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PLANNER'S REPORT

This‘repoft isiahkanlysis of Warren'Township's (SpmerSet'
County) responsibilities- under‘ the. Mt; Leurel II case. It
anelyzes the TownShip's,cu:reht’Zoninngrdinance and most recent
amendment,kpresents a fairfehare analeis, and calculates the
kTewnShip's present indigeneus housing need. The report‘indicates
the follow1ng- | |

1. The Townshlp s present Zonlng Ordlnance does not provide
a realistic opportunity~for decent and affordable housing.1 The
| Township therefore has a Mt. Laurel I1 obligation.

2. The fair share analysis, based upon a 30-minute
cemmutershed 1nd1cates a reglonal need of between 13,188 and
13,771 low income units and between 16 663 and 17, 399 moderate
income hou51ng unlts.

3. Warren ’Tcwnship‘s, share of the regional need was
’estimated’to Be 631 to 1,315 low income units andk777 to 1,661
moderate incoﬁeiunits«thtbugh 1995. | .

4. The Township's indigenous share was estimated to be 380
 housing units_ consisting of both dilapidated units and lower
income persens paying more thah 25 percent of their income for
heusing. |

Thfs report is divided into‘three sections, as followsi
Analysie of Zoning Ordinance; Housing Allocation Analysis; and

Indigenous and Present Need.

lThe original Zoning Ordinance was found to be exclusionary.
This report only deals with the amendment designed to correct
the def1c1enc1es. : :
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ANALYSIS OF TOWNSEIP OF WARREN ZONING ORDINANCE

Introduction - . L

Thé.followihg $ecti6n~analyzes'theVCUrrent Township of
Warrén Zoningf;Ordinance to, de;erminek'whether it provides a
realistic dppértiinity for decent and affordable ho’usiing. The
first }paft of this section fdiécussés the findings‘ of  M£.
Laurel 112 with-respect to'1and use regulafibhs,kas well as model
land use stanaé#as genéraily acknowledged,t6 a1léw.er,10wér’cost
housing. Subsequent Secﬁions,analyze‘Warren's 2oning regﬁlations
which are incompatible withv16wer cost‘hbusing,kpinpointing those‘

provisions which violate the Mt. Laurel II decision.

Findings of Mt. Laurel II

Mt. Laurel II requires that land usewregulations in all
municipalities provide a realistic opportunity' for  decent‘ahd
affordable housing for their;indigehous poor. Those muhicipa1~

ities designated by théfState Devélqpment Guide Plan in "growth -

areas" are also obligated‘tb provide a realistic opportunity for
a fair share of the region's future low and moderate income
housing. The Court,states:

Plaintiff may continue to prove (in addition to or
instead of proving the fair share obligation of the mu-
nicipality) that the 1land use regulations fail to
prov1ae a realistic opportunlty for low and moderate
income housing or that they contain "expressly -

2South Burllngton Clty NAACP v. Townshlp of Mt. Laurel, 92 NJ
158 (1983) : ,



prescribed requirements or restrictions which preclude

~or substantially hinder it." (Mt. Laurel I, 67, NJ at
180-81) As before, such a showing shall create a prima -
facie case of a failure to satisfy the Mt. Laurel
obligation. (92 NJ at 222)

The decisionfgoes on:

In order to meet their Mt Laurel obligations, munici-
palities, at  the  very least, must remove all
mun1c1pally—created, barriers to the construction of
their fair share of 1lower income housing...munici-
palities must  remove zoning and subdivision
restrictions and exactions that are not necessary to
protect health and safety.3 (92 NJ at 258)

The Court then cited (92 NJ at 259)Vthe4Department of
Housing & Urban Development's Minimum ‘Property Standards and

Rutger's Center for Urban Policy Research, Housing Costs and

Government Requlations, as useful guides in developing minimum

zoning and subdivision standards. It also cited The Affordable

Housing Handbook, prepared by the N.J.'Department'of Community
‘Affairs and the Tri-State Regional Planning Commission. -
But'Mt,tLaurel IT did enumerate‘(92 NJ at 259) some of
the specific' municipal ,‘lend use reguietionsf which kare
_incompatibie with lower income housing suchkas~(a) bedroom re—t
strictions; (b) large lotVZOning;,andt(c).prohibitions ageinst
mobile homes. The SupremetCourt previously decided that ﬁinimum
floor area requlrements, frontage or. lot size not related to the

number of occupants was 111ega1 and served only to unnecessarlly

3However, the Court went on to state, " ..unless removal of
restrictive barriers will, without more, afford a realistic
opportunity for the construction of “the municipality's fair
share of the region's lower income housing need, afflrmatlve,
measures w111 be required (92 NJ at 261).



increase housinglcosts.4'dk’

In Mt}'Laurel I, othe: restriCtive‘land'use iegulations"
: held to be unlawful included:n (a),prohibitionsfagainst multiple
familkanits; (b) no hlgh den51ty zones, (c) prohlbltlons agalnstg‘

small lots; and (4) minimum bu11d1ng 51zes.

In The Affordable Hou51ng Handbook,'and in Affofdable,

Housing- How Local Regulatory Improvements Can Help, from the

U.S. Department of Hou51ng & Urban Development are listed other
: generally recognlzed ' cost generatlng features “such  as
(a) excessive ksetbacks and side yards, (b) excessive' fees}
(c) unreallstlc dens1t1es, (a) regulatlons requlrlng 1nsta11atlon.
of 1mprovements not related to health, safety and ,welfare'
(e) regulatlons whlch allow total dlscretlon on the part of the
approving author;ty w1thout any = standards set forth in ,the
Ordinance;f and (f) regulations Which ~prolong the approyal :
’process.~‘Some of the remedies suggeSted‘include pre—applicatiOn_
conferences;. de51gnatlon of a s1ngle agency for multi-level or

multi-agency rev1ew~ and clear and spe01f1c requlrements as too

what is expected on all subm1551ons (The Affordable Housing
Handbook, page 31).

