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TOWNSHIP OF LONG HILL 
Planning Board Resolution Adopting the  

Housing Element and Fair Share Plan 
 

WHEREAS, the Planning Board of the Township of Long Hill, Morris County, State of 
New Jersey, adopted the Township‘s current Master Plan pursuant to N.J.S.A. 
40:55D-28 in 1996 and subsequently adopted the Master Plan and Development 
Regulations Reexamination Report on 25 November 2003, and subsequently 
adopted the Housing Element and Fair Share Plan of the Master Plan on 27 
September 2005; and 
 
WHEREAS, the Master Plan includes a Housing Element pursuant to N.J.S.A. 
40:55D-28b (3); and 
 
WHEREAS, N.J.A.C. 5:97-2.1(a) requires the adoption of the Housing Element by 
the Planning Board and endorsement thereof by the Governing Body; and 
 
WHEREAS, N.J.A.C. 5:97-3.1(a) requires the preparation of a Fair Share Plan to 
address the total 1987-2018 fair share affordable housing obligation of the Township 
of Long Hill; and 
 
WHEREAS, N.J.A.C. 5:97-3.1(b) requires the adoption of the Fair Share Plan by the 
Planning Board and endorsement thereof by the Governing Body; and 
 
WHEREAS, upon notice duly provided pursuant to N.J.S.A. 40:55D-13, the Planning 
Board of the Township of Long Hill held a public hearing on the Housing Element 
and Fair Share Plan on 16 December 2008 at which time interested parties were 
entitled to be heard; and 
 
WHEREAS, the Planning Board has determined that the proposed Housing Element 
and Fair Share Plan are consistent with the goals and objectives of the Township of 
Long Hill‘s 1996 and its subsequent Master Plan and that adoption and 
implementation of the Housing Element and Fair Share Plan are in the public 
interest and will protect public health and safety and will promote the general 
welfare. 
 
NOW THEREFORE BE IT RESOLVED by the Planning Board of the Township of 
Long Hill, State of New Jersey, that the Planning Board hereby adopts the 16 
December 2008 Housing Element and Fair Share Plan. 
 
        

______________________________ 
       Richard F. Albers, Chairman 
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I hereby certify that this is a true copy of a resolution adopting the Housing Element 
and Fair Share Plan of the Township of Long Hill, Morris County on 16 December 
2008. 
 
 
________________________________________ 
Dawn V. Wolfe, Planning and Zoning Administrator 
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A. OVERVIEW OF THE THIRD 
ROUND COAH RULES 

 
The Housing Element and Fair Share Plan for Long Hill Township has been 
prepared in accordance with the Municipal Land Use Law (MLUL) at N.J.S.A. 
40:55D-28b(3) to address the Township‘s third round affordable housing 
obligations covering the period from 2000 to 2018, with a delivery period from 
2008 to 2018.  This Plan includes the minimum requirements presented by 
N.J.S.A. 52:27D-310, the Fair Housing Act, and the information required 
pursuant to N.J.A.C. 5:97-2.3 and 3.2. 
 
According to the Fair Housing Act, municipalities that choose to enact and 
enforce a zoning ordinance are obligated to prepare and adopt a Housing 
Element as part of the community's Master Plan.  The Fair Housing Act 
established the Council on Affordable Housing (COAH) as the State agency to 
administer municipal implementation of municipal Housing Elements and Fair 
Share Plans and to create rules and regulations regarding the development of 
low- and moderate-income housing in the State.  COAH has established both 
Procedural and Substantive Rules for municipalities to adhere to in addressing 
their affordable housing obligations.  To receive certification from COAH, a 
municipality must not only adopt the required Housing Element of the Master 
Plan but also a Fair Share Plan that includes all of the implementation strategies, 
including the specific ordinances, plans, timetables and resolutions that are 
needed to carry out the plan.  Once certified by COAH (or approved by a Court in 
a Judgment of Compliance and Repose), a municipality's Housing Element and 
Fair Share Plan is entitled to a ten-year presumption of validity against a builders 
remedy challenge. 
 
COAH's first round regulations covered the time period from 1987 to 1993.  In 
1994, COAH adopted new Substantive Rules establishing the requirements for 
the second round of affordable housing plans, covering the twelve year 
cumulative period from 1987 to 1999.   
 
The Substantive Rules for COAH‘s third round were initially adopted on 
December 20, 2004, to cover the period from January, 2000, to December, 2013.  
These third round Rules were challenged, and in January of 2007, the Appellate 
Court invalidated large portions of the 2004 Rules.  As a result, COAH went back 
to the drawing board and prepared new Rules, which were introduced in 
December, 2007 and adopted in May, 2008.  COAH received an overwhelming 
number of comments on the December 2007 Rule proposals.  Consequently, 
when COAH adopted the Rules, it simultaneously introduced a set of 
comprehensive amendments to the newly adopted Rules.  These amendments 
were adopted in September, 2008.  In addition, the New Jersey Legislature 
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adopted amendments to the Fair Housing Act in June, 2008 that were signed into 
law by the Governor in July, 2008.   
 
