State of New Jersey
DEPARTMENT OF STATE
NEW JERSEY STATE PLANNING COMMISSION
P.O. BOx 820

TrReENTON, NEW JERSEY 08625-0820

PHILIP D. MURPHY THOMAS K. WRIGHT
Governor Chairman
SHEILA Y. OLIVER Donna A. RENDEIRO

LT. GOVERNOR Executive Director/Secretary
MEMORANDUM TO: Plan Implementation Committee
FROM: Donna Rendeiro, Executive Director
RE: Petition for Map Amendment-Holmdel Township
DATE: November 18, 2020

The Office of Planning Advocacy received a Petition to amend the State Plan Policy Map on September8,
2020. The Petition seeks to requestan amendment to Block 57, Lot 2 in the Township of Holmdelin order
to develop an affordable housing projecton the site. Staff performed a completion review and a review
of the merits of the requestand is in a position to presentits findings.

Attached you will find a staff memorandum that details the review and the recommendation, along with
the justification for the recommendation. | support the recommendations of staff for the following

reasons:

e While the Petition requested a map amendment for asingle block and lot, it is not the practice of
the Office to designate single lot planning area changes. It is neither good planning practice, nor
consistent with the State Plan and Redevelopment Plan to designate small planning areas.

e Staff has reviewed the current surrounding planning areas, the current characteristics of the on-
the-ground land use in the area identified in the attached map, and the existing relevantzoning
and | believe that the recommended planning area change is both consistent with the State
Developmentand Redevelopment Plan and is a warranted and rational change.

e As part of the review of the proposed amendment, staff reviewed existing Critical Environmental
Sites and made adjustments to those areas to better reflect current on-the-ground circumstances.

e | agree thatthe boundaries of the CES within the proposed map amendmentarea be realigned to
remove areas that have largely been developed, except fora portion of the CES encompassing a
less developed stream segment that staff and NJDEP recommend be left in place, as reflected in
the enclosed “Proposed State Plan Mapping.”
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e | believe that the realignment of the CES overlay, as well as the recommended ordinance to
further restrict development in the areaidentified as wetlands and associated habitat will protect
the environmentally sensitive area within the propose d planning area change and be a condition
of SPC approval. Additionally, this CES is consistent with the CES currently identified in Hazlet,
north of the proposed amendment.

In the attached materials, you will find the staff recommendations that will be discussed in detail at the
November 24" PIC meeting, the current map, the proposed map amendment and three lettersof support.

We do anticipate receiving additional comments from the Township of Hazlet and | will forward those
comments as soon as the Office receives them. Please keep in mind that the public comment period does

not end until December 22nd, so further comment may be received.

Pending your approvalto move the action to the State Planning Commission, this map amendmentis not
anticipated to be presented to the full State Planning Commission until afterthe public comment period
ends.

Please let me know if you have any questions.
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MEMORANDUMTO: Donna Rendeiro, Executive Director
FROM: Lisa Avichal, MCRP
Matt Blake, PP, AICP
RE: Holmdel Township: State Plan Policy Map
Amendment
DATE: November 17, 2020

The Office of Planning Advocacy received a petition from a private Petitioner, The Walters Group, for a State
Plan Paolicy Map amendment on September 8, 2020. The Petition seeks to amend the State Plan Policy Map for
Block 57, Lot 2 in Holmdel Township from Suburban Planning Area (PA-2) to Metropolitan Planning Area (PA-1).
Enclosed along with the petition was a planning report prepared by Paul A. Phillips, P.P., AICP, of Phillips Preiss
Grygiel Leheny Hughes, LLC. A supplemental submission was received by the Office on September 25, 2020. The
map amendment is supported by the Township of Holmdel. A comment provided by Joe Barris, Director from
the Monmouth County Department of Planning and Economic Development states, “The County does not take
a formal position regarding the interpretation of the State Plan.” Currently, Holmdel Township is neither Plan
Endorsed norin the process to become Plan Endorsed.

A completion review was commenced by the Office. The Office found the proposed map amendment petition
to be complete and complied with subchapter NJAC5:85-8.3 and NJAC 5:85-8.4.

The following analysis comes from Matthew Blake’s qualitative review of the petitioner’s proposed State Plan
Policy Map amendment:

The proposed amendment is requested to support a municipally sponsored, approximately 50 unit 100%
affordable housing family rental project, which received a preliminary major site plan approval from the
Township Planning Board on August 18, 2020, pursuant to Ordinance 2020-06, and the Township’s 2019 Housing
Element, Fair Share Plan, and Settlement Agreement with the Fair Share Housing Center (FSHC). The project
was predicated on the Petitionerand Township’s understanding thata 1.5-acre portion of the vacant 3.87-acre
property that is the subject of this petition, was located within Metropolitan Planning Area (PA-1) as part of a
split designation with Suburban Planning Area (PA-2). In subsequent correspondence with the Office of Planning
Advocacy (OPA), the Petitioner and Township were advised that the subject property is wholly within PA-2, as
reflected in the State Plan Policy Map.
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The propertyis located along Holmdel's municipal border with the Township of Hazlet; the boundary of which
aligns with the northern extent of the Suburban Planning Area (PA-2) within Holmdel. Approximately 900 linear
feetof the property’s frontage share direct adjace ncy with the Metropolitan Planning Area (PA-1) that is located
directly across Holmdel’'s shared municipal boundary with Hazlet. The CAFRAzone overlays avery small portion
of Holmdel, which is relegated to the northeast corner of the Township, extending southward to where its
jurisdictional boundary terminates along the property’s southern boundary with Middle Road.

