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NOTE ON THE PLAN CHANGES 
The changes made by this April 9, 2010 revision to the Manalapan Township Master Plan Housing 

Plan Element and Fair Share Plan, as previously adopted on December 11, 2008, are shown with 

the new text underlined and highlighted. 

 

Text to be deleted from the plan adopted on December 11, 2008 are struck through and highlighted. 
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INTRODUCTION 

The Township of Manalapan has prepared this amendment to the Township’s Master Plan 

Housing Element and Fair Share Plan in accordance with the requirements of the New Jersey 

Municipal Land Use Law (N.J.S.A. 40:55D-1 et. seq.),and the State Fair Housing Act (N.J.S.A. 

52:27D-301 et. seq.).   

 

The Municipal Land Use Law, N.J.S.A. 40:55D-1 et seq., requires that a municipal master plan 

include a Housing Plan Element in order for the municipality to exercise the power to zone and 

regulate land use. The Housing Plan Element and Fair Share Plan are adopted by the Township 

Planning Board and endorsed by the Township Committee prior to the submission of a Township 

petition to the New Jersey Council on Affordable Housing (COAH) for substantive certification 

of the Housing Element and Fair Share Plan pursuant to N.J.A.C. 5:95-3.  The Housing Element 

and Fair Share Plan are drawn to achieve the goal of meeting the Township obligation to provide 

for a fair share of the regional need for affordable housing. 

 

This amendment supersedes and replaces the Township’s previously adopted 2005 Master Plan 

Housing Element and Fair Share Plan Amendment, which was adopted by the Township 

Planning Board on November 18, 2005, and was endorsed by the Governing Body on November 

30, 2008.  The 2005 plan was submitted to the New Jersey Council on Affordable Housing 

(COAH) as part of the Township’s petition for substantive certification of its Third Round Fair 

Share Plan under COAH’s previously approved third round rules (N.J.A.C. 5:94). 

 

COAH adopted a revised set of substantive rules (N.J.A.C. 5:97-1 et seq.) that became effective in 

May 2008 and were further amended in October 2008.  In addition, in July 2008 the Governor 

signed into law Assembly Bill A-500 (P.L.2008, c.46) that made further changes to COAH’s 

regulations and requirements. Therefore, the Township is required to revise its previously adopted 

2005 Housing Plan element and Fair Share Plan to conform to the new regulatory and statutory 

requirements. This plan represents the Township’s response to COAH’s new Third Round 

regulations.  



Revision to the Housing Plan Element and Fair Share Plan Amendment   
Township of Manalapan Master Plan – April 2010 
   

 2 

 

BACKGROUND TO THIS AMENDMENT OF THE TOWNSHIP HOUSING ELEMENT 

The Township of Manalapan has prepared this amendment to the Township Housing Element 

and Fair Share Plan to achieve the goal of providing affordable housing to meet the Township’s 

total 1987-2018 affordable housing need.  The Township need is comprised of the remaining 

balance of the Township's 1987-1999 affordable housing fair share (the first and second round 

fair share), an estimated growth share based upon the growth that is projected to occur in 

Manalapan from 2004 to 2018 (the third round fair share), and a rehabilitation share of existing 

housing in substandard condition based on COAH estimates.  

 

Manalapan Township 1987 to 1999 Housing Element and Fair Share Plan 

The Manalapan Township Housing Element and Fair Share Plan were adopted by the Township 

Planning Board on February 23, 1995.  The plan addressed the Township affordable housing 

obligation for the period 1987 to 1999.  The Township 1987 to 1999 obligation was to address a 

need for 765 units of housing affordable to low and moderate income households. The obligation 

consisted of a 59 unit rehabilitation component for existing substandard housing units and a 706 

new construction component.  

 

The Township subsequently petitioned COAH to review and certify the 1995 plan.  COAH 

granted substantive certification to the Township on October 23, 1996 for a period of six years.  

Prior to the expiration of certification, the Township sought and, on November 6, 2002 COAH 

granted, an extension of the Township's substantive certification under COAH's interim rule 

procedures (N.J.A.C. 5:91-14.3). The term of substantive certification was extended to one year 

after COAH adopted its rule for addressing future affordable housing needs. 

 

On March 13, 2003, the Township amended the 1995 plan and petitioned COAH to review and 

certify the amendment.  COAH approved the change in plan and granted amended substantive 

certification to the Township on February 9, 2005. 
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On December 10, 2004, Manalapan filed a motion with COAH seeking extended substantive 

certification in accordance with N.J.A.C. 5:95-12.  In requesting the extension, Manalapan 

committed to continue to implement its certified plan for addressing the 1987 to 1999 obligation. 

 The Township also committed to prepare and file a plan addressing the Township's third round 

fair share by December 20, 2005.   

 

On May 11, 2005, COAH extended Township certification to December 20, 2005 subject to the 

following conditions: 

 

1. Manalapan Township shall file or petition for third round substantive certification by 

December 20, 2005. 

 

2. Manalapan Township shall submit a report on the expenditures of the balance remaining in 

Manalapan Township's Affordable Housing Trust Fund with the Township petition for third 

round certification. 

 

3. Manalapan Township shall submit a revised spending plan with its petition for third round 

substantive certification which details anticipated expenditures and a timetable to expend 

development fee revenues and provide detail on administrative expenditures. 

 

4. Manalapan Township shall begin expending at least 30% of the balance of revenues 

collected on an annual basis that are not used for a new construction project, on RCA or 

rehabilitation activities to make units in the COAH certified Housing Element and Fair 

Share Plan more affordable. 

 

On December 20, 2005, Manalapan submitted a third round plan. That plan continued to 

implement its certified first and second round plan; addressed its third round fair share obligation 

and the May 11, 2005 resolution, with a newly adopted Housing Element and Fair Share Plan.    

 

Subsequently COAH adopted a revised set of substantive rules (N.J.A.C. 5:97-1 et seq.) that became 
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effective in May 2008 and were further amended in October 2008.  In addition, in July 2008 the 

Governor signed into law Assembly Bill A-500 (P.L.2008, c.46) that made further changes to 

COAH’s regulations and requirements. Therefore, the Township is required to revise its previously 

adopted 2005 Housing Plan element and Fair Share Plan to conform to the new regulatory and 

statutory requirements. This plan represents the Township’s response to COAH’s new Cycle III 

regulations.  

 

The Township will continue to implement its certified first and second round plan; address its 

third round fair share obligation with this newly adopted Housing Element and Fair Share Plan; 

and petition COAH for certification of its amended third round plan by December 31, 2008.  

 

The Township has continued to implement its certified first and second round plan. The 

Township addressed its third round fair share obligation with the Planning Board adoption of an 

amended Housing Element and Fair Share Plan on December 11, 2008.  The plan was endorsed 

by the Manalapan Township Committee on December 17, 2008.  The Township subsequently 

petitioned COAH for substantive certification of the plan on December 29, 2008.  On February 

25, 2009, COAH determined that the Township petition was complete. 

 

Objections to the Township plan were filed with COAH by Triplet Square, LLC, Four Seasons at 

Manalapan Homeowners Association, Inc., Boulder at Manalapan, L.L.C., Mr. John Ploskonka 

and Fair Share Housing Center. The Four Seasons at Manalapan Homeowners Association was 

issued an incomplete letter by COAH and was given 14 days to cure its objection pursuant to 

N.J.A.C. 5:96-4.2(b). The Association chose not to cure the objection.  The Township 

subsequently entered into the COAH mediation process with the remaining four objectors. 

Fair Share Housing Center subsequently withdrew its objection on September 25, 2009.  

Mediation between the Township and representatives for Mr. John Ploskonka concluded with a 

mediation agreement on January 13, 2010. The mediation agreement provides that the Township 

will purchase the Lewis Street site from Mr. Ploskonka for the development of affordable 

housing in exchange for Mr. Ploskonka withdrawing his objection.   Mediation between the 

Township and Triplet Square and Boulder did not result in an agreement between the parties. 
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COAH concluded mediation and issued its Mediation Report and its recommendation for 

certification of the Township plan on January 21, 2010.  

 

On March 11, 2010, COAH notified that the Township that if the Township intended to rely on  

80 units of affordable rental housing for families that the Township had proposed in mediation to 

be constructed on Block 47, Lot 17 on Wood Avenue then the Township must amend its adopted 

plan. In addition, COAH advised the Township that it would have to amend the plan to address 

the mediation agreement for the Ploskonka Lewis Street site by which the Township would 

purchase the Lewis Street to make it available for the development of ten affordable for-sale 

family townhouse units on the site. 