The Affordable Hou51ng Handbook notes that - 1mprovement’

costs have a 51gn1f1cant lmpact on‘overall hou51ng costs. Such

improvements include streets, sidewalks, stormwater control,'

“4Home Builders League of South Jersey v. Townshlp of. Berlln, 81
NI 127, 405 APZd 381 (1979). : '



sewer and water facilities, including extensions, parks, schools,

fire stations, all of which are negotiated in the course of the

' approval\process; ~ Methods of coSt reduction include greater use

of planﬁedv development ,techniques.f,(cluster and planned

residential develepmenrl, reduction'in,the required length and

width of ‘roadwa'ys ; 'eyli:minyation‘ of or reduction in piped storm

sewer systems, elimination of unnecessary sidewalks, avoiding

excessive landscaping, and elimination of off-site improvements

not directly aSsighable or ascribablerto the specificldevelop-,

ment. The Handbook also calls for construction Qf;smallereunits

to reflect the*reduetion in the average number‘of persons per

household (1n New Jersey in 1980, the average was 2 84; in 1970

it was 3.17 persons per household). Other remedles to reduce

hou51ng costs in a xmnu01pa11ty s land use regulations include

“the opportunity' to- allow_;single—family ‘homes. to censtruct, a

second dwelling unit as an accessory use.

Other Expert Recohmendations_' - e ; R

'In addition to the minimum property standards suggested - -
by HUD and those bY‘Housing Costs and Government Regulations of

the Center for Urban. Pollcy' Research, :guidelines for ‘minimum

standards were recommended ‘eby Alan Mallach Associates,

Phlladelphra, on - behalf  of the 'Public, AdVoeate,‘lreprESentingk

plaintiffs in Morris CountY;Fair Housing et al. vs. Township'of

Boonton et alQ (also known as the Morrls 27 Sult). Mallach notes

three generallcrlterla whlch "summarize the operat10na1 dlmen51on

of least cost housing," as follows:



3 follows:

a.

The absence of cost ‘generating provisions or
exactlons that are unrelated to health and safety,

No more than modest and occupancy based floor area
standards;

No more than modest lot size or density and related
(frontage w1dth, etc.) requirements.

The specific remedies suggested by Mallach were

Minimum Floor Areas - Using the HUD minimum prop-
erty standards, the following minimums are
suggested- T o

1 bedroom apartment - 550- 600 sqguare feeté

2 bedroom apartment - 660—720 square feet;

3 bedroomkapartment - 850-900 square feet.

Minimum Lot Size - 50 X 100' lot; with clustering,
50 X 80' lot. T

Townhouse Standards”f

Minimum width - 18 feet;

Minimum parking requirements - 1.8 spaces per

dwelling'unit;

‘Minimum density - 10 dwelling units per acre;

.Minimum recreation requirement - 20 percent of the
site for children and adult recreation use;

Garden Apartment Standards

Minimum parking —t1;1/2 pafking‘spaceS'perkunit;

Minimum density - 15-20 dwelling units per ‘acre
(2-1/2 stories); 25 dwelling units per acre (3
stories) B : : ‘

Planned Unit Developments
Net dden51ty - no lower than those ‘proposed for

least cost housing developments for each type
separately. : : ‘ :

as



f. Moblle Homes - No restrlctlons agalnst their use in
single- famlly zones. : ;

Den51ty - not 1ower than 7 dwelllng units per acre.
g.' Two-Fam;ly Homes

 Minimum lot size - 40 X 100'.

iAnother',suggesticn"bi',Mallach is the opportunity te
construct a‘rehtal apartment wiﬁhin eacndsingle—family unit. The
rental nnit VOuldrbeﬁsemewhat smallerdthan the principa17unit;
The Mallach Report”~also recommendsf overzoning,k or'.providing'
con51derab1y' more land than demand would suggest in order to
provide for a normal market. -

The fOllowxng sectlons focus on Warren's Zonlng Ordi-

nance and its 1mpact on housing costs.

Analysis of Zoning'Ordinance,Provisions
- The Warren Township Zoning Ordinance consists of

- Chapter 16 of the Ordinances of Warren Township. ’ The previous

e L

zon1ng ordlnance had been declared in v1olatlon of Mt‘vLaurel II /%//44

and conseguently,- an amendment was‘ prepared to correct thebﬂgaﬁi

SE e
£oshd

exclusionary nature of the existing ordinance.

The  amendment - was contained' in“ Ordinance,#82~19.

Ordlnance #82-19 prov1ded for three addltlonal zonlng dlstrlcts ‘ -

in Warren Townshlp, as follows: = (a) R 20 (th); (b) R-20 (tha);
and (c) R -20 (ecr) dlstrlct ’

SR
L1250 s
The pr1nc1pa1 prov151ons of the R-20 (th) and R- 20 (th )A ﬁf_f
RO - Af‘-n‘;w
is the aﬁdLLan of townhouses and ‘multl famlly dwellings as; , o,
-..___——__.N el A z

dcondltlonal uses in these zones under the follow1ng CODdlthDS‘ pree s et

/



1. Minimum 1ot size - 10 acres

2. Minimumksetback,distance - 75 feet from majdr roads; S0
feet from all~other roads and boundaries, except for a 300-foot
setback in‘the‘R—Zé (th)fdistrict from Liberty Corner Road. ‘

3. Maximum den31ty of 4 dwelllng_unlts per acre.

4. ,Max1mum bu1ldlng coverage - 20 percent of the site.