The Rules now in effect provide that municipalities address a third round fair 
share obligation based upon COAH‘s projections of growth in households and 
employment in each municipality during the delivery period.  These projections 
have been calculated by COAH based upon an independent evaluation of 
available land.  The Township did not contribute in any way to this analysis, and 
have serious reservations about the projections‘ applicability to the unique 
circumstances of Long Hill.  The Township reserves the right to review COAH‘s 
projections and submit objections thereto.  Municipalities are required to provide 
one affordable housing unit for every four market priced housing units projected 
and one affordable housing unit for every 16 jobs projected.   
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B. HOUSING ELEMENT 
 
1. INTRODUCTION TO THE HOUSING ELEMENT 
 
With the passage of the Fair Housing Act in 1985 (P.L. 1985, C.222), the 
Municipal Land Use Law (MLUL) was amended to require a Housing Element as 
a mandatory element of the municipal Master Plan. A variety of components 
must be incorporated into every Housing Element, summarized as follows: 
 

•    An inventory of the municipality's housing stock by age, condition, 
value and occupancy characteristics; 

 
•     A projection of future housing construction for the next six years; 
 
•    An analysis of the municipality's demographic characteristics including 

household size, income level and age;  
 
•     An analysis of existing and future probable employment characteristics 

of the municipality; 
 
•    A determination of the municipality's present and prospective fair share 

of low and moderate income housing and its capacity to accommodate 
low and moderate income housing; and 

 
•  A consideration of the lands that are most appropriate for the 

construction of low and moderate income housing, including structures 
which may be rehabilitated and lands of developers, if any, who have 
expressed a commitment to provide low and moderate income 
housing. 

 
These components will be addressed in the course of this Master Plan, as 
explained below. 
 

 
2. ORGANIZATION OF THIS ELEMENT 
 
The intention of this Element of the Master Plan is to address the statutory 
requirements of the Municipal Land Use Law as noted above as well as the Third 
Round of regulations promulgated by the New Jersey Council on Affordable 
Housing (COAH) in May, 2008.   
 
The initial part of this Element, titled Section 3, will list the Housing Objectives of 
the Township.  The following section (Section 4) will address the MLUL 
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components cited above.  An overview of the Township‘s affordable housing 
status will follow in Section 5.   
 
 

3. HOUSING OBJECTIVES 
 
Each Element of the Master Plan contains a section concerning the goals and 
objectives of that specific element.  The goals and objectives of this Housing 
Element and Growth Share Plan are as follows: 
 

1. Comply with the Growth Share housing mandate while keeping in 
mind the practical limitations of the significant physical constraints 
on vacant land and the vast amount of preserved open space in the 
Township. 

 
2.  Seek and maintain Council on Affordable Housing (COAH) 

approval of the Township‘s housing plan to retain control of the 
methods by which affordable housing will be provided in the 
Township. 

 
3. Although there is limited available land capacity where higher 

density inclusionary housing could be encouraged in the Township, 
appropriate residential development should be inclusionary and 
provide for its share of affordable housing. 

 
4. Any housing development that is unable to provide inclusionary 

affordable housing shall contribute to a Township administered 
Growth Share Trust Fund. 

 
5. The Township shall continue to allow accessory apartments in 

private residences and shall maintain the appropriate records to 
document these types of apartments. 

 
6. The Township shall continue to provide opportunities for the 

rehabilitation of homes which are in need of repair and which are 
occupied by low and moderate income households. 

 
7. The Township shall continue to encourage the establishment of 

Group Homes, for the Developmentally Disabled, as well as other 
appropriate groups.  This provides much needed assistance to a 
sector of the population in need. 

 
8. The Township shall continue to encourage senior citizen age 

restricted housing to offer our older residents a place to live near 
home when they no longer need a full size house with all of its 
attendant maintenance responsibilities. 
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9. The Township shall use its current 70 unit credit from COAH as 

judiciously as possible.  The Township will consider using a portion 
of the credits as an incentive to encourage commercial 
development in the Valley Road Business District. 

 
 

4. MUNICIPAL LAND USE LAW REQUIRED 
COMPONENTS 

 

1. An inventory of the municipality's housing stock by age, 
condition, value and occupancy characteristics. 

 
 The 2000 US Census is our primary source for the housing information 

requested and the US Census Bureau reports concerning this information 
may be found in the below tables.  We have confidence in using the 2000 
census figures as a base, because the township‘s sewer ban has 
effectively restrained growth since 2001.  Growth has been minimal, as 
shown in the tables below. 

 
The Census Bureau found 3,206 total housing units in the Township.   