 

 

CONTENTS OF THE MANALAPAN TOWNSHIP HOUSING ELEMENT  

The New Jersey Council on Affordable Housing adopted substantive rules (N.J.A.C. 5:97 et seq.) 

that became effective on June 2, 2008.  The rules govern the Township obligation to plan and 

provide affordable housing for the third round period from January 1, 2004 to December 31, 2018.  

This substantive rule, also known as the third round rule, implements a “growth share” method to 

calculate the future obligation of the Township based upon the actual Township growth over the 

fourteen year period. The third round growth share methodology has three components.  These are 

the rehabilitation share, which is a measure of old, overcrowded, deficient housing that is occupied 

by low and moderate income households; any remaining first and second round obligation for the 

period from 1987-1999; and the “growth share” for 2004 to 2018 which links the actual production 

of affordable housing with municipal development and growth.   

 

COAH calculates that the Township rehabilitation share is thirty-six (36) units. COAH identifies the 

remaining Township first and second round new construction (1987 to 1999) obligation as seven 

hundred and six (706) affordable units. The Township accepts COAH’s initial net growth share 

projection for new construction in the period January 1, 2004 to December 31, 2018, which after 

taking the exclusions permitted by COAH rule, projects the need for an additional two hundred 
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seventy seven (277) affordable dwelling units. (See COAH Workbook in Appendix A to this plan.)  

This Housing Element and Fair Share Plan presents the required demographic, housing and 

employment data,  the analysis that the Township undertook to project the Township 2004 to 2018 

growth share obligation and the proposed implementation measures.    

 

Pursuant to the Fair Share Housing Act at N.J.S.A. 52:27D-310, the essential components of a local 

housing element are as follows: 

 

 An inventory of the municipality's housing stock by age, condition, purchase or rental value, 

occupancy characteristics, and type, including the number of units affordable to low and 

moderate income households and substandard housing capable of being rehabilitated. 

 A projection of the municipality's housing stock, including the probable future construction of 

low and moderate income housing, for the next six years, taking into account, but not necessarily 

limited to, construction permits issued, approvals of applications for development and probable 

residential development of lands. 

 An analysis of the municipality's demographic characteristics, including but not necessarily 

limited to, household size, income level, and age. 

 An analysis of the existing and probable future employment characteristics of the municipality. 

 A determination of the municipality's present and prospective fair share for low and moderate 

income housing and its capacity accommodate its present and prospective housing needs, 

including its fair share for low and moderate income housing. 

 A consideration of the lands that are most appropriate for construction of low and moderate 

income housing and of the existing structures most appropriate for conversion to, or 

rehabilitation for, low and moderate income housing, including a consideration of lands of 

developers who have expressed a commitment to provide low and moderate income housing.  
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In addition, COAH’s substantive rules (NJAC 5:97) for the period from January 1, 2004 through 

December 31, 2018 require the following: 

 
 The household projection for the municipality as provided in Appendix F of N.J.A.C. 5:97; 

 The employment projection for the municipality as provided in Appendix F of N.J.A.C. 5:97; 

 The municipality’s prior round obligation as provided in Appendix C of N.J.A.C. 5:97; 

 The municipality’s rehabilitation share as provided in Appendix B of N.J.A.C. 5:97; and, 

 The projected growth share in accordance with the procedures in N.J.A.C. 5:97-2.4. 
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ANALYSIS OF DEMOGRAPHIC, HOUSING AND EMPLOYMENT CHARACTERISTICS  

As required by N.J.S.A.52:27D-310, all housing elements must contain a discussion of the 

community’s demographic, housing, and economic characteristics.  In fulfillment of this 

requirement, the following sections profile the Township of Manalapan with information 

obtained from the U.S. Census Bureau, the Monmouth County Planning Board, and the New 

Jersey Department of Labor and Workforce Development. 

Manalapan’s Demographics 

At the time of the 2000 U.S. Census, the Township of Manalapan had a population of 33,423 

residents (Table 1).  This figure represents a 25.1 percent increase from the population of 26,716 

that was reported in 1990.  In comparison, the population of Monmouth County grew by 11.2 

percent during the same time period.  As indicated by the Monmouth County Planning Board’s 

population projections, the Township and the County will continue to grow, reaching respective 

populations of 40,923 and 694,189, by the year 2025.  Based on these projections, the Township 

can expect to increase its population. 

 

Table 1: Population Trends, 1990-2025 
 

 1990 2000 2005 2025 
% 

Change 
1990-2000 

% 
Change 

2000-2005 

% 
Change 

2000-2025
Township of 
Manalapan 26,716 33,423 37,393 40,923 25.1 11.9 22.4

Monmouth County 553,124 615,301 645,349 694,189 11.2 5.1 12.8
Source: US Census Bureau, Monmouth County Planning Board 

 

According to the 2000 U.S. Census, the Township’s population is composed of 10,781 

households, with an average household size of 3.09 members (Table 2).  The average household 

size is smaller than Monmouth County’s average of 3.24 persons per household, but larger than 

the State of New Jersey’s average of 2.68 persons per household.  The Township’s percentage of 

population over 65 years of age, 11.6 percent, is lower than the County and State.  The median 

household income in Manalapan is higher than the County and State median. 
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Table 2: Demographic Indicators, 2000 

 Number of 
Households 

Average 
Household 

Size 
Median Age 

% of 
Population  
≥ 65 years  

Median 
Household 

Income 
Township of Manalapan 10,781 3.09 38.2 11.6% $83,575 
Monmouth County 224,236 2.70 37.7 12.5% $64,271 
New Jersey 3,064,645 2.68 36.7 13.2% $55,146 
Source: US Census Bureau 

 

According to the 2000 U.S. Census, the Township’s median age of 38.2 is higher than both the 

statewide median age of 36.7 years and the County’s median age of 37.7 years (Table 2).  As 

shown in Table 3, there were 2,220 pre-school aged residents in 2000, or 6.6 percent of the 

Township’s population.  According to the 2000 Census, school age children accounted for 8,606 

residents, or 25.7 percent of the total population.  Working age persons accounted for 56 percent 

of the Township’s population, with 18,714 individuals.  Seniors aged 65 years and older 

accounted for 11.6 percent of Manalapan’s population. 

 

Table 3: Population by Age, 2000 
 

 Number % of Total 
Pre-School Age 
Under 5 Years 2,220 6.6 
School Age 
5 to 9 Years 2,974 8.9 
10 to 14 Years 3,257 9.7 
15 to 19 Years 2,375 7.1 
Working Age 
20 to 24 Years 1,262 3.8 
25 to 34 Years 2,852 8.5 
35 to 44 Years 6,395 19.1 
45 to 54 Years 5,509 16.5 
55 to 59 Years 1,605 4.8 
60 to 64 Years 1,091 3.3 
Senior Age 
65 Years and Older 3,883 11.6 
Source: US Census Bureau 

Manalapan’s Housing Stock 

According to the 2000 U.S. Census, Manalapan had a total of 11,066 housing units (Table 4).  This 

was an increase of 2,037 units since the 1990 U.S. Census.  Of this total, 10,781 units (97.4 percent) 

were listed as occupied in 2000; owners occupied 94.3 percent of these units and renters occupied 
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5.7 percent.  This is less than a quarter of the rate of renter-occupied units in Monmouth County, 

which reported that 25.4 percent of all occupied housing units were occupied by renters. 

 

Of the total 10,781 households, the average household size was 3.09 persons and the average family 

size was 3.45 persons.  These figures are larger than the County and State figures.  Of the total 

number of households, family households accounted for 9,001 (83.5 percent) and non-family 

households1 for 1,780 (16.5 percent).  Householders 65 years of age or older were present in 1,124 

(10.4 percent) of households.   

