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e e Conpfent - - -

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:

1.

An inventory of the municipality's housing stock by age, condition,

- purchase or rental value, occupancy characferistics and type including the

aumber 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
future eonstruction of low and moderate income housing, for the next six
{6) years, taking into account, but not necessarily limited to, construction
permits issued, approvals of applications for development anc‘i probable
residential development of lands;

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

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

A determination of the municipality's present and prospective fair share
for low and moderate income housing and its capacity to accommodate its
present and prospective housing needs, including its fair share for low and
moderate income housing; and

A consideration of the lands that are most appropsiate for construction of low -
and moderate income housing and of the existing structures most appropriate
for conversion to, or rehabilifation for, low and moderate income housing,
including a comsideration of lands of developers who have expressed a
commitiment to provide low and moderate income housing.

Analysis of Hounsing Stock

Iz 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

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

percent.

Both the 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
Wanaque County New Jersey
Census 2000 -7 3,500 170,048 3,310,275
Census 1880 3,259 162,512 3,075,310
Numeric Change, 1990 - 2000 - 241 7,536 234,965
Percentage Change 1980 - 2600 74 4.6 7.6

1.8, Census Bureau, 1880 & 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
‘ Wanaque County New Jersey
Total 3,500 170,048 3,310,275
Occupied 3444 163,856 3,064,645
Vacani 355} 6,182 - 245830
% Vacant 1.6% 3.6% . 7.4%

1/ 8. Census Bureay, 2000

Of the 3,444 occupied housing units in the Borough, 2,751 (79.9 percent) were owner
occupied and 693 (20.1 percent). were rentals. Wanague’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; Occupled housing units

Passaic
Wanaque County New Jersey
Tatal; 3,444 163,856 3,064,645
Owner occupied 2,751 91,171~ 2011,288
% owner occupied ?9.;3"4:; 55.6% 65.6% ..
Rerter occupied 93 72,685 1,053,347
% renter o};cupied ‘ : 20.1% 44.4% 34.4%

LS. Cansus Bursau, 2000
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- Over three-quarters of the Borough's housing“stock,- 776 percent in-2000, was single -
family detached housing. The next most common type of housing was 2 units/simctﬁre
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, with 43.4 percent and 54.2
percent of the housing stock in single family detached style, respectively.

UNITS IN STRUCTURE - Universe; Housing unifs :
Wanagque ‘ Passaic County New Jersey

Total: 3500 170,048 3,310,278

1, detached 2,633 T2.4% 73,745 43.4% 1,704,567 54.2%
1, attached 208 5.9% 7487 4.4% 285,268 8.8%
2 - 433 12.4% 38,145 22.4% 331,303 10.0%
3or4 o7 2.8% 16,821 9.9% 223 580 6.8%
508 - 110 3.1% 10,706 8.3% 60,248 4.8%
100 18 83 2.4% 7,283 4.3% T 161,666 4.9%
20 {0 49 18 © 0.5% 5,347 3.1% 124,452 3.7%
50 or more 17 0.5% 10,240 6.0% 187,313 - 6.0%
Mohile home 0 6.0% 310 0.2% 33,600 1.0%
Boaf, RV, van, eic. 0 0.0% 13 0.0% 787 - 0.0%

.S, Census Bureau, 2000

‘The median vahie 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 ($170,800). '

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

Wanague Passalc New Jersey.
Lower value quartile § - 140,000 3 154,000 & 122,100
Median value $ 172,100 & 190,600 $ 170,800
Uppervaluequariile $ 209,000 $ 255700 $ 253,100

(1.8, Census Bursau, 2000

The following table details the distribution of housing values for Wanaque and Passaie
County.  Just 3.5 percent of the Borongh’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.
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e v e o VALUE FOR.SPECIFIED OWNER-QCCURIED HOUSINGUNITS . ... . ...
Universe:. Specified owner-pecupled housing units

Wanague Passaic ‘
Cumulative Cumitativ
Number Percent % Number Percent e %
Total: 2456 [£5] {x} 69,245 7% {x)
Less than $10,000 0 0.0% 0.0% 15 0.0% 0.0%
$10,000 o $14,89% 0 0.0% 0.0% 64 ) 0.1% 0.1%
$15,000 o $13,909 ‘o 0.0% 0.0% 49 0.1% 0.2%
- $20,0400 to $24, 589 0 0.0% ‘ 0.0% 562 0.1% 3.2%
) $25,000 to $26,999 0 0.0% 0.0% 52 0% 0.3%
$30,000 to $24,969 0 0.0% 0.0% 37 2.1% 0.4%
$35,000 to $39,000 0 0.0% 0.0% 30 00% - 04%
$40,000 to 342,990 0 0.0% 0.0% . 10 0.2% 0.6%
$50.000 to $59.089 7 0.3% 0.3% 144 0.2% 0.8%
$60.000 to $69,089 Q 0.0% 0.3% 94 0.1% 0.9%
$70,000 to $79,000 { 0.0% 0.3% 383 0.6% 1.5%
$30,000 to 588,999 |+ 0.2% (3.5% 601 0.5% 2.3%
$90,000 to $50,990 14 0.6% 1.1% 898 1.3% 3.8%
$100,000 to $124,999 205 8.3% 2.4% 3,826 B.T% %.3%
$125,000 1o $149,089 840 26.1% 35.5% 8,852 12.8% 22.1%
$150,000 to $174,950 404 16.4% 51,9% 12,637 182% 40.3%
$175,000 to $159,909 480 19.5% 71.6% 10,689 154% 55.8%
$200,000 1o $249,000 486 19.8% 91.2% 12,446 18.0% 73.8%
$250,000 o $269,999 128 5.2% 06.5% 7,611 11.0% 84.7%
$300,000 fo $389,999 87 3.5% 100.0% - 7086 - 10.2% 95.0%
$400,000 to $499,908 0 0.0% 100.0% 1,987 2.9% 97.9%
$500,000 to $749,089 0 0.0% 100.0% 1,126 1.6% 99.5%
$750,000 to $999,099 0 0.0% 100.0% 252 0.4% 89.9%
~ $1,000,000 or more 0 0.0% 100.0% 102 . 01% 100.0%

US Bureau of the Cehsus, 2000

The median rent in Wanaque was $946 per month, which was $199%/month greatetr than
Passaic County’s median rent figure of $747, and $195 greater than the State’s overall
median rent figure of $751 per month.

GROSS RENT - Universe: Specifiad renter-occupied housing units

Wanagque Passaic County New Jersey
Totak;
With eash rent: 693 72,536 1,015,229
Less fhan §200 20 2.9% 2,853 3.9% 49,700 4.9%
$200 to $299 14 2.0% 2,080 2.9% 33,558 3.3%
F300 fo $499 43 8.2% 8,765 2.3% 80,707 8.8%
$500 to $749 84 12.1% 24,045 33.2% 333,465 32.8%
8750 to $999 230 33.2% 24,271 33.5% 314,000 30.8%
31,000 or more . 288 41.6% 10,608 14.7% 194,899 19.2%
No cash rent 14 2.0% 1,814 2.5% 33,788 3.3%
Median gross rent $ 946 5 747 S 751
8, Censt;; Bureau, 2000
4
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oo e o Pinits-Affordable to- Low and Moderate Income Households: -+ - o v i v

Low income households are defined as earning less than or equal fo 50 percent of a