 
 The age of Long Hill Township‘s housing stock is somewhat older than 

one might expect at a first glance at the Township.  61.6% of all housing 
stock in existence at the time of the 2000 census is over 35 years old and 
was constructed before 1970.  Interestingly, 12.2% of the housing stock 
was built between 1990 and 2000.  See table below for details 

  
HOUSING STOCK AGE 

YEAR STRUCTURE BUILT Number  Percent 

1999 – March 2000 18 .6 

1995 – 1998 233 7.3 

1990 – 1994 139 4.3 

1980 – 1989 494 15.4 

1970 – 1979 348 10.9 

1960 – 1969 570 17.8 

1940 – 1959 869 27.1 

1939 or earlier 535 16.7 

 
The condition of Long Hill Township‘s housing stock is good.  The Census 
Bureau reports that there are no homes in the Township without complete 
plumbing facilities, kitchen facilities or without telephone service.  The 
Township Code Enforcement Officer has responded diligently to 
complaints concerning property maintenance and code violations for over 
two years and has yet to find any home that is not in good condition. 
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The value of Long Hill Township‘s housing stock was fairly high for the 
area in the 2000 census numbers, as shown below.  Housing values rose 
considerably due to the rapid increase in housing values following the 
2000 stock market crash through 2006.  Currently market conditions have 
significantly impacted housing prices, causing a retreat in values from the 
2006 peak.  Today‘s values are conservatively estimated to be between 
75% and 100% higher than the values reported in 2000, anecdotally 
reported by local realtors.   
 
HOUSING VALUE 

VALUE Number  Percentage 

Less than $50,000 17 .7 

$50,000 to 99,999 18 .7 

$100,000 to 149,999 73 2.9 

$150,000 to 199,999  318 12.7 

$200,000 to 299,999 851 34.0 

$300,000 to 499,999 839 33.5 

$500,000 to 999,999 382 15.3 

$1,000,000 or more 6 .2 

Median value in dollars $297,000  

 
The occupancy characteristics reported by the Census Bureau are shown 
below.   
 
HOUSING UNITS PER STRUCTURE 

UNITS IN STRUCTURE Number Percentage 

1 unit, detached 2,546 79.4 

1 unit, attached 246 7.7 

2 units 135 4.2 

3 or 4 units 141 4.4 

5 to 9 units 31 1.0 

10 to 19 units 29 .9 

20 or more units 57 1.8 

Mobile home 21 .7 

Boat, RV, van, etc. 0 0 
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ROOMS PER STRUCTURE 
 
 
 
 
 

 
 
 
 
 
 
 
 
  
 OCCUPANTS PER ROOM  

OCCUPANTS PER ROOM Number Percentage 

Total occupied housing units 3,139 100 

1.0 or less 3,124 99.5 

1.01 to 1.50 0 0 

1.51 or more 15 .5 

 
HOUSEHOLD AND FAMILY SIZES 

HOUSEHOLDS BY TYPE Number  Percentage 

Total Households 3,139 100 

Family households 2,458 78.3 

   With own children under 18 years 1,159 36.9 

Married couple family 2,185 69.6 

   With own children under 18 years 1,057 33.7 

Female householder, no husband  196 6.2 

   With own children under 18 years 81 2.6 

Nonfamily households 681 21.7 

   Householder living alone 570 18.2 

      Householder 65 or older 227 7.2 

Households with under 18 years old 1,202 38.3 

Households with 65 years or older 782 24.9 

   

Average household size 2.79  

Average family size 3.19  

 
 
 
 
 
 
 

ROOMS Number Percentage 

1 room 10 .3 

2 rooms 57 1.8 

3 rooms 88 2.7 

4 rooms 154 4.8 

5 rooms 356 11.1 

6 rooms 588 18.3 

7 rooms 562 17.5 

8 rooms 590 18.4 

9 or more rooms 801 25.0 

Median rooms 7.1  
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NUMBER IN HOUSEHOLD 

HOUSING TENURE Number Percentage 

Occupied housing units 3,139  

Owner occupied 2,687 85.6 

Renter occupied 452 14.4 

Average household of 
owner occupied unit 

2.97  

Average household of 
renter occupied unit 

2.05  

  

TERMS USED (US Census Bureau) 
 
Family 
A group of two or more people who reside together and who are related by 
birth, marriage, or adoption.  
 
Family household (Family) 
A family includes a householder and one or more people living in the 
same household who are related to the householder by birth, marriage, or 
adoption. All people in a household who are related to the householder 
are regarded as members of his or her family. A family household may 
contain people not related to the householder, but those people are not 
included as part of the householder's family in census tabulations. Thus, 
the number of family households is equal to the number of families, but 
family households may include more members than do families. A 
household can contain only one family for purposes of census tabulations. 
Not all households contain families since a household may comprise a 
group of unrelated people or one person living alone. 
 
Household 
A household includes all the people who occupy a housing unit as their 
usual place of residence. 
 
Household size 
The total number of people living in a housing unit. 

 
 

2. A projection of future housing construction for the next six 
years. 

 
The Township went through a lengthy and detailed analysis of buildable 
land during the fall of 2004.  A special subcommittee met, along with the 
Township Engineer and Township Planner, to develop the ―build out‖ plan 
to estimate the possible maximum sewer usage and as a means of 
estimating possible growth as part of the NJ State Plan Cross Acceptance 
process. 
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At that time the Township estimated future growth to the year 2020 and 
reported an estimated 245 additional housing units and 61,607 square feet 
of commercial, office and industrial space.  The Township also estimated 
that an additional 179 acres would be preserved as open space, primarily 
in the Great Swamp National Wildlife Refuge, 189 acres would be added 
to preserved farmlands and 284 acres of vacant land would be preserved. 
 
