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INTRODUCTION 

Location and Context 

Red Bank Borough is a borough of approximately 2 square miles, located in northern Monmouth County 
along the Navesink River. The Borough is surrounded by the municipalities of Fair Haven, Little Silver, 
Middletown, Shrewsbury and Tinton Falls, all within Monmouth County. The Borough is within the New 
York City metropolitan region, just 24 miles south of the tip of Manhattan Borough in New York City.  

 
Red Bank Borough was initially inhabited by the Lenape Indians, and the area was first settled by the 
English in the beginning of the 17th century. The historic borough of Red Bank was originally part of 
Shrewsbury Towne. Red Bank developed quickly and became a center for shipbuilding. Following the 
growth of this industry, the Borough’s population grew rapidly after 1809, when a passenger ship route 
was established to Manhattan. By the mid-1840’s, Red Bank had become a commercial and 
manufacturing center, focused on textiles, tanning, furs, and other goods for sale in Manhattan and the 
local region. With the dredging of the Navesink River, Red Bank became a port from which steamboats 
transported commuters to work in Manhattan. Red Bank became a desirable destination, and as a result 
the population grew, and because the Raritan and Delaware Bay Railroad constructed a railway in the 
town in 1860. This growth continued into the 20th century, as Red Bank continued to be a strong 
cultural, economic, and political center in Monmouth County until the economy, based on retail 
commerce, declined due to the economic recession in 1987. In response to this economic decline, the 
borough authorized the creation of the Red Bank RiverCenter in 1991, to manage redevelopment within 
the special improvement district. Red Bank RiverCenter has been critical in Red Bank’s redevelopment 
efforts, which has attracted a variety of local and large businesses.  

The Borough now has a population of 12,936 people according to 2020 Census population data. This is 
an increase from the 2010 Census count of 12,206, but the rate of increase is now much smaller than 
was the case when the population increased on average by 33.50% each decade from 1880 to 1930. 
Since 1930, the population has increased on average by 7.90%; each decade. Population growth is 
projected to decline for the next several decades. Population projections from the North Jersey 
Transportation Planning Authority (NJTPA) show that the Borough will remain to just under 13,000 
people at 13,033 by 2050.  
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Of the approximately 13,000 people in Red Bank, census data indicates that about 53 percent identify as 
white, 8 percent identify as African American or black, 2 percent as Asian, 23 percent as “other” and 12 
percent two or more races. Approximately 38 percent of the population of any race is considered 
Hispanic.  

Census data also indicates a median household income of approximately $102,000 (2023 ACS 5-Year 
estimate) for the Borough. This is a comparable household income given that the median income for the 
state of New Jersey is approximately $100,000 

Affordable Housing 

In 1975 the New Jersey Supreme Court determined, in So. Monmouth County. NAACP v. Borough of 
Mount Laurel (“Mount Laurel I”) that every developing municipality in New Jersey had an affirmative 
obligation to provide a “realistic opportunity” for its fair share of low- and moderate-income housing. In 
1983, frustrated with the lack of voluntary compliance, the Supreme Court sought to create an incentive 
for voluntary compliance in its “Mount Laurel II” decision. In this decision, the Court exposed 
municipalities that refused to comply voluntarily to the possibility of builder’s remedy relief. The Court 
also called for the state legislature to enact legislation that would save municipalities from the 
inefficiency of having the courts determine their affordable housing needs. 

First and Second Rounds 

In 1985 the Legislature adopted the Fair Housing Act (N.J.S.A. 52:27D-301 et. seq.) (“FHA”). The FHA 
created the New Jersey Council on Affordable Housing (COAH) and charged COAH with the responsibility 
of adopting regulations by which municipalities could determine their fair share responsibilities and the 
means by which they could satisfy those responsibilities. The Legislature also sought to promote 
voluntary compliance and empowered municipalities to submit to COAH’s jurisdiction and voluntarily 
comply under the protections of the COAH process. 

Pursuant to the FHA, COAH adopted regulations for the first housing cycle in 1986; which covered the 
years 1987 through 1993 (“First Round”) and for the second housing cycle in 1994; which covered the 
years 1993 through 1999 (“Second Round”). Under both the First and Second Rounds, COAH utilized 
what is commonly referred to as the “fair share” methodology. COAH utilized a different methodology, 
known as “growth share,” beginning with its efforts to prepare Third Round housing-need numbers. 

Third Round 

COAH first adopted the Third Round rules in 2004; which were to cover the years 1999 through 2014. 
The “growth share” approach created a nexus between the production of affordable housing and future 
residential and non-residential development within a municipality, based on the principle that 
municipalities should provide affordable housing opportunities proportionate to their market rate 
residential growth, and that along with employment opportunities there should be proportionate 
opportunities for affordable housing. Each municipality was required to project the amount of 
residential and nonresidential growth that would occur during the period 2004 through 2014 and 
prepare a plan to provide proportionate affordable housing opportunities. The regulations were 
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challenged and in January 2007, the New Jersey Appellate Division invalidated key aspects of COAH’s 
third round rules and ordered COAH to propose and adopt amendments to its rules to address the 
deficiencies it had identified. 

COAH adopted new Third Round rules in May of 2008 and subsequently adopted amendments that 
became effective on October 20, 2008. Changes to the Fair Housing Act were also adopted in July of 
2008 (P.L. 2008 c. 46 on July 17, 2008). The COAH rules and regulations adopted in 2008 were 
subsequently challenged, and in an October 2010 decision the Appellate Division invalidated the 
“Growth Share” methodology, and also indicated that COAH should adopt regulations pursuant to the 
“Fair Share” methodology utilized in the First and Second Rounds. The Supreme Court affirmed this 
decision in September 2013, invalidating the third iteration of the Third Round regulations and 
sustaining the invalidation of growth share, and directing COAH to adopt new regulations pursuant to 
the methodology utilized in the First and Second Rounds. In October of 2014 COAH was deadlocked and 
failed to adopt their newly revised Third Round regulations. Fair Share Housing Center, who was a party 
in the earlier cases, responded by filing a motion in aid of litigants’ rights with the New Jersey Supreme 
Court. On March 20, 2015, the Court ruled that COAH was effectively dysfunctional, and consequently 
returned jurisdiction of affordable housing issues back to the trial courts as it had been prior to the 
creation of COAH in 1986.  

Since the 2015 Mt. Laurel IV decision, municipalities turned to the courts to seek a declaratory 
judgement of their Third Round housing plans to determine whether they met their constitutional 
affordable housing obligations, and were granted immunity from any “builder’s remedy” lawsuits. With 
no COAH functioning and providing guidance to municipalities to determine their municipal fair share of 
statewide and regional obligations, a number of independent groups produced their own reports to 
determine individual obligations across the state. In several court decisions in 2016 and 2018, judges in 
Middlesex and Mercer County developed a methodology following closely one proposed by Fair Share 
Housing Center to determine municipal obligations. In the 2018 decision by Judge Jacobson, it was 
further determined that the initial period of the Third Round which had not been addressed (1999 – 
2015) known as the “gap period” is to be included in each municipality’s Third Round fair share 
calculations. 

To achieve Third Round Compliance, municipalities addressed the obligations of the period from 1999 – 
2015 through the courts, and through private settlement agreements with Fair Share Housing Center, 
ultimately leading to a judgement of compliance and repose from the courts for municipalities that 
could demonstrate full compliance with the requirements of the Fair Housing Act. Due to the ongoing 
litigation throughout the Third Round, many municipalities achieved this substantive certification from 
the courts well into the period.  

Fourth Round 

In March of 2024, P.L. 2024, c.2 was signed into law establishing new procedures for determining 
statewide needs and municipal obligations for low- and moderate-income housing. This new law 
formally abolished COAH and established a new “Program” for resolving affordable housing disputes, as 
well as the authority to review and certify municipal fair share housing plans. The law required 
municipalities to determine their own fair share obligations by applying the methodology of the 
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Jacobsen decision in Mercer County as it related to the Third Round, and adopt a binding resolution 
setting those obligation numbers. The law also provided revisions to the crediting structures for 
affordable units, with changes to the types of affordable units that are permitted to be granted bonus 
credits. The law established timelines for submission of documents to demonstrate compliance with the 
Fair Housing Act. 

In addition to the revisions to low- and moderate-income housing crediting, the amended law 
established a new Affordable Housing Alternative Dispute Resolution Program. The Program is intended 
adjudicate any disputes in affordable housing, and function as the administrative body responsible for 
reviewing and certifying municipal compliance with the Fair Housing Act. Through the Program and the 
Administrative Office of the Courts, municipalities seeking a judgment of compliance with Affordable 
Housing regulations must submit a motion for a declaratory judgment from the Program to retain 
immunity from any potential builder’s remedy lawsuits.  

Red Bank’s Compliance History 

The Borough of Red Bank first received substantive certification from COAH in 1987, and again in 1997, 
through which a Realistic Development Potential (RDP) of zero (0) units was established, based on lack of 
availability of vacant, developable land, for the 1987-1999 Prior Round obligation.   

Subsequent to the adoption of Growth Share regulations, the Borough adopted a Housing Element and 
Fair Share Plan to demonstrate its compliance with these regulations on December 15, 2008.  The 
Borough’s petition to COAH for substantive certification was deemed complete on March 9, 2009, but was 
never certified.  A revised Housing Element and Fair Share Plan was prepared in September 2010 but was 
not certified.  

Following COAH’s dissolution and the Court’s assumption of affordable housing judgments, on July 8, 
2015, the Borough filed a Declaratory Judgment action seeking a declaration of compliance with the 
Mount Laurel doctrine and Fair Housing Act of 1985, N.J.S.A. 52:27D-301 et seq. in accordance with In re 
N.J.A.C. 5:96 and 5:97, supra.  In response to the Court’s Omnibus Order #4, dated December 2, 2015, a 
draft Housing Element and Fair Share Plan was prepared.  The Court also appointed Francis J. Banisch III, 
P.P., F.A.I.C.P. as the local Special Master, and Richard B. Reading as a regional Court Master, who 
subsequently produced a report containing preliminary fair share numbers for all of the municipalities in 
Monmouth County, including Red Bank Borough.    

On March 13, 2019 a settlement agreement was reached with Fair Share Housing Center on Third Round 
obligations and compliance mechanisms.  Through the Borough’s Third Round Housing Plan Element and 
Fair Share Plan, the Borough satisfied its Third Round obligations. A final judgment of compliance was 
granted to Red Bank on August 9, 2019.  

A copy of the Borough’s Settlement Agreement with Fair Share Housing Center can be found in 
Appendix A-1.  

A copy of the Third Round Judgment of Compliance can be found in Appendix A-2.   
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In January of 2025, the Borough Council adopted Resolution 25-23 establishing its Fourth Round 
obligation numbers in accordance with the amended Fair Housing Act adopted by the Legislature and 
signed by the Governor in March of 2024. The resolution establishing Fourth Round obligation numbers 
was submitted to the Program through a declaratory judgment action, beginning the process of 
demonstrating and certifying the Borough’s compliance with the Fourth Round of affordable housing 
obligations.  

A copy of Resolution 25-23 establishing the Borough’s Fourth Round obligations can be found in 
Appendix B-1.  

The Borough has prepared this Housing Plan Element and Fair Share Plan in accordance with all 
requirements of the Municipal Land Use Law, and the Amended Fair Housing Act.   
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HOUSING PLAN ELEMENT 

According to the Municipal Land Use Law (MLUL) (40:55D-28.b(3)), a municipality is required to adopt a 
Housing Plan Element of the Master Plan, as well as a Fair Share Plan for addressing its low and 
moderate income housing obligations in accordance with the Fair Housing Act (FHA).   

The Amended Fair Housing Act defines a “Housing Element” as:  

“that portion of a municipality’s master plan consisting of reports, statements, proposals, maps, 
diagrams, and text designed to meet the municipality’s fair share of its region’s present and 
prospective housing needs, particularly with regard to low- and moderate-income housing, and 
which shall contain the municipal present and prospective obligation for affordable housing, 
determined pursuant to subsection f. of section 3 of P.L.2024, c. 2.” 

[N.J.S.A.52:27D-304.1] 

Pursuant to the Fair Housing Act, Section 10 of P.L. 1985, c. 222 (C. 52:27D-310), a municipality’s housing 
plan element shall be designed to achieve the goal of access to affordable housing to meet present and 
prospective housing needs, with attention to low- and moderate-income housing. This updated Housing 
Plan Element and Fair Share Plan for the Borough of Red Bank has been prepared in a manner that is 
consistent with the FHA and MLUL requirements, and contains the following, as spelled out in the FHA:   

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, and in 
conducting this inventory the municipality shall have access, on a confidential basis for the sole 
purpose of conducting the inventory, to all necessary property tax assessment records and 
information in the assessor’s office, including but not limited to the property record cards; 

b. A projection of the municipality’s housing stock, including the probable future construction of 
low- and moderate-income housing, for the next 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, as established pursuant to section 
3 of P.L.2024, c. 2 (C.52:27D-304.1); 

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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g. An analysis of the extent to which municipal ordinances and other local factors advance or 
detract from the goal of preserving multigenerational family continuity as expressed in the 
recommendations of the Multigenerational Family Housing Continuity Commission, adopted 
pursuant to paragraph (1) of subsection f. of section 1 of P.L.2021, c. 273 (C.52:27D-329.20); 

h. For a municipality located within the jurisdiction of the Highlands Water Protection and Planning 
Council, established pursuant to section 4 of P.L.2004, c. 120 (C.13:20-4), an analysis of 
compliance of the housing element with the Highlands Regional Master Plan of lands in the 
Highlands Preservation Area, and lands in the Highlands Planning Area for Highlands-conforming 
municipalities. This analysis shall include consideration of the municipality’s most recent 
Highlands Municipal Build Out Report, consideration of opportunities for redevelopment of 
existing developed lands into inclusionary or 100 percent affordable housing, or both, and 
opportunities for 100 percent affordable housing in both the Highlands Planning Area and 
Highlands Preservation Area that are consistent with the Highlands regional master plan; and 

i. An analysis of consistency with the State Development and Redevelopment Plan, including 
water, wastewater, stormwater, and multi-modal transportation based on guidance and 
technical assistance from the State Planning Commission. 