 

A total of 6.5 percent of the Township’s housing stock was constructed before 1960.  The median 

year of construction, 1981, is newer than the County’s median of 1967 and the State median year of 

1962.  The Township’s housing stock increased by approximately 22.6 percent from 1990 to 2000. 

 

Table 4: Housing Characteristics, 2000 

 Number % of Total 
I. Housing Units 
Number of units 11,066 100.0 
Occupied Housing Units 10,781 97.4 
Vacant Housing Units 285 2.6 
Number of units (1990) 9,029 100.0 
II. Occupancy/Household Characteristics 
Number of Households 10,781 100.0 
Persons Per Household 3.09 N/A 
Family Households 9,001 83.5 
Non-Family Households 1,780 16.5 
Householders 65 and over 1,124 10.4 
III. Year Structure Built 
1999 to March 2000 209 1.9 
1995 to 1998 829 7.5 
1990 to 1994 1,618 14.6 
1980 to 1989 3,043 27.5 
1970 to 1979 2,672 24.1 
1960 to 1969 1,979 17.9 
1940 to 1959 474 4.3 
1939 or earlier 242 2.2 

                                                 
1 A non-family household consists of a householder living alone or where the household shares the home 
exclusively with people to whom he or she is not related. 
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IV. Condition of Units 
Lacking complete plumbing facilities 39 0.4 
Lacking complete kitchen facilities 10 0.1 
V. Home Value (Owner Occupied Units) 
$500,000 and up 376 4.3 
$300,000 - $499,000 2,631 30.6 
$200,000 - $299,999 3,294 38.4 
$150,000 - $199,000 1,311 15.3 
$100,000 - $149,000 798 9.3 
$50,000 - $99,999 137 1.6 
$0 - $50,000 38 0.4 
Median Value $257,100 N/A 
VI. Gross Rental Value (Renter Occupied Units) 
$1,500 and up 149 23.5 
$1,000 - $1,499 161 25.4 
$750 - $999 115 18.1 
$500 - $749 77 12.1 
$200 - $499 16 2.5 
Less Than $200 0 0.0 
No cash rent 116 18.3 
Median Gross Rent $1,124 N/A 
Source: US Census Bureau 

 

The housing stock in Manalapan had only a limited number of substandard units at the time of the 

2000 U.S. Census, which indicates that the Township had thirty nine (39) units lacking complete 

plumbing facilities and ten (10) units lacking complete kitchen facilities.  In addition, only 71 of the 

Township’s housing units (0.7 percent) exhibited overcrowded conditions (1.01 persons or more per 

room).   

 

The 2000 median value of the owner occupied housing units in Manalapan was $257,100.  This is 

higher than both the County and State median values of $203,100 and $170,800, respectively.  

Manalapan’s median gross rent of $1,124 is also higher than the County and State median gross 

rents of $759 and $751, respectively.   

 

Housing units that have a monthly cost of less than 30 percent of gross household income are 

considered affordable.  In Manalapan, 6,017 specified2 owner-occupied (70.1 percent of all owner-

                                                 
2 Specified owner-occupied units do not include residences where a business activity (i.e., professional offices as an 
accessory use) takes place. 
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occupied units) and 240 renter-occupied units (37.8 percent of all rental units) are considered 

affordable (Table 5). 

 

Table 5: Housing Affordability as a Percentage of 1999 Household Income 
 

 Number % of Total 
Selected Monthly Owner Costs 
< 15% 1,957 22.8 
15% to 19% 1,517 17.7 
20% to 24% 1,506 17.5 
25% to 29% 1,037 12.1 
30% or more 2,544 29.7 
Not Computed 24 0.3 
Gross Rent 
< 15% 88 13.9 
15% to 19% 47 7.4 
20% to 24% 82 12.9 
25% to 29% 23 3.6 
30% or more 274 43.2 
Not Computed 120 18.9 
Source: US Census Bureau 

Manalapan’s Employment Characteristics 

At the time of the 2000 U.S. Census, 15,892 of Manalapan’s residents (65.3 percent) aged 16 

years and over were employed in the civilian labor force (Table 6).  Slightly less than half of the 

civilian labor force was involved in management, professional, and related occupations, while 

approximately 31.9 percent of those employed in the civilian labor force were employed in sales 

and office-related occupations.  Service occupations employed 8.2 percent of Manalapan 

residents that were employed in the civilian labor force.  Construction, extraction, and 

maintenance-related occupations employed 6.8 percent of the Township’s residents, whereas 

production, transportation, and material-moving occupations employed 6.0 percent of the 

Townships residents that were employed in the civilian labor force.  Only 0.1 percent of the 

civilian labor force in Manalapan was employed in farming, fishing, and forestry-related 

occupations.   
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Table 6: Occupation of Employed Civilian Population Aged 16 and Over, 2000 

 Number % of Total 
Management, Professional, and Related 7,206 46.9% 

Service 1,264 8.2% 
Sales and Office 4,897 31.9% 

Farming, Fishing, and Forestry 23 0.1% 
Construction, Extraction, and Maintenance 1,047 6.8% 

Production, Transportation, and Material 
Moving 922 6.0% 

Source: US Census Bureau 
 

In 1999, the median household income in Manalapan was $83,575, up $25,547 over the 1989 

household income of $58,028 (Table 7).  After adjusting for inflation, however, this represents 

an increase in household income of just 7.2 percent.  In 2000, per capita income was $32,142, 

which places the Township at 172 out of 566 municipalities (New Jersey Department of Labor 

and Workforce Development). 

 

Table 7: Household Income, 1999 

 Number % of Total 
Less than $10,000 383 3.6% 

$10,000 to $14,999 348 3.2% 
$15,000 to $24,999 739 6.9% 
$25,000 to $34,999 596 5.5% 
$35,000 to $49,999 979 9.1% 
$50,000 to $74,999 1,704 15.8% 
$75,000 to $99,999 1,644 15.3% 

$100,000 to $149,999 2,420 22.5% 
$150,000 to $199,999 972 9.0% 

$200,000 or More 975 9.1% 
Median Household Income (Dollars) $83,575 N/A 

Source: US Census Bureau 
 

With regard to the number of jobs that are located within the Township, the New Jersey 

Department of Labor indicates that there was an average of 9,870 jobs located within the 

municipality in 2006, which is the latest available data.  This is up 279 jobs (2.9 percent) over 

the 2004 average of 9,591 jobs.  The Department of Labor’s basis for this information is the 

number of jobs that are covered by public unemployment and disability insurance. 

 



Revision to the Housing Plan Element and Fair Share Plan Amendment   
Township of Manalapan Master Plan – April 2010 
   

 14 

MUNICIPAL AFFORDABLE HOUSING OBLIGATION  

COAH’s substantive rules indicate that a municipality’s affordable housing obligation consists of 

three components. These include: the rehabilitation share, which is a measure of overcrowded and 

deficient housing that is occupied by low and moderate income households; the prior round 

obligation for the period from 1987 to 1999; and, the municipal “growth share” need for the period 

from 2004 through 2018. The growth share links the actual production of affordable housing to 

municipal development and growth. 

Rehabilitation Obligation 

Appendix B of N.J.A.C. 5:97 indicates that Manalapan’s rehabilitation obligation is thirty six (36) 

units.   The Township’s rehabilitation obligation will be addressed in its Fair Share Plan. 

Total Remaining Obligation 1987-1999 

Appendix C of N.J.A.C. 5:97 indicates that the Township’s total remaining obligation is 706 units.  

The Township’s remaining obligation for the Period of 1987 to 1999 will be also be addressed in its 

Fair Share Plan   

Growth Share 2004-2018 

COAH calculates a municipality’s growth share based upon the household and employment 

projections of Appendix F of NJAC 5:97. This is a measure of both actual growth that has 

occurred in the Township since 2004 and estimated growth that is anticipated to occur between 

2008 and 2018. COAH’s projections for housing and employment growth in the Township and 

corresponding affordable housing obligations are set forth in Table 8. 

 

Table 8: COAH Household and Employment Projections 
 

 COAH 
Projection 

Household Growth Projection 1,531 
Employment Growth Projection 2,089 
Source: Appendix F of NJAC 5:97 
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Appendix F of N.J.A.C. 5:97 indicates that the Township’s residential growth projection of 1,531 

units. However, the Township has applied Residential Exclusions to the Residential Projections 

located in Appendix F, pursuant to N.J.A.C. 5:97-2.4(a) to account for market and affordable units 

built after January 2004 in inclusionary developments. After applying these exclusions, the total new 

net residential projection for the Township is 734 residential units.  A copy of Manalapan’s 

Workbook A, is located in Appendix A for reference. 

 

COAH’s substantive rules specify that municipalities shall have an obligation of one affordable 

housing unit for every four market rate residential units constructed from January 1, 2004 

through December 31, 2018.  Additionally, COAH specifies that one affordable housing unit 

shall be provided for every sixteen jobs created in the same period. Thus, the residential growth 

share obligation is calculated by applying the relationship of one affordable housing unit among 

every five housing units to the housing net growth projection of 734 units. Similarly, the non-

residential growth share obligation is calculated by applying the relationship of one affordable 

housing unit for every 16 new jobs created to the adjusted employment growth projection of 

2,089 new jobs.  The resulting growth share obligation is shown in Table 9. 

 

Table 9: Growth Share Obligation 
 

 
COAH  

Net Growth 
Projection 

 Growth Share 
Obligation 

Household Growth Share Obligation 734 ÷  5  = 146.80 
Employment Growth Share Obligation 2,089 ÷  16  = 130.56 

Total Growth Share Obligation: 277.36  277 units
 

The Township’s net growth share obligation of 277 units, after applying the residential exclusions, 

will be addressed in its Fair Share Plan. 
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MUNICIPAL ABILITY TO ACCOMMODATE AFFORDABLE HOUSING OBLIGATION  

The plan includes a determination of the municipality’s present and prospective fair share for 

low and moderate income housing and an analysis of how existing or proposed zoning will 

provide adequate capacity to accommodate residential and non-residential growth projections.   

