affordable housing. COAH has developed standards forto pay a

such in lieu fees. In the Wanaque holding region, a municipality may accept a fee of

$180,267 in lieu of building affordable housing.

A municipality may coUect a development fee on residential sites that are not zoned to
an exaction to be used for affordableproduce affordable housing. A development fee is 

housing. COAH permits a municipality to collect a development fee equal to 1.5 percent
all residential development, mere a developer receives a density increase pursuant to 

a “D” variance, a municipality may coUect a six (6) percent development fee on the
on

additional units achieved pursuant to the “D” vaxiance.

There are restrictions on the use of development fees. Up to 20 percent of development 
fees may be used for administrative purposes. At least 30 percent of development fees
must be used to render affordable housing more affordable to low and moderate income

With this in mind, the Boroughpeople. These limitations do not apply to ‘‘in lieu fees.^
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^ mtist utilize strict ■^couritif^' J>r^ticfes 'isroider to' use development'fees-and-'in lieu fees 

properly.

Inter-regional transfers

vehicle established by the Legislature thatRegional contribution agreements were a
allowed a aiunicipality to enter into an agreement to transfer up to half of its housing
obligation to what was called a “receiving municipality.” The Legislature^ pursuant to 

P.L. 2008j Chapter 46, has determined that regional contribution agreements are 

longer an acceptable way for a municipality to address its housing obUgation. However, 
PX. 2008, Chapter 46 permits Highlands’ communities to transfer up to half of their 
affordable housing obligations to other municipalities within the housing region. This is 

a voluntary program and Wanaque is under no obligation to participate in this program as 

a “sending or receiving” municipality.

no

Redevelopment

A municipality may pursue the construction ofaffordable housing throirgh redevelopment 

pursuant to the Local Redevelopment and Housing Law.
redevelopment shall conform to COAH’s criteria for a suitable site. The municipality 

ixmt designate the site as an area in need of redevelopment and adopt a redevelopment 

plan. It must also designate a redeveloper and prepare an estimated timeline for the 

redevelopment of the site.

All sites proposed for

Municipal Construction

Some municipalities choose to address the housing obligation by sponsoring die 

construction of low and moderate income housing* It is not unusual for a municipality to 

donate municipal land to a nonprofit or for profit developer interested in constructing a 

development that will be devoted entirely for low and moderate income households.

Most developersIt is not easy for municipalities to “get into the housing business, 
interested in building low and moderate income housing without any market units to help
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■ ■ gubsMfefe the’Wotaabie'h^ require other toitns of subsidyr Sliclr subsidias Ofteit 
include; land, some form of municipal subsidy and other subsidies horn a variety of state 

and federal sources (i.e., tax credits, Balanced Housing Program, Federal Home tb'air 

Bank).

COAH's rules regarding municipal construction require the following minimum 

documentation:

1. The municipality must demonstrate that it has control of the site. Control may he in 

the form of an option.

2. The municipality must submit a plan regarding the administration of the development 
indicating who will income qualify ^plicants and administer the units once they are 

occupied. .

3. The municipality must estimate what the proposed development will cost and the 

that it projects the development to generate. The municipality must 

demonstrate a stable source of funding. As outside funding sources become 

available, a municipality may reduce its reliance on municipal resources, and

revenues

4. The municipality must develop a construction timetable that provides for the 

construction of low and moderate income housing units.

Supportive and Special Needs Housing

Supportive and special needs housing includes, but is not limited to; residential health 

care facilities as regulated by the New Jersey Department of Health and Senior Services 

DCA; group homes for the developmentally disabled and mentally ill as licensedor
and/or regulated by the New Jersey Department of Human Services; permanent

COAH’s definition excludessupportive housing; and supportive shared living.
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facilities for ffie hbinSless^,'lofig facilities (such as nursing

homes) and Class A, B, C, D and E boarding homes.
' ‘ transitional

The following criteria apply to supportive and special needs housing:

The units of credit for group homes, residential health care facilities 
and share living housing shall be the bedroom;

The unit of credit for permanent supportive housing shall be the unit;

Supportive and special needs housing that is gge restricted shall be 
included with the number of units that a municipality may age restrict;

All bedrooms and/or units shall he affordable to low-income 
households; .