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

median but 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 (1) 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 unifs are to be priced to be affordable to houscholds who could
reasonably be expected to live within the housing units. For example, the current COAR
 rules reguire that an efficiency unit be affordable to a household of one (1). The average
one (1) bedroom unii must be affordable to a one (1) and a half person household.
Similarly, the average two and three bedroom units must be affordable to households of
3,0 and 4.5 respectively. The following table displays COAR’s 2000 income limits by
household size. The imeome of a 1.5 person and 4.5 person household must be

determined by iniergoiation.

income Limits, 2000:

Region 1, Bergen, Hudson, Pass_aic and Sussex Counties

Region 1 i Berson 1.5 Person 2 Percon 4 Person 4 Person 4.5 Person 5 Person § Person 7 Person & Petson

Median 346,782 50,123 $53,465 §60,148 §86.5M 369,504 $72,177 S$77524 §B2EI0 8BV
Moderats $37,428 940,088 $42,772 $48118 353,465 $55,603 557,742 $62,019 $66,296 §F0574 |

Eow §28.801 $25062 326,738  $30074 $33A416 $34,752 $36,080 $3B762  $41435  $44.109

Source: CO4H

To be affordable, a home owner should not be paying more than 28 percent of its gross
income on principal, inferest, taxes, and insurance, subsequent to a five percent down
payment, A rental unit is affordable if the houschold 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
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e mens e —household earned-$55,603 in-2000; the monthly rent-and-utilities for-an-affordable three v -

bedroom unit could not exceed $1,390.

Tt 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 fax rates. However, assuming that the greatest percentage of
owner occupied housing in Wanaque are three bedroom umits (35.8 percent), an owner
ocenpied unit would have been considered affordable if it could be purchased by a

moderate income household of 4.5 people.

. BEDROOMS - Unwerse Housing uniis

Wanague

Total: 3,500 {x)

No bedroom . 24 0.7%

1 bedrcom 177 5.1%

2 bedrooms 1,041 28.7%
3 bedrooms 1,254 35.8%
4 bedrooms 898 257%
5 of more badrcoms 106 30%

1.8, Census Bureau, 2000

Assummg a household could afford a home prxced at 3.0 times the household income, 2
3-bedroom (4.5 person) household earning the moderate income limit in 2(}00 £55,603
could afford a $166,809 house.  About half of the Borough’s housing stock was
affordable to the upper level moderate income population as of the 2000 Census.
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~ VALUE FOR SPECtFIED OWNER—OCCUP%ED HOUSING UNITS
“"Universe: Spec;ﬂed owner—ox:cupled housmg units :

Wanadquie
Cumisative
Number Percent %
Total: 2,456 &) )
Less than $10,000 O 0.0% 0.0%
$10,000 to $14,898 0 0.0% 0.0%
$15,000 to $19,898 ] 0.0% 0.0%
$20,000 to $24,598 G 0.0% 0.0%
$25,000 to $29,988 0 0.0% 0.0%
$30,000 o $34,980 -0 0.0% 0.0%
$35,000 to $38,985 "0 0.0% 0.0%
$40,000 to $48,200 a 0.0% 0.0%
$50,000 to $59,580 7 0.3% 0.3%
$60,000 to $69,889 0 0.0% 0.3%
$70,000 fo $79,908 0 0.0% 0.3%
$80,000 fo $85,999 5 0.2% 0.5%
$90,000 to $99,299 14 (.6% 1.1%
$100,000 to $124,989 205 8.3% 9.4%
$125,000 to $149,90¢ 640 26.1% 35.5%
$150,000 fo $174,099* - 404 184% 51.9%
$175,000 fo $198,889 480 19.56% 71.5%
$200,000 fo $249,998 488 19.8% 91.2%
$250,000 fo $295,999 128 5.2% 86.5%
$300,000 {o $399,989 a7 3.6% - 100.0%
. $400,000 to $480,989 1] 0.0% 100.0%
$500,000 to $749,959 0 0.0% 100.0%
$750,000 {o $999,995 8- 0.0% 100.0%
$1,000,000 or mote ] 0.0% 100.0%

U3 Bureau of the Census, 2000
*Tnterval containing $166,809

With regard to rentals, it is assumed that an efﬁcieﬁcy unit should be afforﬁable to a one
person household. A one-bedroom unit should be affordable to a 1.5 person household.
A two-bedroom wunit should be affordable to a three person household; and a three
bedroom unit should be affordable 1o a 4.5 person household. Given these standards, rent
plus utilities on an affordable (moderate inoonie) 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 assﬁmes that uttlities (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 vnit. Thus, an affordable moderate income rent,
by COAH standards, may be estimated to be: $875 for an efficiency unit; $927 for a one

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



http://www.novapdf.com/

e . {1) bedroomunit; $1,107-for-a two-(2) bedroom-unit;-and $1,280-for a three-(3) bedreom- -

unit.

By applying these standards to the array of rents displayed below, one can determine that
all of Borough' 24 efficiency units, roughly 78 of the 135 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 mociérate income houscholds. It must be noted, however, that the
Census groupings of rent do not distinguish between rents within intervals or over
$1,000. Tn 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. Similarly, 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 unknown which of these units, if any, were
actually 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.
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i m s e 2 e - BEDROOMS BY-GROSS RENT e mreime s e e e A e e e

-tIniverse:Specifiad renter- occupled housmg un:is

. Wanague
Total: G933
No bedroom: . 24

With cash rent: 24

Less than $200 0

$200 to $299 i

$300 to $499 11

- $500 fo $740 13
$750 o $999 ]
$1,000 or more ]

No cash rent : o
1 bedroom: 135

With cash rent; - 135
Less than $200 10
$200 to $209 0
$300 to $409 16
3500 to $749 52
$750 to $999 57
$1,000 or more 0
No cash rent 0
2 bedrooms:; . 346
With cash rent 348

Less than $200 - 10

$200t0 $290 14

$300 to $489. 16

$500 to $749 18

$750 to $980 141

$1,000 or more 146

No cash rent . 0
3 or more bedrooms: 188

With cash rent: 174

t.ess than $200 0

_ $200 fo $289 0

$300 to $499. 0

%500 to $7408 0

$750 to $990 32

$1,000 oy mora 142

MNo cash rent 14

(.8, Census Buresy, 2000

9
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' Detaiiezi characteristics of housing, as they existed at the time of the 2000 Census, are
shown below. The data demonstrate tha’c much of Wanaque’s housing stock is older. Of
the 3,500 dwellings reported by the 2000 Census, 565 (16.1 percent) were constmcfed
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 bave shown

Characteristics of Housing Stock -~ -

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

YEAR STRUCTURE BUILT - Universe: Housing units

Wanague

Total: : 3,600

Built 1999 fo March 2000 b2 26%

Built 1985 to 1998 97 2.8%

Built 1890 to 1994 37 - 1.1%

Buflt 1980 to 1988 297 8.5%

Buitt 1970 to 1979 . 638 18.2%

Built 1860 fo 1969 491 14.0%

Built 1850 fo 1958 . 830 23.7%

Built 1940 {o 1040 _ 453 12.8%
16.1%

Buiit 1939 or earlier 565
U 8. Census Buregu, 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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e e TENHUREBY-BERPROOMS = -« v+ sa v mews o ' s e e e e e e g g

Universe: Occupied housing units

, Wanaque .
Total: . 3,444 (%)
Owner occupied: 2,751 (%)
No bedroom ' 0 0.0%
4 bedrcom ’ 42 1.5%
2 bedrooms- © 657 . 24.2%
3 bedrooms 1,119 40.7%
4 bedrooms 857 31.2%
5 or more bedrooms &6 2.4%
Renter ccoupied: 693 ()
No bedroom 24 3.5%
1 bedrocm . - 135 19.5%
- 2 bedrooms 346 49.9%
3 bedrooms 107 15.4%
4 bedrooms 41 5.9%
5 or more bedrooms 40 5.8%

1.8, Census Bureau, 2000

Nearly 82 percent of all homes in Wanague are heated with utility gas.