5.  Maximum 1mperv1ous~surfacef~ 60 percent.

6. Maximum bulldlng helght - 30 feet.»

7. Minimum number of units per structure - 2.

et

8. Maximum number of'unlts~per~structure'— 8;

The ordlnance also provides for increases in den51t1es(%15r

in both the R-20"(th) and ‘R-20 (tha) zones prov1dlng the
appllcant meets a number of condltlons.f For example, an increase
of one unit per acre den51ty is permltted 1f the average floor
area per unlt 1s less than 1 500 square feet and an increase of
1- -1/2 units per acre is allowed 1f the average floor area per

unit is less than l ,250 square feet;"

Other den51ty 1ncreases are allowed based on open space

ﬂ/é//5f’7/

V& iV

and energy eff1c1ency.' 1f 35 percentfor more of the tract 1su-'

left in its natural state, the den51ty may be increased further

\
by 2.5 units per acre. A further increase of 1 unit per acre is

allowed if -certain energy efficiencieS‘are achieved. 1In the R-20

(tha) zone only, the gross density may be further'increased'by

one unit per acre if the occupancy of the unit is restricted to a

head of household of 48 years of age and over.




Thefamendment also-allOWS‘forflot averaging: but the
overall average cannot be less than 20 000 square feet in the
R~20 (ecr) zone and 10, 000 square feet in the R-10 re51dent1al

district.

Analysis;of Amendment

The amendmentkto the ordinance obViously raitsmtg;meet
the most minimum of’reqhirements tokcomplykﬁithkMt. iadrel 11, as
follows: | | | |

1. It does not remove exce551ve restrlctlon and exactlons
(92 NJ at 258);

2. Thekamendment’fails to,include‘ahykorythewaffirmative
measures suggested in Mt. Laurel Ii. . These ihclude incentiﬁe
zoning that ”;f.either tﬁrough‘a slidihg»scale density bonﬁs that
increases the permitted”density as the amount of loWer income
housing provided is increased or through a setd bonus for
participation in a lowerkineome housing program" (92 NJ at 266).
VIt does not ~1nclude mandatory set —asides /requlrlng a mlnlmum
_number of unlts to be bu1lt for low or moderate income 1ncluded
as part of any hlgher den51ty hou51ng program;,‘

3. It does not prov1de for zonlng for mobile homes (92 NJ

at 274).

Moreover; the densities provided in the ordinance fall

i

s51gn1f1cantly below those suggested by"authoritative gﬁideS‘

.prev1ously mentloned at the beginning of this sectlon needed to

Sacigme

achieve any meanlngful number of lOW'Or moderate income hous;ng.‘
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The fact that the'multi4family‘housing'in the th new zones are
' cdnditionalfﬁses°gives’added‘0pportunity fbr‘the planning board
. to delay,,and even rejeét, applications.~ The prdinénce’contains
nprdefiniﬁiﬁeg;tandardé,agide from the physical design standards
which would provide‘guidance;for the pianning board'in'fgvigwing
any such project.  In;a6ditio5,kas pointed out before; there is

no_reguirement that the townhouses include low or moderate income

‘units which would be a minimum requifement in meeting any Mt.

Laurel II obligation.
For this reason, the,proposea amendment clearly remainsk

in violation of the Mt. Laurel II decision.
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WARREN TOWNSHIP

HOUSING ALLOCATION ANALYSIS

~Introduction,and'Summarx of Findings

The Warren‘TownshipfHousingkAllocation Analysis is based

on the New Jersey Supreme Court finding in Mt. Laurel II that mu-

nicipalities, in whole or in part, in "growth areas” of the ‘State
Development Gulde Plan have an obligation to provide their fair
share of low and moderate income housing to help meet the

-prOJected reglonal need for such hou51ng.,,A11 of Warren's 19.6

square mlles are 1n the growth area, as 1nd1cated on the map ‘on

the following page from the State Development Guide Plan.

This = finding requ1res, a methodology for ;regional‘
determination, future ‘regional housing. need, and a local

allocation. The methodology used here reflects the closeqaﬂf}fuw

Le

relationship'ofkjobs to housing. The Housing Region is definedori - -

as those municipalities within a 30—m1nute ?commutershed" of

. T Lo R . N 7’,,",};‘
Warren Township; Regional Housing Need is determlned by [%ﬁh

T A0

pr03ect1ng the number of new jobs expected in the reglon over the/% N

next 15 years and convertlng those jObS‘tQ‘hOUSlng need, Local

’Allocation"4is made by applYing‘dfthe'r 10cal/regiona1 - job

'relatlonshlp to reglonal need and then a551gn1ng reglonal income
factors to that 1oca1 need.
Job progectlons are made on a mun1c1pa1 basis fromk

it Ep S -

covered employment data compiled by the New Jersey Department of
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Labor'&~1ndustry.*‘The straightfline projections are based on the
 1972fl980 growth;tfénd. Family'incomé; derived from aQerage Qage
distribﬁtion, is used to determine housing cost category.