[N.J.S.A.52:27D-310] 

This Housing Plan Element and Fair Share Plan will address the Borough’s obligations to provide a 
realistic opportunity for the construction of low- and moderate-income housing in accordance with 
the Fair Housing Act, and the MLUL for the Fourth Round period of 2025 – 2035. The preparation of 
a Housing Plan Element and Fair Share Plan is the first step in petitioning the court for Substantive 
Certification and Judgement of Repose. 
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Demographics 

Population Trends 

The Borough of Red Bank has experienced steady growth in recent decades, following a significant 
decline between 1980 and 1990, when the population dropped from 16,039 to 11,771 residents, 
respectively. According to the 2020 U.S. Census, the population of the Borough reached 12,936 
residents, reflecting a 5.98% increase from the 12,206 residents recorded in 2010. This follows a 3.05% 
growth from the 2000 U.S. Census, which reported 11,844 residents. In comparison, Monmouth 
County's population grew at a slower rate, with a 2.45% increase from 2000 to 2010, and a 2.09% 
increase from 2010 to 2020. Table 1 below illustrates the population growth trends for both the 
Borough and Monmouth County from 2000 to 2020. 

Table 1: Population Trends, 2000 - 2020 
  

2000 
 

2010 
 

2020 
% Change 
2000-2010 

% Change 
2010-2020 

Red Bank 11,844 12,206 12,936 3.05 5.98 

Monmouth County 615,301 630,380 643, 615 2.45 2.09 
Source: US Census Bureau Decennial Census (Table DP-1) 
**Projections from North Jersey Transportation Planning Authority (2050) 

 

Population Composition by Age 

The age composition of Red Bank has undergone significant shifts since 2000. According to the U.S. 
Census Bureau’s Decennial Census Estimates, various age groups have experienced notable changes. 
The number of preschool-aged children has decreased from 5.9% (695) to 5.3% (684). Similarly, there 
has been a decline in the adult population within the 20 to 34-year age group, as well as in the 85 and 
older cohort. The most substantial decrease occurred in the 70 to 84-year age group, which fell from 8% 
(945) to 4.4% (564). 
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Figure 1: Population over time in Red Bank, NJ
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In contrast, Red Bank has seen growth in its school-aged population. The percentage of residents aged 5 
to 9 years increased from 4.3% (515) to 5.8% (746), those aged 10 to 14 years grew from 5.4% (642) to 
6.4% (830), and those aged 15 to 19 years rose from 4.5% (536) to 5.8% (748). The most significant 
increases were seen in the 55 to 59-year age group, which grew from 4.4% (522) to 6.6% (860), and in 
the 60 to 64-year group, which rose from 3.7% (433) to 6.1% (746). 

Table 2: Population by Age Cohort, Red Bank, 2000 - 2020 
 2000 2020 Percent 

Change 
2000-2020 Number Percent Number Percent 

Total population 11,844 100% 12,936 100% 9.21% 

Under 5 years 695 5.9% 684 5.3% -1.58% 

5 to 9 years 515 4.3% 746 5.8% 44.85% 

10 to 14 years 642 5.4% 830 6.4% 29.28% 

15 to 19 years 536 4.5% 748 5.8% 39.55% 

20 to 24 years 719 6.1% 670 5.2% -6.81% 

25 to 34 years 2,214 18.7% 2,108 16.3% -4.78% 

35 to 44 years 1,903 16.1% 1,913 14.8% 0.52% 

45 to 54 years 1,440 12.2% 1,550 12.0%  7.63% 

55 to 59 years 522 4.4% 860 6.6% 64.75% 

60 to 64 years 433 3.7% 1,411 6.1% 225.86% 

65 to 74 years 883 7.5% 1,084 8.4% 22.76% 

75 to 84 years 945 8.0% 564 4.4% -40.31% 

85 years and over 397 3.4% 384 3.0% -3.27% 
Source: US Census Bureau, Decennial Census (Table DP-1) 

Monmouth County has also seen significant changes in its population's age composition over the past 
two decades. The number of elementary and middle school-aged children, as well as individuals in the 
25 to 35 and 35 to 44 age groups, has notably declined, in contrast to Red Bank, where the population of 
elementary and middle school-aged children has increased. Meanwhile, the percentage of the county’s 
older population, particularly those aged 55 to 64 and 65 and older has steadily grown between 2000 
and 2020. This shift mirrors the trends observed in Red Bank, suggesting that, like the Borough, 
Monmouth County is experiencing a broader demographic shift toward an aging population. 

Table 3: Population by Age Cohort, Monmouth County, 2000 - 2020 
 2000 2020 % Change 

2000-2020 
Number Percent Number Percent  

Total population 615,301 100% 643,615 100% 4.60% 
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Under 5 years 41,998 6.8% 29,562 4.6% -29.61% 

5 to 9 years 47,924 7.8% 34,713 5.4% -27.56% 

10 to 14 years 45,951 7.5% 41,010 6.4% -10.75% 

15 to 19 years 37,334 6.1% 42,053 6.5% 12.64% 

20 to 24 years 29,036 4.7% 37,764 5.9% 30.05% 

25 to 34 years 74,522 12.1% 72,466 11.2% -2.75% 

35 to 44 years 113,871 18.5% 75,549 11.7% -33.65% 

45 to 54 years 91,477 14.9% 89,310 13.8%  -2.36% 

55 to 59 years 32,619 5.3% 53,121 8.3% 62.85% 

60 to 64 years 23,320 3.8% 49,235 7.6% 111.12% 

65 to 74 years 40,847 6.6% 69,315 10.8% 69.69% 

75 to 84 years 27,159 4.4% 33,894 5.3% 24.79% 

85 years and over 9,243 1.5% 15,623 2.4% 69.02% 
Source: US Census Bureau, Decennial Census (Table DP-1) 

The median age of Red Bank Borough residents has risen steadily from 37.5 years in 2000 to 38.1 years 
in 2020. This is lower than the county average of 43.5 years in 2020, which grew from 37.8 years in 
2000, and the state average of 39.9 years, which increased from 36.9 years in 2000. While Red Bank 
Borough, Monmouth County, and the state have all seen increases in median age over this period, Red 
Bank Borough experienced the least rise. As a result, the Borough now has the lowest median age 
among these three populations. 

Table 4: Median Age, 2000 – 2020 

 2000 2020 Percent Change 
Red Bank 37.5 38.1 1.6% 

Monmouth County 37.8 43.5 15.07% 

New Jersey 36.9 39.9 8.13% 
Source: US Census Bureau, Decennial Census (Table DP-1) 

Households 

Associated with the Boroughs population growth is an increase in the number of households. A 
household is defined as one or more individuals, related or not, living together in a single housing unit. 
According to the 2023 ACS 5-Year estimates, there were approximately 5,902 households in the 
Borough. Of these, the largest proportion (44.1%) were one-person households, followed by 30.5% with 
two people, 18.6% with four or more people, and 6.9% with three people. 

In comparison, Monmouth County recorded 32.5% two-person households, 26.6% one-person 
households, 24.5% four-person households, and 16.4% three-person households. The Borough’s average 
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household size was 2.49 people, slightly less than the County’s average of 2.55 and New Jersey’s average 
of 2.61, according to the ACS estimates. 

Table 5: Household Characteristics, Red Bank and Monmouth County 
 Red Bank Monmouth County 

Number Percent Number Percent 
Total Households 5,902 100% 250,195 100% 
1-person 2,600 44.1% 66,589 26.6% 
2-persons 1,799 30.5% 81,289 32.5% 
3-persons 406 6.9% 40,929 16.4% 
4 or more persons 1,097 18.6% 61,388 24.5% 
Average Household Size 2.49 people 2.55 people 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Table S2501& B25010) 

Family households are defined as two or more individuals living together in the same residence, related 
by blood, marriage, or adoption. Of the 5,902 households in Red Bank Borough, 2,969 (50.3%) are family 
households, while 2,933 (49.6%) are non-family households. In contrast, Monmouth County has a higher 
proportion of family households, with 67.8%, compared to 32.1% non-family households. 

In Red Bank, approximately 73.6% of family households are comprised of married couples, compared to 
80.8% in the County. Among the remaining family households, 9.8% are headed by single male 
householders, and 16.5% are headed by single female householders. The average family size in the 
Borough is 2.15 people, which is lower than the County's average of 2.55 people.  

In comparison, Monmouth County has a higher percentage of married couple households at 80.8%, with 
5.6% headed by males and 13.4% headed by females. Additionally, 21.1% of Red Bank's households are 
headed by individuals aged 65 or older, totaling 1,245 households. This is significantly higher than 
Monmouth County, where only 13.3% of households are headed by individuals aged 65 or older. 

Table 6: Household by Type, Red Bank and Monmouth County 
 Red Bank Monmouth County 

Number Percent Number Percent 
Total Households 5,902 100% 250,195 100% 
Average Family Size 2.15 people 2.55 people 
Total Families 2,969 50.3% 169,816 67.8% 
Married Couple Family 2,187 73.6% 137,379 80.8% 

With own children under 18 years 782 64.2% 68,896 50.1% 

No children under 18 years 1,405 52.9% 68,483 49.8% 

Male householder, no wife present 292 9.8% 9,534 5.6% 
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With own children under 18 years 164 56.1% 4,061 42.6% 

No own children under 18 years 128 43.8% 5,473 57.4% 

Female householder, no husband present 490 16.5% 22,903 13.4% 

With own children under 18 years 328 66.9% 12,092 52.8% 

No own children under 18 years 162 33.0% 10,811 47.2% 

Nonfamily Households 2,933 49.6% 80,379 32.1% 
65 years and over 1,245 21.1% 33,275 13.3% 
Source: US Census Bureau, American Community Survey 5-year Estimates 2019 to 2023 (Table S1101) 

Housing Conditions  

Existing Housing Units 

According to the 2023 ACS, Red Bank’s housing stock is split almost evenly between owner-occupied and 
renter-occupied units, with a significant portion of the housing being relatively old. Out of the Borough's 
total 6,184 housing units, 5,902 (95.4%) are occupied, while 282 (4.6%) are vacant. Of the occupied 
units, 2,957 (50.1%) are owner-occupied, and 2,945 (49.9%) are renter-occupied. 

Building activity in Red Bank spiked during certain periods, particularly before 1939, in the 1950s, and 
during the 1970s. However, construction has slowed significantly since 2009, likely due to the housing 
market’s slower recovery after the recession. This trend continues, with only 10 new units constructed 
since 2020. The median year of construction for the Borough’s housing stock is 1955. 

Table 7: Housing Units in Red Bank Number Percent 
Total Housing Units 6,184 100% 
Occupied Housing Units 5,902 95.4% 

Owner Occupied 2,957 50.1% 
Renter Occupied 2,945 49.9% 

Vacant Housing Units 282 4.6% 
For Rent/Rented Not Occupied 0 0.0% 
For Sale Only 0 0.0% 
Sold, not occupied 80 28.3% 
For Seasonal, Recreational or Occasional use 49 17.4% 
Other Vacant 84 29.8% 

Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04 and B25004) 
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Housing Type and Size 

Red Bank's housing stock is predominantly composed of single-family detached homes, which account 
for approximately 41% of the Borough's total housing units. Duplexes and low-density multi-family units 
make up the majority of the Borough's multi-family housing, representing 35% of all units, while high-
density housing with 20 or more units comprises 22.7% of the total housing stock. The Borough's 
housing inventory is primarily made up of 2-bedroom homes, which represent 31.3% of all units, 
followed by 3-bedroom homes at 27.4%, and 1-bedroom homes at 25.2%. Additionally, approximately 
12.8% of the housing inventory consists of homes with 5 or more bedrooms. 

Table 8: Housing Units by Type Number Percent 
Total Housing Units 6,184 100.0% 

1-unit detached 2,616 42.3% 

1-unit, attached 539 8.7% 

2 units 376 6.1% 

3 or 4 units 523 8.5% 

5 to 9 units 326 5.3% 

10 to 19 units 398 6.4% 

20 or more units 1,406 22.7% 

Mobile home 0 0.0% 

Boat, RV, Van etc 0 0.0% 

Bedrooms   

2,217

368

966

691

840

439

196

254

204

10

0 500 1,000 1,500 2,000 2,500

Built 1939 or earlier

Built 1940 to 1949

Built 1950 to 1959

Built 1960 to 1969

Built 1970 to 1979

Built 1980 to 1989

Built 1990 to 1999

Built 2000 to 2009

Built 2010 to 2019

Built 2020 or later

Figure 2: Age of Housing Stock
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No bedroom 145 2.3% 

1 bedroom 1,560 25.2% 

2 bedrooms 1,935 31.3% 

3 bedrooms 1,692 27.4% 

4 bedrooms 811 13.1% 

5 bedrooms or more 41 12.8% 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04) 

Housing Values and Contract Rents 

According to the ACS 5-Year Estimates, nearly half of Red Bank’s housing units (47.8%) were valued at 
over $500,000, which is slightly lower than the County average of 58.4%. A detailed breakdown of home 
values for owner-occupied units in the Borough can be found in Table 9. Only 5.1% of Red Bank's owner-
occupied homes were valued at less than $100,000. The median value of an owner-occupied home in 
the Borough is $477,000, which is lower than the County's median of $566,500. 

Table 9: Value of Owner-Occupied Housing Units 

 Red Bank Monmouth County 

 Number Percent Number Percent 

Total 2,957 100.0% 188,578 100.0% 
Less than $50,000 96 3.2% 3,202 1.7% 

$50,000 to $99,999 57 1.9% 2,703 1.4% 

$100,000 to $149,999 161 5.4% 1,760 0.9% 

$150,000 to $199,999 170 5.7% 2,797 1.5% 

$200,000 to $299,999 181 6.1% 12,780 6.8% 

$300,000 to $499,999 880 29.8% 55,119 29.2% 

$500,000 to $999,999 1,342 45.4% 88,909 47.1% 

$1,000,000 and greater 70 2.4% 21,308 11.3% 

Median Value $477,000 $566,500 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04) 

Rental prices in Red Bank varied significantly, with the majority of rents falling within two main ranges: 
$1,500 to $1,999 and $3,000 or more per month. According to the ACS 5-Year Estimates, the median 
gross rent in Red Bank was $1,985, notably higher than the county median of $1,771. The largest share 
of renter-occupied units in Red Bank (27.7%) had rents between $1,500 and $1,999, which aligns with 
the county's most common rent range. In contrast, Red Bank had 9.9% of units with rents under $500 
per month, while the county reported that approximately 6.8% of rental units fell below this threshold. 
Additionally, none of Red Bank’s rental units were classified as not requiring cash rent payments, 
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whereas there were 2,394 such units across the county. Table 10 provides a comparison of Red Bank's 
gross rent to the county's gross rent, according to the 2023 ACS 5-Year Estimates. 