‘HOUSE HEATING FUEL

- Universe; Occupled housing units
Wanadgue

Total: . 3,444

Utility gas 2,819 81.9%
Bottied, tank, or LP gas Q0 2.6%
Electricity : 100 2.9%
Fuel oll, kerosene, efc. 420 12.2%
Coal or coke o 0.0%
Wouod 15 0.4%
Solar enesgy 0 0.0%
Other fuel 0 0.0%
No fuel used . 0 0.0%

{18, Census Bureay, 2000

The vast majority of homes have complete plumbing and kitchen facilities, and telephone

service.

11

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



http://www.novapdf.com/

e e PLUMBING G KITCHEN FAGILITIES; TELEPHONE SERVIGE - - -

Universe: Housing Units*

Wanague

Total: 3,500 )
Plumbing: :

‘Complete plumbing faciiities 3,461 88.9%

Lacking complete plumbing facilities 39 1.1%
Kitchen: o '

Complate kitchen fachities 3.471 99.2%

Lacking compiete kiichen facilities 29 0.8%
Telephone™: - '

Telephone Service 3,444 “100.0%

No Telephane Service 0 0.0%

*Telephone service percentages computed on occupied housing units.

{18, Census Burean, 2000

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

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

representing 1.7 percent of all occupied units.

TENURE BY OCCUPANTS PER ROOM
Universe; Occupied housing units

Wanaque

- Total: 3,444 (x)
Owner occupied: 2,751 {x)
0.50 or less occupaits per room 1,871 71.6%
0.51 to 1.00 occupants per room 734 26.7%
1.01 to 1.50 occupants per room 46 1.7%
1.51 to 2.00 occupants per room 0 0.0%
2.01 or enore occupants per room 9 . 0.0%
Renter occupied: 693 (x)
0.50.0r jess occupants per room 364 52.6%

' 0.51 to 1,00 oceupants per room 317 - A5 7%
1.01 to 1.50 occupants per room 12 1.7%
4.51 to 2.00 ocecupants per rocm ] 0.0%
2.01 or more occupants per room 0 0.0%
Total units 1.01 or more eccupanis/roon £8 x)
Percentage of all units | 1.7% £x)

1.8, Census Bureay, 2000

12
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The issue of housing unit projections is discussed in the section deseribing Weanaque’s
growth share. '

Demographic Characteristics

The Census demonstrates that Wanaque’s population increased by 5.7 percent through
the 1990s. This growth 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 Jefsey’s overall growth through the 1950s.

TOTAL POPULATION - Universe: Total population

Passaic
‘ Wanague . County - New Jersey
Census 2000 10,268 489,048 8,414,350
Census 1980 8,741 453,080 7.730,188
Numeric Change, 1890 - 2000 565 . 35,989 684,162
Percentage Change 1390 - 2000 5.7 79 8.9

US Bureau of the Census, 1990 & 2000

Wanaque is expected to continue its moderate increase in population through 2030, with
population increasing by 10.5 percent from 2000 fo 2030, and households increasing by
18.6 percent, according to the North Jersey Transportation Planning Authority (NJ TPA).

POPULATION and HOUSEHOLD FORECASTS, 2000 -2030

Absoiute Parcent
Change, Change,

2000 2005 2040 2015 2020 2025 2030 2000 - 2030 2000 - 2030
Population 10,270 10,360 10,400 10,510 10,710 11.000 11,350 1,080 T35
Households 3,440 3520 3,570 3,650 3,770 3,920 4,080 B40 18.6
Source: NJTPA
' 13
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S e T feHawing graphi-displays  the NITPA popiilation and household projections from
2000 through 2030 for Wanaque.

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

Houschold sizes have declined nationally for decades. From 1990 to 2000, the average
household size in the United States dropped by 1.5% and New Jersey refa}ized 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, 1890 & 2000

Wanague fassaic . MNew Jersey United Stafes

1890 297 2,85 27 263
2000 2.88 2.92 2.68 2.59

% Change -3.7% 2.5% -0.7% -1.5%

US Bureau of the Census, 1980 & 2000

In Wanaque, average household size dropped slightly in the 1990s from 2.97 to 2.86
per_éons per household. Variations in the average household size figure are evident when

tenume is considered. While the overall average houschold size in Wanaque was 2.86,
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-that-figure was higher-in- owner- oecupied (2.91) usits than for renter -oceupied units -~ ---m- = -

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

AVERAGE HDUSEHOLD SIZE BY TENURE
Universe: Qcecupled Units

Wanague - - Passaic
Total 2.66 2.92
Owner 2.91 3.04
occupied 264 2,78

{JS Bureau of the Census, 2000

Fust over 47 percent of all Wanaque households (47.1 percent) consist of one (1) or two
(2) people.

HOUSEHOLD SIZE - Universe: Occupled housing units

Wanaque

Totak ' 3444 {x)
1-person household ' YA 16.8%
2-person household 1,044 30.3%
3-person household 718 20.8%
4-person household 708 206%
B-person household 264 1.7%
g-person ficusehold 69 20%
7-or-more-person househol . 64 1.9%

U.8. Census Bureau, 2000

Wanaque’s median age (balf above, half below) is higher 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
concentra.ted ”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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P P T S 3 'AGE“ Univefse:"-“’roial‘;Dupu!aﬁon B TR v, T L IR T T VR

Age Wanague Passaic County Newr Jersey
<20 2676 26.1 147,088 30,1 2372486 28.2
21-34 1,723 16.8 97,543 g8 1,559,178 185
35 -44 2,037 19.8 81,081 16.8 1,463,352 174
45 . 54 ) 1,559 15.2 62,502 2.8 1,687,141 13.3
55-64 1,017 0.9 40,822 B3 748,158 BS
85 - 74 552 54 30,268 62 577441 6.9
75+ . 702 6.3 28,737 59 535,504 6.4
Total 10,265 100.0 489,049 1000 8,414,350 100.0

Edueational Attainment

Just over 84 percent of the Borough’s residents 25 years of age or older obfained a high

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

2000.

EDUCATIONAL AT TAINMENT ,
) . Wanatue
Population 25 years and over 7,162 100.0%

Less than 9th grade 442 8.2%
gth fo 12th grade, no diploma §90 36%
High school graduate (includes equivalency) 2,463 344%
Some college, no degree 1,589 21.8%
Associate degree ‘ 411 5.7%
Bachelor's degree ) ) 1,042 14.6%
Graduate or professional degree 548 CTT%
Percent high school graduate or higher _ ~ ~ 84.2% X
Percent bachelor's degree or higher 22.3% X
US Bureau of the Census, 2000

Income

The 1999 median household income (half higher, half lower) in Wanaque was reported to
be $66,113. By way of comparison, the 1999 median household income for New Jersey
was $55,146 and the County was $49,210.
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- e 31999, 11.7 percent of the Borough's households had incomes of-less than-$25,000. v it s

Twenty-one percent (21 percent) had incomes of between $25,000 and $50,000. Another
442 percent reported incomes of between $30,000 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.

