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GREENBAUM, ROWE, SMITH, RAVIN, DAVIS & HIMMEL LLP

Metro Corporate Campus One

99 Wood Avenue South

Iselin, NJ 08830

(732) 549-5600

Attorneys for Hillsborough Alliance for Adult Living, L.P.

IN THE MATTER OF THE PETITION COUNCIL ON

FOR SUBSTANTIVE CERTIFICATION AFFORDABLE HOUSING
OF THE HOUSING ELEMENT AND
FAIR SHARE PLAN OF THE
TOWNSHIP OF HILLSBOROUGH, DOCKET NO.:
SOMERSET COUNTY, SUBSTANTIVE
CERTIFICATION 31-99

CERTIFICATION OF
PETER A. BUCHSBAUM

PETER A. BUCHSBAUM, of full age, certifies and says:

1. I am an attorney-at-law of the State of New Jersey and
a member of the firm of Greenbaum, Rowe, Smith, Ravin, Davis &
Himmel LLP, attorneys for Respondent Hillsborough Alliance for
Adult Living, L.L.P. ("HAAL"). As such, I have knowledge of the
facts set forth below.

2. This certification is submitted in support of HAAL'’s
written submission with regard to the New Jersey Council on
Affordable Housing’s ("COAH's") Order to Show Cause whether the
grant of substantive certification of the housing element and
fair share plan of the Township of Hillsborough, Somerset County
remains valid as a consequence of the actions of Hillsborough
subsequent to the grant of certification.

3. On March 10, 1998 I reviewed the Somerset County public
cross-acceptance files, pursuant to'a Right to Know request. My
reviewed showed that Hillsborough Township has not moved to
request that the HAAL site be included in Planning Area 2 or

designated as a center, despite the requirement that Planning




Area 2 status for the HAAL site be sought by the Township by
virtue of the Municipal Development Agreement entered into by
the Township on February 27, 1996.

4. Attached hereto as Exhibit A are true copies of the
January 29, 1992 Resolution of the Planning Board of the
Township of Hillsborough approving the General Development Plan
for HAAL’s project and the December 7, 1995 Resolution of the
Planning Board approving an amended General Development Plan for
the Project.

5. Attached hereto as Exhibit B is a true copy of the
February 27, 1996>Municipal Development Agreement entered into
between HAAL and Hillsborough Township.

6. Attached hereto as Exhibit C is a true copy of the
Hillsborough petition for substantive certification of its
housing element and fair share plan filed on February 27, 1995.

7. Attached hereto as Exhibit D are true copies of
Ordinance No. 97-28, which purported to repeal Section 91.1
(PAC/HCF) of the Municipal Code of the Township of Hillsborough,
which Hillsborough adopted on final reading on October 28, 1997,
as well as a Resolution adopted on the same date by Hillsborough
purporting to justify the adoption of the Repealer Ordinance.

8. Attached hereto as Exhibit E are true copies of a
letter written on July 12, 1994 by the Hillsborough Township
engineer to Mr. McCracken, Administrative Planner of the
Somerset County Planning Department urging that the PAC/HCF site

be included in the sewer service area as a "minor change to the




existing greater Water Quality Management Plan," as well as the
response written by Mr. McCracken on July 21, 1994 acknowledging
that the PAC/HCF Site should be included in the sewer service
area.

9. Attached hereto as Exhibit F is a true copy of an
August 1, 1994 letter from the Mayor of Hillsborough to Mr. Van
Abs urging that the PAC/HCF Site be included in the sewer
service area.

10. Attached hereto as Exhibit G is a true copy of the
proposed Somerset County/Upper Raritan Watershed Wastewater
Management Plan as prepared by Malcolm Pirnie, Inc., dated
November 1994 (the "County WMP"), which was submitted to DEP on
behalf of the County of Somerset ("Somerset County") for review
and approval in November 1994, and which includes the Project
Site.

11. Attached hereto as Exhibit H is a true copy of
portions of Plate 3A of the Somerset County/Upper Raritan
Watershed Wastewater Management Plan, dated October 1994, as
submitted to DEP, which indicate that the PAC/HCF is proposed to
be in the sewer service area of the SRVSA.

12. Attached hereto as Exhibit I are true copies of two
letters filed with COAH by John D. Middleton, Hillsborough
Township Administrator. The first is dated April 8, 1997, and
was filed in compliance with the six month report requirement
included by COAH as a condition of Substantive CertifiCation.

This 1letter was captioned "Twelve Month Status Report" and




concerned the status of sewer services to the PAC/HCF tract.
The second letter was filed on June 27, 1997. This letter
stated that at its meeting of April 22, 1997, the Hillsborough
Township Committee, by resolution, "reserved the right to
endorse or not endorse" the Planning Board’s April 3, 1997
recommendation concerning recommending HAAL’s site for inclusion
within the County WMP.

13. Attached hereto as Exhibit J are true copies of a
memorandum and two resolutions from the Hillsborough Township
Planning Board concerning the Hillsborough Township Wastewater
Management Plan whereby the HAAL site was recommended’ for
inclusion within the County WMP.

14. Attached hereto as Exhibit K is a true copy of an
April 22, 1997 letter from the Chairman of the Hillsborough
Township Planning Board to the Mayor and Township Committee
concerning including the HAAL site in the County WMP.

15. Attached hereto as Exhibit L is a true copy of the
April 28, 1997, U.S. Home Corp. and HAAL petition for the
Department of Environmental Protection to include the HAAL site
within the proposed Somerset County/Upper Raritan Watershed
Wastewater Management Plan.

16. Attached hereto as Exhibit M is a true copy of the
September 26, 1997 letter from the Department of Environmental
Protection to counsel for U.S. Home Corp. and HAAL stating that

it would not consider the petition of U.S. Home Corp. and HAAL




to be included in the wastewater management plan at the present
time, but that it would consider the petition at a later time.

17. Attached hereto as Exhibit N is a true copy of the
Comments on the proposed Amendments to the Somerset County/Upper
Raritan Watershed Water Quality Management Plan submitted by
U.S. Home Corp. and HAAL on December 1, 1997.

18. Attached hereto as Exhibit O is a true copy of the
Resource Planning and Management Map of the First New Jersey
State Development and Redevelopment Plan, dated June 12, 1992,
prepared by Coppola & Coppola Associates for Hillsborough
Township, onto which I have had the HAAL site superimposed.

19. Attached hereto as Exhibit P is a true copy of the
Amended General Developmeht Land Use Plan Map of the HAAL site
prepared by Van Cleef Engineering Associates.

20. Attached hereto as Exhibit Q is a true copy of the
COAH Order dated February 4, 1998 with’respect to HAAL’s motion
to enforce certification.

21. Attached hereto as Exhibit R is a true copy of a
letter dated January 31, 1996 from Herbert Simmens, the Director
of the Office of State Planning ("OSP"), to the Council on
Affordable Housing stating that his office had no objection to
a waiver of center designation with respect to the HAAL site.

22, Attached hereto as Exhibit S is a true copy of a
Compliance Report written by COAH staff with respect to

Hillsborough on March 4, 1996.




23. Attached hereto as Exhibit T is a true copy of the

Appellate Division decision In The Matter of the Township of
Denville, A-4152-93T3, April 21, 1995.




CERTIFICATION

I certify that the foregoing statements made by me are
true. I am aware that if any of the foregoing statements made,
by me are wilfully false, I am subject to punishment. 4}//

/-
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LI

PETER A. BOGHSDAUM

Dated: March 13, 1998







o
RESOLUTION
PAC/HCF JOINT VENTURE Fes 3
GENERAL DEVELOPMENT PLAN OF A PLANNED ADULT COMMUNITY | -
DEVELOPMENT/HEALTH CARE FACILITIES (PAC/HCF)
91-PB-19-PAC

.

WHEREAS, the applicant, PAC/HCF JOINT VENTURE, has
applied for approval of a general development plan for a PAC/HCF
1‘;;£operty located on Amwell Road and further described as Lot 1,
6, 10A, 13, 27, 28, 34, 44 and 44A in Block 11 and Lots 13A, 26,
27, 28, 33, 44 and 47 in Block 12 of the Hillsborough Township
Tax Map; and

WHEREAS, at hearings on December 5 & 19, 1991, the
applicant submitted a general development plan prepared by Van
Cleef Engineering Associates, dated November 1, 1991; and

WHEREAS, due notice has been served and published as
required by law and all procedures have been followed as
required by the Municipal Land Use Law, N.J.S.A. 40:55D-1 gt
seg. and the Code of the Township of Hillsborough; and

WHEREAS, the Board after hearing pursuant to law and
after due consideration of the testimony and argument of the
applicant and/or its representatives or witnesses and on the
evidence introduced at the hearing made the following
determinations and findirgs of fact:

1. The applicants are the Doyle Group, The Daniel
Group, Mr. and Mrs. Dorell, Heath, Bothers, Fay & Gleason,
Irving Cyzner and Sylvester Sullivan, who are jointly referred
to as the PAC/HCF Joint Venture.

2. The applicant is seeking approval of a general
development plan and previously received classification of a
PAC/HCF by Resolution dated September 5, 1991.

1 January 29, 1992



3. In addition to the general development land use
plan dated November !, 1991, the applicant submitted a general
development plan-land area plan prepared by Van Cleef
Engineering Associates dated November 4, 1991 and a storm water
management, sanitary sewer and water line feasibility plan
;repared by Van Cléef Engineering Associates dated November 22,
1991. In addition, the applicant prepared a general development
plan for the PAC/HCF dated November 22, 1991 and prepared by
EcolSciences, Inc., A. Joseph Massimo, Associates, P.A.,
Architects, Engineers and Planners, Van Cleef Enqineering
Associates, Mc Donough and Rea Associates, Traffic and
Transportation Consultants and Gulick Planning Services.

4. The specifics of the general development site plan
and the general development plan document were supported by the
testimony of Kenneth Paul, Environmental Consultant, Robert B.
Heibell, N.J.P.E. and L.S., A. Joseph Massimo, Architect, Peter
Vahala, Architect, John Rea, Professional Engineer and Traffic
Consultant and Richard Gulick, Professional Planner.

S. The submitted plan, documents and testimony
included and supported the following:

A. A General Land Use Plan;

B. Cirxculation Plan;

C. Traffic Study;

D. Open space plan;

E. Utility plan;

F. Storm Water Management Plan;

2 January 29, 1992



G. Environmental Inventory Statement;

H. Community Facility Plan;

I. Housing Plan;

J. Proposed timing schedule.

6. Further, the submitted plans, documents and

"7 "testimony established the following:

A. Consistency with Township development regulations;

B. Function and visual relationship between the
PAC/HCF and adjacent developments;

C. Satisfaction of open space, recrsational and
conservation standards and purposes of the planned adult
community ordinance;

D. Availability of public sewers, water and
transportation facilities. |

WHEREAS, the Board has granted approval of the general
development plan on December 19, 1991 and now seeks to
memorialize that action.

NOW THEREFORE, BE IT RESOLVED, by the Planning Board
of the Township of Hillsborough on this 2nd day of January,
1992, that this Board does hereby grant approval of the general
development plan of the PAC/HCF, subject to the following
conditions:

1., This approval is subject to the provisions of
Ordinance 91-6 (Section 77-91.1 of the Hillsborough Township
Development Regulations) and the time period for said approval
is specifically subjecﬁ to Section II, Paragraph 3 (77-91.1B of

the Hillsborough Township Development Regulations).

3 January 29, 1992



2. If, upon preliminary or final site plan approval,
the use of Mill Lane requirss road widening and/or realignment,
the applicant shall be responsible for the costs incurred in
purchasing or condemninq for said widening and/or realigunment.

Certified to be a true copy of a Resolution adopted by
-~--  +4he Planning Boaxdgpf_ﬁillsbo:ough Township at a public meeting

held on January 2, 1992.

-

L A

Thomas Bates,
Chairman of the Board

4 January 29, 1992



RESOLUTION

HILLSBOROUGH ALLIANCE FOR ADULT LIVING, L.P. (FORMERLY PAC/HCF JOINT VENTURE)
GENERAL DEVELOPMENT PLAN OF A PLANNEDC ADULT SOMMUWTT
DEVELOPMENT/HEALTH CARE FACILITIES (PAC/HCF) (AMENDED)

APPLICATION NUMBER: 95-PB-46-GPP

WHEREAS, the applicant, Hillsborough Alliance for Adult
Alelng, L.P., has applled for approval of an amended general
development plan for a PAC/HCF property located on Amwell Road
and further described as Lot 1, 6, 10A, 13, 27, 28, 34, 44, and
442 in Block 11 and Lots 13A, 26, 27, 28, 29A, 33, 44, 45, and -47
in Block 122 of the Hillsborough Township Tax Map; and

WHEREAS, at a hearing on December 7, 1995, the applicant
submitted revised general development plan prepared by Van Cleef
Engineering Associates, dated September 27, 1995; and

WHEREAS, due notice has been served and published as
required by law and all procedurés have been followed as required
by the Municipal Land Use Law, N.J.S.A. 40:55D-1 et seq. and the
Code of the Township of Hillsborough; and

WHEREAS, the Board after hearing pursuant to law and after
due consideration of the testimony and argument of the applicant
and/or its representatives or witnesses and on the evidence
introduced at the hearing made the following determinations and
findings of fact:

1. The applicant is Hillsborough Alliance for Adult
Living, L.P., formerly PAC/HCF Joint Venture.

2. The applicant is seeking approval of an amended general
development plan and previously received classification of a

PAC/HCF by Resolution dated September 5, 1991.



3. The prior general development plan was approved by
Resolution dated January 2, 1992.

4. Previously, in addition to the general development land
use plan dated November 1, 1991, the applicant submitted a
general development plan-land area plan prepared by Van Cleef
Engineering Associatés-déted November 4, 1991 and storm water
management, éanitary sewer and water line feasibility plan
prepared by Van Cleef Engineering Associates dated November 22,
1991. In addition, the applicant prepared a general development
plan for the PAC/HCF dated November 22, 1991 and prepared by
EcolSciences, Inc., A. Joseph Massimo, Associates, P.A.,
Architects, Engineers and Planners, Van Cleef Engineering
Associates, McDonough and Rea Associates, Traffic and
Transportation Consultants and Gulick Planning Services.

5. Previously, the specifics of the general development
site plan and the general development plan document were
supported by the testimony of Kenneth Paul, Environmental
Consultant, Robert B. Heibell, N.J.P.E. and L.S., A. Joseph
Massimo, Architect, Peter Vahala, Architect, John Rea,
Professional Engineer and Traffic Consultant and Richard Gulick,
Professional Planner.

6. Previously, the submitted plan, documents and testimony
included and supportz=d the following:

(a) A General Land Use Plan;
(b) Circulation Plan;

(¢) Traffic Study;



(df Open Space Plan;

(e) Utility Plan;

(f) Storm Water Manage Plan;

(g) Environmental Inventory Statement;

- e (h) Community Facility Plan;

(i) Housing Plén; and,

(j) Proposed Timing Schedule.

7. Previously, the submitted plans, documents and
testimony established the following:

(a) Consistency with Township development regulations;

(b) Function and visual relationship between the
PAC/HCF and adjacent developments;

(¢) sSatisfaction of open space, recreational and
conservation standards and purposes of the planned adult
community ordinance;

(d) Availability of public sewers, water and
transportation facilities.

8. The applicant has revised the general development plan
so as to include Lots 29A and 45 in Block 12 and now has a total
land area of 757.73 acres.

9. The applicént has revised the general development plan
so as to specify the single family residential density as 3,000
units.

WHEREAS, the applicant now seeks an approval for certain

revisions to the general development plan, and;



WHEREAS, the Board has granted approval of the amended
general development plan on December 7, 1995 and now seeks to
memorialize that action.

NOW THEREFORE, BE IT RESOLVED, by the Planning Board of the

- -~Township of Hillsboreugh on this 7th day of December, 1395, that
this Board does hereby grant approval of the revised general
development plan of The Village, subject to the following
conditions:

1. This approval ié subject tb the provisions of Ordinance
91-6 (Section 77-91.1 of the Hillsborough Township Development
Regulations) and the time period for said approval is
specifically subject to Section II, Paragraph 3 (77-091.1B of the
Hillsborough Township Development Regulations) and shall commence
from the date of this approval.

2. If, upon preliminary or final site plan approval, the
use of Mill Lane requires road widening and/or realignment, the
applicant shall be responsible for the costs incurred in
nurchasing or condemning for said widening and/or realignment.

3. That the residential density is limited to 3,000 units.

Certified to be a true copy of a Resolution adopted by the

Planning Board of Hillsborough Township at a public meeting held

on December 7, 1995.