The Consistency with State, Regional and Local Plans section of the Petitioner’s report addresses existing land
use as it relates to the property and surrounding area of Holmdel, which is broadly described as extending north
of the Garden State Parkway (GSP), and generally coterminous with the sewer service area boundaries of the
Bayshore Regional Utility Authority, where both public sewer and water are uniformly available. The Report
accurately characterizes the many commonalities between the described area and that of the surrounding
Metropolitan Planning Area (PA-1) to the north and east of the subject property, in terms of land use pattems,
intensity, and environmental features.

Further, in review of that portion of Holmdel, north of the GSP, and inclusive of the property, the Report
accurately notes land use changes that have taken place since the State Plan Policy Map was adopted. Overthis
period, the described area has undergone increased development and land use changes at greater intensities;
particularly with respect to the expansion of new housing, including numerous larger scale townhouse
developments, as well big box retail strips along Route 35. Given the existingdevelopmentin place and zoning
matrix underpinning the area as outlined in the enclosed table, it is apparent that Holmdel has consciously
targeted a denser mix of growth in the northernmost portion of the Township; particularly north of the NJ
TRANSIT Railroad, along Route 35 and proximate to the surrounding Metropolitan Planning Area (PA-1)
encompassing Hazlet and Middletown.

These land use considerations, taken togetherwith the proposed project, generalareaand context, are viewed
for consistency with the State Plan, and the Planning Area redesignation requested by this Petition. Affordable
housing is viewed by the State as an inherently beneficial use that addresses multiple goals and policies of the
State Plan for equity and the provision of adequate housingata reasonable cost for all residents. Furthermore,
the proposed use and associated density, conform with the underlying zoning and variety of housing typesand
dispersed format already present and well-established in the described area. The propertyis currently vacant
and, like the area immediately surrounding it, would benefit from its redevelopment. Moreover, the property
is not mapped as environmentally sensitive or identified as ranked habitat under the NJDEP’s Landscape
Program. For these and the above-stated reasons, the project as proposed, represents sound and integrated
planning that serves to advance the goals and policies of the State Plan.

As for consistency with the Metropolitan Planning Area (PA-1), while the property and proposed use is
compatible with the criteria and intent of PA-1, the Office of Planning Advocacy doesnot believe a parcel-specific
approach adequately advances the policy objectives and implementation strategy as set forth for PA-1in the
State Plan. Instead, it is OPA’s recommendation that the State Planning Commission consider including a larger
geographicarea should it determine to approve the petition.

OPA is in agreement with NJDEP that SPC approval be conditioned upon the Township agreeing to enact an
overlay ordinance to further protect a stream segment and associated wetlands and habitat within the proposed
Metropolitan Planning Area (PA-1) thatis subject to an existing Critical Environmental Site (CES). NJDEP further
commented that due to recent development patterns, other portions of the CES can be removed. OPA Staff
agreed with these recommendations and the boundaries of the CES were realigned, as reflectedin the enclosed
“Proposed State Plan Mapping.”



RECOMMENDATION

As a result of the foregoing, OPA staff recommends the following actions be considered:

Amend the State Plan Policy Map to redesignate the area (proposed area) from the NJ TRANSIT Railroad
north to Holmdel's municipal boundary with Hazlet and Middletown Townships, from Suburban
Planning Area (PA-2) to Metropolitan Planning Area (PA-1), as reflected in the enclosed OPA map
depicting the proposed area.

Amend the State Plan Policy Map to realign the boundaries of the existing Critical Environmental Site
(CES).

Condition SPC approval on the Township agreeing to enact an overlay ordinance that recognizes and
protects that portion of the CES proposed to remain in place that encompasses the less developed
stream segment, associated wetlands and habitat.



9522 - 9913A00 10| WNW(Xe'padojaAap

ale syun [ejual 181 1sea)| 18 18yl papiaoid
‘assefsyun £°G - AlisUap 1081 WNWIXeN
‘sjuswpede uapies |e1ual ‘BWOdUI-a]EIBPOW
pue -moj| 3y} 0} Ajdde |jeys sjuswiadinbas
Buipjing pue pieA eaze Buimo||o) ayL

‘940t - 99£13A02 10| WNWIXeA 'padojanap aie
S)IUN 193JBW ZE U] BJOW ou Jey) papiaoid
aJ2e/SUUN $'{ - AYSUSP 19BI} WINWIXBN

S)UN |e3UA. BWOIUI-2)BIIPOW pUE -MO| Joj SjuBlEde UBpIeD
‘s3uylomp Ajpwey aj8uis payoeiaq
‘sawloy oljed

Sujsnoy awoou| Jamo) apjaoid o} Ayunpoddo

ay3 apinoid o pue aJoe Jad s3un ZT Jo wWnwixew

e 03 Ajisuap ss048 ay3 Butig 03 Aysuap snuog e aney
||eys Buisnoy Jojuas Jo uoildaniIsuo) 123sIg Aejang

(HL-4)
asnoyumo] 13 Ajjwed 3j3uis

198} aJenbs 0O0'EY

'SPUB|IaM PAUIBIISUOD "B10N
‘Buisnoy awioaul Jamo Jo uoipnpodd ay ui Buedpiped Joj apew aq (|BYys
aouemoje ‘suawdoenap [epuapisal e uj ‘jeininaliBy pue Ajwes 3jBuls

“PUISIa YOR
-y 3y} uj 3uawdo[aAap JunsIXa Y3Im JUDISISUOD JBUUEW & Ul Sease AYsusp
Mo BulISIX® 2U0Z 03 S| 51213SIP BOP-Y PU YOY-Y 3Y3 4o asodind ay L

ov-d

*2408/S)uUN GT 1AHSUIP J0BI} WNWIXRA

'suole|nda. 191151 T-0 €3 SUILLIOJU0I SISN IIIAIAS PUE S3|eS
[1219Y "S)IUN JO JSGINU [B10] 3U1 JO %8T 4O SPISE 195 1|UN 3UI0dU|-9]eI3pow
pUE -Mmoj| WnLuuiw & Yym ssuipping Juawaiede yun Buljjamp Ajiueiynia