HOUSEHOLD INCOME IN 1859 - Universe: Housebolds

. Wanaque .. Passaic County New Jersey

Totak 3447 (0 163,917 x} 30685774 (%
l.ess than $10,000 85 28% 13,508 B.2% 213,939 7.0%
$10,000 to $14,889 o2 2.7% 8,793 54% 143,783 _&T%
$15,0G0 to $18,909 118 3.4% 9,122 56% 142,069 4.6%
$20,000 to $24,989 . 98 2.8% 8,240 55% 146,837 4.8%
$25,000 fo $29,999 400 2.9% 8,219 58% 152,012 5.0%
$30,000 to $34,890 192 5.8% B,913 5.4% 153,437 5.0%
$35,000 to $33,860 147 4.3% 8,752 53% 150,757 4.9%
$40,000 to0 544,888 | 118 3.4% 8,303 51% 150,638 4.9%
$45,000 fo $49,509 167 4.8% 7,384 45% 136,078 4.4%
%50,000 1o $59,889 354 10.3% 14,431 8.8% 260,375 8.5%
$60,000 to $74,989 563 16.3% 17,199 10.6% 347,869 11.3%
§75,000 fo $95,990 605 176% 20815 127% 413,928 13.5%
$100,600 fo $124,800 416 12.1% 12,692 7.7% 252,830 8.2%
%125,000 to $149,808 195 5.7% 8,276 38% 138,233 4.5%
$150,000 fo $198,999 92 2.7% 5457 3.3% 130492 4.3%
$200,000 or more 24 27% 4,013 24% 132,837  43%
Median household incomein 1983 - § 66,113 $ 45,210 $ 55,146

US Bureau of the Census, 2000
Employment Characieristies

‘The census repotts on workers aged 16 and older. As of the 2000 Census, 3.63 pexrcent of

the civilian labor force in Wanague was unemployed.

EMPLOYMENT STATUS
FOR THE POPULATION 16 YEARS AND OVER
Wananue
Total : 8,044
in labor force: 5,675
in Armed Forces 4]
Civiliam: 5,675
Employed 5,469
© Unemployed 206 3.63
Naot in jabot force 2,369

U8 Bureau of the Census, 2000
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CUELL e A e 0t e P R R

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 that they commuted a half hour
or less to work. Slightly more than 9 percent (9.2 percent} of the Borough’s workforce

comrutes an hour or more to work each day.

TRAVEL TIME TO WORK FOR WORKERS 16 YEARS AND OVER
- Universe: Workers 16 years and over

_ Wanaque

Totalk: 5,408 {x)

Did not work at horme: 5,206 - {x)
Less than 5 minutes - 206 3.9%
5 o 9 minuies 422 8.0%
10 to 14 minutes ‘ 413 7.8%
15 to 12 minutes 774 14.6%
20 to 24 minutes 725 13.7%
2510 29 minutes 385 7.3%
30 to 34 minuies 800 15.1%
35 to 39 minutes 281 5.3%
40 to 44 minufes 301 5.7%
45 to 59 minutes T 408 9.4%
60 to 89 minutes ' 389 7.3%
20 or more minutes 102 1.9%

Workedathome - . 112 (%)

US Bureau of the Census, 20060

Examining the industry classifications for residents of the Borough reveals that the top 3
industries, employing neacly 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).

i8
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-~ CINDUSTRY FOR THE EMPLOYED CIVLIAN POPULATION -~ - -ootoe e e 0 o e s

168 YEARS AND OVER
Wanagueg
Number Percant Rani
Tegak ’ 5468
AgricuTture, forestry, Bshing and henting and miniag: - 23 0.4% 12
hgricufiure, frestry, Sshing and hunBing [
Mining . 17
Constraedion ' 244 4.5% 8
Manufacturing ’ 872 15.5% 3
Whelesale trade 252 4.8% 7
#elal trade 210 16.8% 2
Transpestation and warchausing, and utiiities: . 244 4.5% -]
Transpottatlon and warshousing 194
Uilites i ’ 50
nformation 197 3.6% 1
Finance, Instrantes, real estata and rental and leasing: 428 T7.8%
Finance ang Inswrénce Ky
Rent estats and rantsl and fleasing . 115
Professional, stheatific, manag ¥, &t tve, and weste managament services: 413 8.6% 4
Professtunal, scisniific, and techniczl senvices ' 320
Managemaen of companies and enferprises . 0
Administrafive and support and waste management Servieas . 183
Edusationa), heslth and soclal servicest ’ 1,046 18.1% 1
Educalionsl sanvices 458
Health tare aid social assistanca 588
Arts, enteztalnment, recreation, fation and food services: 353 6.5% 5]
Arts, entertainment, and recreatiun 36
Accommodation and food services | N7 .
Qlher services (except public admintstration) 183 3.3% 12
Public adminisiration . 135 4.3% 10
UE Bumsau of the Census, 2000

Projection of Future Employment

This discussion is included in the section quaniifying the Borough’s non-residential
growth share.

Determination of Housing Obligation

Tn December of 2008, COAH adopted regulations that quantify the Borough’s 1987-2018
housing obligation. Using census information, COAH has estimated that there are 35
substandard housing units 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. COAT has determined that the Borough’s 1987-1999, or

second round, housing obligation is 332,
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" "The 2008 miema.kmg Allosates the State’s housing obligation to hwiicipalities based &0
" projections of 2004-2018 growth. COAH requires each municipalify to plan for one (1)
affordable housing unif for every five {5) projected housing units and one affordablé
housing unit for every 16 projected jobs. COAH has projected an increase of 369 homes
and 1,019 jobs. The COAH regulaiions result in a residential growth share of 74
affordable units and a non-residential growth share of 63 affordable unifs. COAHs rules
result in a 1999-2018 growth share of 137 units, |

COAH bas entered info a2 memorandum of understanding with the Highlands Council that
allows a municipality that opts into the Highl@ds Regional Master Plan fo uiilize a
different procedure to calculate its 1999-2018 housing obligation. The procedure, like
COAH’s rule Iﬁaking referenced above, requires a municipality to provide one affordable
umf for every five housing units and every 16 jobs. The ratios are based on the actual

 residential and non-residential growth accrued between 2004 and 2018. Tt is also based
on the Highlands calculation of the residential and non-residential growth that can take
place in the futwre (the Highlands Bnild-out analysis). This procedure results in a
projected growth share of 131 units. (see Appendix A)

The COAH methodology for alocating housing need is based on 2004~261 8 growth
projections. COAH recognizes that some of the projected growth may be attributable to
the copstruction of inclusionary developments designed to assist 2 municipality in
addressing its 1987-1999 housing obligation. It has decided that a municipality should
nat be forced to accrue a 1999-2018 housing obligation based on growiﬂ associated with
complying with its 1987-1999 housing obliga{ion. .’fhus a municipality may, pursﬁant to

"NLIAC. 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
responsible for 2 1987-1999 housing obligation of 332 units. Since the Borough has
opted into the Highlands Regional Master Plan it hag the option to address an obligation
of 131 affordable units.
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T e SR The [987-1999 Realistic Developrent Potential -

COAH is responsible for allocating fhe State’s housing need to each municipality, The
housing rieed 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 acommunity and the vacant/underutilized land available to address the housing need.

For that reason, New Jersey’s Fair Housing Act and COAH’s rules prévide 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 underntilized
land in the municipality. COAH’s regulations permit sifes or portions of sites to be
eliminated from the inventory fora 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 ‘mmﬁéipa}ity calculate the
capacity of each sité to absorb affordable housing by muitiplying 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 of housing units each site

can accommeodate,

COAH assumes that it requires four (4) market units to support each affordable housing
unit. Therefore, it requires a municipality to multiply the number of housing units each
site can accommodate by 20 percent to determine the number of affordable housing uniis
_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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... I determining the reatistic development potentiak-COAH: staff-found only five (5) Siteg - re e

that were suitable for affordable housing (see January 8, 2001 COAH Report, page 2).
Originally, the Borough’s realistic development potentizl was determined to be 98 low
and moderate income units based on a dénsity 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 unifs.