When reviewing the number of housing units certified and demolitions 
performed between 1996 and 2007, one finds that 121 housing units were 
added to the Long Hill housing inventory in that 12 year period.  This 
averages to 10 homes per year. 
 
Reviewing the commercial activity between 1996 and 2007 one finds an 
additional 214,109 SF of office, retail and commercial space added, or 
17,842 SF annually for 12 years.   
 
Based upon the past 12 years, Long Hill Township projects that 60 
additional housing units may be built over the next 6 years between 2008 
and 2013.  Given a possible additional 17,842 SF of commercial space 
annually, Long Hill projects that an additional 107,052 SF of office, retail 
and commercial space may be built over the next six years.  This will 
result in a housing obligation that will depend upon the type of space built.   
 

 

RESIDENTIAL GROWTH 1996 - 2007 
YEAR CERTIFICATES 

OF OCCUPANCY  
DEMOLITIONS NET HOUSING 

1996 21 0 21 

1997 12 1 11 

1998 19 0 19 

1999 16 1 15 

2000 18 0 18 

2001 16 2 14 

2002 17 4 13 

2003 5 1 4 

2004 13 7 6 

2005 9 10 -1 

2006 5 1 4 

2007 3 6 -3 

TOTALS 154 33 121 

Source:  NJ Department of Community Affairs – Construction Reporter 
 

The above data shows that there has been an increase of 121 dwelling 
units in the Township between 1996 and 2007, a period of 12 years.  
These numbers also compare favorable with the Township‘s ―build-out / 
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2005 State Plan‖ projections of possibly an additional 245 housing units by 
2020.      
 
The residential growth table shows a marked decrease in building starting 
in 2003.  This is due to the voluntary sewer ban announced in 2001 by the 
Township.  Projects already in the pipeline would have been completed in 
2002, which is demonstrated by a total very similar to prior years.  A steep 
decline occurs from 2003 to present. 

 

COMMERCIAL GROWTH 1996 - 2007 
 

CERTIFICATES OF OCCUPANCY ISSUED BY SQUARE FOOTAGE  

Year B-Office M-Retail A-1 A-2 A-3 Multi Indust Storage 

1996 0 0 0 0 3758 7610 0  0 

1997 1020 2534 0 0 0 0 6460 0 

1998 0 0 0 0 0 0 0 0 

1999 2063 0 0 0 0 0 0 0 

2000 0 7942 0 0 0 0 0 0 

2001 2382 0 0 0 0 0 0 0 

2002 0 35874 0 0 0 0 0 0 

2003 1036 0 0 6006 52560 0 0 0 

2004 6850 0 4179 0 5293 0 8640 6000 

2005 27704 0 0 0 16115 0 0 1020 

2006 3438 0 0 0 0 0 0 5600 

2007 0 0 0 0 0 0 0 0 

TOTAL 44493 46350 4179 6006 77751 7610 15100 12620 

 
Explanation of Categories 
B Office buildings 
M Mercantile uses 
F Factories (indust) 
S Storage uses 
A-1 Concert halls, TV studios, entertainment venues 
A-2 Night clubs, restaurants, taverns 
A-3 galleries, bowling alleys, funeral parlors, gymnasiums 
Multi Multi family such as hotels and motels 
 

The number of total nonresidential demolition permits issued was 
extremely small with only 6 permits issued between 1996 and 2007 and all 
were for office space.  Presuming a 1,000 SF average per demolished 
office, a total of 6,000 SF of office space would be deducted from the 
44,493 SF of new office space constructed, for a net total of 38,493 SF of 
office. 
 
Based upon the past twelve years of growth, future commercial growth 
seems to be certain.  However, given that the economy is in a recession 
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with no certain recovery in sight, plus the worldwide economic collapse, 
any growth seems to be contingent upon an economic recovery that may 
be fragile at best.    
 

3. An analysis of the municipality's demographic characteristics 
including household size, income level and age. 

 
 This data is also taken from the 2000 US Census Bureau figures.   
  
 The Census Bureau statistics show an affluent community with an 

average household size of 2.79 people and with an average family size of 
3.19 people.  Median household income was $84,532 with 71.9% of 
households reporting $50,000 annual income or more.  Although the 
population increased by 951 people from 7,826 to 8,777 people from 1990 
to 2000, the number of people below 18 years old were 2,307 or 26.3% of 
the population.  The number of people over 65 years of age was 1,109 
people or 12.6% of the overall population. 