21 S3|2IYaA pue suelisapad Joj sjgeydeal

ale pue “Jayjoue auo poddns suoz ayy o3 Juadefpe pue
2UOZ Y} UIYIIM S3SN [BIUSPISDI PUB |B121AWIWLOD Juade(pe
alaym Juawdojaap a|qissaode pue jaedwod ‘asn

-paxiw 1oddns 0} osje s| ) ‘|apwijoH ul Buisnoy a|qeplolje
AJBUOISN|2U] O UOHINAISU0D aY] Joy Ajlunioddo
|eUCHIPPE UE 81€312 0] 5| auoz ay) jo asodind Asewid ay3
ajiym ‘spaau Suiddoys AepAians 0} 552038 JUBIUIALOD
Y31 SjuapIsal a4niny apiacid pinod Jeyl Jajuad

guiddoys e 03 Juadelpe ‘G 91N0Y O Paled0| S}auoz dY L

nA
"SNOH a|qepioly NN-HY

saloe/syun

£°G 32 S}UN [BIUDJ WIODUI-2)RI2poW pue
-mo| 10} syuawipiede uap.ed sywiad os|e HL-Y
aJoe sad syun 'y = Aeiang (1) DS 0€-4H
T'T =2JS0€-d pue 0t-d

aloe 1ad syun Z pue 000'ST HL-Y pue ST-Y
240 Jad s}uUN € pue 00‘TT = TT-H

SUN 2WOo2u| Jamo| jedodiodul sjuawdo|aaap uaym
$39141510 H1-4 Pue DSOE-Y ‘0E-Y ‘TT-Y Y3 Ut sjuaiiede uspJed 'sPLISIA HL
-y pue JS0E-Y ‘0E-Y ‘T1-Y 2y} Ul sexajdpenb pue sasnoy wniije ‘sasnoyumo |

Suisnoy awlodul Jamo| apinoid o) ¢ pue € ‘2 ‘TQEEET
UO|109SgNS Ul Y10} 195 S& BuISNoY [BJUSS JO UCHINIISUOD
3y} 'ssanoe Aemys|y Jofew 03 J13soj pue $al1l|19e} Jomas

pue Jajem Aq 8|EBIAIRS 3 O} PaleI0| 2Ie Seale 353l |,
'sazis 10} JO 221042 Japim & Bupiuiiad Aq sajjunuoddo
Juawdojarap Buisnoy jo Ajaiiea e apjaold oL

's10MsId HL-Y pue
‘9S0€-Y ‘0€-Y ‘ST-4 ‘TT-Y

‘3 "bs Jeasy 107 wnwiulN

sasn pajyiuLad

asodind

pLsig Sujuoz

¥Y Jo yuou djqe] Suluoz |9pw|oH




'0409 :288J2A02 10| WNWIXEIA]
“Z°0 :013ed BIIR JOO|} WNWIXEN
123} O€ YSiay Sulp|ing wnuwixey

L4 i =
*sunemp Anwes aj8uis °|

*SaLIOY |e4auNd Y

“spueane}say [

233 ‘sa01ases Buyasuno) 1

*238 'S3UBLLYS|qeISa 2IIAIBS |(B33Y Y
712 ‘sjuaLuysjqelsa sajes [ie1ay 3

*212 ‘5331J0 SSSBUISNG PUE [PUOISS310.d )
'sUO|INYIISUL AJRIINPY PUB SiuEeg ‘3
'sa0iydo Aujn Jgngd p

g} BN253J PUE PLB ISl PUB S3sNayally 2
-asodind |edjaiunw Joy pasn sBulp|ing 'q

*salle.qlf pue sjooyds ajeaud pue dijgnd ‘sayainy) e

599U UDBALOD
pooyioqysiau Bulialo s3|AIS5 [BIDJBLLWIOD
JO seaJe ||ews aziugoda4 03§ JIISIP SIY3 J0 asodund ayl

(zg) ssauisng pooysoqydlaN

Juawdojprap

Suisnoy o wio) aleula)e ue Bupiroid se [|2m

se pooyoqydiau ay ul sasn Bunsixe ay1 yieq Suiziugodas
s>ed awoy ajigou Joy says ajerdoidde auoz oj

(HW-Y)
3WIOH 2[IGOIIA B [enuapisay

0008 = uImL

000'6 ='4'S

04,6 991302 snolntadw Xejy
907 2842A0D "P|INg XBIN
aJoe/syun p Alsuap xep

s20Up|sal Buiny| palsIssy
saxa|deipend

saxa|dng

sBuijjamp payselap Ajwel-2|8uis

(and HN) ‘A2Q
*WI0Y) JUBWIRIIaY pauue|d

0409 :28e19A02 10| WNLUIXEN

'94GT 1011e] B3JR JOOJ} WNLUIXEA
‘9467 :28e49A00 Bulp|ing WnWXeN
1294 G Y818y Buip|ing wnwixe

038 Yjod
aunjeIuILL ‘Sqn|o Yyeay ‘sqnjd 19nboel 'syul Buiiexs o} paliWy ‘Saf|1oe) {euciieaida] Joopu|
*s13|eap Jea may [

"312 ‘S30140 UBYEUW}3A 10 S|eNdsoy |

'sasn AN aliand 'y

313 ‘21BUIPIOGNS {BIUBPIaU] AIBWIOISND s35N Aossaaay ‘8
"sLuieq *)

'35 IJAIBS PUE SI|ES ||BI3Y "D

*§1ajuad uoiinglsip w_mww_ﬂcg pue sasnoyadep p

“23@ ‘eucissajoud ‘ssauisng Joj sBupling adyjo 2
'59140}e10qe] Y2IBasal pue dLNs 'q