Anticipated Land Use Patterns 

In 2005, the Township prepared a vacant land analysis and build out projection that was accepted 

by Monmouth County as part of the State Plan cross-acceptance project.  According to this 

analysis the Township has approximately 2,004 acres of vacant developable lands or 

unpreserved farmlands, of which 718 acres is zoned for non-residential uses and 1,286 acres is 

zoned for residential and agricultural uses.  The Township is located in State Planning Area 2, 

Suburban, and Planning Area 4B, Rural Environmentally Sensitive Planning Area.  Most of the 

existing and anticipated residential and non-residential development is in Planning Area 2.  

Planning Area 4B is a conservation planning area, which, in general, the Township has regulated 

to limit development to a maximum density of 0.22 units per acre.  A significant portion of this 

land is environmentally constrained by wetlands, floodplains, stream corridors, historic sites, 

threatened and endangered species habitats and areas that rely on septic systems and wells 

outside of the planned sewer service area.  The anticipated land use pattern in Manalapan is 

projected to be the adopted land use and zone plan of the Township, which is compatible with 

the State Planning Area designations.   

Anticipated Demand for Types of Uses Permitted by Zoning Based on Present and Anticipated 

Future Demographic Characteristics 

As noted above, the Township of Manalapan is quickly approaching its residential build-out and 

there has been a demonstrable slow down since 2004 in the new development approvals.  This 

slow down began even prior to the current slow housing market and economic instability.  

Between 2004 and 2006 the Manalapan Planning Board identified only three new preliminary 

major subdivision approval for a total of nineteen new residential units.  There are also eight 

units projected for a duplex development which was approved by the Zoning Board of 

Adjustment in 2006. 
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The largest residential developments in Manalapan are the Four Seasons and Meadow Creek, 

which received preliminary approval in 2004.  These two developments account for 1091 of the 

1531 units which the Township projects will obtain new certificates of occupancy between 2007 

and 2018.  There are no other large-scale residential developments planned or anticipated in 

Manalapan with the exception of the two hundred eight (208) unit municipally sponsored 

affordable housing project proposed as part of the Fair Share Plan. 

 

As of 2007, if all of the remaining vacant land and farmland that is zoned to permit residential 

uses is developed according to the Township’s zone plan, approximately 455 additional 

residential units could be built.  This is in addition to the 1,839 residential units for approved and 

actual development applications.  It is unlikely in that all 455 units will be built since 

approximately 60% of the 455 additional units are located in the Planning Area 4B, where the 

Township and the State are proactive in preserving farmland and open space. 

 

With respect to the vacant land which is currently zoned for non-residential uses, most is located 

within the Planning Area 2.  According to non-residential certificates of occupancy issued by the 

Township an annual average of 207 jobs were created between 1996 and 2003.  According the 

COAH projection, 2089 additional jobs are projected between 2004 and 2018 or approximately 

150 jobs per year, which is consistent given the recent economic climate and the anticipated 

build out of the Township. 

 

Since 2000, the Township, in conjunction with the State and the County, has secured Planning 

Incentive Grants for the reservation of open space and farmland and successfully preserved 

farms and opens space not only in Planning Area 4B but also in Planning Area 2.  The 

Township, State and County farmland and open space preservation efforts are ongoing.   

 

Given the Township’s limited future growth potential and open space preservation efforts, it is 

anticipated that the future development characteristics will be similar to the existing 

demographic characteristics.  This is reflected in the Township current zone plan, which 



Revision to the Housing Plan Element and Fair Share Plan Amendment   
Township of Manalapan Master Plan – April 2010 
   

 18 

recognizes and supports the community’s existing suburban-rural character.      

Availability of Existing and Planned Infrastructure  

The Township has an existing developed infrastructure within the Planning Area 2.  Although 

some improvement and upgrades may be required, the water and sewer system in this area is 

believed to have adequate capacity to handle the anticipated growth.  The portion of the 

Township within the Planning Area 4B is generally located outside of the Townships sewer 

service area.   This lack of developed infrastructure is consistent with the rural character of the 

area and there are no current plans to extend infrastructure into this area. 

Economic Development Policies 

The Township plan is to provide a balance between conserving desirable community features 

and rural qualities and continued suburban development.  This is done by recognizing the 

locations in the township, which have been committed to or approved for development.  These 

are arranged into an area of suburban development in the north and an area of planned 

development along the Route 33 corridor.  Most of the residential and commercial growth will 

occur in these locations.  Commercial, office and other non-residential development is planned 

along the Route 9 corridor and the Route 33 corridor.  Outside the suburban and corridor areas, 

rural patterns should be maintained. The rural areas emphasize maintaining extended areas of 

farmland, open space and natural features with low residential densities. 

Constraints on Development 

The Township is located in State Planning Area 2, Suburban, and State Planning Area 4B, Rural 

Environmentally Sensitive.  The constraints on development within the Township include 

floodplains, wetlands, stream corridors, historic sites, threatened and endangered species habitats 

and areas that rely on on-site septic systems and wells, outside of the planned sewer service area. 

The portion of the Township within Planning Area 2 is located within the existing sewer service 

area and generally has existing water service.  These lands are also located within close 

proximity to roads and services.  This area is the location of the Township’s existing and 

proposed affordable housing developments. 
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The land located in the State Planning Area 4B, Rural Environmentally Sensitive Planning Area 

is a conservation planning area, which generally, is regulated by a maximum density of 0.22 

units per acre.  These lands do not have existing water and/or sewer service and as such are 

located in very-low density areas and are unsuitable for high density and intense development.  

Identification of Potential Affordable Housing Sites 

The Township’s plan includes a consideration of lands that are most appropriate for construction 

of low and moderate income housing and of the existing structures most appropriate for 

conversion to, or rehabilitation for, low and moderate income housing, including a consideration 

of lands of developers who have expressed a commitment to provide low and moderate income 

housing.  The affordable housing sites for the prior rounds are maintained by this plan. 

 

Block 66.21, Lot 1 (Millhurst Road) 

The Township will make Block 66.21, Lot 1 available as a site for the construction of a 

municipally sponsored affordable housing development to meet the third round growth share.  

This 16.03 acre site was acquired by the Township in 2006 from K. Hovnanian at Manalapan II, 

L.L.C.  This site fronts on Millhurst Road and is close to State Highway 33.   

 

This tract is devoid of wetlands and/or floodplain areas.  It is within a sewer service area and has 

access to sewer and water.  The absence of wetlands was verified by the N.J.D.E.P., in Letter of 

Interpretation No. 1326-02-0003.1.  Additionally, although the site contains some slopes greater 

than 10 percent in the southern portion of the site at its periphery, 79% of the site is 

unconstrained by steep slopes.  Documentation as to the site’s suitability is included as Appendix 

B to this plan. 

 

The land uses that adjoin the potential site are compatible with affordable housing developments. 

 Block 66.21 Lot 1 adjoins open space, recreation and residential uses.  To the east is a golf 

course and planned residential community known as the Grande at Battleground and 

Battleground County Club, consisting of a golf course, open space and single family detached 

dwellings and town houses.  To the north is a stream corridor tributary of Manalapan Brook, 

which is protected by a conservation easement and will be developed with a stream corridor trail 
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as part of the Four Seasons and Meadow Creek planned residential developments.   This trail 

will link to a path system through the Grande at Battleground and Battleground Country Club 

into Monmouth Battleground State Park.   To the west of the potential affordable housing site is 

the Four Seasons residential development of age restricted single family detached dwellings with 

a prior round affordable housing component.  Finally the Village at Manalapan is located to the 

south of the site.  The Village of Manalapan is an approved development of retail, office and 

recreation uses.  The subject site will abut an outdoor recreational area that will be dedicated to 

Manalapan by the Village of Manalapan for open space and farm uses. 

 

Copies of the recorded Final Plat, Environmental Constraints Map, and aerial map showing the 

subject site and the adjacent land uses have been provided in Appendix B. 

 

Block 47, Lot 17 (Wood Avenue)  

Manalapan will make Block 47, Lot 17 located on Wood Avenue available for an 80-unit 

municipally sponsored 100 percent affordable family rental development.   The site is located in 

the western part of the Township at Wood Avenue. The site was rezoned by the Township as the 

Affordable Housing Overlay Zone-1 on December 16, 2009, to permit its development as a 100 

percent affordable housing development.  The site will be served by public water and sewer. The 

site is within the sewer service area of the Western Monmouth Utilities Authority. The site is 

also located within the public water service area of the Gordons Corner Water Company. A 

proposed affordable housing developer (MBI Development Company which is part of the 

Ingerman Group of companies) has submitted a financing study and a rental income analysis for 

the  project based on the 80 units. Ten (10) of the units will be available to very-low income 

families. In addition, MBI has submitted a development schedule. The construction schedule 

indicates that building permits are anticipated to be issued in March 2011. The site, which is 

reported to have some residual contamination from its prior use, will be remediated to meet 

NJDEP standards for residential use. 