Basea Aupon this‘,analysis,k Warreh :Township’ has - a
proépectiVe'futufe need for between 4,516,and 9;411 new housing
units during the period'from i980 thféugh 1995. kOf‘this total
‘houéing need, theréfare SpéCific needs fbrfbeﬁweén‘ﬁg%“igﬁw}!§}§_
new housing units td~aéécmmodéte_;gg~income families and 797kt0
},GGi-additiohal housing units to house families with EEEEEiEé
incomes.’ The £dté1 allocated needfiﬁciﬁdes a A;Q;percent factor.

to account for vacancy and loss.



Table 1

Warren Townshlp Hou51ng Allocatlon

‘Summary, June 1982

| EREe  TWith  with Additional
1980-1995 . ; . Chubb - Chubb plus AT&T
Change in vaereajjcbs‘ |
Warren Township e 4,347 9,047
Housing Region o 106,397 , 111,097
Warren/Region (percent) . ; ~ 4.60% S 9.18%
Future Regional Hbﬁsiqg Need |

Covered Job Growth 106,397 111,097

- X Conversion Factor = = X 0.8873 X 0.8873
= Regional Housing Need - .94,406 B 98,576 .
+ Vacancy and Loss (+4%) -+ 3,776 B o+ 3,943
= Total Regional Need o 98,172 102,519
Local Allocation n | | k

‘Total Regional Need 98,176 102,519

X Local Job Share L X 4.60% ~ X .9.18% -
= Local Need s e ; 4,516 S 9,441
Low Income (13.9%8) S e31 1,315

‘Moderate Income (17.65%) 797 1,661

This hOusing allocation ahalysis provides a range in

~future housing need~as shown in columns'A and B of Table 1.  The

”dlfference in the two columns is in local job protection. As:
noted in Append1x~Tables 1¢;2, and 3 at the end of this report,
columh A‘isrbased;oh,the,stralght line job trend plus 1,900 new 
'jObS' tO be'fcreated by 'the; neh; Chubb 'office now under
construction, and column B 1nc1udes l 700 add1t1ona1 Chubb JObS
~ expected by the year 1990 plus the potent1a1 of 3,000 new jobs

created by AT&T on its 100 acre Warren Townshlp site.
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Warren Townshipiﬂousing Region

The Warren'TOWnship»Houéing‘ReQion is defined as those
’ mun1c1pa11t1es within a 30-minute dr1v1ng time from the center of.
Warren Townshlp (Relman Road and Mount Bethel Road 1ntersec—e
~tion).5 The 30-minute dr1v1ng t1me5 takes in all or part of 68
’municipa11t1e5~located in six countles. These_68 mun1c1pa11tles(;
which make up‘the Warren Township Houéinngegion, total 746.43
square miles with a 1980 population ofn1,345,179.o‘Aoliet of the

municipalities inClnded witnin’the’housing region is detailed in

Table 2. o L ' ST i o
7 ThenWarren_Township HousingZRegion Mep'depicts,the muni-

cipalities which oomprise~theoregion. kThe'shape of thveegion'is;
a function of the,fegion?s rOad‘network and'ihe accessibility'it'
affords anto‘xnobiie 'co'mmutl’ing tk:oy and: from Warren Township. In
“making the reglonal determlnatlon, if more than half of a munici-

pality could be reached w1th1n a 30—m1nute dr1v1ng tlme 1t was
1ncluded %n the reglon; if not,klt was excluded. Parts of‘munl-'

cipalities were not used in the regional determination.

5See attached for supportlng documentatlon for thls definition
of a hou31ng reglon. :

6Computed at 50 mph on Interstate nghways, 40 mph on U.S. and
State nghways and 30 mph on County Roads. :
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Housing Regibn Determination

SuPporting Documentat ion

1. Nationwide Transportatlon Study
Report 8
- U.s. Department of Transportatlon
Home to ‘Work Trips, 1969- 1970

2. Journey to Work, New Jersey, 1970
N.J. Department of Labor and Industry
August 13, 1973
Mun1c1pa11ty Supplement October 31 1973

3. Amlcus Curlae Brlef N.J. Supreme Court
American Planning Assoc1at10n, N.J. Chapter
Urban League of Greater New Brunsw1ck v. Carteret

4. The Illustrated Book of Development Deflnltlons
Moskowitz and Lindbloom
Center for Urban Policy and Research, New Brunsw1ck 1981
(Definition of Housing Region, page 106)
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x. Table 2

% = 1,",";“) R 4 '.'/j/)

Z S

‘fﬁw,

Kl
Warren Township Hou51ng Region

‘Municipalities, Land Area and Populatlon

“_?.a PN

/

1980

s /r/}:;.i/;.'{.:::i“:_:f" - \%‘){;1 754 I_,};;‘,;,‘ngrea
;*,f;~>u«ngb;wxzplsquare miles) Census Population
. ESSEX COUNTY = TR P S CEN S SO S R S : ,
¥ Irvington Town ST e 2,800 7 61,493
* Maplewood Township ‘ - 4.00 22,950
Mlllburn Township 10.00 19,543
¥ Newark City , 24.14 329,248
*f South Orange Vlllage ‘ 2.70 15,864
- Total County Portion - 43.64 449,098
HUNTERDON COUNTY = L :
Clinton Township e Y2 30,06 . 7,245
Lebanon Borough S A NN Y 230 820
Readington Township Coo T 47.65 10,855
Tewksbury Township - .31.80 . _4,094
Total County Portion "110.74 - 23,114
MIDDLESEX COUNTY ' o
Dunellen Township - 1.04 6,593
Edison Township - 30.20 70,193
Highland Park Borough o 1.80 13,396
Metuchen Borough ‘ ’ 2.80 13,702
. Middlesex Borough .3.45 13,480
New Brunswick City 5.50. 41,442
Piscataway Township , 18.90 42,223
South Plainfield Borough 8.20 20,521
Total County Portion 71.89 221,610
MORRIS COUNTY . , . ‘
Chatham Borough - 2.35 8,537
Chatham Township 9.10 8,883
Chester Borough 1.62 1,433
Chester Township o 28.68 5,198
Florham Park Borough 7.50 9,359 .
Hanover Township 10.80 11,846
~Harding Township , 20.50 3,236
Madison Borough o - 4.20 15,357
- Mendham Borough ' 6.00 4,499
Mendham Township -17.60 4,488
*LMorrls Township 15.70 18,486
Morristown Town - 2.86 16,614
Passaic Township- . 12.50 7,275
Total County Portion 115,611
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~ Table 2
(continued)