Units shall serve populations 18 and over;

All sites for supportive and special needs housing shall meet CO AH s 
site suitability criteria; and

The municipality or developer/sponsor shall have control or the ahili^ 
to control any site on which supportive and special needs housing is
proposed

1-

2.

3.

4,

5.

6.

7.

Supportive and special needs housing may provide an opportunity for a mumcipality that 
is willing to convey land to an organization that is interested in providing an alternative 

living arrangement. There are capital and operating subsidies available that could 

minimize the municipal subsidy required to construct a group home or other facility.,

Accessory Apartments 

COAH’s
units or up to 10 percent of the municipal fair share (whichever is greater) by creating a 

program for accessory apartments. A municipality interested in such a program must 

demonstrate that it has a housing stock that lends itself to accessory apartments. COAH

rales allow mumcipalities to address up to ten (10) low and moderate income

’ Traasitioml facilities may receive credit toward the 1987-1999 housing obligation but not the 1999-2018 
obligation.
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believes that a'large, older housing stock lends itself^ to'accessory apartments^- CGAH’s 

rule requires water and sewer to serve any proposed accessory apartment.

If the Borough is interested in accessory apartments, it must revise its zoning ordinance
to peimit accessory apartments. It must also commit to funding the program. COAH^s 
minimum funding commitment is $20,000 for each moderate income accessory 

apartment and $25,000 for each low income accessory apartment. - The Borough must 
also create an administrative mechanism with procedures for dealing with cost estimates, 
accepting bids, awarding contracts, inspecting work, income quairfication of applicants, 

establishing rents and ensuring rents remain affordable over time.

COAH will accept affordability controls of 10 years on accessory apartments. Accessory 

apartments may be used to address tire Borough’s rental obligation.

Market to Affordable Program

COAH has adopted rules that allow a municipality to purchase housing units that are 

already part of the housing stock and make these units available, at affordable rents or 

sales prices, to low and moderate income households. In each case, COAH’s rule limits 

the number of units for which a municipality may receive credit to 10 or 10 percent of its 

fair share (whichever is greater), mdess the municipality has demonstrated a successful 
history in creating affordable housing &oin the existing housing stock. The minimum , 
required subsidy is $25,000 per unit for a moderate income unit and $30,000 for a low 

income unit ,

With regard to affordable sales units, the rule requires the municipality to demonstrate 

that there are sufficient units in the municipality for a viable program to operate through 

the multiple listing service. The rule requires conveyed affordable units to be in sound 

condition and to be affordable to low and moderate income households. Thus, although 

the rule allows a minimum subsidy of $25,000 - $30,000 per unit, the Borough should be 

that the real subsidy will be a function of the quality of the housing stock and the 

subsidy necessary to deliver a sound housing unit to the target population at a price that
aware
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The sShe caveat applies' to COAH*s reMal"‘ ' coiifoims lb COAH’s '%ffbfdabili^ bfiteifia.”
program. In reality, the subsidy may far exceed $25,000 -$30,000 per unit.

Assisted Living Units

Bedrooms in assisted living residences may address a mumcipal housing obligation. 
Affordable units within an assisted living facility may be affordable to households 

earning up to 60 percent of median income. Up to 80 percent of a low and moderate 

income household’s gross income may be used for rent, food and services. Units within 

assisted living facility shall be viewed as age restricted units, subject to the restrictions 

on senior units imposed at N.J.A.C. 5:94-4.13.
an

Affordable Housing Partnership Program

COAH’s rule permits two (2) or more municipalities in the same housing region to enter 
into an agreement addressing their respective housing obligations by constructing 

affordable housing in one municipality. For example, Wanaque and Bloomingdale could 

enter into an agreement vrith Wayne Township to build affordable housing in Wayne. 
The agreement would specify the credit that each community would receive for the 

proposed housing. This mechanism is similar to a regional contribution agreement in 

diat it allows a municipality to address its housing obligation in another municipality in 

exchange for money. Since die Legislature has prohibited the future use of regional 
contribution agreements, COAH is examining the viability of this program.