 

A site suitability analysis report determining that the site is suitable for affordable housing 

development is included as Appendix D. 
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Block 48 Lot 8.04 (Lewis Street) 

Manalapan Township’s previously certified Housing Element and Fair Share plan for the prior 

round included a proposed development known as Lewis Street.  The site (Block 48/Lot 8.04), 

located off of Wood Avenue consists of one acre and was to produce two affordable family for 

sale units. The development received its preliminary approval from the Planning  Board on 

January 1, 1991, and its final approval on January 28, 1993. The development was never 

constructed. As a result of COAH mediation between the Township and the owner of the site, 

John Ploskonka, a mediation agreement was reached that provides that the Township will 

purchase the site from Mr. Ploskonka for the development of affordable housing in exchange for 

Mr. Ploskonka withdrawing his objection to the Township plan. Manalapan, in conjunction with 

an affordable housing developer, proposes to construct 10 affordable for-sale townhouse units on 

the site.  Two of the units will provide credit to the Township prior round obligation.  The 

remaining eight units will provide credit toward the Township growth share obligation. 

Analysis of Properties Whose Developers Have Sought Consideration for Inclusion in the 

Housing Element and Fair Share Plan 

The Township has also received a rezone request from the Developer of Block 67, Lots 22, 25, 

32, a copy of which is located in Appendix C.  In this request, the Developer is proposing to 

construct 350 residential condominiums with a 20% set aside of 70 affordable units.  This site is 

located in State Planning Area 4B, Rural Environmentally Sensitive, and is zoned R-AG/4 at a 

maximum density of one dwelling unit per four acres.  This site is outside of the planned sewer 

service area of the Township.  The inclusion of the site for affordable housing would require a 

substantial increase in density that is inconsistent with the Township Plan.  It would also require 

a change to the sewer service plan.  The development proposal would increase the growth share 

obligation of the Township and provide only the minimum number of units required to off-set 

the increased growth share.  The site is not needed to meet either the prior round obligation or 

the third round growth share projected for the Township based upon COAH’s rule.  

Consequently, the Township Planning Board determined not to include this site as a part of the 
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compliance plan and recommends that no change be made to the current zone plan as applied to 

the property.  

FAIR SHARE PLAN 

Components of the Fair Share 

Pursuant to COAH’s third round regulations, a municipality’s fair share responsibility is based 

upon three components: (1) rehabilitation obligation; (2) total remaining obligation from prior 

round; and, (3) growth share obligation. 

 

COAH’s methodology defines the rehabilitation share of a municipality’s affordable housing 

obligation as the number of substandard or deteriorated units that are occupied by low or 

moderate households based on 2000 Census data. As previously noted, COAH has assigned 

Manalapan a rehabilitation obligation of 36 units, as indicated in Appendix B of N.J.A.C. 5:97. 

 

The Township’s new construction obligation from prior rounds is seven hundred six (706) units, 

as indicated in Appendix C of N.J.A.C. 5:97.  

 

The Township’s growth share component accounts for new residential and nonresidential growth 

projected to be constructed in Manalapan from January 1, 2004 through December 31, 2018. As 

described in the Growth Share Projection section of the Housing Element, Manalapan has a net 

growth share obligation of 277 housing units, after taking permitted exclusions, in accordance 

with Appendix F of N.J.A.C. 5:97.  

Fulfillment of the Rehabilitation Obligation 

With respect to rehabilitation obligation, N.J.A.C. 5:97 established a new thirty-six (36) unit 

rehabilitation component for Manalapan.  The Township has satisfied its rehabilitation 

component by entering into an interlocal services agreement with Monmouth County to 

rehabilitate housing through the County Housing Improvement Program.  Since 2000, the 

Township had completed fifty eight (58) rehabilitations; therefore, the Township has satisfied its 

rehabilitation obligation.  
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Fulfillment of Prior Round Obligation   

With regard to the fulfillment of the Township’s 706-unit new construction obligation from prior 

rounds, the Township will maintain and implement all compliance measures in the Township 

Housing Plan Element and Fair Share Plan as amended and certified by COAH on February 9, 

2005.  The compliance measures are summarized in Table FS-1.  The Township has completed 

572 units of the 706-unit prior round new construction obligation.      

 

Table FS 1: Summary of Manalapan Township 
Compliance and  

Remaining Obligation from for 1987 to 1999  
 

  
NEW CONSTRUCTION COMPONENT ~ 706 UNITS 
 

Compliance Plan Proposed Units  Completed Units
Alexandria Drive Group 
Home 

6 6

Church Lane Group Home 6 6
Knox Lane Group Home 4 4
Sandpiper Drive Group Home 3 3
Samaritan Center 67 67
Knob Hill  100 100
Tracy Station 28 28
Lewis Street 2 0
Four Seasons 100 100
Meadows 26 8
Rental Bonus Credits (Group 
Homes) 

13 13

Rental Bonus Credits (Four 
Seasons) 

29 29

Hightstown RCA 41 41
Lawrence Township RCA 62 62
Red Bank RCA 100 57
Trenton RCA 119 48
 TOTAL 706 572
REMAINING 134
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Fulfillment of Growth Share Obligation 

As noted, the Township has projected a growth share responsibility of 277 affordable units. 

Pursuant to applicable COAH regulations, the following additional requirements or limitations 

apply to the Township’s growth share obligation: 

 

• Minimum Rental Obligation: At least 25 percent or seventy (70) units must be rental 

units in accordance with N.J.A.C. 5:97-3.4, of which at least thirty-five (35) units must 

be non-age restricted rental units; 

• Low and Moderate Income Split: At least 50 percent or one hundred thirty nine (139) 

units must be designated for low-income households as per N.J.A.C. 5:97-3.3 

• Minimum Very Low Income Units: 13 percent or thirty seven (37) units must be 

designated for very-low income households; and; 

• Maximum Bonus Credits: No more than 25 percent or sixty nine (69) units of the 

Township’s obligation may be satisfied by eligible bonus credits; and 

• Maximum Age-restricted Units: No more than 25 percent or sixty nine (69) units may be 

age-restricted units. 

 

The Township’s strategy to meet the projected obligation will be satisfied by a new is through 

the implementation of a Township sponsored 100 percent affordable program for the 

construction of 208 affordable units as described below  municipally sponsored rental 

construction project. 

.  

Township Sponsored 100 Percent Affordable Program 

The main component of the Township’s plan is the proposed 208-unit municipally sponsored 

construction project of 208 affordable units which will be built on one or more sites within the 

Township.  The affordable units will meet the requirements of the Uniform Housing 

Affordability Controls (N.J.A.C. 5:80-1 et seq.) with regard to controls on affordability, 
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affirmative marketing, pricing, low/moderate income split, and bedroom distribution.  Funding to 

support the municipal program will be made available through the Township Affordable 

Housing Trust Fund for the following sites in accordance with a Spending Plan approved by 

COAH. 

The Township 100 Percent Affordable Program will consist of the following sites:  

 

Block 47, Lot 17 (Wood Avenue)  

Manalapan will allow the development of Block 47, Lot 17 located on Wood Avenue as an 80-

unit municipally sponsored 100 percent affordable family rental development.   The Township 

has rezoned the site to permit its development as a 100 percent affordable housing development 

and the Planning Board has granted preliminary site plan approval to the application of the 

proposed affordable housing developer of the site (MBI Development Company which is part of 

the Ingerman Group of companies).  The affordable housing developer has submitted a financing 

study and a rental income analysis for the project based on the 80 units. Ten (10) of the units will 

be available to very-low income families. In addition, MBI has submitted a development 

schedule. The construction schedule indicates that building permits are anticipated to be issued 

in March 2011.  

 

Block 48 Lot 8.04 (Lewis Street) 

As a result of an agreement that was reached through the COAH mediation process between the 

Township and the owner of Block 48 Lot 8.04 Lewis Street), the Township will purchase Block 

48 Lot 8.04 and, in conjunction with an affordable housing developer, the Township will permit 

the construction of 10 affordable for-sale townhouse units on the site.  Two of the units will 

provide credit to the Township prior round obligation.  The remaining eight units will provide 

credit toward the Township growth share obligation. 