T Area Lo 1980 .
(square miles) Census Population

SOMERSET COUNTY G RERRt T >
Bedminster Township - 26.70 ; . 2,469

Bernards Township , 24,95 o~ 12,920
Bernardsville Borough L 12.85 6,715
Bound Brook Borough = - 1.60 O ; 9,710
‘Branchburg Township = - 20.20 7,846
‘Bridgewater Township : 32.300 ; 29,175
Far Hills Borough : U, S 4.90 o 677
- Franklin Township : 46 .40 g 31,358
Greenbrook Township S 4.60 4,640
Hillsborough Township B - 54,70 o 19,061
Manville Borough (e 2.50 ; 11,278
‘Millstone Borough i - 0.60 o 530
¥ Montgomery Township o - 32.26 ’ 7,360
North Plainfield Borough 2,70 ‘ S 19,108
Peapack-Gladstone Borough R 5,80 2,038
Raritan Borough ; 2.00 6,128
- Somerville Borough . 2.30 11,973
South Bound Brook Borough . 0.70 4,331
Warren Township- S 19.60 ‘ 9,805
Watchung Township o 6.00 5,290
Total County Portion 303.66 - R 202,412
UNION COUNTY o ; : ‘ V ;
- Berkeley Heights Townshlp : -6.50 - 12,549
¥ Clark Township , s 4.68 . 16,699
Cranford Township 4.90 : - 24,573
-Fanwood Borough F ; : o948 o 7,767
3*Garwood Borough . ~ 0.70 . 4,752
XHillside Township L 2.70 21,440
¥Kenilworth Borough S 2,00 Bt 8,221
Mountainside Borough - L4010 R 7,118
New Providence Borough . 3.50 ‘ 12,426
Plainfield City , : 6.00 45,555
X Roselle Borough , 2,70 20,641
~¥ Roselle Park Borough S 1.30 ’ 13,377
Scotch Plains Township = 9.20 20,774
Springfield Townshlp i : 5.20 SO 13,955
~_Summit City : o ' 6.00 : 21,071
"% Union Township . , ' - 9.00 . 50,184
. Westfield Town ' . 6.50 - 30,447 ;
¥ Winfield Township ' ; 0.17 e 1,785
Total County Portion Lo - 77.09 o 333,334

REGIONAL TOTALS:  746.43 1,345,179

_.1‘7_,,
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. Statistical Analysis

Populatlon and Income’

Warren Townshlp 1s located in the east central portlon.
, s
of Somerset County. It contalns an ‘area of 19. 60 square mlles//

and .is bounded by four mun1c1pa11t1es in Somerset County and two ;75;~~

v,

mun1c1pa11t1es ~in  Morris County, . (See, Hou51ng Region Map P

" i

following page 4.) The‘population of Warren Township increasedéyv :33,
51gn1f1cant1y durmg the decade of the flftles, cllmblng from J,gw/

3,316 persons in 1950 to s, 386 persons by the tlme of the 1960&*5"‘*“

Tf:’,“ LB

Census. An even greater absolute (but not relatlve) populat.ronz%wH ﬁl

gain occurred during the 1960's, when:the Township's‘populatiOn
increased by 3,206‘persons ro total 8,592*persons at the,time of
the 1970 Census. Since 1970, the Township's population has
~continued to increase, although at‘ a significantly decreased
rate. Accordlng to the 1980 Census, Warren Townshlp contained a
total populatlon of 9 805 persons w1th 9, 725 persons occupylngfk'
2,999 households. o 4

In 1970, 3,413 of,thekTownship'sltotal;8,592 residents
were reported'tokbe‘empioyed. At this same time, hOwever, the
New Jersey Department of‘LabOr and Indusrry repbrted that there
were 1,491‘personsﬁemployed in a11~0f»Warren Township. Thus, in
1370, Warren ‘Township provdded jobsd for 1;491” employees¢ but
provided housing for'3;4l3 employedkresidents and,was,;therefore;

a housing donor to the;regionwby a ratio of‘2;3 to 1.
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The mean (aVerage) famlly income reported by Warren
Townshlp re51dents in 1970 (1969 1ncome) was $17, 307 per fam11y,h7
a . level 14.7 percent above the Somerset County average of $15 156
and 33.5 percent above the‘ New Jersey average of $13 025.
According to the 1970 CensuS‘of Populatlon, 8.6 percent of the
families (190‘ffamilies) in .Warren 'Township reported ,median

incomes below 50 percent of the statew1dez medlan, whlle 20 8

.}_{{‘,,_q A_ .'~.~~4
CE Wiy EXN L SR

percent of the Townshlp s fam111es (460 fam111es) had 1ncomes of'

less than 80 percent of the statew1de median.