*312 ‘UoI}BILIGRY ‘BINIOBINUBW ‘S35 [BLISNPUL paliwr ‘e

*114as1p S1Y3 uljuawdoanap mau pajeusisap

4O JuaWa(d paJinbal eaq Jz'0L-0€ UoIasqns uj pue
M0|3q Y110439s Se Suisnoy awodul Jamoj jouswdojanap
3y} uj Suiisisse Joj uoisiacld By 1ey) 'sPLISIP

Sujuoz 1310 Yim Suoje ‘papualul os|e si 3] d1sliBlRIRYD
uadojaaap [epJawWI0d/|e1IsNpY [eUOlERL Bulisixe ue
PpUE ‘a2iA135 J9MIS PUB J93EM ‘SS3008 Aemydiy Jofew yim
eale ue Ul JuawdojaAap (BLIISNPUL IO [BI2BLUWOD J1BYHD
10} eae Ue apiActd ©) St 1IUSIP SIY3L 4O asodind ay L

|elssnpu|/iawwo)

Juadiad GE ‘@8eJaA02 JO| WINWIXEN
ST'0 HY4 wnuwixen

wiaotad ¢1 ‘e8esan00 Buip{ing wnwixe
{s@1101s

‘SA91US 2RI PIYD Y

-sasodnd "sjunw Joy sasjwaid pue sainjoniis ‘saulping *f

*SBIIUNLULLIOY JUBWaJ(1aY pauleld ‘|

‘sueg 'Y

313 “sjuBInEISa) popy-ises Buipn|oxe ‘siuenelssy ‘8

212 ‘Ul Bujiess 01 PRI S31||I.) UoREsId3 JoopU| '}

‘sutieq '@

*13]UB) 3IUSIAUCY P

319 “UDITEIG R} ‘BUnjoRNUELL BY1 BUIpNjaul ‘sasn [eLisnpul 31| panwn 3
*33@ ‘Buuasuidua ‘Bunsal

pue juawdo|anap 1onpoJd ‘yaieasas 03 ABAISN|IX3 PRIOAIP S3LOJEI0GE| YIUBSSAI IYNUARS °q

ERIISEL
JaMmas pue Jalem pue ssadae Aemysly Jofew yim Buisnoy
JuaWaJnRal Jo Juawudo|aAap a2ia1as Ajunwiwod pue
‘lerisnpul 1y3) ‘AJolesoge| ‘@210 Ajjsusiul alelapow 1o

£) 5 1984 5 JySiay Suipjing wnwixe 213 ‘ongnoaxa ‘evolssajosd o3 AjpAisnjaka patonap saoujo -e| 3YS1| 10} eaie e apiaoud 0} S| 3Ls1p siy3 o asodind ay | (HIT) AMH wedu) mol
oo IO T qTF )
*sal}||19e4 @9e1015-J[8S UDIEIBUID P4yl "W
*(swood O5T pUB G/ UPAMIA] O1 PalLIl|} sacuapisal BulAlf paisissy |
“JaMJew Wiey [Ielay Y
*5193U32 aIeI-ARp YNPE PUE SIAIUBI B4EIPIYD °f
aschindiieiatd nur . uzu. *SBSN 13Y30 pUE IO ‘|Ie33) UMDY SUOISURI]
3 diysumoy 3yt Aq Asuednase pue asn oy sasiwald pue saunanis ‘saulping | E . G
'SE|4213}80 PUB SJUBINE}S3) PO} 1525 BUIPN|IXa ‘sjueinessay Y a3jeudosdde apiaoid 03 pue Joplllod SE 2In0Yy 3yl
11510 Yoy~ Ul pRIEnsas sesuuey 8] Huo|e sosn pajualio Aemys)y aasualul Ss3| J0) ALY
233 5B 108} [EUOHESLIA Jopu| 131ea49 apincad o) pausisap sl 1L3sIp &Y L "uoelauad
*5aL/35INy PUE SI2JUAD UBPIED '3
T Jie.) S3|WI| pue spooyioqyd|au [elauapisas juadelpe A €

'0406 - 9884802 10| WNWIXEW
95T - (4'd) O11E] £8JR JOO[} NWIXEN

*213 'SjUBLLIYSIGE]Sa IS [IBlaY '
‘212 ‘SJUBLIYS||gBISa sBes |IBley "B

Y ajqriedwon s 3ey3 JuswdojaAsp JO B[Eds B SE [|oM Se

5asn 4O X1W & 40§ 2piAcdd 0} S| 101ISIP SIy3 jo asodind By L

OHINL) AMH NI Uohisuel)




Wed

0405 :98eJan00 10| WNWIXEN]

sl B Wiy [IBYaY Y

*S133U32 3.2 Py M|

‘asadind Aue 1oy diysumol 3y Ag Aouednado pue asn oy sasiwald pue sainanuis ‘sulppng '
'SelIa1aje) pUB SJUBINEISaS POO) 158y BuIpn|axXa ‘sjuenelsay 'y

113810 YOp-Y 343 Ul parejndal se suuey 8

*213 “sal11|19.) |EUOIIERIIB) JOOpU| *}|

“s3uasiNU PUB 5i9)uad Uaplen ‘2

"suoln)Isul Ale[anply pue syueg ‘p

*$30}440 553UISNG PUE |BUOISSBJOI4 I

219 ‘SJUBLLYSIGRISA ADIAIS |IB13Y 'q

'GE 9IN0Y U0 5352 AjIuaIna yaym Suiddoys

3jeas Ajunwiwod ayy o} Ayunuoddo Juswdolaasp
annjeusalje ue apirosd 03 pue ‘g anoy Suoje

uoneIo| d|qelone) ay) 0} puodsal 03 pausBisap st ISP
3y ‘sjuswicdojanap 22140 PUB BIIAISS PUE SDIES |1B1a)
03 pajualio saiunioddo JuawAo|dwa pue Suiddoys
apiaoid 03 papu@3ul st 121ISIP 3y | 'Sasn adlyJo pue
|1e13. pazis Aja1eapoul 40 WawWdoj3Aap ay3 J0} UC[IRIO|