 

Block 66.21, Lot 1 (Millhurst Road) 

The Township will make Block 66.21, Lot 1 available for a future municipally sponsored 

100 percent affordable project(s) for the Township’s remaining 120-unit projected growth share 
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obligation. The Township, however, reserves the right to substitute for this site a different site(s) 

for all or part of the remaining municipal obligation, should a more suitable site or sites be 

identified at a later date, and that site is better suited to meet the Township’s affordable housing 

needs, as determined by the Township. 

 

The Township will partner with a non-profit or other affordable housing provider for the 

development of Block 66.21, Lot 1. The development(s) will contain 35 family rentals, 50 age-

restricted rentals and 35 special needs units for the developmentally disabled, for a total of 120 

units. The project(s) will also contain four very-low income family units. Township anticipates 

that it will issue request for proposals by March 2012, that building permits will be issued by 

November 2014, and that occupancy will be ready by 2016. 

 

The Township proposes to initially utilize Block 66.21, Lot 1 in Manalapan for the construction 

of a Township sponsored 100 % affordable rental housing development with age-restricted 

housing, family housing, and special needs housing.  As noted above, this 16.03 acre municipally 

owned property is devoid of wetlands and/or floodplain areas and   79% of the site is 

unconstrained by steep slopes.  The Township, however, reserves the right to substitute for this 

site a different site(s) for all or part of the municipally sponsored construction project, should a 

more suitable site or sites be identified at a later date and that site is better suited to meet the 

Township’s affordable housing needs, as determined by the Township. 

 

The Township will partner with and make the land available to a non-profit organization or other 

affordable housing provider to provide a 100-percent affordable project. The development will 

have 104 units that are non-age restricted family rental units, 69 units that are age restricted 

senior rental units, and 35 special needs units for the developmentally disabled.  Of these units, 

104 units would be available to moderate-income households and 104 units available to low-

income households to ensure that the Township’s overall housing plan will achieve the 50 

percent low and moderate income unit split required pursuant to N.J.A.C. 5:97-3.4. In addition, 

37 of the units will be available to very low income households (less than 30 percent of the 

median income in the region) satisfying the requirement that at least 13 percent of the 
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Township’s  affordable units be available for very low income households as per P.L.2008, c.46. 

 

The Township anticipates entering into appropriate agreements with housing providers within 

two years of the grant of substantive certification. The Township will address all relevant 

requirements for municipally-sponsored construction as per N.J.A.C. 5:97-6.7. 

 

The development project will be phased by the Township to meet the actual obligation as 

determined by the biennial review and the Township will work with the selected developer as to 

the phasing plan.  

 

Rental Bonus Credits 

The inclusion of the municipally-sponsored construction project(s) within the Township’s Fair 

Share Plan provides the Township with 104 105 family affordable rental units, or 69 70 more 

than the Township’s 35 family unit rental obligation. As a result, the Township may claim, 

according to N.J.A.C. 5:97-3.6, up to sixty nine (69) units of bonus credit for those rental units in 

excess of the Township’s rental obligation.3.  
 

Combined, the affordable units resulting from the construction of Township sponsored 100 

Percent Affordable Program combined with the rental bonus credits fulfill the Township’s 

growth share obligation of 277 units, rental obligation of seventy (70) units pursuant to N.J.A.C. 

5:97-3.4, the minimum very-low income requirement as per P.L.2008, c.46, and the required 50 

percent low income/50 percent moderate income split of the growth share obligation required by 

N.J.A.C. 5:97-3.3.  

 

Inclusionary Zoning Ordinance for Growth Share 

The Township reserves the right to at any time enact an ordinance for inclusionary development 

(pursuant to N.J.A.C.5:97-6.4) requiring that future developments address the development's 

growth share obligation by constructing affordable units.  The ordinance would provide the 

                                                 
3 The maximum number of bonus credits permitted is 25 percent of the Township’s growth share obligation or 69 

units. 
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presumptive maximum affordable housing set aside as may be permitted by COAH regulations.  

The units shall be affordable to households of low- and moderate-income consistent with COAH 

requirements. 

 

Additional Measures 

Given the limited vacant land available and the current economic climate, the Township does not 

anticipate that the actual growth will exceed the growth share projected by COAH.  However, in 

the event that the actual growth exceeds expectations, the Township reserves the right to amend 

its Fair Share Plan to implement an accessory apartment program and/or a market to affordable 

program pursuant to N.J.A.C. 5:97-6.9.  The Township will evaluate the need for these 

additional programs within two years of the grant of substantive certification. 

 

Development Fee Ordinance 

The Township has an existing affordable housing development fee ordinance, which will be 

amended in accordance with COAH regulations and the Statewide Mandatory Development Fee 

Act.  The Township will continue to collect fees and administer its Affordable Housing Trust 

Fund in accordance with all applicable COAH regulations.  

Summary of Round Three Plan Components 

The following tables summarizes the manner in which the Township will address its Cycle III 

growth share obligation:  
 

Table FS 2: Summary of Cycle III Fair Share Plan  
Growth Share Obligation 277 
Compliance Mechanisms 

Township Sponsored 100 Percent Affordable Program    
(Affordable Rental Units; Non-Age Restricted) 104 

(Affordable Rental Units; Age Restricted) 69 
(Special Needs Units) 35 

Rental Bonus Credits for Family Units in Excess of Minimum Unit Rental 
Obligation 69 

Total Affordable Units Provided 208 
Bonus Credits  69 
Total Units Credited to Growth Share 277 
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Table FS-2 
Proposed Affordable Housing Mechanisms 

 
 

Type/Name of  
Affordable Housing  

Mechanism 

Type of 
Affordable Unit 

# Units/ 
Bedrooms 

Bonus 
Type 

# 
Bonuses 

Total 
Units/Bedrooms

+ Bonuses 
Block 48, Lot 8.04 
(Lewis Street) 
Municipally Sponsored 
100% Affordable 
Project 

Family For-sale 8 - - 8

Block 47, Lot 17 
(Wood Avenue) 
Municipally Sponsored 
100% Affordable 
Project 

Family Rental 80 Rental 69 149

Block 66.21, Lot 1 
(Millhurst Road) 
Sponsored 100% 
Affordable Project 

Family Rental 35 - - 35

Block 66.21, Lot 1 
(Millhurst Road) 
Sponsored 100% 
Affordable Project 

Age-restricted 
Rental 

50 - - 50

Block 66.21, Lot 1 
(Millhurst Road) 
Sponsored 100% 
Affordable Project 

Supportive/ 
Special Needs 

35 - - 35

TOTALS 208 - 69 277
 

Table FS-3 
Growth Share Rental Obligation: 70 Units 

 
 

Development/Project Name Type of Affordable Units # Units 
Block 66.21, Lot 1 
(Millhurst Road) 
Future Municipally Sponsored 
100% Affordable Project 

Family Rental 35

Block 66.21, Lot 1 
(Millhurst Road) 
Future Municipally Sponsored 
100% Affordable Project 

Supportive/Special Needs 35

TOTAL 70
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Table FS-4 
Growth Share Rental Requirement: 35 Units 

 
 

Development/Project Name Type of Affordable Units # Units 
Block 47, Lot 17 
(Wood Avenue) 
Municipally Sponsored 
100% Affordable Project 

Family Rental 80

Block 66.21, Lot 1 
(Millhurst Road) 
Future Municipally Sponsored 
100% Affordable Project 

Family Rental 35

TOTAL 115
 

Table FS-5 
Growth Share Minimum Family Requirement: 104 Units 

 
 

Development/Project Name Type of Affordable Units # Units 
Block 47, Lot 17 
(Wood Avenue) 
Municipally Sponsored 
100% Affordable Project 

Family Rental 80

Block 48, Lot 8.04 
(Lewis Street) 
Municipally Sponsored 
100% Affordable Project 

Family For-sale 8

Block 66.21, Lot 1 
(Millhurst Road) 
Future Municipally Sponsored 
100% Affordable Project 

Family Rental 35

TOTAL 123
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Table FS-6 
Very Low Income Minimum Requirement: 27 Units 

 
 

Development/Project Name Type of Affordable Units # Units 
Block 66.21, Lot 1 
(Millhurst Road) 
Future Municipally Sponsored 
100% Affordable Project 

Supportive/ Special Needs 35

Block 66.21, Lot 1 
(Millhurst Road) 
Future Municipally Sponsored 
100% Affordable Project 

Family Rental 10

Block 66.21, Lot 1 
(Millhurst Road) 
Future Municipally Sponsored 
100% Affordable Project 

Family Rental 4

TOTAL 49
 

Table FS-7 
Age-Restricted Maximum: 69 Units 

 
 

Development/Project Name Type of Affordable Units # Units 
Block 66.21, Lot 1 
(Millhurst Road) 
Future Municipally Sponsored 
100% Affordable Project 

Age-restricted Rental 50

TOTAL 50
 

Table FS-8 
Bonus Maximum: 69 Bonuses 

 
 

Development/Project Name Type of Affordable Units # Units 
Block 47, Lot 17 
(Wood Avenue) 
Municipally Sponsored 
100% Affordable Project 

Family Rental 69

TOTAL 69
 

 

As noted above, if at some point in time, the Township or COAH determines that Manalapan has a 

growth share greater than 277 units, the Township reserves the right to use any appropriate and 

applicable technique permitted under COAH’s regulations to address its additional growth share 
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either through the measures specified in this plan and/or other measures. In addition, if COAH 

revises its current regulations relating to residential demolitions and certificates of occupancy, the 

Township reserves its right to adjust its residential growth projections and corresponding growth 

share obligation. 