Employmenthnalysis

During the 1970'5,‘ Warren,‘fownship experienced a
substantial increase in its empioyment'basepdespite the less than
favorable generai economic'conditions4which prevailed in several
of the years in this aecade.;‘Between 19727'and'1980,kthe nu@ber
of (covered) Jjobs in Warren Township increased from 1,693~top‘
'2,998, a gain,oftl,305 jobs representing a 77.1 percent increase.

Within the Warren Township Housing Region, five‘of the
six encompassed county\components registered varying employment
gains between‘l972 and 1980, while one county component (Essex'
County) reflected a net decrease’pin emploYment., ~0f the six
county components encompassedk within the housing’ region, the ;
included portion of MidaleSex County experienced the greatest

absolute growth, with an increase of 36,935 jobs, although its

7pue to significant coverage changes occurring inhemployment
covered by unemployment compensation during 1971, it is
necessary to use 1972 data for the purpose of comparisons to
subsequent periods.
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'relatlve gain of 44 5 percent was exceeded by the 55, 0 percent,Z

ér’f/_ e ’;” S
1ncrease reported for the 1ncluded ‘portion of Hunterdon County. *5f‘

.The encompassed portlon of Somerset County, w1th a net growth of
22,194 jobs,

employment galns. Overall, the level of kcovered employment
within the Warren Townshlp Hou51ng Reglon 1ncreased from 522, 986
Jobs in 1972 to 566, 043 jobs in 1980 -- an 8.2 percent 1ncrease
krepresent1ng a ga1n of 43,057 net new JObS. '

The current (1980) employment levels in the encompassed
positions of the 51x countles comprlslng the Warren
detailed in Tablec3fbelow.'

. Tabled3

~Warren Township Region

1980 Covered Employment Distribution

Percent

, TOtal’ o Within Percent
County County ~~ Region of County ~of Region
Essex 308.195 162,454 52.7 28.7
Hunterdon 18,845 3,034 16.1 0.5
Middlesex 236,560 120,034 50.7 21.2
Morris 149,902 60,174 40.1 10.6
Somerset ‘ 79,324 79,146 99.8 14.0
Union ; 229,614 141,201 61.5 25.0
Totals: 1,022,440 566,043 - 100. 0

Between 1972 and. 1980, the growth of employment in

accounted for 3.03 percent of

R

Warren Township
oy

(l 305 new jobs)

the region' s total employment growth of 43, 057 new jobs.

'result ‘of the hlgher rate of job growth in Warren Township (77. 1

percent) than. in the reglon (8.2rpercent),;the proportlonfof,the

region are.

followed Mlddlesex County 1n terms of absolute”’

[ s AR

~AS&V
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region's employment basetisituatedz withink‘Warren ’TownShin,,;
increased from 0. 32 percent in 1972 to 0. 53 percent in 1980.

ﬁ ‘In order to progect the future employment levels w1th1n‘vy
Warren Townshlp and its hou51ng reglon, the average annual Job :
- gains observed between 1972 and 1980 1n the Townshlp and each of
the six ~county components were .progected on a stralght--llne8
basis'for the yeare 1985,‘1990 and 1995;"The time'periodoupon
which thektemploymentv projeCtions ~are“baeed~ (1972 to 1980) is:
realistic in terms of future‘growth potentral‘as'opposed‘to a
base wh1ch would include the unabated populatlon and employment‘
‘growth whlch prevalled through the 1960'5. Based on the
historical growth of employment in Warren Townshrp as well as

ma jor employment generatlng facilities planned and vproposed;"
;therein, the Townehip's (covered) employment'basedwas,projected

"to increase from its current;(1980)~lewg;\of;2,998 jobe tO'be—o

, 5 , o o ' it
tween 5,745'jobs and 12,045 jobs~by!l?95-‘ The‘ﬁbrren region,;gy
: T , ‘,%Q:3’d¢ ‘ a7
which employed 566,043 persons during 1980, was projected tx>J

increase to between 672,440 and 677,140 jobs by 1995. This’ . -

information is tabulated in appendix tables 1 and 2. PR .{@@ff_~

Wage/Income Analysis
A  detailed analysis of the 1980 Census 'income~
“distribution data for each of the siX‘_county 'components

encompassed by the Warren region was undertaken in order to

8In view of the present uncertainties caused by general economic

conditions, and in order to eliminate subjectivity, the
straight-line projection of employment was deemed to be the
most objective approach. :
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derive the percentage of famllles in spec1f1c income categorles

, relatlve to the estlmated medlan of that partlcular county

~component 1nc1uded in the~reglon; The aggregatlon of the number L

~ of famllles in each spec1f1ed 1ncome category ylelded the overall
dlstrlbutlon of famlly 1ncomes 1n the reglon. Although the
medlan w1ll 1ncrease 1n the future, the dlstrlbutlon will remain
relatlvely unchanged, as by nature the | medlan - will always
.descrlbe the number both above and below whlch 50 percent of the~'
families w1ll be‘ located . The analysxs revealed that 13.97

. percent of the reglon s famllles were in famlly units earnlng

less than 50 percent of medlan famlly 1ncome, and that 31.62 of
'the region' s famllles were in famlly units earnlng less than 80;
- percent of the med;an iamlly ;nCome of thevworkfforce famllles.,
This informationkis detailed in appendix Table 3.

The appllcatlon of the 1ncome dlstrlbutlon analy51s to
, the past, present and prospectlve 1evels of employment prov1des a
basis for the deternunatlon 'ofkkthe’ number of the reglon s
families in'fthel varions_hincomel categories.- ~ This numerlcal'
distribution‘isypreSented'ln'appendix,tables 4 and 5.

