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INTRODUCTION

In the case of Southern Burlington County NAACP v. the Township of Mount Laurel 67 N.J.151 (1975),
(commonly known as Mount Laurel I), the New Jersey Supreme Court established the doctrine that
developing municipalities in New Jersey have a constitutional obligation to provide a realistic
opportunity for the construction of low and moderate income housing in their communities. In its
Mount Laurel decision, decided on January 20, 1983 (Mount Laurel Il), the New Jersey Supreme
Courtexpanded the Mount Laurel doctrine by stating that this constitutional responsibility extended
to all municipalities in New Jersey. The Court also established various remedies, including the
“builder’s remedy” or Court-imposed zoning, to ensure that municipalities affirmatively addressed
this obligation.

In response to the Mount Laurel |l decision, the New Jersey Legislature adopted the Fair Housing
Act in 1985 (Chapter 222 of the Laws of New Jersey, 1985). The Fair Housing Act established
a Council on Affordable Housing (COAH) as an administrative alternative to the courts. COAH was
also given the responsibility of establishing various housing regions in the state, determining
regional and municipal fair share affordable housing obligations and adopting regulations
establishing the guidelines and approaches that municipalities may use in addressing their
affordable housing need.

Under COAH’s regulations, low-income households are defined as those with incomes no greater
than fifty (50%) percent of the median household income, adjusted for household size, of the
housing region in which the municipality is located and moderate-income households are those
with incomes no greater than eighty (80%) percent and no less than fifty (50%) percent of the
median household income, adjusted for household size, of the housing region. For the Township of
Hillsborough, the housing region is defined by COAH as Region 3 and is comprised of Somerset,
Hunterdon and Middlesex Counties. In Region 3, the median income for a four (4) person
household is $146,200, the moderate-income limit is $116,960 and the low-income limit is $73,000,
pursuant to the 2024 approved income limits.

Pursuant to both the Fair Housing Act and the Municipal Land Use Law (MLUL), municipalities in
New Jersey are required to include a housing element in their master plans. The principal purpose
of the housing element is to provide for methods of achieving the goal of access to affordable
housing to meet the municipality’s low- and moderate-income housing needs. The statutory
required contents of the housing element are:

e An inventory of the municipality’s housing stock by age, condition, purchase or rental
value, occupancy characteristics and type, including the number of units affordable to low-
and moderate-income households and substandard housing capable of being
rehabilitated;

e A projection of the municipality’s housing stock, including the probable future
construction of low- and moderate-income housing, for the next ten (10) years, taking into
account, but not necessarily limited to, construction permits issued, approvals of
applications for development and probable residential development of lands;

e Ananalysis of the municipality’s demographic characteristics, including but not necessarily
limited to, household size, income level and age;



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

e 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,

e A consideration of the lands that are most appropriate for construction of low- and
moderate-income housing and of the existing structures most appropriate for conversion to,
or rehabilitation for low- and moderate-income housing, includinga consideration of lands
of developers who have expressed a commitment to provide low- and moderate-income
housing.



MUNICIPAL SUMMARY

Hillsborough Township is a large agricultural, environmentally sensitive, and residential community
located within Somerset County in central New Jersey. The Township isfifty-five (55) square miles in
size and has aland mass running along an east-west orientation. Hillsborough is bordered by eleven
(11) municipalities: the Somerset County municipalities of Branchburg to the northwest;
Bridgewater, Raritan Borough and Somerville to the north; Manville to the northeast, Franklin
Township and Millstone to the east, and Montgomery to the south; and, the Hunterdon County
municipalities of Readington, Raritan Township and East Amwell to the west. The Township contains
an incredibly diverse array of natural features, land uses and development patterns. The Township
has a long-standing history of pursuing smart growth development that preserves natural and rural
areas as environs with limited development and targets the central portion of the Township for
residentialand commercial development. This approach speaks to the Township’s continued policy
of concentrating growth around transit corridors and existing development in lieu of encouraging
sprawling greenfield development.

Historically, a rural community between the developed municipalities of Somerville and Princeton,
Hillsborough had very little development until the 1960’s. The growth of subsequent years occurred
predominately in the center of the Township and to the east along New Jersey State Route 206,
which traverses the Township from its northern border near Raritan Borough and Somerville to south
at Montgomery. Development also occurred along County Routes 514 (Amwell Road) and 533
(Millstone River Road). Aside from these State and county connections, few major roads run through
Hillsborough. Local arterial roads include Triangle Road, Falcon Road, Hillsborough Road, Willow
Road, Wertsville Road and Beekman Lane. Over the years, transportation improvements that would
have had a drastic effect on the Township’s circulation network, such as the construction of a
proposed I-95/Somerset Expressway interchange, which were planned, but never materialized and
were abandoned. Similarly, the Township began planning for Transit Village status when a proposal
for reactivating the former West Trenton line for commuter rail service seemed likely to occur.
However, this plan never materialized.

The Township contains or is in the immediate vicinity of a number of notable, regionally-significant
natural features and open space facilities. The Raritan River forms the Township’s northern
boundary and the Millstone River forms much of its eastern border. Other major water features
flowing through the Township include the Neshanic River, Royce Brook, Rock Brook, and many other
tributaries. Hillsborough’s terrain is flat to gently rolling, with the major exception of the Sourland
Mountain area located in the Township’s southwestern extent. Approximately three-quarters (3/4)
of the 4,000-acre designated Sourland Mountain Preserve, owned and maintained by the Somerset
County Park Commission, is located in Hillsborough. The Township’s northeastern corner is home
to Duke Farms, a one thousand (1,000) acre preservation, research and environmental education
facility operated by the Duke Farms Foundation non-profit. Alongside the preservation of natural
features, the Township actively pursues preservation of its rural heritage and lands, having
preserved 3,482.959 acres of farmland, as of May 31, 2025.

Hillsborough had a population of 43,477 people in 2023, according to the U.S. Census Bureau’s
American Community Survey 5-Year Estimates. Hillsborough has a population density of 792
persons per square mile of land area, which is lower than Somerset County’s overall density of 1,144
persons per square mile. The age structure of Hillsborough’s population is aging, with the median
age increasing from 38.6 years to 42.1 years between 2010 and 2023. The Township’s 2023 median
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household income estimate of $153,549 was higher than that of the County ($135,960) and the State
($101,050). In the guidelines established by COAH, Hillsborough Township is located in affordable
housing Region 3, which is comprised of Somerset, Hunterdon, and Middlesex Counties.



DEMOGRAPHIC CHARACTERISTICS

POPULATION

In 2023, the Township of Hillsborough had a total population of 43,477. This number represented a
net increase of 5,174 individuals or 13.5 percent since 2010. Total population of Hillsborough has
not yet peaked, as the Township’s population has been continuously rising since record keeping in
the municipality first began. Each census has shown continual population increases, albeit at a
decreasing rate since 1990. The sharpest increases occurred from 1950 to 1960 (95.7%), and 1970
to 1980 (72.3%). The 2023 population of 43,477 represented approximately 12.6percent
(12.6%) of the total population of Somerset County. The total population patterns over time for
both Hillsborough and Somerset County are detailed below.

TABLE 1: POPULATION TRENDS, 1940-2023

Hillsborough Somerset County New Jersey
Year . Change . Change . Change
Population Population Population
Number | Percent Number | Percent Number | Percent
1940 2,645 - - 74,390 - - 4,160,165 - -
1950 3,875 1,230 46.50% 99,052 24,662 | 33.20% | 4,835,329 675,164 16.20%
1960 7,584 3,709 95.70% 143,913 44,861 | 45.30% | 6,066,782 1,231,453 | 25.50%
1970 11,061 3,477 45.80% 198,372 54,459 | 37.80% | 7,171,112 1,104,330 | 18.20%
1980 19,061 8,000 72.30% 203,129 4,757 2.40% 7,365,011 193,899 2.70%
1990 28,808 9,747 51.10% 240,279 37,150 | 18.30% | 7,730,188 365,177 5.00%
2000 36,634 7,826 27.20% 297,490 57,211 23.80% 8,414,350 684,162 8.90%
2010 38,303 1,669 4.60% 323,444 25,954 8.70% 8,791,894 377,544 4.50%
2020 39,760 1,457 3.8% 330,151 6,707 2.1% 8,885,418 93,524 1.1%
2023* 43,477 3,717 9.3% 346,203 16,052 4.9% 9,267,014 475,120 5.40%
2050%* 48,056 4,579 10.5% 363,486 17,283 5.0% - - -

Source: U.S. Census Bureau Decennial Census (table DP-1)
*U.S. Census Bureau, 2023 ACS 5-Year Estimates (table DPO5)
**Projections from North Jersey Transportation Planning Authority




POPULATION COMPOSITION BY AGE

According to American Community Survey 2023 5-Year Estimates, changes occurred in many age
groups. The number of young children decreased by 12.4 percent, while the number of older adults
increased over this time period. The largest increase occurred within the 65 to 74-year-old age
cohort, which saw anincrease of 108.3 percent, with other significantincreases in the 60 to 64-years
age cohort, which grew by 100.4 percent, and adults aged 20 to 24, which increased by 93.3%. All
age cohorts under 19 years saw decreases in population.

TABLE 2: POPULATION BY AGE COHORT, HILLSBOROUGH, 2010-2023

Population 2010 2023 Shangs
Number | Percent | Number | Percent | 2010-2023

Total population 38,050 | 100.0% | 43,477 | 100.0% 14.3%
Under 5 years 2,250 5.9% 2,154 5.0% -4.3%
510 9 years 2,954 7.8% 2,922 6.7% -1.0%
10 to 14 years 3,326 8.7% 2,593 6.0% -22.0%
15 to 19 years 3,014 7.9% 2,513 5.8% -16.6%
20 to 24 years 1,185 3.1% 2,291 5.3% 93.3%
25 to 34 years 4,375 11.5% 5,007 11.5% 14.4%
35 to 44 years 6,199 16.3% 6,264 14.4% 1.0%
45 to 54 years 7,288 19.2% 5,926 13.6% -18.7%
55 to 59 years 2,457 6.5% 4,037 9.3% 64.3%
60 to 64 years 1,632 4.3% 3,270 7.5% 100.4%
65 to 74 years 1,835 4.8% 3,822 8.8% 108.3%
75 to 84 years 1,128 3.0% 1,951 4.5% 73.0%
85 years and over 407 1.1% 727 1.7% 78.6%
2000 US Census Bureau (table DP-1)
U.S. Census Bureau, American Community Survey 2010, 2023 5 Year Estimates (table DP-05)

Somerset County experienced similar shifts in the age make-up of its population. The County
experienced decreases in cohorts of young children and adults aged 35 to 54 years. However, adults
aged 20 to 24-year-old and the 55 and over categories saw large increases. These increases in older
population groups suggest that the County, like Hillsborough, has an aging population. The
similarities in population age distribution between the Township and the County are illustrated by
the high degree of likeness in the shape of their population pyramids provided below.



TABLE 3: POPULATION BY AGE COHORT, SOMERSET COUNTY, 2010-2023

. 2010 2023 Change
Population Number | Percent | Number | Percent | 2010-2023

Total population 319,347 | 100.0% | 346,203 | 100.0% 8.4%
Under 5 years 20,028 6.3% 17,145 5.0% -14.4%
5 to 9 years 23,163 7.3% 20,243 5.8% -12.6%
10 to 14 years 23,196 7.3% 21,916 6.3% -5.5%
15 to 19 years 20,894 6.5% 22,561 6.5% 8.0%
20 to 24 years 14,235 4.5% 19,922 5.8% 40.0%
25 to 34 years 36,061 11.3% 39,047 11.3% 8.3%
35 to 44 years 51,726 16.2% 45,584 13.2% -11.9%
45 to 54 years 55,618 17.4% 50,611 14.6% -9.0%
55 to 59 years 20,140 6.3% 27,109 7.8% 34.6%
60 to 64 years 16,100 5.0% 24,730 7.1% 53.6%
65 to 74 years 19,421 6.1% 33,015 9.5% 70.0%
75 to 84 years 12,477 3.9% 16,694 4.8% 33.8%
85 years and over 6,288 2.0% 7,626 2.2% 21.3%

2000 US Census Bureau (table DP-1)

U.S. Census Bureau, American Community Survey 2010-2020 5 Year Estimates (table DP-05)

Hillsborough Township Population Pyramid, 2023
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Somerset County Population Pyramid, 2023
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The median age of Township residents increased by approximately three and a half (3 '2) years
between 2010 and 2023. This trend was consistent with Somerset County and New Jersey overall,
who experienced median age increases of 2.2 years and 1.6 years, respectively, but at a slightly
larger magnitude. When compared with the state-level and county-level increases, it is apparent
that the general “greying” of the population occurring as the baby boom generation ages is affecting

Hillsborough and Somerset County.

TABLE 4: MEDIAN AGE, 2023

15000

Somerset County

New Jersey

2010 38.6 39.7 38.5
2023 42.1 41.9 40.1
Change 3.5 2.2 1.6

U.S. Census Bureau, 2000 Decennial Census (table DP-1)
U.S. Census Bureau, American Community 2010, 2023 5-Year Estimates (table DP-05)




HOUSEHOLDS

A household is defined as one or more persons, either related or not, living together in a housing
unit. 2023 ACS 5-Year Estimates note that there were approximately 15,859 households in the
Township. A plurality of the Township’s residents (32.1%) lives in two (2) person households, while
the second most numerous household typology consisted of four (4) or more persons and
accounted for 29.2 percent of Hillsbourough’s occupied housing. The housing characteristics for
the Township generally mirror that of Somerset County, which has a similar breakdown. The

Township’s average household size was 2.72, while the County’s average household size was 2.64,
according to these estimates.

TABLE 5: HOUSEHOLD CHARACTERISTICS
HILLSBOROUGH AND SOMERSET COUNTY, 2023

Hillsborough Somerset County

Number | Percent Number Percent
Total Households 15,859 | 100.0% 129,459 100.0%
1-person 3,209 20.2% 30,722 23.7%
2-persons 5,086 32.1% 41,494 32.1%
3-persons 2,937 18.5% 24,261 18.7%
4 or more persons 4,627 | 29.2% 32,982 25.5%
Average Household Size 272 2.64
U.S. Census Bureau, American Community Survey 2023 5 Year Estimates (tables S2501 &
B25010)

Family households are defined as two (2) or more persons living in the same household, related
by blood, marriage or adoption. Most households in Hillsborough were families, comprising 75.5
percent of all households. Approximately 66.6 percent of all family households were family
households with married couple householders, while 2.6% and 6.2% of family households were
family households consisting of single parent male or female householders, respectively. The

average family size in Hillsborough was 3.17 persons. Of all Township households, 24.5 percent
were non-family households.



TABLE 6: HOUSEHOLDS BY TYPE (2023)

Household Size Total Percent
Total Households 15,859 100.0%
1 person household 3,209 20.2
2 or more person household 12,650 79.8%
Family households 11,970 | 75.5%
Married Couple Family 10,569 | 66.6%
With own children under 18 years 4,772 45.2%
No children under 18 years 5,797 54.8%
Other Family 1,401 8.8%
Male householder, no spouse present 412 2.6%
With own children under 18 years 182 44.2%
No own children under 18 years 230 55.8%
Female householder, no husband present 989 6.2%
With own children under 18 years 418 42.3%
No own children under 18 years 571 57.7%
Nonfamily Households 3,889 24.5%
Average Family Size 3.17

U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table S1101)
U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table $2501)

INCOME

Hillsborough experienced a 65.3 percent increase in per capita income between 2010 and 2023,
which was higher than both Somerset County’s 49.4 percent increase and the State’s 52.4 percent
increase over the same period. The Township’s per capita income of $71,111 is slightly higher than
the County’s $70,321 per capita income figure; and nearly $18,000 more than the State’s $53,118
per capita income figure.

TABLE 7: PER CAPITA INCOME AND MEDIAN HOUSEHOLD INCOME, 2023

2010 Per | 2023 Per 2010 Median | 2023 Median
. . Percent Percent
Capita Capita Household Household
Change Change
Income Income Income Income
Hillsborough $43,029 $71,111 65.3% $105,429 $153,549 45.6%
Somerset County $47,067 $70,321 49.4% $97,440 $135,960 39.5%
New Jersey $34,858 $53,118 52.4% $69,811 $101,050 44.7%

U.S. Census Bureau, American Community Survey 2010, 2023 5 Year Estimates (table DP03)

The income distribution for the Township is similar to that of the County. The income bracket in
Hillsborough containing the highest percentage of households was the ‘$200,000 or more’ range
(37.5%), followed by the ‘$150,000 to $199,999’ range (14.9%). Somerset County follows this same
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pattern, with slightly smaller percentages for these two (2) categories, 32.7 percent and 12.7 percent,
respectively. 71.9 percent of Township households and 63.9 percent of County households reported to
have earned over $100,000 per year.

Households in Hillsborough earned more than households in Somerset County and the State
overallin 2023. The 2023 median household income in Hillsborough was $153,549, nearly $17,600
more than the county median household income figure and $52,500 more than the state median
household income figure. Between 2010 and 2023, the median household income in
Hillsborough increased by 45.6 percent.