‘94GT 0118 BRIE OO} LUNWIXEIA] a1 “SuaLIys|qelse safes ey -e|  JUSIUBAUOI e apiaoad 03 513014SIp siy3 jo asodind 3y €-0Y 22140/ 1e19y
'$53008 JO sueaL a3enbape yum suopeao| ajetdosdde
SUOIINIISUI [EIDUBLY PUE SYUBG 8| U1 SUORNIASUI [BjaUBL|Y pue Syueq 1o} sapiroid JaLNg 1913510
"s1aNew WLiey JIElay 7} £-0 81| "Uoi1dasIaju] pasn AlIAeay SiL3 38 S3sn [eRUapISal
*5193U80 4B PYD ‘2| JO AINIGEAISIP pRINpal Ay} 0 asuodsal u| s3sn IO Ajisusuy
19113810 YOP-H 243 Ul pa3e|nBal se suties 'p| -mo| siwuad PLISIp SIY3 ‘sasn [enuapisal Bupsixs ay3 yulied 03
%G1 - 9BRIOA0D 30| LNWIXEA sesh jedjpuniy 10y s85|UIBId pue s3in1an3s ‘sBUIpling *2| SuiNuiue3 O3 UO[YIPPE U] "SNUSAY [3.N€] pUE GE BIN0Y JO 13UI0d
'%GT - 0118 B3JE JOC}} WNWiIXeN “$391140 SSBUISNI PUE [BUOISSAJ0Id *q| ISEBYINOS DY} 18 SjuaLIaAcldw Ilyes} Jo Peduul pUE 1310RIEYD
*1294 2Jenbs QDO'0E - B34 10| WNWIUWN ‘sujjamp [erpuapisal Ajjwey-3jduls e SuiBueyp ay3 sz1uBooal 0} StI0L3SIP sty3 jo asodund ayL AQM.OV Uu_to




HOLMDEL TWP
EXISTING STATE PLAN
MAPPING

Fladuya

P The site in Question
Municipal Boundaries Clip
== Authority Route
sessse State Route
{ —— County Route
Streams
3 CAFRA Bnd
- CEHS 2 Existing
(| B 1 etropoitan Planning Area
o - Suburban Planning Area
Env. Sensitive Planning Area
- Parks & Natural Areas

[ |Parcels
G " " 5 2 E

N, Y B
[0 5w -;j‘""‘;%
Mile A:l‘ll“.pﬁ’

el

b VA




HOLMDEL TWP
PROPOSED STATE PLAN
MAPPING

4 B The Site in Question
' Municipal Boundaries Clip
/i == Authority Route

= State Route
Y| ——— County Route

Streams
&1 CAFRA Bnd
CEHS 2 Warking
= B Metropolitan Planning Area
] - Suburban Planning Area
Env. Sensitive Planning Area
- Parks & Natural Areas

E:[ Parcels
g

: QTS
BN PN -é_i‘lﬂ '"35
b B Mile ‘:“l‘l‘."‘*“

=




S\ &

X \",»5 | %I'ANE |_pfi\||=

Lating Aczon Nenwork Founcasion

Thomas Wright, Chair (tom@rpa.org)

Donna Rendeiro, Executive Director (donna.rendeiro@sos.nj.gov)
New Jersey State Planning Commission

Department of State

225 W. State Street

P.O. Box 820

Trenton, New Jersey 08625-0820

September 26, 2020
Dear Madams/Sirs:

The Latino Action Network, the Latino Coalition of New Jersey, and the Latino
Action Network Foundation (collectively, “LAN”) write in enthusiastic support of
The Walters Group’s September 8, 2020 petition to designate Block 57, Lot 2 at the
intersection of Middle Road and South Laurel Avenue in the Township of Holmdel
as Metropolitan Planning Area PA-1. This designation would enable the
development of 50 new homes that will be affordable to working families — families
that are disproportionately Latino.

LAN, founded in 2009, seeks to be the voice for all Latinos in New Jersey, and it is
a grassroots coalition of individuals and organizations that are committed to
engaging in collective action at the local, state, and national level in order to
advance the equitable inclusion of the diverse Latino communities in all aspects of
society. Its members include parents, community leaders, student leaders, religious
leaders, law enforcement professionals, entrepreneurs, and business professionals.

LAN works to advance the key policy agendas affecting its members, one of which
is to ensure that affordable housing is available to Latinos in communities that will
provide them with equal access to educational and economic opportunities. It
believes in a vision of New Jersey in which people of all races and ethnicities live
together in integrated communities and in which rich and poor are not isolated from
each other, but live as neighbors sharing schools, parks, town halls, churches, and
institutions of government.

LAN strongly supports The Walters Group’s petition to the State Planning
Commission to designate Block 57, Lot 2 as PA-1. Designating the Middle Road
site as PA-1 would help create a meaningful opportunity for working families,




especially Latino families, to move into Holmdel — one of the wealthy, high-
opportunity suburban towns that has historically excluded our members.

Although the most recent U.S. Census Bureau data reports that New Jersey’s
population is about 21 percent Hispanic/Latino and Monmouth County’s population
is about 11 percent, the Hispanic/Latino population of Holmdel is just under 6
percent — about half the county and less than a third of the statewide proportion.

In large part, the reason so many fewer Latinos live in wealthy towns like Holmdel
is due to exclusionary zoning patterns that have led to artificially high housing costs
that have denied working families the opportunity to live there. The result is stark
inequality and reduced access for working families to economic and educational
networks and heightened exposure to social ills.