 

Accessible and Adaptable Affordable Units 

The first floor of all new townhouse dwelling units and all other new multi-story dwellings that 

are attached to at least one other dwelling unit shall be accessible in accordance with N.J.A.C. 

5:97-3.14.  
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APPENDIX A 
 

WORKBOOK A: 
Growth Share Determination  

Using Published Data 
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Municipality Name:

Residential Non-
Residential

1
Enter Growth Projections From Appendix 
F(2) * 1,531 2,089

2

Subtract the following Residential 
Exclusions pursuant to 5:97-2.4(a) from 
"Exclusions" tab

COs for prior round affordable units 
built or projected to be built post 1/1/04
Inclusionary Development 126
Supportive/Special Needs Housing 0
Accessory Apartments 0
Municipally Sponsored
or 100% Affordable 0
Assisted Living 0
Other 0

Market Units in Prior Round Inclusionary 
development built post 1/1/04 671

3
Subtract the following Non-Residential 
Exclusions (5:97-2.4(b)

Affordable units 0
Associated Jobs 0

4 Net Growth Projection 734 2,089

5

Projected Growth Share (Conversion to 
Affordable Units Dividing Households by 5 
and Jobs by 16)

146.80  Affordable
 Units 130.56  Affordable

 Units

6 277 Affordable 
Units

 * For residential growth, see Appendix F(2), Figure A.1, Housing Units by Municipality.  For non-residential 
growth, see Appendix F(2), Figure A.2, Employment by Municipality.

Total Projected Growth Share Obligation

Workbook A: Growth Share Determination Using Published Data

Enter the COAH generated growth projections from Appendix F(2) found at the back of N.J.A.C. 5:97-1 et seq. 
on Line 1 of this worksheet.  Use the Tab at the bottom of this page to toggle to the exclusions portion of this 
worksheet.  After entering all relevant exclusions, toggle back to this page to view the growth share obligation 
that has been calculated.  Use these figures in the Application for Substantive Certification.

COAH Growth Projections                 
 Must be used in all submissions 

(Using Appendix F(2),  Allocating Growth To Municipalities)

Click Here to enter Prior Round 
Exclusions

Township of Manalapan
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Development Type

Accessory Apartments

Assisted Living 
Other

Total 0

Development Name
Rentals?

(Y/N)
Total 
Units

Market 
Units

Affordable
Units

Market Units
Excluded

Meadow Creek (a.k.a. Meadows) N 546 520 26 104
Four Seasons Y 792 692 100 567

0 0
0 0
0 0

Total 1,338 1,212 126 671

Development Name
Affordable

Units 
Provided

Permitted
Jobs

Exclusion
0
0
0
0

Total 0 0

Return To Workbook A Summary

Affordable and Market-Rate Units Excluded from Growth

Prior Round Affordable Units NOT included in Inclusionary Developments Built post 1/1/04

Market and Affordable Units in Prior Round Inclusionary Development
Built post 1/1/04 

N.J.A.C. 5:97-2.4(a)
(Enter Y for yes in Rental column if rental units resulted from N.J.A.C. 5:93-5.15(c)5 incentives)

Jobs and Affordable Units Built as a result of post 1/1/04 Non-Residential Development
N.J.A.C. 5:97-2.4(b)

Municipally Sponsored and 100% Affordable

Municipality Name:  

Number of COs
Issued and/or Projected

Township of Manalapan

Supportive/Special Needs Housing 
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APPENDIX B 
 

BLOCK 66.21, LOT 1 
SITE SUITABILITY 
DOCUMENTATION 

 
• FINAL PLAT – MAJOR SUBDIVISION  

FOUR SEASONS AT MANALAPAN - PHASE I & II. 

• MONMOUTH COUNTY CLERKS OFFICE  

MAP FILING NOTIFICATION 

• ENVIRONMENTAL CONSTRAINTS MAP 

• AERIAL MAP SHOWING ADJACENT LAND USES 
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APPENDIX C 
 

DEVELOPER REZONE REQUESTS 
 
 
 
 
 
 
 
 
 









Revision to the Housing Plan Element and Fair Share Plan Amendment   
Township of Manalapan Master Plan – April 2010 
   

35 

 

APPENDIX D 
 

BLOCK 47, LOT 17 
SITE SUITABILITY ANALYSIS 
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INTRODUCTION 

 
The Township of Manalapan is reviewing Block 47, Lot 17, which contains a total of 26.32 acres and is 
mapped in Appendix B, as a potential site for the development of a municipally-sponsored, 100-percent 
affordable housing development. The New Jersey Council on Affordable Housing (COAH) requires that sites 
designated to produce affordable housing conform to the criteria of N.J.A.C. 5:97-3.13 (Site Suitability 
Criteria and Consistency with the State Development and Redevelopment Plan). COAH requires that sites 
designated to produce affordable housing shall be available, approvable, developable and suitable 
according to the following criteria: 
 

1. The site has a clear title and is free of encumbrances which preclude development of 
affordable housing; 

2. The site is adjacent to compatible land uses and has access to appropriate streets; 
3. Adequate sewer and water capacity, as defined under N.J.A.C. 5:97-1.4, shall be 

available to the site or the site is subject to a durational adjustment pursuant to N.J.A.C. 
5:97-5.4; and 

4. The site can be developed consistent with the Residential Site Improvement Standards, 
N.J.A.C. 5:21, where applicable. Deviations from those standards are to be done in 
accordance with N.J.A.C. 5:21-3. 

 
COAH regulations require an examination of a Site’s location on the policy map of the New Jersey State 

Development and Redevelopment Plan (State Plan), and a review of the presence of wetlands, Category 1 
waterways, flood hazard areas, and steep slope constraints. Consideration to the presence of sites and 
districts listed on the New Jersey or National Register of Historic Places must also be given, in addition to 
the availability of the infrastructure needed for development. 
 
On behalf of the Township, T&M Associates has reviewed Block 47, Lot 17 for conformance to COAH’s site 
suitability criteria. Based on its review, T&M has concluded that Block 47, Lot 17 is a suitable site. 
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SITE SUITABILITY ANALYSIS 

 
The following sections apply the regulations of N.J.A.C. 5:97-3.13 to Block 47, Lot 17, which the Township is 
reviewing for the development of affordable housing. 
 
1. Location on the State Plan Policy Map: The site is located entirely within Planning Area 2 (PA 2; 
Suburban Planning Area). As indicated by N.J.A.C. 5:97-3.13(b)1, the areas contained by Planning Area 2 
are the preferred location for a municipality to address its fair share obligation.  An unnamed tributary of the 
Matchaponix Brook is identified by the State Plan as a Critical Environmental Site which traverses the 
wetlands in the northern portion of the subject property.  The area of the Critical Environmental Site can be 
maintained as open space as part of an affordable residential development consistent with the State Plan. 
 
2. Special Planning Areas: The proposed site is not located within an area that is regulated by the 
Pinelands Commission, Highlands Water Protection and Planning Council, Division of Costal Resources of 
the New Jersey Department of Environmental Protection (NJDEP), or the New Jersey Meadowlands 
Commission. 
 
3. Wetlands: There are an estimated 16.80 acres of wetlands located onsite based on the State NJDEP 
GIS information layers. The wetlands are concentrated in the northern sections of the site and leave the 
area along Route 522/Wood Avenue unencumbered and open for residential development.  The actual 
extent of wetlands and the associated transition areas is subject to delineation and verification by the 
NJDEP. 
 
4. Flood Hazards: A total of 0.61 acres of the site are located within a mapped flood hazard area that is 
associated with Matchaponix Brook. The flood hazard area is located in the northern section of the site, and 
is within the wetlands area.  All residential construction can be located outside the flood hazard area. 
 
5. Category 1 Waterways: NJDEP mapping indicates that there are no mapped Category 1 waterways 
located onsite. 
 
6. Steep Slopes: Section 95-8.3 (Environmental Design Requirements) of the Code of the Township of 
Manalapan regulates development on steep slopes of ten (10) percent or greater, which is more stringent 
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than the fifteen (15) percent standard that is provided in N.J.A.C. 5:97-3.13(b) 4. As a result, the Township 
has considered steep slopes in its analysis of Block 47, Lot 17. 
 