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

were generated based on the Powder Hollow zoning.

"By the time COAT recalculated the Powder Hollow realistic development potential, the
dﬂvelopér of the site had received vested rights through a preliminary approvail The
approval was for far less than the 1,185 units that were permitited 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.LA.C. 5:93-4.2(f) is clear that the .
density used in calcnlaﬁng the realistic development potential is a function of the
character of the area and the nced for affordable housing. In fact, COAH has allowed
municipalities to zone sites at higher densities than the density used in calculati’ng. 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 iis
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

| . _ 22
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" “Would rediice he Tealistic developinert potéiitial of the site from 237'{07155. Tt would™

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

The problem is that COAH and the Borough failed to place a restraint on tand during the
| period that lead to substaniive certification. As a result, the Powder Hollow site is no
longer available to address the realistic development potential, whether it is 275 or 193.
Absent the Powder Hollow developer seeking a substantial amendment to Hs 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 Hoflow site because the property lies within the
Highlands Preservation Area. Any significant change to the footprint of the Powder
IHollow community would result in the inability to develop the property as zoned due to

fhe severe constraints imposed by the Highlands® regulations.

When COAH granted Wanaqué substantive certification in October of 2001, it
determined that Wanaque would address the shortfall in its realistic development
potential when it giibmitted its plan for the Borough’s 1987-1999 housing obligation. At

. that time, COAII had not even proposed its rules for thé third round housing obligation.
Since the 2001 substantive certification, the Highlands Water Profection and Planning
Council has adopi‘.ed its Regional Master Plan and Wanaque has decided to opt into the |
Highlands Plan.

Pursuant fo the Highlands Regional Master Plan, COAH has adopted N.LA.C. 5:97-
5.2(d)4(). This rule is to be used to determine the realistic development potential within
areas of the State regulated by the Highlands Council:

Within the areas of the State regulated by the Pinelands Commission, the
Highlands Water Protection and Planning Council, the Land Use
Regulation Division of DEP and the New Jersey Meadowlands

; Commission, municipalities may exclude sites based on: the Pinelands
i Comprehensive Plan, N.J.A.C. 7:50; the Highlands Water Protection and
i Planning Act rules, N.JA.C. 7:38 (emphasis provided}; the Coastal Permit
: ' Program Rules, NJA.C. 7.7; the Coastal Zone Management Rules,

| - 23
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swemmaa = NFEA G T07E; cand ~the Zoning - Regulations - of  the~New~ Jersey —=— -
Meadowlands Commission, N.J.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-cxamined its vacant land invenfory pursuant to the Highlands
Council’s 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.JS.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 pot suitable b

for high density inclusionary development. However, the develaper of the

site is seeking a waiver that will enable the constiuction 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 asa
“conservafion 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 s
environmental constraints. The site is not developable pursuant to

m——

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 not 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 3’?50,009. It is alse

- gonstructiig 10 age restrictsd affordable titits, THE approvals instlate the ~ 7 7

developer from an increased affordable housing obligation. Moreover, if
the developer does seek a substantial amendment to its developtnent plan,
the site would be subject to the Highlands development standards.

The site lies in the Preservation Area and is identified by LUCM mapping
ag being located in a “preservation zone.” Aside from the developed arca
of the site, approgimately 70 percent of the western portion of the site is
located within an open water profection area. The remaining eastern
portion of the tract is locates within a steep slope protection area. The
entife 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 ﬁousing
oblifgation 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 seazch for suitable éffordable 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 suifable 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 wunit regional contribution agreement with Hoboken (approved by COAH).

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/underutilized land wi{hin a community. The
process is designed to compute what is possib]e on the vacant land that is available 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.
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At the time of the Borough’s 1994 substaﬁﬁve certification, there was enough suitable
 land to address 98 units of the Borough's 332 unit housing obligation. The approval of
Powder Hollow did nothing fo increase the capacity of the Borough’s remaining land
unless Powder Hollow sought a significant amendment to its development approval pri&;r

1o the constraints imposed by the Highlands regulations.

In f;rut"h, there is ho more land in Wanaque in 2010 than there was in 1994. There is no
place to locate the 275 unit realistic development potential (as calculated by COAH in
2001),

In addition, the Highlands regtﬂationé further limit the Borough's abilify to address its

| affordable housing obligation. Two (2) of the sites that were zoned to address the
realistic development potential are no longer developable based on the Highlands
development standards. An additional site, the RSK site, is s*quect to discussions with
the Highlands Council that would allow approximately 10 units, including two (2)
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 RSK site may
be able to generate another two (2) umits. In addition, in lieu of building ‘affordable
housing, Block 313, Lot 8.01 made a monetary contribution toward a 24 unit regional
confribution agreement. Based on the current environmental regulations in place,
agsuming that the RSK site can generate two (2) affordable units, a more realistic 1987-
1999 realistic devefopment potential would be 46 affordable units (calculation includes
Block 313, Lot 8.01).
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Tke‘.‘l 987-1999 Unnet Need

The Borough’s share of the 1987-1999 regional need is 332. The realistic development
potential, whether it is 275, 46 or some number in between, docs not alter the 332 urdt
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 Eas examined possible redevelopment sites that will

be discussed in its response to its affordable housing obligation.

The Aﬁustmem to the 1999-2018 Housing Obligation

As discussed above, COAH has allocated a housing obligation of 137 units to Wanaque.
Tt has also entered into a memorandum of understanding with the Highlands that permits
an alternative computation of its affordable housing obligation. The alternative approach,
which is based on actual 2004-2018 growth and the build-out potential of remaining land,
equals 131 units. |

COAH has established a vacaat 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.J.A.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, COAHs rules do not permit any
finrther reduction to the vast majority of the Borough’s 1999-2018 housing obligation.

1 COAH’s rules permit for a reduction of the Borough’s 1999-2018 housing obligetion if some of the
growth experienced or anticipated to be sxperienced is the result of consfruction associated with complying
with the 1987-1999 housing obligation. The rule, N.J.A.C. 5:97-2.4, could result in a Jower obligation if
applied to the response to the 1987-1999 housing obligation. However, COAH's crediting rules ave such
that it is not necessarily in the Borough's interests to utilize NLA.C. 5:97-24.
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The problem with the 1999-2018 housing obligation is similar to the problem associated
with the Powder Hollow development.  With respect to Powder Hollow, COAH
increased the Borough’s realistic development potential based on an approval. The
approval did not create land to build affordable housing. To the contrary, the approval
qubtracted the 400+ acre parcel from 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 invenfory of land necessary to address the
affordable housing obligation. It depletes it.

The 1987-1999 adjustment process was designed to find a cqminon sense solution to
large housing obligations by quantifying affordable housing opportunities on remaining
suitable land. The rule making provided for a relationship between the realistic

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 on past development activity also
creates a housing obligation with “no place to put it.” The Highlends development
standards result in less developable land and exacerbate the problem of having an

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

Summary of Adjustment Process

COAH has assigned the Borough a 1987-1999 housing obligation of 332 unmits. It

examined the land that was available for affordable housing and determined that the

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

inventory of vacant sites, based on current regulations (including those promulgated by
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the Highlands Council) arid Tound that it lias & reelistic development potential of 46 umits.

Wanague must develop a plan for its realistic development potential.

COAH refers to the difference between the 332 unit housing obligation and the realistic
development potennal as the “unmet need” COAH’s rules require the Borough fo
capture affordable housing opportunities thmugh the collection of development fees, the
zoning for apartments and the promotion of redevelopment activity in order to address a

286 unit unmet need.