The best way to overcome this legacy of racial segregation and to achieve an
integrated, just and free society that promotes the general welfare of all citizens is to
fully support the provision of safe, decent, and affordable housing in towns like
Holmdel.

Indeed, as a result of the Mount Laurel doctrine, Holmdel and the Fair Share
Housing Center have put together a fair share plan that, if implemented, would lead
to the creation of a significant amount of urgently needed affordable housing in the
Township.

The Middle Road site is a critical part of that court-approved plan, and if the site is
designated as PA-1, it would lead to the expeditious construction of 50 affordable
homes for families. This has the potential to open the doors of opportunities to all of
those working individuals — disproportionately Latino — who are striving to build a
better life for themselves and their loved ones.

The significance of the matter is manifest: where affordable housing has been
allowed to be built in high-opportunity communities, it has decreased segre gation,
fostered diversity and greater equality along race and ethnicity lines, and improved
the quality of life for low-and moderate-income individuals and families.

At a moment of national reckoning over racial injustice and in a State in which
segregation remains areality and inequality a profound social ill, the State Planning
Commission has a prime chance here to support an important effort to promote racial

justice.

Thus, for the reasons summarized above and for those in the petition itself, LAN
respectfully urges the State Planning Commission to designate Block 57, Lot 2 as
PA-1.



Thank you for your consideration.
Sincerely,

Christian Estevez
President, Latino Action Network

Frank Argote-Freyre
Director, Latino Coalition of New Jersey
Chair, Latino Action Network Foundation



Peter J. O'Connor, Esq.
Adam M. Gordon, Esq.

;: A‘i R g E_l ,A\ _ F Laura Smith-Denker, Esq.
" HOUSING CENTER i b Baer. Eva

Bassam F. Gergi, Esq.

September 14, 2020

Via Email and Mail

New Jersey State Planning Commission
Department of State

225 W. State Street — P.O. Box 820
Trenton, New Jersey 08625-0820
Thomas Wright, Chair (tom@rpa.org)
Donna Rendeiro, Executive Director
(donna.rendeiro@s0s.nj.gov)

Re: FSHC Supports The Walters Group’s Petition to Designate Block 57, Lot 2
in the Township of Holmdel as Metropolitan Planning Area (PA-1)

Dear Mr. Wright and Ms. Rendeiro:

Please accept this letter from Fair Share Housing Center (FSHC) in strong support of the
petition submitted by The Walters Group on September 8, 2020, to designate Block 57, Lot 2 on
Middle Road in the Township of Holmdel as Metropolitan Planning Area (PA-1).

As you know, FSHC is a non-profit that is dedicated to defending the housing rights of
New Jersey's working families. In particular, FSHC has worked for more than 40 years to
enforce the Mount Laurel doctrine, which requires each town in New Jersey to provide for its
“fair share” of the regional need for low- and moderate-income housing.

In March 2015, the New Jersey Supreme Court recognized FSHC’s critical role in
enforcing Mount Laurel and supporting the provision of affordable housing in the State when it
designated FSHC as the class representative for lower-income households and held that FSHC
is entitled “to protect its and third parties’ interests in municipal compliance with constitutional
affordable housing obligations.”

Since then, FSHC has reached agreements with over 300 towns as to how they will
satisfy their constitutional obligations. These agreements have led and will lead to desperately
needed new housing that is affordable to working families, seniors, and those with disabilities.

Specifically, in January 2019, FSHC and the Township of Holmdel entered into a
settlement agreement that detailed how the Township will satisfy its Mount Laurel obligations.
Central to the agreement is the Township’s commitment to sponsor the development of 50
affordable homes on a nearly 4-acre parcel that is located on Block 57, Lot 2 in Holmdel at the
intersection of Middle Road and South Laurel Avenue, which is near the Holmdel border with its
neighbor the Township of Hazlet.

The development of these 50 affordable homes that will be available to working families
of all income levels has been the subject of several hearings before the Superior Court of New
Jersey, and the site has been approved each time by the court as suitable for the proposed
affordable housing.

! Inre N.J.A.C. 5:96 & 5:97, 221 N.J. 1, 19 (2015) (Mount Laurel IV).

510 Park Blvd. = Cherry Hill, New Jersey 08002 = 8546-665-5444 = fax: 856-663-8182 » www.fairsharehousing.org
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Demonstrating its commitment, Holmdel has made sizeable investments to ensure that
the 50 affordable homes will be constructed soon, including the expenditure of about $1.5
million to acquire the site through condemnation and thereafter conveying it to The Walters
Group for the 100% affordable development. The Township recently agreed to provide an
additional soft loan in the amount of about $1 million to The Walters Group in order to ensure
that the community has all necessary funding.

The Walters Group is one of the most respected developers of affordable housing in
New Jersey, and like the Township, it has made significant investments to prepare for the
construction of the affordable housing promised, including developing a thoughtful site plan that
was approved by the Holmdel Planning Board.

Until recently, it was the understanding of Holmdel, FSHC, and The Walters Group that
Block 57, Lot 2 was split between Metropolitan Planning Area (PA-1) and Suburban Planning
Area (PA-2) on the State Plan Policy Map.

As explained in the September 4, 2020 letter of Holmdel Planner Paul Phillips, P.P.,
A.L.C.P., which is aftached to The Walters Group's petition, this understanding was based on
publicly available Geographic Information System (GIS) mapping from the New Jersey
Department of Environmental Protection (DEP), as well as discussions that The Walters Group
had with officials at DEP in 2019.

More recently, FSHC has been informed that the GIS mapping may have inaccuracies
and that Block 57, Lot 2 may be in PA-2. The significance of this is that PA-2 only permits a 30
percent impervious coverage while PA-1 allows for an 80 percent impervious coverage.

in order to develop the 50 affordable homes in a manner that will be best suited for the
working families who will live on the site as well as consistent with the thoughtful plan that The
Walters Group has put together, it was necessary for the developer and the Township to apply

to the State Planning Commission to ask that the site be designated as Metrapolitan Planning
Area (PA-1).