Table 10: Gross Rent Paid 
 Red Bank Monmouth County 
 Number Percent Number Percent 

Total 2,945 100% 59,223 100.0% 
Less than $500 293 9.9% 4,045 6.8% 

$500 to $999 63 2.1% 3,453 5.8% 

$1,000 to $1,499 325 11.0% 13,711 23.2% 

$1,500 to $1,999 816 27.7% 15,499 26.2% 

$2,000 to $2,499 573 19.5% 10,920 18.4% 

$2,500 to $2,999 250 8.5% 6,150 10.4% 

$3,000 or more 625 21.2% 5,445 9.2% 

No rent paid 0  2,394  

Median Contract Rent $1,985 $1,771 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables DP04) 

Housing Conditions 

According to the 2023 ACS, overcrowding in Red Bank is minimal, with only 0.3% (18 units) of owner-
occupied units and 4.42% (261 units) of renter-occupied units exceeding one person per room. The data 
also shows that none of the units in the Borough lack complete plumbing or kitchen facilities. Housing 
deficiencies play a crucial role in assessing overall housing conditions and determining the need for 
municipal rehabilitation efforts. A detailed breakdown of housing deficiency characteristics based on the 
5-year ACS data is provided in Table 11. 

Table 11: Housing Deficiency Characteristics, 2023 
Housing Units with 1.01 or More Persons Per Room 
 Count Percent 
Total Occupied Housing Units 5,902 100.0% 
Owner-Occupied  18 0.30% 

Renter-Occupied 261 4.42% 

Plumbing Facilities 
Total Occupied Housing Units 14,247 100.0% 

Lacking complete plumbing facilities 0 0.0% 

Kitchen Equipment 
Total Occupied Housing Units 14,247 100% 
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Lacking complete kitchen facilities 0 0.0% 
Source: US Census Bureau, ACS 5-year Estimates 2019 to 2023 (Tables B25014, S2504) 

Housing Stock 

According to the New Jersey Department of Community Affairs (DCA), Red Bank Borough issued permits 
for the construction of 281 new residential units between January 2013 and December 2023. During the 
same period, the Borough approved 18 demolition permits for residential properties. After accounting 
for these demolitions, this results in a net increase of 263 residential units. 

A closer look at the trends reveals significant growth in the Borough's housing stock, particularly in 1- 
and 2-family homes. Permits for these types of units surged from just 2 in 2022 to 15 in 2023, marking a 
nearly fourfold increase. Similarly, permits for multifamily housing rose from 22 in 2022 to 64 in 2023. 
These trends highlight a dynamic and expanding housing market in Red Bank. 

Table 12: Building Permits and Demolition Permits Issued, 2013 - 2023 
Year 1&2 

Family 
Multi 

Family 
Mixed 
Use 

Total New 
Construction 

Total 
Residential 
Demolitions 

Net 
Units 

Added 

2013 7 134 1 142 8 134 

2014 4 0 0 4 3 1 

2015 1 0 0 1 1 0 

2016 1 12 0 13 1 12 

2017 1 1 0 2 1 1 

2018 1 0 0 1 0 1 

2019 2 0 0 2 2 0 

2020 7 4 0 11 1 10 

2021 2 0 0 2 0 0 

2022 2 22 0 24 1 23 

2023 15 64 0 79 0 79 

Total 43 237 1 281 18 263 
Source: NJ DCA, Construction Reporter 2013 to 2023  

Economic Conditions 

Employment Status 

The 5-year ACS estimates provide insights into the work activity of residents aged 16 and older. Red 
Bank Borough’s working-age population stood at 10,482, with approximately 7,320 individuals actively 
participating in the labor force. About 30.2% of the Borough's working-age residents were not engaged 
in the labor force at the time of the estimates, a rate slightly lower than the county's 33.5%. All 
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individuals in the Borough’s labor force were employed in civilian jobs, with no residents reported as 
being part of the armed forces. The unemployment rate in Red Bank was approximately 3.1%, which is 
slightly better than the county's rate of 3.5%. 

Table 13: Employment Status, 2023 
 Red Bank Monmouth County 
 Number Percent Number Percent 
Population 16 years and over 10,482 100.0% 526,352 100.0% 

In labor force 7,320 69.8% 349,815 66.5% 

Civilian Labor Force 7,320 69.8% 349,355 66.4% 

Employed 7,090 67.6% 331,018 62.9% 

Unemployed 230 2.2% 18,337 3.5% 

Armed Forces 0 0.0% 460 0.1% 

Not in Labor Force 3,162 30.2% 176,537 33.5% 

Unemployment Rate 3.1% 3.5% 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Worker Classification 

Approximately 82% of Red Bank Borough’s workforce were employed in private wage and salary 
positions, while 7.6% were self-employed. Government employees accounted for 9.9% of the workforce, 
and unpaid family workers represented around 0.4%. A detailed breakdown of worker classifications is 
provided in Table 14. 

Table 14: Classification of Workers in Red Bank, 2023 
 Number Percent 
Total 7,090 100.0% 
Private Wage and Salary Worker 5,821 82.1% 

Government Worker 701 9.9% 

Self-Employed Worker 537 7.6% 

Unpaid Family Worker 31 0.4% 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Workforce by Sector 

An analysis of employed individuals over the age of 16 by economic sector highlights the diverse range 
of industries in which Red Bank’s working-age population is engaged. The largest sector, comprising 
23.5% of the workforce (1,667 employees), is in educational services, healthcare, and social assistance. 
Close behind, the professional, scientific, management, administrative, and waste management services 
sectors employed 21.3% of residents (1,508 employees). The retail trade, arts, entertainment, 
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recreation, and accommodation and food services sectors, as well as the finance, insurance, and real 
estate and rental and leasing sectors, each represented approximately 13.6% (965 employees), 10.2% 
(724 employees), and 9.2% (653 employees) of the Borough's workforce, respectively. 

Table 15: Workforce by Sector, 2023 
Industry Number Percent 
Civilian employed population 16 years and over 7,090 100.0% 

Agriculture, forestry, fishing and hunting and mining 34 0.5% 

Construction 373 5.3% 

Manufacturing 279 3.9% 

Wholesale trade 23 0.3% 

Retail trade 965 13.6% 

Transportation and warehousing, and utilities 163 2.3% 

Information 297 4.2% 

Finance and insurance, and real estate and rental and leasing 653 9.2% 

Professional, scientific, and management, and administration 
and waste management services 

1,508 21.3% 

Educational services, health care and social assistance 1,667 23.5% 

Arts, entertainment, and recreation, and accommodation and 
food services 

724 10.2% 

Other services, except public administration 329 4.6% 

Public administration 75 1.1% 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Occupations by Type 

Table 16 provides a breakdown of occupations within the Borough’s employed civilian labor force. The 
largest segment, comprising over half of the workforce (3,875 employees), is engaged in management, 
business, science, and arts occupations. Service occupations follow, employing nearly one-fifth of the 
labor force (1,270 employees). Sales and office occupations account for approximately 16.7% of the 
workforce (1,186 employees). The smallest sector is natural resources, construction, and maintenance 
occupations, which make up just 5.2% of the labor force (367 employees). 

Table 16: Occupations by Type, 2023 
 Number  Percent 
Employed Civilian population 16 years and over 7,090 100.0% 
Management, business, science, and arts occupations 3,875 54.7% 

Service occupations 1,270 17.9% 

Sales and office occupations 1,186 16.7% 
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Natural resources, construction, and maintenance occupations 367 5.2% 

Production, transportation, and material moving occupations 392 5.5% 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

Commuting to Work 

As shown in Table 17, the majority of Red Bank residents (64.3%) commute to work by private 
automobile, slightly below the county’s 66.8%. Approximately 13% of residents work from home, while 
public transportation (excluding taxicabs) is the least common commuting method, used by just 4.8% of 
residents, compared to 5.5% in the county. Notably, around 5.2% of Borough residents walk to work, a 
much higher proportion than the county’s 1.5%. 

Table 17: Means of Commute, 2023 
 Red Bank Monmouth County 
 Number Percent Number Percent 
Workers 16 years and over 7,030 100.0% 325,092 100.0% 

Car, truck, van -Drove Alone 4,521 64.3% 217,077 66.8% 

Car, truck, van - Carpooled 473 6.7% 23,553 7.2% 

Public transportation (excluding taxicab) 336 4.8% 17,981 5.5% 

Walked 365 5.2% 4,775 1.5% 

Other means 387 5.5% 6,996 2.2% 

Worked from home 948 13.5% 54,710 16.8% 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03) 

According to ACS data, the majority of Red Bank residents (58.7%) have a commute of more than 30 
minutes, which is similar to the county’s 63.9%. In contrast, 42.6% of Borough residents have a 
commute of less than 20 minutes, higher than the county's 35.7%. Table 18 provides a comparison of 
travel times to work between the Borough and the county. 

Table 18: Travel Time to Work, 2023 

 Red Bank Monmouth County 
 Number Percent Number Percent 

Total Workers 6,082 100.0% 280,005 100.0% 

Less than 10 minutes 776 12.7% 28,427 10.1% 

10 to 19 minutes 1,822 29.9% 71,878 25.6% 

20 to 29 minutes 981 16.1% 50,714 18.1% 

30 to 44 minutes 2,945 19.3% 52,340 18.6% 

45 to 59 minutes 759 48.4% 24,162 8.6% 
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60 to 89 minutes 700 11.5% 30,162 10.7% 

90 or more minutes 340 5.5% 22,322 7.9% 

Mean travel time to work (minutes) 30.9 33.4 
Source: US Census Bureau, ACS 5-year Estimates 2019-2023 (Table DP03, B08303) 
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FAIR SHARE PLAN 

A Fair Share Plan has been defined by the Amended Fair Housing Act at N.J.A.C. 52:27D-304 as: 

“Fair Share Plan” means the plan or proposal that is in a form which may readily be adopted, with 
accompanying ordinances and resolutions, pursuant to subsection f. of section 3 of P.L.2024, c.2 
(C.52:27D-304.1), by which a municipality proposes to satisfy its obligation to create a realistic 
opportunity to meet its fair share of low- and moderate-income housing needs of its region and 
which details the affirmative measures the municipality proposes to undertake to achieve its fair 
share of low- and moderate-income housing, as provided in the municipal housing element, and 
addresses the development regulations necessary to implement the housing element, including, but 
not limited to, inclusionary requirements and development fees, and the elimination of unnecessary 
housing cost-generating features from the municipal land use ordinances and regulations. 

The Fair Share Plan for the Borough of Red Bank is broken up into four sections;  

• a Present Need or Rehabilitation Obligation,  
• the Prior Round / First and Second Round (1987-1999) Prospective Need Obligation,  
• the Third Round (1999-2025) Prospective Need Obligation, and 
• the Fourth Round (2025-2035) Prospective Need Obligation.  

The Borough’s Fair Share Plan specifically describes the completed and proposed mechanisms to 
address the present need (rehabilitation) obligation, First and Second Round (Prior Round) obligation, 
Third Round obligation, and Fourth Round obligation.  

The Borough’s Prior Round obligations were determined by COAH, and the Third Round obligation was a 
negotiated settlement with Fair Share Housing Center which was approved by the Court. The Borough’s 
Fourth Round obligation numbers were determined using calculations provided by the NJ Department of 
Community Affairs in a report dated October 2024, and adopted by the Borough Council through a 
binding resolution in accordance with the requirements of the Fair Housing Act.  

Consideration of Lands Suitable for Affordable Housing  

The New Jersey Fair Housing Act (N.J.S.A. 52:27D-310(f)) requires that the Housing Element provide a 
narrative that includes “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.”  

Red Bank’s current land use and development patterns show several clusters of dense development 
around the Red Bank train station, regional and local bus routes, and Route 35 or Riverfront Avenue and 
Maple Avenue, and the access points to those transportation services/routes. The Borough is entirely 
built-out with development concentrating on the historic downtown of the Borough, which is developed 
with a mix of commercial, residential, civic, and medical uses. The rest of the Borough comprises of 
single family residences, apartments, and townhouse residential developments.  
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Within Red Bank, the lands most suitable for development are those within the historic downtown area. 
This primarily consists of tracts of land within proximity to public transportation, commercial and civic 
services, and recreational amenities.  

As a nearly fully built-out suburban community, there is very limited vacant and available land that could 
accommodate any new development. As a result, the Borough has reviewed and analyzed many sites for 
their potential for revitalization of existing developed lands that may be underutilized or are seeing 
patterns of vacancy. These include office buildings, tracts of small-scale commercial uses, and other 
lands that are ripe for redevelopment or new uses.  

The New Jersey State Development and Redevelopment Plan places the majority of the Township into 
Planning Area 1 – the Metropolitan Planning Area, where development and redevelopment is 
encouraged. However, the northern and western boundaries of the town along the Navesink River, are 
subject to Flood Hazards, are noted as the Environmentally Sensitive areas of Planning Area 5, where 
state policy is to discourage any new development. In order to ensure consistency with past planning 
and zoning of the Township, and consistency with State policy objectives, the Borough has focused its 
efforts on identifying tracts for development located within the Metropolitan Planning Area rather than 
the Environmentally Sensitive Area, and within the sewer service area and proximity to existing 
infrastructure, public transportation, commercial services, civic services.  

All properties in the Borough where a developer has approached staff or officials and expressed an 
interest in building affordable housing have been considered in the preparation of this Plan.  

The Borough remains open to all additional opportunities for providing housing in the event that any 
new developers or property owners express interest in any particular property or tract of land.   

Site Suitability  

As per previous COAH regulations, the Fair Share Plan must demonstrate site suitability for proposed 
new units that are not yet fully approved, as required by N.J.A.C. 5:93 -5.3. 

A. An “available site” is a site with clear title, and that is free of encumbrances which preclude 
development for low- and moderate-income housing. 

• All unbuilt sites in the compliance plan are “available”. 

B. A “developable site” is a site that has access to appropriate water and sewer infrastructure, and 
is consistent with the applicable area-wide water quality management plan and wastewater 
management plan. 

• All unbuilt sites in the compliance plan are “developable”. All sites are within the sewer 
service area and will be served by the Municipal Utilities Authority (MUA).  

C. A “suitable site” is a site that is adjacent to compatible land uses, has access to appropriate 
streets and is consistent with the environmental policies delineated in N.J.A.C. 5:93-4 (not in 
wetlands, flood hazard areas, steep slopes). 
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• All unbuilt sites in the compliance plan are “suitable”. 

D. An “approvable site” is a site that may be developed for low- and moderate-income housing in a 
manner consistent with the rules or regulations of all agencies with jurisdiction over the site. A 
site may be approvable although not currently zoned for low and moderate income housing. 