  
 AVERAGE SIZE 

Average household size 2.79 

Average family size 3.19 

 
 
HOUSEHOLD INCOME IN 1999 

 Number  Percentage 

HOUSEHOLDS 3,140 100 

Less than $10,000 61 1.9 

$10,000 to 14,999 104 3.3 

$15,000 to 24,999 136 4.3 

$25,000 to 34,999 268 8.5 

$35,000 to 49,999 315 10 

$50,000 to 74,999 435 13.9 

$75,000 to 99,999 446 14.2 

$100,000 to 149,999 573 18.2 

$150,000 to 199,999 379 12.1 

$200,000 or more 423 13.5 

Median household income $84,532  
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FAMILY INCOME IN 1999 

 Number Percentage 

FAMILIES 2,477 100 

Less than $10,000 25 1 

$10,000 to 14,999 26 1 

$15,000 to 24,999 65 2.6 

$25,000 to 34,999 148 6 

$35,000 to 49,999 211 8.5 

$50,000 to 74,999 329 13.3 

$75,000 to 99,999 390 15.7 

$100,000 to 149,999 521 21 

$150,000 to 199,999 356 14.4 

$200,000 or more 406 16.4 

Median family income $103,037  

 
 
POPULATION 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 Number Percent 

TOTAL POPULATION 8,777 100 

Male 4,258 48.5 

Female 4,519 51.5 

Under 5 years 680 7.7 

5 to 9 years 727 8.3 

10 to 14 years 617 7 

15 to 19 years 410 4.7 

20 to 24 years 263 3 

25 to 34 years 950 10.8 

35 to 44 years 1,788 20.4 

45 to 54 years 1,339 15.3 

55 to 59 years 529 6 

60 to 64 years 365 4.2 

65 to 74 years 636 7.2 

75 to 84 years 375 4.3 

85 years and over 98 1.1 

Median age 39.2 years  

18 years and over 6,470 73.7 

   Male 3,119 35.5 

   Female 3,351 38.2 

21 years and over 6,292 71.7 

62 years and older 1,328 15.1 

65 years and over 1,109 12.6 

   Male 498 5.7 

   Female 611 7 
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4.  An analysis of existing and future probable employment 
characteristics of the municipality. 

 
  

EMPLOYMENT STATUS 
 
 
 
 
 
 
 
 
 
US Census 
 
JOB GROWTH 1990-2007 

YEAR LABOR FORCE 

1990 4672 

1991 4488 

1992 4558 

1993 4534 

1994 4616 

1995 4729 

1996 4821 

1997 4962 

1998 4961 

1999 5091 

2000 4753 

2001 4747 

2002 4812 

2003 4844 

2004 4858 

2005 4910 

2006 4993 

2007 4973 

NJ Department of Labor 
 
The above job statistics show labor force numbers that seem to run within 
a fairly narrow range.  The 18 year average from 1990 – 2007 is 4795.7 in 
the labor force, with a low of 4488 and a high of 5091.  During the 1990 -
2007 time period, jobs grew from 4672 to 4973 for an increase of 301 
jobs, or an average of 17 jobs per year. 
The 12 year average from 1996 – 2007 is 4893.75, or 80 people less than 
the 2007 labor force numbers. 

EMPLOYMENT STATUS Number Percent 

Population 16 years and older 6,638 100 

In labor force 4,559 68.7 

Civilian labor force 4,559 68.7 

   Employed 4,431 66.8 

   Unemployed 128 1.9 

Armed Forces 0 0 

Not in labor force 2,079 31.3 
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Based on the current numbers, it is somewhat difficult to arrive at job 
growth estimates.  Since 1996 the growth in the labor force to 2007 is 152 
jobs over a 12 year period, or an average of 13 jobs per year.  During this 
period the labor force had a high number of 5091 and a low one of 4747, 
for a range of 344 people.   
 
Given the current economic climate it seems reasonable to use the more 
current figure of 13 jobs per year growth based upon the past 12 years.  
Over the next six years Long Hill expects an increase of 78 people in the 
labor force, to a total of 5051. 
 

5. A determination of the municipality's present and prospective 
fair share of low and moderate income housing and its capacity 
to accommodate low and moderate income housing. 

 
 The efforts made by Long Hill Township over the past two COAH rounds 

resulted in a credit of 103 units by the end of the second round in 2001.    
 
 Due to the credit available to Long Hill, some credits may be used to 

encourage economic growth, particularly in the retail sector.  All additional 
housing may include affordable housing in appropriate scale 
developments and smaller scale endeavors may contribute to the 
proposed Growth Share Fund administered by the Township. 

 

6. A consideration of the lands that are most appropriate for the 
construction of low and moderate income housing, including 
structures which may be rehabilitated and lands of developers, 
if any. who have expressed a commitment to provide low and 
moderate income housing. 

  
The 1996 Master Plan identified several areas that may accommodate 
future affordable housing as required by the Township‘s Growth Share.  
An undeveloped site on Valley Road in Gillette was slated for a potential 
70 units of market rate housing including 14 units of affordable housing.  
Another undeveloped site, this one on Somerset Street in Stirling, was 
proposed to have 10 market rate units with 2 units of affordable housing. 

 
Recently, there was an application before the Zoning Board of Adjustment 
for a mixed use development on Valley Road at the corner of Morristown 
Road.  That application was withdrawn.  A similar application may be 
possible. 
Several specific zoning changes are envisioned at this time.  The recently 
adopted Valley Road Business District Master Plan Element called for 
allowing second floor residential units along Valley Road.  The Master 
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Plan Element also called for allowing growth share residential units to be 
constructed in this area as well as senior citizen housing.  There is also 
discussion on rezoning the TIFA property near the train station in 
Millington to allow a mixed use complex to include retail, commercial and 
residential units.   