Thomas Bates,
Chairman of the Board






MUNICIPAL DEVELOPMENT AGREEMENT - 1
HILLSBOROUGH ALLIANCE FOR ADULT LIVING, L.P.
(FORMERLY PAC/HCF JOINT VENTURE)
APPLICATION NUMBERS: 91-PB-19-PAC, 95-PB-46-GPP

THIS AGREEMENT, made and entered into this 27th day of February 1996, by and
" ‘between HILLSBOROUGH ALLIANCE FOR ADULT LIVING, L.P., located in
Hillsborough Township. Somerset Count&. New Jersey, hereinafter referred to as the “developer”
and HILLSBOROUGH TOWNSHIP, a municipal corporation of the State of New Jersey, with
offices located at 555 Amwell Road, Neshanic, Hillsborough Township, Somerset County, New
Jersey, hereinafter referred to as the “Township”.

WHEREAS, the developer has acquired title to or has a contract interest in that certain
tract or parcel of land (hereinafter‘ referred 1o as the “Property™) designated as Lots 1, 6, 10A, 13,
27,28, 34, 44, and 44A in Block 11 and Lots 13A, 26, 27, 28, 29A, 33. 44, 45, and 47 in Block
122 of the Hillsborough Township Tax Map: and

WHEREAS, the developer has expressed an intent to develop the Property in accordance
with Ordinance No. 91-6 (Section 77-91.1 ot the Hillsborough Township Development
Regulation), and as amended, and was granted classification as a Planned Adult
Community/Health Care Facility by resolution of the Hillsborough Township Planning Board
dated September 5, 1991, received approval of its General Development Plan by resolution of the
Hillsborough Township Planning Board dated January 2, 1992, and further received approval of
an amended General Development Plan by resolution of the Hillsborough Township Planning

Board dated December 7, 1995; and,



WHEREAS, pursuant to said application for the General Development Plan, the
developer has submitted an informal plat prepared by Van Cleef Engineering Associates dated
July 17. 1991, a general development plan prepared by Van Cleef Engineering Associates dated
November 1, 1991, and a revised general development plan prepared by Van Cleef Engineering
~ " "Associates revised to September 27, 1995. a general development plan-land area plan prepared
by Van Cleef Engineering Associates dated November 4, 1991, a storm water management,
sanitary sewer and water line feasibility plan prepared by Van Cleef Engineering Associates
dated November 22, 1991, and a report entitled General Development Plan for the proposed
facilities dated November 22, 1991, and prepared by EcoSciences, Inc.; A. Joseph Massimo
Associates. P.A., Architects, Engineers and Planners; Van Cleef Engineering Associates;
McDonough and Rea Associates. Traffic and Transportation Consultants; and Gulick Planning
Services: and.

WHEREAS, the developer has submitted additional revisions and reports to
Hillsborough Township, as required by the Township; and.

WHEREAS, in accordance with the provisions of the Fair Housing Act of 1985
(N.J.S.A. 52:27D-301 et. seq.), the Township has applied for substantive certification in order to
meet its [ow and moderate income housing requirements as established by the Council on
Affordable Housing (COAH); and.

WHEREAS, in accordance with the Hillsborough Township PAC/HCF Ordinance the
developer has certain responsibilities to comply with affordable housing obligations and in
consideration for meeting said obligations. the developer and the Township are entering into this

agreement; and,



WHEREAS, COAH requires an agreement between the developer and Hillsborough
Township concerning the construction of the municipality’s second cycle affordable housing
obligation within the developers tract; and,

WHEREAS, N.J.S.A. 40:55D-45.2(1) provides for a municipal development agreement

" " between a municipality and a developer which deals with matters relating to the municipality and
methods of mitigating the impact of the development on the municipality.

NOW, THEREFORE, in consideration of the foregoing and the agreements and
conditions of the previously granted approvals and the anticipated applications and approvals of
the preliminary and final major subdivision and site plan approvals to be made pursuant to the
General Development Plan referred to above, it is mﬁtually agreed by and between the parties
hereto as follows:

1. In connection with the second cycle substantive certification. the PAC/HCF shall
build one hundred thirty-six (136) affordable unites (15% x 906 units -- Phase I), in accordance
with the terms and conditions of this agreement, which in turn will provide Hillsborough
Township with a one hundred sixty (160) credit which, in turn. represents its final inclusionary
component. Ninety-six (96) of those units (48 low and 48 moderate) shall be age restricted units,
either for sale or rental or any combination as may be determined at the time of preliminary site
plan and subdivision approval. Forty (40) units shall be non-age restricted rentals (20 low and 20
moderate) which in turn will produce a twenty-four (24) unit rental bonus credit. The developer
understands that the formula which allows the Township to meet its final and inclusionary
component is:

96  age restricted units

40  non-age restricted rental



24 rental bonus credit for committing to build
40 non-age restricted rentals

160

If, for any reason, COAH shall require a greater number than one hundred sixty (160) for
~ " Hillsborough to meet its obl-iga?i‘c;n, the developer agrees to use best efforts to build such
additional affordable housing units subject to the terms and conditions of this agreement.

2. The ninety-six (96) age-restricted fee simple or rental units shall constitute any
combination of duplexes, townhomes, patio homes, apartments, condominiums and/or single
family detached dwelliﬁgs as the Hillsborough Township Planning Board and the developer may
mutually determine is consistent with appropriate plénm'ng practices and subject to receipt of all
approvals from Hillsborough Township and all other relevant agencies.

With regard to the forty (40) non-age restricted units, the developer shall comply in all
respects with the rules and regulations promulgated bv COAH so fhat the Township of
Hillsborough shall receive a 2:1 credit bonus for each complying rental unit. The developer shall
have the right to recapture the subsidized rental units following the termination of the thirty (30)-
year rent restriction, subject to New Jersey Statutes and COAH rules.

The developer agrees to deliver thin}'-t\vo low and moderate age-restricted or non-age
restricted units for occupancy at each of the 30th. 60th. and 80th percentile of certificates of
occupancy issued for the fair market units of the development or more specifically on or before
the 231st, 462nd, and 616th fair market certificates.

Further the balance of the forty (40) low and moderate non-age restricted units will be
delivered on or before issue of a certificate of occupancy for the 693rd fair market unit, except

that all low and moderate units shall be delivered no later than June 30, 2001, or five(5) years



from the date of Substantive Cerufication or Hillsborougn Township's Fair Share Plan,

wiichever is jater subject 1o certain occurrences as perearter enumerated.

[ P¥ ]

Nothing in this agreement shall reiieve the developer of his responsibilities w0

compiyv with his affordabie or least cost housing obligations under the Hillsborough Townshnir

.PAC.'HC? Ordinance.

3 Pursuant io the developer's approval for an amendment to its Generai
Deveiopment Plan. the deveioper shall have the right. vith Planning Board approvai. {0 puiic 2
maximum of thres :housand (3.000) singie famiiy residentai units exciusive of those living
quartsrs which may be constructed as part of the obiigation to pulid heaith care or neaith

morutored living raciiites.

L

Of the aforesaid three thousand (3.000) :otai units. 15% or them shall be set asige
as afforaabie nousing umuts making a total of four hundred fiftv (450) such unuts. Assumung one
aundrsd thirty six  136) arfordabie housing units are built in connection with the present
substanuve cerr:fication. up to thres nundred fourtesn + 3 14) additional units shail be set aside o
mee: Juture Taur snare ooiigauons on the part of Hiilsborough Township over the next two or
"hree cveies of substanuve cerificanon. The ! 5% set aside 1s based on a residenuai density of
four <) unts ger acre.

3. Waijver of Develooment Fees: the first nhase of the inclusionary deveiopment
shall consist of nine hundred six (906) umts of which the aforementioned one hundred thirty six
(136) unuts shall be low and hodemw units. The remaining seven hundred seveaty (770) unuts
shall be market value or least cost units and there shall be no development fees applied with

respect 10 those units. With respect to the remaining two thousand ninety four (2.094) units.



deveiopment fees shail == appiicabie uniess ;3% of these units are set aside as atfordable. Any
other waiver wouid be sudtect to Townsnip and COAH approval.
7. The deveicper nerebv commits. subject to approval of Hillsborough Township

Planning Board and all cther approvai authorities and in accordance with the terms and

| :bndiu’ons of this agrc:::-::nﬁ t0 the construction of the forrv (40) non-age restricted rental units
so that the Township may obtain the rental bonus credit referred to in N. JL AL C. 3 :.93:-
3.14(ci6(d).

3. It is acknowiedged thar forty-two (42) acres of the developer s Tact is located in
Planning Area 2 with the remaining acreage presently deing iocated in Planning Area 4. The
parues acknowiedge thar substantuve certification by COAH. and any obligaton of the developer
to proceed is premised upon the fact that sewers shail be made avaiiable to this site by reason of
the site:

1a) Having received Generai Deveiooment approval prior to the New Jersey

State Deveiopmen: and Redeveiooment Plan.

:bi 3eing inciude<. n its enurery. o e Somerser Counry Waste Water

Management Plan which has recstved preiiminary comments by NJDEP and is presently

oelng reviewec v Somerser Counry for resuprussion 1o DEP bv Aprii 1996.

fch Having been reviewed bv the Office or State Planning (OSP) and the
assurance given 1o COAH bv OSP that during 1996 cioss acceptance process for the State

Development Plan that the PAC site in Planning Area 4 will be recommended for

inclusion in Planning Area 2. This inclusion would not prohibit the approval of sewers

by NJDEP, but rather encourages such infrastructure.

0



(d)  Itisacknowledged and agreed that the approval of sewers for this project
is essential for the development to begin and for the developer to proceed in good faith to
construct the housing described in this agreement. When approval for sewers is received
so the developer is able to obtain a CP-1 for the extension of the sanitary sewer lines
throughout the devel'opr;iént,'the developer shall, withinkeig'ht (8) months of the issuance
of the CP-1 permit, submit a complete application to the Hillsborough Township
Planning Board for preliminary subdivision and site plan approval for the units described
in this agreement. It is acknowledged that this process may require such an interval of
time that the anticipated timetable for the construction and delivery of Mt. Laurel housing
as described in Paragraph 2 above, may not be met and thé absorption rate of market units
not fulfilled. In the event the anticipated timetable cannot be met, developer shall notify
Hillsborough Township of its inability to provide all of the necessary Mt. Laurel housing
in a timeframe specified. This notification may be made at any time but shall be made by
the developer prior to December 31, 1998, so that alternative plans as described in this
agreement may be instituted either by the developer and/or the Township.

9. At the Township’s discretion, in order to insure that the Township can meet its
fair share obligation through means other than the PAC, if circumstances bevond the control of
the developer should occur and the developer notifies the Township that it has been unable to
provide the necessary Mt. Laurel housing and/or has not been able to provide the Mt. Laurel
housing within the timeframe specified or any extension thereto approved by COAH, the
developer shall reserve and convéy to the Township up to ten (10) acres of land with sewer

availability, as is deemed necessary and suitable by the Township, for the construction of the



aforsmentioned one nundred thirty-six ( : 36) affordabie housing units or poruon thereot not
previously compieted under this contract.
10.  If for any reason the deveioper is unabie to mee! its obligations under this

agresment for construction of affordable housing units inciuding, but not limited to. the failure to

 obtaiz DEP sewer :ppro-valigrr approvai of other ageacies. the lands provided Sv the deveioper in
Paragraphz"é/bovc. if ransterred may be used by the Township or Hillsborougn for Municipally
sponsored arfordable housing. The developer. in this case. snail have the £ignt of first rerusai [o
provide such Municipally sponsored housing on these lands.

il.  All issues not specificaily addressed in the agresment are preservec for
consideration by the Planning Board at the rime or any appiication for approvai submuirted to that
bodv bv the developer.

12 Itisunderstood that a deveiopment with the compiexity of the PAC’HFC cannot
anc snouid not have all its 1ssues addressed zm& resoived in this agreement. ne parues
unaerstand that the primary purpose ot s agresment is:

(a) Provide COAK witn reasonapie assurance that e one sundred Murtv-six

i 136) atfordable housing units wiil be constructed

by That the deveioper “viii mest its obiigaton with respes: w0 the Jorty 140)
non-age restrcted rental units

5. Developer agrees to cooperate with the Township of Hillsborough and provide

any requested information for the designation of the Property as Planning Area 2 by the Office of
State Planning.
4. The developer shail continue to pursue in every way possible sewer approval from

NJDEP.



15.  The administrative agency which shall administer the low and moderate income
housing for this Development shall be the Somerset County Coalition on Housing whose cost
shall be borne by the Developer pursuant to the agreement between the parties. It is understood
that this cost will be $350 per unit in 1996.

16.  This agreemént shall be binding upon the developerr and its successors and/or
assigns notwithstanding the fact that it may sell, transfer, encumber or otherwise dispose of the
property or any portion thereof. The developer agrees to make thié agreement a part of any
contract for the sale of the Property as it may affect any lands which are intended to be the
subject of this agreement. The Township shall have the right to record this agreement and/or

place a notation on the Township tax or assessment search reflecting this agreement.



[N WITNESS WHEREOF, the said parries have hersunto caused this agreement to be

signed by their proper corporate officers and have caused their proper seal 1o be affixed the day

and vear first above wrinten.
Attest:

m »rcbmd.(

TOWNSHIP OF HILLSBOROUGH

Victonia McDonaid. RMC. CMC. AAE
Townsnp Clark

Attest:

Kenneth Scherer
Mavor

HILLSBOROUGH ALLIANCE FOR
ADULTLIVING. L. P.

—

bv HIL:.SBOROL,G’H ALLIANCEFOR
ADULT LIVING. INC..G. P. |
Harrv B. Smith

President
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OFFICE ADDRESS :
PROFESSIONAL CENTER AT HILLSBOROUGH
503 OMNI DRIVE ATRT. 206
SOMERVILLE, NJ 08876

MAILING ADDRESS
P.O. BOX 361
NESHANIC STATION, NJ. 088%3

February 27, 19957

Council on Affordable Housing :

églsiguth Broad Street RECE,VE.D .

Trenton, NJ 08625-0813

Attn: Shirley Bishop ! WFea 28 1995 ;
RE: HILLSBOROUGH TOWNSHIP/PETITION FOR ! 5
SUBSTANTIVE CERTIFICATION
DUNCIL ON AFFURJABLE HOUSING

Dear Ms. Bishop: .

As you know, I am the municipal attorney for the Township of
Hillsborough.

On February 23, 1995, the Hillsborough Township Planning Board
and Township Committee met at a special joint public meeting. At
that meeting, the Planning Board formally adopted an amended
housing element and fair share plan and the Township Committee
authorized the filing of a petition for substantive certification.
In light of these facts, this letter and attached documents
constitute Hillsborough Township’s formal petition to COAH for
substantive certification. Hillsborough Township is presently
functioning under interim substantive certification which would
expire on March 6, 1995.

The following documents are herewith enclosed for your filing
and review: :

1. Hillsborough Township Planning Board resolution adopting
an amended housing element and fair share plan addressing
the municipality’s fair share housing obligation. r

2. Resolution of the Planning Board recommending gnd
referring the amended housing element and fair share plan
to the Township Committee for inclusion as the basis for
the Township’s petition for substantive certification.



3. Resolution of the Hillsborough Township Committee
accepting the recommendation of the Planning Board
agreeing with the contents of those documents and
authorizing its inclusion as the basis for Hillsborough
Township’s petition for substantive certification.

4. Hillsborough Township Committee resolution/petition for
substantive certification formally requesting substantive
certification from COAH.

In addition, enclosed herewith for review and filing is the
Hillsborough Township newly adopted amended housing element, fair
share plan and affordable housing provisions.

I would appreciate your executing a copy of thig cover letter,
acknowledging receipt of these contents and returning same to my
office as proof of filing.

Once again, thank you for the cooperative and collaborative
manner in which you have interacted with Hillsborough Township’s
staff on this matter. We look forward to working with you in the
coming months so as to achieve substantive certification.

Ve truly/fyours,

Edw A. Halpern
EAH/ja

cc: Victoria McDonald, Township Clerk
Hillsborough Township Committee
Hillsborough Township Planning Board

I herewith acknowledge receipt of this letter and the

documents and material referred to in this letter this ;QSZ: day
of T/l =), 1995.

7/ COUNCIL ON AFFORDABLE HOUSING
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WHEREAS, the planning Board of the Township cf Hillstorough,

County of somerset, state of New Jersey did on
Novemper 1665 adopt a Master plan pursuant to N.J.S.A.

40:550-28 and g83; and

WHEREAS, pursuant to N.J.S.A. 40:550-28(b)(3) a hcusing
element is an essential part of said Master Plani and

- WHEREAS, the Planning Board has. on February 23, 1995, De1C
a public hearing on an amenced housing element ané fair share glan
for which notice was duly provided pursuant to N.5.S.A. 40:55-D°
13: and |

WHEREAS, the Planning Board has determined that the amended
housing element and fair share plan are consistent with the gcais
and objectives cf the Township of Hillsborough Mascer plan upcate
and that adoption and implementation of same is in the public
interest and protects public nealth and safety a~d promotes the
general welfare because the housing plan element and fair share
plan are entirely consistent with the current Zone plan of

Hillsborough Township. .