The Borough is also responsible for a 1999-2018 housing o_bligation of 131 units. vOf this
total, 121 units are based on actual growth. COAH’s rules do not allow any adjustment
' for “the growth share” accrued from actual growth. '

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

“no place to put it.”

Sewer Availability

The Borough’s ability fo address its affordable housing obligation is also limited by its
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. The
adjustment zs durational in that it expires once sewer capacity is available. N.JA.C.
5:97-5.41) does not authorize 2 durational adjustment to the mummpai actual growth

share.
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T Compliiivicé Opfiohs ™

COAH has established a municipal housing obligation that begins in 1987 and extends
through 2018. Wanaque has received a judgment of repose for the 1987-1999 portion of
its housing obligation. This section of the housing element discusses the options
available for addressing the 1999-2018 portion of the housing obligation, which may be
divided into the rehab share and the growth share. ‘

Rehah Share

A municipality may address its rehab shafe 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 fhe housing
unit up to code. ' The program must be administered by an enﬁiy experienced in the
rehabilitation of affordable housing and the program raust be outlined in a manual that
COAH approves. '

The minimum 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 repairé required to bring an
affordable hdﬁsing unit up to code. COAH requires 10 year controls on affordability to
be placed on ;ental and sale units after the rehabilitation activity is complete. With

regard to sales units, the contro] 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 municipality may purchase up to 10
ECHO units.

‘Wanaque can also address its rehab share by creating new affordable ynits through any of
; the techniques discussed below for creating new affordable housing within the Borough.
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The Regufa“tﬁiy'Fﬁdiﬁéwwkfa‘r’f\few Consiruction - e e e e

COAH has various rules that provide a framework for addressing the municipal bousing

: 0b11gat10n With the possible exception of uniits created through tax credits, af least hatf |
of all affordable units must be affordable to low income houscholds.?  All affordable
housiﬂg raust be affirmatively marketed and be priced in accordance with COAH'’s rules.

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

may be addressed with age restricted housing.

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

units.

Ten percent of all affordable townhouse units proposed by a municipality m'ust.be
accessible in accordance with the accessibility requirements set forth at N.JA.C. 5:23-
7.5(b) and (c) in the Barrer Free Subeode, N.J. A.C. 5:23-7. Townphouse units in

communities that have recewed development approvals prior to June 20, 2005, are

exempt from this requirement.

Pursuant {0 PL 2008, Chapter 46, at least 13 percent of the housing units responding to
the Borough’s 1999-2018 housing obligation must be affordable to very low income
houscholds. 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 Affordability Controls (UHAC) regulations,
upon which COAH relies, requires 10 percent of all rental housing to be affordable to

households earning less than 30 percent of the regional median income.

2 COAH, HMFA and the Department of Commumty Affairs are working on a joint respense to the low and
moderate income split associated with tax eredit projects.
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-~ The Borough' may -receive -exira credit for achieving stetutory -and-regulatory - =

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

planning objectives. For example Wanague:

1. may receive two (2) units of credit for exceeding COAH’s requirements for
constructing housing affordable fo very Ioﬁv income households;

2. may receive two (2) units of credit for constructing rental housiﬁg in excess of
its rental obligation; -

3. ﬁ:lay receive two (2) units of credit for constructing/approving affordable
housing between December 20, 2004 and June 2, 2008;°

4 may receive an extra third of 2 unit of credit for constructing affordable
housing within a half mile of a fransit oriented development subject to specific
provisions outlined at N.J.A.C. 5:97-3.18; and ' '

5. may receive an extra third of a unit of credit for constructing affordable

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:

Tn no event may a municipality receive more than one (1) type of bopus
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 various options in addressing its inclusionary component, or growth share.
The Borough ean tely on zoning to address ifs housing obligation. The advantage to
inclusionary zoning is that it is one of the few approaches recognized by COAIL that

Jimits the mumicipality’s fiscal responsibility to produce affordable housing. Once a

3 Thie is an apparent effort to recognize municipal efforts to respond to the 1999-2014 housing obligation
established pursuant fo N.JA C. 5:94-1 et seq. (the COAH rules that were partially overturned by the
Appellate Division).
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~ - property “is zoned, the-Borough’s ‘only other tesponsibility is tor fast-tiack fmclusionary - T T

“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 inclusionary developments based, in -
large patt, on the manner in which the State Planning Commission classifies the land
within its State Development and Redevelopment Plan (SDRP). The SDRP purports fo
be a growth management plan that divides New Jersey into five (5) planning areas. New

_ Jersey has invested in the puBIic infrastructure necessary to support growth in Planning
Areas 1 and 2. Thus, the SDRP endorses concentrating much of the State’s growth in
areas 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/ céns_ervation oriented. COAH’s
rule provides that Planning Areas 1 and 2, as well as designated centers, are the preferred.
location for affordable housing.*

COAN’s standards for inclusionary development are as follows:
1. In Planning Area 1, a minimum density of eight (8) units per acre and a

maximum set-aside of 25 percent;

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

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

4. Tn Planning Areas 3, 4 and 5, a mininum 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 areas of the State, COAH requires a minimumn

4 Centers are discreetly defined areas that have the infrastrueture to support growth, They are designated as
part of a plan endorsement process.
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rentals. In designated urban centers, COAH requires a minimurm 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 depsities. Discussions with
the Highlands siaff indicate that the Borough has flexibility in zoning sites for
inclusionary development. The main constraint on the Borough's capacity 1o zone ig its

available sewer capacity.

Pursuant to previous rule making, COAH permitted each municipality to impose a
housing obligation on non-residential development. P.L. 2008, Chapter 46 prdhibits 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 permit a deveioper
to pay a fee rather then build affordable housing. COAH has developed standards for
such. in lieu fees. In ﬁhe Wanaque housing region, a municipality may accept a fee of
$180,267 in lieu of building affordable housing.

A municipality ma}; coltect a development fee on residential sites that are not zoned to
lproduce affordable housing. A development fee is an exaction to be used for affordable
housing.. COAH permits a municipality to collect a development fee equal to 1.5 percent
on all residential development. Where a developer receives a density increase pursuant to
a “D” variance, a municipality may collect a six (6) percent development fee on the

additional units achieved pursuant to the “D” variance.

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 1o low and moderate income

people. These limitations do not apply to “in lieu fees.” With this in mind, the Borough
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propexly.

Inter-regional transfers

Regidﬁai coniribution agreements were a vehicle estgblished by the Legislature that
allowed a municipdiity to enter into an agresment to transfer up 1o half of its housing
obligation to what was called a “receiving municipality.” The Legislature, pursnant to
P.L. 2008, Chapter 46, has determined that regional contribution agreements are no
longer an acceptable way for a municipality to address its housing obligation. However,
P.L. 2008, Chapter 46 permits Highlands® commumities fo transfer up to haif 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.

Redevelopment

A municipality may pursue the construction of affordable housing through redevelopment
pursuant to the Local Redevelopment and Housing Law.  All sites proposed for
redevelopment shall conform to COAH's eriteria for a suitable site. The municipality
must 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.

Municipal Construction

Some municipalities choose to address the housing obligation by sponsoring the
construction of low and moderate income housing. It is not unusual for a municipality to
donate municipal land to a non-profit or for profit developer interested in consfructing a

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

It is not easy for municipalities to “get into the housing business.” Most developers

interested in building low and moderate income housing without any market units to belp
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include; land, some form of municipal subsidy and other subsidies from a variety of state
and federal sources (i.e., tax credits, Balanced Housing Program, Fedéral Home Loan
" Bank). '

COAM’s rules regarding munmicipal construction require the fllowing minimum

documentation:

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

the form of an option.