 
The Township‘s partial reliance on Accessory Apartments and Group 
Homes to provide additional affordable housing units required by the 
Township‘s Growth Share is a policy that precludes identification of 
specific sites.  Rather, these additional affordable housing units will be 
located in established residences. 
 
 

5. OVERVIEW OF TOWNSHIP AFFORDABLE 
HOUSING EFFORTS 
 
The Township of Long Hill is proud of its past collaboration with the New 
Jersey Council on Affordable Housing.  Since 1987 the Township has 
worked strenuously to provide affordable housing despite the restraints of 
limited available land coupled with environmental constraints.  While 
receiving substantive certification during both previous rounds, the 
Township today has a credit of 103 units, which may be applied to future 
growth. 

Below is a listing summarizing our activities during the past two rounds. 

 
May 1986 COAH determines that the Township lower income 

housing need is 198 units.  This includes 25 units of 
indigenous need, 103 units of reallocated present 
need, 90 units of prospective need and a 20 unit 
credit for fair share adjustments. 

 
17 February 1987 Housing Element of Master Plan adopted.  This 

addressed 1987 – 1993 obligation of 198 units. 
 
12 May 1987 Housing Element amended to reflect COAH 

requirements.  Proposed housing program lists 198 
units of pre-credited need and 2 units of rehabilitation 
credits for 196 total units. 

 
  

 
This was proposed to be accomplished through: 

   
  Handicapped/senior citizen       52 units 
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  Accessory apartments        53 units 
  Inclusionary developments       22 units 
  Stirling Manor         6 units 
  Rental units credit         9 units 
  Rehabilitation        17 units 
  Regional Contribution Agreement      42 units 
  Total          196 units 
 
2 May 1988 COAH grants certification. 

Precredited need of 198 units established, to be 
addressed by providing 179 inclusionary units and 19 
indigenous need units. 

 
11 May 1994 Township reported on the status of the Fair Share 

Plan.  Of 192 units proposed, 113 units had been 
created and 20 units were in progress. 

 
20 July 1994 Interim certification for nine months following effective 

date of substantive rules granted by COAH. 
 
8 November 1994 Planning Board adopts revised Housing Plan 

Element. 
 
16 February 1995 Long Hill files petition for substantive certification. 
 
29 June 1995 COAH issues compliance report.  Report states 1987 

– 1993 fair share obligation was 196 units with 17 
rehab and 179 new construction.  Report states 1993 
– 1999 need number was 85 units with 23 rehab and 
62 new construction.  Report found Long Hill had 
provided 155 units and that the second round 
obligation was zero with 70 excess credits.  

 
2 August 1995 Substantive certification granted by COAH, effective 

to 2 August 2001.  Resolution reflects 1987 – 1999 
obligation of 85 units met.  155 units provided through 
5 rehab units, 114 new construction units and 36 
rental bonus credits.  This results in a credit of 70 
units.   

23 July 2001 Township requests interim Substantive Certification 
from COAH.  Township reports excess credits of 103 
units. 

 
1 August 2001 COAH extended the Township‘s second round 

certification to one year following the effective date of 
third round regulations. 
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November 2004 Township reports in its October 2004 Monitoring 

Report the status of all units. 
  
 61 units – new construction 
 42 units – RCA with Newark  
 13 units – accessory apartments 
 13 units - rehabilitation 
 

50 units were required, 153 units provided, for a credit 
of 103 units. 

 
13 December 2004  The Township applies for a one year extension of 

substantive certification and commits to applying for 
third round certification by 20 December 2005. 

 
9 February 2005 COAH granted motion for extended substantive 

certification. 
 
13 December 2005 The Township Planning Board adopts the ―Housing 

Element and Fair Share Plan‖ dated 27 September 
2005. 

 
14 December 2005 The Township Committee endorsed the Housing 

Element and Fair Share Plan 
 
6 October 2006 COAH issues report requesting additional information. 

 
 

The first and second round affordable housing obligation of Long Hill 
Township is zero units.  Due to the Township‗s diligence in creating 
affordable housing, Long Hill believes that it currently has an affordable 
housing credit of 103 units.  The Township will perform additional research 
to review the methodology of the 103 unit credit.   
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The COAH website also summarizes the Township‘s status under the first 
two rounds of affordable housing.  The listing for Long Hill provides the 
following information: 
 
 COAH status     Certified 
 Petition date     22 February 1995 
 Final certification    2 August 1995 
 Extend Substantive Cert   9 February 2005 
 1987 – 99 precredited need  85 
      Rehab     23 
                New     62 
 Approved at Certification 
    Post 1990 rehab      5 
    New construct    44 
    COAH bonus    36 
  
 New units in excess of obligation  70 

 
Although the Township surplus number differs from the above analysis, 
the Township accepts this credit and will use the COAH number at this 
time in determining future Growth Share affordable housing requirements. 