The final element;of the employment wage/income analysis
involved the conVersionlof the‘projected‘number'of,covered‘jobs
in each income categorydinto‘the'concomitant‘number and type of
housing units needed ~to‘ accommodate the projected level of
: employment.~‘a;Whi1e mthere are many, ways int'which' eucht a

job/housing conversion may be accomplished, a conversion based
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upon the numericalkrelationship’betueen johs and‘households is"“
, the simplest and most reasonable 'hethod.‘ It, hasl,the*,eddedl
. advantage ofkdereflecting - all factors pertinent to “the
relationShip;,'i e;, the"provislon“of housingV*units for the
unemployed and retlred and con51derat10ns of d1m1n1shed hou51ng~
needs due to the 1ncrea51ng number of households containing more
than one wage earner. The conver51on factor thus employed is
based upon the relatlonshxp of total covered Jobs to total 2
'foccupled households. ' | '
At the time- of the 1970’Ceh5us,vthe number’of OCCuoledh-ﬂ
households in New Jersey exceeded the number of covered johs'by;
5.84 percent. ‘By the:time of~theh1980fCehsus, the numberkof,f
occupied households‘exceeded theinumber of‘covered jobs‘by 3,26
percent. ‘These’statistics,are tabulated as follows: |

Table 4

Household/Job Relationships:

New Jersey

~ Occupied ;  Covered - Households/
' Households Jobs Jobs
1970 Census =~ 2,218,182 2,095,798 1.0584
1980 Census | 2,548,594 2,468,163 1.0326
'Change 1970-1980 330,412 372,465  0.8873

Inasmuch as the'relationship between covered jobs and
housing is;cmanging,,a conVersion'factot for the future would
require an estlmatlon -of the overall relatlonshlp at certain

points in tlme, : ;Rather ‘than progectlng the future overall
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relationship, ~an equally, and in many weys more ‘reliablej
conversion fector : oan be kstructnred‘ on the incrementel
relationship observed- i.e., each newmcovered job’createsktbe~
requlrement for 0.8873 new hou51ng unlts.  The results of these
incremental applications could then be addedt to the ex1st1ng
(1980) base in order to determlneLthe overall Jobs/hou51ngkun1t

relationéhiptat any given time.

REGIONAL HOUSING NEED Ry

As 1nd1cated in kf biefz, the Warren Township Hou51ng_r
Region is progected to increase its covered emplowment base by'
between 106,397 and lllf097 job5~dur1ng the perlod between 1980
and 1995. While progectlons beyond ©1995 are: p0551b1e, such
’forecasting becomes 1ncrea51ngly more 'speculatlve and less
reliable. _ For planning\purposes,,thew1995rprojection is more
than adequate;,end the interim projections for thebyears 1985 and
1990 could be periodically rewiewed and»revised as required.
In order to determine'the region;s future housing‘needs

resultlng from employment growth, it is necessary to correlate

, éﬂ
the re;atlonshlp between covered jobs and hous1ng unlts to the‘é%ﬁ

T T S S

ant1c1pated increment in the reglon s employment Applylng the“% 2l

re
m» {,.3‘-
"ﬁ?

conversion factor of 0 8873 (1970 1980 household/Job factor) to,{j,

L&M@?ﬁf(
the projected number of new jObS, the 1ncreases in the reglon s ;5
covered employment base: between 1980 and Qgg/ would 1ndlcate a ~

q “

need for between 94 406 and 98 576 new hous1ng units durlng thls

period.  This computatlon is 111ustrated below in Table 5.



‘ Table 5 -

Hou51ng Need Summagx

Warren Townshlp Hou51ng Reglon, 1980 to 1995

s i;_’;ff;;*?”_“ 2
 Covered Job Growth = = 106,397
X Jobs/Housing Units Factor - 0.8873
= Housing Unit Need , 94,406

Using the Mt. Laurel 11 criteria for low

B
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111,097

0.8873

98,576

income families

(incomes below 50 percent of the medlan) and for moderate income

- families (income between 50 and 80~ percent of the- medlan) to the

region's fwork. force famllles,f the reglon s need for low and

moderate income . housing units ‘can ~be determined.

computations are detailed below:
Table 6

 Housing Unit Requirements

kcWerrenfTownship:Housing‘Region

Regional Income Dlstrlbutlon

~ These

‘Regional Housing -

- Need  1980~-1995
Work Force/Re51dent FamllleS'fb Percent __A B
50 Percent and Below (Low) 13.97 13,158 13,771
Between 50 and 80 Percent (Moderate) 17.65 16,663 17,399
80 Percent and Below,(Lowf+'Moderate) 31.62 29,851 31,170
94,406

Total Housing Unit Need ~100.00

98,576

It was ‘deﬁermined that the ]Warren Township Housing

Region will have a need for between 94,406,and 98;576‘housing

units, of which between 13,188 and 13,771:units‘will be needed

for low inccme families,‘andfbetween;16;663~and'l7,399‘units willvn



- 26 -
be needed for families w1th moderate incomes. These housing unit
needs, which are for the flfteen year perlod from 1980 to 1995,
indicate annual needs of between 879 unlts and 918 unlts for low‘
1ncome famzlles and between 1, 111 un1ts and 1,160 unlts forl‘

moderate income famllles. To .these houSLng un1t needs, a factor

should be added to account for vacancles and loss.