TABLE 8: HOUSEHOLD INCOME DISTRIBUTION
HILLSBOROUGH AND SOMERSET COUNTY, 2023

Hillsborough Somerset County

Number Percent Number Percent
Total Households 15,859 100.0% 129,459 100.0.%
Less than $10,000 326 2.1% 3,308 2.6%
$10,000 to $14,999 96 0.6% 1,831 1.4%
$15,000 to $19,999 75 0.5% 2,100 1.6%
$20,000 to $24,999 399 2.5% 2,460 1.9%
$25,000 to $29,999 88 0.6% 2,100 1.6%
$30,000 to $34,999 213 1.3% 2,343 1.8%
$35,000 to $39,999 134 0.8% 2,025 1.6%
$40,000 to $44,999 214 1.3% 2,855 2.2%,
$45,000 to $49,999 205 1.3% 2,054 1.6%
$50,000 to $59,999 365 2.3% 4,538 3.5%
$60,000 to $74,999 618 3.9% 7,599 5.9%
$75,000 to $99,999 1,726 10.9% 13,509 10.4%
$100,000 to $124,999 1,612 10.2% 13,323 10.3%
$125,000 to $149,999 1,477 9.3% 10,602 8.2%
$150,000 to $199,999 2,365 14.9% 16,495 12.7%
$200,000 or more 5,946 37.5% 42,317 32.7%
U.S. Census Bureau, American Community Survey 2023 5 Year Estimates (table B19001)

HOUSEHOLD COSTS

The tables below show housing expenditures for owner- and renter-occupied units in Hillsborough
in 2023. Table 9 shows the housing costs of owner occupants as a percentage of total income. A
total of 2,657 home-owning households in Hillsborough (20.3%) were devoting more than 30
percent of their annual income to housing costs. The State affordability threshold for housing as
a percentage of income suggests that not more than 28% of gross income should be allocated
for housing costs.

Table 10 shows rental costs as a percentage of household income. A total of 1,154 households
renting in Hillsborough, or 41.6 percent, were spending over thirty (30%) percent of theirincome on

11



rent. The State affordability threshold for housing as a percentage of income suggests that not

more than thirty (30%) percent of gross income should be allocated forrent.

TABLE 9: MONTHLY OWNER COSTS AS A
PERCENTAGE OF HOUSEHOLD INCOME, 2023

Hillsborough Somerset County
Number | Percentage | Number Percentage

Total Owner-Occupied Housing Units 13,075 100.0% 96,414 100.0%
Less than 10.0 percent 2,133 16.3% 17,031 17.7%
10.0 to 14.9 percent 2,468 18.9% 17,182 17.8%
15.0 to 19.9 percent 2,733 20.9% 17,226 17.9%
20.0 to 24.9 percent 1,939 14.8% 12,752 13.2%
25.0 to 29.9 percent 1,134 8.7% 8,478 8.8%
30.0 to 34.9 percent 681 5.2% 5,063 5.3%
35.0 to 39.9 percent 523 4.0% 3,578 3.7%
40.0 to 49.9 percent 479 3.7% 4,977 5.2%
50.0 percent or more 974 7.4% 9,687 10.0%
Not computed 11 0.1% 440 0.5%
U.S. Census Bureau, American Community Survey 2023 5- Year Estimates (table B25091)

TABLE 10: GROSS RENT AS A PERCENTAGE OF HOUSEHOLD INCOME, 2023

Hillsborough Somerset County
Number | Percentage | Number Percentage

Total Renter-Occupied Housing Units 2,784 100.0% 33,045 100.0%
Less than 10.0 percent 80 2.9% 1,083 3.3%
10.0 to 14.9 percent 176 6.3% 2,650 8.0%
15.0 to 19.9 percent 428 15.4% 4,276 12.9%
20.0 to 24.9 percent 329 11.8% 4,407 13.3%
25.0 to 29.9 percent 440 15.8% 4,085 12.4%
30.0 to 34.9 percent 247 8.9% 2,733 8.3%
35.0 to 39.9 percent 252 9.1% 1,946 5.9%
40.0 to 49.9 percent 113 4.1% 2,327 7.0%
50.0 percent or more 542 19.5% 8,102 24.5%
Not computed 177 6.4% 1,436 4.3%
U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table B25070)

EXISTING HOUSING CONDITIONS

HOUSING UNIT DATA

Hillsborough’s housing stock is predominantly owner- occupied and relatively new. According to
the 2023 ACS, the Township had a total of 16,105 housing units, 13,075 (98.5%) of which are
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occupied. 246 housing units, 1.5 percent, are vacant. Of the Township’s fully occupied housing
units, most (82.4%) were owner-occupied, while 17.6 percent were renter-occupied. House-

building activity in Hillsborough peaked between 1980 and 1989. The median age of the Township’s
housing is 1985.

TABLE 11: OCCUPANCY DATA, 2023

Housing Units in Hillsborough Number Percent
Total Housing Units 16,105 100.0%
Occupied Housing Units 15,859 98.5%
Owner Occupied 13,075 82.4%
Renter Occupied 2,784 17.6%
Vacant Housing Units 246 1.5%
For Rent/Rented Not Occupied 0 0.0%
For Sale Only 19 7.7%
Sold, not occupied 42 17.1%
For Seasonal, Recreational or Occasional Use 8 3.3%
Other Vacant 177 72.0%
U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (tables DPO4 and B25004)

TABLE 12: AGE OF HOUSING, 2023

Housing Units in Hillsborough Number Percent
Built 2020 or later 82 0.5%
Built 2010 to 2019 1,375 8.5%
Built 2000 to 2009 1,173 7.3%
Built 1990 to 1999 3,161 19.6%
Built 1980 to 1989 4,819 29.9%
Built 1970 to 1979 2,660 16.5%
Built 1960 to 1969 1,030 6.4%
Built 1950 to 1959 848 5.3%
Built 1940 to 1949 239 1.5%
Built 1939 or earlier 718 4.5%

Total 16,105 100.0%

Median Year Structure Built 1985

U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table DPO4 and B25035)

HOUSING TYPE AND SIZE

The housing stock in Hillsborough is dominated by one (1) unit households, which comprise
approximately 80.4 percent of the Township’s housing stock. Of all multi-unit housing types, 10-19
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unit dwellings were the most common, accounting for 7.3 percent of all housing in Hillsborough.
The median humber of rooms per unit is 6.9.

TABLE 13: HOUSING UNITS BY TYPE, 2023

Units in Structure Total Percent
Total 16,105 100.0%
1 Unit, detached 9,747 60.5%
1 Unit, attached 3,199 19.9%
2 Units 272 1.7%
3 or 4 Units 493 3.1%
5 to 9 Units 526 3.3%
10 to 19 Units 1,175 7.3%
20 Units or more 693 4.3%
Mobile home 0 0.0%
Boat, RV, van, etc. 0 0.0%
Rooms Total Percent
1 room 170 1.1%
2 rooms 319 2.0%
3 rooms 807 5.0%
4 rooms 1,919 11.9%
5 rooms 1,978 12.3%
6 rooms 1,966 12.2%
7 rooms 2,441 15.2%
8 rooms 2,440 15.2%
9 or more rooms 4,065 25.2%
Median number of rooms 6.9

U.S. Census Bureau, American Community Survey 2023 5-Year Estimates
(DP04)
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HOUSING VALUES AND CONTRACT RENTS

According to ACS 5-Year Estimates, housing units in Hillsborough were most frequently valued in
the $500,000 to $999,999 range, with 51.2 percent of all households belonging to this category.
Another 29.9 percent of households were valued between $300,000 and $499,999. Table 14
provides a breakdown of home values for owner-occupied units within the Township. Only 4 percent
of units which are owner-occupied units in Hillsborough were worth less than $200,000. The median
value of an owner-occupied housing unit in the Township was $536,700 at the time of the survey.

TABLE 14: VALUE OF OWNER-OCCUPIED HOUSING UNITS, 2023

Hillsborough Somerset County
Number Percentage Number Percentage

Total 13,075 100.0% 96,414 100.0%
Less than $50,000 86 0.7% 1,038 1.1%
$50,000 to $99,999 38 0.3% 538 0.6%
$100,000 to $149,999 60 0.5% 1,528 1.6%
$150,000 to $199,999 331 2.5% 1,778 1.8%
$200,000 to $299,999 1,392 10.6% 8,670 9.0%
$300,000 to $499,999 3,905 29.9% 32,002 33.2%
$500,000 to $999,999 6,691 51.2% 40,917 42.4%
$1,000,000 and greater 572 4.4% 9,943 10.3%
Median Value $536,700 $523,900
U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table DP04)

With respect to renter-occupied units, there are a range of rents, with a plurality of rental units (33%)
in the Township carrying a rental cost of $1,500 to $1,999. At the time of the ACS 5-Year Estimates,
the median contract rent in Hillsborough was $2,180, $259 more than the County median of $1,921.
There were zero units in the Township that carried rental costs less than $500 per month, though 91
units are estimated to have not required cash rent payments.

TABLE 15: GROSS RENT PAID, 2023

Hillsborough Somerset County
Number Percentage Number Percentage

Total 2,693 100.0% 31,901 100.0%
Less than $500 0 0.0% 635 2.0%
$500 to $999 100 3.7% 1,475 4.6%
$1,000 to $1,499 231 8.6% 4,752 14.9%
$1,500 to $1,999 889 33.0% 10,799 33.9%
$2,000 to $2,499 351 13.0% 7,672 24.0%
$2,500 to $2,999 624 23.2% 3,770 11.8%
$3,000 or more 498 18.5% 2,798 8.8%
No cash rent 91 (X) 1,144 (X)
Median Contract Rent $2,180 $1,921
U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table DP04)
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HOUSING CONDITIONS

According to the 2023 ACS, there were 192 units exhibiting overcrowding (more than one person per
room), equivalent to 1.2% of the Township’s occupied housing stock. Of the overcrowded units, 70
were owner occupied and 122 were renter occupied. Overall, overcrowded units accounted for 1.2
percent of housing. There were also a limited number of units lacking complete plumbing facilities
(0.09%) or complete kitchen facilities (1.3%) in Hillsborough. These factors are utilized in
determining housing deficiency and general housing problems and are used as the basis to
calculate the municipal rehabilitation obligation.

TABLE 16: HOUSING DEFICIENCY CHARACTERISTICS, 2023

Housing Units with 1.01 or More Persons Per Room
Owner-Occupied 70 0.5%
Renter-Occupied 122 4.4%
Total Occupied Housing Units 15859 100.0%
Lacking complete plumbing facilities 15 0.09%
Total Occupied Housing Units 15859 100.0%
Lacking complete kitchen facilities 209 1.3%
U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (tables
B25014, $2504)
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PROJECTED HOUSING STOCK

According to the New Jersey State Department of Community Affairs, Hillsborough Township issued
building permits for 2,496 residential dwelling units between January 2004 and December 2023.
During that same time period, the Township also issued 46 residential demolition permits.
Subtracting demolition permits from construction permits yields a net increase of 2,290 dwelling

units.

TABLE 17: BUILDING PERMITS AND DEMOLITION PERMITS ISSUED,

2004 - 2023

Year 1&2 Multi Mixed Total New Total Residential Net Units

Family | Family Use Construction Demolitions Added
2004 4 0 0 4 0 4
2005 15 0 0 15 0 15
2006 39 12 0] 51 4 47
2007 177 36 0 213 2 211
2008 106 23 0 129 1 128
2009 79 1 0 80 7 73
2010 84 0 0] 84 5 79
2011 63 0 0 63 4 59
2012 96 0 0] 96 1 95
2013 113 0 0 113 1 112
2014 47 84 0 131 1 130
2015 77 236 0] 313 1 312
2016 66 130 0 196 5 191
2017 78 109 0 187 4 183
2018 61 12 0 73 0] 73
2019 68 41 0] 109 7 102
2020 42 309 0] 351 2 349
2021 46 142 0 188 1 187
2022 21 54 0 75 0 75
2023 25 0 0 25 0 25
Total 1,307 1,189 o 2,496 46 2,290

Source: NJ DCA Construction Reporter
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EMPLOYMENT DATA

The 2023 ACS reports on work activity of residents aged sixteen (16) years and older. While the
Township’s working age population was 35,405 residents, Hillsborough had an approximate labor
force of 25,680 residents. 27.5 percent of the Township’s working age residents were not
participating in the labor force at the time of the estimates. Nearly all the Township’s labor force
were employed in civilian jobs, with only 28 residents reported as members of the armed forces.
Only 3.2 percent of Township residents actively looking for work are unemployed.

TABLE 18: EMPLOYMENT STATUS, 2023

Hillsborough Somerset County
Number Percent Number | Percent
Population 16 years and over 35,405 100.0% 282,215 100.0%
In labor force 25,680 72.5% 196,752 69.7%
Civilian Labor Force 25,652 72.5% 196,608 | 69.7%
Employed 24,502 69.2% 187,223 66.3%
Unemployed 1,150 3.2% 9,385 3.3%
Armed Forces 28 0.1% 144 0.1%
Not in labor force 9,725 27.5% 85,463 30.3%
U.S. Census Bureau, American Community Survey 2023 5- Year Estimate (table DP0O3)

An estimated 85.3 percent of the Township’s workers were employed in private wage and salary
positions, while 3.8 percent of workers were self-employed. Government workers comprised 10.9%

of the Township’s workforce. Table 19 provides a breakdown of worker classifications.

TABLE 19: CLASSIFICATION OF WORKERS IN HILLSBOROUGH, 2023

Number Percent
Total 24,502 100.0%
Private Wage and Salary Worker 20,907 85.3%
Government Worker 2,675 10.9%
Self-Employed Worker 920 3.8%
Unpaid Family Worker 0 0.0%
U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table
DPO3)

An analysis of employees (over the age of sixteen (16) by economic sector indicates that employed
working age individuals in Hillsborough were involved in a range of economic sectors. The highest
concentration of workers (22.7%) were employed in the ‘educational, health, and social services
sectors. The sector with the second largest share of residents (18.1%) was the ‘professional
scientific, management, administrative and waste management services sector. Finally, the
manufacturing sector employed nearly 17% of the Township’s workforce.
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TABLE 20: WORKFORCE BY SECTOR, 2023

Industry Number | Percent
Civilian employed population 16 years and over 24,502 | 100.0%
Agriculture, forestry, fishing and hunting, mining 54 0.2%
Construction 787 3.2%
Manufacturing 4,128 16.8%
Wholesale Trade 591 2.4%
Retail Trade 2,004 8.2%
Transportation and Warehousing, and Utilities 837 3.4%
Information 1,074 4.4%
Finance and insurance, and real estate and rental and leasing 2,184 8.9%
Professional, scientific, and management, and administrative and waste 4,447 18.1%
management services
Educational services, health care and social assistance 5,552 22.7%
1,433 5.8%
Arts, entertainment, and recreation, and accommodation and food services
Other Services, except public administration 811 3.3%
Public administration 600 2.4%
U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table DP0O3)

Table 21 provides a percentage comparison of the Township’s workforce against that of the County.
The Township’s profile of employment by sector mirrored that of the County to a striking degree. The
highest degree of variation between the Township and the County can be seen in the
‘manufacturing’ sector, where 16.8 percent of Hillsborough residents are employed, compared to
13.4 percent for Somerset County.
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TABLE 21: COMPARISON OF WORKFORCE BY SECTOR
HILLSBOROUGH TOWNSHIP AND SOMERSET COUNTY, 2023

Industry Hillsborough Sgo'“uen’:;'
Civilian employed population 16 years and over 24,502 187,223
Agriculture, forestry, fishing and hunting, mining 0.2% 0.3%
Construction 3.2% 4.3%
Manufacturing 16.8% 13.4%
Wholesale Trade 2.4% 3.0%
Retail Trade 8.2% 9.3%
Transportation and Warehousing, and Utilities 3.4% 4.6%
Information 4.4% 3.7%
Finance and insurance, and real estate and rental and leasing 8.9% 9.6%
Professional, scientific, and management, and administrative and 18.1% 17.5%

waste management services
Educational services, health care and social assistance 22.7% 21.7%
Arts, entertainment, and recreation, and accommodation and food 5.8% 5.7%
services
Other Services, except public administration 3.3% 3.8%
Public administration 2.4% 3.1%

U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table DPO3)

Table 22 provides a breakdown of occupations by type for the Township’s employed civilian labor
force. Over half of the Township’s employed civilian labor force was employed in management,
professional or related occupations, while about 16 percent of Hillsborough’s labor force was
employed in sales and office occupations. 8.8 percent of the Township’s residents were employed

in service occupations.

TABLE 22: OCCUPATIONS BY TYPE, 2023

Number Percentage
Employed Civilian population 16 years and over 24,502 100.0%
Management, business, science and arts occupations 15,515 63.3%
Service occupations 2,163 8.8%
Sales and office occupations 3,931 16.0%
Natural resources, construction and maintenance occupations 1,162 4.7%
Production Transportation and material moving occupations 1,731 7.1%

U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table DPO3)
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As shown in Table 23 and Table 24, 47.4 percent of Township residents commute less than half an
hour from home to their place of work and the highest concentration of residents had a commute in
the range of 45 to 59 minutes (14.6%). The mean travel time to work in Hillsborough was 34.3
minutes, slightly higher than the Somerset County average of 31.5 minutes. Most workers that
commute to work do so by private automobile (70.2%). Other residents tended to carpool or take
public transit to their job. Almost a quarter of Township residents (22.5%) worked from home rather
than commuting.