Extension of  Expiring Controls

A municipality may receive a credit toward its growth share by extending controls on 

affordability that are scheduled to expire during the 1999-2018 period. The extended 

controls must be consistent with COAH’s rules as articulated pursuant to N.J.A.C. 5:80-
26. To obtain this credit, the municipality must obtain a certified statement from its 

building inspector stating that the affordable unit complies with all code standards, 
municipality may use development fees and in lieu fees to purchase units and complete 

any necessary rep^s.

A
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extend'coiitibls admimsttatively. For example; a municipality cati■" ■ A'mrinicipalify'may''
make the extension of controls a condition of sale to a prospective purchaser of low and
moderate income housing provided the controls have not already expired. Thus, the 

extension of controls Is a very cost effective way of addressing the 1999-2018 housing

obligation.

WANAQUE’S RESPONSE TO THE HOUSING OBLIGATION

Rehab Share

COAH has used the 2000 Census to estimate substandard housing occupied by low and 

moderate income households (the rehab share). COAH has determined that the Borough 

has a rehab share of 35 uniis. .

The Borough has contracted with Community Grants and Housing for the administration 

of the program. Community Grants and Housing is an experienced consultant in the field 

of housing rehabilitation; It has developed its own procedures manual, consistent with 

COAH’s requirements. (See Appendix C)

COAH requires that the average per unit rehabilitation investment be $10,000, of which 

than $2,000 be dedicated to administration. COAH requires the municipality to 

submit documentation demonstrating funding sources.
no more

Wanaque was awarded a 1998 Small Cities Community Development Block Grant which 

it has used to fund its ongoing program. Since April 1, 2000, Wanaque has rehabilitated 

Appendix D displays the rehabilitation activity that has been completed so far.21 units.
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New Constructiosi

The Borough has a 19874999 housing obligation of 332 units. COAH has recognized 

that the Borough does not have sufficient vacant/underutilized land to address its entire 

housing obligation. COAH originally determined that the Borough Had sufficient vacant 
and underutilized land to address 98 units. However, after learning of the rezoning of 

Powder Hollow, COAH determined that the Borough had enough vacant land to address 

275 units. The 275 unit calculation was based on zoning that enabled the construction of 

1,185 units. In fact, the Powder Hollow site was approved for only 755 units. - Thi^, 
calculation really overstated the realistic development potential of the PowderCOAITs

Hollow site.

COAH recalculated the Borough’s realisticState regulations have changed since 

development potential and ruled that Wanaque must address the shortfall in its response 

to its post 1999 housing obligation. The Highlands Comcil has adonted_fee_Highlaj^ 

Regional Master Plan mth standards that further restrict die development potential within 

the Borough. Based on those regulations, this Housing Element has revisited the 

of vacant/undemtUized sit^ and determined that the Borough’s realisticinventory
development potential, based 

units (depending on a Highlands ruling that would aUow minimal development on Block

the Highland Council standards, may he as high as 46on

240, Lot 14).

In addition, COAH and the Highlands Council have entered into a memorandum of 

understanding that results in a 1999-2018 housing obligation of 131 units.

The strict application of COAH’s rules requires the Borough to develop a plan for its 

realistic development potential. COAH has calculated the realistic development potential 

to be 275; but, based on current regulations, 46 is more realistic. Wanaque is responsible 

for addressing a 286 unit unmet need (the difference between the realistic development 
potential and its 1987-1999 housing obligation of 332 units). It is also responsible for 

addressing its 1999-2018 housing obligation of 131 units.
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There is simply not enou^ vacant and underutilized land to address COAtTs cumulative 

housing obligations. It is recommended that the Borough seek a waiver from COAH’s
rules. The waiver would be based on the lack of vacant/underutilized land in the 

Borough and the authority that COAH or a court has to impose requirements on 

municipalities.