• All sites in the compliance plan are “approvable”. All projects noted in the Prior Round 
and Third Round plans are either completed, have been approved, or have appropriate 
zoning regulations in place to make them completely approvable should a developer 
seek to build affordable housing on those parcels.  

• Projects included for the Fourth Round are proposed at this time, and appropriate 
zoning regulations will be adopted to implement the recommendations of this Housing 
Plan.  
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Fair Share Obligation 

The Borough has the following cumulative affordable housing obligations:  

• Rehabilitation / Present Need = 54 Units 

• Prior Round / First and Second Round (1987-1999) Prospective Need = 427 Units 

o Realistic Development Potential of 0 units 

• Third Round (1999-2025) Prospective Need = 313 Units 

o Realistic Development Potential of 92 units  

• Fourth Round (2025-2035) Prospective Need = 154 Units 

o Realistic Development Potential of 1 unit 

Resolution 25-23 of the Borough Council, establishing the Fourth Round obligations, can be found in 
Appendix B-1.  
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Present Need (Rehabilitation) Obligation 

The Borough has a rehabilitation obligation, or present need, of 54 units.   

The Borough currently participates in Monmouth County’s Emergency Repair and Home Improvement 
rehabilitation program, and will continue to participate in the program, making all Borough residents 
who are income qualified eligible for home improvements through the County’s CDBG funded program.  

The Borough has been operating a municipal rehabilitation program since 2019 as a part of its Third 
Round compliance mechanisms. Since 2021, the Borough has spent approximately $150,000 from the 
Affordable Housing Trust Fund in order to rehabilitate homes in Red Bank. The Borough will continue to 
fund and operate its rehabilitation program, and along with the County home improvement program, 
Red Bank will satisfy its 54 unit present need obligation.  
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Prior Round Obligation (1987-1999) 

The Borough has a Prior Round obligation of 427 units. This obligation was adjusted to a Realistic 
Development Potential of 0 through a Vacant Land Adjustment. This RDP of 0 was approved by COAH as 
a part of the Borough’s Substantive Certification granted in 1987. With a RDP of 0, this left all 427 units 
of its Prior Round obligation as unmet need.  

 

Prior Round Compliance Mechanisms 

Per the Borough’s Third Round Settlement Agreement with Fair Share Housing Center, affordable 
housing projects that were located in a previously established affordable housing overlay, or were 
developed prior to 2008, were applied towards the Borough’s unmet need.  

The following affordable housing projects were credited to the Borough’s Prior Round obligations:  

Prior Round Compliance Mechanisms 
Project Type Credits Bonus Total 
Locust Landing Family Rental  6 0 6 
MW Red Bank / West Side Lofts Family Rental 10 0 10 
The Standard  Family Rental 2 0 2 
Denholtz / The Rail  Family Rental 9 0 9 
Tudor Village Apartments  Family Rental 1 0 1 
Oakland Square Family Rental / 

Special Needs 
12 0 12 

River Street School Senior Rental 51 0 51 
Wesleyan Arms Senior Rental 60 0 60 
RW Rivers Edge Family for Sale 2 0 2 
Bergen Square Family for Sale 10 0 10 
     
Totals  163 0 163 

With 163 units applied to the Prior Round, this leaves a Prior Round unmet need of 264.  

Descriptions of each prior round project and mechanism are included below:  

FAMILY RENTAL 

Locust Landing: 6 credits 
Block 71, Lot 1.01  
Locust Lane 
Status: Completed 
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Locust Landing is a 100% affordable townhouse project located on Locust Avenue in the westerly 
portion of the Borough.  Fully built and occupied, Middletown Borough received credit for 34 of the 
40 family rental units as part of a Regional Contribution Agreement (RCA).  The Borough is applying 
six (6) family rental credits for this site to the Prior Round unmet need obligation.  The development 
is constructed and occupied.  

All units are priced at 50% of AMI, making them all low income rental units.  

MW at Red Bank / Westside Lofts: 10 credits 
Blocks 35; 37; 62; 99/Lots 7; 6.01, 7, 8.01, 10, 10.01; 8; 7 
West Front Street / Bridge Street 
Status: Completed 

The MW at Red Bank, LLC/Westside Lofts project is located at the intersection of W. Front Street 
and Bridge Avenue.  Approved in 2006 and constructed between 2013 and 2014, the development is 
fully occupied and includes ground-floor retail with 92 total residential units on upper floors.  Ten 
(10) affordable family rental units are provided by this project.  Four (4) units are located on site, 
and the remainder are offsite, including four (4) units at 47 Oakland Street and two (2) units at 205-
207 Bergen Place.  These ten (10) units are being applied to the Borough’s Prior Round unmet need 
obligation. The development is constructed and occupied.  

Popkin / The Standard: 2 credits 
Block 36, Lot 8, 23.01 – 23.06  
Monmouth Street 
Status: Completed 

This project received bifurcated use variance approval in 2017, and site plan approval from the 
Zoning Board of Adjustment memorialized on January 3, 2019.  The project included the conversion 
of a previous office use into multi-family apartments, including two (2) affordable family rental units 
on site. The development is constructed and occupied.  

Denholtz / The Rail: 9 credits 
Block 63, Lot 1.01, 3, 4, 8, 9, 10, 10.01  
Chestnut Street / Oakland Street 
Status: Completed 

This development received site plan approval from the Planning Board on November 5, 2018 for the 
construction of a mixed use project with 57 total units between Chestnut Street and Oakland Street, 
proximate to the NJ Transit train station.  Nine (9) affordable units were provided in this inclusionary 
project. The project has been completed and the development is constructed and occupied.  

Oakland Square: 12 credits 
Block 42, Lot 19.01  
Oakland Street / Monmouth Street 
Status: Completed 
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This development is located between Monmouth Street and Oakland Street, approximately 350 
feet from the NJ Transit rail station.  The project contains 57 units, of which 12 will be affordable.  
Eight (8) of these 12 units will be provided as family rental units, and four (4) will be provided as 
supportive/special needs housing units, to be applied to the Borough’s Prior Round unmet need 
obligation. The development is constructed and occupied.  

Tudor Village: 1 credits 
Block 103, Lot 13.20 
Broad Street 
Status: Completed 

This project is an existing 12 unit market rate apartment complex built in the 1920s/1930s, located 
on Broad Street.  In 2016, the project received site plan approval for the construction of five (5) 
additional units, of which one (1) is an affordable family rental unit, and is applied towards the Prior 
Round unmet need obligation.  The development is constructed and occupied.  

FAMILY FOR SALE 

RW Rivers Edge: 2 credits 
Block 82, Lots 17; Block 83, Lots 5, 6.01, 6.02  
Bank Street 
Status: Completed 

Approved in 2010 and built in 2016, this project includes 15 total family-for-sale townhome units, of 
which two (2) are affordable to low and moderate income families.  Located on Bank Street in the 
westerly portion of the Borough, this site contributes two (2) units to the Prior Round unmet need 
obligation. This project is completed and occupied 

Bergen Square: 10 credits 
Block 75.01, Lot 82.01   
Drs James Parker Boulevard 
Status: Completed 

Bergen Square is a family-for-sale townhouse project containing 20 total units, of which ten (10) are 
affordable to low and moderate income families.  Constructed in the early 2000s and located on Drs. 
James Parker Boulevard, the site contributes ten (10) units to the Prior Round unmet need 
obligation. 

SENIOR RENTAL  

River Street School: 51 credits 
Block 74, Lot 5.02 
River Street 
Status: Completed 

This project was a 100% affordable gut rehabilitation project completed in connection with an RCA 
with Middletown Borough.  Located on River Street between Shrewsbury Avenue and South Bridge 
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Avenue, the project, which is built and occupied, contains 62 age-restricted rental units.  
Middletown Borough received credit for 11 units, therefore the Borough is applying 51 age-
restricted rental units towards its Prior Round unmet need obligation. This project is completed 
and occupied.  

Wesleyan Arms: 60 credits 
Block 33, Lot 6.01 
Pearl Street / Wall Street  
Status: Completed 

Wesleyan Arms is an existing 100% affordable apartment project, built in 1998, providing 60 rental 
units to very low income seniors.  These credits contribute to the Borough’s Prior Round unmet 
need obligation. This project is completed and occupied.  
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Third Round Obligation 

The Borough has a Third Round prospective need obligation of 313 affordable housing units. This 
obligation was reduced to a 92 unit Realistic Development Potential through a Vacant Land Adjustment. 
With a RDP of 92 and up to 23 bonus credits permissible, the Borough has an obligation for the 
establishment of at least 69 actual housing units. The Borough must meet the following minimum and 
maximum requirements in satisfying the 92 unit RDP for the Third Round:  

• Low/Moderate Income Split: at least fifty percent (50%) of the units addressing the Third Round 
RDP shall be affordable to very-low-income and low-income households with the remainder 
affordable to moderate-income households. 

o 92 units x 0.5 = 46 
o A minimum of 46 units must be affordable to low income households.  

• Very Low Income Units: Thirteen percent (13%) of all affordable units referenced in the Third 
Round Settlement Agreement, except for those units constructed or approved prior to July 1, 
2008, shall be affordable for very low income households, with half of the very-low-income units 
being available to families.  

o The Borough has an obligation to provide at least 9 units for very-low-income 
households, with at least 5 of those units being available to families.  

• Family Units: A minimum of fifty percent (50%) of the units addressing the Third Round RDP 
must be non-age restricted affordable units available to families.  

o 92 x 0.5 = 46 

o A minimum of 46 units must be available to families.  

• Rental Units: At least twenty-five percent (25%) of the units addressing the Third Round RDP 
shall be met through rental units, including at least half in non-age-restricted rental units 
available to families. 

o 92 x 0.25 = 23   
o A minimum of 23 units must be rental units, and at least 12 of those units must be non-

age-restricted units that are available to families.  

• Age Restricted Units: A maximum of 25 percent (25%) of the Borough’s units addressing the 
RDP can be from age-restricted senior units.  

o 92 x 0.25 = 23  

o The Borough may claim a maximum of 23 credits from senior units.  

• Rental Bonus Credits: The Borough may claim bonus credits for rental units in accordance with 
N.J.A.C. 5:93-5.15(d), which states that a municipality shall receive two units (2.0) of credit for 
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rental units available to the public, but no rental bonuses shall be granted for rental units in 
excess of the rental obligation. A municipality shall receive one and one-third 1.33 units of credit 
for age restricted rental units. However no more than 50 percent of the rental obligation shall 
receive a bonus for age restricted rental units. The rental bonus claimed shall not exceed the 
minimum rental obligation.  

o Rental obligation = 23 

o The Borough may claim bonus credits for rental units up to 23 bonus credit units.  
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Third Round Compliance Mechanisms 

The Borough was previously approved by the Courts to satisfy its 92 unit Third Round Realistic 
Development Potential through the following mechanisms:  

Third Round Credits 
Project Type of Unit Units Bonus  Total  
176 Riverside Redevelopment  Family Rental  28 18 46 
Riverwalk Commons Family Rental 2 2 4 
Fortune Square Family Rental 3 3 6 
Brownstones / Yellowbrook Family for Sale 2 0 2 
Azalea Gardens Family for Sale 2 0 2 
Cedar Crossing Family for Sale 36 0 36 
Collaborative Support  Special Needs 3 0 3 
     
Overall Totals 

 
76 23 99 

 

A copy of the Borough’s Third Round Final Judgment of Compliance, approving of the Prior Round and 
Third Round Fair Share Plans can be found in Appendix A-2.  

FAMILY RENTAL PROJECTS 

176 Riverside Redevelopment: 28 credits + 18 rental bonus credits 
Block 3, Lots 2.01, 4.01, 6, 7.01, 9.01 
176 Riverside Avenue 
Status: Under construction  

A Redevelopment Plan for the properties located between Bodman Place, Riverside Avenue, and NJ 
State Route 35 in the northernmost portion of the Borough, was approved by the Borough Council 
on December 12, 2018, and a site plan application was approved by the Planning Board in December 
of 2019. This Plan permits a residential development above ground floor commercial space at a 
maximum density of 70 dwelling units per acre, with the potential for bonuses to generate a 
maximum density of 90 dwelling units per acre.  As per the Settlement Agreement with Fair Share 
Housing Center, this site will provide a minimum of 189 total units, with at least 28 affordable family 
rental units or 15 percent of the total number of units provided, whichever is greater.  A minimum 
of 13 percent of the affordable units will be affordable to very low-income households.   

The project is currently under construction. 28 family rental credits are applied to the Third Round 
RDP. 

Riverwalk Commons: 2 credits + 2 bonus credits 
Block 29, Lot 5.01 
Mechanic Street 
Status: Completed  
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The Riverwalk Commons project was approved in 2012 and is presently under construction at 24 
Mechanic Street for the development of an apartment building with 24 rental units, of which two (2) 
will be affordable to low and moderate income families.  These units are applied to the Borough’s 
RDP obligation. 

Fortune Square: 3 credits + 3 bonus credits 
Block 75.01, Lot 86 
Drs James Parker Boulevard 
Status: Completed 

This project consists of 32 rental units, inclusive of three (3) affordable family rental units, on Drs. 
James Parker Boulevard.  These units are applied to the Borough’s RDP obligation. The project is 
completed and occupied.  

FAMILY FOR SALE 

Brownstones / Yellowbrook 
Block 75.03, Lots 46, 47, 48.01, 53, 54.01, 56 
Catherine Street 
Status: Completed  

This project received site plan approval on September 7, 2017 for the construction of 22 
townhouses, including two (2) affordable units.  Located between Catherine Street and River Street, 
the project will contribute two (2) family-for-sale units to the RDP.   

Azalea Gardens 
Block 58, Lots 1, 2, 3, 4, 5, 6 
Clay Street 
Status: Under Construction  

This project received site plan approval on September 7, 2017 for the construction of 22 
townhouses, including two (2) affordable units.  Located between Catherine Street and River Street, 
the project will contribute two (2) family-for-sale units to the RDP. The project is currently under 
construction.  

A copy of the Affordable Housing Plan for this project can be found Appendix E.1   

Cedar Crossing 
Block 75.01, Lots 83-85; Block 75.03, Lots 50.01, 69 
Cedar Street 
Status: Completed  

This project is a 100% affordable family for sale project of 36 townhouse units that was completed 
on Cedar Street and occupied in 2013.  