There is a cluster of four isolated areas with steep slopes in the cleared, southern portion of the site.  
However, these areas appear to be the result of prior site disturbance, are not wooded, and do not appear 
within any other environmentally sensitive areas on-site.  Therefore, these areas can be excavated to allow 
for residential development of the site. 
 
7. Sites or Districts Listed on the New Jersey or National Registers of Historic Places: Block 47, Lot 
17 contains no sites or districts that are listed on the New Jersey or National Registers of Historic Places, or 
in the surrounding areas that are mapped in Appendix B. 
 
In addition to the above, mapping from the Office of Smart Growth indicates that there are no State Plan-
identified critical historic sites located onsite, or in the surrounding areas that are mapped in Appendix B. 
  
8. Availability of Infrastructure: The proposed site has frontage on Route 522/Wood Avenue, which is a 
public and improved County roadway. In addition, the site is located within the public water service area of 
the Gordons Corner Water Company and the planned sewer service area of the Western Monmouth Utilities 
Authority (WMUA).  Sewer and water lines can be extended to service the site.  
 
9. Presence of Known Contaminated Sites: Though not required by N.J.A.C. 5:97-3.13, this analysis has 
considered that the presence of a known contaminated site may affect site suitability.  While the GIS-based 
2005 Known Contaminated Sites List of the NJDEP indicates that there are no known contaminated sites 
located on Block 47, Lot 17 or the surrounding areas, the site was previously used by Monmouth Petroleum.  
The Township is aware of an oil spill that occurred onsite while the subject property was operated by 
Monmouth Petroleum.  This condition can be remediated prior to the development of the property for 
residential purposes in accordance with NJDEP requirements. 
 
10. Clear Title: A title report for Block 47, Lot 17 has been issued by Surety Abstract Ventures on July 21, 
2009 to the Ingerman Group, a developer of affordable housing. The referenced title report indicates that the 
subject property has a clear title and there are no evident encumbrances that would prevent the 
development of the property for affordable housing.  The title report is appended to this site suitability report. 
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11. Access to Appropriate Streets:  The proposed site has frontage and direct access to Route 522/Wood 
Avenue, which is a public and improved County roadway. 
 
12.  Residential Site Improvement Standards:   The site can be developed consistent with the applicable 
requirements of the Residential Site Improvement Standards, N.J.A.C. 5:21, and any deviations from those 
standards can be done in accordance with N.J.A.C. 5:21-3. 
 
13.  Site Availability:  The site is available for acquisition for affordable housing development.  An 
affordable housing developer, the Ingerman Group,   is negotiating with the property owner for acquisition of 
the site to develop it as a 100% affordable multi-family affordable housing development in accordance with 
the 2008 Manalapan Township Housing Plan Element and Fair Share Plan. 
 
14.  Approvable Site:  The site can be designed and approved for affordable housing development in 
accordance with the requirements of the applicable governmental agencies with jurisdiction over the site.   A 
conceptual development plan for the development of the site as 100% affordable multi-family housing 
development in accordance with the 2008 Manalapan Township Housing Plan Element and Fair Share Plan 
has been provided by an affordable housing developer, the Ingerman Group.  
  

ZONING AND LAND USE 

The site is located within the R-40/20 zone district and is adjacent to compatible land uses.  A small portion 
of the site is within the Flood Hazard Overlay zone area.  Residential development is a permitted use in the 
R-40/20 zone district. In order for the site to be developed for affordable housing, the Township will need to 
amend the Township Master Plan land use element and the Township zone plan to provide for the 
development of the site as a 100% affordable multi-family housing development.  The Flood Hazard Overlay 
zone area will remain unchanged. 
 

SUMMARY AND CONCLUSION 

Block 47, Lot 17 is located within State Planning Area 2 and contains approximately 9.52 acres of uplands.  
The site is available, approvable, developable and suitable for affordable housing development. No 
Category 1 waterways, or sites or districts that are listed on the State or National Registers of Historic 
Places, are located onsite. Further, the site is located within a public water and sewer service area, and 
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sewer and water lines can be extended to service the site. Finally, Block 47, Lot 17 has frontage and access 
on a public and improved County roadway. 
 
Based on the above, Block 47, Lot 17 meets the site suitability planning criteria of N.J.A.C. 5:97-3.13 for the 
development of affordable housing. 
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5:97-3.13 SITE SUITABILITY CRITERIA AND CONSISTENCY WITH THE STATE 
DEVELOPMENT AND REDEVELOPMENT PLAN 
 
b) Sites designated to produce affordable housing shall be available, approvable, developable and 

suitable, according to the following criteria: 
1. The site has a clear title and is free of encumbrances which preclude development of 

affordable housing; 
2. The site is adjacent to compatible land uses and has access to appropriate streets; 
3. Adequate sewer and water capacity, as defined under N.J.A.C. 5:97-1.4, shall be 

available to the site or the site is subject to a durational adjustment pursuant to N.J.A.C. 
5:97-5.4; and 

4. The site can be developed consistent with the Residential Site Improvement Standards, 
N.J.A.C. 5:21, where applicable. Deviations from those standards are to be done in 
accordance with N.J.A.C. 5:21-3. 

c) Sites designated to produce affordable housing shall be consistent with the State Development and 
Redevelopment Plan and shall be in compliance with the rules and regulations of all agencies with 
jurisdiction over the site, including, but not limited to: 
1. Sites that are located in Planning Areas 1 or 2 or located within a designated center or 

located in an existing sewer service area are the preferred location for municipalities to 
address their fair share obligation. 

2. Municipalities or developers proposing sites located in Planning Areas 3, 4, 4B, 5 or 5B 
that are not within a designated center or an existing sewer service area shall 
demonstrate to the Council that the site is consistent with sound planning principles and 
the goals, policies and objectives of the State Development and Redevelopment Plan. 
The Council may seek a recommendation from the Executive Director of the Office of 
Smart Growth on the consistency of the site with sound planning principles and the goals, 
policies and objectives of the State Development and Redevelopment Plan. 

3. Sites within the areas of the State regulated by the Pinelands Commission, Highlands 
Water Protection and Planning Council, Land Use Regulation Division of DEP and the 
New Jersey Meadowlands Commission, shall adhere to the land use policies delineated in 
The Pinelands Comprehensive Management Plan, N.J.A.C. 7:50; The Highlands Water 
Protection and Planning Act rules, N.J.A.C. 7:38; the Coastal Permit Program Rules, 
N.J.A.C. 7:7; the Coastal Zone Management Rules, N.J.A.C. 7:7E; and the Zoning 



Site Suitability Analysis ~ Block 47, Lot 17 
Township of Manalapan 
 
 

 

Regulations of the New Jersey Meadowlands Commission, N.J.A.C. 19:3, where 
applicable. 

4. The portions of sites designated for construction shall adhere to wetland constraints as 
delineated on the New Jersey DEP Freshwater Wetlands Maps; or as delineated on-site 
by the U.S. Army Corps of Engineers or DEP, whichever agency has jurisdiction as 
regulated pursuant to the Freshwater Wetlands Protection Act (N.J.S.A. 13:9B-1 et seq.) 
or Section 404 of the Federal Clean Water Act (33 U.S.C. §§ 1251 through 1375); 
Category One waterway constraints pursuant to N.J.A.C. 7:9B, 7:8, 7:13 and 7:15; flood 
hazard constraints as defined in N.J.A.C. 7:13; and steep slope constraints in excess of 
15 percent if the municipality has an ordinance in place that uniformly regulates steep 
slope development throughout the municipality. 

5. Historic and architecturally important sites and districts listed on the State or National 
Register of Historic Places shall be reviewed by the New Jersey State Historic 
Preservation Office for a recommendation pertaining to the appropriateness and size of 
buffer areas that will protect the integrity of the site. The review and written 
recommendation by the New Jersey Historic Preservation Office shall be included in the 
Housing Element and Fair Share Plan that is the subject of any petition before the 
Council. Within historic districts, a municipality may regulate low- and moderate-income 
housing to the same extent it regulates all other development. 

d) The Council may seek a recommendation from the appropriate regulating agency on the suitability 
of a proposed site. In taking such action, the Council may require the municipality to submit all 
necessary documentation to the agency so that a review and decision regarding the suitability of 
any site may be completed. 
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APPENDIX B: 
Site Suitability Map: 

Block 47, Lot 17 
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APPENDIX C: 
Title Report: 

Block 47, Lot 17 
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APPENDIX D: 
Conceptual Plan 

Affordable Housing Development: 
Block 47, Lot 17 

 