Warren Township Allocation
To calculate- Warren 'TownShiP'S',allocation " of the

region' s prospectlve hou51ng need, the Townshlp s contrlbutlon to;

= e

‘the pro;ected regional employment growth is compared to the'total
'tegional employment’growth. In 1972, Warren Township's‘l;6937
covered jobs represented only 0.32'percent'of'the region‘s total
employment base of 522,986‘cove;edljobslk éetween 1972 and 1980,
however, the 1,305 neW‘jobs'feported in Warren‘Township amounted
to 3.03 percent of the’region's totallemployment gain‘of'43,057'
jobs. Thus, betWeen 1972 kandk 1980,‘ the ,employment growth
eXperienced‘in Warren:TQWnship was’nearly ten times its share of
the regionls total covered emoloyment.,base. ‘Bs reflected:in*"
l appendix tables 1 and 2, coVered emplOYment in Wafren Township is
expected to increase by 4,347 to 9 047 Jobs between 1980 and
1995. The employment growth pro;ected in Warren Townshlp thus
accounts for,between 4.60 and 9.18 percent of the total reglonal'
employment growth between 1980 and 1995. ' : ! : e

 Insofar as the To&nship's allocation of the ‘futnrei

housing need should reflect its contribution to projected

R »
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-regional employment growth, Warren Townshlp would ‘be expected to
accommodate between 4. 60 and 9 18 percent of the households Whlch
~wou1d be - generated by such new jObS, or 4 516 to -9, 411 new
dwelllng unlts.' The computatlon of Warren Townshlp s allocated-
housing need is prov1ded below-‘ | A

Table 7

:Housing'Allocation Summary

Warren'Township;21980 to 1995

Region B O B
Covered Job Growth e 106,397 111,097
X Jobs/Housing Units Factor - 0.8873  0.8873
= Housing Unit Need ‘ S -94,406 .. 98,576 -
+ Vacancy and Loss (4%)' ‘ ' 3,776kr ‘ 3,943 i
= Total Regional Need - 98,172 102,519

Warren Townshlp

Share of Regional Job Growth  0.0460 0.0918

'Housing Unit Need 4,516 9,411

' Having derived ‘the‘,total allocated need for future

khousing units in Warren Townshlp, the type of housing units a'!

required may now be calculated. ' ;Using ‘the criteria for low
income famllres ‘(1ncome‘ below 50 ,percent of the median) and

moderate income'families (income’between'so and 80 percent of the

median), the,proportion,ofethe region’s~WQrk,force families in S

these income categorieSVCan;be applied to'thebTownship'sAtotal

‘allocated housing needs. The'computationsdare_summarized below:
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,f,Table 8

~ Housing Unit Reguirements

Warren Township

Regional Housing

Regional Income Distribution Need 1980-1995

Work Force/Resident Families Percent A B
50 Percent and Below (Low) ‘ S ’13.97 : 631 ﬁ 1;315

Between 50 and 80 Percent {(Moderate) 17.65 797 1,661

80 Percent and Below (Low + Moderate) 31.62 1,428 2,976

Total Housing Unit Need ©100.00 4,516 9,411
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Appendix:Table 1

Covered Employment Projections*

Warren Township Housing Region

% These covered emp1OYment projections, in addition to the straight line trend,
also include 1,900 new jobs expected to be created by 1985 as a result of the ‘
openlng of the Chubb fac111ty in Warren Townshlp

SourCe: Base data for 1972 and 1980“pre§ared by New Jersey Department of'Labor,n

1972 1980 1985 1990 1995
Warren Township‘ 1,693 2,998 5,715 | 6,530 7,345
Warren Reglon 522,986‘ ,566;043" ’599,775 "634,760’_1 672,440k
Essex County Portion 206,478 162,454 139,865 120,420 | 103f67$
Hunterden County Portion ‘1,957 ‘3,034>k’ 3,705v 4,380 5,055
 Middlesex County Portion 83,099 120,034 143,120 166,200 189,285
' MefriskCOUntnyertionf‘ 45,019 60, 1741 69,645 ;‘79,120,,r 88,590
Somerset County Portion 56,952 79,146 94,915 106,790 122,660
Union County Portion 129,481 141,201 148,525 155,850 163,175

Division of Planning and Research Offlce of Demographlc and Economic

: Analy31s.f



Appendix Table 2

Covered Employment Projections*

Warren Township Housing Region

148,525

1995

1972 _1980_ 1985 _1990

Warren Township 1,693 2,998 5,715 8,230 12,045

Warren Region 522,986 566,043 599,775 636,460 677,140

Essex County Portion 206 ,478 162,454 139,865 ‘120;420_' 103,675

Hﬁntérd¢n Coﬁnty,qution 1,957 ‘,3;034 3,705kk 4,380 8 5,055
. MiddléSex County portion 83,099 120,034 143,120 ies,zoo 189,285
| Mbtris COﬁnty‘Portion, 45,019 ‘60;174 69,645 79,120 88,590
Somerset County Portion 56,952 79,146 94,915 110,490 127,360
Union County pbftion e 129,481" 141,201 155,850

163,175

* These coVered emplbyment'projections,'in addition to the straight line trend,
~also include 1,900 new jobs by 1985 and another 1,700 new jobs expected as a

result of the operation of the new Chubb facility in Warren Townshlp, and the
‘potential for 3,000 additional new jObS by 1995 on the property in Warren Town~
,Shlp acqulred by AT&T. - : ~

Base data for 1972 and 1980 prepafed by New Jersey Department of Labor,
Division of Planning and Research, Offlce of Demographlc and Economic
Ana1y51s. . :

Source:






