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PART 1: HOUSING ELEMENT 

INTRODUCTION 

The need to protect and promote affordable housing in New Jersey, the country’s densest state, 

has been recognized for decades. In the case of Southern Burlington County NAACP v. the 

Township of Mount Laurel, (commonly known as Mount Laurel I), the New Jersey Supreme Court 

established the doctrine that developing municipalities in New Jersey have a constitutional 

obligation to provide a realistic opportunity for the construction of low and moderate income 

housing in their communities.  In its Mount Laurel decision, decided on January 20, 1983 (Mount 

Laurel II), the Supreme Court expanded the Mount Laurel doctrine by determining that this 

constitutional responsibility extended to all municipalities in New Jersey.  

 

In response to the Mount Laurel II decision, the New Jersey Legislature adopted the Fair Housing 

Act in 1985 (Chapter 222, Laws Of New Jersey, 1985).  The Fair Housing Act established the 

Council on Affordable Housing (COAH) as an administrative alternative to the courts.  COAH 

was given the responsibility of dividing the state into housing regions, determining regional and 

municipal fair share affordable housing obligations, and adopting regulations that would 

establish the guidelines and approaches that municipalities may use in addressing their 

affordable housing need. 

 

Low income households are defined as those with incomes no greater than 50 percent of the 

median household income, adjusted for household size, of the housing region in which the 

municipality is located. Moderate-income households are those with incomes no greater than 

80 percent and no less than 50 percent of the median household income, adjusted for 

household size, of the housing region.  

 

This Housing Element and Fair Share Plan for the Borough of Highlands has been prepared, 

following the New Jersey Supreme Court Decision decided on March 10, 2015, In re Adoption of 

N.J.A.C. 5:96 & 5:97 by the N.J. Council on Affordable Housing, 221 N.J. 1 (2015) (“Mount Laurel 

IV”).  In this decision, the Supreme Court held that since COAH was no longer functioning, trial 

courts were to resume their role as the forum of first instance for evaluating municipal 

compliance with Mount Laurel obligations, and also established a transitional process for 

municipalities to seek a Judgment of Compliance and Repose (“JOR”) in lieu of Substantive 

Certification from COAH. 
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The Supreme Court defined two types of municipalities: (i) municipalities that had received 

Round 3 Substantive Certification under the invalidated 2008 COAH regulations, and (ii) 

“participating” municipalities that had subjected themselves to the jurisdiction of COAH and 

had not yet received Round 3 Substantive Certification from COAH. 

 

The Highlands adopted a Housing Element and Fair Share Plan as part of its Master Plan in 2004. 

The Borough, however, did not file a Housing Element and Fair Share Plan for substantive 

certification with COAH for Round 3 or for either of the previous rounds.  

 

While Highlands Borough and many other municipalities around the state are dependent upon 

a set number on which to create their Fair Share Housing Plans, there is an absence of a finalized 

number and set of regulations or rulings to guide the Borough.  Richard B. Reading was retained 

by the Monmouth County Superior Court as the Special Regional Master. Mr. Reading prepared 

a revised set of numbers for each Monmouth County municipality’s Prospective Need 

obligation.  This Plan will utilize the revised Prospective Need (1999-2025) obligation as calculated 

by Mr. Reading in his November 2015 numbers. The Borough reserves the right to amend this plan 

when and if a revised report is released by Mr. Reading and once the Court assigns the 

Borough’s final fair share obligations.  
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PLANNING FOR AFFORDABLE HOUSING   

Pursuant to both the Fair Housing Act (52:27D-310) and the Municipal Land Use Law (MLUL) 

N.J.S.A. 40:55D-28, municipalities in New Jersey are required to include a housing element in their 

master plans.  The principal purpose of the housing element is to describe the specific, intended 

methods that a municipality plans to use in order to meet its low and moderate income housing 

needs. Further, the housing element is meant to demonstrate the existing zoning or planned 

zoning changes that will allow for the provision of adequate capacity to accommodate 

household and employment growth projections, to achieve the goal of access to affordable 

housing for present and future populations. The statutorily required contents of the housing 

element are: 

a. 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; 

b. A projection of the municipality’s housing stock, including the probable future 

construction of low and moderate income housing, for ten years, taking into account, 

but not necessarily limited to, construction permits issued, approvals of applications for 

development and probable residential development of lands; 

c. An analysis of the municipality’s demographic characteristics, including but not 

necessarily limited to, household size, income level and age; 

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

municipality; 

e. A determination of the municipality’s present and prospective fair share for low and 

moderate income housing and its capacity to accommodate its present and 

prospective housing needs, including its fair share for low and moderate income housing; 

and 

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

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

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

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

income housing. 
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MUNICIPAL SUMMARY 

The Borough of Highlands is a 1.4 square mile developed community located in the central part 

of New Jersey in the County of Monmouth.  The Borough borders the communities of Atlantic 

Highlands and Middletown, and is located across the Sandy Hook Bay from Sea Bright.  Route 36 

traverses the Borough in its eastern section and connects Highlands with Sea Bright by way of 

the Captain Joseph Azzolina Memorial Bridge. The southeastern section of the Borough sits on a 

high buff, overlooking the Sandy Hook Bay and Atlantic Ocean.   

 

According to the 2010 Census, Highlands’ population was 5,005, which represents a slight 

decrease of 1.4 percent from 2000. The US Census Bureau 2010-2014 American Community 

Survey estimates a total population of 4,985 in 2014. The median age in 2010 was 45.1 years, and 

the average household size decreased slightly from the 2000 level of 2.08 persons to 1.91 persons 

in 2010. 

 

The housing stock of the Borough is predominantly single-family detached dwelling units. A 

majority of the housing structures were built in the 1970s. According to the guidelines established 

by COAH, the Borough is located in Housing Region 4, a region that consists of Mercer, 

Monmouth, and Ocean counties. Based on the 2014 COAH Regional Income Limits, the median 

income in Region 4 for a four-person household is $92,614, the moderate-income is $75,091, and 

the low-income is $46,307.  

 

According to the revised May 16, 2016 Econsult Solutions Report, Highlands has a Present Need 

of 0 units. Both the Econsult report and the Fair Share Housing Center (FSHC) report prepared by 

David Kinsey assigned the Borough a Prior Round obligation (1987-1999) of 20 units. Mr. 

Reading’s November 2015 report assigns Highlands Borough a Third Round Need (2015-2025) of 

55 units. The Borough proposes to address its overall obligation through the following: 

 Inclusionary Zoning 

 Existing Credits 
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DEMOGRAPHIC CHARACTERISTICS 

Population 

The population trends experienced in Highlands Borough, Monmouth County, and the State of 

New Jersey from 1930 through 2010 are shown below as well as the 2014 population estimate 

from the U.S. Census Bureau American Community Survey. There were 5,005 residents in 

Highlands Borough in 2010, which was a decrease of 92 people, or 17.8 percent, from 2000. The 

population continued to decrease slightly from 2010 to 2014 where the estimated population is 

4,985. The Borough experienced steady growth from 1930 to 1980 with the largest and most 

significant increase in population occurring during the 1970s when the Borough’s population 

increased by 32.5 percent. Monmouth County and the State, have also experienced continued 

growth since 1930. Both the County and State saw significant population increases during the 

1990s.  

Population Trends 

Year 

Highlands Monmouth County New Jersey 

Population 
Change 

Population 
Change 

Population 
Change 

Number Percent Number Percent Number Percent 

1930 1,877 - - 147,209 - - 4,041,334 - - 

1940 2,076 199 10.6% 161,238 14,029 9.5% 4,160,165 118,831 2.9% 

1950 2,959 883 42.5% 225,327 64,089 39.7% 4,835,329 675,164 16.2% 

1960 3,536 577 19.5% 334,401 109,074 48.4% 6,066,782 1,231,453 25.5% 

1970 3,916 380 10.7% 461,849 127,448 38.1% 7,171,112 1,104,330 18.2% 

1980 5,187 1,271 32.5% 503,173 41,324 8.9% 7,365,011 193,899 2.7% 

1990 4,849 -338 -6.5% 553,124 49,951 9.9% 7,730,188 365,177 5.0% 

2000 5,097 248 5.1% 615,301 62,177 11.2% 8,414,350 684,162 8.9% 

2010 5,005 -92 -1.8% 630,380 15,079 2.5% 8,791,894 377,544 4.5% 

2014 
Estimate 

4,985 -20 -0.4% 629,702 -678 -0.1% 8,874,374 82,480 0.9% 

Source: U.S. Census Bureau, 2010-2014 American Community Survey 5-Year Estimates 

Population Composition by Age 

The median age of the residents in Highlands in 2010 was 45.1 years. Analysis of age group 

characteristics provides insight into the actual changes in population. This comparison is helpful 

in determining impacts these changes have on housing needs, community facilities and services 

for the municipality.  As detailed in the table below, the entire composition of Highlands Borough 

experienced notable shifts since 2000. The most significant increase was in the 55 to 64 age 

cohort, which saw an increase of 52.8 percent. The 45 to 54 age cohort also increased 

significantly by approximately 35 percent. Large decreases were seen as well in the 5 to 14 age 

cohort (-40.3%) and the 35 to 44 age cohort (-28.8%). The largest cohort in 2010 was the 45 to 54 

age (21.2%) compared to the 35-44 age cohort in 2000 (20.2%).  
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Population by Age 2000 and 2010, Borough of Highlands 

Population 
2000 2010 Change, 2000 to 2010 

Number Percentage Number Percentage Number Percentage 

Total population 5,097 100.0% 5,005 100.0% -92 -1.8% 

Under 5 years 259 5.1% 252 5.0% -7 -2.7% 

5 to 14 563 11.0% 336 6.7% -227 -40.3% 

15 to 24 509 10.0% 453 9.1% -56 -11.0% 

25 to 34 845 16.6% 719 14.4% -126 -14.9% 

35 to 44 1,031 20.2% 734 14.7% -297 -28.8% 

45 to 54 787 15.4% 1,062 21.2% 275 34.9% 

55 to 64 527 10.3% 805 16.1% 278 52.8% 

65 and over 576 11.3% 644 12.9% 68 11.8% 
Source: U.S. Census Bureau 

Monmouth County experienced population fluctuation as well, but not nearly as dramatically as 

the Borough. The most significant increase was also in the 55 to 64 age cohort, which grew by 

45.3 percent. Significant increases were also seen in the 45 to 54 age cohort (20.3%) and 15 to 24 

age cohort (16.1%). Decreases were experienced in the under 5 cohort (-17.7%) and the 35 to 44 

age cohort (-22.5%). 

Population by Age 2000 and 2010, Monmouth County 

Population 
2000 2010 Change, 2000 to 2010 

Number Percentage Number Percentage Number Percentage 

Total population 615,301 100.0% 630,380 100.0% 15,079 2.5% 

Under 5 years 42,231 6.9% 34,755 5.5% -7,476 -17.7% 

5 to 14 93,278 15.2% 86,679 13.8% -6,599 -7.1% 

15 to 24 67,406 11.0% 78,229 12.4% 10,823 16.1% 

25 to 34 75,308 12.2% 64,860 10.3% -10,448 -13.9% 

35 to 44 111,681 18.2% 86,499 13.7% -25,182 -22.5% 

45 to 54 92,239 15.0% 110,979 17.6% 18,740 20.3% 

55 to 64 56,235 9.1% 81,688 13.0% 25,453 45.3% 

65 and over 76,843 12.5% 86,690 13.8% 9,847 12.8% 
Source: U.S. Census Bureau 

Households 

A household is defined as one or more persons, either related or not, living together in a housing 

unit. In 2010 there was a total of 2,623 households in Highlands Borough. Roughly 80 percent of 

the households were occupied by two persons or less. The average household size of the 

Borough in 2010 was 1.91, significantly less than that of the County’s average of 2.66. Both the 

Borough’s and the County’s largest percentage of households was a two-person household, 

34.2% and 30.0% respectively. The Borough’s second most common household size was one-

person households (45.3%), as was the County’s where one-person households represented 25 

percent.  
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Household Size- Occupied Housing Units, 2010 

Borough of Highlands and Monmouth County 

  
Borough County 

Number Percent Number Percent 

Total Households 2,623 100.0% 233,983 100.0% 

1-person household 1,189 45.3% 58,515 25.0% 

2-person household 898 34.2% 70,212 30.0% 

3-person household 269 10.3% 39,342 16.8% 

4-person household 165 6.3% 39,138 16.7% 

5-person household 71 2.7% 17,701 7.6% 

6-person household 22 0.8% 5,777 2.5% 

7-or-more-person household 9 0.3% 3,298 1.4% 

Average Household Size 1.91 2.66 
        Source: U.S. Census Bureau 

Family households are defined as two or more persons living in the same household, related by 

blood, marriage or adoption. They do not include same-sex married couples. Slightly less than 

half of the households in the Borough in 2010 were family households, comprising 44.2 percent of 

all households. The average family size was 2.08 persons. The majority of family households 

(70.8%) were married-couple families, the majority of which had no children under the age of 18 

(70.4). Roughly 45 percent of the households were one-person households, with 50.6 percent 

male householders and 49.4 percent female householders.  

 

In providing more detail of American households, the 2010 Census includes the sub-groups of 

non-traditional households: Other family and Non-family households. “Other” family households 

made up 12.9 percent of all households, 222 (65.5%) of which were female households with no 

husband present. “Non-family” households are defined as households that consist of a 

householder living alone or sharing the home exclusively with people whom he/she is not 

related. Non-family households comprised approximately 10.4 percent of all households in the 

Borough.  
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Household Size and Type, 2010 

Borough of Highlands 

  Total Percent 

Total Households 2,623 100.0% 

1 person household 1,189 45.3% 

  Male householder 602 50.6% 

  Female householder 587 49.4% 

2 or more person household 1,434 54.7% 

  Family households 1,160 44.2% 

    Married Couple Family 821 70.8% 

      With own children under 18 years 243 29.6% 

      No children under 18 years 578 70.4% 

  Other Family 339 12.9% 

    Male householder, no wife present 117 34.5% 

      With own children under 18 years 48 41.0% 

      No own children under 18 year 69 59.0% 

    Female householder, no husband present 222 65.5% 

      With own children under 18 years 116 52.3% 

      No own children under 18 year 106 47.7% 

Nonfamily Households 274 10.4% 

  Male householder 151 55.1% 

  Female householder 123 44.9% 

            

Average Family Size 2.08* 
Source: U.S. Census Bureau, *2010-2014 American Community Survey 5-Year Estimates 

Income 

As measured in 2014, Highlands had a lower median household income compared to 

Monmouth County and the State of New Jersey. In 2014, the median income in Highlands was 

$66,635, roughly $18,970 less than the County and $5,427 less than the State’s median income.  

  

Per Capita and Household Income 

  

2014 Per 

Capita 

Income 

2014 Median 

Household 

Income 

Highlands $48,324  $66,635  

Monmouth County $43,548  $85,605  

New Jersey $36,359  $72,062  
     Source: 2010-2014 American Community Survey 5-Year Estimates 

In 2014, over 65 percent of all households in the Borough earned $50,000 or more with the largest 

percentage (19.8%) earning $50,000 to $74,999. This percentage was followed by those 

households that earned $75,000 to $99,999 (14.8%) and finally those who earned $15,000 to 

$24,999 (14.5%). About 27 percent of households earned less than $35,000. In Monmouth County, 
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the most common income bracket was the $100,000 to $149,999 range with roughly 18.8 

percent of households earning that much. Roughly 21 percent of households in the County 

earned less than $35,000.  

 

Household Income 

Borough of Highlands and Monmouth County, 2014 

  

Highlands Monmouth County 

Number Percentage Number Percentage 

Total Households 2,395 100.0% 233,730 100.0% 

Less than $10,000 152 6.3% 9,165 3.9% 

$10,000 to $14,999 62 2.6% 6,914 3.0% 

$15,000 to $24,999 347 14.5% 16,896 7.2% 

$25,000 to $34,999 76 3.2% 16,721 7.2% 

$35,000 to $49,999 192 8.0% 20,595 8.8% 

$50,000 to $74,999 474 19.8% 33,066 14.1% 

$75,000 to $99,999 355 14.8% 29,091 12.4% 

$100,000 to $149,999 274 11.4% 44,014 18.8% 

$150,000 to $199,999 137 5.7% 25,184 10.8% 

$200,000 or more 326 13.6% 32,084 13.7% 

Median Household 

Income $66,635 $85,605 
   Source: 2010-2014 American Community Survey 5-Year Estimates 

Poverty Status 

Of the 4,963 persons of Highlands’ population for which poverty status is determined, 779 

individuals, or 15.7 percent, lived in poverty in 2014. Of those in poverty, a majority (65.5%) were 

in the age range of 18 to 64 years old. About 29 percent were children (under the age of 18) 

and roughly 5.5 percent were seniors (over 65). The County had a lower poverty rate of 7.4 

percent.  

 

Poverty Status 

Borough of Highlands and Monmouth County, 2014 

  

Highlands Monmouth County 

Number Percentage Number Percentage 

Total persons 4,963 - 622,963 - 

Total persons below poverty 

level 779 15.7% 45,810 7.4% 

  Under 18 226 29.0% 13,942 30.4% 

  18 to 64 510 65.5% 26,575 58.0% 

  65 and over 43 5.5% 5,293 11.6% 
Source: 2010-2014 American Community Survey 5-Year Estimates 
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Household Costs 

The tables below show the expenditures for housing for those who own and rent housing in 

Highlands Borough and Monmouth County. Most people in the Borough lived in homes they 

owned, and according to the 2010-2014 5-year estimates by the ACS, roughly 30 percent of all 

owner-occupied households spent 30 percent or more of their household income on housing.  

About 68 percent of renter-occupied households spent 30 percent or more of their household 

income on housing. General affordability standards set a limit at 30 percent of gross income to 

be allocated for owner-occupied housing costs and 28 percent of gross income to be allocated 

for renter-occupied housing costs. 

 

Selected Monthly Owner Costs as a Percentage of Household Income 

2014 Estimates 

  

Highlands Monmouth County 

Number Percentage Number Percentage 

Total Owner-Occupied Housing Units 1,591 100.0% 174,727 100.0% 

Less than 15% 514 32.3% 17,954 10.3% 

15 to 19% 270 17.0% 24,836 14.2% 

20 to 24% 195 12.3% 24,555 14.1% 

25 to 29% 100 6.3% 19,803 11.3% 

30 to 34% 86 5.4% 13,591 7.8% 

35% or more 386 24.3% 49,250 28.2% 

Not computed 10 0.6% 840 0.5% 
     Source: 2010-2014 American Community Survey 5-Year Estimates 

Gross Rent as a Percentage of Household Income 

2014 Estimates 

  

Highlands Monmouth County 

Number Percentage Number Percentage 

Total Renter-Occupied Housing Units 804 100.0% 55,401 100.0% 

Less than 15% 58 7.2% 5,335 9.6% 

15 to 19% 29 3.6% 5,267 9.5% 

20 to 24% 44 5.5% 6,322 11.4% 

25 to 29% 76 9.5% 6,267 11.3% 

30 to 34% 93 11.6% 5,003 9.0% 

35% or more 456 56.7% 27,207 49.1% 

Not computed 48 6.0% 3,602 6.5% 
       Source: 2010-2014 American Community Survey 5-Year Estimates 

Similar to Highlands, a large majority of Monmouth County residents own their home. Roughly 36 

percent of all County owner-occupied homes spent 30 percent or more of their household 

income on housing, and approximately 58 percent of renter-occupied households spend 30 

percent or more of their household income on housing.   
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EXISTING HOUSING CONDITIONS 

Housing Unit Data 

In 2010, Highlands had a total of 2,623 occupied housing units. A majority of these units (1,537 or 

58.6%) were owner-occupied while 1,086 units (41.4%) were renter-occupied. Housing 

construction has remained relatively steady from 1930 through 2010, with the exception of the 

1970s when the Borough saw a surge of construction. About 31 percent of the Borough’s entire 

housing stock was constructed between 1970 and 1979. There is also a significant amount of 

older construction within the Borough. Roughly 37 percent of Highlands’ housing stock was built 

prior to 1960. The median year of construction for the housing stock in Highlands Borough is 1972.  

 

Housing Data 

Borough of Highlands, 2010 

  Number Percentage 

Total Housing Units 3,146 100.0% 

Occupied Housing Units 2,623 83.4% 

  Owner Occupied 1,537 58.6% 

  Renter Occupied 1,086 41.4% 
        Source: 2010 Census 

Year Structure Built 

  Number Percentage 

Built 1939 or earlier 721 21.8% 

Built 1940 to 1949 196 5.9% 

Built 1950 to 1959 304 9.2% 

Built 1960 to 1969 232 7.0% 

Built 1970 to 1979 1,023 31.0% 

Built 1980 to 1989 328 9.9% 

Built 1990 to 1999 204 6.2% 

Built 2000 to 2009 203 6.2% 

Built 2010 or later 89 2.7% 

Total 3,300 100.0% 

Median Year Structure Built 1972 
         Source: 2010-2014 American Community Survey 5-Year Estimates 
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Housing Type and Size 

The majority of the housing stock in Highlands is single-family detached housing, with most 

structures containing three to five rooms. In 2014, there were 1,618 single-family detached homes 

representing 49 percent of the housing stock. Structures that were comprised of 10 to 19 units 

were the next most common housing type with 426 units or 12.9 percent of the Borough’s 

housing stock.  

The median number of rooms within housing structures in Highlands Borough was 4.4 with the 

largest percentage of structures (21.6%) comprised of 3 rooms.  

 

Housing Type and Size 

Highlands Borough, 2014 

Units in Structure Total Percentage 

Total 3,300 100.0% 

1, detached 1,618 49.0% 

1, attached 296 9.0% 

2 49 1.5% 

3 or 4 251 7.6% 

5 to 9 180 5.5% 

10 to 19 426 12.9% 

20 to 49 81 2.5% 

50 or more 22 0.7% 

Mobile home 137 4.2% 

Boat, RV, van, etc. 0 0.0% 

      

Rooms Total Percentage 

1 room 98 3.0% 

2 rooms 173 5.2% 

3 rooms 713 21.6% 

4 rooms 702 21.3% 

5 rooms 668 20.2% 

6 rooms 347 10.5% 

7 rooms 352 10.7% 

8 rooms 190 5.8% 

9 or more rooms 57 1.7% 

Median number of 

rooms 4.4   

Source: 2010-2014 American Community Survey 5-Year Estimates  

In terms of residential growth, for the period January 2000 through December 2014, the Borough 

issued building permits authorizing the development of 150 units. The majority of the Borough’s 

building permits were authorized between 2000 and 2003. During this period 60 permits were 
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authorized. There was a decrease in building permits between 2007 and 2012, but between 2013 

and 2014, 44 permits were authorized, indicating there is more construction occurring than in 

previous years. All of the construction in the last 14 years has been for one- and two-family 

structures.  

Housing Units Authorized by Building Permits: 2000-2014* 

Borough of Highlands 

Year 1 & 2 Family Multi Family  Mixed-Use Total 

2000-2003 - - - 60 

2004 12 0 0 12 

2005 10 0 0 10 

2006 8 0 0 8 

2007 1 0 0 1 

2008 5 0 0 5 

2009 1 0 0 1 

2010 3 0 0 3 

2011 2 0 0 2 

2012 4 0 0 4 

2013 24 0 0 24 

2014 20 0 0 20 

Total 90 0 0 150 
Source: State of New Jersey Department of Community Affairs Building Permits: Yearly Summary Data 

*The DCA Construction Reporter did not begin to report housing permits by type until 2004. 

Occupancy 

According to the 2010 Census, of the 3,146 units in Highlands, 2,623 (83.4%) were occupied while 

523 (16.6%) were vacant. Of those units that were vacant, about 25 percent were for rent, 

another 9 percent were for sale, and 53.2 percent were for seasonal, recreational or occasional 

use. 

Occupancy Status 

Borough of Highlands, 2010 

  Total Percentage 

Total Housing Units 3,146 100.0% 

Occupied 2,623 83.4% 

Vacant Housing Units 523 16.6% 

For Rent 133 25.4% 

Rented, not occupied 3 0.6% 

For Sale Only 47 9.0% 

Sold, not occupied 3 0.6% 

For Seasonal, Recreational or Occasional Use 278 53.2% 

Other Vacant 59 11.3% 
      Source: 2010 Census 
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Housing Values and Contract Rents 

According to the 2010-2014 ACS Survey, roughly 67 percent of owner-occupied housing stock in 

Highlands Borough were valued at over $200,000, and approximately 69 percent of all units were 

financed by a mortgage, contract to purchase, or similar debt. Housing values for owner-

occupied housings units are listed in the table below along with mortgage status data. The most 

common housing-value range was $300,000 to $399,999 with 28.8 percent of all owner-occupied 

units falling within this range. The second most common value range was between $200,000 and 

$299,999, comprising 23.3 percent of all owner-occupied units. The median value of an owner-

occupied housing unit in Highlands Borough in 2014 was $264,000. Though most units were 

covered by a mortgage (68.8%), roughly 31 percent had no mortgage at all.  

 

The median value of owner-occupied units in the County was significantly higher than that of 

the Borough at $386,900. It’s also the case that about a third of the County’s housing units have 

no mortgage. 

 

Value for Owner-Occupied Housing Units 

Borough of Highlands and Monmouth County, 2014 Estimates 

  Highlands Monmouth County 

  Number Percentage Number Percentage 

Total 1,591 100.0% 174,727 100.0% 

Less than $50,000 91 5.7% 4,280 2.4% 

$50,000 to $99,999 81 5.1% 2,398 1.4% 

$100,000 to $149,999 109 6.9% 4,179 2.4% 

$150,000 to $199,999 245 15.4% 7,543 4.3% 

$200,000 to $299,999 371 23.3% 33,694 19.3% 

$300,000 to $399,999 458 28.8% 40,584 23.2% 

$400,000 to $499,999 165 10.4% 28,199 16.1% 

$500,000 and greater 71 4.5% 53,850 30.8% 

Median Value $264,000 $386,900  
Source: 2010-2014 American Community Survey 5-Year Estimates 
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Mortgage Status 

Borough of Highlands and Monmouth County, 2014 Estimates 

  

Highlands Monmouth County 

Numbe

r 

Percentag

e 

Numbe

r 

Percentag

e 

Housing units with a mortgage,  

contract to purchase, or similar debt: 
1,094 68.8% 123,208 70.5% 

With either a second mortgage  

or home equity loan, but not both: 
208 19.0% 29,032 23.6% 

Second mortgage only 46 22.1% 3,591 12.4% 

Home equity loan only 162 77.9% 25,441 87.6% 

Both second mortgage and home equity loan 0 0.0% 1,158 0.9% 

No second mortgage and no home equity loan 886 81.0% 93,018 75.5% 

Housing units without a mortgage 497 31.2% 51,519 29.5% 
Source: 2010-2014 American Community Survey 5-Year Estimates 

According to the 2010-2014 5-year estimates produced by the ACS, the median contract rent in 

Highlands was $1,092. The highest percentage of renters (32.4%) paid between $1,000 and 

$1,499 for rent, followed by 18.8 percent paying $1,500 to $1,999 for rent. The County’s median 

contract rent was slightly higher at $1,115.  

 

Contract Rent 

Borough of Highlands and Monmouth County, 2014 Estimates 

  

Highlands Monmouth County 

Number Percentage Number Percentage 

Total Renter Occupied Units 804 100.0% 59,003 100.0% 

Less than $200 28 3.5% 1,384 2.3% 

$200 to $499 41 5.1% 3,812 6.5% 

$500 to $699 92 11.4% 2,876 4.9% 

$700 to $899 138 17.2% 7,450 12.6% 

$900 to $999 61 7.6% 6,425 10.9% 

$1,000 to $1,499 263 32.7% 21,828 37.0% 

$1,500 to $1,999 151 18.8% 8,140 13.8% 

$2,000 or more 30 3.7% 4,519 7.7% 

No cash rent 0 0.0% 2,569 4.4% 

Median Contract Rent $1,092  $1,115 
Source: 2010-2014 American Community Survey 5-Year Estimates 

According to the 2010-2014 American Community Survey 5-Year Estimates, the median contract 

rent in Highlands Borough is $1,092 per month ($13,104 annually).  A minimum annual income of 

$43,680 ($14,652/0.30) would be necessary to afford the median contract rent.  Because roughly 

28 percent of all households within the Borough have an annual household income of less than 

$40,000, these households could not afford to live in a dwelling unit at or above the median 
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contract rent. Countywide, an estimated 25 percent of all countywide households could not 

afford to live within a residence whose rent is at or above the median contract rent.  

Housing Conditions 

The table below details the condition of the housing within Highlands Borough. Overcrowding 

and age, plumbing, and kitchen facilities are used to determine housing deficiency. In 2014, 

there were no 42 owner-occupied units in Highlands that experienced overcrowding (more than 

one person per room). Renter-occupied dwellings saw a total of 87 overcrowded units. 

Throughout the Borough, no units lacked complete plumbing facilities or complete kitchen 

facilities.  

 

Housing Conditions 

Borough of Highlands, 2014 Estimates 

  Number Percentage 

House Heating Fuel-Occupied Housing Units  

Total 2,395 100.0% 

Utility gas 1,462 61.0% 

Bottled, tank, or LP gas 0 0.0% 

Electricity 892 37.2% 

Fuel oil, kerosene, etc. 41 1.7% 

Coal or coke 0 0.0% 

Wood 0 0.0% 

Solar energy 0 0.0% 

Other fuel 0 0.0% 

No fuel used 0 0.0% 

  

Occupants per Room- Occupied Housing Units 

Total 2,395 100.0% 

Owner-Occupied (Over 1.0) 42 1.8% 

Renter-Occupied (Over 1.0) 87 3.6% 

  

Facilities-Total Units 

Total 2,395 100.0% 

Lacking complete plumbing 

facilities 0 0.0% 

Lacking complete kitchen facilities 0 0.0% 

  

Telephone Service- Occupied Housing Units 

Total 2,395 100.0% 

No Service 46 1.9% 
Source: 2010-2014 American Community Survey 5-Year Estimates 
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EMPLOYMENT DATA 

The following tables detail changes in employment from 2003 to 2014 for Highlands, Monmouth 

County, and New Jersey. Employment in Highlands remained steady from 2003 to 2007 as the 

labor force experienced little change. The unemployment rate in Highlands Borough saw 

minimal fluctuation between 2003 and 2008 with its lowest rate occurring in 2007 at 5.1 percent. 

In 2011, the unemployment rate reached a decade high of 13.5 percent. Since this peak, the 

unemployment rate has decreased and in 2014 was at 6.9 percent. The unemployment rate of 

the Borough has remained steadily higher than that of the County and State as a whole, which 

have experienced similar unemployment trends over the past ten years.  

  

Highlands Employment and Residential Labor Force -- 2003 - 2014 

Year Labor Force Employment Unemployment 
Unemployment 

Rate 

2003 3,064 2,835 299 7.5% 

2004 3,040 2,853 187 6.2% 

2005 3,030 2,851 179 5.9% 

2006 3,064 2,880 184 6.0% 

2007 3,074 2,918 156 5.1% 

2008 3,119 2,920 199 6.4% 

2009 3,178 2,828 350 11.0% 

2010 3,059 2,657 402 13.1% 

2011 3,105 2,685 421 13.5% 

2012 2,896 2,596 300 10.4% 

2013 2,846 2,594 249 8.7% 

2014 2,841 2,645 196 6.9% 

 

Monmouth County Employment and Residential Labor Force -- 2003 - 2014 

Year Labor Force Employment Unemployment 
Unemployment 

Rate 

2003 322,600 305,100 17,500 5.4% 

2004 321,300 307,000 14,300 4.4% 

2005 323,200 309,900 13,200 4.1% 

2006 327,700 314,000 13,600 4.2% 

2007 331,100 318,700 12,400 3.7% 

2008 335,100 319,100 16,000 4.8% 

2009 336,900 308,800 28,100 8.3% 

2010 330,300 301,400 28,900 8.7% 

2011 330,000 307,900 28,200 8.5% 

2012 331,500 302,700 28,800 8.7% 

2013 327,800 303,400 24,400 7.4% 

2014 328,700 307,100 19,600 6.0% 
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New Jersey Employment and Resident Labor Force -- 2003 - 2014 

Year Labor Force Employment Unemployment 
Unemployment 

Rate 

2003 4,347,200 4,093,700 253,500 5.8% 

2004 4,349,200 4,138,800 210,300 4.8% 

2005 4,391,600 4,194,900 196,700 4.5% 

2006 4,445,900 4,236,500 209,400 4.7% 

2007 4,441,800 4,251,800 190,000 4.3% 

2008 4,504,400 4,264,000 240,500 5.3% 

2009 4,550,600 4,138,600 412,100 9.1% 

2010 4,555,300 4,121,500 433,900 9.5% 

2011 4,565,700 4,140,500 425,300 9.3% 

2012 4,588,100 4,162,100 426,000 9.3% 

2013 4,534,400 4,164,400 370,000 8.2% 

2014 4,518,700 4,218,400 300,300 6.6% 
Source: NJ Dept. of Labor & workforce Development Labor Force Estimate 

Employment Status 

The 2010-2014 5-year American Community Survey estimates reveal that 75.4 percent of 

Highlands’ 16 and over population is in the labor force. About 25 percent of the Borough’s 16 

and over population is not in the labor force. The County’s labor force participation is almost 10 

percent lower than that of Borough.  

 

Employment 

Borough of Highlands and Monmouth County, 2014 Estimates 

  Highlands Monmouth County 

  Number Percentage Number Percentage 

Population 16 years and over 4,224 100.0% 503,829 100.0% 

In labor force 3,186 75.4% 334,690 66.4% 

Civilian Labor Force 3,186 75.4% 334,440 66.4% 

Employed 2,780 65.8% 305,912 60.7% 

Unemployed 406 9.6% 28,528 5.7% 

Armed Forces 0 0.0% 250 0.0% 

Not in labor force 1,038 24.6% 169,139 33.6% 
Source: 2010-2014 American Community Survey 5-Year Estimates 
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Class of Worker and Occupation 

According to the 2010-2015 ACS Estimates, the majority of workers (85.1%) living in Highlands 

Borough were a part of the private wage and salary worker group. This group includes people 

who work for wages, salary, commission, and tips for a private for-profit employer or a private 

not-for-profit, tax-exempt or charitable organization. The second largest category was self-

employed (9.6%), followed by those who work for the government (8.3%).  

 

Class of Worker 

Borough of Highlands, 2014 Estimates 

  Number Percentage 

Employed Civilian population 16 years and over 2,780 100.0% 

Private Wage and Salary Worker 2,366 85.1% 

Government Worker 147 5.3% 

Self-Employed Worker 240 8.6% 

Unpaid Family Worker 27 1.0% 
        Source: 2010-2014 American Community Survey 5-Year Estimates 

The occupational breakdown shown in the table below includes only private wage and salary 

workers. Those that worked within the private wage field were concentrated heavily in 

management and professional positions and sales and office occupations. Together the two 

fields account for roughly 73 percent of the entire resident workforce. Production transportation 

and material moving occupations were also a significant employer of Borough residents, 

employing 11 percent followed by natural resources, construction, and material moving 

occupations employing 7.3 percent of the residents. 

Resident Employment by Occupation 

Borough of Highlands, 2014 Estimates 

  Number Percentage 

Employed Civilian population 16 years and over 2,780 100.0% 

Management, business, science and arts occupations 1,397 50.3% 

Service occupations 249 9.0% 

Sales and office occupations 624 22.4% 

Natural resources, construction and maintenance occupations 202 7.3% 

Production Transportation and material moving occupations 308 11.1% 
   Source: 2009-2013 American Community Survey 5-Year Estimates 

The most common industry for Highlands’ residents is the educational services, and health care 

and social assistance sector, employing approximately 20 percent of the Borough’s resident 

workforce. The second most common industry is professional, scientific, and management, and 

administrative and waste management services, which employs 18.1 percent of the Borough’s 

resident workforce.  
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Employment by Industry 

Borough of Highlands, 2014 Estimates 

Industry Number Percentage 

Civilian employed population 16 years and over 2,780 100.0% 

Agriculture, forestry, fishing and hunting, mining 0 0.0% 

Construction 206 7.4% 

Manufacturing 61 2.2% 

Wholesale Trade 113 4.1% 

Retail Trade 352 12.7% 

Transportation and Warehousing, and Utilities 185 6.7% 

Information 196 7.1% 

Finance and insurance, and real estate and rental  

and leasing 
217 7.8% 

Professional, scientific, and management, and  

administrative and waste management services 
502 18.1% 

Educational services, and health care and social  

assistance 
558 20.1% 

Arts, entertainment, and recreation, and  

accommodation and food services  
228 8.2% 

Other Services, except public administration 115 4.1% 

Public administration 47 1.7% 
Source: 2010-2014 American Community Survey 5-Year Estimates  

Commuting to Work 

According to the 2010-2014 ACS Estimates, the mean travel time to work for those who lived in 

the Borough was 38 minutes. The majority of commuters, roughly 66 percent, traveled less than 

an hour to work, and roughly 50 percent have less than a half-hour commute.  

 

Travel Time to Work 

Borough of Highlands, 2014 Estimates 

  Number Percentage 

Workers who did not work at home 2,571 100.0% 

Less than 10 minutes 144 5.6% 

10 to 14 minutes 213 8.3% 

15 to 19 minutes 312 12.1% 

20 to 24 minutes 478 18.6% 

25 to 29 minutes 128 5.0% 

30 to 34 minutes 198 7.7% 

35 to 44 minutes 0 0.0% 

45 to 59 minutes 211 8.2% 

60 to 89 minutes 548 21.3% 

90 or more minutes 240 9.3% 

Mean travel time to work (minutes) 38 
     Source: 2010-2014 American Community Survey 5-Year Estimates 
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The largest portion of workers drove to work alone (65.3%), while 7.5 percent carpooled. 

Approximately 15 percent of workers commuted via public transportation and another 4.9 

percent worked from home. 

Means of Commute 

Borough of Highlands, 2014 Estimates 

  Number Percentage 

Workers 16 years and over 2,704 100.0% 

Car, truck, van- Drove Alone 1,767 65.3% 

Car, truck, van- Carpooled 204 7.5% 

Public Transportation 406 15.0% 

Walked 108 4.0% 

Other Means 86 3.2% 

Worked at home 133 4.9% 
    Source: 2009-2013 American Community Survey 5-Year Estimates 

Covered Employment 

There is currently very limited information available on actual job opportunities within 

municipalities.  The Department of Labor collects information on covered employment, which is 

employment and wage data for private employees covered by unemployment insurance.  The 

tables below provide a snapshot of private employers located within Highlands Borough. The first 

table reflects the number of jobs covered by private employment insurance from 2003 through 

2013.  The second table reflects the disbursement of jobs by industry in 2013.  

According to data from the New Jersey Department of Labor and Workforce Development, the 

highest number of covered jobs in Highlands was in 2008 when 654 jobs were covered by 

unemployment insurance. Private employment has remained relatively steady in Highlands since 

2003, with its largest loss occurring from 2008 to 2009 (-13.9%).   

Private Wage Covered Employment 2003 - 2013 

Highlands Borough 

Year Number of Jobs 
# 

Change 

% 

Change 

2003 461 - - 

2004 423 -38 -8.2% 

2005 437 14 3.3% 

2006 483 46 10.5% 

2007 643 160 33.1% 

2008 654 11 1.7% 

2009 563 -91 -13.9% 

2010 532 -31 -5.5% 

2011 572 40 7.5% 

2012 551 -21 -3.7% 

2013 505 -46 -8.3% 
Source: NJ Dept. of Labor & workforce Development Labor Force Estimate 
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In-Borough Establishments and Employees by Industry: 2013 

The table below depicts the average annual number of establishments and employees by 

industry sector that exist within the Borough, as grouped by North American Industry 

Classification System (NAICS). In 2013, the Borough had an annual average of 83 establishments 

employing on average 505 persons. Accommodations/food was the predominant sector, 

accounting for 15.7 percent of the establishments in Highlands and 52.7 percent of the 

Borough’s in-place employment.  

Average Number of Establishments and 

Employees by Industry: 2013 

Industry 
2013 Average 

Units Employment 

Construction 12 49 

Manufacturing . . 

Wholesale Trade 4 31 

Retail Trade 12 64 

Transp/Warehousing  4 5 

Information . . 

Finance/Insurance 4 9 

Real Estate . . 

Professional/Technical 8 16 

Admin/Waste Remediation 3 8 

Education . . 

Health/Social . . 

Arts/Entertainment 6 18 

Accommodations/Food 13 266 

Other Services 10 47 

Unclassifieds . . 

Private Sector Totals 83 505 

Local Government Totals 4 188 

Source: NJ Dept. of Labor & workforce Development Labor Force Estimate 

Data have been suppressed (-) for industries with few units or where one employer 

 is a significant percentage of employment or wages of the industry. 
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Probable Future Employment Opportunities 

The North Jersey Transportation Planning Authority (NJTPA) completes regional forecasts for the 

New York/New Jersey metropolitan area every four years for populations, households, and 

employment. The most recent report was released in 2013. Due to the built out nature of the 

Borough and environmental constraints, there is limited opportunity for job growth.  The 2013 

NJTPA report predicts Highlands Borough’s employment will increase by 170 jobs by 2040. In 

addition, the New Jersey Department of Labor releases a Regional Community Fact Book for 

each county in New Jersey. Between 2010 and 2020, Monmouth County is projected to increase 

its jobs by 23,250. The healthcare and social services industry is projected to create the most jobs 

in Monmouth County, adding a predicted total of 4,500 jobs.  
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PART 2: FAIR SHARE PLAN 

INTRODUCTION 

The following Fair Share Plan (the Plan) details Highland Borough’s present need, prior round 

obligation (1987-1999), and Third Round need. For each obligation, this Plan proposes 

mechanisms for which the Borough can realistically provide opportunities for affordable housing 

for moderate-, low-, and very low- income households. The Borough reserves the right to amend 

this Plan based upon the determination by the courts of the municipality’s final fair share 

obligation. 

  

The need for affordable housing in New Jersey is divided into three components: 

 Present Need – The present need, or rehabilitation share, represents the number of 

existing housing units that are both deficient and occupied by low and moderate 

income households. This number is derived from review and analysis of housing 

conditions reported in the U.S. Census and American Community Survey.  

 Prior Round Obligation – The Prior Round obligation is the cumulative 1987-1999 fair share 

obligation determined by 2014 COAH regulations. 

 Third Round Need – The Third Round need represents the anticipated future affordable 

housing needs of a municipality. The November 2015 Monmouth County obligations 

determined by Richard B. Reading, the Special Monmouth County Court Master on the 

fair share obligations, designates the Third Round as the period between July 1, 1999 and 

June 30, 2025. 

 

As the following Fair Share Plan will detail, Highlands Borough has addressed its Prior Round and 

Third Round obligations.  

 

Highlands Borough Obligation  

Prior Round Obligation (1987-1999) 20 

Round 3 Need (1999-2025) 55 

Total Obligation 75 units 
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PRESENT NEED 

Present Need was determined in N.J.A.C. 5:93-1.3 to be the sum of a municipality’s indigenous 

need, the deficient housing units occupied by low- and moderate-income households, and the 

reallocated present need, which is the portion of a housing region’s present need that is 

redistributed throughout the housing region. Under the second round rules, evidence for 

deficient housing included: year structure was built, persons per room, plumbing facilities, 

kitchen facilities, heating fuel, sewer service, and water supply.   

 

The third round rules reduced the amount of criteria of evidence of deficient housing to three: 

pre-1960 crowded units, which are units that have more than 1.0 persons per room; incomplete 

plumbing, and incomplete kitchen facilities. This reduction in the amount of criteria was found to 

be by the Appellate Division to be within the Council’s discretion and was upheld in the 

Supreme Court’s decision In re N.J.A.C. 5:96 & 97.  

 

The previously discussed Mount Laurel IV decision found that the reallocated need is no longer a 

component in the determination of Present Need. Therefore, the Present Need now equates to 

indigenous need, which means the obligation is based on deficient housing as determined by 

pre-1960 over-crowded units, incomplete plumbing, and incomplete kitchen facilities.  

 

The May 16, 2016 Econsult Solutions report concluded that Highlands Borough has a Present 

Need of 0 units, while the July 2015 FSHC report determined the Present Need was 41 units. The 

Borough will revise its Present Need number once Richard Reading’s final numbers are released. 

It should be noted that the Borough previously had a Regional Contribution Agreement (RCA) 

with the Township of Middletown for 50 units.1 Between April 2000 and October 2004, 45 of the 50 

units were completed. An additional 3 units were completed post 2004, bringing the total to 49 

(see Monmouth County Affordable Housing 2015 in Appendices).  

 

 

  

                                                      
1 Highlands Borough Housing Element, 2004, pages 24-25 



Borough of Highlands  June 8, 2016 
Monmouth County, New Jersey       Housing Element and Fair Share Plan 

------------------------------------------------------------------------------------------------------------------------------------------------------------- 

29 

 

PRIOR ROUND OBLIGATION (1987-1999) 

According to the May 2016 Econsult report and the July 2015 FSHC report, Highlands Borough 

has a Prior Round obligation (1987-1999) of 20 units. The following developments address the 

Prior Round obligation.  

 

Ptak Towers 

Ptak Towers, located at 215 Shore Drive, is managed by the Highlands Housing Authority, and 

was completed on April 16, 1985. The development was first occupied on April 30, 1986, and 

includes 95 age-restricted low-income rental units. 2 Of these 95 units, 20 will be applied toward 

the Borough’s Prior Round obligation. 

 

The Borough has fully addressed its 20-unit Prior Round obligation as follows: 

 

Prior Round Obligation 20 

Ptack Towers 
20 age-restricted 

rental 

Total 20 Credits 

 

  

                                                      
2 Highlands Borough Housing Element, 2004, page 25 
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ROUND 3 NEED (1999-2025) 

Utilizing Richard Reading’s November 2015 Monmouth County obligation calculations, the 

Borough has a Round 3 Need of 55 units. The following developments address the Borough’s 

Third Round Obligation. 

 

Monmouth Highlands Apartments 

Monmouth Highlands Apartments, located at 37 Navesink Avenue, is managed by the 

Monmouth County Affordable Housing Alliance. This development was deed restricted as 

affordable by the Resolution Trust Corporation at the time the property was purchased by the 

Monmouth Housing Authority (see Deed in Appendices). The development was partially funded 

by Monmouth County HOME Investment Partnership Program funds. The HOME Program provides 

formula grants for a wide range of activities surrounding the development of affordable housing, 

including building, buying, and rehabilitating affordable housing.    

 

Monmouth Highlands Apartments includes 16 low and very low-income family rental units, all of 

which are one bedroom. The Borough can apply 13 rental bonus credits toward meeting its 

obligation. 

 

Ptak Towers 

Ten units from the Ptak Towers development will count toward the Borough’s Third Round 

obligation.  

 

Proposed Rezoning 

The Borough is proposing to rezone Lot 1.1 on Block 105.107 to require an affordable set-aside. 

The subject property is currently developed by the Shadow Lawn Trailer Park, located within the 

MH Mobile Home Residence zone, and is roughly 13.1 acres in size. There are no wetlands or 

floodplains present on the site. The property does contain about 5.2 acres of slopes at 20% or 

greater, leaving approximately 7.9 acres of unconstrained land.  

 

The proposed rezoning will allow the existing permitted uses and allowable density to remain 

with the addition of a required affordable set-aside at 20% for for-sale developments and 15% 

for rental developments. The affordable set-aside is proposed for all residential uses except 

mobile home developments. At a net density of 14 units/acre (as per existing zoning), the 

property could theoretically support 110 units. The existing zoning allows for an additional two 
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units of density (16 units/acre) if a public scenic overlook area is included pursuant to Ordinance 

Section 21-89(A)6. At this additional density, the property could theoretically support 126 units.  

 

Accounting for a 20% for-sale set-aside, there is the potential to produce 22 to 25 for-sale 

affordable housing units on the site (110 x 0.20 = 22; 126 x 0.20 = 25). Accounting for a 15% for-

rent set-aside, the site has the potential to produce 16 to 19 for-rent affordable units (110 x 0.15 = 

16; 126 x 0.15 = 19). Utilizing these calculations, the proposed rezoning could produce 16-25 

affordable units on Block 105.107 Lot 1.1. The affordable units can be built on-site or at an off-site 

location within the Borough. Of the possible 25 affordable units, 16 will be applied to the 

Borough’s Third Round.  

 

The Borough has fully addressed its 55-unit Third Round Need obligation as follows:  

 

Round 3 Need Obligation 55 

Monmouth Highlands Apartments 16 family rental 

Bonus Credits 13 

Ptak Towers 10 age-restricted rental 

Rezoning 16 

Total 55 Credits 

 

It should be noted that the Borough has 65 units of excess credits from Ptak Towers as well as up 

to 9 units from the proposed rezoning that can be used to address future obligations. The 

Borough also may have an additional 30 credits from the Jennie Parker Manor, located at 125 

Waterwitch Avenue (Block 117, Lot 11). The Jennie Parker Manor is composed of 30 income-

restricted family rental units. The development is managed by the Highlands Housing Authority. 

Constructed in 1954, the development was the subject of a Declaration of Trust, signed on April 

6, 2011 between the Highlands Housing Authority and HUD. See Appendices for a map of the 

Borough affordable housing sites and the Declaration of Trust.   
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SUMMARY OF FAIR SHARE COMPLIANCE 

Present Need * 

Monmouth County Rehabilitation Programs * 

Present Need Total * 

Prior Round Obligation (1987-1999) 20 

Ptack Towers 20 

Prior Round Total 20 

Third Round Need (1999-2025) 55 

Monmouth Highlands Apartments 16 

Bonus Credit 13 

Ptak Towers 10 

Rezoning 16 

Third Round Need Total 55 
 

Total Credits Proposed 75 

 

1 The Borough’s Present Need is unknown at this time. The Borough will revise this number once Richard 

Reading’s final numbers are released. The May 2016 Econsult report assigns the Borough a Present Need of 

0 units and the July 2015 assigns a Present Need of 41 units. 
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MAP OF AFFORDABLE HOUSING SITES 
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APPENDIX B 

EXISTING AFFORDABLE HOUSING 

Declaration of Trust – Jennie Parker Manor 

Deed – Ptak Towers – dated April 7, 1986 

Deed – Monmouth Housing Apartments – dated February 2, 1996 

  



DecIa「ation of丁rust

(Development G「ant P「OIeCtS ★)

∪・S. Department of Houslng

and U「ban Deveiopment

OfflCe Of PubllC and lndlan Houslng

OMB No. 2577-0270

exp. 09I30I201 3

Ⅵ’hcrcas. (上scc ln持t「しIC11Om)
HOUSING AUTHORITY OF THE BOROUGH OF HIGHLANDS

(hcro川Callcd thc PubllC Housmg ^gcney (P=∧), a PubllC body corporatc md po凧C. d同y crcaled肌d o「gannd p時…un"o dnd ln ZICCO「dance wit同hc

provISIOnS O「thc Iaws or o「dlnanCCS Orthc (2) State of New Je「sev　　　　　　　　　　　　　　　　　　　　　　　　　　「肌d

thc UnitCd Statcs of^me「lCa、 Scc「cta「y o「Houslng and Urban DcvcIopmcnt (hcrcln Callcd HUD) pursunn=o lhc U面ed Stat心Hou…lg Act o白937

(42 U S ( 1437. ct scq ) md thc Dc甲rtmcnしo「HoしISmg and Urban DcvcIopmcnt ∧ct (5 U S C 624) cntc「cd面O ZI CCrtam COnt「種C[ wlth c「fectlVe

datc as of(†nm/dd/yyyy) (3) 1 1/2611952
(hcrcln Ca11cd lhc ^ilnuul Coi教t「1but'OnS ( onlTaCし) and a ccrtam Dcvdopmen川ro)eCt G「ant

^mendment to [he ^nnu種l Con面butlOnS Con血ct wllhしhc crfcctlVC datc as of (mm/dd/yyyy) (4) 「 p「0Vldli↑g 「。「ag「anl lobelnadc

by HUD to dS糾St山e PH^ m financmg a lower mCOme hoしISmg PrO」CCl、 and

Whc「eas. as o「thc datc ofthe cxccutlOn O白hlS Dccl肌鉦on o「Trus=llC Dcvclopmcnt Prc cct Grant ∧meTl(lmcnt md肌c ∧n∩しIul Contnbut~OnS Co血act

COVer thc Iowc「 lnCOmC houslng Prqcel locatcd ln (5)

the Borough of Highlands, County of Monrrouth and State of New Jersey

whlCh wi= p「ovlde app「oxlma庇ly (6)　　30　　　dwe111ngしmltS. and which lowe=ncome housmg proleCt W用be known as

臣0」eCI No (7)剛39PO4190ひZ　　　　　　　　　　　　　　　　　　　　　　　　　　　、種nd

Whcrca㍉ the Pro」eCl and acql11S血on o白hc sllc or血s lherco「wil川avc been向-an.ed w肌g「種nt usslstimCe PrOVlded by HUD

Now Thcrefo「e「 tO aSSl‘re HUD o「the pe「fomanceby the PH^ 0川1e COVCna巾s COntalned m lhe DeveIopmont ProJeCしGr州lt ^mcndment and ^nnual

Conl「lbl血OnS Con血C=he PH^ dl燈he「eby博haowledgき踊d deela「e tha川l P‘購質t`ed ofand holds ln irust for thc bene血o「 HUD. for thc purposcs

hcrcln細er staled. the fo=ow用g deso巾bed 「caI property河llated用(8)

the Bo「Ough of H喝hlands, County of Monmouth and State of New Je「sey

To Wit: (Inse両ega同eヽCrlPtlOn /or lhe pro」eCしX9)

SEE LEGAL DESCRIPTION ATTACHED

and a11 buildlng` and白xt"「eS CrCCtCd o「 to bc c「ectcd thc「e(川0「叩r)…1on…1血「elo

丁hきP=A l時rcby dccla母間nd dCknowledgcs tl接しdu…g用c exlヽ(C11CC Ol血l「llSl he「eby c「catcd. HUD hasbeun gra両ed and lS POSSCS‡e Oran mtereSt

用1he aboヽe deso「lbed臣。」CCt PrO erly, To Wit:

The =gh"o 「cq…re =lC Pl」A 10 rCmaln SC!/ed o=lr高血to細申「。perty und to 「c血In l「om tr掴壷mng, COnVey川g膏SSlgn川g. leaslng, mOrtg種glng「

pledg川g, O「し用「CrWl`e画Cu…bc…g O「 PC「m血=g O丁やIl佃e…g …y l「…症「, C個Vey…CC, aSSlg"mC"t. le描c, mOr壇age中聞ge o「 o=lCr Cneumb「ancc o「淵ld

叩甲erly o軌ny par=hc「eo主用叩urtCnflilCC油壷「c時O「 any rCnt reVenuCS言nCOmC. Or reCCi叫thcrcltom o「 'n COllnCC¥10n lhunw川1、 O「 any O「1he bellerits

o「 con山h画Om grnnted to lt by o叫ursしl…し10 thc ∧…unl Con用b両州s ContritCt. O「 any面CrCS=n uny O白hc "mC eXCeP=h種=h引〕H< may (1), 10小o

面cnt州d …川c manllC「 r,rOVIdcd m thc ∧…uni (onmbutlOn` ( o血acL (a) lcaヽC dw紺ng` und othc「 spaces ancl ‘aci血lCS ln帖o I)ro」CCしO「 (b) convey or

川lCrWISedi‘POSC: Orany「Cal orpc「sJOnai p「operlywhiCh lSdetcmmedtobccxccsstolhcncedso白hc PrQJCCt. O「(C)con、CyOrdedlCutC land fo「しISC雄`[「eets,

a=cys, 0「Othc「叫bllC =ght「証way, and grmt caseme11tS fo「thc csthoilShmcn工OPC「加On, md ma血CmnCe OfpubllC utll向es「 Or (d)即しc「 lntO and pe点)rm

co巾acts l高thc salco「dwc=爪g川席tomcmbc「s oltcmn=umi圧CS` uSautho冊cdbythc Umtcd Statcs =ouslng∧cto白り37「42 U S C 1437「 Ct SCq , 0「

(2)、 Witl=hc叩proval o唖UD, rctCaSC thc竹くりCCt什om thc trust hc「cby c「outc点I十ovldcd. That nothlng hcrem contamed shdli bc cons血ed as p「chlbl(lng

血convtyancc o† tltle to o「 thc dcll、′Cry O† posscssIOn Ofthc ProJCCl to HUD r,uTSu州=o thc ∧mしul Contr‘butlOnS (’onl「acl

丁hc ondo「somcnt by a duIy autho=ZCd omcer o「 HUD (l) upon州y conveyanoc or tr肌sfer madc by thc PH∧ ofany rcnl or pcrsona‘ p「opcrty whlCh

lS dctcrmmed to bc cxccss to thc nccds o川1C Pro」CCt, Or (2) upon any lnstrumOnt Ofconveyancc or dcdlCatlOn O「P「OPCrty, Or any血CrCS=hc「cln言or llSC

as strcets, u用eys. or olhcr pub圧C rlghl臆O「Way「 Or †oT thc establlShmo叶opcru向On証id mu面enumc ofpub圧C utllltlCS, Or (3) upon any l-rstmmCnt tranSfcrmg

。「 COn、Cymg a dwc=mg unlt, O「出口血orCS thcrcm, tO a mCmbc「 o子種tomn fumlly「 Or (4)しIPOn any ‘nStrumCnt OfrcIcase madc by thc PH^ o「thc Pr叫∞t

両種ll be描ec=vc to rcIcasc sueh property from thc trlrst hereby crcated

UpOn CXPITatlOn Ofthc penod d…ng WhiCh thc PH^ lS Obll即tCd to ope「種tc thc P「o】Cct m aCCOrdance wlth the ∧m皿l ContnbutlOnS Conlract, thc t「llSt

he「ねy c「e血ed sha= leHmnale …id no longビ「 be c=宅e白ve

ト言霊謹呈器嵩嵩莞芸雄二p’C…比国1n向き記l-’し〇両埴
(Se高)　　　　　　　　　　　　　　　　　　　　　　　　　　　　　　　( 1. s(e川S血iCtiO博)

HOUSiNG AUTHORITY OF THE BOROUGH OF HIGHLANDS
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APPENDIX C 

MONMOUTH COUNTY AFFORDABLE HOUSING 

2015 

 



65 Freehold Borough Housing Authority 107 Throckmorton St Freehold Borough  HA (732) 462-2421

66 Freehold Borough consumer group home for mentally ill intentional blank special rent 4 Collaborative Support Programs of NJ (732) 780-1175 Section 811

67 Freehold Borough group home for developmentally disabled intentional blank special rent 6 NJ Community Services (Freehold) Office (732) 863-4500 Section 811

68 Freehold Borough group home for developmentally disabled intentional blank special rent 6 NJ Community Services (Freehold) Office (732) 863-4500 Section 811

69 Freehold Borough housing rehab / RCA 276 REHAB Freehold Borough (732) 462-1410 MtL

70 Freehold Senior Housing / Hudson Manor 40 Hudson St age rent 164 Freehold Senior Apts (732) 431-4880 HMFA / Section 8

71 Habitat for Humanity 1 Freehold Borough (732) 462-1410 MtL

72 Molly Pitcher Homes Throckmorton & Haley Sts family rent 38 Freehold Borough  HA (732) 462-2421 Public Housing

73 Monmouth County Independant Living for mentally ill intentional blank special rent 5 Collaborative Support Programs of NJ (732) 780-1175 Section 811

74 Monmouth Ct 107 Throckmorton St age rent 47 Freehold Borough HA (732) 462-2421 Public Housing

75 New Horizons in Autism Inc group home New Horizons in Autism (732) 303-78832 MtL

76 Rug Mill Family Apts 40 Jackson St family rent 104 Rug Mill Towers Apts (732) 294-1491 HMFA / tax credit / MtL

77 Rug Mill Senior Apts 30 Jackson St age / 55+ rent 98 Rug Mill Towers Apts (732) 294-1491 HMFA / tax credit / Bal Hsg / MtL

78 Freehold Township

79 Adelphia Green 2 Adelphia Rd 11 Affordable Housing Alliance of NJ (732) 389-2958 MtL

80 Avalon at Freehold 100 Lambert Way family 30 Affordable Housing Alliance of NJ (732) 389-2958 MtL

81 Easter Seals Society housing, 1-6 intentional blank special rent 15 Easter Seals Society of NJ Inc (732) 257-6662 MtL

82 Freehold Township housing rehab 3 REHAB Freehold Township (732) 294-2000 MtL

83 Heritage Village at Elton Corner 895 Elton Adelphia Rd age rent 150 Heritage Village at Elton Corner (732) 431-3456 HMFA / tax credit / MtL

84 Indpendence Square Rte 33 & Kondrop Way family rent 63 Freehold Township (732) 294-2000 MtL

85 Ivy Hedge / Search Day program intentional blank special rent 4 Search Day Program (732_ 531-0454 MtL

86 Kershaw Commons 1 Applewood Dr family rent 31 Kershaw Commons (732) 431-0500 HMFA / tax credit

87 Monmouth Crossings assisted living 560 Iron Bridge Rd age 16 Affordable Housing Alliance of NJ (732) 389-2958 MtL

88 New Horizons in Autism Inc group home intentional blank special rent 5 New Horizons in Autism (732) 303-78832 MtL

89 OCEAN Inc scattered sites special rent 17 OCEAN Inc (732) 244-5333 MtL

90 Strickland Farm condominiums Strickland Rd family sale 78 Freehold Township (732) 294-2000 MtL

91 Turning Lives Around transitional housing 1-4 intentional blank special rent 12 180 Turning Lives Around Inc (732) 264-4111 MtL

92 Wyndham Place condominums Gully Rd family sale 95 Freehold Township (732) 294-2000 MtL

93 Hazlet

94 Bethany Towers Senior Apts 1 Clark St age rent 140 Bethany Towers (732) 264-7003 Section 8

95 Middle Road Village 423 Middle Rd age rent 212 Middle Road Village (732) 264-6555 HMFA / Section 236

96 Highlands

97 Highlands Housing Authority 215 Shore Dr Highlands Boro Housing Authority (732) 872-2022

98 Highlands Borough housing rehab / RCA 49 Highlands Borough (732) 872-1224 MtL

99 Jennie Parker Manor 125 Waterwitch Av family rent 30 Highlands Boro Housing Authority (732) 872-2022 Public Housing

100 Ptak Towers 215 Shore Dr age rent 95 Highlands Boro Housing Authority (732) 872-2022 Public Housing

101 Holmdel

102 Fox Chase condominiums Weller Pl & Agostino Pl family sale 8 Community Grants, Planning & Housing / CGP&H (609) 664-2769 MtL

103 Gracewood Glen condominiums Maria Ct family sale 9 Community Grants, Planning & Housing / CGP&H (609) 664-2769 MtL

104 Hidden Woods condominiums 1-157 Lexington Ct family sale 16 Community Grants, Planning & Housing / CGP&H (609) 664-2769 MtL

105 Holmdel Meadows Mulberry Ln family sale 8 Community Grants, Planning & Housing / CGP&H (609) 664-2769 MtL

106 Holmdel Mews condominiums Northampton Dr family sale 12 Community Grants, Planning & Housing / CGP&H (609) 664-2769 MtL

107 Holmdel Village Senior Apts 200 Crape Myrtle Dr age rent 70 Laurel Village Senior Apts (732) 335-8279 MtL

108 Laurel Village Senior Apts 100 Crape Myrtle Dr age rent 50 Laurel Village Senior Apts (732) 335-8279 MtL

109 Palmer Square condominiums family sale 33 Community Grants, Planning & Housing / CGP&H (609) 664-2769 MtL

110 the Orchards condominiums / Wagon Wheel 1-33 Stagecoach Dr, 1-75 Dumont Av, family sale 101 Wentworth Group (732) 403-8144 MtL

111 Howell

112 Brandywine / Pinewood at Meridian assisted living 100 Meridian Pl age rent 108 Pinewood (732) 719-0100 HMFA / MtL

113 Countryside Place 11 N American Dr family rent 180 Countryside Place (732) 409-0131 HMFA / tax credit / MtL

114 Crossroads at Howell / Strickland Rd 720 Rte 9 & Strickland Rd age rent 85 Crossroads at Howell (732) 683-1244 Section 202 / MtL

115 Developmental Services of NJ special rent 4 Howell Township (732) 938-4500 MtL

116 Easter Seals group homes intentional blank special rent 10 Easter Seals of NJ (732) 257-9386 MtL

117 Friendship Gardens / Howell Senior Apts 100 Friendship Gdns age rent 100 Friendship Gardens (732) 370-9110 HMFA / tax credit / Section 202 / MtL

118 Howell Township housing rehab 30 REHAB Howell Township (732) 938-4500 MtL

119 Monmouth group home for mentally ill 2002 intentional blank special rent 7 Collaborative Support Programs of NJ (732) 780-1175 Section 811

120 Safe Havens Inc special needs housing special rent 9 Howell Township (732) 938-4500 MtL

121 Keansburg

122 Keansburg Housing Authority 1 Church St rent 249 vouchers Keansburg Housing Authority (732) 787-6151 vouchers

123 Church St Senior Apts 43 Church St age rent 33 Keansburgh Housing Authority (732) 787-6161 Public Housing / tax credit

124 Granville Tower 1 Church St age rent 80 Keansburg Housing Authority (732) 787-6151 Public Housing

125 Keansburg housing rehab / RCA 322 REHAB Keansburg Borough (732) 787-0215 MtL

126 McGrath Towers 25 Hancock St age rent 110 Keansburg Housing Authority (732) 787-6151 Public Housing

127 Viking House (HOME) family rent 19 Affordable Housing Alliance (Eatontown) (732) 389-2958 HOME

128 Keyport

129 Bethany Manor 500 Broad St PO Box 1 age rent 140 Bethany Manor (732) 264-9550 HMFA / Section 202 / MtL

130 Keyport Legion Senior Apts 50 Beers St age rent 209 Keyport Legion Apts (732) 264-2711 HMFA / Section 236

131 Long Branch
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