TABLE 23: TRAVEL TIME TO WORK, 2023

Hillsborough Somerset County

Number Percent Number Percent
Workers who did not work at home 18,621 100.0% 145,555 | 100.0%
Less than 5 minutes 150 0.8% 2,606 1.8%
5 to 9 minutes 1,268 6.8% 10,876 7.5%
10 to 14 minutes 1,601 8.6% 14,907 10.2%
15 to 19 minutes 2,136 11.5% 18,464 12.7%
20 to 24 minutes 2,378 12.8% 19,334 13.3%
25 to 29 minutes 1,289 6.9% 10,556 7.3%
30 to 34 minutes 2,487 13.4% 20,772 14.3%
35 to 39 minutes 926 5.0% 6,302 4.3%
40 to 44 minutes 983 5.3% 7,831 5.4%
45 to 59 minutes 2,717 14.6% 14,410 9.9%,
60 to 89 minutes 1,713 9.2% 11,750 8.1%
90 or more minutes 973 5.2% 7,747 5.3%
Mean travel time to work (minutes) 34.3 31.5
U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table DPO3 and BO8303)

TABLE 24: MEANS OF COMMUTE, 2023

Hillsborough Somerset County
Number Percent Number Percent
Workers 16 years and over 24,023 100.0% 183,010 100.0%
Car, truck, van- Drove Alone 16,873 70.2% 120,143 65.6%
Car, truck, van- Carpooled 809 3.4% 11,597 6.3%
Public Transportation 653 2.7% 6,717 3.7%
Walked 138 0.6% 2,372 1.3%
Other Means 148 0.6% 4,726 2.6%
Worked at home 5,402 22.5% 37,455 20.5%

U.S. Census Bureau, American Community Survey 2023 5-Year Estimates (table DP0O3)

As indicated in Table 25 below, it is projected that Somerset County will add an additional 32,150
jobs by 2032. The Health Care and Social Assistance and Ambulatory Health Care Services sectors
are poised to experience the greatest increase in number of jobs over the course of the projection
period.
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TABLE 25: PROJECTED EMPLOYMENT, SOMERSET COUNTY, 2032

2032 . Annual

Industry Title l%?nzzl:cl::;lt Projected 12;::3“: Growth gi::lfn: Outlook

ploy Employment g Rate g
Natural Resources and Mining 1,250 1,250 Y 0.00 0.00% Stable
Utilities 850 1,000 150 0.18 17.65% Growing
Construction 30,250 30,700 450 0.01 1.49% Stable
Manufacturing 64,800 66,050 1,250 0.02 1.93% Stable
Wholesale Trade 50,900 52,550 1,650 0.03 3.24% Stable
Retail Trade 71,250 71,100 -150 0.00 -0.21% Stable
Transportation and Warehousing 32,700 35,800 3,100 0.09 9.48% Growing
Postal Service 1,550 1,450 -100 -0.06 -6.45% Declining
Information 65,700 64,000 -1,700 -0.03 -2.59% Declining
Finance and Insurance 31,100 28,850 -2,250 -0.07 -7.23% Declining
Real Estate and Rental and Leasing 12,050 11,550 -500 -0.04 -4.15% Declining
Professional, Scientific, and o
Technical Services 113,700 116,900 3,200 0.03 2.81% Stable
Management of Companies and o
Enterprises 50,550 52,000 1,450 0.03 2.87% Stable
Administrative and Support and
Waste Management and -400 -0.01 -0.61% Declining
Remediation Services 65,800 65,400
Educational Services 53,850 55,800 1,950 0.04 3.62% Stable
Health Care and Social Assistance 91,750 101,050 9,300 0.10 10.14% Growing
Ambulatory Health Care Services 40,000 45,400 5,400 0.14 13.50% Growing
Hospitals 13,100 13,350 250 0.02 1.91% Stable
Nursing and Residential Care o
Facilities 22,700 24,400 1700 | 007 ) 7.49% | Stable
Social Assistance 14,450 16,200 1,750 0.12 12.11% Growing
Arts, Entertainment, and Recreation 10,500 11,500 1,000 0.10 9.52% Growing
Accommodation and Food Services 43,650 47,600 3,950 0.09 9.05% Growing
Other Services (except o .
Government) 24,450 27,050 2,600 0.11 10.63% Growing
Government 25,650 24,500 -1,150 -0.04 -4.48% Declining
Total Federal Government o
Employment 6,050 6,050 0 0.00 0.00% Stable
State Government, Excluding 0
Education and Hospitals 400 500 100 025 25.00% Stable
Local Government, Excluding o .
Education and Hospitals 35,900 34,300 -1,600 -0.04 -4.46% Declining
Federal Government, Excluding o
Post Office 4,350 4,550 200 0.05 4.60% Stable
Total Self Employed and Unpaid 550 0.01 1.09% Stable
Family Workers, All Jobs 50,600 51,150
Total All Industries 1,029,850 1,062,000 32,150 0.03 3.1% Growing

Source: 2022-2032 Industry Employment Projections, NJ Department of Labor and Workforce Development
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Lands Most Appropriate for Affordable Housing

An analysis was conducted to determine which areas of the Township could accommodate
developments that address affordable housing need. This analysis reviews the Township’s existing
zoning and planned zoning changes and outlines the Township’s capacity to accommodate
residential and non-residential growth projections. The following areincluded:

e An analysis of the available existing and planned infrastructure;

e The projected demand for types of uses permitted by zoning based on present and
anticipated future demographic characteristics of the Township and anticipated land use
patterns; and,

e Factors, such as environmental conditions, that present constraints on development.

Infrastructure

Only a portion of Hillsborough Township is located within public water and sewer service areas.
There is no service area in the western portion of the Township, with the westernmost section of
sewer service area located around Dogwood Drive and Starview Drive off of East Mountain Road.
Less than half of the Township is located within the Somerset Raritan Valley Sewer Authority, which
primarily services the eastern portions of Hillsborough.

The Township of Hillsborough Municipal Utilities Authority provides residential, commercial,
industrial, and municipal needs for more than 10,000 customers, representative of 13,000+ billing
units. Presently the Authority operates and maintains the sanitary sewer collection system
consisting of 181 miles of gravity sewer, 17 sewage pumping stations, 14.6 miles of force main
piping and three (3) inverted siphons crossing under the Raritan River conveying flow to the
Somerset Raritan Valley Sewerage Authority (SRVSA) Wastewater Treatment Facility. The system
currently conveys an average daily flow of approximately 3.6 million gallons to the SRVSA Water
Treatment Facility located in Bridgewater, NJ.

A large number of Hillsborough residents are not connected to a water line and instead receive their
potable water via a well located on the property.

Environmental Constraints

Hillsborough Township is not located within the jurisdiction of the Meadowlands, Highlands,
Pinelands or CAFRA. Therefore, these regulations would not hinder development in the Township.
The majority of the Township is developed and does not contain environmental resources that may
preclude the development of affordable housing. However, as per the New lJersey State
Development and Redevelopment Plan (SDRP), a substantial portion of the Township is located
within the Suburban Planning (PA-2) Area, with a small portion to the east and west located within
the Fringe Planning (PA-3) area and Rural/Environmentally Sensitive (PA-4B) Planning Area,
respectively. A small portion to the northwest is located in the Rural Planning (PA-4) Area; and a
portion to the southwest and small portions to the north and east located within the Environmentally
Sensitive (PA-5) Planning Area.
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Based upon an analysis of environmental regulations and Planning Areas designated within the
Township, constraints on development are anticipated to be limited to the Freshwater Wetlands
Protection Act Rules and the Flood Hazard Area Control Act Rules.

There are various areas with significant environmental constraints within Hillsborough. The Raritan
River formsthe Township’s northern boundary. The Millstone River forms much of its eastern border.
Other major water features flowing through the Township include the Neshanic River, Royce Brook,
Rock Brook, and many tributaries. Approximately three-quarters (3/4) of the 4,000-acre designated
Sourland Mountain Preserve, owned and maintained by the Somerset County Park Commission, is
located in Hillsborough. The Township’s northeastern corner is home to Duke Farms, a 1,000-acre
preservation, research and environmental education facility operated by the Duke Farms
Foundation, a recognized non-profit.

Hillsborough Township has also adopted zoning to protect its environmentally sensitive areas. The
Mountain Conservation District lies in the southwestern portion of the Township. The goal of
Mountain Conservation District (MCD) is to protect the Sourland Mountain region’s fragile natural
resources and unique ecosystem. The Sourlands include one of the largest remaining contiguous
forests in Central Jersey and portions of the district also support active agricultural operations.
Certain features of the Agricultural and Mountain Conservation Districts make them unsuitable for
development, such as narrow roads, lack of sanitary sewer and water service, as well as severe
limitations on wells and septic. Hillsborough has also designated an Open Space-Cultural
Landscape District (OSCL) Zone District for the protection of important scenic, natural, and
agricultural resources. This District is located in the northeastern portion of the corner of the
Township and includes the buildings and other portions of Duke Farms that are open to the public.

Historic

Historic preservation is a priority in Hillsborough Township. A number of historic districts, properties
and structuresin the Township are listed on both the National and State Registers of Historic Places.
There are six (6) nationally- and state-listed historic districts in Hillsborough. The nationally-listed
Clover Hill and Neshanic Historic Districts are located in the northwestern portion of the Township
off of Route 514. The South Branch Historic District is located within Hillsborough along the
Township’s northern border with Branchburg off Route 625. This area of the Township also contains
a portion of the Neshanic Station Historic District, the majority of which is located in Branchburg.
The remaining two (2) Historic Districts, the River Road Historic District and Millstone Valley
Agricultural Historic District are located along the Millstone River in the southeastern border region
of the Township. In addition to its natural features, the Township pursues the policy of protecting its
cultural and historical heritage by limiting development in these historic areas that would
fundamentally change their character.

Anticipated Demand and Land UsePatterns

The Township of Hillsborough contains a concentration of residential neighborhoods within
environs of largely undisturbed environmentally sensitive and historically agricultural lands. The
Township has continually pursued policies that encourage the smart growth strategy of
concentrating additional population within the existing developed center, simultaneously
preserving the environs from intrusive greenfield development and sprawl. This policy has been
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pursued through the following strategies:

e Adoption of a 2005 Master Plan Amendment refining the concept of a Town Center and
Main Street as the Township’s population center;

e Studying and recommending the adoption of a Transfer of Development Rights (TDR)
program in 2010 that would redirect growth away from the environs and to the Town Center
and surrounding core while preserving open space and farmland;

e Establishment and active support of the Sustainable Hillsborough Project, amongst the
objectives of which are to promote a compact arrangement of land uses that allow for
efficient and low impact development patterns;

e A continued commitment to the preservation of open space as a high priority, dedicating
resources to participation in state programs such as the PIG program, and to coordination
with Somerset County; and,

e A 2013 Master Plan amendment creating the Transit Ready District as a target location for
mixed-use, higher-density development near anticipated rail and or bus public transit
routes alongside the Town Center. The concept plan for the Transit Ready District
specifically states that, in this area, a range of residential dwelling types should be
provided with an affordable housing component.

As stated in the Township’s most recent Master Plan Reexamination Report (2018), Hillsborough’s
planning objective for the past two (2) decades at least has been “for balanced growth tied to
reasonable infrastructure and natural resource capacity, sustainability, and cooperative planning
with surrounding municipalities and the county” (p. 19). This policy is entirely consistent with the
regional land use plans developed by other levels of government. The State Development and
Redevelopment Plan (SDRP) classifies different sections of land in Hillsborough as belonging to the
Suburban Planning Area (PA2), Fringe Planning Area (PA3), Rural Planning Area (PA4), Rural
Environmentally Sensitive Planning Area (PA4B), and Environmentally Sensitive Planning Area (PA5).
With the exception of isolated pockets of sewer service, the location of water and sewer
infrastructure overlaps with the suburban and fringe planning areas located in the Township’s
eastern extent. It is the policy of the SDRP that most new development be located in the urban,
suburban, and fringe planning areas, with development and infrastructure in the rural and
environmentally sensitive planning areas confined to centers. There are no such centers in the PA4
and PAS areas located in Hillsborough.

According to the NJTPA population estimates projected to 2050, itis anticipated that the Township’s
population will grow by approximately 4,579 people (10.5%). As a municipality with a history of
actively employing smart growth planning strategies that provide for additional residences, while
also preserving its vital historic and environmental resources, the Township will continue its policy
of supporting development options that target its future population and employment growth into
areas that are with or adjacent to existing developed areas already served by adequate
infrastructure.

Residential

In regard to housing, the Township’s stated aims are to “provide housing types to serve all ages,
economic segments, and family sizes according to State Law and consistent with available service
e facilities, schools, and infrastructure. As described above, the Township has consistently planned
for new residential development to be located within or immediately adjacent to the Town Center
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area and the service areas of existing infrastructure systems. The Township’s 2005 Master Plan
Amendment refined the Town Center concept and also recommended new compact areas of
development along Amwell Road and Route 206 to replace the Home Occupation / Office (HOO)
District.

Hillsborough has adopted two (2) ordinances designed to accommodate new inclusionary
affordable housing projects. The MUID-1 Mixed-Use Inclusionary Zone was created on a 28-acre
parcel located on the northbound side of Route 206. A special overlay was adopted for a nine-acre
parcel on the south side of Amwell Road west of Route 206. The TC Zone was amended to provide
additional opportunities for inclusionary developments. The 65-acre Sherman tract was recently
purchased by the Township for two (2) affordable housing developments. Similar amendments will
be required to accommodate the final housing plan.

Non-Residential

As described in its 2008 Reexamination Report, Hillsborough has considered and has made
recommendations for the development of new nodes of commercial activity that can expand non-
residential uses without causing undue sprawl. The 2005 Master Plan Amendment recommended
the re-use of the Belle Mead GSA Depot for research and development, a new Corporate Center
District better sized and located to accommodate future employment in lieu of the existing
Corporate Development District and changes to the General Industrial District along Route 206. The
Gateway and Highway Service Zones were also created with the intention of being target locations
for economic development. A new Route 206 bypass road has been completed, which enables the
Township to implement the economic strategies associated with the planned Town Center that will
run from New Amwell Road in the north to the Royce Brook crossing in the south. The 2013 Land Use
Amendment created the Transit Ready Development District.

In Sum

Planning policy and land development regulation is a continually updated process in Hillsborough,
with an active planning department, land use boards, and Township Committee. The Township’s
policy for smart growth, center-based development has been continually reaffirmed by its planning
initiatives, studies, and adopted policies. To quote from the 2008 Reexamination Report, “The
Township intends to promote a compact form of development consistent with the objectives in the
SDRP. In order to accomplish this, adjustments have been made to the Township Master Plan, as
last amended in 2025. The adjustments direct future growth into the core area served by adequate
infrastructure, including the Town Center, Gateway and Highway Service Districts, as well as the
proposed Transit Oriented Village, R & D District, new Corporate Center District and the revised
General Industrial District” (p. 16). While the Township has demonstrated its commitment to land
preservation and efficient, sustainable development, it also recognizes the need for providing
realistic opportunities for the creation of affordable housing units. It is the Township’s plan to treat
these affordable units as it would any other proposed development and target inclusionary and
other projects within or adjacent to areas of existing development that are already served by
adequate infrastructure.
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FAIR SHARE PLAN

Fair Share Obligation Summary

The Fourth Round (2025-2035) housing obligation is based upon the figures calculated in the NJ
Department of Community Affairs Affordable Housing Obligations for the 2025-2035 (Fourth Round)
Methodology. The Township’s housing obligation is outlined in Table 26, below:

TABLE 26: FAIR SHARE OBLIGATION SUMMARY

Obligation Component Num::;:ifr:dredlis
Present Need 33

Prior Round Obligation (1987-1999) 461

Third Round “Gap” and Prospective Need (1999-2025) 1,378
Fourth Round Prospective Need (2025-2035) 565

The following sections outline how the Township will comply with its Fair Share Obligation.

Present Need (Rehabilitation)

The Township of Hillsborough has conducted a windshield study pursuant to the applicable
regulations and has established that the present need for Hillsborough is 33. Documentation
regarding that windshield study can be found in the Appendices. The Township has contracted with
CME to operate a municipal rehabilitation program that will be available to qualifying low- and
moderate-income owner and renter occupied housing units. The program will be advertised on the
Township’s website, with income limits, program features, and application processes clearly
outlined. The program is administered by CME Associates on behalf of the Township. The Township
anticipates rehabilitating an average of three (3) units per year with four (4) units projected to be
rehabilitated for the last three (3) years of Round 4, in order to satisfy its rehabilitation obligation by
2035.