 



Borough of Red Bank – Fourth Round Housing Plan Element & Fair Share Plan 

Jun 2025  34 | P a g e  

SUPPORTIVE / SPECIAL NEEDS HOUSING 

Collaborative Support Programs of NJ 
Block 23, Lot 2 
Spring Street  
Status: Completed  

This group home, located on Spring Street, has existed since 1998 and provides three (3) bedrooms 
for very low-income special needs individuals. These units are applied to the Borough’s RDP 
obligation.  

ADDITIONAL COMPLIANCE MECHANISMS  

Mandatory Set-Aside Ordinance  

As a mechanism to address unmet need and in accordance with the Settlement Agreement with Fair 
Share Housing Center, the Borough adopted a mandatory affordable housing set-aside ordinance for 
all new construction of multifamily residential developments as set forth below: 

Total Number of Units Minimum Percentage of Affordable Units 

10 and under None 

11-25 10% 

26-150 15% 

151-215 17.5% 

216 and over 20% 

Developers of ten (10) units and under will be required to pay the Borough’s development fee.  
Developers of 11 units and above will be required to provide at least  70% of the units required,  on 
site and will  have the option to satisfy the remaining obligation with either (a) off-site affordable units 
OR (b) a Payment In Lieu of such units in accordance with N.J.A.C. 5:93-8.10(c) and N.J.A.C 5:97-
6.4(c)3, provided that the Borough will only accept a Payment in Lieu if at the time of application the 
applicant can demonstrate that the Payment in Lieu will create an equivalent number of new 
construction or gut rehabilitation affordable units to those that would have been provided on site, 
which off-site or payment in lieu units, when combined with the on-site units, shall be consistent with 
the bedroom distribution, very-low-/low-/moderate-income split and all other terms of the 
Settlement Agreement. 

The Borough also agreed as a part of the Settlement Agreement in tandem with the sliding scale 
mandatory set aside ordinance described above, that the former affordable housing overlay districts 
would not be “down-zoned” in anyway. Under this requirement the Borough would not reduce the 
permitted residential density or the maximum building height on any properties that are located in 
what was previously the affordable housing overlay districts, to ensure that appropriate incentives 
are in place for encouraging inclusionary multi-family construction in the Borough.   
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Fourth Round Obligation 

Red Bank has a Fourth Round prospective need (new construction) obligation of 154 affordable housing 
units.  Through another Vacant Land Adjustment, the Borough has identified that it has virtually no 
vacant or publicly owned lands of a size sufficient to realistically produce affordable housing. A Realistic 
Development Potential of 1 has been determined.  However, the Borough does propose sufficient 
affordable housing units to satisfy nearly its entire 154 unit obligation through proposed redevelopment 
projects even though it may be entitled to a Vacant Land Adjustment to a Realistic Development of just 
one unit based on vacant and available land. 143 total affordable units are proposed for the Fourth 
Round.  

The Borough must meet the following minimum and maximum requirements in addressing the 1 unit 
obligation, in accordance with N.J.A.C.52:27D-311.l., for the purposes of this Plan, the requirements are 
being applied to the total number of actual units proposed rather than only the 1 unit RDP.  

• Low/Moderate Income Split: at least fifty percent (50%) of the actual units shall be affordable 
to very-low-income and low-income households with the remainder affordable to moderate-
income households. 

o 143 total units x 0.5 = 71.5 (72) 

o A minimum of 72 units must be affordable to low income households.  

• Very Low Income Units: Thirteen percent (13%) of all affordable units must be affordable to 
very low income households, with half of the very-low-income units being available to families.  

o 143 x 0.13 = 18.59 (19) 

o A minimum of 19 of the units to be constructed must be available to very low income 
households.  

• Family Units: A minimum of fifty percent (50%) of the actual units must be non-age restricted 
affordable units available to families.  

o 143 x 0.5 = 71.5 (72) 
o A minimum of 72 units must be available to families.  

• Rental Units: At least twenty-five percent (25%) of the actual units to be constructed shall be 
met through rental units, including at least half in non-age-restricted rental units available to 
families. 

o 143 x 0.25 = 35.75 (36) 

o A minimum of 36 units must be rental units, and at least 20 of those units must be non-
age-restricted units that are available to families.  

• Age Restricted Units: A maximum of 30 percent (25%) of the Borough’s credits can be from age-
restricted senior units.  
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o 143 x 0.3 = 42.9 (42) 

o The Borough may claim a maximum of 42 credits from age-restricted senior units.  

• Bonus Credits: The Borough may claim bonus credits for a maximum of 25% of the RDP 
obligation.   

o 1 x 0.25 = 0.25 

o No bonus credits are available to the Borough for the Fourth Round. Although we note 
that many proposed Fourth Round projects would otherwise be eligible for bonus 
credits.  
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Fourth Round Compliance Mechanisms 

Red Bank has a Fourth Round Prospective Need obligation of 154 affordable credits.  

The Borough proposes to satisfy its 154 unit obligation and 1 unit RDP through the following projects:  

Fourth Round Credits 
Project Type of Unit Units Bonus  Total  

Locust Landing  Family Rental 40 20 40 
Globe Court Family Rental 6 0 6 
The Vista Family Rental 5 0 5 
121 Monmouth Family Rental 7 0 7 
THRIVE Red Bank Special Needs 5 0 5 
Rail North/South Redevelopment Family Rental 80 0 80      

Overall Totals 
 

143 0 143 

FAMILY RENTAL  

Locust Landing: 40 credits 
Block 71, Lot 1.01  
Locust Lane 
Status: Proposed 

The Locust Landing project is a 100% affordable project discussed above as a Prior Round credit 
mechanism is due to have the affordability controls on the 40 existing units expire soon. The 
Borough proposes to extend the expiring controls on all 40 of these affordable family rental units for 
an additional 40 years, and will claim credit for doing so. To provide financial assistance to the 
project, the Borough will extend the current PILOT on the property and reduce the level of 
payments from the property to help allow for the project to be elevated above the Flood Hazard 
Area and finance needed renovations to the project.  

The Borough is currently in discussions with the property owners on permitting the project and 
ensuring that these family rental units remain affordable for an additional generation.  

All of the units will remain priced at 50% of Area Median Income, as low income family rental units.  

A copy of the development proposal and site plan for this project can be found in Appendix E.2.  

Globe Court: 6 credits 
Block 28, Lot 4 
Mechanic Street 
Status: Proposed 

Globe Court is an inclusionary affordable family rental project that will include 6 affordable units, 
two of which will be located off-site. The affordable units include 1 very low income 2-bedroom unit, 
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1 low income 1-bedroom unit, 1 low income 2-bedroom unit, 2 moderate income 2-bedroom units, 
and 1 moderate income 3-bedroom unit. The two off-site units are proposed for the following 
locations:  

• 54 Chapin Ave – 3 bedroom house 
• 27 Wall Street #25 – Two bedroom house  

A copy of the affordable housing plan for the project can be found in Appendix E.3.  

Park Valley / The Vista: 5 credits 
Block 33, Lot 9.01  
120 Monmouth Street 
Status: Approved 

This inclusionary project was approved by the Zoning Board in 2021 to include 5 on-site affordable 
units as a part of a mixed use development of retail space on the ground level and 32 total 
apartments above.  

A copy of resolution of approval for the project can be found in Appendix E.4. 

121 Monmouth Street: 6 credits 
Block 42, Lots 7, 8, 9, 10, 11.01 
121 Monmouth Street 
Status: Proposed 

This project is a proposed 45-unit mixed use project that will consist of retail space, office space, and 
apartments above the commercial spaces and a parking level. Seven (7) total affordable units are 
proposed along with this project, with one of them being located in an off-site house adjacent to the 
site. The project will include 1 very low income 1-bedroom unit, 3 low income 2-bedroom units, 2 
moderate income 2-bedroom units, and 1 moderate income 3-bedroom unit. The off-site unit will 
be located at 36 Oakland Street.  

A copy of the affordable housing plan for the project can be found in Appendix E.5  

The Rail North & South Redevelopment: 80 credits 
Block 41, Lots 1-7; Block 63, Lots 5-7.01; Block 75, Lots 104, 171, 172, 177, 178; Block 75.02, Lots 169, 
170.01; Block 75.05, Lot 16.01; Block 75.06, Lots 7 and 8.01 
Monmouth Street & West Street 
Status: Proposed  

A proposed redevelopment project immediately east of the Red Bank Train Station proposes a total 
of 400 apartments above retail space in a mixed use transit oriented development. The developer, 
Denholtz Properties, constructed a similar project on the west side of the train station. With 400 
total units proposed and with a 20% set-aside, this would yield 80 affordable units. The project will 
include the appropriate income and bedroom distribution in accordance with UHAC requirements.  

A draft of the concept plan for this project can be found in Appendix E.6 
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SUPPORTIVE / SPECIAL NEEDS HOUSING 

THRIVE Red Bank: 5 credits  
Block 77, Lot 1 
273 Shrewsbury Avenue 
Status: Proposed 

THRIVE RB, a developer for special needs housing, has approached the Borough with a conceptual 
plan to provide a mixed-income inclusionary special needs project. The concept plan proposes up to 
32 apartments in a new building on the corner of Shrewsbury Avenue and Dr James Parker 
Boulevard, and would include at least 5 of those apartments as one-bedroom units to serve adults 
with developmental disabilities.  

A copy of the affordable housing plan and MOU for the project can be found in Appendix E.7.  

SITES FOR FUTURE CONSIDERATION 

Block 115, Lots 1.01, 7, 8, 9 
303 Broad Street 
Status: Proposed  

A developer has approached the Borough with a concept plan to redevelop the 4.1 acre site on the 
corner of Broad Street and Bergen Place with a development that would consist of townhouse and 
stacked flat dwelling units. A 20% set aside of affordable units would be included.   

This project has only been recently proposed at this time and likely would require a rezoning of the 
site to accommodate the proposal. The Borough is in the process of vetting the project and will 
consider the feasibility and suitability of new multi-family housing on the site.  
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Summary of Fair Share Plan 

PRIOR ROUND SUMMARY 

The Borough has a requirement of 427 unit obligation for the Prior Round, which was adjusted to a RDP 
of 0.   

• Age Restricted Units: The following age-restricted projects are being credited to the Borough’s 
Prior Round unmet need obligation: 

o River Street School – 51 units 

o Wesleyan Arms – 60 units  

o Total senior units – 111 credits  

• Rental Units: The following rental projects are being credited to the Prior Round:   

o Locust Landing – 6 units 

o MW at Red Bank / Westside Lofts – 10 units 

o The Standard – 2 units 
o Denholtz / The Rail – 9 units 

o Oakland Square – 12 units 

o Tudor Village – 1 unit 

o River Street School – 51 units (senior) 

o Wesleyan Arms – 60 units (senior) 
o Total Rental Credits = 151 credits 

• Rental Bonus Credits: No bonus credits are being claimed by the Borough for the Prior Round as 
all credits are towards unmet need.   

A map of all prior round projects can be found in Appendix D-1.  
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THIRD ROUND SUMMARY  

The Borough has a Third Round obligation of 313 units, which has been reduced to a RDP of 92 units.  

• Age Restricted Units: A maximum of 23 credits can come from age restricted units. No senior or 
age restricted units are being credited towards the Third Round RDP.   

• Family Units: A minimum of 46 units must be available to families. The following projects are 
family units:  

o 176 Riverside – 28 units 

o Riverwalk Commons – 2 units 

o Fortune Square – 3 units 

o Brownstones / Yellowbrook – 2 units 
o Azalea Gardens – 2 units 

o Cedar Crossing – 36 units 

o Total family units = 73 units 

• Rental Units: A minimum of 23 rental units must be provided, with at least half of those (12) 
available to families. The following projects are rental units.  

o 176 Riverside – 28 units 

o Riverwalk Commons – 2 units 
o Fortune Square – 3 units 

o Collaborative Support of NJ – 3 units 

o The Borough is claiming 36 rental units, with 33 of those being available to families.  

• Rental Bonus Credits: The Borough may claim a maximum of 23 bonus credits from rental units. 
The following rental projects will be claimed for bonus credits:   

o 176 Riverside – 18 units 

o Riverwalk Commons – 2 units 

o Fortune Square – 3 units 
o Total Bonus Credits – 23  

 

A map of all Third Round projects can be found in Appendix D-2.   
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FOURTH ROUND SUMMARY  

The Borough has Fourth Round prospective need obligation of 154 credits, which has been reduced to a 
1 unit RDP. With a 1 unit RDP, all but one credit proposed will go to satisfy the unmet need. Of the 143 
units proposed through projects for the Fourth Round, the following minimum and maximum 
requirements would apply based on the total number of affordable units counted as a part of this plan:  

• Low/Moderate Income Split: At least 72 units must be available to low income households, with 
at least 21 units available to very low income households.  

o The Locus Landing project is 40 low income rental units.  

o All proposed projects will include the required income and bedroom distribution with at 
least half of the units being available to low income households and 13 percent set aside 
specifically for very low income households.  

• Age Restricted Units: No age-restricted units are being claimed towards the Fourth Round.  

• Family Units: At least 72 units must be available to families with children. The following units 
will be available to families with children:  

o Locust Landing Extensions: 40 units 

o Globe Court: 6 units 

o The Vista: 5 units 
o 121 Monmouth: 7 units 

o Station North/South Redevelopment: 80 units 

o In total, this Plan proposes as much as 138 affordable units available to families with 
children.  

• Rental Units: The Borough must provide a minimum of 36 rental units, including half of those 
(18) being available to families. The following housing units are proposed as rental credits:  

o Locust Landing Extensions: 40 units (family) 

o Globe Court: 6 units (family) 
o The Vista: 5 units (family) 

o 121 Monmouth: 7 units (family) 

o Station North/South Redevelopment: 80 units (family) 

o THRIVE Red Bank: 5 units (special needs) 
o Total Rental Units: 63 (58 family units) 

• Bonus Credits: No bonus credits are being claimed by the Borough towards its Fourth Round 
obligation.   

A map of all Fourth Round housing projects can be found in Appendix D-3.   
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AFFORDABLE HOUSING ADMINISTRATION 

Affordable Housing Ordinances 

Through the Borough’s Zoning Ordinance, Red Bank provides requirements and standards for low and 
moderate income housing consistent with the requirements of the Fair Housing Act and the Uniform 
Housing Affordability Controls (UHAC).  

If necessary, the Borough will prepare and adopt any comprehensive amendments to the Affordable 
Housing ordinances to ensure that all current and proposed affordable housing projects are compliant 
with the requirements for affirmative marketing, administration, income and bedroom distribution, 
monitoring of projects, and reporting, in accordance with the Fair Housing Act and the UHAC.  