FSHC strongly supports this petition, and we hope that the State Planning Commission

will allow the project to proceed as proposed. In addition to the reasons provided in the petition
itself, FSHC would emphasize the following:

The State of New Jersey has a longstanding and well-established commitment to
supporting the provision of affordable housing. Designating Block 57, Lot 2 as PA-1 is

consistent with that commitment.

Through the Mount Laurel decisions, New Jersey’s State Constitution has been held to
be

plain beyond dispute that proper provision for adequate housing of
all categories of people is certainly an absoiuie essential in
promotion of the general welfare required in all local land use
regulation.?

2 8. Burlington Cty. NAACP v. Mount Laurel, 87 N.J. 151, 179 (1975) (Mount Laurel I).
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As a result, courts across New Jersey recognize that “[t]he public policy of this State has
long been that persons with low and moderate incomes are entitled to affordable housing. . . .
" ‘“There cannot be the slightest doubt that shelter, along with food, are the most basic human
needs.™

Likewise, the New Jersey Fair Housing Act, which was enacted by the New Jersey
Legislature in 1985 to implement the Mount Laurel decisions and which has been amended and
affirmed on multiple occasions over the past thirty-plus years, expressly finds that it is in the
State’s interest “to maximize the number of low and moderate units by creating new affordable
housing . . . in the State.™

And as the New Jersey Supreme Court has stressed, “[a]ffordable housing is a goal that
is no longer merely implicit in the notion of the general welfare. It has been expressly
recognized as a governmental end and codified under the FHA.” Indeed, even before the
Mount Laurel decisions, the Court had recognized that the provision of “safe, decent and
attractive housing that [working families] can afford serves the community’s interest in achieving
an integrated, just and free society and promotes the general welfare of all citizens."®

Here, the above-quoted public policy principles enunciated by the New Jersey Supreme
Court and enactments of the New Jersey Legislature heavily favor designating Block 57, Lot 2
as PA-1.

Holmdel and FSHC spent almost five years working on a plan that would allow the
Township to meet its constitutional obligations to provide its fair share of affordable housing.
This fair share plan was the result of a deliberative process that involved public notice and
judicial review at every stage, and Block 57, Lot 2 has been repeatedly found to be a suitable
site to provide the 50 affordable homes promised.

If the State Planning Commission were to deny the petition, it would likely delay — and
perhaps substantially delay — these 50 affordable homes from being built, and it would be
contrary to the commitment the State has made to maximizing opportunities for affordable
housing.

Further, the rules that were issued by the Council on Affordable Housing as to what sites
should be viewed as most suitable for affordable housing highlight that the sites of former
nurseries, such as Block 57, Lot 2, are high priorities.”

And from a planning perspective, the site’s placement in PA-2 appears to be an anomaly
of sorts, and FSHC is unaware of any legitimate, compelling reason why the site should be
designated PA-2 when most — if not all — of the adjoining sites in the Township of Hazlet are PA-
1. We do not believe that there are any physical characteristics that would justify such a

3 Homes of Hope, Inc. v. Eastampton Tp. Land Use Planning Bd., 409 N.J. Super. 330, 337 (App. Div.
2009) (quoting Mount Laurel |, 67 N.J. at 178).

4 N.J.S.A. 52:27D-302.

5 Holmdel Builders Ass’n v. Holmdel, 121 N.J. 550, 567 (1990).

8 De Simone v. Greater Englewood Hous. Corp., 56 N.J. 428, 441 (1970).

7 N.J.A.C. 5:93-4.2(d) (“The Council shall review the existing land use map and inventory to determine
which sites are most likely to develop for low and moderate income housing. . . . Such sites include, but
are not limited to: . . . nurseries.”).
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distinction. Indeed, we have been informed that the property itself was at one time part of the
land that was developed in Hazlet that is in PA-1.

In addition, the alternatives to developing the 50 affordable homes on Block 57, Lot 2
may be less desirable from both a planning and quality of life vantage point. For example, if this
50-unit 100% affordable development were to be stymied this might require Holmdel to agree to
much larger inclusionary developments on farmland which, while not part of CAFRA, are farther
from commercial corridors and overall would use up far more land. This is not a situation of
homes being built way out in a distant site; Block 57, Lot 2 is along a major highway corridor
close to other similar development.

Finally, if the State Planning Commission does choose to designate the site PA-1, it will
be opening up doors of opportunity that might transform lives and help New Jersey become a
fairer and more equal place.

Providing working families with opportunities to live in wealthy, historically exclusionary
towns like Holmdel has a meaningful impact — especially on the children — because it provides
access to the large and growing supply of good jobs; excellent public services; and high-
performance schools, which are, invariably, available in wealthier municipalities.

Indeed, there is a growing body of empirical research that has documented that
providing such affordable housing in higher-opportunity communities like Holmdel leads to
tremendous benefits for children from lower-income backgrounds who moved at a young age,
including:

e Decreased chances of asthma, obesity, and
neurodevelopmental disorders.

e Reduced likelihood of placement in special education, repeating
a grade, dropping out, or suspension or expulsion.

» Improved educational performance and higher likelihood of
attending college.

e Substantially higher incomes as adults, an average annual
income of 31 percent higher.

e Reduction in the intergenerational persistence of poverty and
large positive returns for taxpayers.®

The State Planning Commission has a chance here to help open the doors of
opportunity to those who need that opportunity most, which will transform lives for the better.
FSHC respecitfully urges you to seize it and approve The Walters Group's petition.

Please let FSHC know if there are any questions we can answer or further information
we can provide. Thank you for your attention to this matter.