Prior Round Obligation (1987-1999)

Record of COAH Compliance

Hillsborough Township received its first (1% substantive certification from COAH on June 6, 1988.
The Township received second (2") round substantive certification from COAH on February 28,
1995. In June 1998, COAH found that Hillsborough had failed to comply with the conditions of its
second (2" round certification and, as such, was subjected to a series of builder’s remedy
litigations. On October 16, 2002, Hillsborough Township received prior round Judgement of Repose
and immunity for six (6) years. The Township’s Certified Fair Share Plan provided for its prior round
obligationthrough a variety of affordable housing mechanisms as described below and summarized
in Table 27, below.
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The following developments, organized by unit type, address Hillsborough’s prior round obligation
of four hundred sixty-one (461) units.

Regional Contribution Agreements (RCA’s)

While RCAs are no longer permitted by law to satisfy affordable housing obligations, municipalities
are permitted to credit those RCA’s which were in place and approved by COAH or the Court prior to
July 17, 2008. Hillsborough negotiated two (2) such RCA agreements, one with the Town of
Phillipsburg for seventy-nine (79) units and a second with the Borough of Manville for twelve (12)
units. Thus, Hillsborough is entitled to RCA credits in the sum of ninety-one (91) units. The maximum
number of RCA units that Hillsborough would have been eligible to receive credit for was one
hundred ninety (190), or fifty (50%) percent of Hillsborough’s total affordable housing obligation, as
this was the permitted cap established for RCAs in the second-round rules. Therefore, Hillsborough
is entitled to receive credit for same.

Rental Component

The rental component is comprised of three (3) inclusionary and special needs projects totaling one
hundred seventy-three (173) affordable housing units, as depicted within Table 27 below. The one
hundred seventy-three (173) affordable units satisfy the entire one hundred sixteen (116) unit
minimum rental requirement calculated above. Additionally, the one hundred seventy-three (173)
affordable units are family units. As the minimum rental requirement is one hundred sixteen (116)
units for the prior round, the Township was entitled to a total of one hundred sixteen (116) two-for-
one rental bonus credits. The one hundred seventy-three (173) affordable housing units plus the one
hundred sixteen (116) rental bonus credits yield a total of two hundred eighty-nine (289) credits.

TABLE 27: PRIOR ROUND OBLIGATION SUMMARY

Bonus Total

Mechanism Units Credits | Credits

Prior Cycle Credits

Credits for units constructed between 4/1/80to 12/15/86 77 77
Block 178.02, Lot 430 (Arc of Somerset County, Inc.) 4 4
RCA Credits
Phillipsburg RCA 79 79
Manville RCA 12 12
Post-1986 Credits
Inclusionary Family Rental Units 173 96 289

Crestmont Hills (Block 151.06, Lot 57) 56

Heritage Green (Block 151.03, Lot 41) 35

Gateway at Sunnymeade (Block 140, Lot 1 & Block 141, Lots 81

2.01,7.07,30 & 31.2)

Substantial Compliance Credit 21
TOTALS| 344 117 461

Prior Round Obligation| 461
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Third Round Obligation (1999-2025)

The Township’s Third (3™) Round affordable housing obligation, as per Dr. David Kinsey and the
calculations based on Judge Mary Jacobson’s decision in West Windsor, was one thousand three
hundred seventy-eight (1,378) units. However, the Settlement Agreement between the Township
and Fair Share Housing Center (FSHC) grants the Township a Third (3@) Round vacant land
adjustment, as well as a durational adjustment, pursuant to N.J.A.C. 5:93-4.3. The vacant land
adjustment evaluated vacant and developable land within the Township’s sewer service area,
generally located in the eastern portion of the Township. The durational adjustment addresses the
RDP that would have otherwise be calculated from vacant and developable lands served by
individual septic systems generally located in the western portion of the Township. This hybrid
adjustment allows for development to be directed towards potential lands within the sewer service
area, while maintaining and enhancing the rural character of those lands served by individual septic
systems. The Township’s calculated RDP based on all of this was one thousand one hundred nine
(1,109) units.

The Township proposed to implement the following mechanisms to address this need (summarized
in Table 28):

Supportive Needs and Assisted Living Facilities

The Township has a number of supportive needs housing for which they received credit. They are as
follows:

e SERV Centers of NJ, located at Block 65, Lot 47, provides four (4) affordable beds.

e ARC of Somerset County, Inc., located at Block 200.10, Lot 11.05, provides three (3)
affordable beds.

e EIHAB Human Services, located at Block 163.22, Lot 8, provides three (3) affordable beds.

e Enable, Inc., located at Block 141.01, Lot 3, provides four (4) affordable beds.

e Alternatives New Amwell Road, located at Block 163.09, Lot 41, provides four (4)
affordable beds.

e Allies, Inc., located at Block 153.03, Lot 22181, provides three (3) affordable beds.

e Devereaux Foundation, located at Block 90, Lot 5, provides five (5) affordable beds.

e Devereaux Foundation, located at Block 174, Lot 140, provides four (4) affordable beds.

e Devereaux Foundation, located at Block 175, Lot 41.01, provides five (5) affordable beds.

e Community Options Enterprises, Inc., located at Block 207.02, Lot 17, provides four (4)
affordable beds.

e EIHAB Human Services, located at Block 178.02, Lot 427, provides five (5) affordable beds.

e Allies, Inc., located at Block 153.05, Lot 22034, provides three (3) affordable beds.

e Deveraux Foundation “STAIRS” is located at Block 165, Lot 11, provides 15 affordable beds.

e EIHAB Human Services is located at Block 178.02, Lot 426, provides five (5) affordable
beds.

e Ardsley Group Home is located at Block 203.08, Lot 13, provides four (4) affordable beds.

e Caring House, located at Block 204.14, Lot 4, provides five (5) affordable beds.

e Allies Robin Road #217, located on Robin Road, provides one (1) affordable bed.

e Midland Adult Services, located on Gateway Blvd and Corporal Langon Way, provides two
(2) affordable beds.
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e Green Care Farms is located at Block 204, Lot 45.01 provides fifteen (15) affordable beds.

e Westering Place is located at Block 163.05, Lot 101.01 and consists of twenty-eight (28)
affordable special needs bedrooms and forty (40) affordable family rentals, receiving a
total of sixty-eight (68) credits towards Hillsborough’s affordable housing obligation.

e Premier Valley Road (Block 151.09, Lot 227) is located on Valley Road and consists of
44.53 acres. The project consists of two hundred twenty-one (221) total residential units,
including one hundred eighty-one (181) market rate residential units and thirty-four (34)
family rental affordable units, as well as twenty-seven (27) supportive and special need
bedrooms, located within nine (9) units. Hillsborough is seeking sixty-one (61) credits for
Premier Valley Road, of which twenty-seven (27) will be from supportive and special needs
bedrooms.

o Avalon at Hillsborough (Pilgrim River) is an assisted living residence located at 393 Amwell
Road (Block 199, Lot 49). It consists of eighty-one (81) assisted living senior care units, of
which sixteen (16) have been set aside as affordable units

Previously Proposed Inclusionary Family Rental Projects

A number of inclusionary projects have been completed and/or were proposed and/or are in the
process of construction in Hillsborough, providing family rental units. The projects are as follows:

e Gateway at Sunnymeade (Block 140, Lot 1, Block 141, Lots 2,01, 7.01, 30 & 31.02) consists
of 239.84 acres along Sunnymead Road and Falcon Road, to the south of Route 206. The
property was developed with three hundred fifteen (315) market rate age restricted units and
three hundred eighty-three (383) family units, of which one hundred twenty-two (122) were
affordable units. Hillsborough received eighty-one (81) credits in the prior round for the
affordable units in this project and sought to receive credit for the other forty-one (41)
affordable family rental units. This project also received an additional twenty (20) bonus
credits, for a total of sixty-one (61) credits.

o Hillsborough Towers is located at Auten Road and Eves Drive (Block 163D, Lot 1.02) and
consists of twenty-seven (27) residential units in a former commercial space. The Township
previously sought credit for the twelve (12) affordable family rental units in the project, as
well as an additional ten (10) bonus credits, for a total of twenty-two (22) credits.

e Hillsborough 206 Holdings is located on Route 206 northbound south of Montainview Road.
It consists of one hundred seventy-five (175) total residential units, including forty-two (42)
affordable units and 12,500 sq. ft. of commercial space. The site plan for this project was
approved by the Hillsborough Township Planning Board in December 2018 and construction
has been completed.

o Amwell Terrace (formerly known as Blue Star) is located on Amwell Road eastbound
between AutoZone and Steinmetz Road. It consist of one hundred twenty-six (126)
residential units, including thirty-one (31) affordable units. The site plan for this project was
approved by the Hillsborough Township Planning Board in May 2019 and construction has
been completed.

e 3 Ronson - Village Pointe is located on Route 206 Northbound at the former Stop & Shop
center. It will consist of forty-four (44) residential units, including eleven (11) affordable
units. The site plan for this project was approved by the Hillsborough Township Planning
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Board in June 2019. Hillsborough Township previously sought ten (10) bonus credits for this
project for a total of twenty-one (21) credits.

The Premiere Brookhaven Lofts is located at Block 141, Lot 30, on Route 206 North at a point
north of Partridge Road and south of Valley Road and consists of four hundred sixty-nine
(469) residential apartment units, of which one hundred seventeen (117) units are affordable
family rental units. This project also received an additional one hundred seventeen (117)
bonus credits, for a total of two hundred thirty-four (234) credits. This projectis constructed.

The Premiere Brookhaven Lofts First Expansion consists of one hundred thirty (130) total
residential units, including twenty-six (26) affordable units located on Route 206
Northbound at Valley Road, identified as Block 141, Lot 30.01. The ordinance for this project
was been adopted and granted Hillsborough Township Planning Board approval on
December 12,2019. The residential units were contingent on the construction ofa 100-130
room extended stay hotel. The residential units have been constructed. This project was
previously eligible for twenty-three (23) bonus credits, for a total of forty-nine (49) total
credits.

The Premiere Brookhaven Lofts Second (2") Expansion amends the zoning of the Route 206/
Brookhaven Property and permitted the creation of three (3) additional affordable units
within the existing buildings in the Premiere Brookhaven Lofts existing project. Said units
have been constructed.

Edgewood Properties — Cost Cutters (now known as JSM at Hillsborough) will consist of one
hundred eighteen (118) total dwelling units, including twenty-nine (29) affordable units and
50,000 sq. ft. of commercial space located on Route 206 southbound at Andria Avenue. The
zoning ordinance for this project has been adopted and the project was approved by the
Hillsborough Township Planning Board, but has yet to be constructed.

Premier Valley Road (Block 151.09, Lot 227) is located on Valley Road and consists of 44.53
acres. The project consists of two hundred twenty-one (221) total residential units, including
one hundred eighty-one (181) market rate residential units and thirty-four (34) family rental
affordable units, as well as twenty-seven (27) supportive and special need bedrooms,
located within nine (9) stand-alone units. This project received thirty-four (34) credits for
affordable family rental units. The zoning ordinance for this project has been adopted, but a
Hillsborough Township Planning Board application was recently filed, but not yet deemed
complete.

The Larken Project consists of 8.8 acres located on State Highway 206 (Block 178, Lots 4, 5,
6,7,8,9,10, and 11) and 5.1 acres located at the intersection of State Highway 206 and
Amwell Road (Block 163.22, Lots 33 and 34). The project consists of total of 191 total
residential units, including 145 market rate units and 46 affordable units, with residential
amenities including a recreational building, a pool, and 28,000 sq. ft. of retail space. The
site plan for this project was approved by the Planning Board in May 2019 and construction
has been completed.

Campus Associates will consist of ninety-six (96) total multi-family housing units located on
Block 58, Lot 1.05, a 13.75-acre parcel. The project will yield twenty-three (23) affordable
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rental units. The zoning ordinance for this project has been approved. The Project was
approved by the Planning Board in October 2021, but has not yet been constructed.

e Westering Place, located at Block 163.05, Lot 101.01 is completed and consists of forty (40)
affordable family rentals.

100 % Affordable Projects

The Sherman Parcel is a sixty-three (63) acre affordable housing site owned by the Township and
located at Block 90, Lot 6.01 and Block 86, Lot 21. The Sherman Parcel is in an established Area in
Need of Rehabilitation and was subject to a March 2019 adopted Redevelopment Plan. The site will
be developed with a total of one hundred seventy-five (175) affordable units, as follows:

e RPM-Sherman Phase 1 (Concord Urban Renewal Associates) consists of eighty-eight (88)
residential units, including eighty-seven (87) affordable units located on the South side of
Camplain Road. This project previously received twenty-three (23) bonus credits, for a total
of one hundred eleven (111) credits. This Project has received Planning Board approval and
has been completed. The Redeveloper was been approved for Low Incoming House Tax
Credits (LIHTC) at nine (9%) percent.

e MA&M Realty — The plan is for the developer of the Glen Gerry project will be responsible for
constructing Phase 2 of the Sherman Parcel, consisting of eighty-eight (88) affordable family
rental units, as part of a Settlement Agreement with M&M Realty permitting the development
of three hundred eighty (380) single-family detached market rate units elsewhere in the
Township. The parties are in the process of designating M&M at Camplain Road LLC, as the
designated Redeveloper. One hundred eighty-eight (188) market rate units have been
approved by the Planning Board , as well as all of the affordable units on Phase 2 of the
Sherman Parcel, but none of the approved units have been constructed.

The Redevelopment Plan for both projects on the former Sherman Parcel are in place.
Age Restricted Rentals
e Premier Amwell Road consists of 4.27 acres located at Block 178, Lot 12 on Amwell Road.
The project will consist of forty-two (42) total age restricted senior housing units, of which
fourteen (14) will be affordable, age restricted housing units. The Township previously
sought fourteen (14) credits for these units. The zoning ordinance for this projectis in place,

but no application has been made to the Hillsborough Township Planning Board.

e Senior Living Solutions, LLC, consists of 7.35 acres located along Amwell Road (Block 199,
Lot 49). This project received credit for fifteen (15) senior affordable rental units.

e Hillsborough Point was constructed between 2000- 2001 and includes fifteen (15) age
restricted affordable rental units, for which the Township is seeking fifteen (15) credits.

The Township has updated its zoning regulations to permit the proposed inclusionary and one
hundred (100%) percent affordable planned project sites as negotiated in development
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agreements. These new zones will apply to the specific sites mentioned above, similar to the
existing affordable overlay districts within the Township.

Zoning Provisions

Hillsborough Township has adopted new zoning ordinances to aid in the creation of additional
affordable housing units to help meet the Township’s unmet need. They are as follows:

e The TC Town Center Zone District was amended to incentivize the creation of inclusionary
housing to help meet Hillsborough’s unmet need and durational adjustment. The amended
TC district will incentivize inclusionary housing at densities from fourteen (14) to eighteen
(18) du/ac, depending on lot size, and an affordable housing set-aside of at least twenty
(20%) percent. The TC district is located along much of Highway Route 206 and is in an area
thatthe Township is seeking to revitalize with mixed use development. The total Town Center
Zone District is anticipated to create up to an additional two hundred sixty (260) affordable
units.

o Hillsborough Township adopted a mandatory set-aside ordinance applicable to all new
multi-family residential developments of five (5) or more units. The mandatory affordable
housing set-aside is twenty (20%) percent; however, the Township can require higher set
asides where it deems to be appropriate and has in Round 3 and Round 4.

e The RC Retirement Community Zone District requires that a set-aside of twenty-seven (27)
affordable housing units shall be provided for low-and moderate-income families as defined
in accordance with the regulations promulgated by the Council on Affordable Housing
(COAH). No more than seven of the affordable units shall be included in the multifamily for
sale or rental unit buildings, and no less than seven of the affordable units shall be included
in the townhouse or duplex residential dwellings interspersed throughout the project. The
affordable housing units provided shall be consistent with COAH substantive rules (N.J.A.C.
5-93.1 et seq.) with respect to affordability ranges and bedroom mix.

e The R8A Residential Zone District has an affordable housing obligation of eighty-eight (88)
units, which shall be provided in accordance with the settlement agreement dated October
15, 2019, between Hillsborough Township and M&M Realty Partners, LLC.

e The ARPDG Age Restricted Planned Development Gateway District requires that fifteen
(15%) percent of the total approved units shall be set-aside for low- and moderate-income
families as defined in accordance with the regulations promulgated by the New Jersey
Council on Affordable Housing (COAH); however, in no event shall less than 58 affordable
units be provided. The affordable housing units provided shall be consistent with COAH's
substantive rules (N.J.A.C. 5-93.1 et seq.) effective at the time of the issuance of the
judgment of repose with respect to affordability ranges and bedroom mix. All low- and
moderate-income units above the required minimum of fifty-eight (58) shall also be placed
under affordability controls as specified in this subsection.
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The ARW Amwell Road West Districtis required to support twenty (20) affordable multifamily
units within the portion of the overall tract for the mixed-use development utilized for multi-
family dwellings/affordable housing.

The Multifamily Inclusionary Overlay District is intended to provide an incentive for the
construction of affordable multifamily housing in the I-3 District. A minimum of twenty-four
(24%) percet of the total number of residential units shall be low- and moderate-income
units.

