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Public Hearing Agenda
ÅAffordable Housing Overview
ÅWhat is affordable housing?
ÅWhy do towns need to plan for affordable housing?
ÅWhat are the consequences for not planning for affordable housing?

ÅAffordable Housing Obligation

Å3rd Round Fair Share Plan Status
Å4th Round Fair Share Plan

ÅPublic Concerns

ÅConclusion

ÅNext Steps 

ÅQuestions and Comments
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Affordable Housing Overview
Qualification Requirements (Region 2:  Morris, Essex, Union & Warren Counties)

Income Limits: 2025
VMedian (2 person household) Income: $108,300

VModerate Income: 80% of median ($86k)

VLow Income: 50% of median ($54k)

VVery Low Income: 30% of median ($32k)

Affordability
V$165K-$237K For-Sale Home

V$1,000-$2,600: For Rent



Affordable Housing Overview
Mount Laurel Decision: 1975

ÅExclusionary Zoning is Prohibited

ÅConstitutional Obligation

ÅProvide for a realistic opportunity for affordable housing

ÅNon-/ƻƳǇƭƛŀƴŎŜ Ґ .ǳƛƭŘŜǊΩǎ wŜƳŜŘȅ [ŀǿǎǳƛǘ 



Affordable Housing Overview
1985 Fair Housing Act: Amended March 2024

Established AH Need

Á80,000 AH units statewide

Á20,506 AH units in Region 2

Created Methodology for Obligation

Created Compliance Regulations (new and updated)

Set up Mediation Program and Approval Process
ÁTwo major deadlines ς January 31, 2025 and June 30, 2025 (non-compliance = loss of immunity)



Total Affordable Housing Obligation  

Prior 
Round 

(1987-1999)

Third 
Round

(1999-2025)

Fourth 
Round

(2025-2035)

77

337

181



Third Round Status 

RDP

71

Unmet 
Need

266

54 units + 17 bonus credits
ü Occupied: 37 units
ü Zoned: 9-15 units
ü Extension of Controls: 8 units

ü Bowers Lane 100% AH: 15 units
ü Overlay Zones
ü M-1/M-3/B-2/B-4/ Gateway Overlay
ü Gateway Overlay 1 & 2



Third Round Status 

RDP

71

54 units + 17 bonus credits
ü Occupied: 37 units
ü The Ivy (River Road)

ü Zoned: 9-15 units
ü AFD-4 (Bowers Lane)
ü 4 Watchung Ave 

ü Extension of Controls: 8 units



Third Round Status 

Unmet 
Need

266

ü Mandatory Setaside Ordinance
ü 246 Main Street (3 units)

ü Development Fee Ordinance
ü Bowers Lane 100% AH: 15 units
ü Overlay Zones
ü M-1/M-3/B-2/B-4/ Gateway Overlay
ü Gateway Overlay 1 & 2





Fourth Round Obligation  

RDP

5 

Unmet 
Need

176

181



Proposed Satisfaction of Fourth Round 
Obligation:  181 Units 

RDP

5

Unmet 
Need

176

ü 4 units (100% AH Family Rentals)
ü 3 units (Inclusionary Family Rentals)
ü 1 bonus credit (25% of 5 RDP)
ü Total credits = 8
ü Surplus credits to Unmet Need = 3

ü 25% of 176 = 44 units
ü Surplus credits from RDP = 3
ü Overlay Zoning for 41 AH units (44-3)



58 North Passaic Ave 

Å100% Municipally Sponsored

ÅBorough owned

Å0.29 acres

Å4 family rentals + 1 bonus credit



58 Passaic Avenue:  Front Elevation 



58 Passaic Avenue



58 Passaic Avenue



589 Main Street 

Inclusionary Development

Å0.30 acres

ÅFamily rentals

Å9 total units

Å2 affordable units 



589 Main Street 



589 Main Street 



311 Main Street 

Inclusionary Development

Å0.40 acres

ÅTownhouses: Family rentals

Å9 total units

Å1 affordable unit with an in-lieu 
contribution to AH trust fund



311 Main Street



311 Main Street



Fourth Round Obligation  

RDP

5 

Unmet 
Need

176

181



Unmet Need Satisfaction

ü Fair Housing Act Requirement
üIdentify parcels that are likely to redevelop during the 4th Round
üLarger parcels

üLower improvement to land value ratios

üUses that are experiencing or may be expected to experience vacancies

üNon-Conforming uses

üAddress 25% of Unmet Need 
ü(176 units X 0.25 = 44 AH units ς 3 Surplus RDP Units = 41 AH units)

üAdopt realistic zoning that satisfies requirement

üOverlay Inclusionary zoning
ü41 AH units x 5 = 206 total units



Overlay Zoning and 
Approval Process 
Overview

Å What is an overlay zone?

ÅWhat is the process for adoption of an 

overlay zone?

ÅWhat is the approval process for a future 

development application?



Unmet Need Plan

ÅOverlay Zone ς B-AHO
Å9.7 acres w/ 6 property owners

ÅAverage parcel size = 2 acres

ÅOffice buildings with vacancies 

ÅSome buildings have very low or 
lower Improvement to Land Values



Unmet Need Plan 
Concerns

ÅWell Head Protection Area

ÅFlood Plain Hazard

ÅTraffic congestion

ÅDisplace small businesses

ÅCharacter of Development
ÅHeight Concerns

ÅOut of Scale Concerns



Unmet Need Plan

41 affordable units  (21.1 du/acre)

ÅNorth side of Main St = 5.6 acres
Å119 total units

Å24 affordable units

ÅSouth side of Main St. = 4.1 acres
Å87 total units

Å17 affordable units



Unmet Need Considerations: G-1 District

üExisting Concentration of MF Units that 
ŀǊŜ άŀŦŦƻǊŘŀōƭŜέ

üMarket to Affordable Option presented

üRedevelopment Challenges
üAdditions

üLimited Space for Building and Parking

üDemolition and Rebuild
üTotal Units Required: 475 units

ü 252 Existing Units 
ü Need 223 additional units to provide enough 

market rate units to subsidize the affordable 
units

üRelocation Logistics
ü Improvement to Land Values are relatively 

high
üAdditional traffic through downtown



Unmet Need 
Considerations: 

B-1 and B-3 
District

ÅB-1 District
Å6.7 acres
Å28 individual parcels

ÅB-3 District
Å19 acres
Å32 individual parcels

ÅSmall Average Lot Sizes
Å1/3 acre in B-1
Å1/2 acre to 3/4 acre in B-3

ÅLess Likely to Redevelop

ÅHistoric District Impacts
ÅState and Local