 
 

7. CONCLUSION 
 

The Township‘s Housing Element projects future growth in accordance 
with Township generated numbers from the 2004 Sewer Build Out Plan, 
the State Plan Cross Acceptance process and historical construction and 
labor data between 1996 and 2007, a twelve year period.  The Township 
anticipates that sufficient affordable housing units will be generated by an 
equitable Growth Share Ordinance.  These units will be provided in 
accordance with the Fair Share Plan Section of the Housing Element. 
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C. FAIR SHARE PLAN 
 
 

1. INTRODUCTION 
 
A Fair Share Plan is essentially a recommendation by the Planning Board to the 
Township Committee as to how the Township should fulfill the fair share 
obligation.  The plan should be readily convertible into ordinances for 
implementation.  If the Township Committee endorses the plan and continues the 
Township's participation in COAH‘s administrative process, the Committee must 
enact municipal ordinances to implement participation in COAH‘s administrative 
process and also enact municipal ordinances to implement the plan within a 
specified period of time when substantive certification is granted.  In this Third 
Round certification, the deadline is 31 December 2008.  Subsequently, COAH 
monitors the Township's compliance with the plan. 
 
 

2. STRATEGIES 
 
Listed below are the strategies proposed by the Planning Board to meet the 
Growth Share obligations of the Third Round.  
 

A. USE OF EXISTING CREDITS 
 
The Township accepts the 70 unit credit that COAH has assigned, yet the 
Township will research the previous credit of 103 units to see if that credit 
is available to the Township.   
 
For the purpose of completing this document, the Township will accept the 
70 unit credit and proposes to apportion that credit towards future growth.  
The Township proposes to use 30 of the 70 available credits towards the 
50 units required for the COAH estimated proposed job growth of 803 jobs 
with a need for 50 housing units.  The Township further proposes to use 
20 of the remaining credits towards the housing unit growth of 411 homes 
with an affordable component of 82 affordable housing units.  The 
remaining 20 credits will be banked.   
 
This leaves 62 affordable housing units to be provided through the Growth 
Share process. 
 

 B. REHABILITATION OF EXISTING HOMES 
 

Although the COAH rehabilitation obligation is zero rehabilitation units, the 
Township should encourage rehabilitation of substandard units as they 



 24 

become known to the Township to accommodate a small portion of the 
Township‘s Growth Share.  The Township proposes that 5 housing units 
will be rehabilitated during the Growth Share process. 
 
The rules concerning a Rehabilitation Program are: 
 
Rehabilitation Program  
(N.J.A.C. 5:97-6.2) 

 Program to renovate ―deficient‖ (below code) housing units occupied 

by low-or moderate-income households — must include major system 

 Available to both owner-occupied and renter-occupied units 

 Minimum average investment: $10,000 / unit 

 10-year affordability controls 
 
 

 B. ACCESSORY APARTMENTS 
 

The Township‘s noted success with accessory apartments during the past 
two COAH rounds has been well documented.  There is good reason to 
believe that future Growth Share may be partially accommodated through 
additional accessory apartments.  The Township proposes that 5 housing 
units will be provided as Accessory Apartment during the Growth Share 
process. 
 
The rules concerning Accessory Apartments are: 

 
  Accessory Apartment Program 

(N.J.A.C. 5:97-6.8) 

 Self-contained residential dwelling unit with kitchen, sanitary 

facilities, sleeping quarters and private entrance 

 Created within an existing home OR through the conversion of an 

existing accessory structure on the same site OR by an addition to 

an existing home or accessory building 

 Minimum subsidy is $20,000 per moderate-income unit or $25,000 

per low-income unit. 

 May be designed to produce only low-income units, only moderate-

income units or both low- and moderate-income units. 

 Maximum of 10 units or 10% of fair share obligation, whichever is 

greater, until viability of program is documented 

 Adequate water/sewer infrastructure with sufficient capacity 

(including individual well and/or septic system) 

 10 year controls on affordability 
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 C. GROUP HOMES 
 

The Township wishes to encourage the establishment of a group home to 
accommodate a portion of the population in need of housing and to 
address the need of local residents.  A group home for the 
Developmentally Disabled, purchased and administered by a professional 
mental health provider, may be part of the Township‘s strategy to meet its 
Fair Share obligation.  Other group homes may be considered depending 
upon available land, resources and providers. 
 
The Township proposes one group home with five bedrooms for a total of 
5 units. 

  
 The rules concerning Group Homes are: 
 

Supportive and Special Needs Housing 
(previously known as alternative living arrangements) 
(N.J.A.C. 5:97-6.10) 

• Structure in which individuals and households reside, including: 

• Residential health care facilities 

• Group homes for the developmentally disabled and mentally ill 

• Permanent supportive housing 

• Supportive shared living housing 

• Long term health care facilities and boarding homes not eligible 

• Count toward rental obligation 

• Bedroom is unit of credit except for permanent supportive housing (unit 

of credit is unit) 

• 18 and over 

• Affirmatively marketed to individuals with special needs 

• 30-year controls on affordability 

 
 
 D. AGE RESTRICTED HOUSING 
 

A municipality may use age restricted housing to satisfy up to 25% of the 
Township‘s Growth Share obligation.  With age restricted housing already 
a success story in the Township, this is a strategy that should be pursued 
to create additional affordable housing.  The Valley Road Business District 
Master Plan Element has proposed senior citizen housing in the Valley 
Road corridor. 
 