2. The munieipality must submit a plan regarding the administration of the c_teveiopment
indicating who will income qualify applicants and administer the units once they are

occupied.

-3. The municipality must estimate what the proposed development will cost and the
revenues that it projects the development to generate. The municipality maust
demonstrate a stable source of funding. As outside funding sources become

available, a municipality may reduce iis reliance on municipal resources. and

4, The municipality must develop a comstruction timetable that provides for the

construction of low and moderate income housing units.

Supportive and Special Needs Housing

Supportive and spec{al needs housing includes, but is not limited to: residential health
care facilities as regulated by the New Jersey Departinent of Health and Senior Services
or DCA; grdﬁp homes for the developmentally disabled and mentally ill as licensed
and/or regulated by the New Jersey Department of Human Services; permanent

supportive housing; and supportive shared living. COAH’s definition excludes
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© ¢ransitional facilifies foi the hbr’xiél:é{‘{?;' Iong terii ligalih care facilities (such aS TUTSing -~ e e -

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

The following etiteria apply to supportive and special needs housing:

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

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

3, Suppostive and special needs housing that is age restricted shall be
included with the number of uniis that a municipality may age resirict;

. 4. All bedrooms andfor wunits shall be affordable to low-income
households;

5. Units shall serve populations 18 and over;
6. All sites for supportive and special needs housing shall meet COAH’s
site suitability criteria; and

7. The municipality or developer/sponsor shall have control or the ability
1o control any site on which supportive and special needs housing is
proposed.

Supportive and special needs housing may provide an opportunity for a municipality that
is willing to convey land to an organization that is interested in providing an alternative
living artangement. There arc capital and operating subsidies available that could

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

Accessory Apartments

COAH’s mules allow municipalities to address up to ten (10} low and moderate income
units or up to 10 percent of the municipal fair share (whichever is gteater} by créati:ag 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

5 mansifional facilities may receive credit toward the 10§7-1999 housing obligation but not the 1999-2018
obligation.
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-~ believes that a-large; older housing stock Tends itselfto accessory apamnents:-"--GOAH’S" R

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

If the Borough is inferested in accessory apartments, it must tevise its zoning ordinance
to pexmit accessory apartments. It must also commit to funding the program. COAH’s
rpinimum - funding commitment is $20,000 for each moderate income ACCESSOLY
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 gualification of applicants,

establishing rents and ensuring rents remain affordable over time.

COAH will agcept affordability controls of 10 years on accessory apartments. Accessory
apartments may be used to address the Borough’s rental obligation. '

- Market fo Affordable Program

COAH has adopted tules 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, COA’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), unless the municipality has demonstrated a successful
. history in creating affordable housing from the existing housing stock.  The minimum
required subsidy is $25,000 per unit for a moderate incofne 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 progra:rﬁ to operate thiough
the multiple listing service. The rule requires conveyed affordable units to be in sound
condition and to be affordable to low and moderate incorne households. Thus, although
the rule allows a minimum subsidy of $25,000 - $30,000 per unit, the Borough should be
aware that the real subsidy will be a function of the quality of the housing stock and the

subéidy necessary to deliver a sound housing unit to the target population at a price that
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. 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 muhicipal housing obligation.
Affordable units within an assisted living facility may be affordable to households
earning up fo 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
an assistéd living facility shall be viewed as age restrigted units, subject to the restrictions
on senior units imposed at N.J.A.C, 5:94-4.13. '

Affordable Housing Partuership 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 constnicting
affordable housing in one municipality. For example, Wanaque and Bloomingdale could
enter into an agreement with Wayne Township to build affordable bousing in Waj;me.
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
that it allows a municipality to address its housing obligation in another municipality in
exchange for money. Since the Legislature has prohibited the future use of regional -
contribution agreements, COAH is examining the viability of this program.

Extension of Expiring Controls

A municipality méy receive a credit toward its growth share by exteriding controls on
affordability that are scheduled to expire during the 1999-2018 period. The extended
conttrols must be consistent with COAH’s rules as articulated pursuant to NUJA.C. 5:80-
26. To obtain this credit, the municipality must obtain a certified statement from its
building inspector stating that the affordable unit complics with all code standards. A
mumicipality may use development fees and in lien faes 10 purchase units and complete

any necessary repairs.
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A mmiicipality fiay éxiénd cofitiols administratively. For exaniplé; a municipality can™ = =" "

make the extension of controls a condition of sale to a prospectwe purchaser of low and
moderate income housing provuied the controls have not aiready 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 units.

The Borough has contracted with Community Grants and Hbusing for the administration
of the program, Community Grants and Housing is an experienced consultant in the ficld
of housing rehabilitation. It has developed its awn. procedures manual, consistent with
COAJY's requirements. (See Appendix C)

COAH requires that the avérage per unit rehabilitation investment be $10,000, of which
no more than $2,000 be dedicated to administration. COAH requires the municipality to

submit documentation demonstrating fimding sources.

-Wanaqm 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 rehabilifated
21 units. Appendix D displays the rehabilitation activity that has been completed so far.
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The Borough has a 1987-1999 housing obligation of 332 unite. COAH has recognized

that the Borough does not have sufficient vacantunderutilized land to address its entixe

housing obligation. COAH originally determined that the Borough had sufficient vacant

and underutilized land to address 98 units. However, afier learning of the rezoning of
Powder Hollow, COAH determined that the Borough had enough vacant land to address
275 units. The 275 unit caleulation was based on zoning that enabled the construction of -
1,185 units, In fact, the Powder Hollow site was approved for only 755 units. Thg,
COAIX's calculation really overstated the realistic development potential of the Powder

ﬁgilow site.

State regulations have changed since COAH recaloulated the Borough's realistic
development potential and ruled that Wanague must address the shortfall in its response
to its post 1999 housing obligation. Tlhe Highlands Council has adopted the Highlands
Regional Master Plan with standards that further resirict the development potential within

the Borbugh. Based on those régulaﬁons, this Housing Element has revisited the

inventory of vacant/underutilized sites and determined that the Borough's realistic

development potential, based on the Highland Council standards, may be as high as 46
units (depending on a Highlands ruling that would allow minimal development on Block
240, Lot 14).

In addition, COAH and the lighlands Council have enteted info a memorandum of %

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

The strict application of COAH’s rules requires the Borough to develop a plan for its
realistic development potential. COAH has caloulated the realistic development potential
to be 275; but, based on current regulations, 46 is more realistic. Wanaque is responsible
for addressing & 286 unit unmet need (the differeﬁce 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 enough vacant and underutilized land to address COAH’s cumulative
hm’aéing obligations. It is recornmended 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 couwrt has to impose requirelﬁents on

municipalities.

Tt should be noted that Mount Laurel is an exclusioriary zoning case. Thus, it is not
surprising that the New .'Fersef; Fair Housing Act empowers COAH or a court to require a
municipality to alter its zoning in order to provide affordable housing oppbrﬂnﬁﬁés. The
New Jersey Fair Housing Act specifically prohibits COAH or a court from requiring a
municipality to spend municipal dollars on affordable housing opportunities {with the
exception of development fees). COAM’s rules require a municipality to spend
municipal dollars if it elects a compliance technique that requires subsidies. For
example, municipalities that choose to administer rehabilitation prograims, 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 fimely manner. Thus, the Fair Housing Act allows’
" COAH or a court fo 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 Bozough’s response to its affordable

housing obligation:
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Credits Without Conftrols

There were 24 multi-family units consiructed in Wanague between 1980 and 1986.
COAH 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 A moéerate incorﬁe households and are affordable to a low or moderate income
household that is eligible to live in the housing unit. COAH bas devised a “credits
without controls” survey process to determine if a housing unit may receive such a eredit.
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

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

_rental obligation.

Wanaque may receive credit for up to half of its housing 6bligaﬁon through previously

executed regional coniribution . agreements. The formmla for RCA credit is:

RCA Maximum = 50 percent (RDP 46) + rchabilitation share (35) — tehabilitation
credits (21)) =30

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

contribution agreement with Hoboken.

¢ Credits without controls may only be applied to the 1987-199% housing cbligation.
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-~ The Borough may receive credit for age restricted housing units: ’ COAH’s formula for- "

allowable age resiricted units is as follows:

Age restricted units = 25 percent (RDP - transferred units through 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 umit realistic development

potential as follows:

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

~ js the current location for a 12 upit shelter for homeless women. Pursuant fo COAH’s
rental bonus, the Borough is eligible for 22 units of credit for this facility. The shelteris
located in three buildings on Ringwood Avenue between Pellington Street and Furnace
Avenue (532, 551, and 561-563 Ringwood Avenue). (22 wnits of credit)

Wanaque will satisfy its remaining realistic development potential through its 24 unit
regional coniribution agreement with Hoboken. This regional contribution agreement -
was approved and implemented long before the Legislature amended the Fair Housing

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

The 1999-2018 Housing 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 onough has a rental obligation of 33 units. No more than 50 percent
of the rental obligation may be addressed with age-restricted units.
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- == No mote than 25 percent of the housing obligation may be addréssed with ‘age restiicted ~

- housing. Wanaque may receive credit for up to 32 age restricted units.

Pursuant to P.L. 2008, Chapter 46, at least 13 percent of the housmg units responding to
the Borough’s 1999-2018 housing obligation must be 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. At least half of the very low income units must be

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

COAH’s regulations provide for a series of exira credits. The Borough may receive an '
_extra third of a crédit 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 provides for a compliance bonus
(NLIA.C. 5:97-3.17). The compliance bonus provides an exira unit of credit for
-affordable housing efforts that were included in prior housing elements that wete adopted

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

Ne 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 from the Powder Hollow

site. However, any substantial change to the Powder Hollow site plan would invoke the
regulations associated with the Highlands Preservation Area. Since this site was included

in the Rorough’s 2006 Housing Element responding to ifs third round obligation, the

Borough may receive 20 credits for these 10 units (20 eredils)
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Highlands Council. The development capacity of the site has diminished based on the
Highlands's standaxds The developer of Block 240, Lot 14 (RSK) is seeking relief from
the Highlands Councll that will enable this site to generate two (2) affordable units.
Assuming Highlands approval, the Borough will cooperate with the developer to include '

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

The Borough zoned Block 432, Lot 36 and the adjacent lot for a 114 unit age restricted
community and submitted the site in its previous third 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 mmit for every eight (8) market vnits. 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 restriction),
inclnding 20 units affordable to low and moderate income households. Thirteen of the |
20 proposed units were included in the Borough’s pnor plan to address its post 1999
housing obligation. Pursuant to COAH’s compliance bonus these 13 umits are eligible
for 26 units of credit, The additional seven {7) units are eligible for one credit. The ‘
Township seeks 33 urfits of eredit for this development.

An area north of the Ringwoed Avenue intersection with Doty Road has been
redeveloped for commercial and office use. The redevelopér is obligated to create two
(2) affordable family units. Since this develop%nen‘c was included in the Borough’s prior
plan to address its post 1999 housing obligation, these two units are eligible for four (4)

units of credit.

Another redevelopment avea is planned on Ringwood Avenue south of Doty Road. The

site is located between First Avenue and Coles Road. The Borough is proposing the
_ equivalent of a 20 percent set- aside with this redevelopment area. It is anticipated that
| this site will generate af least two (2) affordable family units. Since this development was
; included in the Borough’s prior plan to address ifs post 1999 housmg obhgahon these
two units are eligible for four (4) units of credit.
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Ringwood Avenue. The site is situated across from the intersection of Rjngwqod Avenue
and Fourth Avenue and is located just north of the areas being redeveloped on either side
of the 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. whxch the Borough
would work with a tax credit specmhst fo construct 50 affordable units.

At the time, many Borough officials found the concentration of low and moderate income
units without any market housing on this site to be troublesome. Borough officials also
found COAH’s requirement to bond for the construction of this housing, absent the
abilityA to receive public funding, difficult to accept. The isolation of the low and
moderate income units and COAR’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 project that had been planned for Block 430, Lot 1.

Instead, the Borough will rezone the property for affordable housing. The Borough will
zone. the site at a density of eight (8) units per acte with a 20 percent set-aside. Asan
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

. COAH’s rules. This Foning creates a realistic opportunity for eight (8) units.

Block 430, Lot 1 is a transitional site that is located between an existing commercial area
that is being redeveioped for a mix of commercial uses and smgle family homes. The

multi-family use pla:amsd for the site is an excelient transitional use for the arca.

Sewer and water lines serve the area. The site has access to Ringwood Avenue, which is
a collector street designed to carry traffie from one (1) municipality to another. The site

has access to appropriate streets, water and sewer infrastructure.
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- arsmantl area in thie rear portion of the site'is imipacted by Category 1" Water, whick would~ -

not prohibit development of the site. There are no mapped wetlands on the property. It
is anticipated that the site can be developed in a mauner that is consistent with the

‘Residential Site Improvement Standards.

- The site lies in a designated town center. COAI’s rules encourage affordable housing to
be constructed in Planning Areas 1 and 2 and in town cenfers. Block 430, Tot 11is
consistent with COAM’s memorandum of understanding with the State Planning

Commission.

COALPs definition of site suitability also requires consistency with the criteria at
N.JAC: 5:94-4.5. This rule duplicates many of the criteria within COAH’s suitable site
definition. For example, it establishes town centers as a preferred location for affordable
housing. Tt also requires compliance with State regulations related to development within

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 Highiands Wai:ér Protection
and Planning Council. Block 430, Lot 1 lies in the Highlands Planning Area. The

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

NJAC. 5:94-45 includes langnage regarding historic and architecturally important

sites, There are no structures on the subject property.

In émmnary, the Borough’s plan for its growth share can be summarized as follows

Candle Factory age restricted units 20 units 33 credits

Powder Hollow age restricted units "~ 10 units 20 credits

Redevelopment sites ' 4 units 8 credits

Block 430, Lot 1 : - 8 units 8 credits

Totals ‘44units 69 credits
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e T The Borough's' 1999-20 18-affordable housing obligation; ot growth share, is 131 units.
fts rental obligation is 33 units. The Borough’s plan addresses 69 units and the zoning

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

However, the Borough has chosen, as is its ?ight pursuant to the New 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 ifs remaining lands that it believes are

snitable for affordable housing.

The Remaining Obligation

When the realistic devélopment potential is less than the total housing obligation,
COAH's rules require a community to capture affordable housing opportunities as
development and redevelopment oceur. The Borough may address the “unmet need” by
collecting development fees, providing overlay zones and providing for apartments in
selected areas of the municipality, COAH bas similar requirexnents when a municipality
has insufficient land to address its entire third round housing obligation. The Borough
will continue to coilect development fees and will create a zoning optipri (overlay zone)
to redevelop thé arcas on the map that follows for affordable housing. The ordinance will

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