The Borough has also adopted a development fee ordinance that requires all non-residential 
developments and residential developments that do not provide affordable housing to make a 
contribution to the Borough’s Affordable Housing Trust Fund at the time of construction and occupancy 
of new developments.   

Affordable Housing Trust Fund 

The Borough currently collects development fees from both residential and non-residential projects that 
are deposited into an interest bearing account. All funds collected from these fees will be spent on 
projects that will support affordable housing within the Borough, as identified in this Housing Plan 
Element and in a Spending Plan.  

The AHTF Spending Plan is intended to demonstrate commitment of the funds in the Affordable Housing 
Trust Fund within four years of the date of collection as required by P.L. 2008 c.46, and to outline the 
Borough’s plan to utilize the funds in support of proposed and existing affordable housing within the 
Borough. The adopted spending plans and the draft Updated Spending Plan provides a specific plan for 
the expenditure of the monies collected as of December 31, 2024 and also for anticipated revenue 
during the Fourth Round through 2035.  

Revenues from the AHTF will be used to fund housing programs, affordability assistance, and 
administrative costs.  

The Spending Plan will be amended as needed to respond to emerging opportunities and to adjust for 
unanticipated revenues or shortfalls.  

A draft of the Spending Plan is provided in Appendix C.3.  

Municipal Housing Liaison 

The Borough has appointed the Director of Community Development as the municipal housing liaison.  

See Appendix C.1.  
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Administrative Agent  

The Borough has appointed the Director of Community Development as the administrative agent for 
administering affordable housing programs.   

See Appendix C.2 

Several existing projects are administered independently by qualified administrative agents.  

The administrative agent will be responsible for ensuring that all affordable housing units in the Borough 
are affirmatively marketed and either sold or leased to income-qualified households of the appropriate 
size in accordance with all UHAC and other applicable regulations.  

Income Levels 

Red Bank Borough is in COAH’s Region 4, which includes Mercer, Monmouth, and Ocean counties. 
Moderate-income households are those earning between 50% and 80% of the regional median income. 
Low-income households are those with annual incomes that are between 30% and 50% of the regional 
median income. Very-low income households are a subset of “low income” households, and are defined 
as households earning 30% or less of the regional median income.  
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APPENDICES 

A. Prior Compliance Documents 

1. Settlement Agreement with Fair Share Housing Center 

2. Third Round Final Judgement of Compliance  

B. Fourth Round Obligations 

1. Resolution 25-23 Establishing Fourth Round Obligations 

2. Vacant Land Adjustment Report 

C. Administrative Documents 

1. Resolution Appointing Municipal Housing Liaison 

2. Resolution Appointing Administrative Agent 

3. DRAFT Affordable Housing Trust Fund Spending Plan 

D. Affordable Housing Maps 
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Introduction 
Red Bank Borough is seeking to obtain a vacant land adjustment due to the built-out nature of 
the Borough, and the limitations this puts on attempts to satisfy the Borough’s affordable 
housing obligations. 

The State of New Jersey has recently adopted new affordable housing regulations that impact 
every municipality in the state. Pursuant to the Fair Housing Act as amended in March of 2024 
by P.L. 2024 c.2, each municipality in the state is required to determine its “fair share” of the 
regional need for low and moderate income housing, and adopt specific numbers for present 
need (rehabilitation) and prospective need (new construction), through a binding resolution. Red 
Bank has complied with this requirement by adopting Resolution 2025-23, which identified the 
following obligations for Red Bank for the Fourth Round of affordable housing:  

• Present Need (Rehabilitation) = 54 units 

• Prospective Need (New Construction) = 154 units 

These obligation numbers are determined by several factors, only one of which considers the 
amount of vacant land potentially available. With the obligation numbers determined, the next 
step is for the Borough to develop a new Housing Plan Element and Fair Share Plan to identify 
the mechanisms that will be used to address these obligations. This includes identifying lands 
suitable for development of new housing.  

The Fair Housing Act allows for municipalities to adjust their prospective need down to a more 
realistic number if it can be demonstrated that there is not sufficient vacant and available land to 
accommodate new growth. This process is referred to as a Vacant Land Adjustment (VLA), and 
it is used to determine a Realistic Development Potential (RDP), which can be used as the 
targeted prospective need in lieu of the obligations otherwise required by the Fair Housing Act.  

The Borough has reviewed all potentially available properties within the municipal boundaries to 
determine a realistic development potential that Red Bank can address during the Fourth Round 
that runs until the summer of 2035.  

Methodology 
Prior COAH rules at N.J.A.C. 5:93-4.2 et seq. provide a framework for determining the amount 
of land available and guidelines for calculating the development capacity of vacant properties in 
order to determine the RDP for any built-out communities. Consistent with these prior rules, the 
Borough has compiled an inventory of all lands that may be available for development, and 
analyzed each parcel to determine its RDP.  

Utilizing Monmouth County MODIV Tax data that was last updated in December 2024, all 
parcels in Red Bank that are classified as vacant (tax classification 1), all farms (tax 
classification 3A and 3B), and public property (tax classification 15C) were identified and 
reviewed to determine if any of these parcels on their own, or when combined with adjacent 
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parcels, may be available, and potentially developable at a density sufficient to produce at least 
one affordable dwelling unit on site.  

An assumption was made that each site would be developed as an inclusionary development 
where 20% of the total number of residential dwellings constructed would be set aside as 
affordable units. This means that for every 5 dwellings constructed, 1 affordable unit would be 
set aside. So in order to generate at least 1 affordable dwelling unit, a site or tract of land would 
have to be able to accommodate at least 5 total units. The analysis of each parcel was done 
without considering the current zoning regulations that would otherwise limit development on 
any given property. The review has been conducted assuming that any particular property could 
be rezoned to accommodate affordable housing if necessary, and minimum lot area, building 
setbacks, parking requirements, and maximum density regulations were not taken into account 
in any calculation for any properties.  

For the purposes of this review, the minimum density applied to each tract was 6 units per acre. 
Therefore an assumption was made that any potentially available tract would be developed at a 
density of no less than 6 units per acre, while some tracts more suitable for more intense 
development such as multi-family apartments, due to their location and size, were assumed that 
they could be developed at a density of 10 to 12 units per acre, which is consistent with the 
current density of several multi-family projects in the Borough already.  

The purpose of these specific densities is to ensure that market rate development can be 
achieved in a manner consistent with the existing scale and character of the community and so 
that any projects would be realistic. This also takes into account the efficiencies of scale that 
can be achieved on some larger tracts. So larger tracts of land are assumed to be developable 
at a greater density than smaller tracts. The RDP generated by a particular tract was rounded to 
the nearest whole number for any fractional affordable units.  

For example;  

• a parcel or tract of parcels that has a total area of 1 acre was assumed to be 
developable at a density of 6 units per acre, which would yield 6 total housing units. With 
a 20% set aside of affordable units this would be 1.2 affordable units, which is then 
rounded to 1 affordable unit as the nearest whole number.  

o 1 acre x 6 units/acre = 6 units x 20% = 1.2 (1) affordable units 

• A tract of land that has a total area of 10 acres was assumed to be developable at a 
density of 10 units per acre. This would yield 100 total housing units, and 20 affordable 
dwelling units at a 20% set aside.  

o 10 acres x 10 units/acre = 100 units x 20% = 20 affordable units 

Permitted Exclusions 
N.J.A.C. 5:93 establishes criteria by which sites, or portions thereof, in a municipal land 
inventory may be excluded from a municipality’s RDP calculation.  Environmentally sensitive 
areas, including flood hazard areas, areas outside of the Sanitary Sewer Service Area (SSA), 
wetlands, and areas characterized by steep slopes of greater than 15 percent that render a site 
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unsuitable for affordable housing may be excluded from consideration.  In addition, small or 
isolated lots lacking sufficient acreage to generate an affordable housing set-aside as part of an 
inclusionary development may also be excluded.  

Environmental Constraints 

In order to determine the amount of land available for development, each vacant parcel, farm, 
and public property was also reviewed to identify any environmental constraints that would 
prohibit development. These include identification of wetlands which are regulated by NJDEP, 
and the Flood Hazard Area. Wetlands areas throughout the Borough were identified using data 
from NJDEP for wetlands as of 2020. A 50-foot wetlands transition buffer was also applied to all 
wetlands areas. It is important to note that NJDEP regulations for wetlands transition buffers 
vary depending on the quality of the wetlands. Buffer areas can be 0 feet for ordinary wetlands, 
50 feet for intermediate wetlands, 150 feet for extraordinary wetlands, and 300 feet for wetlands 
around any Category 1 waterway. While actual transition buffers would vary from site to site, 
utilizing the 50-foot buffer acknowledges the likelihood that some buffer would be required, while 
allowing for a conservative analysis. Flood Hazard Area data was taken from viewing Flood 
Maps provided by FEMA. Areas of each parcel that are likely encumbered by wetlands, 
wetlands transition buffer, or are located within the Special Flood Hazard Area, were subtracted 
from the developable area of each tract.  

If a 5 acre tract had 1 acre of wetlands and wetlands transition buffer areas, it was assumed to 
have a total of 4 acres that were otherwise developable.  

It is noted that the entirety of the Borough of Red Bank is located within a designated sewer 
service area. Although calculations have not been performed or considered regarding the 
current capacity of any treatment facilities, no parcel or tract of land was excluded from 
consideration due to lack of access to public sewer.  

Insufficient Tract Area 

Prior COAH regulations had established that a minimum density of 6 units per acre is to be 
applied to all potentially developable tracts, which then requires a minimum tract area of 0.83 
acres in order to accommodate at least 5 units of housing to produce at least 1 affordable 
dwelling. Under those previous regulations, any tract less than 0.83 acres could be excluded. 
For the purposes of this report, the standard of a minimum tract area of 0.83 acres was used as 
general guidance rather than a hard line minimum. Some tracts that are smaller than 0.83 
acres, but are otherwise regular in their shape (being rectilinear) were presumed to be 
potentially developable at a density of 8 units per acre in order to generate 5 units and 1 
affordable unit, and thus were included in the Borough’s RDP calculation.  

No tracts of less than 0.5 acres were included in the RDP calculation. All tracts with less than 
0.5 acres of developable lands were considered to be unsuitable and no RDP was generated by 
these tracts. Tracts of land greater than 0.5 acres were potentially considered developable.  

Properties Reserved for Public Use  
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Many parcels within the Borough may appear to be vacant or developable and are not 
physically constrained by environmental concerns, but are otherwise permitted to be excluded 
from consideration of generating an RDP. These included lands reserved for other public 
purposes, including municipal facilities, parks, and conservation lands. Publicly owned lands 
such as the municipal administration building, fire stations, and for utility infrastructure have 
been excluded from consideration. Also, all lands listed on the Borough’s Green Acres 
Recreation & Open Space Inventory (ROSI) and are deed restricted from any development, 
have been excluded from consideration.  

Agricultural lands that are deed restricted as preserved farms are also permitted to be excluded. 
However, records from Monmouth County’s farmland preservation program did not indicate that 
any preserved farms are located in Red Bank.  

Conclusions 
A review of the data indicates that there are 144 properties in Red Bank that are identified as 
either vacant, non-preserved farmland, or publicly owned. Of these, the vast majority can be 
excluded due to being deed restricted by the ROSI, being fully encumbered by wetlands, or by 
their insufficient size and isolation rendering them unsuitable for development.  

There was only parcel of land in the Borough that was identified as being potentially 
developable and suitable, and generating a Realistic Development Potential. This parcel is 
Block 27, Lot 8.01. It is a 0.70 acre vacant parcel located on East Front Street. If this parcel 
were to be developed at a density of 8 units per acre, this would generate 5 total dwellings and 
1 affordable dwelling. All other parcels in the Borough of Red Bank that are vacant are less than 
0.5 acres in size, or are entirely encumbered by wetlands. All public properties are currently 
utilized for public purposes or are listed on the ROSI.  

Red Bank does not have sufficient vacant and developable area to accommodate its full 154 
unit Fourth Round prospective need obligation on vacant lands.   

The Borough has a realistic development potential of one affordable housing unit that can be 
developed on vacant lands. Any new development of inclusionary housing within Red Bank will 
come through redevelopment of tracts that are currently occupied and utilized for other 
purposes.  

A list of all parcels identified, and the calculations of developable area can be found in Appendix 
A of this report.  

Maps illustrating the locations of all parcels identified and analyzed can be found in Appendix B.  
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Appendices 
A – Full List of All Parcels Reviewed 

B – Maps of all Parcels 
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Appendix A 

List of All Parcels Identified as Vacant, Farmland, or Public Property 
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Appendix B 

Maps of Parcels Identified as Vacant, Farmland, or Public Property 



Source: Esri, Maxar, Earthstar Geographics, and the GIS User
Community

Vacant Land Assessment - Red Bank

Borough of Red Bank
Monmouth County
Vacant Land Adjustment

Source:NJGIN Network, NJDEP
Monmouth County MODIV data

DAT E SCAL E CRE ATED BYRE VISED
02/25/25 N/A CD1 inch = 1,703 feet

CON SU LTIN G & MU N ICIPA L  EN GINEE RS 
3141 B ORDE NTOWN AVENUE , PARL IN, N.J. 08859

1460 ROUTE  9 SOUTH HOWELL, N.J. 07731
3759 ROUTE  1 SOUTH SUIT E 10 0, MONMOUTH JUNCTION, NJ 08 852

ONE MARKET ST REET  SUIT E 1F, CAMDEN, NJ 08102

WWW.CMEUSA1.COM

Legend
Vacant Lots

Public Property

Red Bank Boundary



 Borough of Red Bank – Fourth Round Housing Plan Element & Fair Share Plan 
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APPENDIX C-1 

Resolution Appointing Municipal Housing Liaison 

  



BOROUGH OF RED BANK 
 

COUNTY OF MONMOUTH 
 

RESOLUTION NO. 25-04 
 

CONFIRMING APPOINTMENTS OF OFFICIALS AND EMPLOYEES FOR 2025 
 

BE IT RESOLVED that the appointments made by the Mayor are hereby confirmed and the following officials are 
appointed for a term specified by Municipal Ordinance, unless otherwise specified or provided for by statute; 

Deputy Court Administrator      Susan Milnes 
Deputy Municipal Clerk/Registrar     Bonnie K. Thomas 
Municipal Housing Liaison      Shawna Ebanks 
Clean Communities Coordinator     Maria Rotolo 
Community Development Representative    Shawna Ebanks 
Alternate Community Development Representative   James Gant 
Public Agency Compliance Officer     Sheri Gumina 
 

RED BANK EMERGENCY MANAGEMENT COMMITTEE 
Director        Mayor William Portman 
Coordinator       Thomas Welsh 
Deputy Coordinator/Police Coordinator    Michael Frazee 
Deputy Coordinator/EMS Representative    Douglas Haviland 
Borough Manager      James Gant 
OEM Assistant       Chris Soden 
OEM Assistant       Alan Soden Jr. 
OEM Assistant       Greg Oliva 
OEM Assistant       John Ziemanis 
Fire Chief       Frank Woods 
Communications OEM      Alan Soden Sr. 
Hazardous Material Technician     Joseph Forgione 
Emergency Health Care   Riverview Security Supervisor – Derek Englese 
Public Utilities        Terrence Walton 
Welfare Officer       Jacqueline Reynolds 
Public Information Officer      James Gant/Adriana Medina-Gomez 
Chief Financial Officer      Thomas Seaman 
Construction Official      Anthony Niebert 
 

 

M
O

VED 

SECO
N

DED 

AYES 

N
AYS 

ABSTAIN
 

ABSEN
T 

 

I hereby certify that the above 
Resolution was adopted by the 
Borough Council of the Borough of Red 
Bank, In the County of Monmouth at a 
Meeting held on January 1, 2025. 

