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HOUSING PLAN ELEMENT 

Introduction 
The Township of Cranford has prepared this housing plan element and fair share plan in 

accordance with the requirements of the Mount Laurel Doctrine, the New Jersey Municipal Land 

Use Law (N.J.S.A. 40:55D-1 et. seq.), and the State Fair Housing Act (N.J.S.A. 52:27D-301 et. 

seq.).  

The Mount Laurel Doctrine 
The New Jersey Supreme Court, in Mt. Laurel I (1975), held that a developing municipality must, 

through its land use regulations, create a realistic opportunity for an appropriate variety and choice 

of housing for all categories of people who may desire to live there, including those of low and 

moderate income (Southern Burlington County NAACP v. The Township of Mount Laurel, 676 N.J. 

151, 336 A. 2d 713 (1975)).  

 
As a result of Mount Laurel I, developing municipalities in the path of growth were obligated to 

provide for a mix of housing that addressed their fair share of the region's housing need. However, 

Mount Laurel I generally resulted in few housing opportunities for low and moderate households 

because many municipalities failed to use their powers to zone and provide a realistic opportunity 

for the provision of affordable housing.  

 
The New Jersey Supreme Court, in Mount Laurel II (1983), held the following:  

 

 The existence of a municipal obligation to provide a realistic opportunity for a fair share of the 

region's present and prospective low and moderate income housing need, will no longer be 

determined by whether or not a municipality is ‘developing.’ The obligation extends, instead, to 

every municipality, any portion of which is designated by the State, through the SDGP (State 

Development Guide Plan, currently called the State Development and Redevelopment Plan), as 

a growth area. 

 

 The lower income regional housing need is comprised of both low and moderate income 

housing. Low income housing need consists of households whose incomes do not exceed 50 



Housing Plan Element and Fair Share Plan  Adopted—December 3, 2008  
Township of Cranford Master Plan 
 

 

  

2

percent of the median income of the area with adjustment for family size. Moderate income 

housing need consists of households whose income does not exceed 80 percent of the median 

income of the area with adjustment for family size (Southern Burlington County NAACP v. the 

Township of Mount Laurel, 92 N.J. 158, 456 A. 2d 390 (1983)). 

 

Under the doctrine established by the Supreme Court, a municipality that continued to use its power 

to zone without consideration of its impact on low and moderate households faced the prospect of 

loss of that power. Such municipalities faced the prospect of a court-ordered rezoning, or the so-

called “builder’s remedy.” The essence of the landmark decision, however, was that municipalities 

should use their zoning powers and other related powers to facilitate, rather than obstruct, the 

provision of affordable housing. 

 

The Fair Housing Act 
In 1985, two years after Mount Laurel II, the State adopted the Fair Housing Act and created an 

administrative alternative to court action in addressing municipal compliance with Mount Laurel II. 

The Fair Housing Act established the Council on Affordable Housing (COAH) as the State agency 

responsible for identifying housing regions, estimating low and moderate income housing need, and 

provided regulations that guide municipalities in addressing their obligations. The stated intent of the 

Act was to provide alternatives to the use of the builder's remedy as a method of achieving the 

provision of affordable housing.  

 

As the State agency responsible for administering the Fair Housing Act, COAH establishes 

affordable housing guidelines and criteria. COAH estimates the total lower income housing need 

statewide, organizes the State into housing regions, and allocates a share of the regional housing 

need to each municipality in the region. COAH also identifies those circumstances where an 

“adjustment” to a municipality’s fair share is appropriate. Finally, COAH identifies the types of 

housing activities and programs that will be readily recognized as credits or reductions to the 

municipal fair share.  
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Municipal Planning Responsibility  
Each municipality is obligated to plan to meet its fair share. The New Jersey Municipal Land Use 

Law enables a municipality to adopt a zoning ordinance to regulate land use provided that the 

municipality has also adopted a master plan that includes a land use element and a housing element.  

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

housing element are as follows: 

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

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

moderate income households and substandard housing capable of being rehabilitated. 

 

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

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

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

residential development of lands. 

 

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

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

 

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

 

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

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

including its fair share for low and moderate income housing. 

 

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

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

rehabilitation for, low and moderate income housing, including a consideration of lands of 
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developers who have expressed a commitment to provide low and moderate income housing.  