It should be noted that Mount Laurel is an exclusionary zoning case. Thus, it is not 
surprising that the New Jersey Fair Housing Act empowers COAH or a court to require a 

municipality to alter its zoning in order to provide affordable housing opportunities. The 

New Jersey Fair Housing Act specifically prohibits COAH or a court from requiring a
municipality to spend municipal dollars on affordable housing opportunities (wilh the
exception of development fees). COAH’s rules require a municipality to spend 

municipal dollars if it elects a compliance teclinique that requires subsidies. For 
example, municipalities that choose to administer rehabilitation programs, municipal 
construction construction projects, accessory apartment programs and market to 

affordable programs must make a commitment of municipal funds.

In 2008, the New Jersey Fair Housing Act was amended to make it clear that a.
municipality may be required to spend. development fees it collects through a 

development fee ordinance in a timely manner. Thus, the Fair Housing Act allows 

COAH or a court to zone land and spend collected development fees. The Fair Housing 

Act does not require a municipality to choose a compliance option that requires the 

expenditure of municipal dollars.

With that background, the following represents the BoroughN response to its affordable 

housing obligation;
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Credits Without Controls

There were 24 multi-family units constructed in Wanaque between 1980 and 1986. 
GO AH provides credit for units constructed during this time period even if they are not
encumbered by controls on affordability if they are in sound condition, occupied by low
and moderate income households and are affordable to a low or moderate income

COAH has devised a “creditshousehold that is eligible to live in the housing unit, 
without controls” survey process to determine if a housing unit may receive such a credit.
The Borough reserves its right to perform such a survey. If the Borough is eligible for 
credits without controls, it reserves the right to amend its plan to apply all of its credits in 

an appropriate manner.^

The Realistic Development Potential

Assianing a realistic development potential of 46, Wanaque has a 1987-1999 rental 
obligation of 10 units. It may receive a rental bonus, or extra credit, by addressing this 

rental obligation.

Wanaque may receive credit for up to half of its housing obligation through previously
The formula for RCA credit is:executed regional contribution agreements.

rehabilitation50 percent ((RDP 46) + rehabilitation share (35)RCA Maximum 

credits (21)) = 30

Pursuant to this formula, the Borough may receive MI credit for its 24 unit regional 

contribution agreement with Hoboken.

® Credits without controls may only be applied to the 1987-1999 housing obligation.
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: Tiie BoiougH'may receive credit for age restttcted lioiisiag units: COAH’s fonnutU'^fOr

allowable age restricted units is as follows:

Age restricted units = 25 percent (RDP - transfeixed units througb a regional contribution 

agreement addressing the RDP), The Borough may age restrict up to five (5) units in 

addressing its realistic development potential.

With that background, the Borough plans to address its 46 unit realistic development 

potential as follows: ■ .

The Borou^ has addressed its 10 unit rental obligation by approving a use variance that 

is the current location for a 12 unit shelter for homeless women. Pursuant to COAH’s 

rental bonus, the Borough is eligible for 22 units of credit for this facility. The shelter is 

located in three buildings on Ringwood Avenue between Pellington Street and Furnace 

Avenue (532, 551, and 561-563 Ringwood Avenue). (22 units of credit)

Wanaque will satisfy its, remaining realistic development potential through its 24 unit 
regional contribution agreement with Hoboken. This regional contribution agreement ' 

approved and implemented long before the Legislature amended the Fair Housing 

Act in 2008 to discontinue the concept of regional contribution agreements. (24 units)
was

The 1999-2018 Homing Obligation

COAH has various formulae and rules that apply to the Borough’s 131 unit growth share 

obligation. At least 25 percent of the affordable housing obligation must be address with 

rental housing. The Borough has a rental obligation of 33 unite. No more than 50 percent 

of the rental obligation may be addressed with age-restricted units.
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...' No more Ifaan 25'percent of the housing ohligMdn may be Mdressed -with age' restricted ' '
- housing. Wanaque may receive credit for up to 32 age restricted units.

Pursuant to PX. 2008, Chapter 46, at least 13 percent of the housing units responding to 

the Borough^s 1999-2018 housing obligation must be affordable to veiy lo-w income 

households. Very low income households are defined as earning no more than 30 percent 
of the region’s median income. At least half of the very low income units must be 

available to families (not age restricted or group living).