NOW THEREFORE BE IT RESOLVED by the planning Board of the
Township of Hillsborough, County of Somerset, State of New Jersey

as follows:

1. The Board hereby adopts the said housing element and fair
share plan.

VY.

CHAIRMAN OF THE PLANNING BOARD

1 hereby certify that this is a true copy of the Resolution
adopting the anended housing element and fair share plan of the
Township of Hillsborough, County of Somerset, State of New Jersey
on February 23, 1995.

i

CERTIFIED BY PLANNING BOARD SECRETARY

resslution/tairsha.pls PP R



RESCLUTION

WHEREAS, the Planning Board of the Township of Hillsborough
has on this 23rd day of February 1995 held a public hearing on an
amended housing element and fair share 'plan for which notice was .
- duly provided pursuant to the Municipal Land Use Law; and

WHEREAS, on the aforesaid date, the Planning Board determined
that the amended housing element and fair share plan were
consistent with the goals and objectives of the Township of
Hillsborough Master Plan update and were in furtherance of the
public interest and thereafter duly adopted this said housing
element and fair share plan. :

NOW THEREFORE BE IT RESOLVED by the Planning Board of the
Township of Hillsborough, County of Somerset, State of New Jersey
that it formally recommends the aforesaid amended housing element
and fair share plan to the Township Committee of the Township of
Hillsborough and further recommends that the Township Committee
include the amended housing element and fair share plan as the
basis for its petition for substantive certification to the New

Jersey Council on Affordable Housing.

I AL

CHAIRMAN OF THE PLANNING BOARD

I hereby certify that this a true copy of the Resolution
recomrendinghe amended housing element and fair share plan of the
Township of Hillsborough, County of Somerset and State of New

/M :
rd /

PLANNING BOARD SECRETARY

resclut\fairshar.3



RESOLUTION

WHEREAS, the Hillsborough Township Planning Board has
considered an amended housing element and fair share plan at a
-special meeting of the Planning Board held on February 23, 1995 and
did adopt said amended housing element and fair share plan as part
of the Master Plan of the Township of Hillsborough; and

WHEREAS, the Township of Hillsborough desires to petition the

Council on Affordable Housing (COAH) for Substantive Certification
of this plan.

NOW THEREFORE BE IT RESOLVED by the Township Committee of the
Township of Hillsborough, County of Somerset, State of New Jersey
that the amended housing element of the Township of Hillsborough
adopted by the Planning Board of the Township of Hillsborough as
a part of the Master Plan thereof, be submitted to COAH'together
with the fair share plan and that this Resolution be considered by

COAH as a petition for Substantive Certification by the Township
of Hillsborough; and

BE IT FURTHER RESOLVED that the Township of Hillsborough.be
authorized to. publish notice of the petition for Substantive
Certification in a newspaper of county wide circulation and that
a copy of this Resolution and the adopted amended housing element
and proposed fair share plan and supporting documentation be made
available for public inspection at the Township of Hillsborough'’s
Clerk’s Office during regular business hours at 555 amwell Road,
Neshanic, New Jersey 08853 on Monday through Friday for a period

of at least forty-five (45) days following the date of publication
of said legal notice. '

I hereby certify that this Resolution was duly adopted at a
special public eeting of the Township Committee of the Township
of Hillsktcrough on February 23, 1995.° '

7/,_/,/w ;W@n-.-»(...c_, aHe, CMc

VICTORIA NCDONALD, TOWNSHIP CLERK

reaslwt\fairan.2
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TOWNSHIP OF HILLSBOROUGH MASTER PLAN
HOUSING PLAN ELEMENT
AND
FAIR SHARE PLAN

FEBRUARY 1995

FOREWORD

The major purposes of this "Housing Plan Element And Fair Share Plan" report for the Township
of Hillsborough are the following:

To satisfy the requirement of the Municipal Land Use Law (N.J.S.A. 40:55D-1 et seq.)
that a "Housing Plan Element" be prepared in accordance with the Fair Housing Act
(N.J.S.A. 40:27D-301 et seq.); and

To receive "Substantive Certification” from the New Jersey Council On

Affordable Housing (COAH) in accordance with its "Substantive Rules” which became
law on June 6, 1994.
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TOWNSHIP OF HILLSBOROUGH MASTER PLAN

HOUSING PLAN ELEMENT
AND
. FAIR SHARE PLAN

FEBRUARY 1995

INTRODUCTION

In accordance with information contained in the 1992 "Hillsborough Township Master Plan®, the
Township of Hillsborough contains approximately 35,750 acres of land area, or approximately
55.86 square miles.

The Township of Hillsborough is located in the southwestern portion of Somerset County.
Approximately two-thirds of the Township is bordered by rivers; the Raritan River to the north
and northwest and the Millstone River to the east. The Sourland Mountains extend into the
southwestern and western portions of the Township.

As a result of these natural environmental features within and around Hillsborough Township,
vehicular access into and out of the Township is limited. Additionally, the land area within
Hillsborough Township which can most practically be developed for suburban type construction
is limited and is concentrated within the eastern two-thirds of the Township, which land area also
contains the existing and proposed public water and sewerage facilities.

The major roadway providing vehicular access to development within Hillsborough Township is
State Route 206, which traverses the Township from north to south and approximately bisects the
eastern two-thirds of the Township. The major roadways intersecting Route 206 and providing
~ access to the east and west within Hillsborough Township are Hillsborough Road, Auten Road,

Amwell Road, New Amwell Road and Dukes Parkway West.

The Township of Hillsborough is bounded to the south by Montgomery Township and to the
west by Franklin Township and the Borough of Manville. To the north, the Township is
bounded by the Townships of Bridgewater, Branchburg and Readington and by the Boroughs of
Raritan and Somerville. Finally, the Township of Hillsborough is bounded to the wast by East
Amwell and Raritan Townships. Within its relatively large land area, the Township of
Hillsborough contains a wide divrsity of natural features and physical development.

In accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1, et seq.), a municipal
Master Plan must include a ‘Housing Plan Element’ as a prerequisite for the adoption of zoning
ordinance provisions within the municipality. Pursuant to Section 10 of P.L. 1985, c. 222
(C.52:27D-310), a municipality's housing element shall be designed to achieve the goal and

HOUSING -1



access to affordable housing to meet present and prospecuvc housing needs, with pammﬂar
attention to 'low’ and ‘moderate’ income housing, containing at least:

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 (6) 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 to accommodate its ‘present’
and 'prospective’ housing needs, including its "fair share” for low’ and 'moderate’
income housing; and

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 éxpressed a commitment to
provide 'low' and ‘moderate’ income housing.

HOUSING, POPULATION AND ECONOMIC CHARACTERISTICS

The following is a summary of the outstanding characteristics of the Township of Hillsborough's
housing stock, population and employment, drawn from the 1990 U.S. Census data and
supplemented by data published by the State of New Jersey Department of Labor. The STF-1
and STF-3 data sheets from the 1990 Census for the Township of Hillsborough, as pubhshcd by
the Census Bureau, are included as Addenda I and II, respectively, to this report.

Inventory Of Municipal Housinz Stocl

The "Selected Housing Characteristics, 1990" table includes selected data regarding
Hillsborough Township's housing stock as reported in the 1990 Census. In 1990, Hillsborough
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SELECTED HOUSING CHARACTERISTICS, 1990

TOWNSHIP OF HILLSBOROUGH
Total Housing Units, 1990 10,429 units
Housing Type, 1990
Single-family detached 5,854 units
_. Single-family attached . 2,528
- Multi-family (two units at address) 155
Multi-family (three or more units at address) 1,755
Mobile home or trailer -5
Other 123
Housing Tenure, 1990
Occupied housing units 10,088 units
Owner occupied 8,161
Renter occupied 1,927

Renter occupied as percent of occupied units = 19.1%

Housing Vacancy, 1990

Vacant housing units 322 units
For rent ' 104
For sale only 118
Rented or sold, not occupied 59
For seasonal, recreational or occasional use 15
For migrant workers 0
Other 36

Housing Value, 1990
Median value, specified owner-occupied housing units = $197,900

Median contract rent, specified renter-occupied units = $700
\ge Of Housing Units, 1990

Year Constructed No. of Upits Percentage of Tota]
1980 - March 1990 4,308 units 41.3%
1970 - 1979 3,325 31.9%
1960 - 1969 1,184 11.4%
1950 -"1959 822 7.9%
1940 - 1949 222 2.1%
1939 or earlier 559 54%

Totals: 10,420 units 100.0%

SOURCE: 1990 Census of Population and Housing, STF-1 and STF-3.
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had a total of 10,420 housing units; single-family units (detached and attached) accounted for
8,382 umits or approximately 80.4% of the total, and two-family units accounted for an additional
155 units or approximately 1.5% of the total. Therefore, approximately 81.9% or 8,537 units of

the total 10,420 units reported to be in the Township in 1990 were either detached or attached
single-family or two-family dwelling units.

Regarding multiple-family housing development in the Township of Hillsborough, the census

- - -data indicates that a very significant total of 1,755 bousing units were multiple-family units with

three (3) or more units at one address. The total 1,755 multiple-family housing units accounts
for approximately 30% of the total 5,854 units within Hillsborough Township.

Regarding housing tenure, 10,088 units, or approximately 96.8% of the total 10,420 units, were
occupied at the time the 1990 Census was taken in the Township. Of the 10,088 occupied
housing units, approximately 19.1%, or 1,927 units, were renter occupied.

Therefore, in terms of housing vacancy, 3.2% or 332 of the total 10,420 units in the Township

were vacant in 1990. Of the 332 vacant housing units, 4.5% were for seasonal, recreational or

occasional use and 10.8% were "other". The remaining vacant housing units, or 84.6% of the
‘ total, were rental or sales units.

The median value of owner-occupied homes in the Township of Hillsborough in 1990 was
$197,900 and the median monthly contract rent was $700. These statistics compare to a 1980
median value of $86,600 for owner-occupied homes in the Township and a 1980 median
monthly contract rent of $354. Throughout Somerset County, the 1990 median value for
owner-occupied homes was $196,300 and the median monthly contract rent was $639.

Regarding the age of housing units in the Township of Hillsborough, a relatively small
percentage (5.4%) of the total 10,420 housing units existing in the Township in March of 1990
were constructed prior to 1940, indicating a relatively small number of historic structures
compared to the total number of housing units. The remaining housing units existing in March
of 1990 were broken down by the decade in which they were constructed as follows:

. 539 units or 5.4% constructed 1939 or earlier;

] 222 units or 2.1% constructed between 1940 and 1949;

L | 822 units or 7.9% constructed between 1950 and 1959;

= 1,189 units or 11.4% constructed between 1960 and 1969;

= 3,325 units or 31.9% constructed between 1970 and 1979; and

= 4,308 units or 41.3% constructed between 1980 and March 1990.
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RESIDENTIAL BUILDING PERMITS ISSUED, 1980-1993

Township Of Hillsborough

Year Total  Single-Family Permits = Multiple-Family Permits Demolitions
1980 137 .17 0 3

1981 311 311 0 2

1982 183 171 12 o

1983 367 367 0 - 0

1984 729 721 2 0

1985 799 379 | 420 2

1986 422 422 0 . 2

1987 242 242 0 3

1988 283 247 36 9

1989 178 178 0 2

1990 109 109 0 4

1991 169 163 6 | 6

1992 266 250 16 3

1993 382. 286 " 96 0
Totals: 4,577 3,989 588 37

Annual Average = 326.9 Permits

SOURCE: N.J. Department of Labor, Annual Building Permit Summaries.

HOUSING -6



According to the 1990 Census (STF-1, Profile 6 and STF-3, Profiles 22, 23 & 27), and as
summarized hereinbelow, 833 housing umits in the Township of Hillsborough were included in
one and/or another of these seven (7) surrogates. It should be emphasized that some units may
have been multiply counted, since the Census data did not account for overlapping data.
Moreover, in order for a housing unit to be considered substandard by the Council On Affordable
Housing and be included as an "indigenous need" unit, it must exhibit at least two (2) of the
seven (7) surrogates and be occupied by a qualified "low” or "moderate” income household.

Number Of I.)eﬁéieht Units By Housing Quality Surrogate

Constructed Prior To 1940 559 units
Overcrowded 109
Inadequate Plumbing Facilities 13
Inadequate Kitchen Facilities 23
Inadequate Heating 55
Inadequate Sewer Services : 35
Inadequate Water Supply 39

Total: 833 units

The actual number of housing units in the Township of Hillsborough theoretically affordable to
'low’ and 'moderate’ income households can only be grossly estimated given the data available.
However, according to the "1993 Eligible Income By County" figures adopted by the Council On
Affordable Housing (COAH) on November 10, 1993, the eligible low’ and 'moderate’ incomes
for Somerset County for a four (4) person household were $30,650 and $49,040, respectively.

Utilizing the $30,650 and $49,040 "low" and "moderate” income amounts and available Census
data, and assuming certain monthly costs as required by COAH rules, it is possible to estimate
the number of housing units existing in Hillsborough Township which theoretically are
affordable to "low" and "moderate” income households. As indicated on the table entitled
"Existing Housing In Hillsborough Township Theoretically Available To Low And Moderate
Income Households", a number of existing housing units, particularly rental units, are affordable
to "low" and "moderate” income households. -

E- I c I l. Q[Il .

As noted previously, 4,577 residential building pcrxmts were xssued in thc Townshxp of
Hillsborough between 1980 and 1993. -

Since 1993, a number of subdivision applications for the construction of residential housing units
have been submitted to the Township. However, as these applications are in varying stages of
approval, the precise number of potential units cannot definitely be calculated since, in many
instances, further approvals are required. In any case, the market for these units will dictate the
number to be actually constructed.
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EXISTING HOUSING IN HILLSBOROUGH TOWNSHIP
; THEORETICALLY AVAILABLE TO
LOW AND MODERATE INCOME HOUSEHOLDS

Sales Housing Unit
"Low" Income "Moderate" Income
year / month year / month
" Total Income (§) Y 30,650/2,554  49,040/4,087
28% For Housing ‘ ’ 8,582/ 715 13,731/1,144
Less Property Taxes 600/ 50 1,200/ 100
Less Property Insurance 240/ 20 3607 30
Net Available For Mortgage: $7,742 7 $645 (*) $12,171/71,014 (**)

(*) For "low" income households of four persons, assuming a fixed 30-year mortgage at 9%, a
$80,000 mortgage could be obtained. Adding 5% as a downpayment would result in a unit
valued at $84,000. Of the 7,059 owner occupied units specified for Hillsborough Township
on STF-1/Profile 7 of the 1990 Census, 37 (0.5%) are indicated to be valued less than
$75,000 and 176 (2.5%) are indicated to be valued less than $100,000.

(**) For "moderate” income households of four persons, assuming a fixed 30-year mortgage at
9%, a $126,000 mortgage could be obtained. Adding 5% as a downpayment would result
in 2 unit valued at $132,300. Of the 7,059 owner occupied units specified for Hillsborough
Township on STF-1/Profile 7 of the 1990 Census, 767 (10.9%) are indicated to be valued
less than $125,000 and 2,078 (29.4%) are indicated to be valued less than $150,000.

"Low" Income "Moderate" Income
year / month year / month
Total Income (§) 30,650/ 2,554 49,040/ 4,087
30% For Housing ) 9,195/ 766 - 14,712/71,226
Less Utilities 1.800 /1000 _1.800/ 150
Net Available For Rent: | $7,995 /1 $666 (*) $12,912/1,076 (**)

(*) For "low" income houscholds of four persons, of the 1,810 renter occupied units specified
for Hillsborough Township on STF-1/Profile 7 of the 1990 Census, 656 (36.2%) are
indicated to be rented at less than $650. )

(**) For "moderate" income households of four persons, of the 1,810 renter occupied units
specified for Hillsborough Township on STF-1/Profile 7 of the 1990 Census, 1,620
(89.5%) are indicated to be rented at less than $1,000.
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Population, Housebolds And Income

In 1990, the total population of the Township of Hillsborough was 28,808 persons; 28,619 of
whom resided in households and 189 of whom resided in group quarters. The 28,619 people
residing in houscholds were distributed among 10,088 households for an average of 2.84 persons
per household.

_ . _The Township of Hillsborough's population has increased 643.4% since 1950, while the
population of Somerset County has increased by 142.6% during the same period. As shown on
the "Population Trends, 1950-1990" table, the population of the Township increased most
rapidly during the 1950s (95.7%), then experienced a decline in the growth rate to 45.8% during
the 1960s and then a resurgence during the 1970's to a growth rate of 72.3%.

In comparison, the population of Somerset County increased rapidly during the 1950s (45.3%)
and 1960s (37.8%), then declined to a 2.4% growth rate during the 1970s, and rebounded to an
18.3% growth rate during the 1980s. Between 1950 and 1990, the population of Hillsborough
Township as a percentage of the population of Somerset County has constantly increased from
3.9% in 1950 to 12.0% in 1990. '

In 1990, the median age of the Township's population was 32.9 years; 32.6 years for males and
33.2 years for females. It should be noted that the median age figures are derived from the 1990
Census Summary Tape File 3, Profile 2, which represents only sample data.

As shown on the "Population By Sex and Age Cohort, 1990 table, the population of
Hillsborough Township in 1990, both male and female, was generally young, with 55.7% of the
population under 34 years of age and 19.1% of the population of school age (5-18 years old).
The total number of males in 1990 was 14,157 and the total number of females was slightly more
at 14,651, for a total population of 28,808.

Regarding income, the "Household Income In 1989" table indicates that the median household
income in 1989 in the Township of Hillsborough was $59,069. The largest income group, those
earning between $60,000 and $74,999 annually, included 1,943 households or 19.1% of the total.
A clear majority of the households in the Township (6,386 or 62.9%) eamed over $50,000
annually. Approximately 6% of households had incomes of less than $20,000 annually.
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POPULATION TRENDS, 1950 - 1990

TOWNSHIP OF HILLSBOROUGH AND SOMERSET COUNTY

Hillsborough's Total
‘ Population As A
B Township Of Somerset Percentage Of
Hillsborough _ County Somerset County
1950 3,875 99,052 3.9%
1950-1960 Increase 3,709 (95.7%) 44,861 (45.3%)
1960 | 7,584 143,913 5.3%
1960-1970 Increase 3,477 (45.8%) 54,459 (37.8%)
1970 11,061 198,372 5.6%
1970-1980 Increase 8,000 (72.3%) 4,757 (02.4%5 '
1980 19,061 203,129 9.4%
1980-1990 Increase 9,747 (51.1%) 37,150 (18.3%)
1990 28,808 240,279 12.0%
Percentage Growth 643.4%

1950-1990

142.6%

SOURCE: U.S. Census of Population and Housing, 1950-1990.
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POPULATION BY SEX AND AGE COHORT, 1990

TOWNSHIP OF HILLSBOROUGH
Age Male Female Jota] centa
“0-4 1314 % - 1,267 2,581 9.0
5-14 2,155 - 2,006 4,161 14.4
15-18 685 653 1,338 4.7
19-24 923 991 1,914 6.6
25-34 2911 3,146 6,057 21.0
35-44 2,941 3,038 5,979 20.7
45-54 1,613 1,572 3,185 " 111
55-64 934 986 1,920 6.7
65-74 485 557 1,042 36
75+ 196 435 631 22
Totals: 14,157 14,651 zs,sds *-100.0%

SOURCE: U.S. Census of Population And Housing, 1990, STF-1, Profile 1.
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HOUSEHOLD INCOME IN 1989

TOWNSHIP OF HILLSBOROUGH
, Houscholds
. Number Percent
" Under $10,000 - 205 2.00%
$10,000 - 14,999 168 1.70%
$15,000 - 19,999 231 2.30%
$20,000 - 24,999 274 2.70%
$25,000 - 29,999 ‘ 479 4.70%
$30,000 - 34,999 496 4.90%
$35,000 - 39,999 585 5.80%
$40,000 - 44,999 614 6.00%
$45,000 - 49,999 711 7.00%
$50,000 - 59,999 1,434 14.10%
$60,000 - 74,999 1,943 . 19.10%
$75,000 - 99,999 1,692 16.70%
$100,000 + 1,317 13.00%
Totals: 10,149 ; 100.00%

Median Household Income: $59,069

SOURCE: U.S. Census of Population and Housing, 1990, STF-3, Profile 15.
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As indicated from Somerset County Planning Board data, between 1979 and 1989 the per capita
money income of the Township of Hillsborough increased from $17,039 in 1979 to $22,449 in
1989, an increase of approximately 31.8%. The per capita money income average of all
Somerset County municipalities increased from $17,428 in 1979 to §25,111 in 1989, an increase
of 44.1%. -

~ Per Capita Money Income, 1979 and 1989

1979 1989  Percentof Change
Township of Hillsborough  $17,039 $22,449 31.8%

Somerset County * $17,428 $25,111 44.1%

* Average of all municipalities in Somerset County.

The poverty rate for Hillsborough Township was 1.7% in 1979 and 0.8% in 1989, a -0.9%
change. Somerset County also experienced a decrease in the poverty rate between 1979 and
1989, from 2.7% to 1.4% or a -1.3% change.

isting And a u me

The New Jersey Department of Labor indicates that in 1991 the Township of Hillsborough had
3,846 covered jobs and Somerset County had 119,461 covered jobs. The term "covered jobs"
refers to employment covered by the New Jersey Unemployment Compensation Program.

As indicated on the "Covered Employment, 1980 - 1991" table, employment in the Township
increased from 1,296 covered jobs in 1980 to 3,846 covered jobs in 1991. The increase in
covered jobs over the years generally has been continuous except for the years 1985, 1986 and
1989 when there was a slight decrease in the number of covered jobs from previous years.

The overall increase in covered jobs between 1980 and 1991 was 2,550 or 196.8% for
Hillsborough Township and +40,137 or +50.6% for Somerset County, indicating that
“employment growth in Hillsborough Township was greater than that of Somerset County during
the 12-year period. Covered jobs in Hillsborough Township as a percentage of covered jobs in
Somerset County increased over the 12-year period from a low of 1.6% in 1980 to a high of 3.2%
in 1991.
Based on all employment projections, future employment in Somerset County will increase.
However, current projections estimate slightly fewer jobs than the number projected in 1986. In
1986, Somerset County projected 153,430 jobs in the County for the year 2000; projections
provided in 1989 by the New Jersey Department of Labor have reduced the projection to only
150,100 jobs for the year 2000 ("Demographics”, Master Plan Update, revised June 1988 and
"1992 Somerset County Data Book", both published by the Somerset County Planning Board).
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COVERED EMPLOYMENT, 1980 - 1991
Township OF Hillsborough AND SOMERSET COUNTY

: Covered Jobs Hilisborough Township
- - -Year Hillshorough Township Somerset County _AsPercent Of County

1980 1,296 79,324 1.6%

1981 1,623 82,496 2.0%

1982 1,824 82,957 2.2%

1983 1,871 90,501 2.1%

1984 2,339 91,867 2.5%

1985 2,308 100,206 o 23%

1986 | 2,318 104,249 2.2%

1987 2,793 111,060 2.5%

1988 3,169 119,648 2.6%

1989 2,992 118,223 2.5%

1990 3,497 118,980 2.9%

1991 3,846 119,461 32%

Increase 1980

Through 1991 +2,550 (196.8%) + 40,137 (50.6%)

NOTE: "Covered Employment” is employment covered by the N.J. Unemployment

Compensation Program.
SOURCE:  Private Sector Covered Jobs, Third Quarter, 1980-1991, New Jersey Department
of Labor.
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CALCULATED "FAIR SHARE" HOUSING OBLIGATION

In accordance with the "New Jersey Council On Affordable Housing Municipal Number
Summary" dated February 3, 1993, the calculated "low" and "moderate” income housing
obligation for the Township of Hillsborough during 1993 through 1999 is three-hundred (300)
dwelling units.

_ However, it must be understood that the three hundred (300) affordable units are in addition to

~ the one hundred eighty-two (182) units which were addressed by the Township in its prior "fair
share plan" which received substantive certification from the New Jersey Council On Affordable
Housing (COAH) during 1988. Therefore, the total calculated "low" and "moderate™ income
housing obligation for the Township of Hillsborough for the time period between 1987 and 1999
is four hundred eighty-two (482) dwelling units.

The prior one hundred one hundred eighty-two (182) affordable housing units were addressed by
the Township of Hillsborough in the following manner:

L The Township zoned for ninety-one (91) "low" and "moderate” income units to be
constructed as part of the combined Heritage Green and Crestmont inclusionary
developments;

= The Township established a Housing Rehabilitation Program to rehabilitate the
twelve (12) substandard units presumably existing in the Township and occupied
by "low" and "moderate” income households;

L] The Township entered into a Regional Contribution Agreement (RCA), thereby
' transferring the remaining obligation of seventy-nine (79) affordable units.

The 1993-1999 obligation of three hundred (300) additional affordable dwelling units are
derived from "Indigenous Need", "Reallocated Prcscm Need", "Prospective Need", and
adjustments as follows:

INITIAL CALCULATIONS
Indigenous Need i + 29d.u
Reallocated Present Need : + 57d.u.
Prospective Need 1993-99 + 334d.u

Total Need 1993-99: + 420 d.u.
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ADJUSTMENTS
Demolitions
Filtering
Conversions
Spontaneous Rehabilitation
Prior Cycle Prospective Need
Reduction

TOTAL CALCULATED NEED:

+ 12d.u.
- Sldu
- 74w
- 8du
+116d.u
-182du.

- 120d.u

+ 300 d.u.

Applying the adjustments in accordance with the Council On Affordable Housing rules,
"Spontaneous Rehabilitation" is credited against "Indigenous Need" and the remaining
adjustments are credited against "Reallocated Present Need" and "Prospective Need", as follows:

NET INDIGENOUS & PRESENT/PROSPECTIVE NEED CALCULATIONS

Indigenous Need
Spontaneous Rehabilitation

NET INDIGENOUS NEED:

Reallocated Present Need
Prospective Need 1993-99
Adjustments:

Filtering

Conversions

Demolitions

Prior Cycle Prospective Need

Reduction

NET PRESENT AND PROSPECTIVE NEED:

+ 29d.u.
= 8du

4+ 21d.u.

+ 57d..
+334d.u

- Sldu.
- 7du
+ 12d.u.
+116d.u.

= 182du,

+279 d.u.

It should be noted that there is a discrepancy, apparently due to mathematical "rounding” of the
data, within the February 3, 1993 COAH housing allocation chart which is corrected in the
calculations above by reducing the "Prospective 1993-99 Need" from "335" to "334" dwelling
units; thereby resulting in the stated overall need of three hundred (30) affordable dwelling

urnuts.
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ENVIRONMENTALLY FRAGILE LANDS

The Township of Hillsborough exhibits certain physical characteristics which limit the ability of
the lands within the jurisdiction to support development due to their environmentally fragile
nature. The "Critical Areas” map indicates those areas within Hillsborough Township which
exhibit severe soil wetness, foundation limitations, flood fringe areas associated with 100-year
flood plams and lands with a topograplnc slope greater than twenty percent (20%).

Soxls wnh severe wetness prcscnt constramts for land development, although they can be quite
productive for agricultural purposes when they are adequately drained. According to the
Hillsborough Township 1992 Master Plan, the soils with severe wetness "provide natural flood
control, recharge of aquifers, natural purification of waters, stabilization of stream flow and
habitats for a diversity of animal life" (page 7 of "Land Use" section).

The soils which present severe "foundation limitations" for buildings were mapped from the soil
information prepared by the Somerset-Union Soil Conservation District.

Lands indicated to be within the "flood fringe" areas include the 100-year flood plains which
have a one percent (1%) chance of flooding during any year. As shown on the "Critical Areas”
map, the network of creeks and streams and their accompanying flood plains in the Township of
Hillsborough extend primarily along the northern and eastern municipal boundaries, coinciding
with the Millstone and Raritan Rivers. While an impediment to development, the flood plains
also are an asset, since they provide natural drainage ways and open spaces between developed
areas.

Lands with "20% plus slopes” generally should be considered unsuitable for any significant land
development, while lands with a topographic slope between fifteen and twenty percent (15%-
20%) are recommended by the New Jersey State Development And Redevelopment Plan to be
preserved wherever possible because of their great environmental importance with respect to
erosion, sedimentation, water supply and septic limitations.

The Hillsborough Township 1992 Master Plan considers lands with a topographic slope over |
twelve percent (12%) as environmentally sensitive because of the poor soil drainage and
absorption resulting from the thin soils with low fertility.

As indicated on the "Topography" map, most of the steep slopes within the Township of

Hillsborough are associated with the Sourland Mountains in the southwestern portion of the
Township as well as being located along the stream corridors throughout the Township. -

HOUSING -17



THE HILLSBOROUGH TOWNSHIP MASTER PLAN
AND THE "PAC/HCF" PLANNED ADULT COMMUNITY

The Township of Hillsborough adopted a Master Plan during 1966 when the Township first
began to experience pressures for development and the resulting population growth. Between
1960 and 1990, the population of Hillsborough Township increased from 7,800 to 28,800
persons; a 371% increase. Because of environmental, transportation and community facility
factors, most of the development within Hillsborough Township has focused primarily within the

- center of the municipality and.along thc transportation corridors of State Route 206 and County
Routes 514 and 533. '

The 1966 Hillsborough Township Master Plan recommended a flexible zoning pattern fo}' thc
central portion of the Township, oriented around the historic Woods Tavern area in the vicinity
of the intersection of Amwell Road with State Route 206. More specifically, the 1966 Master
Plan envisioned two (2) "Planned Unit Developments" along Route 206 to be bordered by a new
loop road. The 1966 Master Plan also recommended relatively intensive non-residential
development surrounding the expected interchanges of then proposed Interstate Route 95 as well
as an agricultural zone and a major regional park area atop the Sourland Mountains.

However, development did not occur as planned for in the 1966 Hillsborough Township Master
Plan, at least in part due to unforeseen circumstances such as the decision not to build Interstate
Route 95. Instead, rapid residential growth, primarily with garden apartment developments,
significantly impacted the existing infrastructure, the schools and environmentally sensitive
lands. As a result, a moratorium was placed on all development during 1978 to allow time for
the Township Master Plan and the implementing ordinances to be reviewed and appropriately
revised.

During 1980 a new Master Plan was adopted by the Hillsborough Townshiph Planning Board
which focused on the following three (3) goals:

= Provide for continued agricultural activities in the northern and western portions
of the Township;

n Protect the environmentally critical and historic sites and districts throughout the
Township; and

L Direct the higher density development within the Township to a central core, with
a ring of industrial/office type employment generating uses around the central
core, and then lower density residential development and agricultural activities on
the periphery.

Since 1980, the Hillsborough Township Master Plan has been updated a number of times; most

recently during 1992. As a result of changes to the regulations and plans of the State of New
Jersey, and in consideration of the land use planning objectives incorporated in prior Township
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Master Plans as well as the actual development which had taken place, the 1952 Hillsborough
Master Plan set forth the following goals and objectives:

"1.  Provide a balance of land uses that includes agriculture (farms), recreation,
employment, residential, and public service.

2. Require infrastructure improvements consistent with development in order to
e e protect the health, safety and welfare of the public.

3. Provide a consistency in transportation management to meet the regional
requirements.
4, Provide housing types to serve all ages, economic segments, and family sizes

according to State Law and consistent with available service facilities, schools
and infrastructure. (Italics added for emphasis)

5. Provide expanded employment opportunities by encouraging development in
zones established for this purpose and consistent with available infrastructure and
supporting services.

6. Establish the necessary framework to provide housing, heaitl; care, and specific

needs for the growing number of senior citizens. (Italics added for emphasis)

7. Protect the environment and environmentally sensitive areas of the Township in
accordance with State Law and consistent with findings of the Hillsborough
Environmental Commission on a site-by-site basis.

8. Preserve the historic and archaeological sites of Hillsborough Township and _
coordinate development to incorporate historic features wherever possible.”

The Land Use Plan Element portion of the 1992 Hillsborough Township Master Plan
recommends both the short-term and the long-term land use development pattemn felt desirable
for Hillsborough Township. The environmental constraints of the lands within Hillsborough
Township, the existing and future availability of both the public sewage treatment and water
supply systems, and the problems of the vehicular transportation network in the municipality all
influence the land use planning decisions of the Township. Therefore, the 1992 Master Plan of
Hillsborough Township includes a "Ten-Year Plan" which recommends a development pattern
based upon the completion of currently planned infrastructural improvements.
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As indicated on the "Ten-Year Plan" map, a key component of the 1992 Master Plan was the
inclusion of "Planned Unit Developments” for adult communities and related health facilities for
senior citizens. As noted on page 24 of the "Land Use" plan portion of the 1992 Hillsborough
Township Master Plan: - :

"Early in 1990, an overlay, floating zone was established to allow for senior citiz;n
housing and related senior citizen services. This zone has two components; one is a
planned adult community without health care facilities and the other is a planned adult

". *"° community with health care facilities. In order to develop under the guidelines of this
zone, a General Development Plan must be approved by the Planning Board. By 1992,
two developers received classification under the planned adult community zone, and one
received approval of a General Development Plan.”

Therefore, prior to March 1993 when the current "fair share™ housing obligation numbers were
first published by the New Jersey Council On Affordable Housing (COAH), and prior to the
adoption by the New Jersey State Planning Commission on June 12, 1992 of the "State
Development And Redevelopment Plan”, the Township of Hillsborough already, and for a
number of years, had been working on an approach to fulfill its anticipated 1993-1999 *fair
share" affordable housing obligation:

= During 1990, Hillsborough Township adopted a "Planned Development
Ordinance" intended to "foster within the municipality the development of
planned adult communities with related health care facilities that will address the
needs of all senior citizens, including those with limited economic resources.”

L During 1992, Hillsborough Township comprehensively updated its Master Plan
and, within both the "Land Use Plan" and the "Housing Plan" portions of the
updated Master Plan, attention was given to the need for housing and related
health care facilities for senior citizens, both within Hillsborough Townshxp and
within the communities around i it.

The "Housing Plan Element" portion of the 1992 Hillsborough Township Master Plan notes the

following on page "Housing-2" regarding the need and importance of housing for our elderly
citizens:

"Providing affordable housing for senior citizens is a key issue in housing and of utmost
importance to the Township. Along with affordability, the Township recognizes that
there are various styles of housing that should be considered for senior citizens depending
on their needs over time. Detached single family housing with low maintenance is one
alternative, but does not preclude attached single or multi-family houses, apartments,
shared housing, congregate care and nursing homes. Housing for the elderly also requires
specially designed units with extraordinary security and, depending on the income level
of these houscholds and the nature of their health, financial assistance is often necessary
to make these communities feasible.”
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The response by landowners and developers to the "Planned Development Ordinance” adopted

by the Township of Hillsborough during 1990 was rapid. During 1991, a "General Development

Plan" was submitted to the Hillsborough Township Planning Board for its review and approval

under the terms of the municipal ordinances and the Municipal Land Use Law (N.J.S.A. 40:55D-

45.1 through 45.8). On January 29, 1992, the Hillsborough Township Planning Board adopted a

resolution memorializing the approval by the Planning Board of a "Gencral DechOpmcnt Plan"
for a "PAC/HCF" "Planned Devclopment

| ‘D)c approval, actually gramcd by the Planning Board on December 19, 1991, is for a tract of
land approximately seven hundred forty-two (742) acres in area to be developed with the
following proportions of land use categories:

APPROVED "PAC/HCF' PLANNED ADULT COMMUNITY

Use Category Acreage
Residential 284 ac.
Medical Facilities 74 ac.
Commercial 47 ac.
Recreation And Open Space 277 ac.
Roads 60 ac.

Total: 742 acres

Regarding the approved residential development, the approved "General Development Plan”
designates areas for "high" versus "moderate" versus "low" densities. In aggregate, the approval
for the portions of the overall land area to be physically constructed with residential dwellings
could result in a density range of approximately twenty-five to thirty-five (25-35) dwelling units
per acre. Clearly, this overall development is significant in scale and will require a build-out
period for many years.

One particular requirement of the "General Development Plan" approval granted by the Planning
Board was that the applicant must reappear before the Planning Board no later than December
19, 1996 for "preliminary approval® of at least one (1) phase. Since 1992, the development plans
of the applicant have become substantially more refined. Additionally, it is understood that
certain amendments to the "PAC/HCF" ordinance provisions of Hillsborough Township will be .
necessary in order to bring the ordinance provisions in concert with the recently adopted
"Substantive Rules" of the New Jersey Council On Affordable Housing (COAH).
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As a result of the refinements to the development plan made by the applicant and the expected
amendments to the ordinance provisions, it is anticipated that the overall average density of the
development may decline to approximate the lower ovcrall density range of twenty-five (25)
dwelling units per acre. .

Clearly, the Township of Hillsborough did not determine to permit such an extensive
development concept without due consideration to its potential impacts upon the municipality as
well as its fulfillment of the need within Hillsborough Township and the surrounding
municipalities for senior citizen housing and health care facilities. In fact, the land area chosen
for the location of the planned adult community is on the western fringe of the already developed
portions of Hillsborough Township to the west of Route 206 and is within walking distance of
the municipal complex. The land area is planned to receive the benefits of both public water and
public sewage treatment facilities. The adopted Master Plan of Hillsborough Township also
includes specific recommendations for road improvements and road realignments within this
portion of the municipality.

Regarding the planned development's relationship to the relatively recently adopted New Jersey
"State Development And Redevelopment Plan” and as more particularly discussed in the
following section of this document, the subject land area is within "Planning Area 4" directly
adjacent "Planning Area 2". Moreover, all of the designated "Planning Area 2" is within the
sewer service area. Very importantly, the subject land area has been indicated on the "State
Development And Redevelopment Plan" as a "Planned Village" ("Hillsborough Village
Square”).

HILLSBOROUGH TOWNSHIP AND THE
STATE DEVELOPMENT AND REDEVELOPMENT PLAN

As indicated on the attached "Resource Planning And Management Map (RPMM)", the New
Jersey State Planning Commission has included Hillsborough Township's land area within thc
following four (4) "Planning Areas":

= The most densely dcvclopca portion of Hillsborough Township, primarily
: oriented to the State Route 206 corridor and the "Town Center” node of the
Township, has been designated as "Planning Area 2", the "Suburban Planning

] A relatively small portion of Hillsborough Township, along Hamilton Road and .
between the Boroughs of Millstone and Manville, has been dcsxgnated as
"Planning Area 3", the "Fringe Planning Area";

= A substantial portion of Hillsborough Township, primarily within the

northwestern areas of the Township, has been designated as "Planning Area 4",
the "Rural Planning Area”; and
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s Another substantial portion of Hillsborough Township, including the Sourland
Mountains and the flood plain lands bordering the Raritan and Millstone Rivers
and the South Branch of the Raritan River, has been designated as "Planning Area
5", the "Environmentally Sensitive Planning Area”.

In addition to the designated "Planning Areas”, seven (7) "Centers” are designated within the
Township of Hillsborough. The term "Center" generally means an existing or planned core or
- . node of development and range in scale from an "Urban Center” to a "Regional Center”, a
"Town", a "Village", and a "Hamlet".

There are four (4) "Existing Hamlets" designated within the Township of Hillsborough:

1. "Zion", in the vicinity of Long Hill and Dutchtown Roads at the Montgomery
Township border;

2. "Clover Hill", in the vicinity of Wertsville-Clover Hill and Amwell Roads at the
Raritan Township border;

3. "Neshanic", in the vicinity of Amwell and River Roads; and

4. "South Branch", in the vicinity of River Road and Studiford Drive at the
Branchburg Township Border.

Additionally, the "Existing Village" of "Flagtown" and the "Hillsborough Town Center" are
recognized on the "Resource Planning And Management Map (RPMM)" of the New Jersey State
Development And Redevelopment Plan.

Very importantly, given the plans of Hillsborough Township for the "PAC/HCF" Planned Adult
Community development previously discussed in this document, and the approvals by the
Township granted for the development prior to the adoption of the State Development And
Redevelopment Plan, the subject land area has been indicated on the State Development And
Redevelopment Plan as a "Planned Village"” ("Hillsborough Village Square").

N.J.A.C. 5:93-5.4 of the "Substantive Rules Of The New Jersey Council On Affordable
Housing" states the following regarding the location of "inclusionary” developments within a
municipality relative to the "planning area” and "center” designation of the land as shown on the

"Resource Planning And Management Map (RPMM)" of the State Development And
Redevelopmeént Plan:

"(a) InPlanning Areas 1 or 2, as designated in the SDRP, the Council shall encourage
inclusionary development within centers. However, municipalities may locate
inclusionary developments within the environs as defined in the SDRP."
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"(b) InPlanning Area 3, the Council shall encourage inclusionary developments within
centers. Where a municipality proposes an inclusionary site within Planning Area
3 outside of a center, the Council may permit such a site if infrastructure is
available.or can be easily extended from Planning Area 2."

"(c) InPlanning Areas 4 or 5, as designated in the SDRP, the Council shall require
inclusionary development to be located in centers..."

Regarding the four (4) "Existing Hamlets" designated on the "Resource Planning And
Management Map (RPMM)" within the Township of Hillsborough, it should be noted that each
has been designated to acknowledge the existing compact and often sparsely developed
settlements that have an historic role in the development of Hillsborough Township. They were
not designated as areas for extensive future development; in fact, there is very little capacity of
the natural resources within these portions of Hillsborough Township to support significant
additional development. Moreover, none of the four (4) "Existing Hamlets" are scrvcd by an
existing public or private sewage treatment plant.

Similarly, the "Existing Village" of "Flagtown" and the existing "Hillsborough Town Center" are
substantially developed; there are no large vacant parcels of land available to accommodate a
large "inclusionary” development with a substantial set aside of affordable housing units.
Therefore, it is within the designated "Hillsborough Village Square” "Planned Village" that
Hillsborough Township proposes to accommodate the major component of its current and

anticipated future "fair share" housing obligations for "low" and "moderate" income housing
units.

FAIR SHARE PLAN

The Hillsborough Township "Fair Share Plan" has been formulated from the process of
calculating, in accordance with the methodology utilized by the New Jersey Council On
Affordable Housing (COAH), the so-called "final inclusionary component™ (hereinafier referred
to as "FIC") and then devising an approach to satisfy the FIC requirement.

The "Fair Share Plan" for the Township of Hillsborough applies "first cycle" and" bonus" credits
as permitted by COAH, recognizes the "second cycle” component requirements, and relies upon
the previously discussed and already approved "PAC/HCF" Planned Adult Community. The
“rehabilitation component” of the Township's "fair share”™ housing obligation is proposed to be
met through the revitalization of the "housing rehabilitation program" previously and
successfully implemented.

Essentially, the "Fair Share Plan" of the Township of Hillsborough results from the Township's
documnented compliance with its prior "Substantive Certification" and its early planning to meet
future affordable housing obligations in a constructive manner, positive to the community it
serves.
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The New Jersey Council On Affordable Housing (COAH) has determined that Hillsborough
Township's precredited need is four hundred eighty-two (482) dwelling units. Hillsborough

Township has utilized credits and formulae developed by COAH in arriving first at an adjusted
precredited component number and then at the "final inclusionary component” (FIC) number.

First Cyele Credits and Indi Need

" Inits first cycle "Substantive Certification”, ninety-one (91) "low” and "moderate” income set

aside units were earmarked for development (and are in the process of completion in accordance
with COAH rules) and seventy-nine (79) units were transferred to the Town of Phillipsburg via
an RCA (Regional Contribution Agreement). All seventy-nine (79) units were long ago
rehabilitated in the Town of Phillipsburg.

COAH now has declared that Hillsborough Township has an indigenous need of twenty-one (21)
units which will be met through the rehabilitation of twenty-one (21) substandard dwellings
within the Township.

Applying these credits against the four hundred eighty-two (482) precredited need results in an
adjusted precredited need of two hundred ninety-one units (482 -[ 91 + 79 +21] = 291).

Bonus Credits
During its relationship with COAH over the last seven (7) years, the Township of Hillsborough

has endeavored to meet both the letter and spirit of COAH's rules and goals; cooperation and
mutual respect have been the benchmarks of the relationship. :

As an example, regarding the first cycle set aside units, all ninety-one (91) were rental units.
More importantly, all ninety-one (91) are presently under construction with occupancy dates
anticipated between the Winter and Summer of 1995. This expedited schedule results in the
creation of all Mt. Laurel units now, as opposed to the phase-in build-out schedule permitted
under COAH rules (which ties the completion dates of Mt. Laurel units to the completion dates
of market value units within inclusionary developments). As a result, Hillsborough Township
now derives the benefits of COAH's bonus "rental” and "substantial compliance" credits.

~ Rental Credit ~
After subtracting twelve (12) previously calculated "indigenous” units, Hilisborough Township's
first cycle FIC was one hundred eighty-two (182) units. Under COAH rules, twenty-five percent
(25%) of the one hundred eighty-two (182) number (i.c., 46) are eligible for a bonus credit
because all the units are rental units (i.c., the 91 units credited at the permitted 2:1 ratio).
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As a result, Hillsborough Township is entitled to a rental bonus credit of forty-six (46) units,
which is to be subtracted from the two hundred ninety-one (291) number previously noted anc‘i
which reduces Hillsborough Township's precredited need number for the twelve (12) year period
between 1987 and 1999 downward to two hundred forty-five (245) affordable units (291-
46=245).

The two (2) inclusionary developments within the Township of Hillsborough which include the

- affordable rental units are "Crestmont Hills" and "Heritage Green" and all ninety-one (91) units
are in the process of being completed, even though only forty-six (46) of the units would have to
be completed in order for the Township to receive the rental bonus. More specifically, the status
of the completion of the rental affordable units within Crestmont Hills and Heritage Green is as
follows:

Crestmont Hills is responsible for the construction of fifty-six (56) Mt. Laurel rental units
to be contained in seven (7) buildings of eight (8) units each. Three (3) buildings
containing a total of twenty-four (24) units are completed with Certificates of Occupancy
in the process of being issued. The other four (4) buildings containing the other thirty-
two (32) units are framed and under roof, with exterior walls completed as of mid-
January 1995. These four (4) buildings are expected to be completed by March 6, 1995
and, in any event, will be ready for occupancy during the Spring of 1995. Crestmont
Hills has already conducted its lottery for all fifty-six (56) units, and approval by the
Hillsborough Affordable Housing Board is expected shortly.

Heritage Green is responsible for the construction of thirty-five (35) Mt. Laurel rental
units to be contained in four (4) buildings, each of which will include nine (9) affordable
rental units as part of sixteen (16) total units in each building. Building permits have
been issued for all sixty-four (64) units in all four (4) buildings. As of mid-January 1995,
the foundations for all four (4) buildings are being constructed, and it is anticipated that
all four (4) buildings will be completed during the Summer of 1995.

To summarize, twenty-four (24) of the rental units are essentially completed as of mid-January
1995, thirty-two (32) additional units will be completed by the Spring of 1995, and the balance
of thirty-five (35) units will be completed by the Summer. Thus, all ninety-one (91) units should
be "on line" by mid-year 1995.

It should be noted with gratitude that Hillsborough Township has had the cooperation of the
developers of both inclusionary developments to complete the construction of the rental units in
the expedited time frames (as evidenced by the "commitment letters” received by the Township
during September 1995), and also has had the encouragement of the COAH Staff to proceed in
this fashion.

Hillsborough Township could have focused its efforts on two (2) additional buildings in the
Crestmont Hills development, thereby encouraging the developer to complete forty (40) Mt.
Laurel rental units by March 6, 1995, the date Hillsborough Township's updated "Housing Plan
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Element" and "Fair Share Plan" are required by COAH to be completed. As aresult,
Hillsborough Township would have assured itself of at least a forty (40) unit bonus rental credit.
However, it made little sense to focus on only the forty (40) units to be completed by March 6,
1995 when, with more effort and cooperation among the Township, the two (2) developers and
COAH, all ninety-one (91) units can be completed by June 30, 1995. The four (4) month time
difference between March and June will enable the entirety of all set aside rental units to be
completcd.

It took both dcvclopers two (2) years to complete approxxmatcly twenty-five percent (25%) of
the Mt. Laurel rental units; at this rate and under the COAH phase-in build-out schedule, it could
have been six (6) more years before all ninety-one (91) Mt. Laurel rental units would have been
completed. Under the approach currently proposed by the Township of Hillsborough, all ninety-
one (91) Mt. Laurel rental units will be available for occupancy by this coming summer.

Based upon the facts and representations hereinabove, the Township of Hillsborough requests a
waiver from the strict application of COAH's rental bonus rule requiring that all forty-six (46)
rental units within the Township be completed by March 6, 1995 in order for it to receive the
rental bonus; the Township requests the entirety of the forty-six (46) rental bonus credits in
accordance with the unit completion dates noted hereinabove.

~ Substantial Compliance Credit~

Under the new "Substantive Rules” adopted by the New Jersey Council On Affordable Housing
(COAH) during September 1994, municipalities that have created or fulfilled their first cycle "set
aside"” obligation receive a bonus credit in accordance with certain formulae. More specifically,
if ninety percent (90%) of the set aside units are created, the municipality receives a twenty
percent (20%) credit against its 1987-1999 twelve (12) year "fair share” housing obligation, with
the twenty percent (20%) applied against the adjusted precredited need.

Regarding the Township of Hillsborough, the twenty percent (20%) credit would be applied
against the "adjusted precredited need" number two hundred forty-five (245), derived from
subtracting from the four hundred eighty-two (482) non-adjusted need number the following:
The set aside component of ninety-one (91) units;

The RCA component of seventy-nine (79) units; _
The second cycle rehabilitation component of twenty-one (21) units; and -~
The rental bonus credit of foxty-sxx (46) units.

./.J

pors
~.

Twenty pcrcent (20%) of the two hundrcd forty-five (245) units rcsults ina foxty-mne (49) unit

\-l-l

. ., credit and a "final inclusionary component” (FIC) for Hillsborough Township of one hundred

ninety-six (196) "low” and "moderate” income units (245-49=196).

-
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Hillsborough Township asserts that it should be entitled to the "substantial compliance credit” of
forty-nine (49) units based upon the facts and reasoning discussed in the "Rental Credit” portion
of this document hereinabove, to the extent that a waiver may be required from the strict
application of COAH's rules.

Hillsborough Township's reasoning in support of its request that it is entitled to the "substantial
compliance credit of forty-nine (49) units is summarized as follows:

COAH's "substantial compliance rule" and its summary to the rule declare that the
goals of the rule are to effectuate the actual production of an affordable housing
units (i.e., putting the Mt. Laure] units "on line") and to encourage municipalities
to take a more active role to expedite the completion of the affordable units.

From the time that Hillsborough Township first learned of the probable adoption
of the "substantial compliance credit" rule, it has worked with the developers of
its inclusionary housing developments to satisfy the terms of the rule and receive
the credits; building permits were issued expeditiously and other municipal
reviews and approvals were put on a "fast track”.

The "substantial compliance rule" was adopted by COAH during September 1994.
Municipalities whose "Substantive Certification” expires in 1996 or beyond will
have had ample time to comply with the rule if they so choose. However, the
Township of Hillsborough did not have this luxury; it had only six (6) months
from the date the rule was adopted by COAH to ensure that its remaining sixty-
seven (67) set aside units would be completed by its March 6, 1995 "Substantive
Certification" expiration date.

The Township of Hillsborough has successfully convinced the developers of its
two inclusionary housing developments to significantly modify their construction
schedules and agree to complete the affordable units up to six (6) years earlier
than otherwise planned and required. As evidenced by the letters of commitment
received from the developers of the two inclusionary housing developments,
Hillsborough Township and the developers are doing everything that can be done
to expedite the completion of the total ninety-one (91) set aside umts as aresult,

" all will be "on line" this Summer, 1995.

Again, Hillsborough Township asserts that it should be entitled to the "substantial compliance
credit” of forty-nine (49) units based upon the facts and reasoning discussed in the "Rental .
Credit” portion of this document hereinabove; to the extent that a waiver may be required from

it.

the strict application of COAH's rules, the Township of Hillsborough Township hereby requests
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The calculation of Hillsborough Township's "final inclusionary component” (FIC) may be
‘summarized as follows, with a question regarding twelve (12) unaccountable first cycle
indigenous need units noted hereinbelow and reserved for further discussion with the New Jersey
Council On Affordable Housing (COAH):

CALCULATION OF FINAL INCLUSIONARY COMPONENT (FIC)
Precredited Need +482 du's
First Cycle Substantive Certification Credits -91
Town Of Phillipsburg Regional Contribution Agreement =79
1987 - 1999 Indigenous Need Rehabilitation Component -21
Rental Bonus Credits -46
Substantial Compliance Credit 49
Final Inclusionafy Component (FIC): " 4196 du's

Regarding the twelve (12) unaccountable first cycle indigenous need units, all twelve (12) units
were rehabilitated as part of Hillsborough Township's "Housing Rehabilitation Program". The
calculations by the New Jersey Council On Affordable Housing (COAH) which result in the
"precredited need"” of four hundred eighty-two (482) units do not appear to credit these twelve
(12) first cycle rehabilitated units. Instead, it appears that the twelve (12) indigenous units
actually may have been double counted, since the second cycle precredited need includes a
"reallocated present need” which itself appears to include the prior twelve (12) indigenous need
units. If Hillsborough Township is correct, its "precredited need” should be four hundred
seventy (470) units versus the currently calculated four hundred eighty-two (482) units.

It should be emphasized that Hillsborough Township understands why the twelve (12) unit first
cycle 1987-1993 "rental bonus" credit has not been computed, since it was replaced by the new
formula applicable to the twelve (12) year 1987-1999 time period. However, no explanation

exists as to why the first cycle twelve (12) indigenous units which already have been
rehabilitated are not credited.
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The "Substantive Rules" of the New Jersey Council On Affordable Housing (COAH) require
more than the simple build-out of its "final inclusionary component” of one hundred ninety-six
(196) affordable units. The COAH rules speak directly to the types of units which must be built
and for what households the units are to be made available. Accordingly, the finalization and
ultimate approval of any "inclusionary” housing development cannot be made until the COAH
_rules are addressed and reflected within the housing development.

Senior Citizen C

When the Township of Hillsborough first developed the concept of its "Planned Adult
Community/Health Care Facilities Development (PAC/HCF)" in 1990, housing for senior
citizens obviously was included. The formula to determine how many senior citizen units can be
credited against the "final inclusionary component” is contained in COAH's "Substantive Rules”
and is as follows for the Township of Hillsborough:

. The seventy-nine (79) first cycle units transferred by the RCA to the Town of
Phillipsburg are subtracted from the precredited need of four hundred eighty-two
(482) units, resulting in the difference of four hundred three (403) units; and

. Twenty-five percent (25%) of the four hundred three (403) units, or one hundred
one (101) units, may be age restricted for senior citizen occupancy.

The Township of Hillsborough desires to include all of the one hundred one (101) senior citizen
age restricted affordable housing units within the currently approved "PAC/HCF" Planned Adult
Community, which is the "inclusionary” development to accommodate the Township's second
cycle need for new housing construction.

In order 1o include all one hundred one (101) senior citizen units in the "PAC/HCF" Planned
Adult Community in accordance with COAH's rules, the prior Hillsborough Township Housing
Plan Element hereby is being amended so that the twenty-eight (28) first cycle affordable units to
have been age restricted units within the "Crestmont Hills" and "Heritage Green" inclusionary
developments will now be non-age restricted affordable units.

It should be noted that the initial age restricted designation of the subject twenty-cight (28) units
within the "Crestmont Hills" and "Heritage Green" developments occurred in an "Addendum A"
to the amended "Housing Plan Element” in 1988. Since the age restricted designation of the
subject units was not a part of the "Mediation Agreement” entered into between the Township of
Hillsborough and the developers, to transfer the twenty-cight (28) units from the "first cycle" to
the "second cycle” requires only this new amendment to the Housing Plan Element.
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Nevertheless, the Township of Hillsborough still wishes to honor any representations made to
any senior citizens with respect to first cycle units. Accordingly, twenty-eight (28) of the ninety-
one (91) units (seventeen (17) in "Crestmont Hills" and eleven (11) in "Heritage Green") may be
initially occupied by senior citizens even though the units themselves will not be legally age
restricted. Therefore, efforts will be made to place qualified senior citizen households who are
on the certified list of applicants in the subject twenty-cight (28) affordable units. Commitment
by the developers has been obtained by Hillsborough Township for this compromise approach,
and concurrence by COAH is requested.

Rental Component

The "Substantive Rules” of the New Jersey Council On Affordable Housing (COAH) require that
at least twenty-five percent (25%) of the "final inclusionary component” (FIC) of 2
municipality's "fair share” housing obligation be rental units. Therefore, in the case of
Hillsborough Township, forty-nine (49) units must be rental units (196 X's 25% = 49).
Accordingly, the "PAC/HCF" Planned Adult Community will have forty-nine (49) of its one
hundred ninety-six (196) affordable units specifically dcsxgnatcd as rental units, and all forty-
nine (49) of the rental units will not be age restricted.

v " " u t

Hillsborough Township has long recognized the needs of senior citizens and the obligation of the
municipality to help meet those needs. The right of a person to live his/her elder yearsin a
dignified manner and in an environment responsive to the commensurate health related needs
should be acknowledged.

Hillsborough Township formally committed itself to the goal of planning for the needs of senior
citizens in June 1991 when it enacted its "Planned Adult Community/Health Care Facilities
Development (PAC/HCF)" ordinance. Developed over the preceding nine (9) months, the
ordinance represented Hillsborough Township's comprehensive response to the requirements of
the increasing elderly segment of the population.

The New Jersey Council On Affordable Housing (COAH) also recognizes the legitimacy of
senior citizen rights and their unique needs in its requirement that twenty-five pcrccnt (25%) of a
municipality's "fair share” housing obligation may be reserved for occupancy by senior citizen
households. Indeed, COAH provided valuable assistance to Hillsborough Township when the
Township developed its "PAC/HCF" ordinance in 1991 and supported the Township viaa

laudatory letter presented to the Township Committee when the ordinance was adopted in June
of that year.

Today the "PAC/HCF" development concept is not merely an ordinance dream; it is becoming a
reality. A joint venture was formed among certain private contiguous land owners which
conceived the already approved "PAC/HCF" development plan. The development applxcauon is
already working its way through the governmental approval process. '
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The development first was classified as a "PAC/HCF" by the Hillsborough Township Planning
Board, under the provisions of the adopted ordinance provisions, on September 5, 1991, less than
three (3) months after ordinance was adopted. Thereafter, the "PAC/HCF" development received
"General Development Plan” approval from the Planning Board on December 19, 1991, and a
resolution memorializing the approval was adopted by the Planning Board on January 29, 1992.
The Somerset County Planning Board also accepted the "PAC/HCF" General Development Plan.

- - ~Under the terms of the Planning Board approval, the applicant must reappear before the Planning
Board no later than December 19, 1996 for preliminary approval of at least one (1) phase of the
approved "PAC/HCF" development.

Prior to granting the "General Development Plan" approval, much documentation was {eccivcd
by the Hillsborough Township Planning Board including, but not limited to, the following:

A Land Use Plan & Land Area Plan;

A Sanitary Sewer Plan;

A Waterline Facility Plan;

An Open Space Plan;

A Utility Plan;

A Community Facility Plan;

A Traffic Study; and

An Environmental Inventory Statement.

These studies and plans were supplemented by the testimony of an environmental consultant,
two (2) engineers, an architect, a traffic consultant and a professional land use planner. The
developer clearly is serious and committed to the development of the tract.

The approved plan for the "PAC/HCF" Planned Adult Community includes seven hundred forty-
two (742) acres located on the western fringe of the already developed portions of Hillsborough
Township west of Route 206. The approved "PAC/HCF" development is within convenient
walking distance to the Municipal complex, the Library, the Police Department and a YMCA
presently under construction. The approved "PAC/HCF" development includes a number of
separately designed but interrelated residential neighborhood areas, with related open space
areas, recreational facilities, health care facilities and retail commercial stores and shops.

Public water service will be provided to the "PAC/HCF" development by the Elizabethtown
Water Company. Moreover, the subject Planned Adult Community development has excellent
vehicular traffic access via a number of "major collector” roadways, including Amwell Road
(Somerset County Route 514), River Road (Somerset County Route 567) and Mill Lane. The
subject "PAC/HCF" tract is a "Suitable Site" as defined and required in the "Substantive Rules”
of the New Jersey Council On Affordable Housing (COAH).
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Approximately two hundred (200) acres of the tract approved for the "PAC/HCF" dev?lo;_)mcnt
were approved to be sewered by the Hillsborough Township Municipal Utility Authority in the
late 1970's. Moreover, the entirety of the tract was included within the "sewered area® when
Somerset County amended its "Wastewater Management Plan" which currently is being
reviewed for approval by the New Jersey Department of Environmental Protection (NJDEP). In
order to expedite NJDEP's approval of the subject "PAC/HCF" tract, the Somerset County
Planning Board agreed to permit Hillsborough Township to separate its section of the Founty's
.overall "Wastewater Management Plan" and to submit its own "Hillsborough Township
Wastewater Management Plan" to the NJDEP.

In support of the "Hillsborough Township Wastewater Management Plan®, the Somerset County
Planning Board has written a letter affirming its inclusion of the subject "PAC/HCF" tract in the
County's overall "Wastewater Management Plan". Hillsborough Township submitted its
"Wastewater Management Plan" to the NJDEP during September 1994; approval is expected
shortly and prior to COAH's review and approval of Hillsborough Township's petition for
"Substantive Certification". Upon final approval by the NJDEP, the sanitary sewer lines of the
Hillsborough Township Municipal Utility Authority will carry the sewage from the tract for
treatment at the Somerset Raritan Valley Sewerage Authority regional wastewater treatment
plant in the Township of Bridgewater.

The "PAC/HCF" Planned Adult Community development was an approved reality long before
the State Development And Redevelopment Plan was adopted during June, 1992. As previously
discussed in detail in an earlier section of this document, the "PAC/HCF" development is
included as a "Planned Village" ("Hillsborough Village Square™) on the "Resource Planning And
Management Map (RPMM)" of the State Development And Redevelopment Plan .

All one hundred ninety-six (196) units of Hillsborough Township's "final inclusionary
component” will be located within the "PAC/HCF" Planned Adult Community development. As
previously noted, one hundred one (101) of the affordable housing units will be age restricted for
occupancy by eligible senior citizen households.

The creation of the one hundred one (101) senior citizen affordable units leaves a balance of
ninety-five (95) "low" and "moderate” income units from the one hundred ninety-six (196) "final
inclusionary component” (FIC) number. Hillsborough Township proposes that the ninety-five
(95) affordable unit obligation be met through the construction within the "PAC/HCF"
development of forty-nine (49) non-age restricted rental units. As a result and as previously
discussed, the requirement of the New Jersey Council On Affordable Housing (COAH) that

twenty-five percent (25%) of the "FIC" number be designated as rental units will be satisfied
(196 X's 25%=49).

Moreover, since the forty-nine (49) rental units will not be age restricted and since there is a firm
commitment by the developers of the "PAC/HCF" development to build them, Hillsborough

Township is entitled to the 2-for-1 bonus credit for the rental units as provided under COAH's
"Substantive Rules”.
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As a result, Hillsborough Township would be credited ninety-eight (98) units versus its
remaining "FIC" obligation of ninety-five (95) units. This minor differential will permit the
developer of the "PAC/HCF" the option to age restrict five (5) of the forty-nine (49) rental units
and still satisfy the ninety-five (95) unit overall obligation. Summarily, since COAH gives a
bonus credit of 1%4-for-1 for age restricted rental units, the five (5) age restricted rental units
would be credited as seven (7) units which, when added to the forty-four (44) non-age restricted
rental units credited as eighty-eight (88) units at the 2-for-1 ratio, results in the total ninety-five
-(95) affordable units. .

It is noted that a 1994 amendment to the "PAC/HCF" ordinance provisions of Hillsborough
Township gives the Planning Board the latitude to require the developer to construct whatever
combination of rental and non-age restricted units as may be necessary for the Township to
satisfy its "fair share” housing obligation.

Waiver Of "Center" ienati e ved " "

A major focus of this "Housing Plan Element And Fair Share Plan" document has been to
describe the history, purpose, land use planning appropriateness and the approval status of the
"PAC/HCF" Planned Adult Community development. For all of the reasons documented in this
document and summarized hereinbelow, the Township of Hillsborough believes that a waiver
should be granted from the "Substantive Rules" of the New Jersey Council On Affordable
Housing which would require that the Township receive a "Center Designation" of the subject
land area from the Office Of State Planning:

. The Planned Adult Community development was approved by the Hillsborough
Township Planning Board prior to the adoption of the New Jersey State
Development And Redevelopment Plan;

L] All required studies, plans and supportive documentation were submitted,
reviewed and approved as part of the Township Planning Board application
Teview process;

= The subject tract of land approved for the Planned Adult Development is
designated as a "Planned Village" center on the "Resource Planning And
Management Map (RPMM) of the State Development And Redevelopment Plan;

n Both public water and sewerage treatment facilities are available to the subject
) tract; - DT

L The subject "PAC/HCF" tract is a "Suitable Site" as defined and required in the
"Substantive Rules” of the New Jersey Council On Affordable Housing (COAH);
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L] In accordance with the directive of the "Mt. Laurel II" New Jersey Supreme Court
Decision and the "Substantive Rules" of the New Jersey Council On Affordable
Housing (COAH), 2 reasonable opportunity for the construction of affordable
housing has been created;

= In addition to the approval by the Hillsborough Township Planning Board of the
"General Development Plan" for the Planned Adult Community, an amendment to
the Somerset County Wastewater Management Plan has been approved which
includes the subject tract in the sewer service area;

L When the Township of Hillsborough planned, legislated and approved the
"PAC/HCF" Planned Adult Community, it did so in accordance with every
applicable law in existence at that time;

. The "PAC/HCF" and the approved development thereon meets all of the current
"Mt. Laure] II" and COAH requirements which should be the only benchmark for
the granting of "Substantive Certification”; and

n The Township of Hillsborough should not be in any way penalized, handicapped
or disadvantaged because it took affirmative land use planning, legislative and
application approval actions to satisfy its anticipated second cycle "fair share"
housing obligations prior to the finalization and adoption of the New Jersey State
Development And Redevelopment Plan.

It is the understanding of the Township of Hillsborough that a basic underlying principle of
COAH's rules is that a municipality which voluntarily complies with its "fair share" affordable
housing obligation and seeks "Substantive Certification™ from COAH should be given the widest
latitude in determining how it meets that housing obligation; clearly, this underlying principle
should only be greater when a municipality actually plans ahead to meet its housing obligation.

The Township of Hillsborough should not now be required to conform to an "after the fact" rule
which would send it to another agency whose policies, relative to housing, are to support the
present and prospective affordable housing needs identified by COAH. Hillsborough Township
should be rewarded for its efforts through the granting of the appropriate waiver. Moreover, the
Township of Hillsborough also requests confirmation from COAH that it considers the
"PAC/HCF" and the approved development thereon to have the same status under COAH rules
as any existing or proposed development within "Planning Area 1" or "Planning Area 2".
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Housing Rehabilitation P

The New Jersey Council On Affordable Housing (COAH) has determined that the Township of
Hillsborough has a second cycle indigenous need of twenty-one (21) housing units. In order to
address its indigenous need, Hillsborough Township will rehabilitate at least twenty-one (21)
substandard dwellings occupied by "low" or "moderate” income houscholds.

The Township of Hillsborough has substantial experience in rehabilitating substandard housing

"” - units; during the first cycle, the Township rehabilitated twenty (20) substandard dwellings

utilizing funds received from the New Jersey Department Of Community Affairs's (DCA's)

"Balanced Housing Program". Additionally, over the years Hillsborough Township has overseen
the expenditure of "Neighborhood Preservation Program Grants” and "Community Development
Block Grants" involving the rehabilitation of substandard dwellings. Thus, the experience and
manpower of the Township of Hillsborough is in place to meet its indigenous housing need
component of its "fair share™ housing obligation.

The "Substantive Rules" of the New Jersey Council On Affordable Housing (COAH) requires
that at least $10,000 per unit must be allocated for the rehabilitation of each of the twenty-one
(21) substandard dwelling units determined to exist in Hillsborough Township. Therefore, a total
commitment of $210,000 is required, with one-third (%), or $70,000, required to be available
within one (1) year of the granting of "Substantive Certification”. :

Hillsborough Township presently holds the sum of $28,000 which was received prior to 1994 via
a "Community Development Block Grant" (CDBG) specifically provided for housing
rehabilitation. Moreover, Hillsborough Township is preparing an application to Somerset
County for a new CDBG of approximately $100,000, and approval of the application is expected
by June of this year. ‘

Finally, Hillsborough Township adopted a COAH approved "Development Fee Ordinance”
during July 1994. Since Hillsborough Township has issued approximately three hundred (300)
residential Certificates of Occupancy per year during the past few years, with the dwellings
having an average purchase price of approximately $180,000. Clearly, the funding for the
twenty-one (21) substandard dwelling units to be rehabilitated will not present a problem.

Jdentifving Substandard Diwelli

Within its approximately fifty-four (54) square miles, the Township of Hillsborough contains

three (3) neighborhood areas with concentrations of relatively older home, many of which were -
constructed prior to 1940; the three (3) arcas are known as the "Neshanic", "Flagtown" and

"South Branch" sections of the Township. "Neshanic” comprises a substantial portion of the
western area of Hillsborough Township and has been identified both for the "Neighborhood
Preservation Program Grants” and for funds under the "Balanced Housing Program”. Moreover,
"Community Development Block Grants" routinely have becn expended in the "Flagtown"

section of the Township for housing rehabilitation.
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In fact, while the determined indigenous need for the Township of Hillsborough during the first
cycle was twelve (12) units, the Township identified enough substandard units occupied by
eligible "Mt. Laurel" households to rehabilitate twenty (20) units. Therefore, the existence and
identification of twenty-one (21) qualified substandard housing units is not anticipated to be a
problem, and Hillsborough Township will designated at least one (1) key employee with the
experience necessary to administer the rehabilitation program.

The development and administration of the rehabilitation program also will be easily
accomplished. Hillsborough Township adopted a Housing Rehabilitation Ordinance in 1988,
which was approved by COAH and which includes detailed provisions regarding the program
and how it will be administered.

Therefore, this existing rehabilitation program in Hillsborough Township needs only to be re-
energized in order to meet the second cycle indigenous need of twenty-one (21) units. The
Director of Social Services and the Township Administrator, who also is the Housing
Administrator for the Affordable Housing Board, are ready to implement and administer the
provisions of the rehabilitation program included in the Housing Rehabilitation Ordinance.

Credits Without Control

Hillsborough Township believes that there are a number of "Mt. Laurel" eligible households
occupying homes built between April 1, 1980 and December 15, 1986 whose market value is
below $100,000. Under COAH's "Credit Without Control Rule” N.J.A.C. 5:93-3.2(b), those
homes qualify as a credit against the precredited need. Hillsborough Township experienced the
construction of a substantial amount of least cost housing during the 1980's, and there is good
reason to believe that many of these homes are occupied by households whose incomes are
within the COAH income limits currently established for Somerset County; i.e., $49,040 for a 4-
person "moderate income™ household and $34,328 for a 1-person "moderate income" household.

At this time, the Township of Hillsborough has documented the existence of twenty (20) senior
citizen households which fall within the income and Certificate of Occupancy date parameters
established by COAH's "Credit Without Control Rule™. The income parameter has been verified
by filed affidavits with the Township Tax Assessor attesting to earned household incomes less
than $10,000 per year, which has qualified them for a senior citizen real estate tax deduction.

The Township of Hillsborough asserts that an appropriate affidavit from the Township Tax .
Assessor should suffice to document these twenty (20) credits under COAH's "Credit Without
Control Rule” without the need 10 disturb the confidentiality of the subject senior citizen
households; if a waiver is needed on this issue, it is hereby requested.
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In the event that legislation is adopted which imposes affordability requirements with respect to
these documented senior citizen units, it is noted that the market value of the subject units are as
follows: eight (8) below $60,000; four (4) below $70,000; one (1) below $80,000; four (4)
below $100,000; and three (3) between $100,000 and $107,000.

The Township of Hillsborough has reason to believe that it will be able to document many
additional units under COAH's "Credit Without Control Rule". Therefore, the Township of

- - -~ Hillsborough specifically reserves the right to amend this "Fair Share Plan" 1o include such
additional credits under COAH's "Credits Without Control Rule” should the Township be able to
verify the required income and Certificate of Occupancy date information.

The credit of twenty (20) units under COAH's "Credits Without Control Rules” would have the
following effects on the calculations for the maximum number of age-restricted senior citizen
units, the "final inclusionary component (FIC) and the second cycle required number of rental

units: .
[mpact On Senior Citizen C t Numt
Precredited Need +482 du's
Town Of Phillipsburg Regional Contribution Agreement .79
Credits Without Control Units -20
Subtotal: 383 du's
Senior Citizen Component Number (@ 25%) 96 du's
) act i i
Adjusted Precredited Need +291 du's
Rental Bonus Credits -46
Substantial Compliance Credit ' 49
Credits Without Control Units -20
Final Inclusionary Component (FIC): -+176 du's

Impact On Second Cycle Rental Component Number

The second cycle rental component would equal forty-four (44) units, or 176 units multiplied by
twenty-five percent (25%).
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Summarily, the "final inclusionary component” (FIC) of one hundred seventy-six (176) units
would be met as follows: ninety-six (96) senior citizen units and forty (40) non-age restricted
rentals would be constructed which would result in a bonus rental credit of another forty (40)
units.

Conclusion

- - - - In.consideration of all the information and documentation noted within this t'Fair Sh'are P}an".
the Township of Hillsborough respectfully requests that it receive "Substantive Certification”
from the New Jersey Council On Affordable Housing (COAH).
AFFORDABLE HOUSING PROVISIONS
The proposed "Affordable Housing Provisions", in accordance with the "Substantive Rules" of

the New Jersey Council On Affordable Housing (COAH), are contained in a separate document
which accompanies this "Housing Plan Element And Fair Share Plan" document.
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Uotonship of Hillshorough

COUNTY OF SOMERSET
MUNICIPAL BUILDING TELEPHONE
555 AMWELL ROAD (908) 369-4313

NESHANIC, NEW JERSEY 08853

T % Ordinance 97-28
An Ordinance repealmg Chapter 77 (Development Regulatxons) Section 91.1 (PAC -
Planned Adult Community) of the Municipal Code of the Township of Hillsborough,
County of Somerset, State of New Jersey.

BE IT ORDAINED by the Township Committee of the Township of Hillsborough,
County of Somerset, State of New Jersey as follows:

Section I. Chapter 77 (Development Regulations), Section 91-1 (PAC - Planned Adult
Community), is hereby repealed in its entirety.

The within ordinance shall become effective upon adoption and publication and filing with the
Somerset County Planning Board in accordance with New Jersey law.

I, Gregory J. Bonin, Hillsborough Township Clerk, hereby certify that the above ordinance is a true and
correct copy of an ordinance introduced on first reading by the Township Committee of the Township of
Hillsborough at a regular and duly convened meeting held on August 26, 1997, amended on September 23,
1997, and adopted on October 28, 1997.

In witness thereof I have set my hand and affixed the seal of the Township of Hillsborough this 29* day of
October 1997.

///




Wotonship of Hillshorough

COUNTY OF SOMERSET
MUNICIPAL BUILDING TELEPHONE
555 AMWELL ROAD (808) 369-4313

NESHANIC, NEW JERSEY 08853

RESOLUTION

_ WHEREAS, Ordinance 97-28 is an ordinance repealing Chapter 77, Section 91.1 of the
T owmlnp Municipal Code (PAC/H'CF Ordinance); and

WHEREAS, said ordinance was introduce on August 26, 1997 and amended on September 23,
1997 with a public hearing continued and held on October 28, 1997; and

'WHEREAS, such PAC/HCF ordinance repealer might be viewed as being inconsistent with the
Land Use Plan Element and the Housing Plan Element of the Master Plan or not designed to effectuate
such Plan elements; and

WHEREAS, the Township Planning Board filed a report on June 16, 1997 with the Township
Committee clarifying that the repealer was not intended to be contrary to the Land Use Plan Element and
the Housing Plan Element of the Master Plan which provides for senior citizen housing, but was intended
to be replaced by a superior ordinance; and

WHEREAS, the Township Committee is in accord with that goal, namely, developing another
senior citizen ordinance intended to meet senior citizen housing goals articulated in the Township Master
Plan; and

WHEREAS, N.J.S.A. 40:55D-62(a) declares that a Governing Body may adopt a zoning
ordinance or amendment thereto which in whole or part is inconsistent with or not designed to effectuate
the Land Use Plan Element and the Housing Plan Element, but only by affirmative vote of a majority of
the full authorized membership of the Governing Body with the reasons of the Governing Body for so
acting set forth in a resolution and recorded in its minutes when adopting such a zoning ordinance; and

WHEREAS, the goals of the Planning Board and Township Committee on this issue are consistent
with the Master Plan in that future enabling Legislaton is anticipated, but such ordinance (97- 28) might be
viewed as being inconsistent with the Master Plan.

NOW, THEREFORE BE IT RESOLVED by the Township Committee of the Township of
Hilisborough, County of Somerset, State of New Jersey as follows;

1. k embraces and is in accord with the Planning Board Memorandum of June 16, 1997 to the Township
Committee attached hereto.

2. libelieves, that its action in repealing the PAC/HCF Ordinance is consistent and not inconsistent with
the Master Plan and designed to effectuate the Land Use Plan Element and the Housing Plan Element
of the Master Plan.

3. Itreaches this conclusion because, like the Planning Board, it is its intention to enact an ordinance

which will replace the PAC/HCF Ordinarice and address the issue of senior citizen housing in a more
meaningful way more responsive to engineering, planning and design standards.

Page 1 of 2



4. While the repealer ordinance may, at first glance, appear inconsistent with the Master Plan; it is in
reality consistent with the Master Plan because of the intention of the Planning Board and Township
Committee to develop a new ordinance on the subject.

5. [Itdeclares that even if the ordinance repealer is viewed as inconsistent with the Master Plan, it
may be passed by a majority of the membership of the Governing Body with the reasons set
forth in this Resolution.

6. The reasons for adopting the PAC/HCF ordinance repealer include, not by way of limitation:

. a) The experience gained with the ordinance will allow planning and engineering staff to
develop more precise and comprehensive planning, engineering and design standards
which will be incorporated into a new ordinance.

b) The Township Committee's intent with the Planning Board assistance and
recommendation is to adopt another ordinance which will address the goal of senior citizen
housing in a more precise manner that meets the needs of senior citizens, imposes
appropriate requirements upon develpers and protects the interest of the Township as a
whole.

c) The replacement of one or with a superior ordinance, both of which meet the Land Use
Plan Element and the Housing Plan Element of the Master Plan, as it pertains to senior
citizens, is a legitimate municipal goal.

d) The new ordinance will develop a menu of methods by which the need for senior citizen
housing and health care facilities may be addressed.

7. It therefore concludes that this ordinance repealer is not inconsistent with the Land the Plan
Element and the Housing Plan Element of the Master Plan, but that if be viewed as such, the
ordinance repealer is justified for the reasons set forth in this Resolution and lawfully adopted
pursuant to the requirements of N.J.S.A. 40:55D-62.

I, Gregory J. Bonin, Hillsborough Township Clerk, hereby certify that the above resolution is a true and
correct copy of a resolution adopted by the Township Committee of the Township of Hillsborough at a
regular and duly convened meeting held on October 28, 1997.

In witness thereof I have set my hand and affixed the seal of the Township of Hillsborough this 29" day of

October 1997. //
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COUNTY OF SOMERSET L e
MUNICIPAL BUILDING . JELEPHONE
AMWELL ROAD 2294 memasan
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-
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SN
.t \lly 12' 1994

- - = Mr. Anthony McCracken
Administrative Planner
Somerset County
Planning Department
P.0.Box 3000
County Administration Building
20 Grove Street
Somerville, New Jersey 08876

Re: WASTEWATER MANAGEMENT PLAN AMENDMENT REQUEST FOR
PLANNED ADULT COMNUNITY/HEALTH CARE FACILITY
PAC/HCF

Dear Mr. McCracken:

As you are aware, the Hillsborough Municipal Utilities
Authority has proposed an amendment to the Upper Raritan
Watershed Wastewvater Management Plan which would include the
above referenced "Planned Adult Community® in the planned
sewer area.

You may sven be aware that the proposed PAC developnment wvas
identified as a Planned Village Center in the State
Daevelopmant and Redevelopment Plan during the Cross
Acceptance process, and in fact, the Township has begun the
process to obtain a Village Center designation.

However, you are undoubtedly not aware of the importance of
the PAC development in satisfying Hillsborough Township’s
Affordable Housing requirements.

In fact, it is the ability of PAC’s affordable senior
citizen housing component to provide for all of
Hillsborough’s low and moderate housing, wvhich laid the
ground work for much of our amended Master Plan and the

Planning approvals vhich the PAC development currently
enjoys.

It is precisely because of the Council on Affordable
Housing’s (COAH) deadline for Substantive Certification of a
fair share plan addressing Hillsborough’s 1993 to 1999
calculated need that I am writing to request that the
Somerset County Planning Board/Wastewater Policy Advisory
Group endorse the expansion of the planned sever area for
the PAC development as a minor change to the existing
greater Water Quality Management Plan.



94-987/8030168
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We understand that the Policy Advisory Group has concurred
with the HTMUA requested changes and that the draft plan for
the Upper Raritan Watershed Waste Water Management Plan
Update will be: sent to Trenton shortly. However, the
process of plan approval is lengthy and may prove to be too
long for Hillsborough’s nsed!

With nearly all other issues invelving the PAC deveslopnent
addressed, your assistance in this issue will be pivotal to
Hillsborough’s successful implementation of a fair share
plan which does not rely on another inclusionary
developnment.

Clearly good planning for the future of Hillsborough does
not include another “Builder’s Remedy®™.

Your consideration in this matter is greatly appreciated!

Fra . no, P.E., P.P.
Township Engineer
FSS:hel

ce: Mayor Ken Scharer
Thomas Bates
Peg Van Patten
Edwvard A. Halpern, Township Attorney
Shirley Yannich, Director of Davelopment
Bod Hiebell, (PAC) Van Clesf Engineering
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SOMERSET COUNTY PLANNING BOARD

20 Grove Strses P.O. Bax 3000 Semervle, N. J. 03376-1263
(902)231.7021 Fax (905)767.1769 TDD (988)231-7168

PaTRICIA A. MCKIEMAN

Claimas

Carcitan Anger

Vies Chalrnan

Ristard 4. Fostang July 21, 1994

One Knvfiman

Thame Barrow

Cern Bos Frank S. Scarantino, P.E., P.P.
Hillsborough Township Engineer

Presisis Doveee Municipal Building

I 330 Amwell Road

Doy Pocustder vy Neeshanic, NJ 08853

'g,..,“",";,,...,""' Dear Mr. Scarantino:

Alacania Msmbes I am writing with regard to your letter received July 20, 1994, conceming the

pretetnbing Hillsbcrou_gh Planned Adult Community and consistency with proposed sanitary

e e A8 you indicats the area in question is recognized by this office as being proposed

Joben L Mathees for sanitary sewer service in the Somerset County Upper Raritan Wastewater
Management Plan currently being prepared. We are aware that during the State

Sastest Novass. Jr. Cross Acceptance process Hillsborough identified this area as a Planned Village
Center and is currently beginning the process of obumining a Village Ceater

. Designation.

Roden P. Bub, ASCPIPP

Dimcar of Panaing This action has been understood by this office in its preparation of said
w ~ i ingly.

% L. astewater Management Plan Update and has been included accordingly ‘

4 Y

As I have indicated, however, we anticipate submitting an initial draft to the State
New Jersey Department of Environmental Protection by early September as
required by legislation. The length of the review process from that point 1 fear,
may be greater than your time table due to the magnitude of our report and the
various entities involved.

Coms s Peis crins B G B ol B - L Y
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Totmship of Hillsborough

COUNTY OF SOMERSET
MUNCPAL BADING
AMWELL ADAD
NESHANIC. NEW JEASEY 00083
m;ma .
. CoOMnaTg
o | Sne ot s
g
" $ OLEN VAN LIER
Daniel Van Abs, Ph.D. August. 1, 1994

Assistant Administrator

offica of Land and Water Planning
CN-423

Dapartnent of Environmental
Protaction & Energy

401 East State Street

Trenton, N. J. 0862S

Re: WASTEWATER. MANAGEMENT PLAN AMENDMENT REQUEST FOR
KILLSBOROUGH TOWNSHIP MUNICIPAL UTILITY AUTHORITY
PLANNED ADULT COMMUNITY/HEALTH CARE FACILITY
PAC/HCF

Dear Dr. Van Abs:

The Hillsborough Municipal Utilities Authority has proposed
an amendment to tha Upper Raritan Watershed Wastevater
Management Plan which would include the above referenced
*“Plannad Adult Community® in the planned sewer area.

The proposed PAC development was identified ss a Planned
Village Center in the State Development and Redevelopament
Plan during the Cross Acceptance process. This is
significant because the PAC development is vital to
satisfying Hillsborough Township’s Affordable Housing
requirenents.

In fact, it is the ability of PAC’s affordable senior.
citizen housing component to provide for all of
Hillgborough’s low and moderate housing which lajd the
ground work for the Planning approvals which the PAC
development currently enjoys, approvals consistent with
Hillsberough’s Master Plan.

[
It is because of the Council on Affordable Housing’s (COAH)
deadline for Substantive Certification of a fair share plan
addressing Hillsborough’s 1993 to 1999 calculated need that
I am writing to request that your office expedite the review
process of PAC’s application for a minor change to the
existing greater Water Quality Management Plan.



,

E TN R E N R R EE RN D B 0

!

aawe

94-1080/803~-168
Page Two

The attached lattar from Mr. Anthony V. McCracken,
Administrative Planner for Somerset County, Policy Advisery
Group concurs vith the HIMUA requested changes and
acknovledges that the draft subamission for the Upper Raritan
Watershed Waste Water Management Plan Update vwill be sent to
Trenton shortly. The letter also endorsas Hillsborough
Towvnship and PAC seeking an individual amendment for this
project in advance of their plan submission. »

With nearly all other issues involving the PAC development
addressed, your assistance in this issue will be pivotal teo
Hillsborough’s successful implementation of a fair share

plan vhich does not rely on another inclusionary
developrent. ,

Clearly good planning for the future of Hillsborough does
not include another “"Builder’s Remedy™. \

Your consideration in this matter is greatly appreciated!

Very truly yours,

: Fin Jehoy

Ken Scherer, -
Mayor

KS:hel

cC: Thonas Bates
Peg Van Patten v
frank S. Scarantino, Township Engineer
Edvard A. Halpern, Tovnship Attorney
Shirley Yannich, Director of Davelopment
Bob Hiebell, (PAC) Van Cleef Engineering
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1.0 INTRODUCTION

The purpose of this document is to provide a comprehensive Wastewater
Management Plan (WMP) for the Somerset County Board of Chosen Freeholders (County).
. . The WMP has been submitted to the New Jersey Department of Environmental Protection
(Department) for approval so that it may be incorporated into the Upper Raritan Water
Quality Management Plan, the Lower Raritan/Middlesex Water Quality Management Plan
and the Northeast Water Quality Management Plan via the plan amendment procedure
(NJAC. 7:15).

The County by an amendment to the Upper Raritan Water Quality Management
Plan has assumed wastewater managemefu planning responsibility from the following

agencies:

Bedminster Township

Bemardsville Borough

Branchburg Township

Far Hills Borough

Hillsborough Municipal Utilities Authority

Manville Borough

Millstone Borough

Peapack-Gladstone Borough

Somerset Raritan Valley Sewerage Authority (SRVSA)
Warren Township Sewerage Authority (for a portion of the Township approximating
the Raritan River Basin)

Its WMP area encompasses all or parts of the following municipalities:

Bedminster
Bemards
Bernardsville
Branchburg
Bridgewater
Chester Township
Far Hills

Green Brook
Hillsborough
Manville
Millstone
Peapack-Gladstone
Raritan
Somerville
Warren

Q70 1-1



Wastewater management planning, municipal, district and drainage basin boundaries
are delineated on the Plate 1, Planning Area Map. The planning area boundary shown is
that which will become effective upon adoption of this WMP.

The portion of Bernards Township serviced by the Eavironmental Disposal
_ Corporation (EDC) Wastewater Treatment Plant in Bedminster, the portion of the Gill St.
' Bernards School located in Chester which will be serviced by the EDC Wastewater
Treatment Plant in Bedminster and the portions of Green Brook and Bemards serviced by
the SRVSA Wastewater Treatment Plant via the Warren Township Sewerage Authority and
Bridgewater sewerage systems will become part of the WMP area upon adoption of this
WMP.

A portion of Bridgewater which is inside the district of the SRVSA is served by the
Middlesex County Utilities Authority via the Plainfield Joint Meeting and is not part of the
WMP area. A small section of Bernardsville serviced by the Bernards Township Sewerage
Authority and a portion of Bridgewater serviced by the Middlesex County Utilities Authority
via Bound Brook’s sewerage system are not part of the WMP area.

Individual subsurface disposal facilities serve all of Millstone and portions of
Bedminster, Bernardsville, Branchburg, Far Hills, Green Brook, Hillsborough, Peapack-
Gladstone and Warren. There are scattered septic systems in Bridgewater, Raritan, and
Somerville.

Somerset County will, in accordance with NJ_A.C. 7:15.5 3¢, satisfy its responsibilities
as Wastewater Management Planning Agency by preparing and submitting this WMP and
future updates to the same as required by law, by offering the affected governmental units
within the Somerset County/Upper Raritan Watershed basin, pror to the commencement
of the update process of the WMP or future updates to the same, the choice of preparing
their own portion of the WMP, as it affects their municipality or having the County prepare
the same. In the event a2 municipality does not advise the County Planning Board of its
desire to prepare its portion of the plan or update within sixty (60) days of notice from the
county as to the municipality’s or authority’s choice, then the Somerset County Planning
Board, within the Advisory Committee structure defined in the Somerset County/Upper
Raritan Watershed Wastewater Management Planning Procedures, will proceed to prepare
the plan or update in accordance with those same procedures.

No municipality or authority has chosen to prepare its own portion of the WMP,
However, the NJDEP has previously approved WMP's for Bedminster, Bernards,

0273-001 12



Bernardsville, Far Hills, the Hillsborough Municipal Utilities Authority, Manville, Peapack-
Gladstone and the Warren Township Sewerage Authority. This WMP has been coordinated
with the existing WMP's except where new information has superseded earlier planning.
The WMP area is entirely outside the Hackensack Meadowland District, the
Pinelands Commission District and areas subject to New Jersey’s Coastal Zone Management

" Programs.

0273001 13



2.0 SUMMARY TABLE

Significant actions propésed in the WMP include the following:

e The portion of Bernardsville in the Bernards Township Sewerage Authority
service becomes part of the Bernards Township Sewerage Authority WMP
area. '

s  The portion of Bernards in the EDC service area becomes part of the
Somerset County/Upper Raritan Watershed WMP area.

~«  The portion of Bernards in the SRVSA service area becomes part of the

0273-001

Somerset County/Upper Raritan Watershed WMP area.

«  The portion of Green Brook in the SRVSA service area becomes part of the
Somerset County/Upper Raritan Watershed WMP area.

s The portion of Bridgewater in the Middlesex County Utilities Authority service
area served via Bound Brook becomes part of the Middlesex County Utilities
Authority WMP area.

s« The SRVSA service area in Hillsborough expands to encompass areas where
the zoned land use requires sewers, areas where malfunctioning septic systems
require sewers, and the service area of the Veterans Depot, Fieldhedge, River
Road and GSA Depot wastewater treatment plants. The Veterans Depot,
River Road, and Fieldhedge wastewater treatment plant will be decommis-
sioned. The GSA Depot wastewater treatment plant has been decommissioned
already. A portion of Hillsborough depicted on Figure 1 in the expanded
service area may be serviced by non-surface discharge dxsposal facilities with
design flows of less than 20,000 gallons per day until such time that service
from SRVSA becomes available.

s  The SRVSA service area in Branchburg expands to encompass the sewer
service area identified by the Branchburg Master Plan.

s The SRVSA service area in Warren expands to conform to the service area
defined by the Warren Township WMP.

s.  The SRVSA service area expands to include the Borough of Millstone.

s The EDC service area expands to include additional portions of Far Hills
where anticipated land uses will require sewer service. The EDC service area
expands to include additional portions of Bedminster, as delineated in Plate
3A. The remaining portions of Bedminster will continue to be served by
individual subsurface sewage disposal systems coasistent thh resolution 94-39
of the Bedminster Township Committee.

1



 In Bernardsville the existing quarry wastewater treatment facility will be
replaced by a new facility serving the same geographical ares upon
redevelopment of the quarry for other uses.

 The EDC service area will expand to include the Peapack-Gladstone service

areas as delineated in Plate 3-A. The Peapack-Gladstone treatment plant will
be converted to a pumping station to convey wastewater to the EDC
wastewater treatment plant.

The SRVSA is addressing capacity assurance requirements including the
possibility of expanding its treatment plant to accommodate the projected flow
increase.

22



3.0 DISCUSSION OF EXISTING AND FUTURE DOMESTIC AND
INDUSTRIAL TREATMENT FACILITIES

KN | DESCRIPTION OF EXISTING TREATMENT FACILITIES

There are eleven domestic treatment plants located in the WMP area that operate
under New Jersey Pollutant Discharge Elimination System (NJPDES) permits. The
wastewater treatment plants and the municipalities in which they are located are

summarized as follows:

Treatment Plant Municipality
SRVSA Bridgewater 4
Peapack ' Peapack-Gladstone
Fox Hollow Branchburg
Neshanic Station Branchburg
Berardsville Bernardsville
Department of Veteran Affairs Supply Depot Hillsborough
Fiddler’s Elbow Country Club Bedminster
River Road Hillsborough
Fieldhedge | Hillsborough |
EDC Bedminster |
John Z. Delorean o Bedminster I

Tables 1 to 11 summarize the information required in the WMP for each plant in
accordance with the P Wastewater Manageme a ntent Summary checklist
(1993).

The first six of these above eleven facilities are publicly owned domestic treatment
plants.

The SRVSA plant located in Bridgewater provides both residential and non-
residential services to a large portion of the WMP area as depicted on Plate 2. More
specifically the SRVSA plant provides service to portions of Branchburg, Bridgewater,



Hillsborough, Manville, Raritan, Somerville, Warren, Green Brook, and Bernards. Its
current annual average flow is 16.05 mgd as tabulated on Table 1.

The Peapack plant provides residential and non-residential service to a portion of
Peapack-Gladstone at a current annual average wastewater flow of 0.18 mgd as shown on
Table 2.

" " The Fox Hollow and Neshanic Station plants provide residential service to portions
of Branchburg; operating currently at annual average flows of 0.024 and 0.034 mgd as shown
on Tables 3 and 4 respectively.

The Bemardsville plant provides both residential and non-residential service to a
portion of Bernardsville. Its current annual average flow is 0.491 mgd as explained on
Table 5. . ‘

The Department of Veteran Affairs Supply Depot plant serves only the depot in
Hillsborough. It discharges at an average rate of 0.070 mgd as noted on Table 6.

The other five plants, Fiddler’s Elbow Country Club, River Road, Fieldhedge, EDC
and John Z. Delorean are privately owned and operated facilities.

The Fiddler’s Elbow Country Club located in Bedminster Township discharges 0.017
mgd of wastewater to the Lamington River, as noted in Table 7.

River Road and Fieldhedge are owned by the Valley Road Sewerage Company and
provide residential service to portions of Hillsborough. They operate currently at annual
average flow of 0.103 and 0.089 mgd as noted on Tables 8 and 9 respectively.

The EDC plant is owned by the Environmental Disposal Corporation and provides
both residential and non-residential service to portions of Bedminster, Bernards and Far
Hills. Currently the annual average wastewater flow is 0.770 mgd (see Table 10).

The John Z. Delorean plant operates at an average flow of 0.001 mgd as shown on
Table 11. It serves a multi-unit residential structure. |

In addition to the domestic treatment plants four permitted discharges characterzed
as industrial treatment works, are located within the WMP area. These discharges are:

Bernardsville Quarry

Gibson Tube Inc.

Industrial Tube Corp.

Raritan-Milistone Water Treatment Plant



The Bernardsville Quarry is owned by Bernardsville Quarry, Inc, and there is
currently no controlled treatment or discharge of quarry drainage to Mine Brook. The
Gibson Tube, Inc. discharges 0.03 mgd of industrial wastewater to a tributary of Cuckels
Brook. The Industrial Tube Corp. is located in Hillsborough Township and discharges
industrial wastewater to a tributary of Royce Brook. The Raritan-Millstone Water
" Treatment Plant, owned by Elizabethtown Water Company, intermittently discharges filter
backwash water from its lagoons to the Raritan River. Tables 12 to 15 summarize the
information required in the WMP for each plant in accordance with the NJDEP Wastewater
Management Plan Content Summary checklist (1993). |

The Harrison Brook wastewater tréatment plant, located outside the WMP area,
provides wastewater treatment service to a small section of Bernardsville. It discharges
wastewater to the Dead River (see Table 16).

The Middlesex County Utilities Authority wastewater treatment plant, located
outside the WMP area, provides wastewater treatment service to a portion of Bridgewater
as described in Section 1.0. The average flow directed to this plant from the portion of
Bridgewater serviced via the Bound Brook sewerage system is about 0.060 mgd. Pertinent
information is summarized on Table 17.

About 24 percent of the WMP area's population relies on individual and other
domestic non-surface disposal facilities with design flows of less than 20,000 gallons per day.
The population relying on individual and other domestic non-surface disposal facilities has
been estimated as the difference between the 1993 municipal population estimates prepared
by the Somerset County Planning Board (June, 1993) and the population estimates for
wastewater treatment plant service areas tabulated on Tables 1 through 18 except for
Warren and Green Brook. Estimates of the unsewered population in Warren and Green
Brook are based on enumerating dwellings outside the service area on Plate 2 and
multiplying those figures by the average 1993 household size estimate prepared by the
Somerset County Planning Board (June, 1993).

32  DESCRIPTION OF FUTURE TREATMENT FACILITIES

Plate 3 depicts the anticipated extent of the sewer and non-sewer service areas.
Tables 1 through 18 summarize the required future treatment facility information. The
methodology and basis used to estimate future service populations and flows are described
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~ ‘projections made by various agencies in earlier WMPs and from planned changes in zoning

on the tables and in Section 4. In general population projections have been brought into
conformance with the year 2010 municipal population projections prepared by the Somerset
County Planning Board (June 1993) except where planned projects supersede the
methodology of the Planning Board's projections or where projections from a previously
approved WMP are used. Commercial and industrial flow projections are adopted from the

brought to the artention of the planning board. Stipulations affecting facilities and
development are contained in Section 3.3.

Considering the status of the existing WMP area treatment plants, correspondence
from WMP area developers regarding sewer services issues, and input from municipal
governmental representatives, the SRVSA will expand in its role as the largest provider of
sewer service for the WMP area by the year 2013.

It is anticipated that four other plants will be abandoned and their wastewater will
be conveyed to other treatment plants. More specifically the Fieldhedge and River Road
treatment plants, and the Department of Veteran Affairs Supply Depot will be abandoned
and their service areas will become part of the SRVSA service area. The Peapack-
Gladstone treatment plant is planned to be converted to a pumping station directing the
wastewater through a new force main to the EDC treatment plant.

There are no plans to abandon any of the existing industrial treatment works.

However, the Bemardsville Quarry treatment facility, currently classified as industrial, may

be replaced to provide domestic wastewater service to its service area in the event the
quarry’s land usage changes. Currently, there is no controlled treatment or discharge of
quarry drainage to Mine Brook from the Bernardsville Quarry. Table 19 contains summary
information for the potential new treatment plant.

The maximum average flow for a period of three consecutive months in 1993 to the
SRVSA treatment plant has already triggered NJDEP’s capacity assurance program
requirements. An increase in permitted flow and in design capacity will be needed to
accommodate the flow projected by the end of the planning period. The SRVSA is
currently studying those requirements and its needs.

Projections for the EDC treatment plant presented in Table 10 indicate that an
increase in permitted flow and in design capacity will be needed by the end of the planning
period. The EDC is presently pursuing an increase in its discharge allocation and