The Mixed-Use Inclusionary District is intended to establish a mixed-use zone that provides
for affordable housing, multifamily housing, retail, office and restaurant uses at a location
that provides access to employment areas through adjacency to major roadways and/or
public transportation. A minimum of twenty-four (24%) percent of the total number of
residential units in the zone shall be low- and moderate-income units in accordance with
applicable affordable housing regulations.

The GA Gateway A District requires that one (1) affordable unit be built for every twenty (20)
new jobs created in the Township. For permitted residential uses, a minimum of twenty
(20%) percent of the total dwelling units shall be affordable. The zone includes a Mixed-Use
Inclusionary Overlay District that is intended to incentivize the construction of affordable
multifamily housing in the Gateway A District in concert with new and existing commercial
uses. However, a minimum of twenty-four (24%) percent of the total number of residential
units shall be low- and moderate-income affordable units

The GB Gateway B District has a supplemental housing requirement that mandates 15% of
residential dwelling units mustbe affordable. For permitted nonresidential uses, a minimum
of one (1) affordable unit must be provided for every twenty (20) new jobs created subject to
the applicable affordable housing requirements as contained in this chapter.

The GV Green Village District exists to establish a mixed-use zone that provides for
affordable housing, multifamily housing, and hotel, retail, office and restaurant uses at a
location that provides access to employment areas through adjacency to major roadways
and/or public transportation. The tract shall contain a minimum of one hundred forty six
(146) low- and moderate-income units in accordance with applicable affordable housing
regulations.

The GC Gateway C District has a supplemental housing requirement that mandates as least
twenty (20%) percent of the total dwellings must be deed restricted. Affordable units shall
be proportionally distributed among the permitted dwelling types to be provided, in
accordance with applicable Township and state regulations.
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TABLE 28: THIRD ROUND OBLIGATION SUMMARY

- . Bonus | Total
flschanitn Units Credits | Credits
Supportive/Special Needs Housing 165 (o] 165

Avalon at Hillsborough 16 16
SERV Centers of NJ 4 4
ARC of Somerset County, Inc. 3 3
EIHAB Human Services (Block 163.22, Lot 8) 3 3
Enable, Inc. 4 4
Alternatives New Amwell Road 4 4
Allies, Inc. (Block 153.05, Lot 22181) 3 3
Devereaux Foundation (Block 90, Lot 5) 5 5
Devereaux Foundation (Block 174, Lot 140) 4 4
Devereaux Foundation (Block 175, Lot 41.01) 5 5
Community Options Enterprises, Inc. 4 4
EIHAB Human Services (Block 178.02, Lot 427) 5 5
Allies, Inc. (Block 153.05, Lot 22034) 3 3
Devereaux Foundation “STAIRS” 15 15
EIHAB Human Services (Block 178.02, Lot 426) 5 5
Ardsley Group Home 4 4
Caring House 5 5
Allies Robin Road #217 1 1
Midland Adult Services 2 2
Green Care Farms 15 15
Westering Place 28 28
Premier — Valley Road 27 27
Inclusionary Family Rentals 455 180 635
Westering Place 40 40
Brookhaven Lofts 117 117 234
Brookhaven Lofts First Expansion 26 23 49
3 Ronson LLC 11 10 21
Larken 46 46
Gateway at Sunnymeade 41 20 61
Hillsborough Towers 12 10 22
Campus Associates 23 23
206 Holdings 42 42
Amwell Terrace 31 31
Edgewood Properties 29 29
Brookhaven Lofts Second Expansion 3 3
Premier — Valley Road 34 34
100% Affordable Projects 175 98 273
RPM = Sherman Tract 1 87 24 111
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M & M Realty — Sherman Tract 2 88 75 163
Age Restricted Rentals 44 (o] 44
Premier Amwell Road 14 14
Senior Living Associates, LLC 15 15
Hillsborough Point 15 15
Zoning 260 260
Town Center Zone District 260 260

Total Realistic Development Potential 1,109
TOTALS| 1,099 279 1,378
Third Round Obligation| 1,378

Compliance with Affordable Housing Distribution Requirements

The Substantive Rules for affordable housing were promulgated as Chapter 93 of Tittle 5 of the New
Jersey Administrative Code and which are being used during the present round, include limitations
on the number of age-restricted affordable units that can count toward the municipal obligation, as
well as a cap on the number of bonus credits that can be claimed for rental units. There is also a
minimum requirement for the provision of rental units as opposed to sale units, and requirements
for the distribution of units across very low-, low- and moderate-income categories. Hillsborough
Township complies with these rules as follows:

Age-Restricted Unit Maximum

The formula for calculating the age-restricted unit maximum is provided in N.J.A.C.5:93-5:14(a). As
Hillsborough falls into the category of municipalities that have previously received substantive
certification, the formula for calculating the age-restricted maximum is as follows:

0.25 *(municipal pre-credited need —prior cycle credits —credits claimed as rehab post-1990
census — any impacts from the 20% cap or 1,000-unit limitation) — age-restricted units from
the first housing cycle 1993-1987.

However, the Fair Share Housing Center reports figures for the prior round obligation that are
inclusive of both the first (1) and second (2" round periods (1987-1999). Thus, the figures for prior
cycle credits and age restricted units from the first housing cycle are not relevant. Municipal pre-
credited need is equal to the final obligation figure net of secondary source effects. For
Hillsborough, there are no impacts from the twenty (20%) percent cap or one thousand (1,000) unit
limitation and the Township is not claiming any rehabilitations post 1990. The calculations for the
prior and prospective rounds are as follows:

Prior Round (1987-1999)

Maximum number age-restricted units = 0.25 * 461 = 115 units

Age-restricted units claimed for the prior round = 0 units
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Third Round (1999-2025)

Maximum number age-restricted units = 0.25 * 1,378 = 345 units

Age-restricted units claimed for the Third (3™) round = 44 units

Fourth Round Obligation (2025 - 2035)

The New Jersey Department of Community Affairs has calculated Hillsborough Township’s Fourth
(4™ Round affordable housing obligation of five hundred sixty five (565). However, as in the prior
round, the Township has opted, here in this plan, to take vacant land adjustment, as well as a
durational adjustment, pursuant to N.J.A.C. 5:93-4.3. The vacant land adjustment evaluated vacant
and developable land within the Township’s sewer service area, generally located in the eastern
portion of the Township. The durational adjustment addresses the RDP that would have otherwise
been calculated from vacant and developable lands served by individual septic systems generally
located in the western portion of the Township. This hybrid adjustment allows for development to
be directed towards potential lands within the sewer service area, while maintaining and enhancing
the rural character of those lands served by individual septic systems. The Township’s calculated
RDP based on all of this is one two hundred twenty-three (223) units, which results in an “unmet
need” of three hundred forty-three (342).

The Township proposed implementing the following mechanisms to address this need (summarized
in Table 29):

Approved Projects:

« Hillsborough Crossing, LLC —this project has been approved for eight (8) total units, three
(3) of which are available to low- and moderate-income households. As a redevelopment
of Non-Residential Space, this projectis eligible for 1 bonus credits resulting in 4 credits.

o 856 Hillsborough LLC - this project has been approved for six (6) total units, two (2) of
which are available for low- and moderate-income households. As a redevelopment of
Non-Residential Space, this project is eligible for 1 bonus credits resulting in 3 credits.

« Hillsborough 206 Holdings - this project has been approved for an additional eighteen (18)
total units, six (6) of which are available to low- and moderate-income households. As a
redevelopment of Non-Residential Space, this projectis eligible for 3 bonus credits
resulting in 9 credits.

o 490 Amwell Road Group Home - Alternatives, Inc. (ADTI) is a 4-bedroom group home. As a
group home, this site is eligible for 4 bonus credits resulting in 8 credits.

o 500 Amwell Road Group Home — ADTl is a 4-bedroom group home. As a group home, this
site is eligible for 4 bonus credits resulting in 8 credits.
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e 32 Hamilton Road Group Home — ADTl is a 4-bedroom group home. As a group home, this
site is eligible for 4 bonus credits resulting in 8 credits.

o 182 Hollow Oak Court (Community Wealth Preservation Program) maintains 1 affordable
unit.

o 440 Tall Oak Road (Community Wealth Preservation Program) maintains 1 affordable unit.

e 237 Zion Road Group Home is a fifteen (15)-bedroom group home facility currently being
placed online.

Extension of Expiring Controls:

o Hillsborough Point — This development has fifteen (15) low- and moderate-income units
that currently maintain controls that expire on July 10, 2032. The Township, in accordance
with the recent legislation intends to utilize Affordable Housing Trust Fund dollars to extend
all of the controls is seeking to extend such controls during this Round, resulting in 15
credits.

Inclusionary Development:

e Homestead Road, LLC - located at 189 and 200 Homestead Road, identified as Block
200.10, Lots 32 and 33 on the Hillsborough Township Tax Maps. The site is approximately
ninety (90) acres and is partially within the sewer service area of the Township. The
development will yield three hundred ninety-eight (398) total townhouses and stacked flat
units which will include ninety-six (96) affordable units.

e Milelli Hillsborough - located in the Town Center District at 405, 409 and 411 Route 206,
identified as Block 199, Lots 59, 60 and 62 on the Hillsborough Township Tax Maps. The
site is approximately 8.98 acres and is located within the Township’s sewer service area.
The development will yield one hundred fifty-six (156) total units which will be a mixture of
rental apartments and townhouse units. One hundred nineteen (119) market rate units
and thirty-seven (37) affordable rental units. As this developmentis the redevelopment of
Non-Residential Space, it is eligible for 18.5 bonus credits resulting in 55.5 total credits.

e Falcon Road Partners —located at 140 Falcon Road, identified as Block 141, Lot 7 on the
Hillsborough Township Tax Maps. The site is approximately 15.5 acres and is located
within the Township’s sewer service area. The development will include two hundred
seven (207) total rental apartments, one hundred fifty-seven (157) market rate units and
fifty (50) affordable rental apartments. As this developmentis the redevelopment of Non-
Residential Space, it is eligible for 20.5 bonus credits resulting in 70.5 total credits.

e Habitat for Humanity — the non-profit developer has committed to constructing three (3)
duplex affordable units within the Township resulting in six (6) affordable units.
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TABLE 29 FOURTH ROUND OBLIGATION SUMMARY

- . Bonus | Total
flschanitn Units Credits | Credits
Existing Development 40 17 57

Hillsborough Crossing, LLC 3 1 4
856 Hillsborough LLC 2 1 3
Hillsborough 206 Holdings 6 3 9
490 Amwell Road Group Home 4 4 8
500 Amwell Road Group Home 4 4 8
32 Hamilton Road Group Home 4 4 8
182 Hollow Oak Court 1 0 1
440 Tall Oak Road 1 0] 1
237 Zion Road Group Home 15 0] 15
Extension of Existing Controls 15 (o] 15
Hillsborough Point 15 0 15
Inclusionary Development 183 39 222
Homestead Road 96 0] 96
Milelli Hillsborough 37 18.5 55.5
Falcon Road Partners 50 20.5 70.5
Non-Profit Development 6 (o] 6
Habitat for Humanity 6 0] 6
TOTALS| 244 56 300
Fourth Round Obligation| 223
Surplus Credits| 77

Unmet Need
The Township maintains an unmet need of three hundred forty-two (342) credits. The Township has

provided zoning in the area that is within the Hillsborough Sewer Service in the prior round. That
zoning is remaining in place and is described earlier in this Housing Element and Fair Share Plan.

Fourth Round (2025-2035)

Maximum number age-restricted units = 0.3 * 223 = 67 units

Maximum bonus credits = 0.25 * 223 = 56 credits
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The Township is claiming far fewer age-restricted units than the maximum ceiling that is permitted.

Rental Unit Minimum

The formula for calculating the minimum number of rental units is provided in N.J.A.C. 5:93-5:15
9(a). For municipalities such as Hillsborough, the formula is as follows:

0.25 * (calculated need -any impacts from the 20% cap or 1,000-unit limitation — the
rehabilitation component).

The calculations for the prior and prospective rounds are as follows:

Prior Round (1987-1999)

Minimum number of rental units = 0.25 * 461 = 115 units
Rental units provided in the prior round = 173 units (plus 91 from RCA)

Third Round (1999-2025)

Minimum number of rental units = 0.25 * (1,378 — 75) = 326 units
Rental units provided for the third round = 630 units

Fourth Round (2025-2035)

Minimum number of rental units = 0.25 * (223) = 56 units

Rental units provided for the fourth round = 78 units

Income Distribution Requirements

The Township agrees to require the developments described in this plan to meet unit income
distribution requirements, such approximately fifty (50%) percent of units are affordable to
moderate-income houses with a gross household income between eighty (80%) and fifty (50%)
percent of regional median household income, that at least fifty (50%) percent of units are
affordable to low-income households making fifty (50%) percent or less of regional median income,
and, that thirteen (13%) percent of all units will be affordable to very low income households making
thirty (30%) percent or less as compared to regional median income.
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. INTRODUCTION

As noted in N.J.A.C. 5:93, “there may be instances where a municipality can exhaust an entire
resource (land, water or sewer) and still not be able to provide a realistic opportunity for
addressing the need for low and moderate income housing.” In recognition of the need to provide
for the opportunity to adjust municipal affordable housing obligations, N.J.A.C. 5:93 outlines
standards and procedures for municipalities to demonstrate that a municipal response to its
housing obligation is limited by lack of land, water or sewer. This report outlines the vacant land
analysis methodology and summarizes the results of the vacant land analysis prepared on behalf
of the Township of Hillsborough by Leon S. Avakian Inc (Avakian).

Previous Housing Rounds and Vacant Land Analyses

The Township of Hillsborough is a fully developed shore community located in Somerset County.
Hillsborough has participated in prior Fair Share Housing Rounds.

Current Housing Round and Vacant Land Assessment

Given the Township’s relative lack of vacant and developable land, the Township’s ability to
satisfy its Court-determined affordable housing obligation is limited. To demonstrate its continued
lack of vacant developable land, the Township has prepared an updated Vacant Land Adjustment
analysis in accordance with N.J.A.C. 5:93:4.2, which includes the following components:

¢ An inventory of all vacant parcels in accordance with N.J.A.C. 5:93-4.2(b), included as
Attachment A.

e A Vacant Land Map depicting vacant properties within the Township, included as
Attachment B.

e An existing land use map for the Township in accordance with N.J.A.C. 5:93-4.2(a),
included as Attachment C.

The realistic development potential (RDP) of the Township’s vacant land was analyzed in
accordance with the provisions of Subchapter 4 of N.J.A.C. 5:93 based on the most recently
available data. After following the procedures as outlined, the analysis shows that the Township,
has an RDP new construction obligation of 223 affordable units.

. PERMITTED EXCLUSIONS

N.J.A.C. 5:93 establishes criteria by which sites, or portions thereof, in a municipal land inventory
may be excluded from a municipality’s RDP. Environmentally sensitive areas, including flood
hazard areas, areas within Environmentally Sensitive Planning Areas according to the State Plan
Policy Map, areas outside of the Sanitary Sewer Service Area (SSA), wetlands, and areas
characterized by steep slopes of greater than 15 percent that render a site unsuitable for
affordable housing may be excluded from consideration. In addition, small, isolated lots lacking
sufficient acreage to generate an affordable housing set-aside as part of an inclusionary
development may also be excluded. Vacant lots under development or properties for which site

Vacant Land Inventory and Analysis Report
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plan approval has been granted may also be excluded. Finally, landlocked parcels or sites with
limited or no access may also be excluded from the calculation of the Township’s RDP.

The vacant land inventory table in Attachment A provides a parcel-by-parcel description of
exclusions that have been made pursuant to N.J.A.C. 5:93.

It should be noted that the Township is permitted to reserve up to three percent of its total
developed and developable acreage, less existing active municipal recreation areas, for active
municipal recreation and exclude this acreage from consideration as potential sites for low and
moderate income housing pursuant to N.J.A.C. 5:93-4.2(e)4. Any such site designated for active
recreation in accordance with this section must be purchased and limited to active recreational
purposes within one year of substantive certification. Although this calculation has not been
completed as part of this analysis, the Township reserves the right to revise this analysis to
complete this calculation.

Ill. Summary and Conclusion

Based on the procedures for municipal adjustments provided in N.J.A.C. 5:93, the Township of
Hillsborough’s RDP has been determined to be 223 affordable units. This finding is consistent
with the Township’s current development conditions.