 
 
 

           
_____________________________ 

Bonnie K. Thomas 
Deputy Municipal Clerk 

Councilmember Bonatakis   X    
Councilmember Cassidy X  X    
Councilmember Facey-Blackwood   X    
Councilmember Forest   X    
Councilmember Jannone  X X    
Councilmember Triggiano   X    
Mayor Portman   X    

ON CONSENT AGENDA Yes X No __ 
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Resolution Appointing Administrative Agent 

  



BOROUGH OF RED BANK 
COUNTY OF MONMOUTH 

RESOLUTION NO. 25-85 

RESOLUTION APPOINTING SHAWNA EBANKS, DIRECTOR OF COMMUNITY 
DEVELOPMENT, AS THE BOROUGH'S ADMINISTRATIVE AGENT FOR 

AFFORDABLE HOUSING EFFECTIVE APRIL 1, 2025 

WHEREAS, the Borough of Red Bank has an obligation to provide for the administration 
and oversight of affordable housing units in accordance with the New Jersey Fair Housing Act, the 
Borough's Housing Element and Fair Share Plan, and applicable rules and regulations established 
by the New Jersey Housing and Mortgage Finance Agency (HMFA); and 

WHEREAS, N.J.A.C. 5:93-1 et seq. and N.J.A.C. 5:80-26.1 et seq. require that each 
municipality appoint an Administrative Agent to be responsible for the administration of its 
affordable housing program; and 

WHEREAS, the Administrative Agent is charged with the responsibilities of ensuring 
compliance with applicable affordahility controls, maintaining and updating the Borough's 
affordable housing inventory, processing applications for affordable housing units, facilitating re­
sales and re•rentals in accordance with affordability requirements, interfacing with the public and 
with developers regarding affordable housing matters, and preparing required reports to the 
appropriate regulatory bodies; and 

WHEREAS, the Borough Manager recommends the appointment of Shawna Ebanks, 
Director of Community Development, to serve in this capacity based on her qualifications, 
experience, and familiarity with the Borough's affordable housing program; and 

WHEREAS, the position of Administrative Agent shall come with an annual stipend in 
the amount of $10,000, pro•rated for the remainder of 2025 beginning April 1, 2025. 

NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of 
Red Bank, County of Monmouth, State of New Jersey, that: 

I. Shawna Ebanks, Director of Community Development, is hereby appointed 
as the Borough's Administrative Agent for Affordable Housing effective April 1, 2025. 

2. Ms. Ebanks shall perform all duties and responsibilities required under 
applicable state regulations and Borough policies, including, but not limited to, maintaining 
compliance with affordability controls, managing the Borough's affordable housing 
inventory, reviewing and processing applications, and providing periodic reports as 
required by the Borough Manager. 

3. Ms. Ebanks shall receive a pro-rated stipend of $10,000 annually for the 
performance of these duties, effective as of April I, 2025. 

4. A certified copy of this resolution shall be provided to the Chief Financial 
Officer, Human Resources, and the Director of Community Development. 



Councilmember Cassidv 
Councilmember Face '-Blackwood X 
Councilmember Forest 
Councilmember Jannone X X 
De ut Ma or Tri •giano X 
Ma or Portman X 

ON CONSENT AGENDA Yes ~ No □ 

I, the undersigned Borough Clerk of the Borough of Red Bank, in the County of Monmouth, State 
of New Jersey (the "Borough") hereby certify that the foregoing is a true and correct copy of a 
resolution duly adopted by the Borough Council of said Borough at its meeting held on April 10, 
2025. 

Municipal Clerk 
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GIORDANO, HALLERAN & CIESLA, P.C.
A PROFESSIONAL CORPORATION

ATTORNEYS AT LAW
WWW.GHCLAW.COM

RED BANK   •   NEW YORK CITY

#11247460v4

JOHN A. SARTO, ESQ.
SHAREHOLDER
JSARTO@GHCLAW.COM
DIRECT DIAL: (732) 219-5496

Please Reply To:
125 HALF MILE ROAD

SUITE 300
RED BANK, NJ 07701

(732) 741-3900
FAX: (732) 224-6599

February 20, 2025

Client/Matter No. 25261/1

HAND DELIVERED AND EMAIL: jgant@redbanknj.org
James Gant, Borough Manager
Borough of Red Bank Municipal Building
90 Monmouth Street
Red Bank, NJ 07701

RE: Affordable Housing, Residential Development Proposal
Request for Inclusion in the Red Bank’s Fourth Round Housing Element and 
Fair Share Plan, MON-L-315-25 
105 Locust Landing Ave., Red Bank, Lot 1.01, Block 71

Dear Mr. Gant:

This law firm represents Locust Landing Urban Renewal Associates, L.P. (“Locust”), 
owner of property located in the Borough of Red Bank (“Borough”) at 105 Locust Landing 
Avenue, and identified as Lot 1.01, Block 71, on the Borough Tax Map (“Property”).  Please accept 
this letter requesting the Property be included in the Borough’s Fourth Round Housing Element 
and Fair Share Plan (“HEFSP”).

I. Background.
By way of background, the Property is located in the Borough’s Residential District (“RD 

Zone”) and is 1.34 acres (58,390 s.f.) in area and is presently improved with a 100% affordable 
housing development within 3 garden apartment style buildings and containing 40 affordable 
housing units, along with parking and associated site improvements (“Development”).  The 
Development was initially constructed on or about 1965. 

The Borough relied upon the Development for 6 family rental units credited towards the 
Prior Round within its Third Round HEFSP.  (See September 9, 2019 Judgment of Compliance 
and Repose, and Borough’s Third Round HEFSP dated April 4, 2019, pp.16-17).  Middletown 
received credit for the remaining 34 units as part of a Regional Contribution Agreement (“RCA”) 
with Middletown. See id.

The Development was previously rehabilitated and funded in part by Low Income Housing 
Tax Credits, and the Borough’s grant of a long-term tax exemption in 1999.  Accordingly, the 
Development is subject to various existing agreements. 
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The Development is now 60 years old, deteriorating, and in need of investment to 
redevelop the Property in order to improve the aesthetics, elevate the structures, extend its useful 
life, and preserve (and create) much needed affordable housing units in the Borough.  

II. Proposal.
Without investment, the Development will continue to deteriorate in the coming years.  

Additionally, the Property sits along the Navesink River’s south bank and the existing buildings, 
developed at grade, were damaged by Super Storm Sandy.   As you know, the New Jersey 
Department of Environmental Protection (“DEP”) has proposed a new rule entitled the Reform to 
Support Resilient Environments and Landscapes (“REAL rule”) which we anticipate will be 
enacted as early as July of this year.  As drafted, the REAL rule will raise the flood elevation 
applicable to the Property.  

Locust seeks to substantially renovate and elevate the existing buildings to ensure the long-
term viability of the Development.  The 100-year flood elevation applicable to the Property is 11 
feet.  The lowest first-floor elevations of each of the existing three building is below that flood 
elevation and varies from 9.1 feet to 10.3 feet.  Locust proposes to raise the first-floor elevation of 
all buildings to 12 feet, which is 1 foot above the 100-year flood elevation.  A concept plan is 
enclosed for the Borough’s review.

As discussed further below, the Development requires funding via 9% Low Income 
Housing Tax Credits (“LIHTC”) from the New Jersey Housing and Mortgage Finance Agency 
(“NJHMFA”).  Locust anticipates that the NJHMFA will require elevation of the buildings as 
depicted in the concept plan in order to consider granting LIHTC. 

Locust would like to meet with the Borough at its earliest convenience to discuss 
redevelopment of the Property and the steps necessary to bring this to fruition.

III.   Affordable Housing Credits Under Recently Enacted Law (L. 2024, c.2).
As previously mentioned, the Borough received 6 credits for the Development against its 

Prior Round obligation.  As you know, the legislature enacted new affordable housing law in 
March of 2024.  The law modified the standards for credits and bonus credits for the Fourth Round.  

In connection with the redevelopment of the Property, the Borough may be able to claim 
40 credits and potentially 40 bonus credits.  There is available to the Borough one unit of credit 
and one-half bonus credit against its Fourth Round prospective need, for each existing low- or 
moderate-income rental housing unit for which affordability controls are extended for a new term 
of affordability, in compliance with the Uniform Housing Affordability Controls, N.J.A.C. 5:80-
26.1 et seq. (“UHAC”), and the Borough contributes funding towards the costs necessary for this 
preservation.  See N.J.S.A. 52:27D-311(l)(7).  

Alternatively, the Borough can receive one unit of credit and one bonus credit against its 
Fourth Round prospective need for each unit of low- or moderate-income housing in a 100 % 
affordable housing project for which the Borough contributes toward the costs of the project via 
contributions from the municipal affordable housing trust fund if the contribution consists of no 
less than three percent of the project cost. See N.J.S.A. 52:27D-311(l)(8). 
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IV.   Conclusion.
 If cooperative action is not taken in the immediate term, the ongoing viability of the 

Development is uncertain.  Without public investment from the Borough and the grant of LIHTC 
from by NJHMFA, Locust will eventually confront an economic reality that it would be financially 
prudent to terminate its affordable housing obligation under the LIHTC by requesting termination 
of the extended use period, resulting in a corresponding termination of the affordability controls.   

We are eager meet to discuss the Development at the Borough’s earliest convenience.  I 
anticipate that I would be joined by Locust’s principals, financial consultants, and engineer.  A 
proposed agenda for any discussion would include, but not be limited to, the following:

1. Municipal development approvals process.  Locust seeks direction on the municipal 
level approvals necessary to renovate and lift the existing buildings, and if the proposed 
improvements could be permitted as exempt development under the Borough’s 
ordinance.  If an application to the Planning Board is required, Locust would like to 
understand if this would be deemed a minor or major site plan, and if relief is required. 

2. LIHTC.  The credits being sought are 9% preservation credits.  Locust has a short 
window of opportunity to apply for these LIHTC. The application to NJHMFA due on 
May 16,2025.  Further, there are certain documents that are due on or before April 4, 
2025, some of which require municipal action.  Namely, adoption of a “resolution of 
need” by the Borough, and the Borough’s grant of tax abatement. 

3. Tax Abatement. The Borough and Locust previously entered into a financial agreement 
outlining the terms of a 30-year tax abatement terminating on November 1, 2028.  In 
order to qualify for LIHTC, the Borough must grant Locust a new tax abatement, 
including terms that meet the requirements of the 9% NJHMFA LIHTC Qualified 
Application Plan.  

4. DEP approvals.  As mentioned above, DEP has proposed REAL rules which we 
anticipate will be enacted as early as July of this year, which would require a 5-foot 
elevation of the buildings above the existing flood elevation of 11 feet, possibly making 
elevation infeasible.  Locust intends to seek permits from DEP for the proposed 
improvements prior to the effective date of the REAL rule.  Approvals granted by the 
Borough would help facilitate the issuance of DEP approvals sought. 

If there is any additional information that would help facilitate discussions or aid in 
consideration of the proposal please let us know.  
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Thank you for your time and attention to this matter.

Very truly yours,

JOHN A. SARTO, ESQ.

JAS 
Encls.

      Via Email 
cc: Leslie G. London, Esq. (llondon@msbnj.com)
     Ted J. Del Guercio, III, Esq. (tdelguercio@msbnj.com)
     Greg Cannon, Esq. (gcannon@cannonlawnj.com)
     Shawna Ebanks, PP, AICP – Community Development Director (sebanks@redbanknj.org)
     Michael J. Gross, Esq. (mgross@ghclaw.com)
     Locust Landing Urban Renewal Associates, L.P.
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Globe Court Affordable Housing Plan  

1. The number of affordable housing units to be provided  

- 6 Units  

2. The room allocation of each unit consistent with Section 205-4 

- 1 One Bedrooms  

- 4 Two Bedrooms  

- 1 Three bedrooms  

3. Indication of any age restricted units 

- No age restricted units  

4. Indication of which units will be very low income (minimum 13% as per 

settlement with FSHC), low income and moderate income in accordance with 

Section 205-5, 205-6, and 205-13 

 

1. 1 Bedroom – Low Income  

2. 2 Bedroom – Very Low Income  

3. 2 Bedroom – Moderate Income  

4. 2 Bedroom – Low Income  

5. 2 Bedroom – Moderate Income Offsite  

6. 3 Bedroom – Moderate Income Offsite  

 

5. For affordable units proposed on site, the location of each unit within the 

development in accordance with 205-10B(1)(b)(2).  