COAPFs regulations provide for a series of extra credits. The Borough may receive an 

oxtra third of a credit for promoting affordable housing in a designated center or in a 

redevelopment area. It can receive a more substantial bonus for constructing more rentals 

than COAH requires (a one for one bonus). COAH also provide for a compliance bonus 

(NJ.A.C. 5:97-3.17). The compliance bonus provides an extra unit of credit for 
-affordable housing efforts that were included in prior housing elements that were adopted 

to address COAH’s prior efforts to adopt rules for the post-1999 housing obligation.

No unit is eligible for more than one type of credit and N. J.A.C. 5:97-3.20 limits the extra 

credit available to no more than 25 percent of the municipal growth share.

Based on COAH’s regulations, Wanaque will address its 131 unit growth share as 

follows;

The Borough will seek credit for 10 age restricted units that are being created by the 

developer of the Powder Hollow site. In the event that the Powder Hollow development 
requires a substantial change to the approved site plan or if the approvals expire, the 

Borough has rezoned the site to capture a 20 percent set-aside ffom the Powder Hollow
site. However, any substantial change to the Powder Hollow site plan would invoke the

regulations associated with the Highlands Presentation Area. Since this site was included
in the Borough’s 2006 Housing Element responding to its third round obligation, the

Borough may receive 20 credits for these 10 units (20 credits)
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an hidusionary development that was zoixed-^prior the creation of-the- ^ 

Highlands Council The development capacity of the site has diminished based on the 

standards. The developer of Block 240, Lot 14 (RSK) Is seeking relief from

' Block 240vLotl4is

Highlands’s
Highlands Council that will enable this site to generate two (2) atfordable maits. 

Assuming HigUands approval, tire Borough will cooperate with the developer to include
the

this site in its sewer service area, (2 units)

Borough zoned Block 432, Lot 36 and the adjacent lot for a 114 unfr age restricted 

commnnity and submitted the site in its previous thiid round plan to COAH. The site is 

known as the Candle Factory. The development, pursuant to COAH’s rules at the time, 
was obligated to produce one (1) affordable unit for every eight (8) market units. This 

114 unit development was obligated to provide 13 affordable age restricted units on site. 
The Borough will rezone this 3.1 acre site to permit 98 units (with no age restnction),

households. Thirteen of the

The

including 20 units affordable to low and moderate income 

20 proposed units were included in the Borough’s prior plan to address its post 1999
COAH’s compliance bonus, these 13 units are eligiblehousing obligation. Pursuant to

for 26 units of credit. The additional seven (7) units are eligible for one credit. The

Township seeks 33 units of credit for this development.

An area north of the Ringwood Avenue intersection with Doty Road has been 

redeveloped for commercial and oface use. The redeveloper is obligated to create two . 
(2) affordable family units. Since iMs development was included^ in the Borough’s prior 

plan to address its post 1999 housing obligation, these tv,u units are eligible for four (4)

units of credit.

Another redevelopment area is planned on Ringwood Avenue south of Doly Road. The
First Avenue and Coles Road. The Borough is proposing the

It is anticipated that
site is located between
equivalent of a 20 percent set-aside with this redevelopment area, 
tins site will generate at least two (2) affordable family units. Since this development was 

included in the Borough’s prior plan to address its post 1999 housing obligation, these

two units axe eligible for four (4) units of credit.
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^ 'tKe BorouiS'« r®iie BlbcK 430, Lot tr'It is'-a 4.98 acre'parcel rvrtli frontage-oir.
Ringwood Avenue. The site is situated across from the intersection of Ringwood Avenue
and Fourth Avenue and is located just north of the areas being redeveloped on either side 

of die Doty Road - Ringwood Avenue intersection. This site had been included in the 

Borough’s 2006 Housing Element and Fair Share Plan as a site in-winch the Borough 

would work with a tax credit specialist to construct 50 affordable units.

At the time, many Borough ofricials found tiie concentration of low and moderate income 

units without any market housing on this site to be troublesome. Borough omdals also
bond for the construction of this, housing, absent the

The isolation of the low and
found COAH’s requirement to 

ability to receive public frmding, difficult to accept, 
moderate income units and COAH’s funding requirements continue to be issues that the 

Borough resists. Given this resistance and the explicit language in the Fair Housing Act 
prohibiting any requirement to expend municipal dollars, the Borough has chosen to
abandon the municipal construction proj ect that had been planned for Block 430, Lot 1.

Instead, the Borough will rezone the property for affordable housing. The Borough wiH 

tile site at a density of eight (8) units per acre with a 20 percent set-aside. As an 

incentive to build rentals, the zoning will allow a developer that chooses to construct 
affordable rental housing a density of 12 units per acre with a 15 percent set-aside. The 

increased density and decreased set-aside, as an option to build rentals, is consistent with 

. CO AH’s rules. This zoning creates a realistic opportunity for eight (8) units.

zone.

Block 430, Lot 1 is a transitional site tiiat is located between an existing commercial area 

that is being redeveloped for a mix of commercial uses and single family homes. The 

multi-family use planned for the site is

Sewer and water lines serve the area. The site has access to Ringwood Avenue, which is 

a collector street designed to carry traffic ftom one (1) municipality to another. The site 

has access to appropriate streets, water and sewer infrastructure.

excellent transitional use for tire area.an
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the rear pctrtion 'of the'site'is‘1^ Category 1’Water,'which'would
110 mapped wetlands on the property. Itnot prohibit development of the site. There are 

is anticipated that the site can be developed in a manner "that is consistent with ihe

Residential Site Improvement Standards.

■ The site lies in a designated town center. COAH’s rules encourage affordable housing to 

be constructed in Planning Areas 1 and 2 and in town centers. Block 430, Lot 1 is 

coi^istent with COAH’s memorandum of understanding with the State Planning 

Commission.

COAH’s defmition of site suitability also requires consistency with the criteria at
NJ.A.C. 5:94“4.5. This rule duplicates many of the criteria within COAH’s suitable site

a preferred location for affordabledefinition. For example, it establishes town centers 

housing. It also requires compliance with State regulations related to development within

as

flood hazard areas. Category 1 Water buffer areas, and wetland transition areas.

In addition, N.J A.C. 5:94-4.5 defers to the regulations of the Highlands Water Protection . 
and Planning Council. Block 430, Lot llies in the Highlands Planning Area. The 

Highlands regulations constrain only a small area of the rear portion of the property.

NJ.A.C. 5:94-4.5 includes language regarding historic and architecturally important 

sites. There are no structures on the subject property.

be summarized as followsIn summary, the Borough’s plan for its growth share can

33 credits 

20 credits 

8 credits 

8 credits

20 units 

10 units
Candle Factory age restricted units 

Powder Hollow age restricted units 

Redevelopment sites 

Block 430, Loti
Totals

4 units

8 units
69 credits44units
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■ TheB6mugK’sl999-20I8^afed^rh6iisiiig--obltgatk>flro^^

Its rental obligation is 33 units. The Borough’s plan addresses 69 unite and the 2x>nlng 

option to Block 430, Lot 1 is the only response to the rental obligation. .

However, the Borou^ has chosen, as is its right pursuant to the Hew Jersey Fair Housing 

Act, not to administer a COAH compliance option that requires it to expend municipal 
dollars (other than development fees). It has zoned its remaining lands that it believes are 

suitable for affordable housing.

The Remaining Obligation

When the realistic development potential is less than the total housing obligation, 
COAH’s rules require a community to capture affordable housing opportunities as 

and redevelopment occur. The Borough may address the “unmet need by 

collecting development fees, providing overlay zones and providing for apartments in 

selected areas of the municipalily. COAH has similar requirements when a municipality 

has insufficient land to address its entire third round housing obligation. The Borough 

will continue to collect development fees and will create a zoning option (overlay zone) 
to redevelop the areas on the map that follows for affordable housing. The ordinance will 

allow a density of 12 units per acre and a 20 percent set-aside.
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