Vacant Land Inventory and Analysis Report
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ATTACHMENT A: VACANT LAND INVENTORY
TABLE
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VACANT DEVELOPABLE PARCELS AND SETTLEMENT SITES

Acres for . RDP
Propert Developable Zone Density for RDP
Block Lot Address SSA / Trunk Owner Total Acres RDP Comments Zone ) Affordable
y Class Acres . Density Calc )
Calculation Units
Combined
WESTERVELT, RANDALL 10 du/ac,
22 1 1 0.662805 0.662805 13 . 2.00 2.60
THIRD STREET  |Y / Flagtown E & GLORIA Z\c/zso 8 CR 20% set aside
Combined
WESTERVELT, RANDALL 10 du/ac
22 2 1 ! 0.252556 0.252556 . 2.00 ! 0.00
THIRD STREET  |Y / Flagtown E & GLORIA :\C/:SO 8 CR 0% set aside
Combined
WESTERVELT, RANDALL 10 du/ac,
22 3 1 0.126277 0.126277 . 2.00 0.00
THIRD STREET  |Y / Flagtown E & GLORIA Z\c/zso 8 CR 20% set aside
Combined
WESTERVELT, RANDALL 10 du/ac
22 4 1 ! 0.126274 0.126274 . 2.00 ! 0.00
THIRD STREET  |Y / Flagtown E & GLORIA :\C/:SO 8 CR 0% set aside
Combined
WESTERVELT, RANDALL 10 du/ac,
22 17 1 0.126259 0.126259 . 2.00 0.00
FOURTH STREET |Y / Flagtown E & GLORIA Z\c/zso 8 CR 20% set aside
Combined 10 du/ac
37 1 1 TENTH STREET |Y / Flagtown SOLY, ELLEN E 0.151475 0.151475 1 over 0.8 CR 2.00 ! 2.00
acres 20% set aside
Combined 10 du/ac
37 2 1 HALL AVENUE |Y / Flagtown SOLY, ELLEN E 0.252421 0.252421 over 0.8 CR 2.00 ’ 0.00
acres 20% set aside
Combined 10 du/ac
37 5 1 NINTH STREET |Y / Flagtown SOLY, ELLEN E 0.126473 0.126473 over 0.8 CR 2.00 7 0.00
acres 20% set aside
Combined 10 du/ac
37 14 1 TENTH STREET |Y / Flagtown SOLY, ELLEN E 0.126297 0.126297 over 0.8 CR 2.00 ’ 0.00
acres 20% set aside
Combined 10 du/ac
37 15 1 TENTH STREET |Y / Flagtown SOLY, ELLEN E 0.378767 0.378767 over 0.8 CR 2.00 7 0.00
acres 20% set aside
DUKES DUKE FARMS Partially 10 du/ac,
51 2 3B i 21.846248 15.2 15 0.00 30.00
paRKWAY EasT |*/ REMaINTr | 5 INDATION Developable | 02 20% set aside
SAl MIDDLESEX Partiall 10 du/ac,
58 1.09 1 ROUTE 206 Y/ RB MainTr  |FARMS,LPC/O 9.168285 1.95 2 v 13 0.00 ! 4.00
VISCEGLIA Developable 20% set aside
58 6701 | 1 |[P30DUKES ¥/RB MainTr | URNKEYDUKESEAST, | 630939 3.45 345 |Partially 12 0.00 10du/ac, 6.90
PARKWAY EAST LLC Developable 20% set aside
WEST ESSEX 10 du/ac,
65 12.03 1 i 4.720161 4.720161 5 4.00 10.00
ROUTE 206 Y / RB MainTr INDUSTRIAL PARK Vacant HS 20% set aside
Vacant
CAMPLAIN SANTOS ENTERPRISES, 10 du/ac,
71 7&8 1 Y / RB MainT 0.95 0.95 1 C 11 0.00 2.00
ROAD /RBMainTr |, - Osz]Z::ip 20% set aside
Combined
40 SUNNYMEAD 10 du/ac
117 3 1 i 1.479594 1.479594 2 . 0.45 ! 4.00
ROAD Y /RB MainTr  |NUSBAUM, JOHN :\C/:SO 8 RA 20% set aside
Combined 10 du/ac
117 4 1 GRANT STREET |Y/RB MainTr NUSBAUM, JOHN 0.139926 0.139926 over 0.8 RA 0.45 ’ 0.00
acres 20% set aside
Combined 10 du/ac
117 5 1 GRANT STREET [Y/RB MainTr NUSBAUM, JOHN 0.466795 0.466795 over 0.8 RA 0.45 7 0.00
acres 20% set aside
GUTMAN, LYDIA & 10 du/ac
143 27 1 ’ 8.711176 8.711176 8.7 0.85 ’ 17.40
VALLEY ROAD |Y / Valley MATTHEW Vacant R 0% set aside
Partially 10 du/ac,
163.22 40 1 - 10.392424 3.61 3.61 6.00 7.22
¥/ Clar-Amwell Developable GA 20% set aside
10 du/ac,
174 20.01 1 Y / Frankfort 1.335637 1.335637 1.34 Vacant AG 0.10 | 2.68
20% set aside
PLEASANT VIEW Partially 10 du/ac,
175 41 3B Y/H tead |AMES, ALAN W 22.049595 13.1 13.1 AG 0.15 K 26.20
ROAD / Homestea Developable 20% set aside
MOUNTAIN ALVAREZ, CARLOS & Partially 10 du/ac,
180.09 20.01 3B Y/H tead 15.653581 10.5 10.5 AG 0.15 21.00
VIEW ROAD /Homestead |1\ <510, BLANCA Developable 20% set aside
SUNNYMEAD X MALENCHEK, ROBERT Partially 10 du/ac,
182 6 3B Y/Ti (| 4.110165 2.32 2.32 RA 0.45 4.64
ROAD /Triangle SR Developable 20% set aside




VACANT DEVELOPABLE PARCELS AND SETTLEMENT SITES

X KILBRIDE, BARBARA Partially 10 du/ac,
182 47.01 1 FALCON ROAD |Y/Ti (| 3.806516 3.16 3.2 RA 0.45 6.40
/Triangle TRUSTEE Developable 20% set aside
. Partially 10 du/ac,
198 5 1 24.172207 19.73 19.73 0.00 39.46
¥/ RB MainTr Developable bz 20% set aside
AJAMIAN, JAMES & Partially 10 du/ac,
199 37.01 1 AMWELL ROAD Y/ RB MainT 4.019704 3.67 3.67 R 0.85 7.34
/ antr JULIAE Developable 20% set aside
HUNT, RICHARD & 10 du/ac,
199 37.02 1 i 1.977593 1.7 1.7 0.85 3.40
BROWER LANE Y/ RB MainTr CATHERINE Vacant R 20% set aside
DAVIDOVICH, J ET AL 10 du/ac
199 51 1 i ! 8.56486 5.7 5.7 6.00 ! 11.40
AMWELL ROAD |Y / RB MainTr C/O SARZILLO Vacant GA 20% set aside
HOMESTEAD Partially 10 du/ac,
200.02 12.01 1 Y/H tead [REISS BM, LLC 8.400945 3.65 3.65 GB 0.50 K 7.30
ROAD / Homestea Developable 20% set aside
CAMPOQS,C&CAMPOS,P Partiall 10 du/ac
204 47.01 3B |WOODS ROAD [Y/Homestead |&CAMPOS,C&CAMPOS | 9.656626 33 33 v RA 0.45 ! 6.60
R Developable 20% set aside
TOTAL DEVELOPABLE ACRES 849 RDP| 222.54




ATTACHMENT B: VACANT LAND MAPPING
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ATTACHMENT C: EXISTING LAND USE MAP
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Appendix B: Spending Plan



TOWNSHIP OF HILLSBOROUGH
AFFORDABLE HOUSING TRUST FUND SPENDING PLAN
June 2025

The Township of Hillsborough has a history of compliance with its Mount Laurel affordable
housing obligation and has previously implemented all necessary ordinances for
establishing an affordable housing trust fund financed through the collection of mandatory
development fees to assist in accomplishing the provision of affordable housing.

The Township has prepared a Fourth Round Housing Element and Fair Share Plan that
advances a comprehensive strategy for meeting its regional share of affordable housing
need in accordance with the intent of the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.)
and the Fair Housing Act (N.J.S.A. 52:27D-301), and in accordance with the procedural and
substantive requirements of N.J.A.C. 5:93-1 et seq. and N.J.A.C. 5:91-1 et seq. The Township
has actively participated in the Fourth Round compliance process.

The Township’s existing development fee ordinances, codified as Chapter 130, Article XVIII
of the Township’s General Legislation, most recently revised in 2019, will be updated and
continue to require and regulate the collection of residential and non-residential
developmentfees as revenue for the Township’s affordable housing trust fund. The sections
below outline the Township’s plan for the administration and use of collected development
fee revenues as per the requirements of N.J.A.C. 5:93-5.1(c).

Projected Revenues through 2035

A projection of anticipated revenues to be collected during the tenure of the Fourth Round
has been calculated based on historical annualized trends in the amount of development
fees collected to date.

As of December 31, 2024, the Township had a balance of $240,583 in the trust fund account.
The current interest rate on the account is 3.10%. In 2024, Hillsborough expended
$99,458.91 from the account and generated in $297,046.25 in revenue through development
fees and interest earned on the account. The development fees collected in 2024 totaled
$295,774.01. This figure provides a reasonable estimate for anticipated annual
development fee revenue through 2035.

The Township of Hillsborough projects a total of $3,381.585.95 in revenue and interest to be
collected from 2025 to 2035. This projected amount, when added to the trust fund balance
from December 31, 2024, results in an anticipated total revenue of $3,622,169.13 available
to fund and administer the Township’s affordable housing plan and programs. All interest
earned on the account shall accrue to the account and be used only for the purposes of
affordable housing. See the Projected Revenues Table, appended to the end of this



Spending Plan.

ll.  Administrative Mechanisms for Collecting and Distributing Revenues

The Township’s existing processes for the collection of development fees are recorded in
188-139.6 of Hillsborough’s General Legislation. Procedures for collection, administration,
and distribution of development fees as affordable housing trust fund revenues are fully
established in this section. The Township’s ordinance complies with P.L. 2008, ¢.46 section
8(C. 52:27D-329.2) and the Statewide Non-Residential Development Fee Act (C. 40:55D-8.1
through 8.7). Except as previously provided under §188-139.6, 50% of the initially calculated
development fee shall be collected at the time of issuance of the construction permit. The
remaining portion shall be collected at the time of issuance of the construction permit and
that determined at the time of issuance of the certificate of occupancy.

The Development Fee Ordinance covers the following general topics:

Determination of residential development fees;

Determination of non-residential development fees;

Fee collection procedures;

Operation of the affordable housing trust fund;

Permitted uses of funds;

Monitoring; and

7. Ongoing collection of fees as related to affordable housing compliance.

o0k N~

All development fees are deposited in a separate affordable housing trust fund. Per
stipulations in the Affordable Housing Ordinance, the account and the record of distribution
of funds is maintained by the Township’s Chief Financial Officer.

lll.  Anticipated Use of Trust Fund

The Affordable Housing Trust Fund is an interest-bearing fund maintained by the Township’s
Chief Financial Officer for the purpose of depositing development fees collected from
residential and nonresidential developers and proceeds from the sale of units with
extinguished controls. Interest accrued in the Trust Fund shall only be used to fund eligible
affordable housing activities approved by the Court. The following additional funds shall be
deposited into the Trust Fund and shall at all times be identifiable by source and amount:

1. Payments in lieu of on-site construction of a fraction of an affordable unit, where
permitted by ordinance or by agreement with the Township of Hillsborough;

2. Funds contributed by developers to make 10% of the adaptable entrances in a
townhouse or other multistory attached dwelling unit development accessible;

3. Rentalincome from municipally operated units;

Repayments from affordable housing program loans;

5. Recapture funds;

>



6. Proceeds from the sale of affordable units; and
7. Any other funds collected in connection with the Township’s affordable housing
program.

(A) Rehabilitation Requirement

As discussed in the Housing Element and Fair Share Plan, Hillsborough has a
rehabilitation present need obligation of 33 units in the Fourth Round. Hillsborough
plans to dedicate an average of $30,000 per unit to rehabilitation projects,
rehabilitating three (3) units per year from 2025-2032, and four (4) units per year from
2033-2035, for a total of $1,080,000 spent on rehabilitation. An outline of these
expenditures can be found in Table 3 attached to this Spending Plan.

(B) Affordability Assistance Requirement

As per the requirements of N.J.A.C. 5:93-8.16, at least thirty (30%) percent of all
development fees and interest earned shall be used to provide low- and moderate-
income households in affordable units with affordability assistance. One-third of the
affordability assistance portion of development fees collected shall be used to provide
affordability assistance to those households earning thirty percent (30%) or less of the
median income for the housing region in which Hillsborough is located.

Affordability assistance to households earning 30% or less of median income may
include buying down the cost of low- or moderate-income units in the municipal Fair
Share Plan to make them affordable to households earning 30% or less of median
income.

Affordability assistance programs may include down payment assistance, security
deposit assistance, low-interest loans, rental assistance, assistance with
homeowner’s association or condominium fees and special assessments, and
assistance with emergency repairs.

The required affordability assistance shall specifically be used to provide affordability
assistance to very low-income households (i.e. those households earning thirty
percentor less of regional medianincome). The Township anticipates usinga minimum
of $72,174.95 from the Affordable Housing Trust Fund towards affordability
assistance.

Extension of Controls

Hillsborough Point — This development has fifteen (15) low- and moderate-income
units that currently maintain controls that expire on July 10, 2032. The Township, in
accordance with the recent legislation intends to utilize Affordable Housing Trust Fund
dollars to extend all of the controls is seeking to extend such controls during this
Round, at a cost of $10,000 per unit.



v.

V.

The Township of Hillsborough anticipates spending $1,125,000 on affordability
assistance through the Fourth Round. The projected minimum affordability assistance
requirement through 2025 is calculated as follows:

Table 1. Minimum Affordability Assistance
Trust fund balance as of 12/31/2024 $ 240,583.18
Projected development fees plus interest, 2025-2035 $ 3,381,585.95
PROJECTED TOTAL | $ 3,622,169.13

Projected minimum affordability assistance requirement
(30%)

Projected minimum required for very low-income
households (1 /3 of total affordability assistance)

$1,086,650.74

$ 362,216.91

(C) Administrative Expenses

Hillsborough Township may contract with a private or public entity to administer any
part of its Housing Element and Fair Share Plan. Also in accordance with N.J.A.C. 5:93-
8.16, to the extent that funds are available after funding the programs outlined above,
the Township can use up to twenty (20%) percent of all revenues collected from
development fees on administration, including, but not limited to, salaries and
benefits for municipal employees or consultant fees necessary to develop or
implement a new construction program, rehabilitation program, a Housing Element
and Fair Share Plan, an affirmative marketing program, income qualification of
households, monitoring the turnover of sale and rental units, and/or compliance with
monitoring requirements.

The projected maximum administrative expenditures through 2035 is calculated as
follows:
Table 2. Maximum Administrative Expenditures
Trust fund balance as of 12/31/2024 $ 240,583.18
Projected development fees plus interest, 2025-2035 $ 3,381,585.95
PROJECTED TOTAL | $ 3,622,169.13

Projected maximum administrative expenditures (20%) $724,433.83

Schedule for New or Rehabilitated Housing Units

The schedule for new or rehabilitated housing units is documented by year in the Projected
Expenditures table attached to this Spending Plan.

Expenditure Schedule



The schedule for expenditures by year can be found in Table 3 attached to this Spending
Plan.

vi. Excess of Funds

In the event that more funds than anticipated are collected, these excess funds will be used
to fund additional rehabilitation and/or affordability assistance programs.

Vil. Barrier Free Escrow

Collection and distribution of barrier free funds shall be consistent with the Township’s
Affordable Housing Ordinance in accordance with N.J.A.C. 5:97-8.5. A process describing
the collection and distribution procedures for barrier free escrow funds pursuantto N.J.A.C.
5:97-8.5 is detailed within the Affordable Housing Ordinance.

Vilil. In Sum

Hillsborough has prepared this Spending Plan in support of the implementation of its Fourth
Round Housing Element and Fair Share plan, and in accordance with the administrative
requirements of N.J.A.C. 5:93-1 et seq. The Spending Plan represents the Township’s
intended use of development fee revenues that are collected in its Housing Trust Fund,
illustrating how the Township will use these funds to provide for its fair share of regional
affordable housing need.