The Township also proposes to add additional units at the existing senior 
citizen / handicapped housing development at Lounsberry Meadows. 
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The Township proposes that 33 units will be added as part of the Growth 
Share process. 

 
 
 E. INCLUSIONARY DEVELOPMENT 
 

The Township should provide through a new Development Ordinance that 
each new residential development of more than 4 units be required to 
include affordable housing as part of their development.  Affordable 
housing shall be provided at the rate of one affordable unit for every four 
market rate units.  For other developments, a developer shall pay a fee 
through the Development Fee Ordinance, or may choose to provide a unit 
of affordable housing.  
 
Several areas of the Township are proposed for inclusionary development, 
such as the newly designated Valley Road Business District, which 
encourages residential uses on the second floor of mixed use buildings 
and senior citizen housing.  The TIFA complex is also proposed for 
inclusionary zoning as that property is redeveloped into a transit oriented 
mixed use development.   
 
The Township proposes that 24 units will be accommodated through 
inclusionary growth in the Valley Road Business District and that 10 units 
will be accommodated through the TIFA mixed use project. 
 
Inclusionary zoning 
(N.J.A.C. 5:97-6.4) 

• Municipalities may adopt zoning provisions that require certain types of 

development to provide for on-site construction of affordable 

housing 

• Payment-in-lieu-of-construction option: 

• Funds collected from developers in place of constructing affordable 

units 

• Must be used to create affordable housing elsewhere in municipality 

• Based on cost of subsidizing new affordable unit within municipality 

• Site suitability must be demonstrated 

• Appropriate access 

• Minimal environmental constraints 

• Adequate sewer and water 

• Presumptive densities 

• Based on SDRP Planning Areas 

• Affordable housing requirement related to actual growth 
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F. HIGHLANDS AREA TRANSFER OF DEVELOPMENT 
RIGHTS 

 
Long Hill Township is actively seeking information concerning the 
Highlands Region Transfer of Development Rights program.  This would 
allow Long Hill to receive credit for the Highlands TDR program, bringing 
development to the Township in areas that are zoned for and appropriate 
for additional growth.  While no credits are proposed at this time for 
Highlands Area growth, the Township will investigate this matter 
thoroughly and will revise this Fair Share Plan in the future should it 
become desirable to do so. 
 
The rules concerning the partnership program are: 
 
Affordable housing partnership program 
(N.J.A.C. 5:97-6.13) 

 Voluntary agreement by which a municipality cooperates with other 

municipalities, planning and redevelopment authorities, non-profit 

organizations and/or regional planning commissions (such as the 

Fort Monmouth Economic Revitalization Authority, the New Jersey 

Meadowlands Commission and the Casino Reinvestment 

Development Authority) to build low- and moderate-income housing 

units 

 All participating municipalities and their partner agency must be 

located within the same housing region, and within any statutorily 

defined jurisdictional boundaries 

 The municipalities and/or partner agency must set forth the number 

of credits each municipality will be allotted by formal agreement 

 Each municipality and/or partner agency must contribute resources, 

including, but not limited to, funding, sewer, water, land, etc. to 

make the project work 

 No municipality may permit more than 50 percent of its affordable 

housing obligation to be constructed in another municipality 
 

  
 G. DEVELOPMENT FEE ORDINANCE 
 

The Township requires through a Development Fee Ordinance that all 
new development in the Township meet the Growth Share requirement 
generated by their particular development.  The Development Fee 
Ordinance was passed by the Township Committee on 2 October 2008.   
 
The Ordinance provides for fees to be paid into the Affordable Housing 
Trust Fund of 2.5% of equalized assessed value for nonresidential activity 
and 1.5% for residential development. 
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 H. AFFORDABLE HOUSING REGULATIONS 
 

The Township is cognizant of the Third Round rules for Growth Share 
which require: 

 
  One affordable unit for every four market rate units 
  One affordable unit for every 16 jobs created 

At least 25% of the Growth Share must be provided through rental 
housing 

Rental units over the number required may receive additional credit 
At least 13% of the Growth Share units must be affordable to very 

low income households. 
At least 50% of the Growth Share must be provided through family 

units. 
The maximum age restricted Growth Share units is 25% 
 

I. AFFORDABLE HOUSING ORDINANCE 
 
Long Hill Township anticipates adopting the COAH model Affordable 
Housing Ordinance after introduction in the Governing Body shortly after 
the beginning of 2009.  COAH will be provided with a copy of the 
Ordinance upon passage. 

  

3. SUMMARY 
 

The Township looks forward to meeting its Growth Share obligation 
though a mixture of strategies.  It is the Planning Board‘s belief that such a 
wide range of polices offer the most options to the Township to meet its 
future Growth Share.  
 
Future growth in the Township will be responsible for providing for the 
Growth Share generated by each development.  The Township believes 
that this plan can be implemented and that it will meet the requirements of 
COAH for Third Round certification. 
 

Strategy Units 

Rehabilitation 5 

Accessory Apartment 5 

Group Homes 5 

Age Restricted Housing 33 

Inclusionary Development 34 

 
Above is a table showing the proposed strategies based on a Growth 
Share obligation of 82 units left after the 50 credits are utilized. 
 