 

In addition, COAH’s substantive rules (NJAC 5:97) for the period from January 1, 2004 through 

December 31, 2018 require the following: 

 

 The household projection for the municipality as provided in Appendix F of NJAC 5:97; 

 

 The employment projection for the municipality as provided in Appendix F of NJAC 5:97; 

 

 The municipality’s prior round obligation as provided in Appendix C of NJAC 5:97; 

 

 The municipality’s rehabilitation share as provided in Appendix B of NJAC 5:97; and, 

 

 The projected growth share in accordance with the procedures in NJAC 5:97-2.4. 
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ANALYSIS OF DEMOGRAPHIC, HOUSING, AND EMPLOYMENT CHARACTERISTICS  
 
As required by N.J.S.A. 52:27D-310, all housing elements must contain a discussion of the 

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

requirement, the following sections profile the Township of Cranford with information obtained 

from the U.S. Census Bureau, the North Jersey Transportation Planning Authority, and the New 

Jersey Department of Labor and Workforce Development. 

Cranford’s Demographics 
At the time of the 2000 U.S. Census, the Township of Cranford had a population of 22,578 

residents (Table 1). This figure represents a 0.2 percent decrease from the population of 22,633 

residents that was reported in 1990. By contrast, the population of Union County grew by 5.8 

percent during the same time period. As indicated by the North Jersey Transportation Planning 

Authority (NJTPA)’s population projections, the Township and the County will continue to 

grow, reaching respective populations of 25,540 and 612,100, by the year 2030. Based on these 

projections, the Township can expect to increase its population by approximately 13.1 percent 

over the next quarter-century, slower than the County’s growth rate of 17.1 percent. 

Table 1: Population Trends, 1990-2005 
 

 1990 2000 2005 2030 
% 

Change 
1990-2000 

% 
Change 

2000-2005 

% 
Change 

2000-2030
Township of Cranford 22,633 22,578 22,540 25,540 -0.2 -0.2 13.1
Union County 493,819 522,541 533,900 612,100 5.8 2.2 17.1
Source: US Census Bureau, North Jersey Transportation Planning Authority 

 
According to the 2000 U.S. Census, the Township’s population is composed of 8,397 

households, with an average household size of 2.62 members (Table 2). The average household 

size is smaller than both the State of New Jersey’s average of 2.68 and the County’s average of 

2.77 persons per household. The Township’s percentage of population over 65 years of age, 17.9 

percent, is higher than the County and the State. The median household income in Cranford is 

also higher than the County and State median. 
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Table 2: Demographic Indicators, 2000 
 

 Number of 
Households 

Average 
Household 

Size 
Median Age 

% of 
Population  
≥ 65 years  

Median 
Household 

Income 
Township of Cranford 8,397 2.62 40.4 17.9 76,338 
Union County 186,124 2.77 36.6 13.8 55,339 
New Jersey 3,064,645 2.68 36.7 13.2 55,146 
Source: US Census Bureau 

 

According to the 2000 U.S. Census, the Township’s median age of 40.4 years is higher than both 

the statewide median age of 36.7 years and the County’s median age of 36.6 years (Table 2). As 

shown in Table 3, there were 1,465 pre-school age residents in 2000, or 6.5 percent of the 

Township’s population. School age children accounted for 4,155 residents, or 18.4 percent of the 

total population. Working age persons accounted for 57.2 percent of the Township’s population, 

with 12,910 individuals. Seniors aged 65 years and older accounted for 17.9 percent of Cranford’s 

population.  

Table 3: Population by Age, 2000 
 

 Number % of Total 
Pre-School Age 
Under 5 Years 1,465 6.5 
School Age 
5 to 9 Years 1,458 6.5 
10 to 14 Years 1,498 6.6 
15 to 19 Years 1,199 5.3 
Working Age 
20 to 24 Years 828 3.7 
25 to 34 Years 2,757 12.2 
35 to 44 Years 3,877 17.2 
45 to 54 Years 3,312 14.7 
55 to 59 Years 1,224 5.4 
60 to 64 Years 912 4.0 
Senior Age 
65 Years and Older 4,048 17.9 
Source: US Census Bureau 
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Cranford’s Housing Stock 
According to the 2000 U.S. Census, Cranford had a total of 8,560 housing units (Table 4). This was 

an increase of 153 units (1.8 percent) since the 1990 U.S. Census. Of this total, 8,397 units (98.1 

percent) were listed as occupied in 2000; owners occupied 83.0 percent of these units and renters 

occupied 17.0 percent. This is less than half the rate of renter-occupied units in Union County, which 

reported that 38.4 percent of all occupied housing units were occupied by renters. 

Of the total of 8,397 households, the average household size was 2.62 persons and the average 

family size was 3.09 persons. These figures are smaller than the County and State figures. Of the 

total number of households, family households accounted for 6,225 (74.1 percent) and non-family 

households1 for 2,172 (25.9 percent).  Householders 65 years of age or older were present in 859 

(10.2 percent) of households. 

A total of 81.9 percent of the Township’s housing stock was constructed before 1960. The median 

year of construction, 1949, is older than the County’s median of 1953 and the State median year of 

1962. The Township’s housing stock increased by approximately 1.82 percent (153 housing units) 

from 1990 to 2000.  

Table 4: Housing Characteristics, 2000 
 

 Number % of Total 
I. Housing Units 
Number of units 8,560 100.0 
Occupied Housing Units 8,397 98.1 
Vacant Housing Units 163 1.9 
Number of units (1990) 8,407 100.0 
II. Occupancy/Household Characteristics 
Number of Households 8,397 100.0 
Persons Per Household 2.62 N/A 
Family Households 6,225 74.1 
Non-Family Households 2,172 25.9 
Householders 65 and over 859 10.2 
Source: US Census Bureau 

                                                 
1 A non-family household consists of a householder living alone or where the household shares the home exclusively with 

people to whom he or she is not related. 
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Table 4: Housing Characteristics, 2000 (Continued) 
 

 Number % of Total 
III. Year Structure Built 
1999 to March 2000 27 0.3 
1995 to 1998 56 0.7 
1990 to 1994 144 1.7 
1980 to 1989 236 2.8 
1970 to 1979 347 4.1 
1960 to 1969 738 8.6 
1940 to 1959 4,212 49.2 
1939 or earlier 2,800 32.7 
IV. Condition of Units 
Lacking complete plumbing facilities 31 0.4 
Lacking complete kitchen facilities 14 0.2 
V. Home Value (Owner Occupied Units) 
$500,000 and up 181 2.9 
$300,000 - $499,999 1,322 21.2 
$200,000 - $299,999 2,866 46 
$150,000 - $199,000 1,399 22.4 
$100,000 - $149,000 378 6.1 
$50,000 - $99,999 79 1.3 
$0 - $50,000 11 0.2 
Median Value $233,600 N/A 
VI. Gross Rental Value (Renter Occupied Units) 
$1,500 and up 55 3.8 
$1,000 - $1,499 387 27.0 
$750 - $999 475 33.1 
$500 - $749 304 21.2 
$200 - $499 96 6.7 
Less than $200 51 3.6 
No cash rent 67 4.7 
Median Gross Rent $867 N/A 
Source: US Census Bureau 

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

2000 US Census, which indicates that the Township had 31 units lacking complete plumbing 

facilities and 14 units lacking complete kitchen facilities. In addition, only 66 of the Township’s 

housing units (0.8 percent) exhibited overcrowded conditions (1.01 persons or more per room).  

The 2000 median value of the owner-occupied housing units in Cranford was $233,600. This is 

higher than both the County and State median values of $188,800 and $170,800, respectively. 

Cranford’s median gross rent of $867 per month is also higher than the County and State median 
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gross rents of $752 and $751, respectively.  

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

considered affordable. In Cranford, 4,902 specified2 owner-occupied units (78.6 percent of all 

owner-occupied units) and 899 renter-occupied units (62.5 percent of all rental units) are 

considered affordable (Table 5).  

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

 
 Number % of Total 
Selected Monthly Owner Costs 
< 15% 1,945 31.2 
15% to 19% 1,256 20.1 
20% to 24% 1,035 16.6 
25% to 29% 666 10.7 
30% or more 1,314 21.0 
Not Computed 20 0.3 
Gross Rent 
< 15% 279 19.4 
15% to 19% 246 17.1 
20% to 24% 197 13.7 
25% to 29% 177 12.3 
30% or more 451 31.4 
Not Computed 85 5.9 
Source: US Census Bureau 

 

 

                                                 
2  Specified owner-occupied units do not include residences where a business activity (i.e., professional offices as an accessory 

use) takes place.  
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Cranford’s Employment Characteristics 
At the time of the 2000 U.S. Census, 11,646 of Cranford’s residents (51.6 percent) aged 16 years 

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

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

approximately 27.1 percent of those employed in the civilian labor force were employed in sales 

and office-related occupations. Service occupations employed 9.1 percent of Cranford residents 

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

related occupations employed 6.9 percent of the Township’s residents, whereas production, 

transportation, and material moving-occupations employed 6.2 percent of the Township’s 

residents that were employed in the civilian labor force. 

 

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

 Number % of Total 
Management, Professional, and Related 5,895 50.6 

Service 1,065 9.1 
Sales and Office 3,161 27.1 

Farming, Fishing, and Forestry 0 0.0 
Construction, Extraction, and Maintenance 798 6.9 

Production, Transportation, and Material 
Moving 727 6.2 

Source: US Census Bureau 
 

In 1999, the median household income in Cranford was $76,338, up $21,869 from the 1989 

household income of $54,469 (Table 7). After adjusting for inflation, however, this represents an 

increase in household income of just 4.38 percent. In 2000, per capita income was $33,283, 

which places the Township at 154 out of 566 municipalities (New Jersey Department of Labor and 

Workforce Development).  
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Table 7: Household Income, 1999 
 

 Number % of Total 
Less than $10,000 256 3.0 

$10,000 to $14,999 170 2.0 
$15,000 to $24,999 605 7.2 
$25,000 to $34,999 542 6.5 
$35,000 to $49,999 865 10.3 
$50,000 to $74,999 1,677 20.0 
$75,000 to $99,999 1,504 17.9 

$100,000 to $149,999 1,704 20.3 
$150,000 to $199,999 654 7.8 

$200,000 or More 424 5.0 
Median Household Income (Dollars) $76,338 N/A 

Source: US Census Bureau 
 
With regard to the number of jobs that are located within the Township, the New Jersey Department 

of Labor indicates that there was an average of 14,114 jobs located within the municipality in 2006, 

which is the latest available data.  This is up 1,411 jobs (11.1 percent) over the 2004 average of 

12,703 jobs.  The Department of Labor’s basis for this information is the number of jobs that are 

covered by public unemployment and disability insurance. Based on the information and analysis 

contained in Appendix B of this Plan, the Township of Cranford has the vacant land capacity to add 

a total of 436 jobs during the period from January 1, 2004 through December 31, 2018. 
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MUNICIPAL AFFORDABLE HOUSING OBLIGATION  
COAH’s substantive rules indicate that a municipality’s affordable housing obligation consists of 

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

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

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

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

municipal development and growth. 

Rehabilitation Obligation 
Appendix B of NJAC 5:97 indicates that Cranford’s rehabilitation obligation is 55 units 

Total Remaining Obligation—Cycles I and II 
In Appendix C of NJAC 5:97, COAH indicates that the Township’s total remaining prior-cycle 

obligation from Cycles I and II is 148 units, however the Township is entitled to, and has conducted, 

a vacant land adjustment pursuant to NJAC 5:93-4.2. The Township’s vacant land adjustment report 

is included in this plan as Appendix A. Pursuant to the analysis contained in Appendix A, Cranford 

has calculated its realistic development potential (RDP), or Cycle I and II affordable housing 

obligation, as 12 units.  

 

The difference between the Township’s total remaining prior-cycle obligation of 148 units and its 

RDP of 12 units is categorized by COAH as the Township’s “unmet need.”  As discussed in the Fair 

Share Plan, Cranford is eligible to apply 37 units of credit from the Lincoln Senior Housing 

development to the unmet need. Consequently, the total unmet need remaining after the application 

of eligible credits is 99 units. (Total Remaining Obligation of 148 Units – Eligible Credits of 37 

units – Realistic Development Potential of 12 Units = Unmet Need of 99 Units).   

 

Pursuant to the provisions of NJAC 5:93-4.2(h), COAH may require a municipality to make 

provisions for meeting its unmet need.  Such provisions include, but may not be limited to: zoning 

amendments that permit apartments or accessory apartments; overlay zoning requiring inclusionary 

development or payments in lieu of constructing affordable housing; and the adoption of an 
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ordinance that imposes a development fee on new residential and non-residential development. 

Cranford’s proposed mechanisms to address unmet need will be described in the Fair Share Plan 

(see p. 17).  

Growth Share—Cycle III 
It is COAH’s standard to calculate a municipality’s growth share based upon the household and 

employment projections of Appendix F of NJAC 5:97.  However, as applied to Cranford, these 

projections are grossly inaccurate and drastically overstate the development potential of the 

Township.  Consequently, the Township of Cranford invokes its right to an adjustment of the 

municipal housing and employment growth projections under the provisions of NJAC 5:97-5.6. 

 

The Township has prepared an analysis of existing vacant, developable land in accordance with 

the provisions of NJAC 5:97-5.6 and has calculated realistic housing and employment growth 

projections.  These projections are both presented and compared with those of Appendix F of 

NJAC 5:97 below: 

 

Table 8: Household and Employment Projections 
 

 COAH 
Projection 

Adjusted  
Projection 

Household Growth Projection 611 192 
Employment Growth Projection 3,292 436 
Source: Cranford Township and Appendix F of NJAC 5:97 

 

As shown above, COAH’s projections of household and employment growth for the Township 

of Cranford drastically overstate the Township’s development potential. Indeed, COAH’s 

household growth projection overstates the Township-adjusted household growth projection by 

more than 318 percent.  Additionally, COAH’s employment growth projection overstates the 

Township-adjusted employment growth projection by more than 755 percent.  Appendix B 

provides full details of the analysis undertaken to prepare the Township’s growth projections and 

commensurate growth share obligation.   
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Growth Share Obligation 

In accordance with the provisions of NJAC 5:97-2.4, the municipal growth share obligation is 

calculated from COAH’s household and employment growth projections, as adjusted by the 

Township of Cranford (see Table 8).   

 

COAH’s substantive rules indicate that municipalities shall have a residential growth share 

obligation of one affordable housing unit for five residential units created or projected to be 

created during the period from January 1, 2004 through December 31, 2018.  Additionally, 

COAH’s rules indicate that one affordable housing unit shall be provided for every 16 jobs 

created for the same period. Thus, the residential growth share obligation is calculated by 

dividing the adjusted residential growth projection of 192 units by five. Similarly, the non-

residential growth share obligation is calculated by dividing the adjusted employment growth 

projection of 436 units by 16.  The resulting growth share obligation is the sum of both of these 

calculations, which is shown in Table 9. 

 

Table 9: Growth Share Obligation 
 

 Adjusted  
Projection  Growth Share 

Obligation 
Calculation of Household Growth Share Obligation 192 ÷  5  = 38.4 
Calculation of Employment Growth Share Obligation 436 ÷  16  = 27.3 

Total Growth Share Obligation: 65.7  66 
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FAIR SHARE PLAN 

Components of the Fair Share 
Pursuant to COAH’s third round regulations, a municipality’s fair share responsibility is based 

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

round (Cycles I and II); and, (3) growth share obligation (Cycle III).  

 

In addition, the Fair Share Plan must address the Township’s rental obligation, which is 25 

percent of the Cycle I and II obligation or RDP and 25 percent of the total growth share. In the 

case of Cranford, the Cycle I and II rental obligation is three (3) units or 25 percent of the 

Township’s 12-unit RDP and its Cycle III rental obligation is 17 units or 25 percent of the 66-

unit growth share obligation. At least 50 percent of the rental obligation must be non-age 

restricted rental units. 

 

Furthermore, a minimum of 13 percent of the Township’s growth share obligation must address 

the needs of very low-income households. For Cranford, a minimum of nine (9) units must be 

reserved for very low income households.  

 

Finally, no more than 25 percent of the Township’s obligation may be met by senior or age-

restricted units.  

 

Rehabilitation Obligation 

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

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

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

Cranford a rehabilitation obligation of 55 units. The Union County Multi-Jurisdictional Housing 

Rehabilitation Program has rehabilitated units within Cranford that may be eligible for credit 

towards the Township’s rehabilitation obligation. The County’s program provides Deferred 

Payment Loans to one and two-family owner-occupied dwellings in the County. At the present 

time, the County’s program does not meet COAH’s requirements as an acceptable rehabilitation 
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program eligible for COAH credit. Specifically, the program lacks the requisite affordability 

controls and does not provide loans for rental units. Therefore, the Township will work with 

COAH and the County to structure a local program that meets COAH’s criteria for an acceptable 

rehabilitation program that addresses eligible renter-occupied units in the Township. In that 

regard, the Township will explore the use of an outside private consultant to run its local 

program and to fully assess eligible credits for those units already rehabilitated in accordance 

with the County program. Specifically, the Township had previously reached an agreement with 

COAH to allow the crediting of units that were rehabilitated by the County and the Township 

and documented to be occupied by a low- or moderate-households for the requisite period of 

time as established by COAH. The Township intends to follow that same procedure for units 

rehabilitated after 2000. 

 

Cycle I and II Fair Share Plan 

The total remaining Cycle I and II obligation assigned to the Township by COAH’s regulations 

is 148 units. The Township is eligible to apply credits from the 100-unit Lincoln Apartment 

Senior Rental project up to 25 percent or 37 units of the Township’s prior-cycle obligation. This 

reduces the Township’s Cycle I and II obligation to 111 units. However, as noted above, 

Cranford also is entitled to a vacant land adjustment, which reduces this obligation to a realistic 

development potential (RDP) of 12 units and a remaining unmet need of 99 units. The full 

Vacant Land Adjustment Analysis is presented in Appendix A. 

 

The Township proposes to address its RDP through the nine (9) affordable units to be provided 

as part of the 555 South Avenue redevelopment project. The Township has designated this site in 

need of redevelopment and has adopted a redevelopment plan that requires a setaside for the 

affordable units. The Township proposes to amend the redevelopment plan and enter into a 

redeveloper agreement to require that the affordable units be non-age restricted affordable rental 

units as the Township has reached the maximum age-restricted units with the application of the 

Lincoln Apartment units to the prior-cycle need. The market-rate units in the development may 

be for-sale age-restricted units. 
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Providing non-age restricted rental units at this site also will allow the Township to take 

advantage of the rental bonus credit regulations for Cycle I and II, which states that the 

Township may receive one rental bonus credit for every non-age restricted rental unit provided 

up to the Township’s 3-unit Cycle I and II rental obligation. Therefore, the Township is eligible 

to receive up to 3 rental bonus credits for these units in addition to the nine units provided in the 

development. In total the Township will receive 12 units of credit (9 units plus 3 rental bonus 

credits) through the 555 South Avenue redevelopment project, which fully addresses its RDP for 

Cycles I and II.  

 

A summary of the Township’s Cycle I and II obligation and Fair Share Plan is provided in Table 

10 below. 

 

Table 10: Summary of Cycle I & II Fair Share Plan  
Cycle I and II Prior Round Obligation 148 

Lincoln Apartment Senior Rentals (Max. Senior Credits--25%) -37 
Need after Credits 111 

Vacant Land Adjustment (Unmet Need) -99 
Realistic Development Potential (RDP) 12 

Compliance Mechanisms 
555 South Avenue Redevelopment Project 

(Non-age restricted “family” rental) 9 
Rental bonus credits* 3 

Total Affordable Units, Credits and Bonuses 12 
Remaining Obligation/Surplus 0 

*Based on minimum rental requirement of 3 units. Rental bonuses given up to rental obligation 
 

Addressing of Unmet Need 
As noted above, Cranford’s unmet need is 99 units.  As a result, the Township is required to 

capture additional opportunities for the creation of affordable housing to address its unmet need. 

 Specifically, the Township will address its unmet need through the adoption of a mandatory 

development fee ordinance and the application of a mixed-use overlay in the downtown to 

encourage the development of affordable housing in mixed-use buildings and the conversion of 
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single-story commercial buildings into two or three-story mixed use buildings with affordable 

housing. 

 

Cycle III Fair Share Plan 

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

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

described in the Growth Share Projection section of the Housing Element, Cranford has a growth 

share obligation of 66 (sixty-six) housing units. In addition, the Township has a rental obligation 

of 17 units and a requirement to provide a minimum of nine (9) units for very low-income 

households. 

 

The Township proposes to address its Cycle III growth share through a combination of credits 

for existing senior housing, the Riverfront Redevelopment project, municipally-sponsored 

housing, and new group homes. The following is a summary of the components of the plan: 

 

• Redevelopment: The Riverfront Redevelopment project will provide 16 units of 

affordable housing, all non-age restricted rental units, which will be applied to the 

Township’s rental obligation. As a designated inclusionary development addressing its 

growth share obligation with a setaside of 15 percent, the market rate residential units in 

the Riverfront project are not added to the growth share obligation of the Township. 

Further, the 16 non-age restricted rental units provided at the Riverfront site will provide 

the Township with an additional 7 units of rental bonus credits, for a total credit of 23 

units of credit. This is explained in further detail in the discussion of rental bonus credits 

on the following page and in Table 11 below.  

• Credits for Senior Housing: The Township is eligible to receive 16 units of credit (25 

percent of the 66-unit growth share) for the Lincoln Avenue Senior Apartment project. 

Pursuant to COAH’s regulations, up to 50 percent of the rental obligation may be 

addressed by age-restricted rental units. Therefore, the Township will apply eight (8) 

units of the Lincoln Avenue units (50% of the rental obligation) to the Township’s 17-
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unit rental obligation. 

• 100-Percent Affordable/Municipally Sponsored Housing: Cranford will provide the 

opportunity to construct nine (9) units of additional non age-restricted rental housing at a 

property currently owned by the Township on Myrtle Street. (See Figure 1) The 

Township will make this property available through sale or long-term lease to a non-

profit affordable housing provider, who will construct and administer the project. The 

purposes will be to provide housing that is consistent with the scale and character of 

adjoining single-family residential development (e.g., duplex or three-family dwellings) 

consistent with the development standards of the R-3 Residential District. 

• Supportive and Special Needs Housing: The Township will make available either another 

portion of the Myrtle Street tract or another Township-owned parcel to provide for a 

group home for the developmentally disabled or similar Supportive and Special Needs 

Housing that is eligible for COAH Credit.3 The Township will provide a minimum of 9 

units, which may be one or two facilities with a total of nine (9) bedrooms. This also will 

be credited to the Township’s requirement to provide housing for very low-income 

households. 

• Rental Bonus Credits: The Township may receive rental bonus credits for every non age-

restricted rental unit provided in excess of its 17-unit rental obligation, but no more than 

25 percent of the total growth share. Accordingly, the Township will be eligible to 

receive a total of 16 units of rental bonus credits (25 percent of the growth share 

obligation) for the non age-restricted rental provided at the Riverfront Redevelopment 

project (7 units) and the additional nine (9) units of non age-restricted rental units to be 

created at Myrtle Street. 

 

 

                                                 
3 Supportive and special needs housing includes residential health care facilities licensed by the New Jersey 
Department of Community Affairs or NJ Department of Health and Senior Services, group homes for the 
developmentally disabled and similar facilities where residents live in individual bedrooms, but share common 
services and are typically serviced by an on-site care-giver. The unit of credit for these facilities is the number of 
bedrooms. Long-term health care facilities, including nursing homes, and Class A, B, C, D and E boarding homes 
do not qualify as special needs housing. 
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Table 11 provides a summary of the Township’s Cycle III fair share plan compliance strategy. 

 

Table 11: Summary of Cycle III Fair Share Plan  
Growth Share 66 

Compliance Mechanisms—Existing Credits & Redevelopment 
Riverfront Redevelopment (Non-age restricted rentals) 16 

Lincoln Apartment Senior Rental (Max. 25% of obligation) 16 
Rental Bonus Credits*  7 

Sub-total 39 
Remaining Obligation 27 

Compliance Mechanisms—Additional Affordable Housing   
Municipally Sponsored Construction 

Myrtle Street (Non-age Restricted Rental) 9 
Rental Bonus Credits* 9 

Supportive and Special Needs Housing (e.g., Group Homes)** 9 
Sub-total  27 

Total Affordable Units, Credits, and Bonuses 66 
Remaining Obligation/Surplus 0 

*Based on a minimum rental requirement of 17 units. Bonus credits are limited to a maximum of 
25 percent of the total growth share (16 units). 
The Township’s rental obligation is addressed by 8 units from Lincoln Apartments and 9 from 
Riverfront redevelopment. The remaining 7 units from Riverfront are rental bonus credits. 
**Addresses minimum requirement for Very Low Income Units (13% of the growth share (9 
units) 
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Figure 1 
Myrtle Street Tract 
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