Table 3: Affordable Housing Trust Fund Fourth Round Spending Plan
Hillsborough Township, New Jersey

Projected Revenues for 2025 - 2035

Funding Source 2025

AHTF Balance as of 1/1/2025 $ 240,583.18 $ 240,583.18

Projected Development Fees $ 29577401 $ 295774.01 | $ 295,774.01 | $ 295,774.01 | $ 295,774.01 | $ 295,774.01 | $ 295,774.01 | $ 295,774.01 | $ 295,774.01 | $ 295,774.01 | $ 295,774.01 | $ 3,253,514.11

Payments in lieu of construction $ - $ - $ - $ - $ - $ - $ - $ - $ - $ - $ - $ -

Other funds $ - $ - $ - $ - $ - $ - $ - $ - $ - $ - $ - $ -

Interest on total account balance (3.10%) $ 4,35572 | $ 5,903.37 | § 7,451.01 | § 8,998.66 | $ 10,546.30 | $ 12,093.94 | $ 13,641.59 | $ 15,189.23 | $ 15,806.88 | $ 16,579.52 | $ 17,505.62 | $ 128,071.84

Total $ 54071291 |$ 301,677.38 | § 303,225.02 | $ 304,772.67 | $ 306,320.31 | $ 307,867.95 | $ 309,415.60 | $ 310,963.24 | $ 311,580.89 | $ 312,353.53 | $ 313,279.63 | $ 3,622,169.13

Projected Expenditures for 2025 - 2035

Type 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 Total

Rehabilitation Program $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 120,000.00 | $ 120,000.00 | $ 120,000.00 | $ 1,080,000.00

Affordability Assistance $ 90,000.00 [ $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 90,000.00 | $ 85,000.00 | $ 80,000.00 $ 1,125,000.00

Extension of Controls $ 150,000.00

Administrative Costs $ 65,850.00 | $§  65,850.00 | $ 65,850.00 | $ 65,850.00 | $ 65,850.00 | $ 65,850.00 | $ 65,850.00 | $ 65,850.00 | $ 65,850.00 | $ 65,850.00 | $ 65,900.00 | $ 724,400.00

Total $ 395,850.00 [ $ 245,850.00 | $ 245,850.00 | $ 245,850.00 | $ 245,850.00 | $ 245,850.00 | $ 245,850.00 | $ 245,850.00 | $ 275,850.00 | $ 270,850.00 | $ 265,900.00 | $ 2,929,400.00
Projected Balance available for Future Projects and Programs | $ 692,769.13




Appendix C: Windshield Survey



Township of Hillsborough

COUNTY OF SOMERSET
THE PETER J. BIONDI BUILDING
379 SOUTH BRANCH ROAD
HILLSBOROUGH, NJ 08844
(908) 3694313

www.hillsboroughnj gov

MEMORANDUM

TO: Jennifer Beahm, PP, AICP, Hillsborough Township Affordable Housing
Planner, Leon S. Avakian, Inc. Consulting Engineers

FROM: David Kois, PP, AICP, Planning Director / Deputy Zoning Official

DATE:  May 20, 2025

RE: Fourth Round Affordable Housing: Present Need Obligation Windshield
Study for the May 2025 Housing Plan Element and Fair Share Plan

On October 18th, 2024, the New Jersey Department of Community (DCA) issued a report
entitled "Affordable Housing Obligations for 2025-2035 Fourth Round Methodology and
Background,” wherein the DCA reported its estimate of the Present Need (Rehabilitation)
Obligation for Hillsborough Township to be one hundred eleven (111).

On January 28, 2025, the Hillsborough Township Committee adopted Resolution Consent
#17, which stated that, “The Township secks to commit to a Present Need Obligation of one
hundred eleven (111), as determined by the DCA, subject to a reservation of the Township's
rights to pursue a reduction of its Present Need Obligation through a windshield study as
authorized by COAH's regulations.

The Affordable Housing Law defines “deficient housing units” as housing that is over 50
years old and overcrowded, that lacks complete plumbing, or that lacks complete kitchen
facilities. With the assistance of the Hillsborough Tax Assessor's Office, the Planning &
Zoning Department identified and mapped all residential properties that are 50+ years old
(Constructed prior to 1975). A copy of the map is attached. A team from the Hillsborough
Health Department, Michael Carr, MPH, R.E.H.S., Director of Environmental Programs, and
Ronald Skobo, Property Maintenance/Code Enforcement, surveyed each property using the
DCA's criteria to identify the accurate number of dwelling units in need of rehabilitation. At
the conclusion of the study, thirty-three (33) dwelling units were identified in need of repair.
A copy of the Structural/Exterior Conditions Survey is included. As a result, the Present

Need Obligation can be adjusted to thirty-three (33) for Hillsborough Township.
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Appendix D: Draft Ordinances and Concept Plans



Draft Ordinances and
Concept Plans



Draft Amended Sherman Redevelopment Plan - Habitat for Humanity

Redevelopment Par

Permitted Principal Uses. Detached single-family dwellings, attached single-family
dwellings, and town houses, Public facilities including but not limited to parks and

recreation, emergency services, and schools.

Permitted Accessory Uses. Uses customarily incidental and accessory to single-family
residential communities such as garages and storage sheds.

Redevelo nt Parcel B

Permitted Principal Uses. Multifamily dwellings. Public facilities including but not limited
to parks and recreation, emergency services, and schools.

Permitted Accessory Uses. Uses customarily incidental and accessory to multifamily
residential communities including garages, leasing and maintenance offices, and
non-commercial community recreational facilities.

3.4.2 Design Standards for Parcel A

Residential development on Parcel A will conform to the CR-Central Residential zone
standards, except for the maximum number of dwelling units. The maximum number shall
be_6 units or more if feasible based on site constraints. The affordable controls shall be
permanent and comply with applicable affordable housing regulations including but not
limited to Article VII of this Chapter; and the Uniform Housing Affordability Controls
(N.I.LA.C. 5:80-26.1 et seq.), which shall control in the case of any conflicts with this ordinance,
provided that a minimum of 13% of the total low and moderate- income units shall be
affordable to very low income households (i.e. 30% or less of median income). Any elements
not covered by these standards will be subject to other appropriate provisions of this
redevelopment plan and/or the Hillsborough Land Use and Development Ordinance.

The final design of any use will be subject to a concept plan approved by the Township
Committee as the redevelopment entity; and approval by the planning board during the
development review process in accordance with Section 5.3.

3.4.3 Design Standards for Parcel B

The following design standards will be applied to all development on Parcel B. Any elements
not covered by these standards will be subject to other appropriate provisions of this
redevelopment plan and/or the Hillsborough Land Use and Development Ordinance.

The final layout of all structures in the rehabilitation area will be subject to a concept plan
approved by the Township Committee as the redevelopment entity; and approval by the
planning board during the development review process in accordance with Section 5.3. All
structures will be arranged to provide adequate light and air, a safe and efficient pedestrian

May 29, 2025 Page | 4
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Draft Proposed - Falcon Road Ordinance
SECTION 3. Add new Section 188-113.10 Multifamily Inclusionary District-2 (MFID-2) as
follows.

§188-113.10 Multifamily Inclusionary District-2 (MFID-2)
A. Purpose, applicability, and affordable housing obligation.

(1) The purpose of the MFID-2 zone is to establish a multifamily residential zone that provides
for affordable housing. The standards are intended to offer maximum flexibility for site design and
selection of dwelling unit types in order to offer a balanced housing pattern attractive to all income
and age segments of the community as part of the Township's fair share housing plan for meeting the
Township’s low and moderate-income housing needs.

(2) This zone applies to Lot 7 in Block 141 on the Hillsborough Township Tax Map.

(3) A minimum of 24% of the units in the zone shall be low-and moderate-income units in
accordance with applicable affordable housing regulations including but not limited to Article VII of
this Chapter; and the Uniform Housing Affordability Controls (N.LA.C. 5:80-26.1 et seq.), which shall
control in the case of any conflicts with this ordinance, provided that a minimum of 13% of the total
low and moderate- income units shall be affordable to very low income households (i.e. 30% or less of

median income).
B. Permitted principal uses.
(1) Multifamily dwellings.
C. Permitted accessory uses.
(1) Recreational or community facilities for the collective use of the residents and their guests such as
but not limited to sitting or picnic areas, playgrounds, walking, cycling or exercise trails, and
other appropriate active and passive recreational facilities associated with residential

communities.

(2) Management and maintenance facilities such as but not limited to: garages, storage sheds,
maintenance facilities, and leasing offices that may include partial, noninhabitable model units.

(3) All other uses customarily incidental and accessory to multifamily residential communities.
D. Yard and bulk requirements.
(1) Minimum lot size: 15 acres.

(2) Maximum residential units: 207 inclusive of the affordable housing obligations in Section 188-
113.8.A.(3) above.

(3) Maximum impervious coverage: 60%.

(4) Minimum principal building setback from external tract boundary: 10 feet.



Draft Proposed - Falcon Road Ordinance

()

(6)

Minimum accessory building setback from external tract boundary: 5 feet.
Minimum internal building setbacks. Setbacks for buildings shall be measured from the closest

point of the building to the face of curb along all internal streets.
(a) From internal streets: 15 feet.

(b) From off-street parking areas: 5 feet.

(c) Between buildings — side to side: 15 feet.

(d) Between buildings — side to rear: 30 feet.

(e) Between buildings - rear to rear: 40 feet.

Maximum building height. “Building height” shall be defined as the vertical distance from the
average grade at the ground level adjoining the front wall to the top of the highest gable, slope

of a hip roof or otherwise the highest point on the roof.

(a) Residential Buildings: 4 stories/55 feet when parking is located on first floor.

Parking requirements.

1)

(2)

The number and dimensions of all residential on-site parking shall be governed by the NJ
Residential Site Improvement Standards (RSIS).

All parking areas shall be set back at least 5 feet from a tract boundary. In addition, parking that
is potentially visible from an off-site residential use shall be appropriately screened by a
combination of landscaping, berms and/or fencing that is acceptable to the applicable reviewing
board.

Signs.

A signage program shall be established as part of the development review and approval process
pursuant to the requirements contained in Section 188-83 unless otherwise noted below.

1)

(2)

€)

There shall be a consistent sign design theme throughout the development. A unifying design
theme shall include style of lettering, method of attachment, construction material, size

proportion, lighting, position and day/night impacts.

A comprehensive signage plan shall be provided with a site plan or subdivision application that
covers overall project identification, individual building identification, traffic regulations,
pedestrian crossing, street identification, parking and directional instructions. A signage
hierarchy shall be established governing the above signage categories.

One monument sign measuring no greater than 20 square feet and four feet high is permitted at
each major entrance from Gateway Blvd and at the tract frontage on Falcon Road. Each sign shall
be set back at least 20 feet from the public right-of-way.



Draft Proposed - Falcon Road Ordinance

G. Supplemental regulations.

(1)

(2

(6)

%)

@)

Multiple permitted principal and accessory structures shall be permitted on the same lot.

A comprehensive landscape plan prepared by a licensed Landscape Architect shall be provided
for the entire site including a restoration and maintenance plan for all open space areas in
accordance with Section 188-113.8.G.(4) above.

Exterior building design shall be coordinated with regard to color, types of materials,
architectural form, and detailing. Multiple buildings on the same site shall be designed to create a
cohesive relationship between the buildings.

An internal pedestrian circulation system shall be provided. Appropriate sidewalks, pavement
treatments, crosswalks, and signage shall be provided. A pedestrian walkway and enhanced
crosswalks shall connect the internal pedestrian system to any on-site community facilities.

Fencing may be included on the perimeter of the tract, or within the tract, provided that the
fencing is of an architecturally compatible design and consistent throughout the tract. Solid
fences are prohibited except when used for screening purposes. No fence shall exceed a height of
five feet above finished grade unless otherwise indicated herein.

All trash and recycling storage areas shall be screened from the public view at the ground level
using brick or masonry walls, solid wooden fences or simulated wooden (e.g., PVC) fences and
perimeter landscaping on three sides with a compatible gate design on the fourth side. The height
of the screening walls shall be six feet. All dumpsters shall have a secure lid.

If the applicant proposes to phase the development, the phasing plan shall be subject to approval
with the site plan or subdivision application.

If there exists any conflict(s) between New Jersey Department of Environmental Protection
(NJDEP) and local municipal ordinance in the treatment of protecting waterways, stream
corridors, wetlands and any other environmentally sensitive areas, the NJDEP rules and
regulations shall govern on this property.

I. Subdivision requirements.
A tract may be subdivided to accommodate certain documented financing arrangements in accordance with

the follo

wing provisions:

(1) The tract shall not be subdivided into more than TWO separate lots.

(2) The minimum lot size shall be 6 acres.

(3) Lot lines shall follow traditional boundaries such as roadway centerlines and curb lines.

4) All lots shall abut and have direct access to either a public or private street.



Draft Proposed - Falcon Road Ordinance

©)

(6)

@)

Lot lines shall not bisect or otherwise split buildings, parking spaces, parking rows,
recreation facilities, or other functional structures.

Permanent cross-access easements shall provide all lots with access to Falcon Road, shared
community and recreation facilities, parking lots, and school bus stops.

All required maintenance of the tract including but not limited to landscaping, community
buildings and facilities, utilities, street repairs and snow plowing, shall continue to be the
responsibility of a single entity.

The applicant must demonstrate how the subdivided tract would be completed in its
entirety in compliance with the approved site plan.
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Township of Hillsborough

COUNTY OF SOMERSET
THE PETER J. BIONDI BUILDING
379 SOUTH BRANCH ROAD
HILLSBOROUGH, NJ 08844
(908) 369-4313
www.hillsboroughnj.gov

ORDINANCE 2025-__

An Ordinance Amending Chapter 188 “Land Use and Development”, Article V “Districts and Standards”,
Of The Code Of The Township Of Hillsborough By Addition Of A New Section “Homestead Road
Inclusionary Residential District”. Further Consideration And Public Hearing To Be Held On 2025.

NOW, THEREFORE, BE IT ORDAINED, by the Township Committee of the Township of Hillsborough, County of
Somerset, State of New Jersey, that Chapter 188 “Land Use and Development”, Article V “Districts and Standards”, of the
Code of the Township of Hillsborough is hereby amended by addition of a new Section ____ “Homestead Road
Inclusionary Residential District”.

Section 1. Chapter 188 “Land Use and Development”, Article V “Districts and Standards”, of the Code of the Township
of Hillsborough is hereby amended by addition of a new Section “Homestead Road Inclusionary Residential
District” as follows:

§ Homestead Road Inclusionary Residential District

A. Purpose, applicability, and affordable housing obligation.

(1) The purpose of the Homestead Road Inclusionary Residential District is to establish a residential zone that
provides for affordable housing and market rate townhomes. The standards are intended to offer maximum
flexibility for site design and selection of dwelling unit types in order to offer a balanced housing pattern
attractive to all income and age segments of the community as part of the Township's fair share housing plan for
meeting the Township’s low- and moderate-income housing needs.

(2) This zone applies to the following properties: Block 200.10, Lots 33 and 32 on the Hillsborough Township Tax
Map.

(3) 24% of the total number of residential units constructed in the zone shall be low- and moderate-income units in

accordance with applicable affordable housing regulations.
B. Permitted principal uses
(1) Townhomes.

(2) Stacked townhouses.

C. Permitted accessory uses.



(1) Recreational or community facilities for the collective use of the residents and their guests such as but not limited
to: clubhouses, swimming pools, pickle ball sitting or picnic areas, walking, cycling or exercise trails and other
appropriate active and passive recreational facilities associated with residential communities.

(2) Dog washing facilities for the benefit of residents.

(3) Storage facilities for the benefit of residents.

(4) Waste and recycling receptacles, storage areas and/or enclosure areas.

(5) Fences.

(6) Retaining walls.

(7) Temporary leasing and construction trailers.

(8) Generators.

(9) Off-street parking and loading

(10) A maintenance building for snow removal and other maintenance equipment customarily required for a
residential development of this size and scope.

(11)  Above and/or below ground detention basins, retention basins, and/or stormwater management uses and/or
structures, which shall have no buffer or setback requirements.

(12)  Above and/or below ground utilities including but not limited to, sanitary sewer pump station, cable
television and telephone boxes, manholes, fire hydrants, electrical transformers, and other utilities that are
customary to a residential development of this type, which shall have no buffer or setback requirements

D. Yard and Bulk Requirements

For the purposes of this section a “tract” is defined as an area of land comprised of one or more adjacent lots which
together have sufficient dimension and area to make one parcel of land meeting the requirements of this section for the
uses intended. There shall be no more than one residential tract in the district.

(1) Maximum tract size: 110 acres.

(2) Minimum tract size: 40 acres

(3) Minimum area reserved for recreation and open space (entire tract): 25% .

(4) Maximum number of residential units (entire tract): 440

(5) Maximum building coverage (entire tract): 45% .

(6) Maximum impervious coverage (entire tract): 50% .



(7) All residential development shall be serviced by both public water and sewer facilities, except for any units
constructed outside the sewer service area which may be serviced by septic.
(8) Minimum principal building setback from external tract boundary: townhomes, 50 feet.
(9) Minimum accessory building setback from external tract boundary: 50 feet.
(10) Minimum landscaped buffer from adjoining residential uses or zones: 25 feet.
(11) Minimum internal building setbacks. Setbacks for buildings shall be measured from the closest point of the
building to the nearest edge of the sidewalk or curb, whichever is closer, along internal streets
a From internal streets: 20 feet.
b From off street parking areas: 10 feet.
c Between buildings, side to side: 20 feet.
d Between buildings, rear to rear: 40 feet.
(12) Maximum building height:
a Townhomes: three stories/45 feet.

b  Club house: 35 feet.

Other accessory buildings: 28 feet.

F. Parking requirements.
(1) Residential: In accordance with the RS.L.S.

H. Open space and recreational requirements.

(1) No less than 25% of the total residential tract area shall be devoted to conservation, open space, and/or

recreational purposes. Required open space may include flood hazard areas, watercourses, water bodies, stream

corridors, wetland areas, wetland buffer areas, utility corridors, and detention basins.

(2) Grading, landscaping, planting, walkways, trails, fencing, lighting, drainage structures, utilities servicing the

development (both above and below ground), pump houses, irrigation facilities, ponds, basins, and other related

improvements may be provided in the required open spaces.

(3) The regular and customary maintenance of vegetation and facilities within any common open space shall be
conducted by a private association, including but not limited to: lawn maintenance; planting and mulching of
landscape beds; tree maintenance; removal of dead or diseased trees or limbs; removal of invasive plant species;
pond and stormwater facility maintenance to preserve or improve water quality; cleaning, improvement, and



I. Signs.

1

@)

protection of drainage systems; site stabilization measures; and similar improvements to ensure appropriate use
and enjoyment by the residents and generally keep the open spaces clean and maintained.

A signage program shall be established as part of the development review and approval process pursuant to the
requirements contained in Section 188-83.].

A comprehensive signage plan shall be provided with each site plan or subdivision application that establishes a
hierarchy for overall project identification, individual building identification, traffic regulations, pedestrian
crossing, street identification, parking, and directional instructions. The sign plan shall present a consistent
design theme throughout the development including but not limited to style of lettering, method of attachment,
construction material, size proportion, lighting, position, and day/night impacts.

J. Supplemental regulations.

1)

)
@)

4)

©)

(6)

Location, design, and control of fences, lighting, public and private landscaping (including street trees),
community buildings and related parking, bikeways and pathways, entrance structures, signage, and private
roads, to the extent that they are proposed, shall be incorporated in the subdivision and/or site plan submitted for
approval.

Multiple permitted principal and accessory structures shall be permitted on the same lot.

Exterior building design shall be coordinated with regard to color, types of materials, architectural form, and
detailing. Multiple buildings on the same site shall be designed to create a cohesive relationship between the
buildings.

Walls and fencing may be included on the perimeter of the tract, or within the tract, in accordance with Section
188-113.1.F(6). No fence or wall shall exceed a height of five feet above finished grade unless it is screening a trash
enclosure, in which case the maximum height shall be six feet.

An internal pedestrian circulation system shall be provided with appropriate sidewalks, pavement treatments,
crosswalks, and signage which shall be permissible in required buffer and setback areas. This shall also include a
sidewalk or walking trail along Homestead Road.

If the applicant proposes to phase the development, the phasing plan shall be subject to approval with the site
plan or subdivision application.

Section 2. This Ordinance shall be construed so as not to conflict with any provision of New Jersey or Federal law. The
provisions of this Ordinance shall be cumulative with, and not in substitution for, all other applicable zoning, planning,
and land use regulations. All other ordinances or other local requirements that are inconsistent or in conflict with this
Ordinance are hereby repealed to the extent of any inconsistency or conflict, and the provisions of this Ordinance shall

apply.

Section 3. If any provisions of this Ordinance shall be adjudged invalid, such adjudication shall not affect the validity of
the remaining provisions, which shall be deemed severable therefrom.

Section 4. After introduction, the Township Clerk is hereby directed to provide a copy of the within Ordinance to the
Planning Board of the Township of Hillsborough for its review in accordance with N.LS.A. 40:55D-26 and



N.LS.A.40:55D64. The Planning Board is directed to make and transmit to the Township Committee within 35 days after
referral, a report including identification of any provisions in the proposed Ordinance which are inconsistent with the
Master Plan and recommendations concerning any inconsistencies and any other matter as the Board deems appropriate.

Section 5. After introduction, the Township Clerk is hereby directed to provide by personal service or certified and
regular mail, at least 10 days prior to the scheduled hearing, a copy of this Ordinance and a Notice of Hearing in
accordance with N.I.S.A. 40:55D-62.1 to: (1) the owners of the properties affected by this Ordinance; (2) the owners of all
properties within 200 feet of the boundaries of the affected properties; (3) the Office of Planning Advocacy; and (5) any
military facility commander who has registered with the municipality.

Section 6. After introduction, the Township Clerk is hereby directed to provide by personal service, certified mail or
email with confirmation that the email was delivered, at least 10 days prior to the scheduled hearing, a copy of this
Ordinance and a Notice of Hearing in accordance with N.J.5.A. 40:55D-15 to: (1) the clerk of any adjoining municipalities
located within 200 feet of the boundaries of the affected properties; and (2) the County Planning Board.

Section 7. This Ordinance shall take effect immediately upon its adoption, passage and publication according to law.

ATTEST: TOWNSHIP OF HILLSBOROUGH:

, Township Clerk , Mayor
Introduced: __/_ /2025
Published: _ / /2025
Public Hearing: _/ /2025
Adopted:
Published:
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Draft Proposed ~ Milelli Hillsborough, LLC Ordinance
Add new Section 188-X Town Center Inclusionary District-1 (TCID-1) as follows.

§188-X Town Center Inclusionary District-1 (TCID-1)
A. Purpose, applicability, and affordable housing obligation.

(1) The purpose of the Town Center Inclusionary District-1 is to provide an incentive for the
construction of affordable multifamily housing in the Town Center District as part of the Township's
fair share housing plan for meeting the region's low- and moderate-income housing needs.

(2) This zone applies to Lots 57, 59, 60 and 62 in Block 199 on the Hillsborough Township Tax
Map.

3) A minimum of 24% of the units in the zone shall be low-and moderate-income units in
accordance with applicable affordable housing regulations including but not limited to Article VII of
this Chapter; and the Uniform Housing Affordability Controls (N.LA.C. 5:80-26.1 et seq.), which shall
control in the case of any conflicts with this ordinance, provided that a minimum of 13% of the total
low and moderate- income units shall be affordable to very low income households (i.e. 30% or less of
median income). In no case shall there be less than 37 low- and moderate-income units provided on
the tract, regardless of the total number of units constructed. The total number of dwelling units shall

not exceed 156 units.

B. Permitted principal uses.
(1) Mixed use buildings with residential and/or office permitted only above first floor retail. Mixed-use
building is the only permitted use that may front Route 206.
(2) Single use multifamily buildings, but only if a minimum site. Multifamily buildings can only be

located at the back of the site behind mixed-use buildings.
(3) Town houses

C. Permitted accessory uses.
(1) All accessory uses permitted in the Town Center, TC District (Chapter 188-113.5).
D. Yard and bulk requirements.

(1) The bulk standards in Town Center, TC District Chapter 188-113.5 shall apply.
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APARTMENT SCHEDULE - ALL 4 BUILDINGS

FIRST FLOOR
LOBBY/ BLDG SUPPORT
AMENITIES
RETAIL/COMMERCIAL

SECOND FLOOR
ONE BEDROOM
TWO BEDROOM

THIRD FLOOR
ONE BEDROOM
TWO BEDROOM

TOTAL ONE BEDROOM

7.200 SF
5.000 SF
54,250 SF

35UNITS
34 UNITS

35 UNITS
34 UNITS

TOUNITS 51%

TOTAL TWO BEDROOM 68 UNITS 49%
TOTAL UNITS (APARTMENTS) 138 UNITS
TOTAL UNITS (TOWNHOUSE) 18 UNITS
TOTAL PROJECT SF 231,000 SF
PARKING SPACES:

311 SPACES

1O OUSE PAl G SPACES;

2 PER UNIT - 36 SPACES
AMENITIES NEEDED:

15 SF PER UNIT = 138 X 15 = 2,070 SF NEEDED

GYM NEEDS:

10 SF PER UNIT = 138 X 10 = 1,380 SF NEEDED




2ND + 3RD FLOOR PLAN

/706

APARTMENT SCHEDULE - ALL 4 BUILDINGS

FIRST FLOOR

LOBBY/ BLDG SUPPORT 7,200 SF

AMENITIES 5,000 SF

RETAIL/COMMERCIAL 54,250 SF
SECOND FLOCR

ONE BEDROOM 35 UNITS

TWO BEDROOM 34 UNITS
THIRD FLOOR

ONE BEDROOM 35 UNITS

TWO BEDROCM 34 UNITS
TOTAL ONE BEDROOM JOUNITS  51%
TOTAL TWO BEDROOM 68 UNITS  49%

TOTAL UNITS (APARTMENTS) 138 UNITS
TOTAL UNITS (TOWNHOUSE) 18 UNITS
TOTAL PROJECT SF 231,000 SF

PARKING SPACES;
311 SPACES

IOUSE P, ING SPACI
2 PER UNIT - 36 SPACES

AMENITIES NEEDED:
15 SF PER UNIT = 138 X 15 = 2,070 SF NEEDED

GYM NEEDS:
10 SF PER UNIT = 138 X 10 = 1,380 SF NEEDED
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Appendix E: Affirmative Marketing Requirements and Plan



Township of Hillsborough, NJ

§ 188-129. Affirmative marketing requirements.

A.

The Township of Hillsborough shall adopt by resolution an Affirmative Marketing Plan,
subject to approval of the Court, that is compliant with N.J.A.C. 5:80-26.15, as may be
amended and supplemented.

The Affirmative Marketing Plan is a regional marketing strategy designed to attract buyers
and/or renters of all majority and minority groups, regardless of race, creed, color, national
origin, ancestry, marital or familial status, gender, affectional or sexual orientation,
disability, age or number of children to housing units which are being marketed by a
developer, sponsor or owner of affordable housing. The Affirmative Marketing Plan is
intended to target those potentially eligible persons who are least likely to apply for
affordable units in that region. It is a continuing program that directs marketing activities
toward Housing Region 3 and is required to be followed throughout the period of restriction.

The Affirmative Marketing Plan shall provide a regional preference for all households that
live and/or work in Housing Region 3, comprised of Middlesex, Hunterdon and Somerset
Counties.

The municipality has the ultimate responsibility for adopting the Affirmative Marketing Plan
and for the proper administration of the Affirmative Marketing Program, including initial
sales and rentals and resales and rerentals. The Administrative Agent designated by the
Township of Hillsborough shall implement the Affirmative Marketing Plan to assure the
affirmative marketing of all affordable units.

In implementing the Affirmative Marketing Plan, the Administrative Agent shall provide a
list of counseling services to very-low-, low- and moderate-income applicants on subjects
such as budgeting, credit issues, mortgage qualification, rental lease requirements, and
landlord/tenant law.

The Affirmative Marketing Plan shall describe the media to be used in advertising and
publicizing the availability of housing. In implementing the Affirmative Marketing Plan, the
Administrative Agent shall consider the use of language translations where appropriate.

The affirmative marketing process for available affordable units shall begin at least four
months (120 days) prior to the expected date of occupancy.

Applications for affordable housing shall be available in several locations, including, at a
minimum, the County Administration Building and/or the County Library for each county
within the housing region; the municipal administration building and the municipal library in
the municipality in which the units are located; and the developer's rental office. Applications
shall be mailed to prospective applicants upon request.

In addition to other affirmative marketing strategies, the Administrative Agent shall provide
specific notice of the availability of affordable housing units in Hillsborough Township, and
copies of the application forms, to the following entities: Fair Share Housing Center, the New
Jersey State Conference of the NAACP, the Latino Action Network, the Greater Red Bank,
Asbury Park/Neptune, Bayshore, Greater Freehold, and Greater Long Branch Branches of
the NAACP, and the Supportive Housing Association.

Downloaded from https://ecode360.com/HI0602 on 2025-02-28



Township of Hillsborough, NJ
§ 188-129 § 188-129

J.  The costs of advertising and affirmative marketing of the affordable units shall be the
responsibility of the developer, sponsor or owner.

Downloaded from https://ecode360.com/HI0602 on 2025-02-28



AFFIRMATIVE FAIR HOUSING MARKETING PLAN
For Affordable Housing in (REGION 4)

l. APPLICANT AND PROJECT INFORMATION

(Complete Section | individually for all developments or programs within the municipality.)

Ta. Administrative Agent Name, Address, 1b. Development or Program Name, Address
Phone Number
Administration of Affordable Units

CME Associates
1460 Route 9 South
Howell, NJ 07731
(732) 462-7400

Tc. 1d. Price or Rental Range le. State and Federal Funding
Number of Affordable Units: Sources (if any)
TBD From TBD

None

Number of Rental Units:  TBD To TBD

Number of For-Sale Units: TBD

1f. 1g. Approximate Starting Dates

O Age Restricted
Advertising:  TBD Occupancy: TBD

X Non-Age Restricted

1h. County 1i. Census Tract(s): TBD
Mercer, Monmouth, Ocean

1j. Managing/Sales Agent’'s Name, Address, Phone Number

TBD

1k. Application Fees (if any): Application fee applies. Credit and Criminal Background Check Fees
may apply. Amenities are not included.

(Sections Il through IV should be consistent for all affordable housing developments and programs
within the municipality. Sections that differ must be described in the approved contfract between
the municipality and the administrative agent and in the approved Operating Manual.)

IIl. RANDOM SELECTION

2. Describe the random selection process that will be used once applications are received.

Initial Randomization

Applicants are selected at random before income-eligibility is determined, regardless of household
size or desired number of bedrooms. The process is as follows:

After advertising is implemented, pre-applications are accepted for 60 days.
At the end of the period, sealed applications are selected one-by-one through a lottery (unless

fewer applications are received than the number of available units, then all eligible households will
be placed in a unit).




An applicant pool is created by listing applicants in the order selected.

Applications are reviewed for income-eligibility. Ineligible households are informed that they are
being removed from the applicant pool or given the opportunity to correct and/or update income
and household information.

Eligible households are matched to available units based upon the number of bedrooms needed
(and any other special requirements, such as the need for an accessible unit).

If there are sufficient names remaining in the pool to fill future re-rental, the applicant pool shall be
closed.

When the applicant pool is close to being depleted, the Administrative Agent will re-open the pool
and conduct a new random selection process after fulfilling the affirmative marketing
requirements. The new applicant pool will be added fo the remaining list of applicants.

Ill. MARKETING

3a. Direction of Marketing Activity: (indicate which group(s) in the housing region are least likely to
apply for the housing without special outreach efforts because of its location and other factors)

] White (non-Hispanic X Black (non-Hispanic) X Hispanic O American Indian or
Alaskan Native

L Asian or Pacific Islander ] Other group:

3b. HOUSING RESOURCE CENTER (www.njhousing.gov) A free, online listing of affordable housing

3c. Commercial Media (required) (Check all that applies)

DURATION & FREQUENCY OF NAMES OF REGIONAL
OUTREACH NEWSPAPER(S) CIRCULATION AREA

TARGETS PARTIAL HOUSING REGION 4

Daily Newspaper

One display ad per
week for four

X consecutive weeks, Trentonian Mercer
beginning at the start of
the marketing process

One display ad per
week for four

X consecutive weeks, Asbury Park Press Monmouth, Ocean
beginning at the start of
the marketing process

Weekly Newspaper

X ‘ Beacon, The Ocean

CIRCULATION AREA AND/OR
DURATION & FREQUENCY OF NAMES OF REGIONAL RADIO RACIAL/ETHNIC IDENTIFICATION OF
OUTREACH STATION(S) READERS/AUDIENCE




TARGETS ENTIRE HOUSING REGION 4

AM

X WCTC 1450

3d. Community Contacts (hames of community groups/organizations throughout the housing
region that can be contacted to post advertisements and distribute flyers regarding available

affordable housing)

Name of Outreach Area

Group/Organization

Racial/Ethnic
Identification of
Readers/Audience

Duration &
Frequency of
QOutreach

Fair Share Housing Center Statewide

N/A

Ongoing as needed

New Jersey State Statewide

Conference of NAACP

African-American

Ongoing as needed

NAACP (Greater Red Bank,
Asbury Park/Neptune, Long
Branch, and Greater
Freehold Branches)

Monmouth and
Ocean Counties

African-American

Ongoing as needed

Senior Citizens United N/A Ongoing as needed
Community Services

(SCUCS)

The Latino Action Network Statewide Hispanic Ongoing as needed
STEPS Statewide N/A Ongoing as needed
OCEAN Inc. Monmouth and N/A Ongoing as needed

Ocean Counties
Supportive Housing Statewide N/A Ongoing as needed

Association

V. APPLICATIONS

Applications for affordable housing for the above units will be available at the following locations:

4a. County Administration Buildings and/or Libraries for all counties in the housing region (list
county building, address, contact person) (Check all that applies)

BUILDING

LOCATION

X | Mercer County Library Headquarters

2751 Brunswick Pike, Lawrenceville, NJ 08648

X Monmouth County Headquarters Library

125 Symmes Drive, Manalapan, NJ 07726

X Ocean County Library

101 Washington Street, Toms River, NJ 08753

4b. Municipality in which the units are located (list municipal building and municipal library,

address, contact person)

Tinton Falls Municipal Building, 566 Tinton Avenue
Tinton Falls, New Jersey 07724

Tinton Falls Borough Library, 664 Tintfon Avenue
Tinton Falls, New Jersey 07724

4c. Sales/Rental Office for units (if applicable)

V. CERTIFICATIONS AND ENDORSEMENTS




I hereby certify that the above information is true and correct to the best of my knowledge. |
understand that knowingly falsifying the information contained herein may affect the (select one:
Municipality’s substantive certification or DCA Balanced Housing Program funding or HMFA
UHORP/MONI/CHOICE funding).

Name (Type or Print)

Title/Municipality

Signature Date
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