 



A = Affordable Unit  

6. For affordable units proposed off site: 

  - These units will be completed simultaneously with the new building and 

will be ready for move in at the same time or before the new building  

- The location where the affordable units are proposed to be provided 

(subject to ability to acquire the properties – otherwise alternatives will be 

proposed): 

1. 54 Chapin Ave, Red Bank NJ 07701 – Three Bedroom  

2. 27 Wall St #25 Red Bank NJ 07701 – Two Bedroom  



Signature Field: 

 

 

Board Engineer 

 

 

Director of Community Development 

 

 

Board Secretary 

 

 

One Globe Court LLC  

 

  



OFFICERS 
Cathy Pugliese-Sivo 
  President 
Gary Dahms 
  First Vice President 
Joe Gagliano 
  Second Vice President 
Darrin De Seno, CPA 
  Treasurer 
Susan Harbison 
  Secretary 
Deborah Eisenstein 
  Advisory Board Chair 
 
TRUSTEES 
Sheldon Abrams 
Elaine Foley 
Michele Haas 
Valerie Hemhauser 
Liz Mancuso 
Bill McGuinn 
Bernard McSherry 
Shannon Mosier 
Kathleen Mullarkey 
John Munley 
Marilyn Pearlman 
Ann Pennington 
Ron Reisner 
Paul Roberts 
Dana Welle 
Robert Winters 
Erik Yngstrom 
 
ADVISORY BOARD 
Tom Arnone 
Peter-Donnell Boynton 
Ellen Brustein 
Vicky Burk 
Bruce Cole 
Kasturi DasGupta 
Ellen Davis 
Sarah Fischell 
John Halpin 
Tonya Hornsby 
Mary Ann LaSardo 
Larry Luttrell 
Nelson Macan 
Tom Mancuso 
Nancy Margenau 
Rolf Margenau 
Lynn McTaggart 
Julia Nagy 
Robert C. Neff Sr. 
Kathleen O’Keefe 
Mary Ann Peterson 
Linda Schoepf 
Cindy Squassoni 
Claire Tondreau 
Richard Vodhanel 
Robert Vuono 
Chris Widdis 
Liz Witterschein 
Jana Zager 
Joshua Zager 
 
 
Steve Heisman 
  Executive Director 
 
Marta Joy Quinn 
  Director of Events & Engagement 
 
Tax ID 52-1596165 
 

 

. 

 
 
 

P.O. Box 2361 ● Red Bank, NJ  07701 
Office: 732-544-1975 ● Fax: 732-676-6118 
www.HABcore.org 
 

July 19, 2024 
 
VIA E-MAIL:   sebanks@redbanknj.org 
 
Shawna Ebanks, P.P., AICP 
Director of Community Development 
Borough of Red Bank 
90 Monmouth Street, 3rd Floor 
Red Bank, NJ 07701 
 
 Re:  HABcore, Inc.  
  27 Wall Street, #25 
  Red Bank, NJ 
  Block 33, Lot 5 

 
Dear Ms.Ebanks: 

 I am the Executive Director of HABcore, Inc.  

The mission of HABcore,Inc. is to provide permanent, supportive, and affordable housing 
to Veterans, families with children, and individuals with special needs.  

As you may recall, in conjunction with a prior Land Use Board approval, One Globe Court, 
LLC secured approval to construct a 40-unit residential apartment building   on the property located 
at 19-29 Mechanic Street, Red Bank, NJ (Block 28, Lot 4). 

I understand that in conjunction with the aforesaid approval, the Developer has an 
affordable housing obligation. 

I further understand that the aforesaid affordable housing obligation will be satisfied off-
site.  

Under separate cover, you were advised that the HABcore entity entered into an agreement 
with the Developer (or an agent thereof) so as to provide 2 such qualifying affordable housing units 
within the Borough of Red Bank. 

In that regard, HABcore representatives have executed a Contract to purchase the 3-family 
home (apartment building) located at 27 Wall Street #25, Red Bank, NJ (Block 33, Lot 5). 

Once purchased, one of the aforesaid units in the 3-family apartment building will be 
utilized to satisfy a portion of the aforesaid Developer’s affordable housing obligation. 

 
 
 

 
HABcore, by providing permanent housing and individualized support, helps homeless families, veterans, and 
individuals with special needs move through crisis to stability, giving them the opportunity to improve their lives 

http://www.habcore.org/


Details pertaining to the proposed affordable housing unit at the 27 Wall Street, Red 
Bank, NJ property are as follows: 

Approximate size:  900 SF 

Number of Bedrooms:  2 

Number of Bathrooms: 1 

Deed Restriction: HABcore officials will consent to the 
imposition of a standard 30-year Deed 
Restriction memorializing the affordable 
housing nature of the unit, and occupancy / 
income restrictions associated therewith.   

HABcore representatives are aware that the subject unit will need to satisfy all 
prevailing regulations as to size / condition / occupancy, etc. 

Parenthetically, the other 2 units in the 3-family apartment building (27 Wall Street, 
Red Bank, NJ) will be leased to other HABcore-qualifying individuals. 

As referenced, HABcore representatives are aware that a Borough-approved Deed 
Restriction will need to be prepared / filed / recorded memorializing the affordable housing 
restrictions. 

HABcore representatives are also aware that tenants to be placed in the proposed 
affordable housing unit (within the 3-story apartment building located at 27 Wall Street, Red 
Bank, NJ) will need to be reviewed / screened / qualified / placed by the Borough’s 
Affordable Housing Administrator. 

I would therefore ask that you please advise as to what other information you will need 
in order for the proposed affordable housing unit to be officially approved, so as to satisfy a 
portion of the Developer’s affordable housing obligation. 

 
     Very truly yours, 
 

      
 
     Steven Heisman, Executor Director 
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MEMORANDUM OF UNDERSTANDING & INTENT 

SECTION I - BACKGROUND AND INTENT 

____________ (hereinafter "SSP") with offices located at ________________________, 
agrees on this ___ day of _______, 2023 to assist THRIVE RD, LLC (hereinafter "HP") with 
offices located at 68 White Street, 7228, Red Bank, NJ 07701-1656 to provide access to supportive 
services (as defined in Section II) to the population residing at Thrive, Shrewsbury Avenue, Red 
Bank (the "Property") and to market these five (5) set aside apartments to the targeted population. 

WHEREAS, the purpose of this Memorandum of Understanding ("MOU") is to lay out the intent 
of the parties to this MOU and to encourage complete cooperation between the HP and the SSP.  
Prior to obtaining a Certificate of Occupancy, a more comprehensive agreement between the parties 
will be memorialized to further detail all terms and conditions; 

WHEREAS, the targeted population is households defined as Developmentally Disabled, per the 
New Jersey Department Division of Developmental Disabilities (the "Residents"); 

WHEREAS, the HP will make available the set aside units of affordable low-income housing to 
consumers of supportive services who are also able to live independently with supportive services, 
but who do not require any type of supervised living setting; 

WHEREAS, the SSP agrees, contingent upon the project reaching completion, to enter into an 
agreement to provide supportive services to these Residents and SSP confirms it has trained and 
experienced staff who will work with the Residents; 

WHEREAS, the parties to this MOU have agreed to work cooperatively as a team to meet the 
needs of these Residents and understand the critical level of communication that it is needed to 
make this Property extremely successful; 

NOW, THEREFORE the following represents the understanding of both parties top this MOU 
regarding their respective roles and responsibilities and both parties agree, therefore, that it is in the 
best interests of all concerned to enter into this MOU which will be memorialized in the final 
agreement. 

SECTION II - DESCRIPTION OF SSP SERVICES 

Scope of Services: In accordance with the Supportive Services Plan (attached hereto as Exhibit A), 
SSP will employ and supervise a trained individual to be dedicated to the Property for a minimum of 
10 hours per week (the "Service Coordinator"). That Service Coordinator will be paid by SSP, 
and will be funded by HP as part of the operating budget.  The funding amount for the Service 
Coordinator is established in an addendum to this MOU as agreed upon by both parties.  The 
Service Coordinator will be responsible for coordinating the delivery of the following services: 

A. Provide community and social service linkages to Residents upon request or as needed; 

B. Assist in developing screening criteria for tenant eligibility and occupancy; 

C. Assist in identifying and referring low-income persons in need of affordable, independent 
housing to HP's Property Manager; 
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D. Assist HP's Property Manager in screening all potential tenants, specifically assessing 
tenants' ability to live independently; 

E.  Perform the following program of support services functions: 

1. Provide case management services, which may include linkages to: 

a) Mental health and physical counseling and services; 

b) Rehabilitation, vocational and employment assistance; 

c) General wellness, health and dental services; 

d) Income support benefits; and 

e) Substance abuse (alcohol, drugs) treatment. 

2. Conduct an initial needs assessment and develop an individual independent living 
strategy for each Resident, including qua1terly evaluation and update of the 
independent living strategy as the needs of the Resident changes. 

3. Refer Residents, when needed or upon request by either HP or Resident, to treatment 
services or other needed social services. 

4. Provide crisis intervention as needed and when requested by HP's Property Manager, 
or provide consultation in the management of disputes or differences between 
Residents and the Property. 

5. Assist Residents in household disputes and in conflict resolution. 

6. Assist Residents in understanding their rights and responsibilities under the 
apartment lease.  This includes the explanation of the eviction and appeal process. 

F. Provide the following administrative services: 

1. Keep all records regarding program support services as required by Federal and State 
regulations and those of other funding sources. 

2. Cooperate with HP in monitoring and/or conducting audits or other reporting 
requirements with respect to Project regulators, lenders, or investors. 

3. Assist in the development of House Rules with the HP. 

G. Upon thirty (30) days notification from HP that initial occupancy will begin, or when there 
are vacancies available for the targeted populations, SSP will perform the following 
marketing tasks: 

1. Immediately communicate apartment availability to SSP to determine if any existing 
clients are suitable for the unit(s); 

2.  If no potential residents exist at this point in time, SSP shall inform the New Jersey 
Department of Human Services, Division of Developmental Disabilities of the 
availability of said unit(s).   

3. Inform other government and not-for-profit entities (including County 
Comprehensive Emergency Assistance Committees, other agency information 
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sharing meetings, as applicable) by providing information about the location, size, 
rental amounts and the contact information for the SSP; 

The SSP is responsible for referring a qualified tenant within thirty (30) days of initial notice 
by HP.  It is further understood by the parties that, should there be no appropriate referrals 
at the time of the vacancy, the HP can rent the apartment to the next individual on the 
Property’s regular waiting list.  However, the next available unit must then be offered to the 
next appropriate qualified individual on the SSP referral list for their specific population 
until all of the set-aside units are filled and maintained for the term of the affordability 
controls. 

SECTION III- DESCRIPTION OF THE ROLES AND RESPONSIBILITIES OF THE HP 

HP is the owner of the Property and will be responsible for property management and overseeing 
the ongoing duties of leasing, repair, maintenance, management and operation of the Property.  HP 
will contract with ______________ ("Property Manager") to provide activities and adopt the 
responsibilities outlined in the Property's Management Plan. 

HP will be directly responsible for the following: 

A. Ensure that all regulatory and funding requirements are met; 

B. Prepare all budgets and cost estimates related to the Property; 

C. Arrange for all required liability and property insurance for the Property; 

D. Pay all taxes associated with the Property; and  

E. Oversee the contract and duties of the Property Manager. 

SECTION IV- DESCRIPTION OF THE ROLES AND RESPONSIBILITIES OF THE 
PROPERTY MANAGER 

In accordance with the Support Services and Property Management Plans, Property Manager will 
provide the following property management services: 

A. Determine eligibility of tenants; 

B. Pay project bills; 

C. Provide monthly financial reports and any other required information to the HP for 
regulatory, lending, and funding agencies; 

D. Maintain a fully leased building with the assistance with SSP; 

E. Carry out rent collections and administration; 

F. Oversee tenant relations with respect to the following: 

1. Notices 

2. Evictions 

3. Enforcement of house rules, policies and procedures; 
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4. Provide building and equipment maintenance and repair; 

5. Provide janitorial services (common areas only); and\ 

6. Manage capital improvements including acquisition and maintenance of building-
wide common areas and common area furnishings. 

The HP and Property Manager will enter into a property management agreement, which governs 
these activities. 

SECTION V- GENERAL TERMS 

A. This MOU is dependent upon Project completion. It is understood by both the HP and the 
SSP that any marketing and services provided are in conjunction with the full funding, 
development and completion of the residential housing development.  If, for any reason, the 
Project is not completed, neither party will be responsible for meeting the obligations of this 
MOU. 
 

B. Terms: This MOU is effective as of the last date recorded on the signature page of this MOU 
between the patties and will automatically be renewed on an annual basis with the same 
terms and conditions unless amended by the parties or terminated under the termination 
section as outlined below. 
 

C. Fees/Costs: It is also understood that all services provided by the SSP to the Residents are to 
be provided at no cost to the HP and that these services are an extension of the SSP mission 
to empower the targeted population to lead more productive lives. 
 

D. Termination: Either party may terminate this MOU by giving the other party three (3) 
months prior written notice.  However, it will be the responsibility of both the HP and SSP, 
to find a new service provider, with the understanding that this MOU will not terminate until 
such time as a replacement provider is found and established under a new contract. The 
party wishing to terminate this MOU for cause must provide written intent to terminate 
notice to the party in breach or default. The notice will provide thirty (30) for the party in 
breach or default to respond to said notice with an acceptable plan to cure the cause for 
termination.  Under these circumstances, the termination of this MOU will not be effective 
until a replacement service provider is found and established under contract. 
 

E. Confidentiality: The HP and the SSP agree that by virtue of entering into this MOU they will 
have access to certain confidential information regarding the other party's operations related 
to this Project. The HP and the Property Manager agree that they will not at any time 
disclose confidential information and/or material without the consent of that party unless 
such disclosure is authorized by this MOU or required by law. Unauthorized disclosure of 
confidential information shall be considered a breach of this MOU.  Where appropriate, 
Resident releases will be secured before confidential client information is exchanged.  
Confidential client information will be handled with the utmost discretion and judgment and 
in accordance with The Health Insurance Portability and Accountability Act (“HIPAA”). 
 

F. Amendments: This MOU may be amended only in writing and authorized by the designated 
representatives of the parties. 
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IN WITNESS WHEREOF, this MOU is executed as of the date first set forth above. 
 
Housing Provider (HP) 
BY: _______________________  Date: _______________ 
   

  _________________________, __________ 
  Name:    Title 
 
 
 
Social Services Provider (SSP) 
BY: _______________________  Date: _______________ 
   

  _________________________, __________ 
  Name:    Title 
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ADDENDUM TO MEMORANDUM OF UNDERSTANDING 

 

_______________________ (SSP) and _______________________(HP) for 
_______________________ (Project), on _______day of _________, 2023; 

 

The parties above hereby agree that the cost for the Social Services Coordinator for the program 
shall be $___________/year for the first full year of operations, and evaluated on an annual basis 
within the scope of the operating agreement. 

 
 
Housing Provider (HP) 
BY: _______________________  Date: _______________ 
   

  _________________________, __________ 
  Name:    Title 
 
 
 
Social Services Provider (SSP) 
BY: _______________________  Date: _______________ 
   

  _________________________, __________ 
  Name:    Title 
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