8 Raj Chetty, Nathaniel Hendren, and Lawrence Katz, “The Effects of Exposure to Better Neighborhoods
on Children: New Evidence from the Moving to Opportunity Experiment,” American Economic Review 106
(4) (2016), available at htips://scholar.harvard.edu/hendren/publications/effects-exposure-better-
neighborhoods-children-new-evidence-moving-opportunity.
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Respectiully submitted,

S

Adam M. Gordon, Esq.
Executive Director of Fair Share Housing Center



14 South Clifton Avenue-Lakewood, New Jersey 08701

New Jersey State Planning Commission
Department of State

225 W. State Street — P.O. Box 820
Trenton, New Jersey 08625-0820

Thomas Wright, Chair (tom@rpa.org)
Donna Renderio, Executive Director
(donna.rendeiro @s0s.nj.gov)

October 13, 2020

Re: STEPS Letter of Support for The Walters Group's Petition to Designate Block 57,
Lot 2 in the Township of Holmdel as Metropolitan Planning Area (AA-1)

Dear Mr. Wright and Ms. Rendeiro:

On behalf of Solutions To End Poverty Soon (STEPS), we ask that you accept this letter
of strong support to The Walters Group to petition to designate Block 57, Lot 2 on Middle Road
in the Township of Holmdel, New Jersey as Metropolitan Planning Area (AA-1).

For more than twenty-seven years, the STEPS organization has worked to improving the lives of
New Jerseyans. Our work is challenging, yet rewarding and greatly assisted by the passion and
energy of collaborative partners such as The Walters Group.

STEPS is a private , non-profit agency dedicated to assisting low-moderate income individuals
and families who find themselves in need of food, housing , utility assistance, access to
healthcare and decent wages. Our agency was born out of a relationship with Legal Services in
Ocean County and has been providing resource and referral services to residents of Ocean
County since 1993. STEPS believe that when people from various organizations come together
to create solutions to reduce and end poverty issues in communities, neighborhoods are build,




not just a group of people living in the same area, but a commonality designed to providing
hopes and aspirations for people sharing one common goal that is to improve the lives of the
people within the community.

The Waiters Group project, Designate Block 57, Lot Z in the Township of Hoimdei as
Metropolitan Planning Area (AA-1), is an essential project that will provide working families an
opportunity to have a safe and affordable housing community. STEPS is confident that The
Walters Group will successfully deliver the affordable housing for residents of New Jersey with
low to moderate incomes. For these reasons, Solutions To End Poverty Soon (STEPS), fully
supports and urges the State Planning Commission to fully support and approve The Walters
Group petition.

Respectfuily Submitted,

Michael ivicNeil

Executive Director of Solutions To End Poverty Soon (STEPS)
New Jersey State Conference ~NAACP, Chair of Housing



From: o <bk1492@aol.com>

Sent: Saturday, November 21, 2020 11:00 AM

To: Newmeyer, Martha <Martha.Newmeyer@sos.nj.gov>

Subject: [EXTERNAL] Re: Materials PIC meeting November 24, 2020

attachments unless you know the sender and the content is safe. Suspicious? Forward the
message to spamreport@cyber.nj.gov.

i do not believe the zoning change for affordalbe housing is at all recommended. first of all with the huge
massive loss of population that nj is happeningi currently with massive numbers of people leaving this
state and those also plannnig to move out of the state, it is clear that no one is moving into this state
because of the poor plannnig of lockdowns and mish mosh state planning which allo2ws | block to be
devastated for so called "affordable housing. thee is plenty of land in newark nj and paterson nj and such
cities for affordable housing. there is no need for it in this area which is being picked on. this is socialist
agenc which has been changed by the federal govt so that it is no longer required at all. that is a policy
change. people are moving from this area. it shows no need for increased housing in any such area. this
entire fake develoipers profiteering is what is really going on.you are in the capture of profiteering
develoipers comnig in to kill suburbia. that movement needs to be ended. this comment is for the pubilc
record. this state and its plannign shows a complete lack of concern for the people living here right now
and what they expect. they do not expect htis state to come in and change all their living habits. we are
being todl what to do 24/7 and it is overwhelmings bad for all of america to have such minute by minute
state administration oif people. 19847 jean publiee jean ublic1@gmail.com



[EXTERNAL] Holmdel Township Policy Map Amendment

Cherron Rountree <Crountree@holmdeltownship.com>
Fri 11/20/2020 10:43 AM
To: Rendeiro, Donna <Donna.Rendeiro@sos.nj.gov>

Cc: Andrew Bayer <abayer@pashmanstein.com>; Paul Phillips <Pphillips@phillipspreiss.com>; Joe Del Duca
<jdelduca@walters-group.com>

*** CAUTION ***

This message came from an EXTERNAL address (Crountree@holmdeltownship.com). DO NOT click on links
or attachments unless you know the sender and the content is safe. Suspicious? Forward the message to
spamreport@cyber.nj.gov.

Dear Ms. Rendeiro,

On behalf of the Township of Holmdel I want to thank you and your staff for taking the tie to review the
petition of The Walters Group for a State Plan Policy Map amendment and for meeting with us last
Tuesday. As you know, we are seeking to construct an affordable housing project in this area and the
project is very important to the Township.

We have reviewed your recommendation to amend the Metropolitan Planning Area (PA-1) to encompass
lands in Holmdel Township north of the North Jersey Coast Line railroad tracks that are currently
designated as Suburban Planning Area (PA-2). Given that this area contains much of Holmdel’s
commercial development and is generally built out, the Township has no objection to the
recommendation and supports moving forward with this Policy Map change.

Again, thank you for your time and effort on this request. Tlook forward to attending the PIC meeting
next Tuesday. If there is anything you need from my end at this time, please do not hesitate to reach out
to me.

Regards,

Cherron Rountree

Holmdel Township Administrator
4 Crawfords Corner Road
Holmdel, NJ 07733
732-946-2820 ext. 1205



